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CHAPTER 7.  

ALL ZONES
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ALL ZONES: 71ST ST. TO SH 60

US 287 covers approximately 8 miles within Loveland’s city limits, from 71st Street to SH 60. This Strategic Plan focuses on 
US 287 north and south of Downtown, as Downtown itself has been the focus of several other plans. US 287 and Taft Avenue 
accommodate the majority of north/south traffic through Loveland. Large bodies of water constrain east-west mobility, resulting 
in Eisenhower Boulevard and SH 402 functioning as the primary east/west corridors. US 287 has traditionally been the primary 
business corridor in Loveland, anchored by Downtown. In recent decades, however, development and economic activity has 
migrated east to Interstate 25 and along Eisenhower Boulevard. Today, the US 287 Corridor primarily serves the everyday retail, 
service and entertainment needs of the majority of Loveland residents. 

The distribution of commercial uses along US 287 affords adjacent residential neighborhoods the convenience of proximate goods 
and services. However, many of these uses service regional needs and are not well-connected to the neighborhoods that abut 
the Corridor. Furthermore, many of the homes are located on cul-de-sacs with fences running along their backyards, creating an 
additional barrier to easily accessing the highway. Encouraging permeability between existing and future residences and businesses 
could stimulate redevelopment and business performance.

Existing zoning regulations promote the pattern of wide setbacks between the street and buildings, with parking in front of buildings. 
The distance between buildings on either side of the street, combined with the majority of the buildings being single story, creates a 
scale that discourages pedestrian activity. A lack of sidewalks requires pedestrians to walk on or near the road, which is unsafe. The 
lack of bicycle facilities deters people from biking within the Corridor. Improving the existing transit service by reducing headways 
and expanding hours and days of service could reduce dependency on the automobile and therefore overall traffic congestion. 

Consolidating curb cuts and removing obstacles like bus benches and utility poles from within the pedestrian pathway would 
improve multimodal accessibility and contribute to a more consistent streetscape character. Undergrounding utility poles and 
improving signage would reduce visual clutter in the streetscape.  Newer developments have provided incremental improvements, 
with detached sidewalks buffered by tree lawns or attached sidewalks with landscaping between the sidewalk and adjacent parking 
lot. The City has also begun adding wayfinding signage to the Corridor. The addition of street furnishings, like pedestrian lighting 
and banners, benches, and trash receptacles would make the Corridor a more pleasant, safe and convenient experience. Despite 
Glen Arbor Park and the “Winning the Iron Shirt” sculpture in the median at the southern edge of the Loveland Burial Park, more 
amenities celebrating Loveland’s arts community would add visual interest to the streetscape.

CONTEXT
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The abundance of land within Larimer County’s jurisdiction also 
hinders revitalization of the Corridor as the type and character 
of future development in unincorporated areas is unknown and 
out of City control. The City should pursue annexation of these 
lands to ensure their development complies with the City’s 
desired future land use plan.

New wayfinding signage

Detached sidewalk with landscaping

The southern limits of Loveland

Palmer Gardens

Housing near the Corridor
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CHALLENGES
• A more varied mix of land uses along the 

Corridor and consistent street character are 
needed to attract high quality development.

• More land is commercially zoned than can be 
supported by the market. Land use options, 
other than commercial, would facilitate 
reinvestment in developed properties and 
reduce leap frog development.

• Improvements are needed to pedestrian and 
bicycle infrastructure to provide for safe 
multimodal access along the highway.

• Annexing county parcels is necessary to 
facilitate cohesive land use planning. Auto-oriented uses along the Corridor
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Commercial building with parking in front Underutilized parking in commercial center

Farmland along the highwayMissing sidewalks
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OPPORTUNITIES
Economic development opportunities within the 
Corridor should focus on the following:

• Enhance the quality of the streetscape and 
buildings along the highway to improve the 
Corridor’s image.

• Connect surrounding neighborhoods to 
the Corridor and create new mixed-use 
neighborhoods.

• Concentrate commercial uses in distinct 
nodes.

ECONOMIC STRATEGY 
Enhance the public realm along US 287 to retain 
and attract businesses, strengthen connections 
among residential and commercial uses, improve 
multi-modal accessibility, annex County lands, 
and create a regulatory environment that rewards 
high quality development.

Sculptural pedestrian lighting

New development with minimum 
setbacks, mix of uses, and 

additional building height

Improved facades at 
existing buildings

Raised median with curbs, drought-tolerant and 
native plantings, and porous paving edges
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Artist’s rendering depicts a general concept, and illustrates only one of several possible futures, 
and actual development and redevelopment options will vary.

Detached walk with 
paver edge

Consistent, clear, and 
easily legible signage

Bike lanes, using creative, alternative 
solutions to enhance safety

Highway lighting

Maintained vehicular mobility

Modern bus stop with 
enhanced transit service

Landscaped buffer with 
consistent tree canopy

Turn lanes at 
breaks in medians
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ACTION PLAN
The detailed All Zones Action Plan consists of 
three Actions and eight Sub-Actions, as listed 
in the following table. All Sub-Actions have 
been individually ranked based on their ability to 
address corridor-wide issues, depending on each 
Sub-Action’s overall effectiveness vs. anticipated 
cost, as shown in the quadrant diagram at right. 

ACTIONS
6.1 Improve Corridor-Wide Aesthetics.

6.2 Improve Mobility. Improve transit service, as 
well as bike and pedestrian safety and access.

6.3 Identify Future Annexation Areas. Identify 
those parcels within the study area that should be 
annexed, and determine timeframes.

SUB-ACTIONS
Sidewalk Construction • Municipal Code Updates 
• Code Enforcement Coordination • Overhead 
Utility Line Burial • Transit Service Improvements 
• Larimer County Urban Area Street Standards • 
Access Management • Annexation Study
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High Cost Low Cost

6.1b Municipal 
Code Updates

6.2a Transit Service 
Improvements

6.1c Code 
Enforcement

6.1d Utility 
Line Burial

6.2c Access 
Management 6.2b LCUASS

6.1a Sidewalk 
Construction

6.3a Annexation 
Study
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ACTION PLAN

Action / Sub-Action Value Added Timeframe Estimated 
Cost to City

Citizen 
Concern

6.1 Improve Corridor-Wide Aesthetics.

6.1a Sidewalk Construction: Build missing sections of 
sidewalks along the length of the Corridor.

• Improves public safety
• Strengthens mobility
• Increases length of stay/visitor 

experience

Immediate Over 
$500,000

High

6.1b Municipal Code Updates: Updates to look at building 
heights and setbacks for the Corridor, as well as developer-
required landscape and pedestrian amenity improvements. 
Revise existing sign ordinance to reflect the vision for 
the Corridor, provide consolidated signage at mixed use 
nodes, provide consistent signage size, spacing, and 
character within the catalysts sites along the Corridor 
(i.e. Big Thompson River District, Downtown, 29th Street 
Commercial District, etc.) Among other changes, the 
following should be addressed:

• Update Section 18.13.110 (North Cleveland Sub-Area 
Regulations to reflect higher density and extension of 
downtown as indicated in the 2015 Comprehensive Plan.

• Shorten the minimum distance for front yards in the B 
zoning designation to 15 feet, to allow buildings to come 
closer to the road.

• Provide height bonuses for properties on or near US 287
• Specify additional sign guidelines for the US 287 corridor 

within Section 18.50, similar to special guidelines for 
I-25 and US 34

• Expand the Downtown Sign District to encompass the 
DDA boundary

• Add clause for consolidated monument signage for B and 
MAC Zoning District, or for parcels that have more than 
one business.

• Require permits for temporary flying banners

• Improves the area’s image
• Facilitates a more consistent 

streetscape character
• Encourages higher-intensity uses

0 - 5 Years $15,000 Medium
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ACTION PLAN

Action / Sub-Action Value Added Timeframe Estimated 
Cost to City

Citizen 
Concern

6.1c Code Enforcement Coordination: Work with Larimer 
County on the enforcement and abatement of code 
violations such as weed control, illegal signs, landscape 
and building maintenance, etc.

• Improves the area’s image
• Encourages compliance

0 - 5 Years No cost High

6.1d Overhead Utility Line Burial: Continue to bury utility 
lines as ongoing capital improvement projects, utility 
service upgrades, annexations, and new development 
or redevelopment. Continue to coordinate with other 
service providers (i.e. Excel, Poudre Valley REA; Comcast, 
Century Link) on requests for burial as part of ongoing 
city projects, and investigate standing agreements and/ 
or cost sharing to underground other providers’ lines. As 
part of the Big Thompson River Bridge replacement, add 
conduit underneath or within the bridge structure to be 
able to encapsulate and extend service lines across the Big 
Thompson River. 

Coordinate with the in-progress underground conversion 
strategic plan and its expected completion next summer. 
Investigate the development of a comprehensive 
Downtown underground conversion strategic plan, which 
would include specific recommendations, timeframes, 
and phasing for utility burials, beginning with the planned 
redevelopments already underway, and extending through 
the Downtown area, primarily north of 15th Street. 
Coordinate with potential streetscape improvements, and 
vehicular travel lane reclamations as options for utility 
easement areas.

• Improves reliability of electric 
service and visual impacts on 
Corridor

• Promotes business reinvestment

Immediate Approx. 
$1 million 
per mile/ 
$300,000 
per block

Low
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ACTION PLAN

Action / Sub-Action Value Added Timeframe Estimated 
Cost to City

Citizen 
Concern

6.2 Improve Mobility. Improve transit service, as well as bike and pedestrian safety and access.

6.2a Transit Service Improvements: The transit 
system should be designed to accommodate residents, 
employees, and visitors. The system should build upon 
and complement existing transit services by capitalizing 
on planned hubs, such as the Railroad Site Commuter Rail 
stop, the 29th Street Commuter Rail Stop, the Orchards 
transfer station and FLEX connections to Max service north 
in Fort Collins.

Other improvements could include:
• Addition of improved transit stops that could include 

electronic bus timing signs with real time arrival/
departure for buses and their destination, as well as 
associated smart phone apps for tracking buses.

• Addition of managed lanes and/or queue jumps, and 
the creation of a ROW preservation plan for a future 
dedicated BRT system, with TOD overlays at key centers.

• Addition of a dedicated-lane BRT system with custom 
buses and new stops in conjunction with obtaining FTA 
Small Starts or other Federal or State matching funds.

• Makes transit more convenient
• Allows those who can’t drive to 

remain mobile
• Increases transit ridership
• Increases capacity to move 

people along the Corridor
• Reduces vehicle miles traveled
• Encourages transit oriented 

development
• Promotes sustainability

5 - 10 Years $20,000 
Real-time 
next bus 
information 

$30,000 
Smart 
Phone App

$20,000 
Kiosks

Medium

6.2b Larimer County Urban Area Street Standards: Work 
with Larimer County, Fort Collins, and CDOT to identify 
potential modifications to the Larimer County Urban Area 
Street Standards (LCUASS). Focus on standards that 
prioritize pedestrian and bicycle improvements, including 
safe access requirements for all modes, and allow 
landscaping consistent with the US 287 vision. Consider 
best practices from peer communities, and explore 
alternative creative solutions, such as buffered bike lanes, 
to allow for safe and comfortable bicycle and pedestrian 
travel.

• Emphasizes pedestrian and 
bicyclist mobility

• Requires developers to provide 
multimodal facilities

• Encourages transportation 
demand management

• Supports access management

0 - 5 Years No cost Medium
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ACTION PLAN

Action / Sub-Action Value Added Timeframe Estimated 
Cost to City

Citizen 
Concern

6.2c Access Management

Implement access management spacing standards per 
current City, County and CDOT access study standards.

• Implement median closures in strategic areas to 
improve safety and mobility, and in conjunction with 
transportation, landscape, or catalyst projects.

• Implement access driveway closures in conjunction with 
transportation, landscape, or catalyst projects. Where 
alternative access is not available through frontage or 
rear access roads, access improvements should be 
predicated on land assemblage to accomplish this goal. 

• Work with CDOT to sequence closures with landscape 
improvements or redevelopment.

• Implement an Access Management Educational Program 
for existing businesses and concerned residents.

• Develop an Access Management Plan for US 287 
south of 29th Street similar to the Access Control Plan 
CDOT developed north of 29th Street. Partner with 
CDOT and Larimer County to develop a formalized 
Intergovernmental Agreement for access modifications.

• Improves traffic flow
• Improves motorist, bicyclist and 

pedestrian safety by reducing 
the number of vehicle-vehicle 
conflict points as well as reducing 
conflicts between vehicular and 
non-vehicular traffic

• Creates a more consistent 
streetscape character

0 - 5 Years $250,000 
Plan; <$1 
million/ 
mile

High
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ACTION PLAN

Action / Sub-Action Value Added Timeframe Estimated 
Cost to City

Citizen 
Concern

6.3 Identify Future Annexation Areas. Identify those parcels within the study area that will be annexed, and determine timeframes.

6.3a. Annexation Study: Complete an in-depth analysis 
and study of those lands that still need to be annexed into 
the City, along with improvements costs, phasing, and 
funding recommendations. Identify those parcels that 
have exhausted their time limits for annexation, and create 
specific annexation plans for those proprieties. Coordinate 
utility burials and streetscape improvements with any 
annexations plans. 

• Allows for sense of surety for 
new development

• Promotes private development  

Immediate Over 
$150,000

Low
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APPENDIX A. PUBLIC OUTREACH
PUBLIC MEETING #1
26 February 2014, 7:00 - 9:00 AM, 11:00 - 1:00 PM, 4:00 - 
6:00 PM; Loveland Public Library, Gertrude Scott Room

OVERVIEW
On Wednesday, February 26th, 2014, the City of Loveland held its 
first set of public meetings for the Highway 287 Strategic Plan. To 
encourage public participation, the City sent email invites to City 
staff and committees; mailed over 800 postcards to property 
and business owners; posted flyers around town; and held three 
workshops, one in the morning, one during lunch, and one in 
the early evening to accommodate varying schedules. An article 
in the Loveland Reporter-Herald also provided meeting details. 
Over 40 people attended at least one of the three advertised 
workshops and over the subsequent two weeks, an additional 
72 people visited the website, www.287strategicplan.com, and 
took the online survey.

WEDNESDAY, FEBRUARY 26, 2014
LOVELAND LIBRARY - GERTRUDE SCOTT ROOM 
300 NORTH ADAMS AVENUE

WHAT IS YOUR VISION FOR 
THE HIGHWAY 287 CORRIDOR?

Explore great streets from across Colorado, the 
nation, and the world. Discuss what makes these 
places memorable and how we can apply new ideas 
to the Highway 287 Corridor. Join us at one of our 
interactive sessions or participate online.

WWW.287STRATEGICPLAN.COM 

Choose from the following interactive sessions:

 7:00 AM - 9:00 AM
 11:00 AM - 1:00 PM
 4:00 PM - 6:00 PM

Light refreshments will be served.

 Learn more about the project
 Take the streets survey
 Sign up for email updates
 View presentations

Case Study Example - Kingshighway Boulevard, St. Louis, MO

For more information, contact 
Bethany Clark at 970-962-2745 or 
bethany.clark@cityofloveland.org.

A-1
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During each of the two-hour workshops, attendees were 
encouraged to review a corridor map and several boards, 
including the project overview; process and schedule; project 
goals and objectives; and comments that have been heard so 
far. The main exercise at each workshop was a presentation, 
and instant polling of five great streets: North College Avenue: 
Fort Collins, CO; Euclid Avenue: Cleveland, OH; Quebec Street: 
Commerce City, CO; Kingshighway Boulevard: St. Louis, 
MO; and 2100 South/ Sugarhouse District: Salt Lake City, 
UT. Subsequent discussion of each corridor focused on what 
makes these places memorable, what characteristics enhance 
business opportunities, and how these new ideas can be applied 
to the Highway 287 Corridor.

PUBLIC WORKSHOP #1
26 FEBRUARY 2014

www.287strategicplan.com

287 STRATEGIC PLAN

WORKSHOP AGENDA

WORKSHOP PURPOSE

1. Sign In 

1. Review Displayed Boards

1. Participate in the Polling Presentations:
 Morning Event:  7:30 am
 Midday Event:  11:30 am
 Evening Event: 4:30 pm

Explore great streets from across Colorado, the nation, 

and the world. Discuss what makes these places 

memorable, what of their characteristics enhance 

business opportunities, and how we can apply new ideas 

to the Highway 287 Corridor.

AFTER THE EVENT
Stay Updated:

 www.287strategicplan.com
 http://www.facebook.com/

Contact Us:
 bethany.clark@cityofloveland.org
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PROJECT OVERVIEW
In January of 2012, the Loveland City Council held their 

annual Council Advance to set the priorities for the year. 

One of the goals the Council set as a priority was to 

“Develop a Highway 287 Business Development Corridor 

Plan” to guide its development and improve business 

opportunities along the Corridor. This goal was again 

adopted as a priority by City Council in 2013 and their 

commitment was reaffirmed in July 2013 when the project 

was funded. 

As one of the main corridors into Loveland’s downtown, 

the Highway 287 Corridor will serve as an important future 

growth area and has great potential for redevelopment 

and becoming a gateway to Downtown Loveland. The plan 

will serve as a guide for residents, property and business 

owners, developers, City staff, and elected officials in 

making good land use, design, and development decisions 

in the Corridor. 

A key outcome of the plan will be an understanding of the 

Corridor’s competitive business position, and identifying 

the types and combination of supportable retail, office, and 

industrial space that can be retained and attracted to the 

corridor. The plan will also identify impediments associated 

with development and create strategies to facilitate 

redevelopment, attract private investment, and create a 

positive image through well designed streetscapes and 

high-quality development. 

PROCESS + SCHEDULE

Get involved...
and stay involved!

In addition to meetings and events, 

there will be many opportunities 

for you to offer thoughts, ideas, 

concerns, and other input 

throughout the process. At every 

step of the way there will be online 

activities and questionnaires to get 

your feedback on the vision for the 

287 Corridor, alternative options, 

and opportunities to create the 

vision. 

Please check the project website 

regularly for the latest updates, 

and be sure to attend our public 

open houses!

www.287strategicplan.com

The project began in November 2013 and is anticipated to finish in 
early summer 2014 with a City Council adoption hearing. Ongoing 
outreach to residents, businesses, employers, commuters and others 
will take place throughout the process to gain input and feedback.

 Initiation
November 2013 - January 2014

Existing Conditions
December 2013 - January 2014

Vision
January - February 2014

Final Plan
May 2014

Plan Adoption
June 2014

Visioning Charette: 
Existing Conditions/
Case Studies/Visual 

Preference

Visioning Charette: 
Frameworks

Public Open House: 
Draft Plan Review

WE ARE 
HERE*

*

*

*

*

*

*
Alternatives
March - April 2014

Draft Plan
April - May 2014
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PROJECT GOALS + OBJECTIVES
The Plan will primarily focus on strategies to 

spur additional economic development 
within and adjacent to the Corridor, and associated 

redevelopment opportunities.

The primary goals of the Strategic Plan are to:
 encourage and facilitate redevelopment;
 enhance business opportunities;
 generate private investment;
 create a pleasant, safe, and inviting streetscape; 
 maintain and enhance multimodal mobility;
 improve public safety and infrastructure; 
 enhance and promote parks and trails as community amenities;
 foster community support through extensive outreach to property 

and business owners; and
 create an identity for the City of Loveland and establish gateways 

to the City.

WHAT WE’VE HEARD SO FAR
Economic Development
Promote the economic health of the community through the 
maintenance, creation and diversification of business and employment 
opportunities that increase the area’s standard of living.

 Focus on attracting businesses that operate within the Fort Collins 
and Loveland service areas.

 Capitalize on the Corridor’s assets for light industrial and other 
businesses, such as accessibility, and high traffic volumes.

 Create new economic connections east-west to attract new 
businesses.

Transportation
Provide multimodal connectivity along north-south and east-west 
routes while balancing vehicular mobility with enhanced opportunities 
for walking, bicycling, and taking transit.

 Enhance routes from adjacent neighborhoods to nodes.
 Create comfortable and aesthetically-pleasing streetscapes.
 Provide commuter bicycle routes that connect to east-west 

recreational paths and commercial areas on 287.
 Support existing plans to ultimately incorporate bike lanes within 

287 ROW.

Land Use
Preserve desirable land uses and accommodate new uses that improve 

the character and economic position of the corridor.

Assess existing zoning regulations to remove unnecessary obstacles to 

redevelopment and new business opportunities

Community Design
Emphasize the enduring nature of high quality materials, architectural 
character, and site design that enhances Loveland’s identity and 
increases the attractiveness of the Corridor.

 Create consistent code and design standards for the City and 
County that promote desired development.

 Capitalize on the Corridor’s assets including rivers, parks, and 
mountain views.

 Identify ways to incorporate incremental changes along the 
Corridor.

Natural Resources
Protect and capitalize  on the parks and  natural resources.

 Reclaim the Big Thompson floodplain.

Cultural Resources
Preserve and increase the community’s cultural resources, including 
its historical heritage.

 Consider repurposing historic resources for active uses.
 Incorporate public art.

Plazas, Parks & Open Spaces
Include community gathering spaces and opportunities for passive and 
active recreation.

 Strengthen linkages among existing and future parks and open 
spaces.

Public Safety
Minimize conflicts among transportation modes and maintain Highway 

287’s capacity as an efficient route for emergency responders. 

WHAT WE’VE HEARD SO FAR
Public Engagement
Engage residents, business owners, and public officials in decision-
making to ensure the City maintains its commitment to the long-term 
vision.

 Encourage input on development proposals.
 Solidify the City’s commitment to change, as evidenced by 

Council’s initiation of this Plan.
 Foster community pride.

Regional Coordination
Coordinate implementation among City and County staff and elected 
officials, as well as economic development agencies and transportation 
organizations.

 Develop a 287 Working Group that will oversee plan 
implementation in the long-term.

 Abide by the inter-governmental agreement with Larimer County 
to annex, as appropriate, areas adjacent to the 287 Corridor.

Community Health
Accommodate healthy eating and active living via opportunities for 

urban agriculture, farmers’ markets, human-powered transportation, 

and recreational amenities.

Funding
Establish ongoing funding for Corridor improvements and maintenance. 

 Identify funding mechanisms to pay for public infrastructure.
 Purchase and consolidate parcels.
 Establish BID.
 Offer grants to businesses for façade improvements.

WHAT WE’VE HEARD SO FAR
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ISSUES & OPPORTUNITIES

Please add additional issues and opportunities:

CORRIDORS
North College Avenue: Fort Collins, CO

Euclid Avenue: Cleveland, OH

Quebec Street: Commerce City, CO

Kingshighway Boulevard: St. Louis, MO

2100 South: Salt Lake City, UT

Union Avenue: Pueblo, CO

7th Street: Grand Junction, CO

Nørrebrogade: Copenhagen, Denmark

Antonio Parkway: Ladera Ranch, CA

River Drive: Moline, IL

Broadway: Denver, CO

Speer Boulevard: Denver, CO

Federal Boulevard: Denver, CO

Main Street: Pueblo, CO

Harmony Road: Fort Collins, CO

Washington Avenue: Golden, CO

ADDITIONAL CORRIDORS
Please add any additional corridors that you feel would be useful 

to study:

COMMITTEES
Study Team 
Bethany Clark, Community & 
Strategic Planning

Karl Barton, Community & 
Strategic Planning

Greg George, Director of 
Development Services

Mike Scholl, Economic 
Development Manager

Alan Krcmarik, Executive Fiscal 
Advisor

Julie Trombley, GIS Support

Sean Kellar, Civil Engineer for 
Transportation Development 
Review

Melissa Morin, Civil Engineer for 
Water Resources

Brieana Reed-Harmel, Senior 
Electrical Engineer

Gary Havener, Director of Parks 
and Recreation

Kevin Gingery, Senior Civil 
Engineer for Stormwater

Karen Schneiders, CDOT

Matt Lafferty, Larimer County 
Planning

Advisory Committee
Rhys Christensen, RPC Properties/ 
Loveland Marketplace

Bruce Croissant, Transportation 
Advisory Board

Michele Forrest, Planning 
Commission

Nathan Klein, Loveland 
Commercial 

Mindy McCloughan, Loveland 
Chamber of Commerce

Adam Prior, Planning Commission

Don Roy, Blue Ribbon Auto

Dave Schneider, Uncle Sneedley’s 
Toy Shop/Goodies Auto/ Loveland 
Utility Commission

Rayno Seaser, The Egg & I

Matt Weakland, Loveland Garden 
Center

Jennifer Wheelock, Manor Ridge 
Estates 

David Young, Manor Ridge Estates
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2100 South (Sugarhouse District)

Street Scale
Landscape/Hardscape
Theming & Amenities

Land Use Character
Vehicular Convenience & Access

Pedestrian Experience
Bicyclist Experience

Transit Services & Facilities
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Favorite Street

2100 South, Salt Lake City, Utah
North College Avenue, Fort Collins, Colorado 
Kingshighway Boulevard, St. Louis, Missouri

Euclid Avenue, Cleveland, Ohio
Quebec Street, Commerce City, Colorado

0% 5% 10% 15% 20% 25% 30% 35% 40% 45%

After learning about each street, meeting attendees voted on 
their favorite one, and then chose which two characteristics, 
from the list below, made them prefer that particular street.

1. Street Scale

2. Landscape / Hardscape 

3. Theming & Amenities

4. Land Use Character

5. Vehicular Convenience & Access

6. Pedestrian Experience

7. Bicyclist Experience

8. Transit Service & Facilities

Among all respondents, 2100 South was the crowd favorite, 
followed closely by North College Avenue. Euclid Avenue and 
Kingshighway Boulevard tied for third place. Attendees selected 
2100 South for its pedestrian street scale and its theming and 
amenities. The landscape / hardscape was the most attractive 
feature of North College Avenue and Kingshighway Boulevard, 
while Euclid Avenue was popular for its transit services and 
facilities. Results charts are provided on the following pages. 
The results from the polling and discussion formed the basis for 
the overall vision and initial economic strategies for the Corridor.
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Euclid Avenue 

Street Scale
Landscape/Hardscape
Theming & Amenities

Land Use Character
Vehicular Convenience & Access

Pedestrian Experience
Bicyclist Experience

Transit Services & Facilities
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

North College Avenue

Street Scale
Landscape/Hardscape
Theming & Amenities

Land Use Character
Vehicular Convenience & Access

Pedestrian Experience
Bicyclist Experience

Transit Services & Facilities
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%

Kingshighway Boulevard

Street Scale
Landscape/Hardscape
Theming & Amenities

Land Use Character
Vehicular Convenience & Access

Pedestrian Experience
Bicyclist Experience

Transit Services & Facilities
0% 5% 10% 15% 20% 25% 30% 35% 40% 45% 50%
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INDIVIDUAL PROPERTY OWNER MEETINGS
OVERVIEW
Over the summer of 2014, City staff and consultants met with individual property owners to discuss both the Orchards and the Big 
Thompson catalyst sites. Over the course of the summer, 15 property and business owners attended these meetings with positive 
reaction to improvements along the Corridor.

A second set of individual property owner meetings were held just prior to each of the last set of public meetings on Wednesday, 
May 27th and Thursday, May 28th. In general, property owners were very supportive of the concepts and actions presented, 
including redeveloping the 29th Street commercial node, creating a river district, and improving multimodal accessibility.
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PUBLIC MEETING #2
OVERVIEW
On Sunday, September 28th, the City of Loveland initiated the 
second set of public meetings in association with the Loveland 
Farmers’ Market. This workshop was followed up with a second 
opportunity for comment at the Police Institute on Tuesday, 
October 7th. To encourage public participation, the City sent 
email invites to City staff, committees and the 287 email 
notification list; and mailed over 800 postcards to property and 
business owners. Over 100 people attended at least one of the 
two advertised workshops.

During each of the workshops, attendees were encouraged to 
review both opportunity maps for each zones of the Corridor, as 
well as economic strategies, action and sub-actions. Comments 
from these workshops helped to refine each of the sub-actions, 
and assisted the consultant team in the first prioritization 
exercise which defined the immediate action plan.   
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2 8 7
STRATEGICPLAN

L O V E L A N D

ZONE 1
PROBLEMS

 Large number of vacant businesses along 287 
from 37th to 65th create gaps in destinations.

 Strength of Longview/Midway employment 
node on north end is not being adequately 
leveraged to generate more growth.

ECONOMIC STRATEGY

Concentrate future commercial uses at 65th Street, and employment uses 
in Longview/Midway. Transition remaining corridor to community-oriented 
services and higher-density residential uses to create more coherent and 
better planned commercial nodes, and open vacant parcels to alternative 
development opportunities.

1.3 Continue to leverage the 
existing employment 
concentration to attract 
more business.

1.1 Update zoning code to 
encourage mixed use and 
residential development to 
support retail districts to 
the north and south.

1.2 Improve street section for 
multi-modal use. 

ACTIONS

Kroh Park

Wal-Mart

KrohKrohKrohKrohKrohKrohKrohKrohKrohKrohKrohK ParkParkParkParkParkParkParkParkParkParkParkPKKKKrohKroh Kroh Krohroh Kroh KroKKK ParPaPaParkParkParkParkParkParkPa kPaKroh Park

Church & 
School

School

School
Edmonson

Park

Future Higher-density, Mixed-use 
Master-planned Community

Longview Midway 
Industrial Park

0 Miles 0.25 0.5ZONE 1: 71ST STREET TO 37TH STREET

Retail / Service Employment

Area of Influence

Residential Civic Mixed UsePark / Natural Area

Corridor BoundaryCity Boundary Gateway
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L O V E L A N D

ZONE 2

2.6 Develop site design 
standards that promote 
pedestrian-oriented 
development.

2.4 Expand and diversify the 
mix of uses to create a 
mixed use activity center.

2.5 Commission a marketing 
study and plan to create a 
new brand for the area.

ACTIONS

ORCHARDS CATALYST CONCEPT

On-street Parking

Connect 
with Existing 
Neighborhoods

Improved Big 
Box Stores

Grocery 
Anchor

Improved 
Transit 
Center

Eliminate Triangle

Main Street Concept

Signature Entry

Drawing is conceptual and illustrates one of many possible futures.
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L O V E L A N D

ZONE 2
PROBLEMS

 29th to 33rd area is the most viable 
commercial node in the corridor but the quality 
of the retail store mix is declining.

 One dimensional shopping experience 
consisting primarily of neighborhood retail and 
service uses.

 Shopping centers are aging and in need of 
reinvestment.

 Current regulations promote incremental, 
piecemeal improvements and are discouraging 
reinvestment.

 Confusing circulation and access between 
district shopping centers.

ECONOMIC STRATEGY

Create a public/private development plan to revitalize and expand the 29th 
commercial node as a community shopping and entertainment destination 
for central and north Loveland.

2.3 Improve Dry Creek Bridge 
crossing to enhance 
pedestrian and bike 
access and imcrease flood 
capacity.

2.1 Develop a commercial 
district revitalization plan to 
assist key underperforming 
businesses.

2.2 Formalize the street 
network at Orchards Center 
and Loveland Marketplace 
to creat more commercial 
development sites, improve 
multi-modal access, and 
create a new entry.

ACTIONS
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2 8 7
STRATEGICPLAN

L O V E L A N D

ZONE 3
HIGHWAY 34 (EISENHOWER) CATALYST CONCEPT

Bow Tie 
Roundabout
(originally 
recommended by 
the City’s Public 
Works Department 
in 1997) Gateway Sculpture

Enhanced Landscape 
& Walks

Specialty Grocer

Washington Elm

Cleveland

Lincoln Hwy 34

Restaurants (Walgreens 
remains in interim)

Gateway Bridge

Drawing is conceptual and illustrates one of many possible futures.
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L O V E L A N D

ZONE 3
PROBLEMS

 An abundance of low value and 
underperforming auto-oriented uses.

 Numerous vacant businesses with substandard 
site dimensions and access for commercial 
uses.

 Poor pedestrian environment.

 Small, narrow frontages in separate ownership 
create too many drive access points.

ECONOMIC STRATEGY

Improve the couplet right of way to create more functional commercial 
sites and attract higher quality uses oriented to downtown and residents of 
surrounding neighborhoods.

3.3 Create a redevelopment 
plan for Hwy 34 & Hwy 
287 intersection as a key 
gateway into downtown, 
with intuitive wayfinding, 
and architecture and 
landscape enhancements. 

3.1 Improve the pedestrian 
environment and add bike 
lanes.

3.2 Update the zoning code and 
design standards to allow 
mixed use and residential 
development.

ACTIONS

8TH

Loveland Burial 
Park

Lake Loveland

Silver Lake

0 Miles 0.25 0.5ZONE 3: CEMETERY TO 8TH STREET

Mixed Use

Area of Influence Gateway

Residential Park / Natural Area

Corridor BoundaryCity Boundary

Catalyst
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2 8 7
STRATEGICPLAN

L O V E L A N D

ZONE 4
BIG THOMPSON CATALYST CONCEPT

Gateway Bridge
Hotel

Amphitheater Parking

Outdoor 
Wedding 
Venue

New, River-
Oriented Retail

New Destination/ 
Garden Area

River Walk w/ Shopping 
& Restaurants

Drawing is conceptual and illustrates one of many possible futures.
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L O V E L A N D

ZONE 4
PROBLEMS

 Underutilized and low value commercial & 
industrial uses.

 Flood hazard has limited reinvestment 
opportunities for certain properties.

 Too many drive access points.

 Higher value commercial frontage 
development potentials are compromised by 
county industrial uses to the east.

 Area development does not capitalize on 
proximity to the river.

ACTIONS

ECONOMIC STRATEGY

Create an enhanced river corridor with public spaces and amenities that will 
attract new commercial development and make existing properties more 
attractive.

4.3 Improve bridge across Big 
Thompson River to help 
mitigate flooding and create 
a southern gateway to 
downtown.

4.1 Mitigate the flood hazard. 4.2 Create an urban renewal 
plan to capitalize on flood 
mitigation and convert Hwy 
287 river crossing into a 
river district (i.e. Estes 
Park, Pueblo, Golden).

Big Thompso n River

Fairgrounds Park

Big Thompson 
Natural Area

Uses Reoriented 
to the River

Uses Reoriented 
to the River
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hhompomppsonpson phoBiBig ThBig Thg ThTho
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2 8 7
STRATEGICPLAN

L O V E L A N D

ZONE 5

5.3 Promote development of 
larger master planned 
neighborhoods.

PROBLEMS
 Sparsely developed with large vacant areas.

 Lack of coherent land use plan.

 County enclaves that disrupt land use pattern.

 Insufficient households to support new 
commercial uses currently.

 Lack of street network – no connectivity.

 Lack of infrastructure – utility constraints.

ACTIONS

ECONOMIC STRATEGY

Concentrate future commercial and employment opportunities and high 
density residential development at 14th Street/Hwy 402 while maintaining 
and expanding low and medium density residential uses to the south.

5.1 Modify future land use map 
and zoning to focus on low/
medium density residential 
development.

5.2 Create southern gateway 
into Loveland.

Eagle Crest 
Neighborhood

Loveland
Tech

Center

Belmire Nursery

Good Samaritan 
Village

ABC Storage

Garden
Center

Future Residential

Future Residential

Future Grocer

Eagle CrestEagle Crest gg egle eses
dddi hb heighborhooeighborhooNNN odNNNeighbobohbhbeiei hhhh

LovelandLovelandLovelandovov
TTechechTTTT

CenterCenterCenter

Belmire NurseBelmire NurseBelmire NurseBBe rrryyy

ananGood SamGood Saddoo ttararoo SSod Samaritanod Samaritan
VillVillageVillageVillaVilla

ABC StorageABC StorageABC Storage

GardenGarden
CenterCenterCenter

F t re ResidentialFuture ResidentialFuture Residential

F t R id ti lFuture ResidentialFuture Residential

Future GrocerFuture GrocerFuture Grocer

VALLEY VIEW

0 Miles 0.25 0.5ZONE 5: 14TH STREET (SH 402) TO 42ND STREET
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PUBLIC MEETING #3
OVERVIEW
On Wednesday, May 27th and Thursday, May 28th, the City of 
Loveland initiated the last set of public meetings at the Loveland 
Library and the Police Institute. To encourage public participation, 
the City sent email invites to City staff, committees and the 287 
email notification list; and mailed over 800 postcards to property 
and business owners. Meetings with property owners preceded 
each of the workshops, and altogether, approximately 40 people 
attended.

During the workshops, attendees were asked to offer comment 
and feedback on the final plan, focusing on the Immediate 
Action Plan, most recently developed. In general, workshop 
participants were very supportive of the concepts and actions 
presented, including redeveloping the 29th Street commercial 
node, creating a river district, and improving multimodal 
accessibility.



A-16  LOVELAND 287 STRATEGIC PLAN

This page intentionally blank.



B-1

STUDY AREA & AREA OF INFLUENCE 
Highway 287 covers approximately 8 miles within Loveland’s city limits. For the purposes of the Strategic Plan, the Study Area 
is divided into northern and southern portions and excludes Downtown Loveland. While this is the City’s first strategic plan for 
development along Highway 287, several other plans have been completed for Downtown including the Downtown Strategic Plan 
and Implementation Strategy and the Downtown Streets Master Plan. Rather than duplicate the efforts of these plans, this Strategic 
Plan focuses on Highway 287 north and south of Downtown.

The northern portion of the Study Area extends from 71st Street / County Road 30 to 8th Street, while the southern portion of the 
Study Area extends from SE 5th Street to SE 42nd Street / County Road 14. To the west and east of Highway 287, the northern 
and southern Study Areas capture adjacent commercial, industrial, and employment properties, as well as those areas deemed 
development reserves. In total, the Study Area measures 1,647 acres consisting of 1,107 parcels. An Area of Influence surrounds 
the Study Area and includes mostly residential properties up to ½ mile from Highway 287, which influence demand for Corridor 
businesses and employment opportunities and require adequate access to Corridor commerce.

EXISTING CONDITIONS
Mobility

Overview
Highway 287 is both a regional highway for intercity travel while also providing the most convenient route for north/south vehicle-
trips from one end of the City of Loveland to the other.  As a federal highway, its function has a higher level of importance than 
simply intra- and intercity connectivity – it can be used as an alternate route to I-25, connecting to Fort Collins, Denver and beyond, 
and it can also be used for large-scale emergency evacuation.  As such, Highway 287 will always have a high-level traffic mobility 
need and the flow of vehicles through the City of Loveland will always be a priority.

Although the design of US 287 varies significantly over its course through Loveland, it generally features 2 travel lanes in each 
direction, a median, and shoulders. At the northern and southern ends of the Corridor, US 287 is rural in character with rights of 
way over 130’, and in places, features a meandering sidewalk on the west detached at least 35’ from the road. Near the Orchards 
Shopping Center, a 110’ wide right of way accommodates three southbound travel lanes and four northbound lanes including left 
and right turn lanes and attached sidewalks. As it traverses through the heart of town, US 287 divides into a one-way couplet – 
Cleveland and Lincoln – with three travel lanes and sidewalks on both sides in an 80-foot cross section or less.

APPENDIX B: EXISTING CONDITIONS AND 
ECONOMIC ANALYSIS

B-1
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Current average daily traffic volumes on Highway 287 range 
from a low of 14,000 vehicles on the southern portion to a high 
of 28,000 vehicles near the Orchards Shopping Center. The City 
of Loveland 2035 Transportation Plan predicts that most of US 
287 will remain a 4-lane facility with traffic volume projections 
for the year 2035 ranging from about 38,000 vehicles per day 
near SE 14th Street to over 40,000 vehicles per day north of 
Garfield Avenue.  

Transit service in and through Loveland consists of the FLEX 
and the City of Loveland Transit (COLT). The FLEX is an intercity 
north/south regional bus route, governed by seven jurisdictions, 
that connects Regional Transportation District service along 287 
from Denver to Longmont and northward to Berthoud, Loveland, 
and Fort Collins. The COLT provides local and paratransit 
service within city boundaries. The COLT operates with 1-hour 
headways from 6:38am to 6:37pm Monday through Friday and 
on Saturdays from 8:48am to 5:37pm. The FLEX and the COLT 
serve two existing transit stations on US 287, including the 
North Transfer Station at Orchards Center at 29th Street and 
the South Transit Center at 8th Street. Many bus stops include 
benches and shelters, but several lack sidewalks connecting 
them to each other or nearby origins and destinations.

Pedestrian facilities along US 287 are intermittent and sometimes 
non-existent.  Long segments of US 287, particularly between 
SE 42nd Street and SE 14th Street, and about ¼ mile to the 
north and south of the 57th Avenue intersection, lack sidewalks. 
Comparably, bike lanes do not exist along any segment of US 
287.  There is some availability for bicyclists to use an existing 
shoulder, but these locations are intermittent and/or the shoulder 
area is less than ideal, narrowing to 4’ wide at times.  Bicyclists 
now must ride in or directly adjacent to a vehicle travel lane 
along US 287.  While this approach might be sufficient for the 
experienced bicyclist, casual bicyclists are likely avoiding US 
287 altogether, thereby seeking alternative routes with longer 
distances between origin and destination points.

The City of Loveland Bicycle and Pedestrian Plan proposes 
pedestrian and bicycle facility improvements as time and budget 
allows.  Specific to US 287, the Bicycle and Pedestrian Plan 
identifies the construction of new sidewalks to fill in existing 
travel gaps, and bike lanes along the entire length of US 287 
through the City.  East-west bicycle facilities are also planned 
that would cross US 287 and connect to existing or proposed 
recreational trails and activity centers.

Why It Matters
US 287 and Taft Avenue accommodate the majority of north/
south traffic through Loveland. Other north/south routes are 
hampered by geography and existing land uses and ownership. 
Lakes constrain east-west mobility forcing Eisenhower 
Boulevard and 14th Street to carry the majority of east-west 
traffic. A number of streets are currently experiencing significant 
congestion problems, including US 287 from the north end of 
the one-way couplet to 71st Street and numerous sections of 
Eisenhower Boulevard.

Highway 287 currently is not a well-balanced, multi-modal 
facility. A lack of pedestrian connectivity, including sidewalk 
gaps, disorients the pedestrian and requires pedestrians to walk 
on or near the road, which is unsafe. Alternatively, pedestrians 
must take longer, circuitous routes that impede walking and 
encourage driving. Similarly, the lack of bicycle facilities 
deters people from biking. Existing transit service has long 
headways, cuts off in the early evening, and isn’t offered on 
Sundays, which limits its viability as an alternative to driving. 
Unfortunately, improvements to the transit system are unlikely 
in the near future due to limited federal funding, a decline in the 
City’s general fund, and the lack of a regional transit authority, 
according to the 2035 Transportation Plan.

Investment in pedestrian and bicycle facilities, however, can 
often reap dividends. According to the Bicycle and Pedestrian 
Plan, “Investment in the bicycle and pedestrian system also 
improves the City’s economic vitality. The study, Estimating 
the Employment Impacts of Pedestrian, Bicycle, and Road 
Infrastructure, examined job creation data from 2008 provided 
by Baltimore, Maryland and found that pedestrian and bike 
infrastructure projects create 11 to 14 jobs per $1 million of 
spending, while road infrastructure initiatives created 7 jobs per 
$1 million of spending. The linkage between retaining young 
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professionals between 25 and 50, who are the primary income 
producers in a City, have an increased propensity to stay if there 
is a good bicycle and pedestrian system.”

Investment in transit infrastructure can also attract residents and 
stimulate economic development. In Cleveland, Ohio, the City 
spent $170 million redesigning Euclid Avenue with Bus Rapid 
Transit, bike lanes and wide sidewalks. Since its completion in 
2008, the BRT and associated improvements have garnered 
$4.3 billion in economic development and increased bus 
ridership by 54%.

What We’ve Heard

Vehicular Mobility
 The Corridor is good for moving cars, but not pedestrians 

or bicyclists.

 The Corridor suffers from a lack of grid connectivity and 
parallel north/south corridors should be identified. 

 Incorporate a roundabout at Orchard Shopping Center and 
Loveland Marketplace areas.

 Consider a road diet to slow down traffic through 
downtown.

 Create a central median with greenspace to allow for 
respite and more intuitive wayfinding (due to limited 
possible turn movements).

 Don’t create a raised median that limits business access.

 Address the surrounding grid (or lack of) in closing access 
(due to the lack of traditional grid connections).

 Adequately maintain any future improvements, including 
medians and landscaping, and provide a place to put 
snow.

Pedestrian Mobility
 Provide wide, detached sidewalks.

 Develop a pedestrian sidewalk / recreational trail between 
Big Thompson and Downtown.

 Minimize curb cuts to facilitate pedestrian mobility and 
lessen conflicts.

 Create a trail connecting the river to multifamily buildings 
north of SE 14th Street.

 Address access for people with special needs.

Bicycle Mobility
 Provide a bike lane on 287.

 Develop bike trails in the flood redevelopment area.

 Improve 402 bike accessibility to safely connect 
commuters to highway.

Mobility
 Provide bus pulloffs to prevent queuing of cars at bus 

stops.

 Consider BRT on 287.

 Connect transit to the Fort Collins BRT at Harmony; an 
aging population will depend on transit.

 Build on changing attitudes surrounding high-frequency 
bus systems; build on success of flex bus from Loveland 
to Fort Collins; I-25.

 Integrate the long-run buses and short-run buses within 
the same area; more flexible than rail.

 Design bus stations to brand the area and help with 
wayfinding.

 Increase transit ridership.

 Make multimodal connectivity obvious, compact and 
efficient; focus on all aspects of multimodal.

 Include rail transit in the center of the highway, like 
Albuquerque to Santa Fe – use this example to connect to 
Broomfield future development.

 Work with non-profits & for-profits to develop alternate 
ways to provide point-to-point transportation
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Zone 1 Existing Conditions. 37th Street to 71st Street

Zone 2. Cemetery to 23rd Street

Zone 2. 23rd Street to 37th Street

Zone 3. North of US 34

Zone 3. South of US 34
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Highlights & Conclusions
 Due to Highway 287’s role as the primary north-south transportation corridor in Loveland, the highway should accommodate 

pedestrians and bicyclists as conveniently as vehicular traffic.

 Pedestrian and bicyclist connectivity should extend from the Corridor into adjacent developments, including existing auto-
oriented shopping centers.

 Due to safety concerns, design elements such as protected bike lanes and sidewalks with landscaped buffers should be 
implemented along the Corridor.

 Demand for transit between Loveland and Fort Collins is rising. To capitalize on existing transit improvements in Fort Collins, 
Loveland should further invest in its transit system.

 Several studies have demonstrated that multi-modal mobility contributes to economic development.

Zone 4 Existing Conditions. 14th Street (SH 402) to Cleveland Avenue

Zone 5 Existing Conditions. 42nd Street to 14th Street (SH 402)
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Edge

Overview
Edge conditions along Highway 287 vary considerably. In general, north of 57th and south of 14th, the edge is suburban to rural 
in character with large swaths of undeveloped land affording wide-open views, including excellent westward mountain vistas. 
Landscaping in these less developed areas trends toward unmanicured, semi-natural areas and farmland with a scattering of trees. 
The northern and southern gateways are largely undeveloped and lack a sense of arrival to Loveland.

As these ends transition toward downtown, the streetscape becomes more urbanized and enclosed by development, consisting 
primarily of one- and two-story strip and pad business establishments set behind parking lots; a node of big boxes outlining large 
parking reservoirs between 29th and 37th streets; and older homes, converted residences, and businesses abutting Lincoln and 
Cleveland streets north and south of Downtown. The prevalence of street trees and the Glen Arbor Park, Loveland Burial Park, 
Fairgrounds Park, and the Big Thompson River add green relief to central portions of the Corridor. Unfortunately, the 287 bridge 
over the river fails to accentuate the greenway as a character–defining recreational amenity.

As mentioned in the previous Street overview, the pedestrian environment suffers from inconsistent conditions throughout the 
Corridor. Sidewalks vary from nonexistent or one-sided in the lesser-developed ends of the Corridor to attached and detached 
segments in between. In the center of the Corridor where sidewalks do exist, the frequency of curb cuts significantly interrupts the 
pedestrian environment.

Business access density issues are especially concentrated between SE 5th Street and SE 8th Street, as well as between East 
10th and East 16th streets on northbound Lincoln Ave. Within these areas, many businesses have multiple driveways causing the 
frequency of access points to exceed the number of establishments. Often, these access points are excessively wide curb cuts, 
leading to surface parking lots in front of buildings with no sidewalk. On the other hand, the majority of densely clustered residential 
access points on southbound Cleveland Avenue between Highway 34 and East 12th Street are provided off an alley behind the 
residence, or through shared driveways that access Highway 287, which helps mitigate the density of access points.

Other obstacles, like bus benches and utility poles in the pedestrian pathway further limit walkability and contribute to an inconsistent 
streetscape character. The utility poles also, along with numerous pole-mounted and monument signs, create visual clutter in the 
streetscape.  However, newer developments have provided incremental improvements to edge conditions, with detached sidewalks 
buffered by tree lawns, or attached sidewalks, and landscaping between the sidewalk and adjacent parking lot. The City has also 
begun adding wayfinding signage to the Corridor. Yet, street furnishings, like pedestrian lighting and banners, benches, and trash 
receptacles, are still lacking. Despite Glen Arbor Park, with a gazebo and sculpture, and the Indian sculpture in the island at the 
southern edge of the cemetery, the corridor lacks focal points that add visual interest to the streetscape and / or facilitate public 
gathering spaces.

Why It Matters
In general, the edge conditions along Highway 287 are not indicative of a high-quality commercial corridor that attracts businesses 
oriented toward multimodal streetscape activity. As regional businesses are lured toward Interstate 25, Highway 287 has the 
opportunity to redefine itself as a neighborhood-serving main street where people congregate not just for necessity, but because 
it’s a great place they want to visit. Downtown will always be the cultural heart and entertainment epicenter of Loveland, but the 
central portion of Highway 287 could be an extension of Downtown, with an enhanced identity where daily needs are met within a 
convenient and attractive atmosphere.
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Access control is an important component of improving edge 
conditions. The location and design of driveways and curb cuts 
impacts pedestrian and vehicular safety, streetscape activity, and 
the quality of adjacent development. The frequency of driveways 
and curb cuts allowing full-movement access along 287 slows 
throughput traffic while creating more opportunities for conflict. 
The CDOT US287 Access Control Plan for north of 29th Street 
recommends limiting the majority of full movement accesses 
to right-in, right-out or ¾ access allowing left turns into a site. 
Consolidating driveways and constructing medians would 
facilitate access control and improve edge conditions, while 
north / south alleys or access roads from streets intersecting 
Highway 287 could provide alternatives to access directly 
off the highway. Existing businesses may be concerned that 
limiting access will negatively impact their sales, but subsequent 
enhancements to the streetscape would likely increase activity 
in the corridor.

In many other cities striving to revitalize aging commercial 
corridors, publicly-funded streetscape enhancements are often 
implemented as a means to attract development. Improvements 
to the streetscape, including vehicular access control, consistent 
sidewalks, gateway enhancements, street furnishings, banners, 
wayfinding signage, public art, outdoor seating areas and 
gathering spaces, and landscaping, help brand roadways 
as vibrant and successful. Street trees, in particular, play 
an important role in increasing safety, sales, and home and 
business values.  

According to a 2006 study by Dan Burden, 22 Benefits of Urban 
Street Trees, properly placed and spaced street trees have 
been found to increase both motorized traffic and pedestrian 
safety. The study also indicates that treescaped streets increase 
business income by 12% while business and home values 
command up to $25,000 more than areas where street trees 
are nonexistent.

Aesthetic improvements make invested monies visible to 
passerby, and can subsequently affect and increase private 
investment. For example, Fort Collins, Colorado, spent millions 
enhancing edge conditions along North College Avenue, 
including drainage and floodplains improvements, which led to 
hundreds of millions in private development and redevelopment. 
In Pueblo, Colorado, the city revitalized the Arkansas River with 
an iconic bridge and riverwalk that has improved the city’s 
image and attracted new businesses.

What We’ve Heard

Streetscape
 Create a streetscape that is attractive, calming and inviting.

 Provide energy-efficient lighting to enhance pedestrian 
security and reduce light pollution.

 Clean up the visual clutter along the Corridor, including 
signage and overhead utilities.

 Incorporate consistent building setbacks and streetscape 
styles where possible.

Landscaping
 Include trees, grass and flowers to make the Corridor more 

attractive and memorable.

 Plant street trees to create a consistent street edge.

 Include landscaped medians.

 Utilize xeriscaping to minimize water needs.

 Remove curb cuts along the cemetery and put in a fence 
and pathways.
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Branding
 Extend and unify Loveland’s strong character and identity 

throughout 287.

 Incorporate Loveland’s sculptural/ art theming within 
medians and planting areas.

 Utilize banners and signage to create a consistent theme.

 Provide clear and readable signage.

 Implement a more formal gateway at 57th Street.

Parking
 Improve parking access at the Orchards Shopping Center.

 Consider a frontage road along portions of 287 to provide 
diagonal parking near businesses and housing.

 Designate allowable street parking spaces at 1032 N. 
Lincoln location.

Big Thompson River
 Provide parking, signage and maps along the Big 

Thompson recreational trail.

 Develop a new, enhanced bridge over the river and expand 
design elements along 287.

Highlights & Conclusions
 The Big Thompson River is a significant natural amenity 

that should be capitalized upon to stimulate redevelopment 
in the southern portion of the corridor.

 Due to parking lots along the street and wide building 
setbacks, much of Highway 287 lacks a well-defined edge.

 Due to frequent curb cuts providing access to businesses, 
there are numerous potential points of conflict between 
motorists and pedestrians, and the city should improve 
access control.

 The streetscape along much of Highway 287 is cluttered 
with utilities and signage while lacking street furnishings 
and landscaping that create identity and encourage activity.

 Streetscape enhancements are often among the first 
steps undertaken by cities attempting to revitalize aging 
commercial corridors.

Buildings

Overview
The Study Area is largely defined by commercial buildings, 
as Highway 287 has historically been oriented toward retail 
and service establishments serving the local and regional 
community. The majority of commercial buildings consist of 
small-scale, single-story structures, including free-standing 
buildings and strip centers. Several parcels have a floor area 
ratio less than 0.2, indicating that the lot size is at least five 
times the building square footage. Similarly, several parcels 
have a land value that exceeds the building value. Additionally, 
many parcels are vacant, or devoid of buildings. Outside the 
Study Area, in the Area of Influence, residential development 
predominates, consisting of mobile homes, single-family 
dwellings, apartments and condominiums. 

Building development within the Study Area, and throughout the 
City, is governed by the Loveland Zoning Code, which prescribes 
a variety of land uses within several defined zone districts. 
The Zoning Code contains site planning and landscaping 
requirements, as well as commercial and industrial architectural 
standards, which are intended to enhance the quality and 
compatibility of development.

About one-third of land in the Study Area, approximately 360 
acres, is zoned for developing business, the majority of which 
is in the northern portion. Per the Zoning Code, the developing 
business district “is intended to provide for auto-oriented and 
auto-dependent uses, primarily along established commercial 
corridors of the City.” The district requires buildings be set 
back at least 25’ from the street right-of-way and limits building 
height to 40’.

Another one-third of land is zoned for planned unit developments, 
particularly in the southern Study Area, and can be uniquely zoned 
to allow for flexible and innovative residential, commercial and 
industrial uses. Almost 16% of the land is zoned industrial, all of 
which is in the southern portion, and can accommodate jobs in 
manufacturing, warehousing and distribution, among other low-
intensity uses. Less than 10% is zoned for residential. About 5% 
is zoned for developing resources, which are only permitted by 
special review and include such uses as gardens and garden 
supply centers, parks, limestone extraction, drilling, and public 
utilities. Less than 1% is zoned for mixed-use development. 
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Since each zone district allows several uses, the Loveland Future Land Use Plan Map identifies which land uses are most desired in 
the long term and covers both developed and vacant parcels, and incorporated and unincorporated areas. Future commercial land 
uses, including community activity centers and corridor commercial, account for 40% of the Study Area and generally overlap the 
developing business, planned unit development, and industrial zone districts. Future employment uses account for just over 7% of 
the Study Area, located at the southern end of the Corridor. Future estate residential, and low, medium, and high-density residential 
uses represent 18% of the Study Area. 

The remaining 34% of the Study Area is designated for a future land use referred to as Fort Collins – Loveland Plan. This area 
extends generally north of 57th Street to 71st Street, much of which is in Larimer County. Land uses in this area are guided by The 
Plan for the Region Between Fort Collins and Loveland, which includes strategies to retain the area’s rural character and preserve 
open space.

The vast majority of land within the Study Area is privately owned and the only city-owned properties are a volunteer fire station and 
a sliver of land along the Big Thompson.  City properties within the Area of Influence include Fairgrounds Park, the Big Thompson 
greenway, the cemetery, and Kroh Park, which features soccer fields, baseball diamonds, a playground, and a pond. Several 
pockets of land in the Area of Influence remain unincorporated, including residential developments north and south of 57th Street, 
much of the land south of 14th Street, and land along the Big Thompson. The Big Thompson floodplain covers a large swath of land 
in the southern Study Area and includes several buildings that were damaged during flooding in September 2013.

Why It Matters
The distribution of commercial buildings and uses along much of the length of the 287 corridor affords adjacent residential 
neighborhoods the convenience of proximate goods and services. However, many of these uses are auto-oriented toward traffic 
along 287 and are not well-connected to the neighborhoods that abut them. Furthermore, many of the homes are located on cul-
de-sacs with fences running along their backyards, creating an additional barrier to easily accessing 287. Encouraging permeability 
between existing residences and businesses could stimulate activity in the corridor and redevelopment of underutilized parcels.

The fact that so many parcels have low floor area ratios and low building-to-land value ratios indicates a high potential for 
redevelopment. Unfortunately, existing zoning regulations encourage continuing the pattern of auto-oriented uses with wide setbacks 
between the street and buildings. The distance between buildings on either side of the street, combined with the majority of the 
buildings’ short stature, creates an inhuman scale that discourages pedestrian activity. While the City’s commercial and industrial 
architectural standards seek to elevate the quality of new buildings, the lack of pedestrian-oriented site development standards, 
such as zero setbacks, impedes transition of the corridor toward a more human scale.

The abundance of land zoned for planned unit developments also hinders revitalization of the 287 corridor. The inherent flexibility 
of PUDs reduces the predictability of future land uses, some of which may benefit revitalization more than others. The type and 
character of future development in unincorporated areas is also unknown, and out of city control. The City should aggressively 
pursue annexation of these lands to ensure their development complies with the City’s future land use plan, which may need to be 
updated. According to the future land use plan, one third of the Study Area should comply with The Plan for the Region Between 
Fort Collins and Loveland, which was originally adopted in 1995 and updated in 2005. However, in the last 10 years, it seems the 
goals for this area have shifted, as evidenced by the recent development of Wal-Mart and surrounding businesses.

The flood hazard along the Big Thompson is also an impediment to redevelopment of the corridor in the southern Study Area. As the 
City continues to repair areas damaged in the September 2013 flood, there’s a huge opportunity to improve flood control, expand 
the river greenway, enhance the bridge over the river, and reorient uses to this important natural amenity.
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What We’ve Heard

Zoning
 Identify development hurdles that are inherent within 

existing zoning regulations.

 Increase the flexibility of zoning regulations.

Design Standards
 Design standards should achieve development that is more 

appropriate for the Corridor without being more onerous 
for developers.

 Encourage building forward design, which is more 
aesthetic than parking lots that exist on 287.

 Consider setting back some buildings because the newer 
apartment buildings adjacent to the sidewalk are tall and 
overwhelming and it’s difficult to identify businesses that 
abut the sidewalk.

 Develop design standards for the streetscape.

Annexation
 Annex county land consistently, not on a piecemeal basis.

 Eliminate county enclaves within city boundaries.

Mixed Use
 Provide a mix of uses with high density residential in the 

areas north and southeast of Orchards that are currently 
designated as high density residential in the land use plan.

 Create a mixed use – residential and commercial – transit 
corridor.

Big Thompson River
 Implement more flood control on the Big Thompson River.

 Fix flooding problems: raise the bridge and widen the river 
channel. 

 Enhance the bridge over the Big Thompson River and 
include a sign with the river’s name.

 Expand the greenway along the river.

 Provide access and parking near recreational areas and 
trails along the Big Thompson River.

Highlights & Conclusions
 Although the corridor contains a healthy mix of uses, the 

connections among them need to be strengthened to make 
it more convenient for residents and employees to support 
corridor businesses.

 The City should update its zoning code and develop 
appropriate site development and streetscape standards 
to promote a human-scale built environment that balances 
various uses and modes of transportation.

 The City should annex unincorporated lands to ensure their 
use and development are consistent with the City’s vision 
for the 287 Corridor.

 Flood hazard mitigation along the Big Thompson River 
presents an excellent opportunity to achieve multiple 
objectives that would contribute to corridor redevelopment.
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Economic Development

Overview 
Total employment in the City of Loveland in 2011 was 29,423 jobs. Over 20 percent of the total jobs within Loveland are located 
within the Study Area along Highway 287.  The largest industries in Loveland are Health Care and Social Assistance, Retail 
Trade, Manufacturing, Accommodation and Food Services, and Professional Technical Services, as shown in Table 1. Much of the 
employment along the 287 Corridor falls within these industries, specifically Health Care and Social Assistance, which accounts 
for 18 percent of existing jobs along the corridor. Retail trade and accommodation and food service account for over 25 percent of 
employment within the Study Area collectively. 

Table 1. City of Loveland and 287 Corridor Major Industries

City of Loveland Industry % of Jobs 287 Corridor Industry % of Jobs

Health Care and Social 
Assistance

14.6% Health Care and Social 
Assistance

18.0%

Retail Trade 12.0% Retail Trade 15.5%
Manufacturing 10.3% Manufacturing 12.1%
Accommodation and Food 
Service

9.1% Accommodation and Food 
Service

10.8%

Professional, Scientific, and 
Technical Services

7.6% Professional, Scientific, and 
Technical Services

7.4%

Retail Development

There is approximately 1.4 million square feet of retail space within the Study Area, which is over 20 percent of the retail space in 
the City. The majority of the retail space is community and neighborhood retail space. Most of Loveland’s regionally oriented retail 
uses are located along I-25. 

The retail space along the 287 Corridor is mostly occupied with a vacancy rate of only 4.3 percent but leases at rates less than 
the City average, which may be due largely to the older age of retail space.   The northern segment of the Study Area has the vast 
majority of the retail space centered on two major retail nodes at 29th Street and 65th Street. The 29th Street node is anchored 
by Loveland Marketplace, including Hobby Lobby, and the Orchards Shopping Center, which includes King Soopers, Office Depot, 
Jax Outdoor Gear, and Ace Hardware. The 65th Street node is anchored by a new 200,000 square foot Wal-Mart Supercenter. The 
65th Street retail node was built prior to the economic recession of 2009 and 2010 and was likely planned to serve new residents 
of northern Loveland and southern Fort Collins. The southern segment of the Study Area has a minimal amount of retail space and 
no major retailers. 

Retailers along the northern segment of the Study Area serve a trade area that includes the majority of residents in Loveland north 
of US-34 and west of Boyd Lake.  The northern segment retailers account for 40 percent of sales within this trade area.  For most 
major store categories, store sales in the trade area are higher than resident expenditure potential, which indicates that the stores 
attract shoppers from outside the trade area, as shown in Figure 1. There is currently unmet demand for grocery stores within the 
northern segment. The trade area is estimated to grow by 4,000 households in the next 10 years which will produce demand for a 
new grocery anchored neighborhood shopping center with size of 100,000 to 200,000 square feet. The existing King Soopers store 
is being expanded and will absorb some of this unmet demand. The new demand from future growth can likely be accommodated 
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within the two existing nodes along the northern segment either through redevelopment of older space at 29th Street or more likely 
through new development at the 65th Street node. 

Figure 1. Northern Segment Expected Sales versus Actual Sales

The trade area for the southern segment of the Study Area has a relatively small number of households within it and only supports 
demand for locally serving retailers. Residents of the southern portion of Loveland are served mainly by the Thompson Valley 
Town Center, which is anchored by King Soopers. This center attracts sales from outside the southern portion of the City. Future 
demand for retail along the southern segment of the 287 Corridor is limited based on the expected population growth for the area, 
which is for predominately low density rural residential development and limited by large areas of open space lands. There is long 
term potential for a future neighborhood retail center if housing growth in this area of town is significant enough to support it. The 
intersection of Highway 287 and Highway 402 is planned for in the South Village PUD as a future mixed use development with 35 
acres of neighborhood commercial land, which should absorb the retail demand from future growth. 

Office Development
The Study Area has 380,000 square feet of office space along it, which is mostly service office space with tenants such as banks, 
real estate offices, and insurance companies. The office space along the Corridor leases at an average of $14.62 per square foot 
which is nearly five dollars less than the City average. Vacancy rates for office space are high with nearly 20 percent of office space 
currently vacant.  Office demand along the corridor is limited only to service oriented office space users and there is a currently 
an oversupply of space. Future demand will be dependent on future demand for retail along the corridor and will occupy a small 
portion of the future retail space. 

Industrial Development
There is a significant amount of industrial and flex space within the Study Area, totaling 946,000 square feet.  The industrial space 

   .etar ycnacav wol ylevitaler a sah dna egareva ytiC eht dnuora si hcihw toof rep 37.7$ fo egareva na rof stner aerA ydutS eht ni
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On the northern end of the Highway 287 Corridor, north of 65th 
Street, a new business park is being developed with flex office/
industrial space. This business location is optimal for business 
and commercial service uses serving the Loveland/Fort Collins 
market. 

There is a collection of industrial buildings along the southern 
segment of 287, just south of downtown. Many of these 
buildings were built when they were a part of unincorporated 
Larimer County. The future demand for these spaces depends 
largely on the uses the City decides to allow south of downtown 
and along the Big Thompson River corridor. The majority of the 
existing space in the southern segment is old and outdated. The 
industrial space in this area could serve emerging manufacturing 
and industrial oriented companies in Loveland but would require 
reinvestment from future tenants/owners. Also, industrial space 
in this area may not support the activity occurring downtown 
and may need to be planned for uses that could be driven by 
downtown activity. There is demand for industrial space in 
Loveland and along the corridor, but the continued presence of 
industrial space in some portions of the corridor may not match 
the future vision and economic opportunities for portions of the 
corridor. 

The future land use recommendations differ for the south and 
north segments of the corridor.  Limited areas along the northern 
segment of the Study Area with industrial and flex spaces should 
be encouraged where industrial space is currently in demand. 
The industrial spaces along the southern segment may have 
served their useful life and should be planned for other uses. 

Why it Matters 
The 287 Highway Corridor has traditionally been the business 
corridor in Loveland, anchored by Downtown. In recent 
decades, development and economic activity has migrated 
east to I-25 and along US 34. The majority of recent economic 
activity has occurred along I-25 including the development 
of the new Poudre Valley Hospital, Centerra development, the 
Larimer County Fairgrounds and Budweiser Event Center, and 
the expansion of the activity at the Fort Collins/Loveland Airport. 
These recent projects have shifted the economic role of the 
287 Corridor within Loveland. The 287 Corridor, along with US-
34, now primarily serves as the everyday retail, service and 
entertainment locations for the majority of Loveland residents. 

The Corridor has the potential to function better as an everyday 
commercial center for the City if the corridor is better organized 
within defined areas, as well as, oriented and connected to the 
surrounding neighborhoods instead of the regional automobile 
traffic that has traditionally driven its growth. 

Loveland has targeted economic development industries which 
include creative and innovation industries, arts and culture, 
clean energy, health care, aerospace/aviation, and bio-science.  
There are areas within Loveland that are well positioned to 
attract businesses in these industries. Understanding the 287 
Corridor’s strengths in context with the City’s target industries 
and other economic opportunities is essential to guiding its 
future development and redevelopment. The 287 Corridor 
needs to position itself to serve as the service, commerce, and 
entertainment spine of the community anchored by the existing 
retail nodes along the corridor and downtown. The corridor and 
downtown are positioned to attract business within the City’s 
targeted industries, specifically businesses in the creative and 
innovation industries, arts and culture, and health care services, 
as well as retail, food and beverage and entertainment uses.

What We’ve Heard 

Image
 If public safety and aesthetics are improved, economic 

development will improve.

 Encourage activity along the corridor.

 Work with private enterprise to update and maintain 
commercial infrastructure.

 Identify an approach to dealing with abandoned properties.

Mobility
 Capitalize on the traffic volume of 20,000 vehicles per day.

 Incorporate bike lanes on 287 to enhance economic 
development.

Development Intensity
 Identify appropriate areas to rezone for increased density.

 Discourage development of single-family housing along 
the corridor while incentivizing development of high-
density housing.
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Market
 Capitalize on businesses that work in Loveland and Fort 

Collins.

 Enhance east-west economic connections.

 Redevelop Buchanan and 29th as a commercial hub.

Incentivizing Development
 City should initiate change along the Corridor and not wait 

for developers.

 Provide a streamlined development review process.

 Create an Urban Renewal Authority or Downtown 
Development Authority in order to promote development 
with tax increment financing.

 Fund infrastructure improvements through the City fund.

 Assemble properties to make sites more attractive for 
development as many properties are too narrow and too 
shallow to accommodate new development.

 Offset costs of development/redevelopment – there is 
interest for developing within the corridor, but the costs 
to bring some properties up to current standards are too 
high.

Utilities
 Identify clear districts and policies for the provision of 

future water and sewer services.

Highlights & Conclusions
 As regional retailers continue to be drawn to I-25, the 

287 Corridor should focus on maintaining and attracting 
community serving retail uses, with particular emphasis 
on enhancing the existing commercial nodes at 29th and 
65th streets.

 To make the 29th and 65th street shopping centers more 
accessible and successful, local connectivity should 
be enhanced from residential neighborhoods along the 
corridor.

 Due to demand for a grocer in the northern section 
of the Study Area, the City should identify and market 
opportunities within the 29th or 65th street centers.

 The prevalence of outdated industrial and flex space 
south of downtown is unlikely to serve the needs of new 
industrial users and may be incompatible with future 
downtown development, so the City should plan for 
transition in the area.
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Land Use, North Zoning, North
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Vacant Parcels, North Underutilized Parcels, North
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Employees, North Shopping Centers, North
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Hydrology, North Signage, North
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Vehicular Accidents, NorthAccess, North
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Overhead Utilities, NorthBus Stops, North
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Land Use, South Zoning, South
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Vacant Parcels, South Underutilized Parcels, South
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Employees per Employer, South Shopping Centers, South



C-12  LOVELAND 287 STRATEGIC PLAN

Hydrology, South Signage, South
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Access, South Vehicular Accidents, South
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Bus Stops, South Overhead Utilities, South
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