
AGENDA 
LARIMER COUNTY BOARD OF COMMISSIONERS 
Monday, December 14, 2015/3:00 P.M./Hearing Room 

 
A. CALL TO ORDER 
 
B. PLEDGE OF ALLEGIANCE 

 
C. PUBLIC HEARING CONSENT ITEMS: *Will not be discussed unless requested by 
       Commissioners or members of the audience. 

 

*1. MORENG APPEAL, FILE #15-G0299     PAGE 1 
 

Staff Contacts:  Brenda Gimeson Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*2. BIG ELK MEADOWS TRACT 4, LOTS 25 & 26 LOT    PAGE 8 
 CONSOLIDATION, FILE #15-S3352 
 

Staff Contacts:  Brenda Gimeson, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*3. CRYSTAL LAKES SIXTH FILING LOTS 47 & 48A LOT   PAGE 19 
 CONSOLIDATION, FILE #15-S3351 
 

Staff Contacts:  Savanah Benedick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*4. RAMONA HEIGHTS LOTS 16C & 17B BLOCK 14 LOT   PAGE 36 
 CONSOLIDATION, FILE #15-S3350 
 

Staff Contacts:  Savanah Benedick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*5. CHILDREN’S HOUSE SPECIAL REVIEW, FILE #15-Z1985  PAGE 46 
 

Staff Contacts:  Savanah Benedick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*6. PFIEFF MINOR LAND DIVISION, FILE #15-S3349   PAGE 101 
 

Staff Contacts:  Rob Helmick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

*7. OLANDER FARMS MINOR SPECIAL REVIEW, FILE #15-Z1994 PAGE 113 
 

Staff Contacts:  Rob Helmick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

D. PUBLIC HEARING DISCUSSION ITEM: 
 

8. JOHNSON APPEAL, FILE #15-G0298     PAGE 147 
 

Staff Contacts:  Karin Madson, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

9. MATSUOKA APPEAL, FILE #15-G0289     PAGE 156 
 

Staff Contacts:  Karin Madson, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

E. ADJOURN 
 
 
 
 
 
 
 



*5. TITLE:       Children’s House Special Review 
 
REQUEST:   Special Review for a private Montessori School for 

primary and elementary age children with a farm 
component.  The request includes an Appeal to 
allow on-site septic in the Loveland Growth 
Management Area. 

 
LOCATION:   Section 30, Township 06, Range 68; 6664 N. 

County Road 13, at the southeast intersection of 
County Road 13 and County Road 30. 

 
OWNER:   Steven and Colleen Dyekman 

 6664 N. County Road 13 
 Loveland, CO 80538 

 
 APPLICANT: TB Group 

 C/O Mike Walker 
 444 Mountain Ave. 
 Berthoud, CO 80513 
 

 STAFF CONTACTS:     Savanah Benedick, Planning 
 Doug Ryan, Health 
 Clint Jones, Engineering 
 
FILE #:   15-Z1982 
 
NOTICE GIVEN: Newspaper Publication 
 First Class Mailing to surrounding property owners 

within 500 feet 
 
LCPC HEARING DATE: November 18, 2014 
 
LCPC RECOMMENDATIONS: Approval of the Special Review, motion passed by 

a vote of 6-0. 
 Approval of the Appeal to Section 8.1.1.B.1 of the 

Land Use Code, motion passed by a vote of 6-0. 
 

DISCUSSION:  
 
This item was on the consent agenda for the November 18, 2015 Planning Commission public 
hearing at 6:30 pm.  At the hearing Staff presented the Development Services Team report 
recommending approval of the proposed Special Review and approval for the proposed appeal 
from Section 8.1.1.B.1 to allow on-site septic to serve the development.  No members of the 
public spoke for or against the items.  The Planning Commission voted 6-0 to recommend 
approval of the requests to the Board of County Commissioners. 
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PLANNING COMMISSION AND DEVELOPMENT SERVICES TEAM 
RECOMMENDATION:  
 

BE IT RESOLVED that the Planning Commission recommend to the Board of County 
Commissioners approval of the Children’s House Special Review, file #15-Z1982, for the 
property described on “Exhibit B” to the minutes, subject to the following conditions: 
 
1. This Special Review approval shall automatically expire without a public hearing if the use 

is not commenced within three years of the date of approval.  
 
2. The Site shall be developed consistent with the approved plan and with the information 

contained in the Children’s House Special Review, File #15-Z1982 except as modified by 
the conditions of approval or agreement of the County and applicant.  The applicant shall be 
subject to all other verbal or written representations and commitments of record for the 
Children’s House Special Review. 

 
3. Failure to comply with any conditions of the Special Review approval may result in 

reconsideration of the use and possible revocation of the approval by the Board of 
Commissioners. 

 
4. This application is approved without the requirement for a Development Agreement unless 

the applicant cannot demonstrate that all on-site and off-site improvements connected with 
the use will be completed prior to the issuance of a temporary or final certificate of 
occupancy. 

 
5. The proposed Appeal to allow an on-site septic system must be approved in order for this 

approval to be valid.  
 
6. In the event the applicant fails to comply with any conditions of approval or otherwise fails 

to use the property consistent with the approved Special Review, applicant agrees that in 
addition to all other remedies available to County, County may withhold building permits, 
issue a written notice to applicant to appear and show cause why the Special Review 
approval should not be revoked, and/or bring a court action for enforcement of the terms of 
the Special Review.  All remedies are cumulative and the County’s election to use one shall 
not preclude use of another.  In the event County must retain legal counsel and/or pursue a 
court action to enforce the terms of this Special Review approval, applicant agrees to pay all 
expenses incurred by County including, but not limited to, reasonable attorney’s fees. 

 
7. County may conduct periodic inspections to the property and reviews of the status of the 

Special Review as appropriate to monitor and enforce the terms of the Special Review 
approval. 

 
8. The Findings and Resolution shall be a servitude running with the Property.  Those owners 

of the Property or any portion of the Property who obtain title subsequent to the date of 
recording of the Findings and Resolution, their heirs, successors, assigns or transferees, and 
persons holding under applicants shall comply with the terms and conditions of the Special 
Review approval. 

 
MOTION PASSED: 6-0 
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BE IT RESOLVED that the Planning Commission recommend to the Board of County 
Commissioners approval the Children’s House Special Review Appeal to allow on-site septic, 
file #15-Z1982, for the property described on “Exhibit A” to the minutes, subject to the 
following condition: 

 

• The applicant shall apply for a permit to install the sewer system at the time of Building 
Permit application. 
 

MOTION PASSED:  6-0 
 

SUGGESTED MOTIONS FOR BOARD OF COUNTY COMMISSIONERS: 
 

A) I move that the Board of County Commissioners approve the Children’s House Special 
Review, File 15-Z1982 subject to the conditions as outlined above. 

B) I move that the Board of County Commissioners approve the appeal to Section 8.1.1.B.1 
of the Land Use Code to allow on-site septic. 
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LARIMER COUNTY PLANNING COMMISSION 
Minutes of November 18, 2015 

 
The Larimer County Planning Commission met in a regular session on Wednesday, November 18, 
2015, at 6:30 p.m. in the Hearing Room.  Commissioners’ Christman, Cox, Gerrard, Glick, and 
Wallace were present.  Commissioners’ Dougherty and Miller were absent.  Commissioner Jensen 
presided as Chairman.  Also present were Terry Gilbert, Community Development Division Director, 
Matt Lafferty, Principal Planner, Rob Helmick, Senior Planner, Savanah Benedick, Planner II, Clint 
Jones, Engineering Department, Doug Ryan, Health Department and Jill Wilson, Recording 
Secretary.   
 
The Planning Commission went on a site visit to Animal House Special Review, Children’s House 
Special Review, and Norton Amended Rezoning. 
 

CHILDREN’S HOUSE SPECIAL REVIEW  #15-Z1982:  Ms. Benedick provided background 
information on the request for a Special Review for a private Montessori School for primary and 
elementary age children with a farm component, located at 6664 N County Road 13, Loveland, which 
is at the southeast intersection of County Road 13 and County Road 30.  The proposed improvements 
to the property primarily include a new 3750 sq. ft. primary school building, a new 2250 sq. ft. 
elementary/administrative school building, and a new parking area containing 22 parking spaces.  It 
appears, based on the site plan, that the elementary school is proposed to replace a few small 
outbuildings.   The single-family home is proposed to remain and will continue to be used as a single 
family home.  The project description proposes 3 classrooms with 10 employees and a maximum of 
72 total children.  The request also includes an Appeal to allow on-site septic in the Loveland Growth 
Management Area. 
 
Commissioner Wallace remarked that the school septic system could not go over 22,000 gallons per 
day.  She wondered how it was determined whether that number/amount could go over.   
 
Doug Ryan, Health Department, stated that they worked with the consultant and were satisfied that 
the system could be designed to meet the standards and fit within that restriction.  He noted that an 
on-site sewer permit would need to be obtained by the  Health Department 
 
Commissioner Cox asked how the number of parking spaces was determined. 
 
Ms. Benedick stated that it was based on the number of classrooms.   
 
Commissioner Gerrard asked if there was room to expand the septic system if it would not be 
adequate. 
 
Mr. Ryan replied that there was room to expand.  If it did go over 22,000 gallons a day, it would trip 
different requirements and different standards would be applied. 
 
Commissioner Ryan asked where the closest sanitation district was. 
 
Mr. Ryan stated that the sanitation districts found that it was not feasible to provide sewer service at 
the current time. 
 

DISCUSSION: 
Commissioner Glick moved that the Planning Commission adopt the following Resolution: 
 

BE IT RESOLVED that the Planning Commission recommend to the Board of County 
Commissioners approval the Children’s House Special Review, file #15-Z1982, for the 
property described on “Exhibit A” to the minutes, subject to the following conditions: 
  BCC 12/14/15 CHILDREN'S HOUSE 
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1. This Special Review approval shall automatically expire without a public hearing if the 
use is not commenced within three years of the date of approval.  

 
2. The Site shall be developed consistent with the approved plan and with the information 

contained in the Children’s House Special Review, File #15-Z1982 except as modified by 
the conditions of approval or agreement of the County and applicant.  The applicant shall 
be subject to all other verbal or written representations and commitments of record for the 
Children’s House Special Review. 

 
3. Failure to comply with any conditions of the Special Review approval may result in 

reconsideration of the use and possible revocation of the approval by the Board of 
Commissioners. 

 
4. This application is approved without the requirement for a Development Agreement unless 

the applicant cannot demonstrate that all on-site and off-site improvements connected with 
the use will be completed prior to the issuance of a temporary or final certificate of 
occupancy. 

 
5. The proposed Appeal to allow an on-site septic system must be approved in order for this 

approval to be valid.  
 
6. In the event the applicant fails to comply with any conditions of approval or otherwise 

fails to use the property consistent with the approved Special Review, applicant agrees that 
in addition to all other remedies available to County, County may withhold building 
permits, issue a written notice to applicant to appear and show cause why the Special 
Review approval should not be revoked, and/or bring a court action for enforcement of the 
terms of the Special Review.  All remedies are cumulative and the County’s election to use 
one shall not preclude use of another.  In the event County must retain legal counsel and/or 
pursue a court action to enforce the terms of this Special Review approval, applicant 
agrees to pay all expenses incurred by County including, but not limited to, reasonable 
attorney’s fees. 

 
7. County may conduct periodic inspections to the property and reviews of the status of the 

Special Review as appropriate to monitor and enforce the terms of the Special Review 
approval. 

 
8. The Findings and Resolution shall be a servitude running with the Property.  Those owners 

of the Property or any portion of the Property who obtain title subsequent to the date of 
recording of the Findings and Resolution, their heirs, successors, assigns or transferees, 
and persons holding under applicants shall comply with the terms and conditions of the 
Special Review approval. 

 
Commissioner Cox seconded the Motion. 
 
Commissioners’ Christman, Cox, Gerrard, Glick, Wallace and Chairman Jensen voted in favor of the 
Motion. 
 
MOTION PASSED:  6-0 
 
Commissioner Glick moved that the Planning Commission adopt the following Resolution: 
 

BE IT RESOLVED that the Planning Commission recommend to the Board of County 
Commissioners approval the Children’s House Special Review Appeal to allow on-site septic, 
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file #15-Z1982, for the property described on “Exhibit A” to the minutes, subject to the 
following condition: 

 
• The applicant shall apply for a permit to install the sewer system at the time of Building 

Permit application. 
 
Commissioner Cox seconded the Motion. 
 
Commissioners’ Christman, Cox, Gerrard, Glick, Wallace and Chairman Jensen voted in favor of the 
Motion. 
 
MOTION PASSED:  6-0 
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 TITLE:   Children’s House Special Review 
 

REQUEST:   Special Review for a private Montessori 
School for primary and elementary age 
children with a farm component.  The 
request includes an Appeal to allow on-site 
septic in the Loveland Growth Management 
Area. 

 
LOCATION:   Section 30, Township 06, Range 68; 6664 

N. County Road 13, at the southeast 
intersection of County Road 13 and County 
Road 30. 

 
APPLICANT:   TB Group 
 C/O Mike Walker 
 444 Mountain Ave. 
 Berthoud, CO 80513 

 
PROPERTY OWNER:   Steven and Colleen Dyekman 

 6664 N. County Road 13 
 Loveland, CO 80538 

 
 STAFF CONTACTS:   Savanah Benedick, Planning 

 Doug Ryan, Health Department 
 Clint Jones, Engineering Department 
 
FILE #:   15-Z1982 
 

 

SITE DATA: 
 Parcel Number(s)  86302-00-002 
 Total Development Area: 9 acres 
 Existing Land Use: Single-family home, agricultural production 

and outbuildings 
 Proposed Land Use: Single-family home, private school, and 

agricultural land 
 Existing Zoning: O-Open 
 Adjacent Zoning: 
  North & West: FA-Farming 
  South & East: FA-Farming 
 Adjacent Land Uses: 

North:  Single-family homes, Donath Lake 
  South:  Single-family homes, agriculture 

  East:  Single-family homes, agriculture 
  West:  Single-family homes 
 Services: 
  Access: County Road 13 
  Water:  Fort Collins-Loveland Water District 

  Sewer:  On-Lot septic 
  Fire Protection: Loveland Rural Fire 
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PROJECT DESCRIPTION/BACKGROUND:  
 
The subject property is a 9-acre parcel that is located at 6664 County Road 13, which is directly 
southeast of the intersection of County Road 13 and County Road 30. The property is zoned FA-
Farming and is located in the Loveland Growth Management Area. 
 
The property currently contains a single-family home in conjunction with a farm and several 
agricultural outbuildings.   
 
The applicants are seeking approval to add a private, year-round Montessori School for primary 
and elementary age children.  The proposal also includes integration of the school with farm 
programming and dual English and Spanish curriculam.  Private schools are allowed in the FA-
Farming zoning district through the Special Review process.  
 
Proposed improvements to the property primarily include a new 3750 sq. ft. primary school 
building, a new 2250 sq. ft. elementary/administrative school building, and a new parking area 
containing 22 parking spaces.  It appears, based on the site plan, that the elementary school is 
proposed to replace a few small outbuildings.   The single-family home is proposed to remain 
and will continue to be used as a single family home.  The project description proposes 3 
classrooms with 10 employees and a maximum of 72 total children.   
 
The proposal includes an appeal to allow on-site septic in the Loveland Growth Management 
Area.  Section 8.1.1.B.4 of the Land Use Code provides the opportunity to appeal from the 
requirement to connect to public sewer for properties in the growth management area as long as 
certain criteria are met.  
 
Please note that if approved by the Board of County Commissioners, all representations, 
including employee and student numbers, and hours of operation would become conditions of 
approval. 

 

REVIEW CRITERIA AND ANALYSIS:  
 
To approve a Special Review application, the County Commissioners must consider the 
following review criteria and find that each criterion has been met or determined to be 
inapplicable: 
 

A. The proposed use will be compatible with existing and allowed uses in the surrounding 
area and be in harmony with the neighborhood; 
 
The existing uses in the area are primarily residential and agriculture.  The subject property 
currently contains a single-family home, a farm, and a number of outbuildings. 
 
Compatibility is largely determined by input from surrounding property owners.  
Surrounding property owners have been notified throughout this Special Review process of 
the proposed development of a private school with a farm component.  A Neighborhood 
Meeting was also held on August 27, 2015.  See the attached notes outlining the items 
discussed at the Neighborhood Meeting. 
 
The primary concern with this proposal has been traffic.  Neighbors in the area have 
expressed concern with current traffic conditions in the area, and how this development may 
impact the existing conditions.  A traffic study has been performed by Matt Delich and 
submitted to the Engineering and Planning Departments.  The traffic study outlines the 
current conditions and anticipated trip generation for the proposed development.  The study 
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shows that the anticipated peak hour traffic generated by the school will not warrant street 
improvements as the development will only increase the peak hour traffic by a small amount.    
 
Other factors such as drainage and noise are also used to determine the compatibility of this 
development.  A drainage study has been provided that indicates a minimal increase in 
impervious area in comparison with the amount of green space that will remain on the 
property.  It is not anticipated that the development will impact noise levels in the area.  The 
school will operate from 7 a.m. to 4 p.m. and will not operate during evening hours.  No 
Special Events are proposed other than an annual continuation ceremony and monthly parent 
teacher meetings. 
 
As proposed, and subject to the conditions of approval proposed at the end of this report, the 
uses would be compatible with surrounding uses as they strive to minimize potential 
impacts. 
 

B. Outside a GMA district, the proposed use is consistent with the county master plan. 
Within a GMA district, the proposed use is consistent with the applicable 
supplementary regulations to the GMA district, or if none, with the county master plan 
or county adopted sub-area plan; 
 
The subject property is located within the Loveland Growth Management area and the Fort 
Collins/Loveland Corridor Area (A Plan for the Region Between Fort Collins and Loveland).  
This property is located within Subarea 12 of the plan, which calls for a continuation of rural 
residential and agricultural uses.  The City of Loveland has provided consent that the 
proposed development is compatible with the intended use of this area, and that the property 
is not currently eligible for annexation. 
 
The applicant is appealing from Section 8.1.1.B.1 of the Larimer County Land Use Code, 
which requires new development to be served by public sewer in a growth management area.  
Refer to the adequate public facilities discussion in the next section and the appeal criteria 
analysis for more information regarding this appeal. 

 

C. The applicant has demonstrated that this project can and will comply with all 
applicable requirements of this code; 
 

Section 8  Standards for All Development 

Section 8.1 Adequate Public Facilities 
Sub-Section 8.1.1 Sewage Disposal Level of Service Standards:  
The current home and associated farm are currently served by an on-site septic system. 
Section 8.1.1.B.1 requires that properties within a growth management area are required to 
connect to public sewer.  Section 8.1.1.B.4 provides the opportunity to appeal from this 
standard as long as certain criteria are met.  The materials required to appeal from this 
standard include: 

a. A technical/economic analysis demonstrating that public sewer is not feasible; 
b. A letter from the applicable city utility or sanitation district indicating concurrence 
that it is not feasible to connect to public sewer; 
c. A letter from the applicable municipality indicating their concurrence that the 
development as proposed will achieve the land use pattern envisioned for this part of 
the growth management area. 
d. A letter from the applicable municipality that indicates their willingness to annex 
the property when it becomes eligible for annexation; and 

BCC 12/14/15 CHILDREN'S HOUSE 
SPECIAL REVIEW

PC STAFF REPORT 
11/18/15

56



e. Information demonstrating that on-site sewage treatment systems can be safely 
provided as anticipated in subsections 8.1.1.B.2.d and e. 

 
The Appeal analysis and discussion of the items listed above are located at the end of this 
report, which outline the review criteria and the Development Review Team’s 
recommendation of the Appeal for on-site septic. 

Sub-Section 8.1.2 Domestic Water Level of Service Standards:    
Domestic water is supplied by the Fort Collins-Loveland Water District.  A letter has been 
provided by the district indicating that connection to water lines is available.  The applicants 
are working with the district to identify water service needs and location of meter pits.  
 
The proposed primary and elementary school buildings are proposed to have fire sprinklers 
installed.  See information below regarding fire protection standards addressed by the 
Loveland Fire Rescue Authority. 
 

Sub-Section 8.1.3 Drainage Level of Service Standards:  
A Drainage Report has been submitted with this application indicating that the proposed 
additions will create 23% of total impervious area.   

 

Sub-Section 8.1.4 Fire Protection & Emergency Medical Level of Service Standards:  
The Loveland Fire Rescue Authority is the authorized fire district serving this property.     
The attached comments from the district indicate that there are no concerns as long as the 
fire-service lines are shown on the Utility Plan.  This requirement can be addressed during 
final site plan review following approval by the Board of County Commissioners. 
 

Sub-Section 8.1.5 Road Capacity and Level of Service Standards:  
The proposed facility will take access off of County Road 13from a new paved driveway.  
The entrance to the driveway is located approximately 190’ to the south of the proposed 
parking area in an effort to reduce traffic congestion on County Road 13.   
 
Engineering comments indicate that both County Road 13 and County Road 30 require a 
total right-of-way of 80 feet.  Therefore, it appears that an addition 15’ of dedicated right-of-
way will be required along both roads.  This dedication can be accomplished through a Deed 
of Dedication at the time of final approval. 
 
The current estimated Transportation Capital Expansion Fees are $53,493, of which will be 
due during the building permit stage of the development.   
 
A traffic study was submitted with the Sketch Plan submittal that illustrates the current and 
proposed Level of Service at nearby intersections.  The study indicates that the thresholds to 
require turn lanes at two nearby intersections (CR 13 and E. 57th; CR 13 and CR 30) are 
currently being tripped; however, the minimum Level of Service will still be met even after 
the new development is put in place.  Therefore, improvements at these intersections will not 
be required with this development. 
 

Section 8.2 Wetland Areas:   
There are no currently no wetland areas associated with this property. 

Section 8.3 Hazard Areas:  
The property is not within a mapped wildfire hazard area.  The County mapping system 
illustrates a Low Geological Hazard classification relating to expansive soils and hydro-
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compaction, of which will most likely need to be addressed during the building permit stage 
through an Engineered Soils Report. 
 
Although the property is not in a mapped floodplain, the Engineering Department will 
require that the Preliminary Drainage Plan and Report demonstrate that there will be safe and 
adequate access to the property during a 10- year storm event.  

Section 8.4 Wildlife:  
According to Larimer County records, this property is not within a designated wildlife area.  
Colorado Parks & Wildlife office was notified regarding the proposed development during 
the Public Hearing phase.  No comments have been received from this agency. 
 

Section 8.5 Landscaping:  
Larimer County landscaping requirements include screening and buffering, streetscape 
landscaping, parking lot landscaping, and building perimeters (other than single-family 
homes).  The proposed site plan illustrates an extensive amount of landscaping along County 
Road 13, surrounding the parking lot, and within the site.  
 

Section 8.6 Private Local Access Road and Parking Standards:   
The Site Plan shows a 22-space parking lot, with 10 covered spaces and 12 uncovered 
spaces.  The Land Use Code requires two spaces for every classroom or one space for each 
three seats in the auditorium of principal place of assembly, whichever is greater.  This 
proposal only includes three classrooms and no formal place of assembly.  Therefore, this 
requirement has been met.  It is the applicant’s responsibility to illustrate the parking need 
for this use, and whether this need will be met.  
  
The Loveland Fire Rescue Authority has commented stating they have no concerns with the 
proposed driveway access.  Fire sprinklers will be installed in both buildings, eliminating the 
requirement for a second emergency access.  
  

Section 8.7 Road Surfacing Requirements: 
The proposed parking lot and drive will be required to be paved with asphalt or concrete, per 
Section 8.6.3.C of the Land Use Code.  The applicant has indicated that the parking lot and 
drive will be paved with asphalt. 
 

Section 8.8 Irrigation Facilities:   
There are no established irrigation ditches on or adjacent to the subject property.  A share of 
the Louden Ditch will be used to irrigate the property. 
 

Section 8.11 Air Quality Standards:   
The preservation of air quality is one of the reasons for requiring the pavement of private 
access, drive aisles and parking spaces for non-residential uses.   
 

Section 8.12 Water Quality Management Standards:  
The Drainage Plan submitted with this application describes the use of a grass swale to 
address water quality on site.   
 

Section 8.13 Commercial Mineral Deposits:  
The applicant has provided documentation from Zeren Land Services that there are no 
Mineral Owners or Mineral Leasehold Owners of the subject property at 6664 N County 
Road 13.  
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Section 8.14 Development Design Standards for Land Division.   
None of the standards in this section currently apply to this proposal. 
 

Section 8.15 Site Lighting:  
All lighting for the facility must comply with the standards outlined in this section.  The 
submitted project description indicates that site lighting will meet or exceed photometric and 
fixture requirements.  Detailed plans for lighting will be provided during the final site plan 
review for the development. 
Section 8.16 Fences:   
The submitted site plan illustrates a 6’ post fence surrounding the property.  The illustrated 
fence appears to meet the requirements of the Land Use Code. 

 

D. The proposed use will not result in a substantial adverse impact on property in the 
vicinity of the subject property; and 
 
The proposed use of a private farm school is in character with the surrounding neighborhood 
and should not cause a substantial adverse impact on property in the near vicinity. 
 
Feedback from surrounding property owners indicates minimal concern other than traffic.  A 
Neighborhood Meeting was held on August 27, 2015. According to the attached 
Neighborhood Meeting Report, approximately 15 neighbors attended the meeting.  After 
careful deliberation and discussion, a majority of the neighbors appeared to be favor of the 
proposed development as long as traffic is not substantially increased. 

 

E. The recommendations of referral agencies have been considered. 
 

The application was referred to a variety of agencies.  The responses received are attached to 
this report. 
 

E. The Applicant has demonstrated that this project can meet applicable additional 
criteria listed in Section 4.3 Use Descriptions. 

 
Section 4.3 of the Land Use Code contains the use descriptions and specific development 
standards for a variety of uses organized by land use categories (agricultural, residential, 
commercial, institutional, etc.)  This section does not specify any additional requirements for 
a private school other than the requirement to pursue the Special Review process. 

 

OTHER REVIEW AGENCY COMMENTS: 
 
Comments from review agencies have been incorporated into this report as applicable and are 
attached for reference. 
 
The Larimer County Department of Health and Environment has commented stating that the 
proposed septic system meets the requirements of Section 8.1.1.B.4 as long as the applicant 
applies for a permit to install the sewer system at the time of building permit.   
 
The Health Department has also indicated that the proposed school must meet the requirements 
of the State Board of Health Rules and Regulations Governing Schools in the State of Colorado 
regarding the number and type of animals allowed on school property.  Animals are allowed as 
long as they are incorporated into the curriculum. 
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MAJOR ISSUES AND CONCERNS: 
 
Compatibility and Neighborhood Input 
The applicant was informed at a very early stage that getting input and buy-in from neighbors is 
an important factor in determining compatibility of a proposed use.  While surrounding 
neighbors have expressed concern regarding traffic, the applicant and development team for the 
proposed project have been very pro-active in providing information to demonstrate that the use 
will not cause an adverse impact on surrounding property, and may actually enhance the quality 
of life in the area.   
 
Special Review approvals contain conditions that limit the scope of the operation and are based 
on an intensity that is requested by the applicant.  As a general policy, the Development Review 
Team encourages applicants to plan for success and to make a request that will allow for long-
term operation without having to modify the Special Review approval as a business sustains or 
grows.  At the same time, the request must take into account potential impacts to surrounding 
properties. 
 
The applicant has indicated that the proposed school is not anticipated to grow beyond what has 
been proposed.  If growth does occur, the applicant has indicated that they would be willing to 
pursue a revised Special Review to address any potential impacts, such as traffic and septic 
system capabilities.   

 

DEVELOPMENT SERVICES TEAM FINDINGS:   
 
Special Review Findings: 
 
A. The proposed use has the ability to be compatible with existing and allowed uses in the 

surrounding area and in harmony with the neighborhood.  Staff does not anticipate that the 
proposed use will affect compatibility, as long as the owner/operator complies with the 
conditions of approval and with the representations outlined in the application materials. 

B. The project is located within the Loveland GMA district, and is consistent with the County 
Master Plan. 

C. If the property owner/operator complies with all of the recommendations found within this 
report, the proposed Children’s House Special Review can comply with all applicable 
requirements of the Land Use Code. 

D. The proposed use should not result in a substantial adverse impact on other property in the 
vicinity, provided all recommendations and requirements of the Land Use Code are met. 

E. The recommendations of referral agencies have been considered. 
 

DEVELOPMENT SERVICES TEAM RECOMMENDATIONS – SPECIAL REVIEW:  
 
The Development Services Team recommends the Larimer County Planning Commission 
recommend to the Board of County Commissioners approval of the Children’s House Special 
Review, File #15-Z1982 subject to the following condition(s): 

 
1. This Special Review approval shall automatically expire without a public hearing if the use 

is not commenced within three years of the date of approval.  
2. The Site shall be developed consistent with the approved plan and with the information 

contained in the Children’s House Special Review, File #15-Z1982 except as modified by 
the conditions of approval or agreement of the County and applicant.  The applicant shall be 
subject to all other verbal or written representations and commitments of record for the 
Children’s House Special Review. 
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3. Failure to comply with any conditions of the Special Review approval may result in 
reconsideration of the use and possible revocation of the approval by the Board of 
Commissioners. 

4. This application is approved without the requirement for a Development Agreement unless 
the applicant cannot demonstrate that all on-site and off-site improvements connected with 
the use will be completed prior to the issuance of a temporary or final certificate of 
occupancy. 

5. The proposed Appeal to allow an on-site septic system must be approved in order for this 
approval to be valid.  

6. In the event the applicant fails to comply with any conditions of approval or otherwise fails 
to use the property consistent with the approved Special Review, applicant agrees that in 
addition to all other remedies available to County, County may withhold building permits, 
issue a written notice to applicant to appear and show cause why the Special Review 
approval should not be revoked, and/or bring a court action for enforcement of the terms of 
the Special Review.  All remedies are cumulative and the County’s election to use one shall 
not preclude use of another.  In the event County must retain legal counsel and/or pursue a 
court action to enforce the terms of this Special Review approval, applicant agrees to pay all 
expenses incurred by County including, but not limited to, reasonable attorney’s fees. 

7. County may conduct periodic inspections to the property and reviews of the status of the 
Special Review as appropriate to monitor and enforce the terms of the Special Review 
approval. 

8. The Findings and Resolution shall be a servitude running with the Property.  Those owners 
of the Property or any portion of the Property who obtain title subsequent to the date of 
recording of the Findings and Resolution, their heirs, successors, assigns or transferees, and 
persons holding under applicants shall comply with the terms and conditions of the Special 
Review approval. 

 

REVIEW CRITERIA:  APPEAL TO ALLOW ON-SITE SEPTIC 
 
To approve an appeal from Section 8.1.1.B.1 of the Land Use Code requiring property in Growth 
Management Areas to be served by public sewer, the county commissioners must consider the 
following review criteria and find that each criterion has been met or determined to be 
inapplicable: 
 

A. Approval of the appeal will not subvert the purpose of the standard or requirement. 
The applicant has provided all the required submittals per Section 8.1.1.B.4 of the Land Use 
Code, which include: 

a. A technical/economic analysis demonstrating that public sewer is not feasible; 
b. A letter from the applicable city utility or sanitation district indicating 

concurrence that it is not feasible to connect to public sewer; 
c. A letter from the applicable municipality indicating their concurrence that the 

development as proposed will achieve the land use pattern envisioned for this 
part of the growth management area. 

d. A letter from the applicable municipality that indicates their willingness to annex 
the property when it becomes eligible for annexation; and 

e. Information demonstrating that on-site sewage treatment systems can be safely 
provided as anticipated in subsections 8.1.1.B.2.d and e. 
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The applicant has provided materials for each criterion listed above. The materials include 
correspondence from the South Fort Collins Sanitation District and the Loveland Department 
of Water and Power.  Both districts have indicated that public sewer is not currently 
available at this location.  The City of Loveland also provided correspondence indicating that 
the proposed use corresponds with the land use pattern of the area and that future annexation 
would not be hindered by the use of a septic system.  Lastly, a “Preliminary Evaluation of 
On-Site Wastewater Disposal” has been provided, which demonstrates that the proposed use 
will generate approximately 1230 gallons per day of wastewater, which is less than the 
required threshold of 2000 gallons per day. 

B. Approval of the appeal will not be detrimental to the public health, safety or property 
values in the neighborhood. 

 It is not anticipated that the appeal will be detrimental to the public health, safety or property 
values in the neighborhood as long as all standards are met and the use does not exceed the 
2000 gallons per day threshold for wastewater flow. 

C. Approval of the appeal is the minimum action necessary. 
Approval of this appeal is the minimum action necessary to allow the proposed school and 
not require the development to connect to public sewer. 

D. Approval of the appeal will not result in increased costs to the general public. 
Approval of the appeal is not anticipated to result in increased costs to the general public, as 
the proposal is to install an on-site septic system that will not impact surrounding properties 
if installed and maintained within County requirements. 

F. Approval of the appeal is consistent with the intent and purpose of the Code. 
Approval of the appeal is consistent with the intent and purpose of the County Code.  While 
the Code does require connection to public sewer when possible, the applicant has 
demonstrated that connection is not possible at this time. 

 

OTHER REVIEW AGENCY COMMENTS (Proposed Appeal): 
Comments from review agencies have been incorporated into this report as applicable and are 
attached for reference. 

 
The Larimer County Department of Health and Environment has reviewed the submitted 
materials and has found the proposal for on-site septic to be acceptable as long as the applicant 
applies for a permit to install the sewer system at the time of Building Permit application. 

 

DEVELOPMENT SERVICES TEAM FINDINGS:   
Appeal Findings: 
A. Approval of the appeal will not subvert the purpose of the standard or requirement. 
B. Approval of the appeal will not be detrimental to the public health, safety or property values 

in the neighborhood. 
C. Approval of the appeal is the minimum action necessary. 
D. Approval of the appeal will not result in increased costs to the general public. 
E. Approval of the appeal is consistent with the intent and purpose of the Code. 

 

DEVELOPMENT SERVICES TEAM RECOMMENDATION - APPEAL:  
The Development Services Team recommends the Larimer County Planning Commission 
recommend to the Board of County Commissioners approval of the Children’s House Special 
Review Appeal to Allow On-Site Septic subject to the following condition: 

 

• The applicant shall apply for a permit to install the sewer system at the time of Building 
Permit application. 
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