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CONCEPTUAL REVIEW: 
APPLICATION   

Community Development & Neighborhood Services – 281 N College Ave – Fort Collins, CO 80522-0580 

Development Review Guide – STEP 2 of 8 

 
General Information 
All proposed development projects begin with Conceptual Review.  Anyone with a development idea can schedule a 
Conceptual Review meeting to get feedback on prospective development ideas.  At this stage, the development idea does 
not need to be finalized or professionally presented.  However, a sketch plan and this application must be submitted to City 
Staff prior to the Conceptual Review meeting.  The more information you are able to provide, the better feedback you are 
likely to get from the meeting.  Please be aware that any information submitted may be considered a public record,  
available for review by anyone who requests it, including the media. 
Conceptual Reviews are scheduled on three Monday mornings per month on a “first come, first served” basis. One 45 
meeting is allocated per applicant and only three conceptual reviews are done each Monday morning. Conceptual Review 
is a free service.  Complete applications and sketch plans must be submitted to City Staff no later than 5 pm, two 
Tuesdays prior to the meeting date.  Application materials must be e-mailed to currentplanning@fcgov.com. If you do 
not have access to e-mail, other accommodations can be made upon request. 
 
At Conceptual Review, you will meet with Staff from a number of City departments, such as Community Development and 
Neighborhood Services (Zoning, Current Planning, and Development Review Engineering), Light and Power, Stormwater, 
Water/Waste Water, Advance Planning (Long Range Planning and Transportation Planning) and Poudre Fire Authority.  
Comments are offered by staff to assist you in preparing the detailed components of the project application.  There is no 
approval or denial of development proposals associated with Conceptual Review.  At the meeting you will be presented 
with a letter from staff, summarizing comments on your proposal. 
*BOLDED ITEMS ARE REQUIRED* *The more info provided, the more detailed your comments from staff will be.* 
Contact Name(s) and Role(s) (Please identify whether Consultant or Owner, etc) ________________________ 
______________________________________________________________________________________ 
Business Name (if applicable) ______________________________________________________________ 
Your Mailing Address _____________________________________________________________________  
Phone Number ______________________Email Address _______________________________________ 
Site Address or Description (parcel # if no address) ____________________________________________ 
_______________________________________________________________________________________ 
Description of Proposal (attach additional sheets if necessary) ____________________________________ 
_______________________________________________________________________________________ 
_______________________________________________________________________________________ 
Proposed Use ______________________________ Existing Use _________________________________ 
Total Building Square Footage ___________ S.F. Number of Stories ______ Lot Dimensions _____________ 
Age of any Existing Structures _____________________________________________________________ 
Info available on Larimer County’s Website: http://www.co.larimer.co.us/assessor/query/search.cfm  
If any structures are 50+ years old, good quality, color photos of all sides of the structure are required for conceptual.  
Is your property in a Flood Plain?    □ Yes   □ No       If yes, then at what risk is it? ___________________ 
Info available on FC Maps: http://gisweb.fcgov.com/redirect/default.aspx?layerTheme=Floodplains.  
Increase in Impervious Area __________________________________________________________ S.F. 
(Approximate amount of additional building, pavement, or etc. that will cover existing bare ground to be added to the site) 
Suggested items for the Sketch Plan:  
Property location and boundaries, surrounding land uses, proposed use(s), existing and proposed improvements 
(buildings, landscaping, parking/drive areas, water treatment/detention, drainage), existing natural features (water bodies, 
wetlands, large trees, wildlife, canals, irrigation ditches), utility line locations (if known), photographs (helpful but not 
required). Things to consider when making a proposal: How does the site drain now? Will it change? If so, what will 
change? 

mailto:currentplanning@fcgov.com?subject=Conceptual%20Review%20Application
http://www.co.larimer.co.us/assessor/query/search.cfm
http://gisweb.fcgov.com/redirect/default.aspx?layerTheme=Floodplains
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SITE ANALYSIS TABLE:
Fort Collins, CO - SWC OF COLLEGE AVENUE AND CONIFER STREET

ZONING C-S, "SERVICE COMMERCIAL"

NORTH COLLEGE CORRIDOR PLAN 2007

SITE AREA 1.64 ACRES

BUILDING AREA 11,800 S.F.

TYPE: 8 BAY, LINEAR, RETAIL

PARKING COUNT (MAX): 5.0/1,000 S.F. OR 50 STALLS

PROPOSED PARKING: 49 STALLS

PARKING NOTES:

MAXIMUM PARKING ALLOWED PURSUANT TO THE CITY REGULATIONS

IS 5.0/1,000 S.F.  THERE IS NO MINIMUM REQUIREMENT.

GENERAL NOTES:

ALL AREAS PROVIDED AND PROPERTY DELINEATED ARE

APPROXIMATE AND WILL NEED TO BE VERIFIED.

PLAN FOR ILLUSTRATIVE PURPOSES ONLY.  BOUNDARY AND

TOPOGRAPHY TO BE VERIFIED.

SETBACKS FROM COLLEGE ROW (BUILDING & PARKING)

MINIMUM: 10 FT.

MAXIMUM: 25 FT.

LANDSCAPE BUFFER FROM COLLEGE AVENUE ROW: 15 FT.

SIDE & REAR SETBACKS:  5 FT. (BUILDING, LANDSCAPING, & PARKING)

PROPOSED PARKING SPACES SYSL/4"

PROPOSED CURB AND GUTTER ARCHITECTURAL APRON SEE ARCH. PLANS

STANDARD DUTY PAVEMENT

HEAVY DUTY CONCRETE BUFFER 2' TYP.
CONCRETE SIDEWALK

5300 DTC Parkway, Suite 100
Greenwood Village, CO 80111
303.770.8884
303.770.3636
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Community Development and 

Neighborhood Services 

281 North College Avenue

PO Box 580

Fort Collins, CO  80522

970.221.6750

970.224.6134 - fax

fcgov.com

Courtney  Colbert 

November 15, 2013

Galloway & Company

5300 DTC Parkway, Suite 100

Greenwood Village, CO  80111

Re:  College & Conifer - Vehicle Repair

Description of project:  This is a request to construct a new structure for minor vehicle repairs located on the west 

side of College Avenue at the intersection with Conifer Street (Parcel # 97024-34-002). The new one-story structure 

would be approximately 10,000 square feet with room for six vehicle service bays used for installing and servicing 

tires, brakes, shocks, batteries, etc. The site is located in the Service Commercial (C-S) Zone District and within the 

boundaries of the North College Corridor Plan. Minor Vehicle Repair is subject to administrative (Type 1) review in 

the Service Commercial Zone District.

Please see the following summary of comments regarding the project request referrenced above.  The comments 

offered informally by staff during the Conceptual Review will assist you in preparing the detailed components of the 

project application. Modifications and additions to these comments may be made at the time of formal review of this 

project.  If you have any questions regarding these comments or the next steps in the review process, you may 

contact the individual commenter or direct your questions through the Project Planner, Clark Mapes, at 970-221-6225 

or cmapes@fcgov.com.

Comment Summary:

Contact:  Roger Buffington,  970-221-6854,  rbuffington@fcgov.com

Department:  Water-Wastewater Engineering

Existing water mains and sanitary sewers in this area include an 8-inch water main in College and a 12-inch 

sewer in a north/south alignment that runs through the center of the property in a 30-foot wide easement.

1.  

The water conservation standards for landscape and irrigation will apply.  Information on these requirements 

can be found at:  http://www.fcgov.com/standards

2.  

Development fees and water rights will be due at building permit.3.  

Contact:  Wes Lamarque,  970-416-2418,  wlamarque@fcgov.com

Department:  Stormwater Engineering

A drainage report, erosion control report, and construction plans are required and they must be prepared by 

a Professional Engineer registered in Colorado.  The drainage report must address the four-step process 

for selecting structural BMPs.  Standard operating procedures (SOPs) for all onsite drainage facilities need 

1.  
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to be prepared by the drainage engineer and there is a final site inspection required when the project is 

complete and the maintenance is handed over to an HOA or another maintenance organization.  The 

erosion control report requirements are in the Fort Collins Stormwater Manual, Section 1.3.3, Volume 3, 

Chapter 7 of the Fort Collins Amendments.  If you need clarification concerning this section, please contact 

the Erosion Control Inspector, Jesse Schlam at 224-6015 or jschlam@fcgov.com.

Onsite detention is required for the runoff volume difference between the 100 year developed inflow rate 

with the 2 year historic release rate.  In the Dry Creek basin the two year historic release rate is 0.2 cfs/acre.

2.  

The outfall for the site is undetermined as of now.  The drainage studies "North College Improvements - 

Phase II" and "North College Drainage Improvements Design" need to be referenced for design information.  

A meeting with City staff is recommended to determine the drainage design requirements and to determine 

a drainage outfall.

3.  

Fifty percent of the site runoff is required to be treated using the standard water quality treatment as 

described in the Fort Collins Stormwater Manual, Volume 3 ¿ Best Management Practices (BMPs). 

(http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/

stormwater-criteria) Extended detention is the usual method selected for water quality treatment; however the 

use of any of the BMPs is encouraged.

4.  

Low Impact Development (LID) requirements went into effect March 11, 2013.  These require a higher 

degree of water quality treatment for 50% of the new impervious area and 25% of new paved areas must be 

pervious.  Please contact Basil Hamdan at 224-6035 or bhamdan@fcgov.com for more information.  There is 

also more information on the EPA web site at: http://water.epa.gov/polwaste/green/bbfs.cfm?

goback=.gde_4605732_member_219392996. 

LID design information can be found on the City¿s web site at:  

http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/

stormwater-criteria.

5.  

The city wide Stormwater development fee (PIF) is $6,390.00/acre ($0.1467/sq.-ft.) for new impervious area 

over 350 sq.-ft., and there is a $1,045.00/acre ($0.024/sq.-ft.) review fee.  No fee is charged for existing 

impervious area.  These fees are to be paid at the time each building permit is issued.  Information on fees 

can be found on the City¿s web site at 

http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-development-fees or 

contact Jean Pakech at 221- 6375 for questions on fees. There is also an erosion control escrow required 

before the Development Construction permit is issued.  The amount of the escrow is determined by the 

design engineer, and is based on the site disturbance area, cost of the measures, or a minimum amount in 

accordance with the Fort Collins Stormwater Manual.

6.  

The design of this site must conform to the drainage basin design of the Dry Creek Master Drainage Plan as 

well the Fort Collins Stormwater Criteria Manual.

7.  

Contact:  Craig Foreman,  970-221-6618,  cforeman@fcgov.com

Department:  Park Planning

1. 11/5/2013: No comments1.  

Contact:  Jim Lynxwiler,  970-416-2869,  jlynxwiler@poudre-fire.org

Department:  Fire Authority

Page 2 of 5



WATER SUPPLY 

06IFC 508.1 and Appendix B: Hydrant spacing and flow must meet minimum requirements based on type of 

occupancy.  

Commercial hydrants to provide 1,500 gpm at 20 psi residual pressure, spaced not further than 300 feet to 

the building, on 600-foot centers thereafter.

1.  

FIRE LANES 

06IFC 503.1.1: Fire Lanes shall be provided to within 150' of all portions of the building, as measured by an 

approved route around the exterior of the building. When fire lanes cannot be provided, the fire code official 

is authorized to increase the dimension of 150 feet if the building is equipped throughout with an approved, 

automatic fire-sprinkler system. 

The proposed site plan places the building out of fire access and as such a fire lane onto the property will 

be required. A turn around is also needed. For more information, refer to fire lane specifications provided 

here.

FIRE LANE SPECIFICATIONS (for buildings under 30' in height)

A fire lane plan shall be submitted for approval prior to installation. In addition to the design criteria already 

contained in relevant standards and policies, any new fire lane must meet the following general 

requirements: 

> Shall be designated on the plat as an Emergency Access Easement. 

> Maintain the required 20 foot minimum unobstructed width & 14 foot minimum overhead clearance. 

> Be designed as a flat, hard, all-weather driving surface capable of supporting 40 tons. 

> Dead-end fire access roads in excess of 150 feet in length shall be provided with an approved area for 

turning around fire apparatus. 

> The required turning radii of a fire apparatus access road shall be a minimum of 25 feet inside and 50 feet 

outside. Turning radii shall be detailed on submitted plans. 

> Be visible by painting and/or signage, and maintained unobstructed at all times. 

2006 International Fire Code 503.2.3, 503.2.4, 503.2.5, 503.3, 503.4 and Appendix D; FCLUC 3.6.2(B)2006 

and Local Amendments.

2.  

MOTOR VEHICLE REPAIR GARAGES

06IFC Section 2211: Repair garages shall comply with this section and the IBC regulating,

  > Storage and use of flammable and combustible liquids, 

  > Cleaning of parts, waste oil, motor oil and other Class IIIB liquids

  > Tank location

  > Drainage and disposal of liquids and oil-soaked waste

  > Sources of ignition

  > Preparation of vehicles for repair

3.  

AUTOMATIC FIRE SPRINKLER SYSTEM 

06IFC 903.2.8.1: An automatic sprinkler system shall be provided throughout all one-story buildings used as 

repair garages with a fire area  exceeding 12,000 SF, in accordance with the IBC.

4.  

BULK STORAGE OF TIRES

06IFC 903.2.8.2: Buildings and structures where the fire area for the storage of tires exceeds 20,000 cubic 

feet shall be equipped throughout with an automatic sprinkler system in according with Section 903.3.1.1.

HIGH PILED STORAGE

Tires are defined as a High-hazard commodity and storage configurations are regulated by Chapter 23, for 

High Piled Storage in the IFC.

5.  
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Contact:  Rob Irish,  970-224-6167,  rirish@fcgov.com

Department:  Electric Engineering

Light & Power has existing 3-phase service available along College Ave. adjacent to this site.  Also, there 

is some existing overhead on the site that will need to be relocated or underground.  Any relocation or 

modification to existing electric facilities will be at the owners expense.

1.  

Owner will need to submit a C-1 form and a One-line diagram to Light & Power Engineering.2.  

Owner will need to coordinate a transformer location within 10' of a paved surface.3.  

Owner will be responsible for Electric Capacity Fee and Building Site charges for the development.  

Contact Light & Power Engineering @ 970-221-6700 to coordinate electric facilities.

4.  

Contact:  ,  ,  

Current Planning

Page 4 of 5



Pre-Submittal Meetings for Building Permits 

Pre-Submittal meetings are offered to assist the designer/builder by assuring, early on in the design, that the new 

commercial or multi-family projects are on track to complying with all of the adopted City codes and Standards 

listed below. The proposed project should be in the early to mid-design stage for this meeting to be effective and 

is typically scheduled after the Current Planning conceptual review meeting. 

Applicants of new commercial or multi-family projects are advised to call 416-2341 to schedule a pre-submittal 

meeting. Applicants should be prepared to present site plans, floor plans, and elevations and be able to discuss 

code issues of occupancy, square footage and type of construction being proposed. 

Construction shall comply with the following adopted codes as amended:

2009 International Building Code (IBC) 

2009 International Residential Code (IRC) 

2009 International Energy Conservation Code (IECC) 

2009 International Mechanical Code (IMC) 

2009 International Fuel Gas Code (IFGC) 

2009 International Plumbing Code (IPC) as amended by the State of Colorado

2011 National Electrical Code (NEC) as amended by the State of Colorado

Accessibility: State Law CRS 9-5 & ICC/ANSI A117.1-2003.

Snow Load Live Load: 30 PSF / Ground Snow Load 30 PSF.

Frost Depth: 30 inches.

Wind Load: 100- MPH 3 Second Gust Exposure B.

Seismic Design: Category B.

Climate Zone: Zone 5

Energy Code Use 

1. Single Family; Duplex; Townhomes: 2009 IRC Chapter 11 or 2009 IECC Chapter 4 

2. Multi-family and Condominiums 3 stories max: 2009 IECC Chapter 4. 

3. Commercial and Multi-family 4 stories and taller: 2009 IECC Chapter 5.

Fort Collins Green Code Amendments effective starting 1-1-2012.  A copy of these requirements can be obtained 

at the Building Office or contact the above phone number.

City of Fort Collins

Building Services

Plan Review

416-2341
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Community Development and 

Neighborhood Services 

281 North College Avenue

PO Box 580

Fort Collins, CO  80522

970.221.6750

970.224.6134 - fax

fcgov.com

Brian  Hergott 

November 15, 2013

City of Fort Collins

300 Laporte Avenue, Bldg. B

Fort Collins, CO  80521

Re:  Fort Collins Blocks 32 & 42

Description of project:  This is a request to explore options for the future of Blocks 32 and 42 (bounded by Mason 

Street, Meldrum Street, Maple Street and Laporte Avenue). The two potential long-range options presented include 

new or redeveloped community facilities / municipal buildings, private development opportunities, structured parking 

and parks. Blocks 32 & 42 are located in the Downtown (Civic Center) Zone District.

Please see the following summary of comments regarding the project request referrenced above.  The comments 

offered informally by staff during the Conceptual Review will assist you in preparing the detailed components of the 

project application. Modifications and additions to these comments may be made at the time of formal review of this 

project.  If you have any questions regarding these comments or the next steps in the review process, you may 

contact the individual commenter or direct your questions through the Project Planner, Seth Lorson, at 970-224-6189 

or slorson@fcgov.com.

Comment Summary:

Contact:  Peter Barnes,  970-416-2355,  pbarnes@fcgov.com

Department:  Zoning

All of the property is located in the Civic Center Subdistrict of the D- Downtown Zone District.  The uses are 

classified as Community Facilities.  Since some of the buildings are larger than 25,000 square feet, a Type 2 

Planning & Zoning Board review is required.

1.  

The standards in Sec. 4.16 of the LUC apply.  The applicable standards in Sections 3.2.1 (landscaping), 

3.2.2 (site planning and design), and 3.5 (building standards will also apply).

2.  

Contact:  Roger Buffington,  970-221-6854,  rbuffington@fcgov.com

Department:  Water-Wastewater Engineering

Existing water mains and sanitary sewers in this area include a 16-inch water main and a 12-inch sewer in 

Maple, an 8-inch water main in Mason, a 12-inch water main in Laporte, a 4-inch water main and a 6-inch 

sewer in Meldrum and a 4-inch water main and a 6-inch sewer in in Howes.

1.  

Option B would necessitate the re-routing of the water main and sanitary sewer in Howes.2.  
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The water conservation standards for landscape and irrigation will apply.  Information on these requirements 

can be found at:  http://www.fcgov.com/standards

3.  

Development fees and water rights will be due at building permit.4.  

Contact:  Wes Lamarque,  970-416-2418,  wlamarque@fcgov.com

Department:  Stormwater Engineering

It is important to document the existing impervious area since drainage requirements and fees are based on 

new impervious area.  An exhibit showing the existing and proposed impervious areas with a table 

summarizing the areas is required prior to the time fees are calculated for each building permit.

1.  

A drainage and erosion control report and construction plans are required and they must be prepared by a 

Professional Engineer registered in Colorado.  The drainage report must address the four-step process for 

selecting structural BMPs.  Standard operating procedures (SOPs) for all onsite drainage facilities need to 

be prepared by the drainage engineer.

2.  

Also when a site is redeveloped the standard requirement is to provide onsite detention with a 2 year 

historic release rate for water quantity.  Parking lot detention for water quantity is allowed as long as it is not 

deeper than one foot.  A variance to the 2 year historic release rate may be justified if the site has been 

paying fees for a higher imperviousness.  Please contact Jean Pakech at 221- 6375 to determine the 

present Stormwater fees and runoff coefficient category.

3.  

The Howes Street Outfall storm sewer runs north-south in the middle of block 32.  This outfall may be used 

and quantity detention may not be required if it is shown the flows generated on this block can beat the peak 

flows in the system and safely be routed.

4.  

The outfall for these blocks can be the storm sewers in the area and the streets.  There is storm sewer all 

along Maple St., Mason St. and Howes St. with storm sewer in portions of Meldrun St. and Laporte Ave.

5.  

Fifty percent of the site runoff is required to be treated using the standard water quality treatment as 

described in the Fort Collins Stormwater Manual, Volume 3 ¿ Best Management Practices (BMPs). 

(http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/

stormwater-criteria) Extended detention is the usual method selected for water quality treatment; however the 

use of any of the BMPs is encouraged.

6.  

Low Impact Development (LID) requirements went into effect March 11, 2013.  These require a higher 

degree of water quality treatment for 50% of the new impervious area and 25% of new paved areas must be 

pervious.  Please contact Basil Hamdan at 224-6035 or bhamdan@fcgov.com for more information.  There is 

also more information on the EPA web site at: http://water.epa.gov/polwaste/green/bbfs.cfm?

goback=.gde_4605732_member_219392996. 

LID design information can be found on the City¿s web site at:  

http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/

stormwater-criteria.

7.  

The city wide Stormwater development fee (PIF) is $6,390.00/acre ($0.1467/sq.-ft.) for new impervious area 

over 350 sq.-ft., and there is a $1,045.00/acre ($0.024/sq.-ft.) review fee.  No fee is charged for existing 

impervious area.  These fees are to be paid at the time each building permit is issued.  Information on fees 

can be found on the City¿s web site at 

http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-development-fees or 

contact Jean Pakech at 221- 6375 for questions on fees. There is also an erosion control escrow required 

before the Development Construction permit is issued.  The amount of the escrow is determined by the 

8.  
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design engineer, and is based on the site disturbance area, cost of the measures, or a minimum amount in 

accordance with the Fort Collins Stormwater Manual.

The design of this site must conform to the drainage basin design of the Old Town Master Drainage Plan as 

well the Fort Collins Stormwater Manual.

9.  

Floodplain Comments:

1. Portions of this property are located in the City-regulatory 100-Year Old Town floodway, and high-risk and 

moderate-risk flood fringes, and must comply with the safety requirements of Chapter 10 of City Municipal 

Code.  A City Flood Risk Map is attached.

2. Any and all construction activities in the 100-year high risk flood fringe---sidewalk, curb & gutter, utility 

installation or relocation, landscaping, etc.---must be preceded by an approved floodplain use permit, all 

applicable fees, and a set of approved plans.  In addition to the floodplain use permit, any construction 

activities in the floodway must be preceded by a No-Rise Certification.  The No-Rise Certification must be 

prepared by a professional engineer licensed in the State of Colorado. The permit and certification forms 

can be obtained at http://www.fcgov.com/utilities/what-we-do/stormwater/flooding/forms-documents.

3. A large portion of this property is located in the moderate risk flood fringe.  Although there are no 

floodplain construction standards for development in the moderate risk area, we recommend that the lowest 

finished floor along with all duct work, heating, ventilation and air-conditioning systems, hot water heaters, 

boilers, electrical, etc. is elevated a  minimum of 18-inches above the Base Flood Elevation (BFE).

4. Although there appear to be no plans to construct a building in the high risk flood fringe at this time, if 

plans change and a building is proposed in the high risk area, please be advised that the lowest finished 

floor along with all duct work, heating, ventilation and air-conditioning systems, hot water heaters, boilers, 

electrical, etc. must be elevated or floodproofed a minimum of 18-inches above the Base Flood Elevation 

(BFE).  That elevation is known as the Regulatory Flood Protection Elevation (RFPE). (RFPE = BFE + 

18-inches.)

4. Development review checklists for floodplain requirements can be obtained at 

http://www.fcgov.com/utilities/what-we-do/stormwater/flooding/forms-documents. Please utilize these 

documents when preparing your plans for submittal.  You can contact Shane Boyle of Stormwater Master 

Planning at sboyle@fcgov.com for floodplain CAD line work, as required per the floodplain development 

review check list..

5. The Floodplain Administrator for the Old Town Basin is Brian Varrella; 970.416.2217, 

bvarrella@fcgov.com.  Please contact Brian or Mark Taylor; 970.416.2494, mtaylor@fcgov.com with any 

questions or comments.

10.  

Stormwater Master Planning comment:

There is a proposed storm sewer in Laporte Ave.  This will connect to the Howes St Outfall but is years 

away from being constructed.  It doesn’t look like this development will impact our ability to build this 

system in the future, but their floodplain concerns would be alleviated by the construction of this system 

along their frontage.

11.  

Contact:  Craig Foreman,  970-221-6618,  cforeman@fcgov.com

Department:  Park Planning

1. 11/05/2013: No comments1.  

Contact:  Karen McWilliams,  970-224-6078,  kmcwilliams@fcgov.com

Department:  Historical Preservation
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Blocks 32 and 42 contain four historic resources identified numerous times over the past decade as being 

individually eligible for Fort Collins Landmark designation: the historic Police Services/Operation Services 

building at 300 Laporte; the Laboratory or Butterfly Building at 222 Laporte Avenue; and the Continental 

Oil/Haiston Oil Building and Historic Garage at 225 Maple.  Therefore, the project would be reviewed for 

compliance with LUC Section 3.4.7, Historic and Cultural Resources.

1.  

The City has documented the significance of these historical buildings and structures in several reports, 

including the 1996 Central Business District Survey; the 2001 plans prepared by the firm Winter Kramer 

Jessup (WKJ) for reuse of the property as a library; and in the 2009 report for the Block 32/42 Master Plan 

Project, prepared by Aller-Lingle-Massey Architects and Tatanka Historical Associates.  Most recently, in 

November 2012, the eligibility of these resources was confirmed in a formal determination of eligibility, 

requested by Operation Services.

2.  

Both of the plans for Blocks 32/42 fail to comply with LUC Section 3.4.7, as the plans fail to retain the historic 

resources and incorporate them into the new development or show why, to the maximum extent feasible, 

this cannot be done.

LUC 3.4.7(A) Purpose, states: This section is intended to ensure that, to the maximum extent feasible: (1) 

historic sites, structures or objects are preserved and incorporated into the proposed development and any 

undertaking that may potentially alter the characteristics of the historic property is done in a way that does 

not adversely affect the integrity of the historic property; and (2) new construction is designed to respect the 

historic character of the site and any historic properties in the surrounding neighborhood.

 

LUC 3.4.7(B) General Standard, states: If the project contains a site, structure or object that is [designated or 

individually eligible for designation] then to the maximum extent feasible, the development plan and building 

design shall provide for the preservation and adaptive use of the historic structure. The development plan 

and building design shall protect and enhance the historical and architectural value of any historic property 

that is: (a) preserved and adaptively used on the development site; or (b) is located on property adjacent to 

the development site….  New structures must be compatible with the historic character of any such historic 

property, whether on the development site or adjacent thereto.

LUC Division 5.1, Definitions, provides the definition of Maximum Extent Feasible:  Maximum extent feasible 

shall mean that no feasible and prudent alternative exists, and all possible efforts to comply with the 

regulation or minimize potential harm or adverse impacts have been undertaken.

3.  

Additionally, as a FYI, several historical elements of the creamery building were saved at the time of its 

deconstruction for reuse in the new Block 32/42 buildings, including the brick facade of the creamery office 

building, the elevator, signage, and many additional items.

4.  

Historic buildings and structures that are designated as Fort Collins Landmarks qualify for financial incentives 

for both interior and exterior work.  These include 20% State Tax Credits, $7,500 yearly no-interest loans, 

$15,000 Historic Structure Assessment grants, and more. To qualify, work needs to protects or promotes the 

building’s historic character by meeting the Secretary of the Interior’s Standards -  

http://www.cr.nps.gov/hps/tps/standguide/index.htm

5.  

The applicant is encouraged to take advantage of the expertise in compatible historic design offered by the 

members of the Landmark Preservation Commission and through the City's Design Assistance Program 

(DAP).  Historic Preservation Staff and the Landmark Preservation Commission Design Review 

Subcommittee are always available to assist with complimentary project reviews.

6.  
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Contact:  Jim Lynxwiler,  970-416-2869,  jlynxwiler@poudre-fire.org

Department:  Fire Authority

EMERGENCY ACCESS

The International Fire Code requires that emergency access be provided to within 150' of all portions of all 

proposed buildings. All future long-range planning for blocks 32 & 42 should be sensitive to this code 

requirement and design to this standard. 

As fire access is concerned, neither site plan option (#3 or #9) is favored over the other option; rather, both 

options appear to have access challenges to overcome. Perimeter roads and access roads through the 

campus do not appear to be located within 150’ of all portions of all buildings. When roads are not sufficient, 

strategically locating drive aisles, also serving as pedestrian pathways through the site may be an 

acceptable method of achieving full access. It is highly recommended the fire department be involved in the 

early stages of the planning process. Feel free to contact me at any time to discuss this further.

06IFC 503.1.1: Fire Lanes shall be provided to within 150' of all portions of the building, as measured by an 

approved route around the exterior of the building. When fire lanes cannot be provided, the fire code official 

is authorized to increase the dimension of 150 feet if the building is equipped throughout with an approved, 

automatic fire-sprinkler system.

1.  

STRUCTURES EXCEEDING 30' IN HEIGHT 

Emergency access adjacent to buildings in excess of 30 feet, is to meet minimum width standards as 

detailed below. This requirement is also applicable to buildings placed perpendicular to access roads or to 

buildings placed internal to the site. At this time, it appears either site plan contains certain buildings 

requiring further discussion and access mitigation.

06IFC Appendix D; Poudre Fire Authority Administrative Policy 85-5: In order to accommodate the access 

requirements for aerial fire apparatus (ladder trucks), required fire lanes shall be 30 foot wide minimum on at 

least one long side of the building*. At least one of the required access routes meeting this condition shall 

be located within a minimum of 15 feet and a maximum of 30 feet from the building, and shall be positioned 

parallel to one entire side of the building.

*It is expected that the adoption of the 2012 fire code will reduce the 30' width requirement to 26'. The 

proximity of the fire lane to the building shall remain unchanged. Please contact me if you need more 

information.

2.  

WATER SUPPLY 

06IFC 508.1 and Appendix B: Hydrant spacing and flow must meet minimum requirements based on type of 

occupancy. Commercial hydrants to be spaced not further than 300 feet to the building, on 600-foot centers 

thereafter.

3.  

Contact:  Lindsay Ex,  970-224-6143,  lex@fcgov.com

Department:  Environmental Planning

The applicant should make note of Article 3.2.1(C) that requires developments to submit plans that "...(4) 

protects significant trees, natural systems, and habitat". Note that a significant tree is defined as a tree having 

DBH (Diameter at Breast Height) of six inches or more.  As several of the trees within this site may have a 

DBH of greater than six inches, a review of the trees shall be conducted with Tim Buchanan, City Forester 

1.  
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(221 6361) to determine the status of the existing trees and any mitigation requirements that could result from 

the proposed development.

With respect to landscaping and design, the City of Fort Collins Land Use Code, in Article 3.2.1 (E)(2)(3), 

requires that you use native plants and grasses in your landscaping or re landscaping and reduce 

bluegrass lawns as much as possible.

2.  

Contact:  Marc Virata,  970-221-6567,  mvirata@fcgov.com

Department:  Engineering Development Review

Larimer County Road Impact Fees and Street Oversizing Fees are due at the time of building permit.  

Please contact Matt Baker at 224-6108 if you have any questions.

1.  

The City's Transportation Development Review Fee (TDRF) is due at the time of submittal.  For additional 

information on these fees, please see: http://www.fcgov.com/engineering/dev-review.php

2.  

Any damaged curb, gutter and sidewalk existing prior to construction, as well as streets, sidewalks, curbs 

and gutters, destroyed, damaged or removed due to construction of this project, shall be replaced or 

restored to City of Fort Collins standards at the Developer's expense prior to the acceptance of completed 

improvements and/or prior to the issuance of the first Certificate of Occupancy.

3.  

Please contact the City's Traffic Engineer, Joe Olson (224-6062) to schedule a scoping meeting and 

determine if a traffic study is needed for this project.  In addition, please contact Transportation Planning for 

their requirements as well.

4.  

Any public improvements must be designed and built in accordance with the Larimer County Urban Area 

Street Standards (LCUASS). They are available online at: 

http://www.larimer.org/engineering/GMARdStds/UrbanSt.htm

5.  

This project is responsible for dedicating any right-of-way and easements that are necessary for this project 

and vacating any right-of-way and easements no longer necessary. The reconfiguration of Howes Street 

would theoretically require vacation and dedication of right-of-way to match the reconfigured roadway, which 

perhaps may then be provided for through area/alignments under the premise that the City cannot be both 

grantor and grantee.

6.  

The reconfigured Howes Street with the median in the middle appears to cause some lane alignment 

concerns on either side and in general, the road alignment doesn't appear to match the existing road at both 

ends.

7.  

Utility plans will be required.8.  

A Development Construction Permit (DCP) will need to be obtained prior to starting any work on the site.9.  

Contact:  Rob Irish,  970-224-6167,  rirish@fcgov.com

Department:  Electric Engineering

Light & Power has existing electric facilities running through and adjacent to blocks 32 & 42.  These facilities 

would need to be field located and shown on the construction drawings. Any relocation or modification to 

the existing facilities would incur system modification charges.

1.  

Option B would be the most problematic as far as electric facilities.  Light & Power has an existing large 

electric duct bank running North & South along the East side of Howes St.  With Option B this duct bank 

would need to be relocated at a fairly high cost.

2.  
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Owner will need to submit C-1 forms and One-line diagrams for each of the proposed buildings.  Also 

transformer locations within 10' of a paved surface, accessible with a line truck, will need to be coordinated.

3.  

Owner will be responsible for Electric Capacity Fee and Building Site charges for the new development.  

Credit will be given for existing services.

Contact Light & Power Engineering @ 970-221-6700 to coordinate electric facilities.

4.  

Contact:  Pete Wray,  970-221-6754,  pwray@fcgov.com

Department:  Advance Planning

2013 - City Hall on Bock 32:  Proposed concept needs to comply with the Civic Center Master Plan that 

describes a primary pedestrian "spine" (north/south - mid block) between Laporte Ave and Cherry Street.  

This pedestrian connection has been planned since 1995 and presently connects the County Administration 

building on W. Mountain through the Courthouse block and across Laporte St. - and north through a portion 

of Block 33.

1.  

Civic Center Pedestrian Spine:  This mid block connection shall incorporate extensive pedestrian amenities 

such as special paving, seat walls, plaza, fountains, art, landscaping, lighting, furniture etc.  Open areas 

shown west of proposed City Hall and at intersection of mid-block crossings should allow for plaza design 

opportunities.

2.  

Block 42 - Proposed Civic Park:  this block should have parallel parking along Howes St. and Maple St. vs. 

diagonal parking spaces to accommodate outdoor vendor staging during special events.

3.  

Proposed super block 42/32:  For block 32 Civic Center pedestrian spine not accounted for, see note 

above.

4.  

Proposed super block 42/32: Proposed City Hall location is not pedestrian oriented. Block 42 removes 

historic Washington Park area. West proposed parking structure not compatible with existing residential 

uses.

5.  

Traffic Operations Comment: Traffic Operations staff believes that Option 3 is the better alternative when 

considering the Transportation needs in the area.   Howes is an arterial street that carries about 3,000 

vehicles per day.  With the advent of the MAX BRT and associated changes on Mason Street, Howes may 

become even more important as a north-south transportation route in the future. 

That said, if the other option is selected Traffic staff would recommend vacating the right-of-way for Howes 

and developing the circulation patterns solely to accommodate site access.  We do not believe that Howes 

should be maintained for through traffic as such movement through the area would be inefficient as well as 

detrimental to safety in the vicinity of the new Civic Center.  We would like to be included in future 

discussions as site design goes forward.

6.  

Contact:  Seth Lorson,  970-224-6189,  slorson@fcgov.com

Current Planning

Block 32 and 42 are in the Downtown Zone District - Civic Center Subdistrict. Community Facilities in this 

district are permitted via an administrative hearing (Type 1).

1.  

The permitted height limits are as follows:

Block 32: 7 - 9 stories or +/- 115 feet.

Block 42: 5 - 6 stories or +/- 85 feet.

2.  
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Any building greater than 25,000 s.f. per floor or over 6 stories or 85 feet is required to go to the Planning 

and Zoning Board for approval (Type 2).

The Downtown Zone District has design standards as they relate to site plan, building height, massing, 

character, and materials in Section 4.16 (D & E).

3.  

Important Special Provisions for the Civic Center Subdistrict, specifically for government and civic buildings:

(F) Special Provisions – Civic Center Subdistrict. The Civic Center Subdistrict will serve as an important 

element of the Downtown District and as the primary location for new civic uses and buildings. The following 

criteria shall apply to all development in the Civic Center Subdistrict:

(1) Civic spine. All development shall incorporate the concept of the "Civic Spine" as described in the 

Downtown Civic Center Master Plan, allowing for continuous north-south and east-west pedestrian 

connections. The civic spine will serve to connect various buildings in order to unify parks and plazas.

(2) Building materials. The use of local sandstone is required in all civic buildings to establish a visual 

continuity and a local sense of place.

(3) Civic buildings. New major civic buildings, such as a library, government offices, courthouses, 

performing arts facilities and transit centers, shall be located within the Civic Center Subdistrict and placed in 

central locations as highly visible focal points. To the extent reasonably feasible, they shall be close to a 

transit stop.

(4) Incorporation of new buildings. New buildings shall be designed in a manner that establishes continuity 

and a visual connection between new and existing buildings within and adjacent to the Civic Center 

Subdistrict. The height, mass and materials of major public buildings shall convey a sense of permanence 

and importance.

4.  

Project Compatibility (Sec. 3.5.1) will be an important element, especially along the west edge of Block 42 

that has single-family houses across the street. Considerations such as building height, uses and activities, 

traffic, light and noise should be accounted for.

5.  

Buildings are required to be located no more than 15 feet from the ROW on streets smaller than arterial, and 

10' - 25' from arterials (Laporte). (Sec. 3.5.3(C)

6.  

Landscaping is required to be provided per Section 3.2.1; specifically street trees shall be provided at 30' - 

40' spacing in the planting strip along detached sidewalks.

7.  

Traffic Operations Comment: Traffic Operations staff believes that Option 3 is the better alternative when 

considering the Transportation needs in the area.   Howes is an arterial street that carries about 3,000 

vehicles per day.  With the advent of the MAX BRT and associated changes on Mason Street, Howes may 

become even more important as a north-south transportation route in the future. 

That said, if the other option is selected Traffic staff would recommend vacating the right-of-way for Howes 

and developing the circulation patterns solely to accommodate site access.  We do not believe that Howes 

should be maintained for through traffic as such movement through the area would be inefficient as well as 

detrimental to safety in the vicinity of the new Civic Center.  We would like to be included in future 

discussions as site design goes forward.

8.  
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