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Adjacent Property Owner Notification

«Owner_Name_1»
«Address»

«City», «State» «Zipcode»
100.803300.549110

NOTICE OF VARIANCE REQUEST

October 28, 2022

The purpose of this letter is to inform you of a request for a variance from the City
of Fort Collins Land Use Code.

As part of the procedure for a person requesting a variance of the Land Use Code,
that is reviewed and approved by the Community Development and Neighborhood
Services (CDNS) Director, nearby residents and property owners are notified two
weeks prior to a decision. The CDNS Director has been established to hear certain
cases, where: (1) by reason of exceptional situations or circumstances, the strict
application of the regulation would result in peculiar and practical difficulties or
exceptional undue hardship upon the owner of such property; (2) the proposal will
promote the general purpose of the standard for which the variance is requested
equally well or better than would a proposal which complies with the standard for
which the variance is requested; or (3) the proposal will not diverge from the
standards of the Land Use Code except in nominal, inconsequential way when
considered in the context of the neighborhood, provided that the granting of a
variance would not result in a substantial detriment to the public good.

As an adjacent property owner, your input would be appropriate in the
consideration of this variance request.

Those interested in providing feedback or have questions of the variance request
may contact City staff member Noah Beals at nbeals@fcgov.com.

The Application for the Variance Request will be available for viewing at:
http://www.fcgov.com/cityclerk/zoning-appeals.php.

If you are disabled and need assistance to participate, please call (970) 221-6760.

If you have any questions, feel free to contact the following.

Noah Beals

Senior City Planner-Zoning
970-416-2313

NOTICE OF VARIANCE REQUEST
This type of variance request is
reviewed and approved by the
Community Development and
Neighborhood Services Director.
There will not be a public hearing.

REQUEST INFORMATION
Appeal: ZBA220030

Address: 1025 Sailors Reef
Owner/Petitioner: Elaine & Dennis
Edwards

Zoning District: R-L

Code Section: 4.4(D)(2)(c)

PROPOSAL DESCRIPTION:
This is a request to encroach 1 foot into
the 12-foot rear setbhack.

The City of Fort Collins will make reasonable accommodations for access to City services, programs, and activities and will make special communication arrangements for persons

with disabilities. Auxiliary aids and services are available for persons with disabilities. V/ TDD: Dial 711 for Relay Colorado.

Esta es una notificacion sobre la reunion de su vecindario o sobre una audiencia publica sobre el desarrollo o proyecto en la propiedad cerca de donde usted es el duefio de
propiedad. Si usted desea que esta notificacion sea traducida al espasiol sin costo alguno, favor enviar un correo electronico en espafiol a la siguiente direccion

electrénica: translate@fcgov.com.
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The Land Use Review Commission has been granted the authority to approve variances from the requirements
of Articles 3 and 4 of the Land Use Code. The Land Use Review Commission shall not authorize any use in a zoning
district other than those uses which are specifically permitted in the zoning district. The Commission may grant
variances where it finds that the modification of the standard would not be detrimental to the public good.
Additionally, the variance request must meet at least one of the following justification reasons:

(1) by reason of exceptional physical conditions or other extraordinary and exceptional situations unique to
the property, including, but not limited to physical conditions such as exceptional narrowness,
. shallowness, or topography, the strict application of the code requirements would result in unusual and
- exceptional practical difficulties or undue hardship upon the occupant/applicant of the property, provided
" that such difficulties or hardship are not caused by an act or omission of the occupant/applicant (i.e. not
self-imposed);

(2) the proposal will promote the general purpose of the standard for which the variance is requested
equally weil or better than would a proposal which complies with the standard for which the variance is
requested; - '

(3) the proposal will not diverge from the Land Use Code standards except in a nominal, inconsequential
way when considered in the context of the neighborhood.

This application is only for a variance to the Land Use Code. Building Code requirements will be determined
and reviewed by the Building Department separately. When a building or sign permit is required for any work
for which a variance has been granted, the permit must be obtained within 6 months of the date that the
variance was granted.

However, for good cause shown by the applicant, the Land Use Review Commission may consider a one-time 6 month
extension if reasonable and necessary under the facts and circumstances of the case. An extension request must be
submitted before 6 months from the date that the variance was granted has lapsed.

Petitioner or Petitioner’s Representative must be present at the meeting

Location: VIRTUAL ONLY via Zoom
(instructions will be emailed to the applicant the Friday or Monday prior to the hearing)

Date: Second Thursday of the month Time: 8:30 a.m.
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Elaine and Dennis Edwards (the applicants) would like to build a second floor addition
over the existing master bedroom of their house at 1025 Sailors Reef, Fort Collins, CO
80525. The second floor addition would add approximately 460 square feet of living
space as well as a walk-out second floor deck. The second floor addition and walk-out
deck would allow a view, over the Warren Lake berm and make Warren Lake visible.
Also, the deck would provide views of the Front Range mountains to include
unobstructed views of Longs Peak and Mount Meeker.

The second floor addition and walk-out deck is designed to be totally within the existing
footprint of the house. The architect, Sean Tomlinson of Tomlinson Designs
Incorporated, was aware of an unapproved building permit application that the
applicants submitted in June of 2021. This application for an addition and walk-out deck
is the response to the unapproved building permit

This recent photo shows the view, looking southwest, from ground level at the site of the
proposed addition and walk-out deck. From the photos, one can see from ground level,
a viewer sees only the side of the berm that forms the north shore of Warren Lake. Also
from the photos, one sees that trees that appear on the Landscape Plan from 2002
(attached) have been removed. All of the cottonwood and birch trees between the
homes (1001 - 1049 Sailors Reef) and the Warren Lake berm were removed in year
2014.

This recent photo shows the view looking southwest, from the deck located at 1029
Sailors Reef, approximately 35-feet to the east, of the applicants’ proposed second floor



addition. This photo shows that a second floor addition and walk-out deck would have
an unobstructed view of Warren Lake and the Front Range mountains.

The Jamestown HOA has approved the second floor addition and walk-out deck. The
Jamestown HOA Architecture Control Committee (ACC) was extremely impressed with
the Tomlinson design of the addition and walk-out deck. The ACC’s opinion was that the
Tomlinson design was well thought out, professionally planned and fits the existing flow
of the roofline in the Jamestown HOA. “The proposal will not diverge from the Land Use
Code standards except in a nominal, inconsequential way when considered in the
context of the neighborhood.”

As required for HOA approval, neighbors on either side of the applicants’ property have
been contacted and have no objections to the construction of the second floor addition
and walk-out deck.
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BUILDING ENVELOPE NOTES

TYPICAL ROOF SYSTEM

+ PE. TRUSSES, RE: STRUCT

+ 2x RAFTERS, RE: STRUCT

+ ATTIC INSULATION (PER CODE)
+ ROOF SHEATHING, RE: STRUCT

OVERHANGS AND VALLEYS
+ ASPHALT SHINGLE ROOF (NSTALL PER
MANUFACTURER SPECIFICATIONS)

TYPICAL FASCIA/SOFFIT SYSTEM

+ SEAMLESS CONT, GUTTER ¢
DONNSPOUTS

+ DRIP EDGE MATCH FASCIA COLOR

+ MATCH (E) FASCIA, RE: EXTERIOR
ELEVATIONS

+ MATCH (E) SOFFTT ¢ FRAMNG

+ MATCH (E) SOFFIT BOARD UNO.

TYPICAL FOUNDATION WALL
+ FINISH SIDING, SEE ELEVATIONS FOR
TYPE ¢ LOCATION
+ DAMPROOFING
CONC FND MALL (RE: STRUCT)
+ BELOW GRADE WALL NSULATION (PER

copE
+ NTERIOR FINISH, TED

TYPICAL WALL SYSTEM
* MATCH (E) FINISH SIDING, SEE
ELEVATIONS FOR TYPE § LOCATION
* BULDING ARAP
*+ WALL SHEATHING, RE: STRUC
* 2x6 STUDS, RE: STRUCT r—'aR SPACNG.
* WALL INSULATION (PER CODE)
+ VAPOR BARRIER
+ 1/2" GYPSUM BOARD
« INSULATION (PER CODE) OVER CONC
INALLS (UNFINISHED LONER LEVEL)

YPICAL FLOOR SYS
« FINSH FLOORNG (TBD)
LOOR SHEATHING (RE: STRUCT)
+ FLOOR JOISTS (RE: STRUCT)
+ RIM INSULATION (PER CODE)

TYPICAL SLAB SYSTEM
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INTERIOR FINISHES
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SUPPLER: Cabinet ¢ Cabinet warduare: Miarc, Are Kiausner, T10-674-0841 ext. 106, ameemiarc.com
SUPPLER. Courter. Stoneuorks, Sarah MCPhas, TI0—445-1942 ext. 2, sarnestoneworksof oiorado com
SUPPLER. Tl Derorge Designs, Kelsey Herk, T10-420-1001, kelsegherk okh-designe.com
SUPPLIER. Nood: Select Mood Fioors, Jay JanicK), T10-566-0572, jajeselectfioors com
Lighting Fixture Schedule
Type | Count Family a Manufacturer | Model Lamp Comments
ourlight, Recessed TBD TED 8D
right, Recessed TED 5D TED
rlight, Recessed TED 5D 5D
i eiling, Plish Mount: M1 TBD B0 B0
EZ] once. Variby Mester Bath TBD D TBD
Gl olatue: 160 DS/ Solatube | 160 Ds/n LED
Erandtota T
ELECTRICAL / LIGHTING LEGEND
¢ masconce ®  oumer
O CELNG MONTED Por  GROND FAULT
LiHT INTERRUPT OUTLET
& FENDANT/HANGING SURFACE MOUNTED OUTLET
LiGHT
LIGHT STCH
] RECESS CAN w/ TRM
5 THREE WAY LIGHT SWTCH
o1 epoTLiGHT
S FoR Y LiGHT SWTCH <
cLoseT Lokt 3 . SN S
- -

STRIP OR TRACK LIGHT
TIMMER LIGHT SITCH

EXHAUST FAN
CONTROL BOX SNTCH
SMOKE/CO DETECTOR
TELEPHONE OUTLET
CABLE/SATELLITE OUTLET
CEILNG FAN

Bl DATA/ETHERNET OUTLET

NOTE: ELECTRICAL ROUGH-IN NALK THRU w/ OANER,
AD DESENER HALL DETERMIE FIAL LOCATION AND GUANTTY OF
AL LIGHT FIXTURES, SNTCHES (AND TYPE), AND SPECIAL OUTLETS,
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1. DO NOT SCALE DRANNGS. FIELD VARIFY ALL DIMENSIONS. NOTIFY
DESIGNER MMEDIATELY AHEN DISCREPANCIES ARE DISCOVERED.

2 NTERIOR DMENSIONS ARE FROM FACE OF STID, TACE
CRETE. MRS DMENSONS & NOTED
AR BMENSIoN 5 76 P P

3,PROVIDE BLOCKING AT AL ACGESSORIES (GRAD BARS, ETC.)
JVERE REGURED NALL HINS CAMNETS, AND TV
VONTNG BRAcET

4.1T 15 THE RESPONSIBILITY OF THE MECHANICAL, ELECTRICAL, AND
PLUMBING SUBCONTRACTORS TO REVIEN ALL OF THE DRANNGS.
FOR WNORK UNDER THEIR RESPECTIVE CON

5. ONLY LIFE/SAFETY/WELLFARE ELECTRICAL ITEMS SHOAN FOR
PERMT PURPOSES. ALL OTHER ELECTRICAL SHALL COMPLY WTH
LOCAL CODE/ZONNG AND SHALL BE CHOSEN BY ONNER, DESIGNER,
AND ELECTRICAL CONTRACTOR.

&. EXTERIOR LIGHTING TO BE DONE BY CODE AT EACH EXTERIOR EXIT,

7. REVIEW ALL INTERIOR AND EXTERIOR ELEVATIONS FOR LIGHT
MOUNTING HEIGHTS.

5. CONFIRM ALL USB OUTLETS AND LOCATIONS AT ELECTRICAL
WALKTHRU
9 CONFIRM ALL NON LIGHTING SYSTEM DIMMER SNTCHES AT
ECTRICAL NALKTHRU

10. CONFIRM ALL FINAL PENDANT/TRACK HANGING
HEIGHTS/CONFIGURATIONS 1/ ONNER AND DESIGNER.

1. DO NOT SCALE DRANNGS. FIELD VARIFY ALL DIMENSIONS. NOTIFY
DESIGNER MMEDIATELY AHEN DISCREPANCIES ARE DISCOVERED.

2. INTERIOR DIMENSIONS ARE FROM FACE OF STUD, F
VACONRY, O PACE OF CONCRETE. WetRE DMENGINS & NOTED
LEAR’, DIMENSION 15 TO FINAL FINSH.

3,PROVIDE BLOCKING AT AL ACGESSORIES (GRAD BARS, ETC.)
JVERE REGURED. NALL HINS CAMNETS, AND TV
VONTNG BRAcT

4.1T 15 THE RESPONSIBILITY OF THE MECHANICAL, ELECTRICAL, AND
PLUMBING SUBCONTRACTORS TO REVIEN ALL OF THE DRANNGS,

INORK UNDER THER RESFECTIVE CONTRACTS.

5. ALL CLOSETS TO BE REVIEAED ON SITE w/ OANER, CONTRACTOR,
AND DESIGNER FOR SHELVING AND HANGING DETALLS,

ALL GLASS SHONER DOOR/WALL SYSTEMS TO BE CONFIRMED W/
INTERIOR DESIGNER BEFORE ORDERNG AND INSTALL.

7. PANT COLORS/SELECTIONS TO BE CONFIRMED ON SITE w/ COLOR
SPECIALIST, DESIGNER, OANER, AND CONTRACTOR BEFORE
YWALL TEXTURE 15 FINISHED.

5. CONFIRM PLACEMENT OF ALL PLUMBING/BATHROOM FIXTURE
ACCESSORES ON SITE w/ INTERIOR DESIGNER, OANER, AND
CONTRACTOR.

Geng
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Scale: 3/8" = 1-0"

@ Upper Level Finish Plan

Scale: 1/4" = 1-0"

OVERALL FINISH NOTES

1. DOORS ¢ DOOR HARNARE: MATCH (E)

2. DECK MEMBRANE FINSH: TBD
3. DECK SOFFIT: T4G CEDAR, STANED TBD
4. MIRRORS ¢ GLASS: RE: INTERIOR ELEVATIONS.

5. PANT: MATCH (E) KITCHEN NALL COLOR (BEHR
INHITE CLAY T20C-1, CONFIRM W/ HOMEOMNER)

6. PLLUMBING: RE: PLUMBING BID

7. RALING: HORIZONTAL 1/2" DIA w/ 2 TUBE TOP AND
BALUSTERS, FOADER COAT TO MATCH (E) ANDONS

8. TIRM § CASING: MATCH (E)

(E) Bedroom

\

AL DRAWINGS, SPECIFICATIONS,

PLANS, IDEAS, ARRAY

AN DLSIGNS REPRESENTED OR

REFERRED TO ARE THE PROPERTY

OF AND OWNED BY TOMLINSON

DESIGNS, INC. WHETHER

PROIECT FOR WHICH THEY ARE

MADE IS EXECUTED OR NOT. THEY

WERE CREATED, EVOLVE

DEVELOPED AND paonucsn FOR

THE SOLE USE Of

CONNECTION Wt Tias PROJECT

AND NONE OF THE ABOVE MAY BE

DISCLOSED OR GIVEN TO OR USED
RSON, FIRM, OR

CORPORATION FORANY USE OR

PURPOSE WHATSOEVER

INCLUDING ANY OTHER PROJECT,

EXCEPT UPON WRITTEN

PERMISSION OF TOMLINSON

DESIGNS, INC.

COPYRIGHT 2020

‘TOMLINSON DESIGNS, INC.

Struct Backgrounds

NOT FOR
CONSTRUCTION
06/02/2022

tomlinson
designs, inc.

Tomlinson Designs, Inc.
141, College Ave, Ste 102

Fort Colins, Colorado 60524

$1037120665 phone

866.363.5225 1

Info@orinsendesigs.com
www.tomlinsondesigns.com
I
PROJECT: 2119
DRAWN BY: ST

CHECKED BY: ST

|- SOFFIT ABOVE VANITY
FOR MNISPLIT UNT TO

RECESS INTO WALL.

T 0 12 @

= LINE TYPE LEGEND

H

(E) AL

= 3 DEMO(B)MALL

T
L ,wmig,.‘izfﬂ — — — DEMO(E)OTHER
I R -

NEW WAL

Covered Deck
| 2011

—
V DIAGONAL
HATCHED AREAS
/| NoTENo rose
A

DONE IN THIS SPACE

-0

D Upper Level RCP
Scale: /4 -

ISSUE DATE: 06/02/2022

REVISIONS:

NO.  DESCRIPTION DATE

Edwards
Residence

1025 Sailors Reef

Fort Collins, CO 80525
I
Finish Plan, RCP,
Interior
Elevations, &
Schedules

A-6.1

SHEET




908

N=7

APPROVED &Y THE CITY COUNCIL
OF =CRT COLLINS, COLORADO ON
Qeail 2% 1979

e D Lot
CITY CLERK _

LAHD USE FREAKDOWNM
| SITE DATA

TOTAL  AEEs 9 Acces

HO oF UITS o4 um-re. = G4 uuTS/aczE
FAECEL  zize TDOWNHosE - 2850 e FT
PARCEL SizE- FouiLPLr.mcs'l 4 - %50 aaT
ZTOTAL OFEMW SPACE

ACTNE OPEI SPACE. o meTeS = 16V 1.5 AcEES TER
ROW =Prc= .G sceeS
espuse SPEn L2 ~cees
1% o & ~cCES

ToYA_ 4| ~ecrS < 4% 2% mcees zea

2 COVERAGE

LTS S4B ACrES = 54%
R oW 172 aczEs= (5%
OFEN BPACE 27 ACCES = 28%
COMMERC AL Brscees= 2%
oA 29 sceEes =00

4 BUILDILG ENVELOPES

GEUERAL ENVELOPES ~RE =HOwH ou ©TE FLAN
FOR ZPECIFIC DIMELSIONS TEE STE CEVELOPM=UT
AUTERNATIVES - 5-EE] &

WARREN SHORES
IRST- Fll

F=—====—

‘g

~—N———

LOMINATPANIUE. CHATGE. APPZO/D 1D Atows ZNO FLos@.

Aoomwd rv&nsm&- s:wq,-—m.ua’ BUELL/ING LUMIT Foa—

Ac ToTh o
E&‘(xmL | %0.21 MIKE luowin

‘e
U \-x\) \"W’\ SeAe

«r!,‘ ,“‘,\,v Q\N.

0 \
9 (o, v
She /E3

1 S el
TS o LDk P

oW AR Yo LR

v e ,;,\L_d s ans e TL'!:"D"‘“ FT.COLUINS COLORADO
v,

T acREs cross T 9o
‘b‘-u_ac%%.l 81560255
TlAL ALowWaBLE FLeoa sres © 3% 116, 740
ERE 56 @ (0O Fesen = 24p00f
& Uf ® 2ootoch = Bl
RAClAL = 3
352

'SITE PLAN

GENERAL NOTES
% hé;sfﬁigaﬁ UD
Nmﬁm%%‘ﬁ o '

71\

LARS

TO BE THINNED AS
REQ. FOR BuILDINGS

"\‘M Jrooe] 1)

PO o 50 100
N

A

Vv N
o
o 4l S2 8K ARCHITECTS/PLANNERS

218 WEST MOUNTAIN
40 IS T 20 oF 4

80821 493-4108

oA




903

Nep

NORTH SHORE P.U.D.

PLANT LIST

KEY  BOTANICAL NAME

[ BetuTa papyrifera

o Celtis occidentalis

cs Cornus stoloni fera coloradens iz
P Fraxinus pennsylvanica

61 Gleditsia triacanthos inermis
Ms Malus sp. ‘Radiant’

PP Picea pungens

PN Pinus nigra

® Quercus borealts

8 Salix babylonica

TC 4 Tilia cordata .

NOTES:

COMMON NAME.

Canoe Birch

Common Hackberry

Redtwig Dogwood

Marshalls Seedless Green Ash
Honeylocust

Radiant Crab

Colorado Blue Spruce
Austrian Pine

Red Oak

Weeping Willow
Linden

Grassed areas to be seeded with Kentucky Bluegrass.
AN Tandscaped areas to be irrigated with an auto-
matic sprinkler system.

SIZE
1 3/4m-2" 88
13/4"-2" 88
3-4'
13/4"-2" 88
1 3/4"-2" 88
14"-1 3/4"88
5-6' B8

5-6' B8
13/4%2" 88

8-10" CONT
1 3/4m-2" 88
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FOR OFFICE USE ONLY
- Date Received
Touchstone _—
. : PROPERTY MANAGEMENT LLC
Please return to: v Date Sent to ACC
Touchstone Prop Mgmt
2850 McCleliand Drive Date Recelved from ACC
Suite 1000 Jamestown Homeowners Association
Fort Collins, CO 80525 , Rop

ARCHITECTURAL CONTROL COMMITTEE (ACC) IMPROVEMENT REQUEST

Name: De nnis ¢E laine. Edunrds Home Phone:_ Q 7O-30Y7-65 7/

Adgfess: lOQ 5 Sailors Reef ' Work Phone: _ G 70~ 732-A55
P-4

email address: _E_ﬂndg:iﬁdmcds }O&@

Lo

f Mailing address: _[035  “an {O S %6@{

My request if'\vdl\jes the following type of improvement:

__Painting —Deck/ Patio/Slab “Roofing __Drive/walk addition
__landscaping __Patio Cover ‘ﬁocm Addition “iWindows/Doors
__Fencing __Other ‘

QW
~<J

Describe Improvements: (Include paint chips, building materials, landscape plans, fence layout, other plans and
brochures for patios, decks, structures, etc.) QSFC\” o L i j CLCJ’IQO\ D kCLY\S .

Planned Completion Date: jgn a Q@B Building permit required yes ___l_/

no

I understand that | must receive approval of the Architectural Control Committee in order to proceed. | understand that ACC
approval does not constitute approval of the local building department and that | may be required to obtain a building permit.
| agree to complete improvements promptly after receiving approval. | have read and understand the Covenants and
Architectural guidelines (if applicable} and will comply. { also understand that | shall maintain proper drainage away from my
foundation and not impede proper drainage swales on my lot when installing landscape or building improvements. Upon the
completion of my improvement, | hereby authorize the Architectural Control Committee and Management to enter onto my

property for exterior inspection at a mutually agreed upon time.
Date: Homeowner Signature:

[THIS APPROVAL DOES NOT APPLY TO DRAINAGE FROM YOUR LOT OR NEIGHBORING LOTS. QUALIFIED
INDIVIDUALS SHOULD MAKE CAREFUL STUDY PERTAINING TO THE PROPER DRAINAGE OF BOTH IRRIGATION

AND STORM DRAINAGE OF YOUR LOT AND YOUR NEIGHBORS LOTS.

ACC Action:
X Approved as submitted.

__ Approved subject to the following requirements:

__ Disapproved:

2

72022

Architectural Control Committee Member : iﬂm ;21& ; n l)‘i_)%, Eg )HL Date ]Q
U 4

Approval of this application is sum‘. 0 owners obtaining City approved building permits

(if required).




The applicant has reviewed this application and its attachments with the owners adjacent to the applicant’s property and any
other property owner that may be affected by the proposed work. These owners have been informed to voice any concerns
regarding the proposed work to a member of the Architectural Control Committee or Touchstone Property Management.

FAILURE TO COMPLETE THIS NOTICE PROVISION WILL RESULT IN

AUTOMATIC DISAPPROVAL.

Printed Name Address

Date
2. C,ra{g Dauis 1039 5Q§\0r5 Ree{‘ 2 see alfached eMa't]
3. \\‘civ\c\/ KO@Y\i? Davis 1038 Sai lors ‘Qcéf:)

7
q.

| /jfl Jaco Graeﬂ\\ood 1021 Salors Qegg'\

-




Craig <craigdavis4541@gmail.com> Thu, May 5, 8:10 AM
To: Elaine and Dennis Edwards <eanddedwards1025@gmail.com>

Hi Dennis & Elaine, your plan looks well thought out and professionally planned. As
neighbors, we approve the concept.

Craig & Nancy N Apff‘ava’ 7Cum /\/ancf an G(

Sent from my iPhone Cr“‘g Dawvis L, UF immed ate
| nNeghbors o +he east.
> Qn/ May 1, 2022, at 08:47, Elaine and : i : s

wrgte:
o

> Dear Craig, Nancy and Jacob,
[Quoted text-hidden]

Edwards, Design-1a F{eview Set (2022-04-28).pdf

Elaine and Dennis Edwards <eanddedwards1025@gmail.com> Thu, May 5, 12:35 PM
To: Craig <craigdavis4541@gmail.com>
Thank you so much. We love thé design and think it fits well with the neighborhood. It won't

start for a while still need engineering and city approval. '
[Quoted text hidden] )
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