
Conceptual Review Agenda
Schedule for 06/24/13 to 06/24/13

281 Conference Room A

Monday, June 24, 2013

Time Applicant InfoProject Name Project Description Planner

Nick Haws

nick@northernengineering.com

This is a request to construct new multifamily 

apartment units located between Cinquefoil Lane, 

Lady Moon Drive, Precision Drive and the planned 

extension of Le Fever Drive (Parcel #s 86040-00-023 

& 86040-00-030). Approximately 276 multifamily 

units are planned on 10.2 acres with 464 parking 

spaces. The site is located in the Harmony Corridor 

(H-C) Zone District and is a part of the Harmony 

Technology Park Overall Development Plan. 

Multifamily dwellings are subject to Planning & 

Zoning Board (Type 2) review in the H-C Zone 

District.

Ted Shepard 9:30
970-221-4158

Terre Vida2 - Multifamily

Bill Fraser

billfraser72@gmail.com

This is a request to add a new residential unit to an 

existing single family home located at 802 East 

Myrtle Street (Parcel # 97131-07-010). A new 

3-bedroom, 1700 SF unit would be constructed onto 

the existing single family home, creating a duplex. 

A new garage/utility building would also be 

constructed. The site is located in the Neighborhood 

Conservation, Medium Density (N-C-M) Zone 

District. Two-family dwellings are subject to 

Planning & Zoning Board (Type 2) review when 

structural alterations or additions are made to an 

existing building.

Seth Lorson10:15
970-692-3322

802 E Myrtle - Duplex
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Monday, June 24, 2013

Time Applicant InfoProject Name Project Description Planner

Steve Steinbicker This is a request to construct a new multifamily 

affordable housing development located between 

South College Avenue and the intersection of Fossil 

Boulevard and Conejos Road (primary parcel# 

96024-17-008). 60 units of affordable housing 

(permanent supportive housing) are planned in a 

4-story building.  Recreation space in an interior 

courtyard and a community garden are also 

planned. The site is located in the General 

Commercial (C-G) Zone District and the Transit 

Oriented Development (TOD) Overlay Zone. 

Multifamily projects with more than 50 units are 

subject to Planning & Zoning Board (Type 2) review.

Jason Holland11:00 Redtail Ponds Affordable 

Housing
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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?

Nick Haws, PE, LEED AP - consulting engineer
Northern Engineering (civil/survey consultant)

200 S. College Ave., Suite 10
970.221.4158 nick@northernengineering.com

Terra Vida 2 Apartments
Northeast of Lady Moon Drive and Precision Drive, Southwest of Cinquefoil Lane and LeFever Drive

Construct approximately 276 apartment
units on Parcel I of the Harmony Technology Park ODP / Presidio Master Plan. The Owner and
Developer would be the same as Terra Vida 1 (Presidio Apartments) immediately south of Precision.

multi-family residential primarily vacant with out buildings
282,400 1 to 3 ± 895' x 515'
tool shed and free-stall barn built in 2002

✔

± 325,000



TERRA VIDA 2 
APARTMENTS
FORT COLLINS
CO
CONCEPTUAL SITE PLAN 3
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Site Summary
Total Acreage    10.2 Ac
Number of Units   276 Du

Parking Provided        464 Spaces 
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(Typical)
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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

Nick  Haws 

July 08, 2013

Northern Engineering

200 S. College Ave., Suite 10

Fort Collins, CO  80524

Re:  Terre Vida2 - Multifamily

Description of project:  This is a request to construct new multifamily apartment units located between Cinquefoil 

Lane, Lady Moon Drive, Precision Drive and the planned extension of Le Fever Drive (Parcel #s 86040-00-023 & 

86040-00-030). Approximately 276 multifamily units are planned on 10.2 acres with 464 parking spaces. The site is 

located in the Harmony Corridor (H-C) Zone District and is a part of the Harmony Technology Park Overall 

Development Plan. Multifamily dwellings are subject to Planning & Zoning Board (Type 2) review in the H-C 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, Ted Shepard, at 970-221-6343 

or tshepard@fcgov.com.

Comment Summary:

Contact:  Noah Beals,  970-416-2313,  nbeals@fcgov.com

Department:  Zoning

Land Use Code (LUC) Section 4.26(B) In the Harmony Corridor Zone District Multi-Family dwellings are a 

permitted use subject to a Type 2 Review.  

LUC 4.26(D)Also in this zone district Multi-Family dwellings are a Secondary Use and according the 

Harmony Technology Park ODP this area has already been approved for secondary uses.

1.  

LUC 4.26(D)(3) Residential buildings are restricted to a maximum height of 3 stories.

LUC 4.26(D)(4) All residential development in the HC zone district shall have a minimum average density of 

7 dwelling units per net acre.  

LUC 4.26(D)(5)  For residential developments that are 10 to 30 acres in size are required at least two 

housing types (see section for list of allowed housing types other details).

2.  

LUC 4.26(D)(6)  90% of the dwellings shall be within one-quarter mile of a neighborhood park, privately 3.  
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owned park or central gather place that is at least 10,000 sq ft and highly visible, accessible to the public 

and not conflicting with storm drainage grading (see section for greater detail).

LUC 4.26(E)(1) All development shall comply with Harmony Corridor Design standards.4.  

LUC 3.8.30(D)(1)  Block Structure. Each multi-family project shall be developed as a series of complete 

blocks bounded by streets (public or private). (See Figures 16A through 16F below). Natural areas, irrigation 

ditches, high-voltage power lines, operating railroad tracks and other similar substantial physical features 

may form up to two (2) sides of a block.

LUC 3.8.30(D)(2) Block Size. All blocks shall be limited to a maximum size of seven (7) acres.

LUC 3.8.30(D)(3) Minimum Building Frontage. Forty (40) percent of each block side or fifty (50) percent of the 

block faces of the total block shall consist of either building frontage, plazas or other functional open space.

5.  

LUC 3.8.30(F)(2) For any development containing at least three (3) and not more than five (5) buildings 

(excluding clubhouses/ leasing offices), there shall be at least two (2) distinctly different building designs. 

For any such development containing more than five (5) buildings (excluding clubhouses/leasing offices), 

there shall be at least three (3) distinctly different building designs. For all developments, there shall be no 

more than two (2) similar buildings placed next to each other along a street, street-like private drive or major 

walkway spine. Buildings shall be considered similar unless they vary significantly in footprint size and 

shape, architectural elevations and entrance features, within a coordinated overall theme of roof forms, 

massing proportions and other characteristics. To meet this standard, such variation shall not consist solely 

of different combinations of the same building features.

LUC 3.8.30(F)(3)  Each multi-family building shall feature a palette of muted colors, earth tone colors, natural 

colors found in surrounding landscape or colors consistent with the adjacent neighborhood. For a multiple 

structure development containing at least forty (40) and not more than fifty-six (56) dwelling units, there shall 

be at least two (2) distinct color schemes used on structures throughout the development. For any such 

development containing more than fifty-six (56) dwelling units, there shall be at least three (3) distinct color 

schemes used on structures throughout the development. For all developments, there shall be no more 

than two (2) similarly colored structures placed next to each other along a street or major walkway spine.

6.  

LUC 3.8.30(F)(3) Entrances shall be made clearly visible from the streets and public areas through the use 

of architectural elements and landscaping.

LUC 3.8.30(F)(5) Roof lines may be either sloped, flat or curved, but must include at least two (2) of the 

following elements:

(a) The primary roof line shall be articulated through a variation or terracing in height, detailing and/or change 

in massing.

(b) Secondary roofs shall transition over entrances, porches, garages, dormers, towers or other architectural 

projections.

(c) Offsets in roof planes shall be a minimum of two (2) feet in the vertical plane.

(d) Termination at the top of flat roof parapets shall be articulated by design details and/or changes in 

materials and color.

7.  
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(e) Rooftop equipment shall be hidden from view by incorporating equipment screens of compatible design 

and materials.

LUC 3.8.30(F)(6) Each multi-family dwelling shall be articulated with projections, recesses, covered 

doorways, balconies, covered box or bay windows and/or other similar features, dividing large facades and 

walls into human-scaled proportions similar to the adjacent single- or two-family dwellings, and shall not 

have repetitive, undifferentiated wall planes. Building facades shall be articulated with horizontal and/or 

vertical elements that break up blank walls of forty (40) feet or longer. Facade articulation may be 

accomplished by offsetting the floor plan, recessing or projection of design elements, change in materials 

and/or change in contrasting colors. Projections shall fall within setback requirements.

LUC 3.8.30(7) Colors of nonmasonry materials shall be varied from structure to structure to differentiate 

between buildings and provide variety and individuality. Colors and materials shall be integrated to visually 

reduce the scale of the buildings by contrasting trim, by contrasting shades or by distinguishing one (1) 

section or architectural element from another. Bright colors, if used, shall be reserved for accent and trim.

8.  

LUC 3.2.1 A landscaping plan is require this shall included but not limited to  foundation plantings, street 

trees and parking lot interior and perimeter landscaping.

3.2.4 A lighting plan is required should include a photometric site plan with catlog cut-sheets.

LUC 3.2.5 Enclosures are required for trash and recycling.  Such enclosures shall be designed with walk-in 

access without having to open the main service gate and located on a concrete pad 20ft from a public 

sidewalk.

9.  

LUC 3.2.2(K)(1)(a) In the HC zone district Mult-Family developments are required to provided a minimum 

number of off-street parking spaces for vehicles.  This is based on the number of units and bedrooms (see 

section for details).  Spaces that are located in detached residential garages (but not including parking

structures) or in attached residential garages, which attached garages do not provide

direct entry into an individual dwelling unit, may be credited toward the minimum

requirements contained herein only if such spaces are made available to dwelling unit

occupants at no additional rental or purchase cost (beyond the dwelling unit rental rate

or purchase price).

Standard stall dimensions start at 19'x9' and two-way drive aisles are required to be 24ft in width.

LUC 3.2.2(K)(5) Based on the total number of off-street parking a certain number of these spaces are 

required to be handicap spaces.  At least one of the handicap spaces shall be van accessible (8ft wide stall 

adjoined to an 8ft wide loading area).  Handicap spaces shall be located as close as possible to main 

pedestrian entrances and designated by the standard vertical sign.

LUC 3.2.2(J) Vehicle use areas are required a landscape setback along arterail street 15ft, along non arterial 

street 10ft and lot lines 5ft.

10.  

LUC 3.2.2(C)(4)  Bicycle parking is required.  For mulit-family it is one space per bedroom and 60% of the 

required is to be enclosed and 40% fixed.

11.  

LUC 3.5.1(I) Mechanical/Utility equipment (vents, flues, meters, conduits, boxes, transformers, ac/rtu...)  

locations shall be identified on the plans with notes on how such equipment is screened and painted.

12.  

LUC 3.2.2(C)(5)  Connecting walkways from pedestrian entrance to the public sidewalk are required (see 

section for details).

13.  
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Contact:  Roger Buffington,  970-221-6854,  rbuffington@fcgov.com

Department:  Water-Wastewater Engineering

Existing water mains and sanitary sewers in this area include 8-inch water mains in Le Fever and Precision 

and a 12-inch water main in Lady Moon.

1.  

Wastewater service in this area is provided by the South Fort Collins Sanitation District.2.  

This project will be responsible for the installation of a 12-inch water main in Cinquefoil between Le Fever 

and Precision as a part of this project.

3.  

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

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

4.  

Development fees and water rights will be due at building permit.5.  

Contact:  Glen Schlueter,  970-224-6065,  gschlueter@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 

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.

1.  

In the East Harmony Portion of the McClellands drainage basin onsite detention is required with a 0.5 cfs/ac 

release rate for the 100 year storm.  The detention pond outfalls negotiated with the Fossil Creek Inlet Ditch 

(FCRID) owners are also defined in the City's drainage master plan.

2.  

It appears the site could drain into the storm drain in Lady Moon Dr. or there is one in Le Fever Dr. that 

could also be the outfall.  The design engineer will need to verify pipe and detention capacity for either 

route since they drain through different ponds but both discharge into the FCRID at the same point.

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.

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 

6.  
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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.

The design of this site must conform to the drainage basin design of the East Harmony Portion of 

McClellands Creek Master Drainage Plan as well the Fort Collins Stormwater Criteria Manual.

7.  

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

Department:  Fire Authority

FIRE LANES 

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. 2006 International Fire Code 503.1.1 

FIRE LANE SPECIFICATIONS 

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. 

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

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

Amendments. 

*STRUCTURES EXCEEDING 30' (OR THREE OR MORE STORIES) IN HEIGHT 

In order to accommodate aerial fire apparatus access, 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. 2006 International Fire Code Appendix D; Poudre Fire Authority 

Administrative Policy 85-5

1.  

TURNING RADII 

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

outside. International Fire Code 503.2.4 and Local Amendments 

Please show demonstrated that turning radii requirements have been met for this project.

2.  

WATER SUPPLY 

Hydrant spacing and flow must meet minimum requirements based on type of occupancy.  

Commercial Hydrants are required to provide 1,500 gpm at 20 psi residual pressure, spaced not further than 

300 feet to the building, on 600-foot centers thereafter. 2006 International Fire Code 508.1 and Appendix B

3.  

RESIDENTIAL AUTOMATIC FIRE SPRINKLERS 

An automatic sprinkler system installed in occupancies in accordance with Section 903.3 shall be provided 

4.  
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throughout all buildings with a Group R (Residential) fire area. Exceptions: Detached one and two-family 

dwellings and multiple single-family dwellings (townhomes) not more than three stories above grade plane 

in height with a separate means of egress. 2006 International Fire Code 903.2.7 

BALCONIES AND DECKS 

Sprinkler protection shall be provided for exterior balconies, decks, and ground floor patios of dwelling 

units where the building is of Type V construction.2006 International Fire Code 903.3.1.2.1

FDC 

Fire Department Connections shall be installed in accordance with NFPA standards. Fire department 

connections shall be located on the street side of buildings, fully visible and recognizable from the street or 

nearest point of fire department vehicle access. The location of the FDC shall be approved by the fire 

department. 

2006 International Fire Code 912.2

5.  

PUBLIC-SAFETY RADIO AMPLIFICATION SYSTEM 

New buildings or building additions that cause the building to be greater than 50,000 square feet will require 

a fire department, emergency communication system evaluation after the core/shell but prior to final build 

out. For the purposes of this section, fire walls shall not be used to define separate buildings. Where 

adequate radio coverage cannot be established within a building, public-safety radio amplification systems 

shall be designed and installed in accordance with criteria established by the Poudre Fire Authority. Poudre 

Fire Authority Bureau Admin Policy #07-01

6.  

PREMISE IDENTIFICATION 

New and existing buildings shall be plainly identified. Address numbers shall be visible from the street 

fronting the property, plainly visible, and posted with a minimum of six-inch numerals on a contrasting 

background. 

2006 International Fire Code 505.1

7.  

HAZARDOUS MATERIALS

Provide an HMIA for the storage and use of pool chemistry at time of building permit.

8.  

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

Department:  Environmental Planning

This site, and overall area, contains a significant number of prairie dogs. Should the project gain approval, a 

clause in the development agreement will be added that any prairie dog removal will be subject to the 

Division of Wildlife standards for humane eradication.

1.  

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 have a DBH of 

greater than six inches, a review of the trees shall be conducted with Tim Buchanan, City Forester (221 6361) 

to determine the status of the existing trees and any mitigation requirements that could result from the 

proposed development.

2.  

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.

3.  
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Contact:  Andrew Gingerich,  970-221-6603,  agingerich@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.  

Le Fever Drive is being constructed as a Collector with the Banner Health Project.  Incorporate this Right of 

Way into this project.  Further Discussion should be had on the Cross section along Cinquefoil adjacent to 

this project and ensure that adequate right of way is currently being provided.

6.  

Utility plans will be required and a Development Agreement will be recorded once the project is finalized.7.  

A Development Construction Permit (DCP) will need to be obtained prior to starting any work on the site.8.  

Verify that the Driveway at the Primary entrance is appropriately aligned with the Driveway proposed with 

Banner Health.

9.  

This proejct will be responsible for completing the Frontage along Le Fever (sidewalk and/or Street 

depending on Banner Timing), Cinquefoil (Street and Sidewalk) and Precision Drive (Sidewalk).

10.  

Contact:  Justin Fields,  970-224-6150,  jfields@fcgov.com

Department:  Electric Engineering

Coordinate transformer and meter locations with Light and Power Engineering, 970-221-6700.  Each unit will 

need to be individually metered.  Transformers need to be within 10 feet of an all-weather drive over surface 

and need to have 3 feet of clearance on the back and sides, and 10 feet of clearance in the front.

1.  

A C-1 form will need to be submitted for the club house.  The form is available at 

http://www.fcgov.com/utilities/img/site_specific/uploads/c-1_form.pdf.

2.  

Electric development and system modifications charges will apply.  An online estimator for these charges is 

available at 

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

-development-fee-estimator?id=2 (the charges for the clubhouse will need to be estimated under the 

commercial tab).

3.  
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Shade trees will need to maintain 40 feet of clearance with street lights.  Ornamental trees will need to 

maintain 15 feet of clearance with street lights.

4.  

Contact:  Ted Shepard,  970-221-6343,  tshepard@fcgov.com

Current Planning

All entry drives must have walkways on both sides that connect to the larger walkway network serving the 

entire site.

1.  

Section 3.5.2 calls for a strong relationship of buildings to streets to promote a town-like development 

pattern.  Please note that this standard requires that buildings relate to streets by one of three methods:

• Directly connecting to the street by a walkway.

• Connecting to the street by a sidewalk no greater than 200 feet in length.

• Connecting to a street by a major walkway spine, as specifically defined.

The four perimeter public streets offer an excellent opportunity to comply with this standard by providing 

entrances facing the street, with connecting walkways to the public sidewalk.  These entrances must be 

prominent with entry features that project off the vertical wall plane.  Please note that entry features, with 

secondary roofs and covered doorways, may also contribute to compliance with Section 3.8.30(F)(2) - 

Variation Among Repeated Buildings; 3.8.30(F)(4) - Entrances; 3.8.30(F)(5) - Roofs; 3.8.30(F)(6) - Facades 

and Walls.

2.  

There are several instances where the backs of the garages face a public street.  Please note that Section 

3.5.2(F) requires that these elevations be upgraded.  Also, the Landscape Plan should emphasize a 

generous amount of plant material to screen these areas of low visual interest.

3.  

In accordance with Section 3.8.30(C)(3), the clubhouse and pool area must exceed 10,000 square feet.  If 

so, then it satisfies the standard of providing a "community facility or neighborhood support / recreation 

facility" and, therefore, would not have to be open to the public.

4.  

On Terra Vida One, the large stormwater detention pond doubles as passive open space for the benefit of 

the residents and is also an ideal location for dog walking.  Terra Vida Two, however, does not include a 

stormwater detention basin.  You are encouraged, therefore, to provide ample areas of passive open 

space to allow for passive enjoyment of the residents.

5.  

The proposed development project is subject to a Type 2 (Planning and Zoning Board) review and public 

hearing.  The applicant for this development request is required to hold a neighborhood information meeting 

prior to formal submittal of the proposal.  Neighborhood meetings offer an informal way to get feedback from 

your surrounding neighbors and discover any potential hiccups prior to the formal hearing.  Please contact 

me, at 221-6750, to assist you in setting a date, time, and location.  I and possibly other City staff, would be 

present to facilitate the meeting.

 6.

Please see the Development Review Guide at www.fcgov.com/drg.  This online guide features a color 

coded flowchart with comprehensive, easy to read information on each step in the process.  This guide 

includes links to just about every resource you need during development review.

7.  

This development proposal will be subject to all applicable standards of the Fort Collins Land Use Code 

(LUC), including Article 3 General Development Standards.  The entire LUC is available for your review on 

the web at http://www.colocode.com/ftcollins/landuse/begin.htm.

8.  
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If this proposal is unable to satisfy any of the requirements set forth in the LUC, a Modification of Standard 

Request will need to be submitted with your formal development proposal.  Please see Section 2.8.2 of the 

LUC for more information on criteria to apply for a Modification of Standard.

9.  

Please see the Submittal Requirements and Checklist at: 

http://www.fcgov.com/developmentreview/applications.php.

10.  

The request will be subject to the Development Review Fee Schedule that is available in the Community 

Development and Neighborhood Services office. The fees are due at the time of submittal of the required 

documents for the appropriate development review process by City staff and affected outside reviewing 

agencies. Also, the required Transportation Development Review Fee must be paid at time of submittal.

11.  

When you are ready to submit your formal plans, please make an appointment with Community 

Development and Neighborhood Services at (970)221-6750.

12.  
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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

Bill  Fraser 

July 01, 2013

True Line Builders

802 E Myrtle St

Fort Collins, CO  80524

Re:  802 E Myrtle - Duplex

Description of project:  This is a request to add a new residential unit to an existing single family home 

located at 802 East Myrtle Street (Parcel # 97131-07-010). A new 3-bedroom, 1700 SF unit would be 

constructed onto the existing single family home, creating a duplex. A new garage/utility building would also 

be constructed. The site is located in the Neighborhood Conservation, Medium Density (N-C-M) Zone 

District. Two-family dwellings are subject to Planning & Zoning Board (Type 2) review when structural 

alterations or additions are made to an existing building.

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:  Noah Beals,  970-416-2313,  nbeals@fcgov.com

Department:  Zoning

Land Use Code (LUC) Section 4.8(B)(3)  Two-family dwellings with exterior alterations are permitted in the 

NCM zone district subject to a TYPE 2 review (Planning and Zoning board).  Is the opposed addtion 

attached to the existing house?

1.  

LUC 4.8(D)(2)(a))4.  Allowable floor area (as defined in this section) for the total lot is 40% of the lot size.  

9500 sq ft lot the allowable floor is 3800 sq ft.  

LUC  4.8(D)(3)  Allowable floor area in the reaf half is 33% of the rear half.  4750 sq ft rear half allowable 

floor area is 1567.5 sq ft

Is this buildng one story or two story?  If two story additional standards apply.

2.  

LUC 4.8(D)(6) An accessory building  without water and/or sewer cant not seceed 600 sq ft of floor area.  

An eave height for an accessory building without habital space is 10ft

3.  



LUC 4.8(E)(1) Minimum lot width for two-family dwelling is 40ft

LUC 4.8(E)(2) Front yard setback is 15ft

LUC 4.8(E)(3) Rear yard setback is 5ft from existing alley

LUC 4.8(E)(4) Side interior setback is 5ft for buildng height of18ft.  Street side setback is 15ft.

4.  

LUC 3.2.2(K)(1)(a) For a 3-bedroom dwelling unit it requires 2 off-street parking space and for a 

2-bedroom dwelling unit it requires 1.75 (2) off-street parking spaces.

5.  

LUC 4.8(B)(2)(a)1.  A detached single family dwelling when there is more than one on the lot (carriage 

house) is a permitted use in the NCM zone district subject to a TYPE 1 review.

6.  

LUC 4.8(D)(1) Minimum lot size for detached single family dwelling is 5000 sq ft per dwelling.  This 

requires a minimum of 10,000 sq ft to add a carriage house.

More information will be needed to determine the appropriateness of a Modification request to the lot 

size standard.

7.  

LUC 4.8(F)(3) Carriage house standards will apply to the carriage house (see section for details).8.  

City Forester contact information Tim Buchanan 970 221-6361.9.  

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

Department:  Water-Wastewater Engineering

Existing water mains and sanitary sewers in this area include 4-inch water mains in both Myrtle and 

Cowan and an 8-inch sewer in the E/W alley north of the lot.

1.  

It appears that the existing sewer service crosses the area of the proposed construction.2.  

If the additional unit is a carriage house, there are two possible options for water/sewer service.  

Services separate from the existing primary residence may be installed connecting to the City mains, or 

if both residential buildings will be on the same lot and under the same ownership and if the dwelling unit 

near the alley meets the definition of a carriage house, water and sewer service may be extended from 

the primary residence to the carriage house provided the conditions of City Code Sections 26-94 and 

26-256 are met.

3.  

Development fees and water rights will be due at building permit.  If the additional unit is a carriage 

house or a duplex unit served by extending water and sewer from the principal dwelling on the lot, 

water/wastewater development fees will be approximately $5,250.

4.  

Contact:  Glen Schlueter,  970-224-6065,  gschlueter@fcgov.com

Department:  Stormwater Engineering

Stormwater Floodplain:

This project is located in the City-regulatory 100-year Old Town Basin flood fringe and must comply with 

all requirements of Chapter 10 of City Municipal Code.  A City Flood Risk Map is attached.

1.  

Construction of a new residential structure is allowed in a flood fringe, provided that all duct work, 

heating, ventilation and air conditioning systems, electrical, hot water heaters, and the lowest floor of the 

structure, are a minimum of 18-inches above the Base Flood Elevation (BFE).  That minimum elevation is 

known as the Regulatory Flood Protection Elevation (RFPE).  RFPE = BFE + 18" for new residential 

2.  



construction. A FEMA Elevation Certificate will have to be completed before a Certificate of Occupancy 

(C.O.) can be issued for the new residential structure.

A new basement may not be constructed below the RFPE in any new residential structure.3.  

A new basement may not be constructed below the RFPE in any new residential structure.

Critical Facilities are not allowed in the 100-year flood fringe.

4.  

The proposed out building is considered an accessory structure and is allowed in the flood fringe 

provided that all duct work, heating, ventilation and air conditioning systems, hot water heater, electrical 

and the lowest floor of the structure, are a minimum of 6-inches above the Base Flood Elevation (BFE).  

RFPE = BFE + 6" for an accessory structure. A FEMA Elevation Certificate will have to be completed 

before a Certificate of Occupancy (C.O.) can be issued for the new accessory structure.

5.  

In lieu of elevating the accessory structure, the owner may choose to either vent or floodproof the 

building.  If the owner chooses to vent the building rather than elevating the lowest finished floor; any 

duct work, heating, ventilation and air conditioning systems, electrical, and hot water heaters  associated 

with the building must still be elevated to or above the RFPE, and all requirements of  Section 10-39 

must be met. A FEMA Elevation Certificate will have to be completed before a Certificate of Occupancy 

(C.O.) can be issued for the accessory structure.

6.  

If the choice is made to floodproof the building, the floodproofing must extend up to the RFPE and all 

requirements of Section 10-38 of City Code must be met.  A floodproofing certificate will have to be 

completed before a Certificate of Occupancy (C.O.) can be issued for the accessory structure.

7.  

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.  Please 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.

8.  

Any and all construction activities in the 100-year flood fringe must be preceded by an approved 

floodplain use permit, $25 fee, and approved plans.  The floodplain use permit forms can be obtained at 

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

9.  

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 to 

schedule a meeting at your convenience.

10.  

Stormwater Development Review:

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.

11.  

Since the existing building is to remain and this is an expansion of it; a drainage letter should be 

sufficient to document the existing drainage patterns and to discuss the water quality measures being 

provided.  The drainage letter needs to address the four-step process for selecting structural BMPs.  

Also standard operating procedures (SOPs) must be prepared for each of the BMPs being used on the 

site.  They must be prepared by a Professional Engineer registered in Colorado.

12.  

When improvements are being added to an existing developed site in the Old Town Drainage Basin; 

onsite detention is only required if there is an increase in impervious area greater than 5000 square feet.  

If it is greater, onsite detention is required with a 2 year historic release rate for water quantity.

13.  

Fifty percent of the increased site runoff is required to be treated using the standard water quality 14.  



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-regulati

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

however the use of any of the BMPs is encouraged.

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.

15.  

The drainage outfalls for the site are the two adjacent streets or the alley.  There is a 48 inch RCP along 

the south side of Myrtle St. if a lower outfall is desired.

16.  

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.

17.  

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.

18.  

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

Department:  Fire Authority

FIRE SEPARATION

Fire separation shall be provided for the common, shared wall of the duplex. Contact the FC Building 

Department for building code details.

1.  

PREMISE IDENTIFICATION 

New and existing buildings shall be plainly identified. Address numbers shall be visible from the street 

fronting the property, plainly visible, and posted with a minimum of six-inch numerals on a contrasting 

background. 2006 International Fire Code 505.1

2.  

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

Department:  Environmental Planning

If this lot is replatted, 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 have a DBH of greater than six inches, a review of the trees shall be conducted with 

Tim Buchanan, City Forester (221 6361) to determine the status of the existing trees and any mitigation 

requirements that could result from the proposed development.

1.  

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 

2.  



bluegrass lawns as much as possible.

Contact:  Tyler Siegmund,  970-221-6501,  tsiegmund@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.

6.  

Utility plans will be required and a Development Agreement will be recorded once the project is 

finalized.

7.  

A Development Construction Permit (DCP) will need to be obtained prior to starting any work on the site.8.  

Currently, sidewalk does not exist around the property.  To meet minimum street standards a 4.5 ft wide 

detached sidewalk and 6 ft landscaped parkway will be required along Cowan St and Myrtle St.  Our 

standard directional handicap ramp will be required at the corner as part of the sidewalk system upgrade.

9.  

With the proposed duplex, the alley will need to be improved along the rear of the property.  Per section 

3.6.2(J)(2) of the Land Use Code, alley improvements will be required as part of this project.  Refer to 

LCUASS figure 7-11F for alley design requirements.  For a carriage house instead of a duplex, no alley 

improvements will be required.

10.  

All garages need to be set back a minimum of 20ft from the back of sidewalk11.  

All overhead utility lines adjacent to the property will need to be undergrounded as part of this project.  

Contact the proper utility companies that are overhead for their requirements to underground.

12.  

Contact:  Justin Fields,  970-224-6150,  jfields@fcgov.com

Department:  Electric Engineering

Electric development and system modification charges will apply, contact Light and Power Engineering 

for an estimate of these charges, 970-221-6700.

1.  

The additional unit will need to be individually metered.  It is likely that the existing meter will need to be 

relocated; the new location for the meters will need to be coordinated with Light and Power Engineering.

2.  



The existing electric feed will need to be upgraded.  The location of the new feed will need to be 

coordinated with Light and Power Engineering.

3.  

Contact:  ,  ,  

Current Planning
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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) .-- _
c.H-A-O~let< f-'1Artn~Z ItWtJ,r,te ~\l1e.. srn~SIGl4il./ CololSY.~_
Business Name (if applicable) ---f'e.". J;... ~ W£ST y,<..
Your Mailing Address ~1 r, \N. MOUtJUIlJ M.-. , r:C. ~ eNtlHl1U:{Ujf.f wm~. eo~
Phone Numbera>I •.•.1.!>I~ItAl- ~mail Address Go,..~ytil\ezC'!f(! ~(J\I. QJ~
Site Address or Description [parcel # if no address) .,£;u., ~ ~r~ &:.~S . "'uL:fI~
CcN~\WS e fbSSIL ,~Wp. ,,~.s

Description of Proposal (attach additional sheets if necessary) f/Jo LtHIT :2~C-1Vf:. MUI.I"-t'trMIL.Y.
4 ~J!f<r , ~er IrOD I tal'J1N' lkr•...•ro.s, I·""c. SlIl..±., VAU.tJf L..-N-k2-
f<t,\II~ At!'{ ~~, u"L.JD', ~~!eLANLJWlr 1~$YI0, ~ta£f ~5 ?
Proposed Use ~y"rl- ~'lX' ~IWJJnALExisting Use V~T loC-t/H4~IC2",--_--:---=--__
Total Building Square Footage 5/, 272 S.F. Number of Stories ~ Lot Dimensions 5tf7' X 1/9/-t
Age~anyExi~ing~ructures~~N~t~A~~ __ ~~ __ ~~ __ ~_~_~~ ~
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.

City ofktColli~ Development Review Guide - STEP 2 of 8

CONCEPTUAL REVIEW:
APPLICA TlON

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 prn, two
Tuesdays prior to the meeting date. Application materials must be e-mailedtocurrentplanning@fcgov.com. If you do
not have access to e-mail, other accommodations can be made upon request.

Is your property in a Flood Plain? DYes P( No If yes, then at what risk is it? _
Info available on FC Maps: http://gisweb.fcgov.com/redirecUdefault.aspx?layerTheme=FIoodplains.
Increase in Impervious Area -±fj«X7'Spr. -:t:.~"f1\\..-'" ~~ ~LfJ r~V'At' PA"lWottUtf' 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 treatmenUdetention, 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?

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

Fort Collins Housing Authority    Owner’s Rep:  Architecture West  

 Contact:  Kristin Fritz    Contact:  Steve Steinbicker 

 kfritz@fcgov.com     Steve@architecturewestllc.com 

 Chadrick Martinez    (970) 207-0424 

 cmartinez@fcgov.com 

 1715 West Mountain Avenue 

 Ft. Collins, CO  80521 

 Office:  970-416-2910 

 

General Contractor:  Fransen Pittman     

 John Pittman, President    Dave Eddy, Chief Estimator 

 jpittman@fransenpittman.com   deddy@fransenpittman.com 

 23 Inverness Way East, Suite 250 

 Englewood, CO  80112 

 Tel:  303.783-3900 

 

Architect:  Studio Completiva, Inc. 

Contact: Yong Cho 

yong@studiocompletiva.com 

3000 Zuni Street 

Denver, Co 80211 

Tel: 303 477 9156 x 11 

 

Civil Engineer:  JVA, Inc. 

 Jason Claeys, PE 

 jclaeys@jvajva.com 

25 Old Town Square, Suite 200 

Fort Collins, CO 80524 

Direct:  970.530.0818 

Main:  970.225.9099 

Mobile:  970.817.1712 

 

Landscape Architect:  Azur Ground 

 Brad Smith     

 bsmith@azurground.com     

 402 N. College Ave. Suite C    

Fort Collins, CO  80524 

Office:  970.416.1018 

Mobile:  970.817.3812 

 

Structural Engineer:  KL&A (Loveland Office) 

Contact: Jake Hohmann 

 jhohmann@klaa.com 

421 East 4th Street 

Loveland, CO 80537 

Tel:  970-667-2426 

 

MEP:  Beaudin Ganze 

 Contact:  Brian Robertson, PE 

 bgrobertson@bgce.com 

251 Linden Street 

Suite 200 

Fort Collins, CO 80524 

Tele: 970-221-5691 Fax: 970-221-5697 
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ARCHITECTURAL NARRATIVE: 
 

 

SITE    

The site is located off of Conejos Road in Fort Collins, CO., and will be developed for Permanent Supportive 

Housing with 60 for-rent residential units.  As proposed, the building is primarily a L-shaped with the 2 major 

volumes connecteded by a transparent glazed circulation core.   To the South of the property is a City of Fort 

Collins dedicated open space area and an existing wet lands area. To the West are the Mason and Fossil Creek 

Trail beyond which lies an elevated railroad track running to the North and South. For additional information see 

Survey and civil narrative.  

Zoning: 

GC (General Commercial) with a TOD Overlay 

 

PROGRAM 

Construction is four stories of wood framing above slab on grade. The building  consists of four program 

components: residential dwelling units, communal amenity spaces, supportive programing spaces, and an urban 

agricultural/kitchen component. The building will be approximately 50,000 gross square feet. A community 

outdoor recreational space will be constructed within the interior courtyard facing  the South and West. A 

community garden will run East and West along the property line with the neighbor to the South.  Access to the 

bike trail, open space and existing wetland  to the West and South is provided via Conejos Road. 

 

 

 

BUILDING ARRANGEMENT 

 

 

Building Form 

Building configuration is primarily a 4-story ‘L’ shape with a 1 story protrusion to the South at the ground floor 

level which houses some of the supportive programming spaces. The central entry and circulation core is 

intended for a higher level of finish than the remainder of the building. It will consist of storefront glazing and 

Sandstone masonry elements with roof overhang weather protection elements.  The Structure will be 

approximately 46’ in height. Exterior finishes will likely be a combination of direct applied fiber cement panel with 

fry-reglet joint system (90%) and masonry (10%). 

Parking: 

The intent is to provide as close as possible a .5 to1 parking to unit ratio on a surface level parking lot West of 

the building on the site. Loading and handicap visitor parking is located immediately in front of the main building 

entrance. 

Residential: 

- Four levels of for rental units with 2 primary unit types consisting of approximately 90% 1-bedroom and 10% 

2-bedroom units of approximately 500 s.f.  and 750 s.f respectively.   

- The residential portion of the building can be accessed from only one central point at the main entry to the 

building. 

 

 

 

 

BUILDING INFO (PER IBC 2009) 



                             

                             Construction Type:  Type V-A (four stories of wood frame construction)  

Floor Area 

Floor 1      13,862 s.f.    
Floor 2      12,570 s.f.   
Floor 3     12,570 s.f.   
Floor 4     12,570 s.f.   
Total      51,572 s.f.   
 

 
 
 
Occupancy:  

 

R-2 (Levels 1-4) 

  

Occupancy Separation:  
 

R-2:  1 hour with fully automatic sprinkler throughout per IBC Table 508.4 

 

1-hour rated corridors 

 

1-hour rating at demising walls between residential units 

 
Horizontal Separation:  

 

1- hour separation between levels throughout the building. 

 

Sprinkler:    Fully Sprinklered NFPA 13 
 

 

Building Height:  (100’-0” = finish floor level of grade level) 

 

1) Top of roof:  approximately 144’-0” 

2) Top of parapet:  approximately 146’-0” 

3) Top of stair tower:                  approximately 153-0’ 

 

 

 

 
 
 
  



ARCHITECTURAL OUTLINE SPECIFICATIONS: 
 

 

 

Division One: General Requirements 

 

 Per Owner’s contract with G.C. and specifications 

 

 

 

 

 

 

Division Two: Site Construction 

 

As required to complete the building.  All planting /hardscaping per landscaping plan.  Refer to Site Plan for general site 

improvements and Landscape narrative. See civil narrative for utility/grading site work. 

 

Division Three: Concrete 

For the structural system, please see structural narrative and specifications below. 

Stair and elevator cores from basement/foundation to 1st. floor.  

 

At sidewalks and exterior stairs and ramps, minimum 4" normal weight concrete, with saw-cut control joints. 

 

Provide 1 ½” gypcrete/acousitmat system above subfloor sheathing. 

 

Division Four: Masonry 

         -      Sandstone/Masonry base, columns and lintels parapets intended for amenity wing of the building. 

- 8” CMU elevator core from 1st level to top of elevator overrun.  Elevator and stair core walls, serving levels 1-4, shall 

be nominal 8" x 8" x 16".  Grout cells solid and reinforce per structural. 

- Provide sand set 2x2 concrete pavers on courtyard concrete deck. (12,200 s.f.) 

- Provide 2x2 rubber pavers to access roof top equipment and drains. 

 

Division Five: Metals 

- Ornamental Steel Elements:  Provide steel channels (approximately C-8 to C-12) attached to concrete slab through 

use of embed plates.  See Elevation Drawings.  For structural steel including embed plates, see structural narrative.  

- Exterior guardrails/handrails are fabricated painted metal and shall be installed at both sides of all exterior steps and 

ramps.  42 inch high fabricated metal guards shall be installed above all grade changes over 30 inches that are 

steeper than 2:1.  Assemblies shall be shop fabricated and primed for paint finish  

- 8” perimeter steel channel @ balconies 

- 42” high painted steel balcony railings 

- Painted steel stair railings at stair cores 

- Steel entry canopy/trellis 

- Steel trellis at landscaped area 

 

Division Six: Wood & Plastic 

 

- Wood framing for interior and exterior walls and partitions,  floor & roof joist system 

- Densglass sheathing at exterior walls as required by rated wall assembly. 

- ¾” plywood sub-floor 

- At balconies, wood infill (in steel channel perimeter), 2x6 composite decking 

-  Wood stairs 

- Painted or stained corridor chair rail one side, painted wood handrail other side 



- Maple wood veneer cabinetry in common areas: sill at mailbox 

- Window Sills:  PTD MDF window sill 

- Miscellaneous blocking and backing boards 

- Painted MDF shelving in storage units  

 

 

Division Seven: Thermal and Moisture Protection 

- Roofing:  Provide 60 mil, mechanically fastened TPO roofing with rigid insulation (tapered as required) with R- 19.  The 

roofing system will be fully adhered.  R-19 batt insulation applied to underside of roof deck in roof joist space, giving a 

total R-Value of R-38. 

- Exterior walls: Provide R-21 batt insulation at all exterior walls (can be rigid or blow-in) (R-19 + R-3 + R-21 blow-in) 

- Commercial grade tyvek bldg wrap 

- Interior walls & floors:  Provide sound batt insulation 

- Miscellaneous metal flashing as required, including cap flashing & scuppers at balconies 

- 25 ga. Metal flashing @ all horizontal joints at exterior 

- Damproofing: type to be determined  

- Perimeter drains as required 

- Rigid insulation: 3’-0” below grade level at perimeter at the basement level. 

- Caulking and sealant @ vertical exterior joints, steel balcony supports and elsewhere as required. Other water-

proofing details per third party review 

 

Division Eight:  Doors and Windows 

- All doors and frames within 1 hour rated walls and all stair core doors shall be hollow metal, fire rating as required.  

Automatic hold-opens for smoke control at elevator lobbies @ levels 2-4. 

- All common area and corridor unit entry doors are solid core stain grade birch w/20-min rating.  All interior unit doors 

are pre-hung hollow core paint grade. H.C. paint grade By-pass closet doors with no frames at closets per drawings. 

- Balcony doors are steel clad full-light stile and rail 

- Hardware:  Provide commercial grade hardware at common areas and unit entry doors from the corridor.  Provide 

residential grade hardware within the units. The hardware at entry lobbies and stairs will be tied into the security 

system.  All hardware elements are to be brushed chrome unless matching aluminum storefront finish. 

- 6” anodized aluminum storefront (thermally-broken w/low-E glazing, with compensation channel) at entry and publicly 

accessible communal area, as shown in plans.  Single unit aluminum frame windows with low-E glazing in remaining 

first floor public and support areas 

- Provide one (1) high quality sectional garage door with sectional insulated panels at bike workshop. 

- All dwelling unit  windows will be white vinyl single hung or slider with low E-272 glazing on all north and east 

elevations and low E-366 glazing on all South and West elevations manufacturer by Mercer or equal.  Price argon 

filled units as an alternate. 

- Window in publicly accessible communal area would be aluminum storefront type with low-E glazing 

 

Division Nine: Finishes 

- Exterior cladding is painted CFB fastened directly to exterior sheathing w/horizontal z-flashing at joints 

- Interior Walls:  Provide GPDW with high quality, smooth Level 4 finish (“slick-finish) without texturing.  Provide STC 55 

at demising and corridor walls. 

- Shafts have 2-hour ratings w/2 layers type “X” gpdw on outside, 1” shaft liner on inside 

- Ceilings:  Units:  Painted gpdw.   

- Corridors:  Ptd gpdw fire lid w/dropped 2 X 2 ACT.  Public areas:  70% ACT; 30% ptd gpdw.   

- Carpet:  direct glue-down 

- Sheet vinyl with quiet core pad over core assembly throughout units, including living areas, kitchens, bathrooms and 

closets 

- Rubber base:  4” at bathrooms; 2 ½” elsewhere in units 



- FRP: Provide FRP at trash chute room and other small service area/rooms. 

- Tiles in public restrooms, lobby and communal kitchen at Main Level 

 

Division Ten: Specialties 

- Showers:  30x60 shower inserts.  

- Lavatories:  Kitchens:  SS sink bowl; Bathroom vanities:  Porcelain sink bowl.  Single lever faucets 

- Standard toilet Accessories, including medicine cabinets 

- Mirrors at bathrooms 

- Closets:  Provide closet wire w/supports shelving 

- Metal closet rods and supports 

- Window coverings:  Provide horizontal louver blinds with 1" metal slats at all vinyl windows, management/leasing 

offices, and exterior glass doors. 

- Fire Extinguisher and cabinets per code 

- Mop sinks @ all janitor closets 

- (2) pedimats at main & south entries 

- Exterior Signage $10,000 allowance 

- Interior bldg signage $10,000 allowance 

- Mailboxes: Furnish extruded aluminum, satin finish horizontal front-loading mail box units where indicated, along with 

collection boxes, delivery boxes, and a directory.  Provide custom laminate millwork with trash receptacle beneath 

mail boxes.  

- Bike racks:  U-shaped for (60) bikes 

- Exterior Louvers/vents 

- Nylon grab bars in shower enclosure at toilets in 8 units per ANSI code 

- Corner guards:  clear plastic, typical at public areas 

 

Division Eleven: Equipment 

- Cabinetry:  Provide 24" deep x 36" tall base cabinets with pull out drawer sets and 12" x 36" tall wall cabinets, with 

wire pulls with Lazy Susan’s in corner areas as applicable .  Shaker Line w/ wood laminate as manufactured by 

Grandview Products Company.  Provide 24 or 36" wide vanity cabinet in bathroom. 

- Countertops:  Post-formed plastic laminate countertops with integral backsplash. 

- Kitchen appliances: Consult owner and refer to appliance package from previous design. 

- (2) Coin operated washers and electric dryers on each residential floor with (1) additional large capacity washer/dryer 

at Main Level laundry room. 

- (2) Internal Trash Chutes and collection system with wash down.  Furnish trash chute serving floors 1 - 4 (single 

access door).  24" diameter, 18 ga. aluminized steel with powered, hinged intake door bearing 45 minute label.  

Provide discharge accessories as necessary to conduct waste to dumpster.  Rolling door closure with normally open 

fusible link 

 

Division Twelve: Furnishings 

- Interior - Owner Provided 

Site Furnishings: 

- Built-in outdoor gas fire pit. 

 

Division Thirteen: Special Construction 

- Security System:  The security system needs to be further defined; at minimum provide an intercom system integrated 

with the residential unit phone system and remote controlled garage door. 

 

Division Fourteen: Conveying Systems 



- Elevators:  KONE EcoSpace pre-engineered traction passenger elevator – 3,500# capacity with 9-ft ceiling w/ 4 

stops, 150 feet per minute full load up, DC power, illuminated car and hall buttons, car position indicator at 

ground floor, car riding lantern, NEII handicapped provisions, two-way leveling, top-of-car inspection, automatic 

emergency light and alarm, telephone with armored cord in car cabinet, exhaust fan, dual eye beam photo eyes, 

protective pads and hooks, jack hole and casing.  Stainless steel frames @ lobby; ptd frames other locations. 

 

Division Fifteen: Mechanical 

See mechanical narrative. 

 

Division Sixteen: Electrical 

See electrical narrative.  
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M E M O  

 

TO: Project Team  DATE 2/1/203 

FIRM:   JOB NO. 1980c 

ADDRESS:   PROJECT: 
FCHA – Permanent Supportive 
Housing - North Site 

     

  

 

 

CONCEPT SITE & UTILITY SUMMARY  

WATER 

The existing site has an 8” water main with a hydrant and two water service taps that extend into the site 
near the northwest corner or the property. The existing hydrant will be relocated and the two water 
service taps will be disconnected and capped at the main.  

The existing 8” main will be extend into the site to the relocated fire hydrant.  A new 6" fire service and 
1-1/2" domestic service is proposed off of the 8" main that extends into the site to service the proposed 
building.  An external meter pit and the relocated fire hydrant are proposed within the grass area at the 
northwest corner of the site.  Since the 8" water main currently extends into the site a utility easement 
will be required around the hydrant and 8" main.  

An irrigation tap will be needed for the community garden located along the southern portion of the 
property. It is assumed that this will be a ¾” tap and meter and will require a below ground back flow 
preventer. 

Based on our review with the Fort Collins-Loveland Water District, there is adequate fire and domestic 
water supply within this main.  Initial discussions with the Fort Collins-Loveland the ¾” irrigation tap 
fee (for the community garden) and the 1-1/2” domestic tap fee will be $17,277 and $108,905.  The 
sewer fee is included in the domestic tap fee and there is no sewer fee associated with the irrigation tap. 

SEWER 

There is an existing 8" sanitary sewer main which appears to be located within the street right-of-way 
along the west side of S. College Ave. with a manhole near the southeast corner of the property.  A new 
6" PVC sanitary sewer service line is proposed to extend approximately 160 lf southeast of the building 
to the existing manhole.    

Based on the original intended use of the site, there should be adequate capacity for the proposed 
building, but further review will be required with South Fort Collins Sanitation District.  Sewer fees are 
included in the 1-1/2” domestic tap fee. 



STORM 

There are no existing stormwater conveyance systems currently on the site.  It appears that the site is 
higher than the adjacent properties, allowing stormwater to sheet flow off the site to the east, south and 
west.  The proposed grading will convey stormwater from roughly three quarters of the site to the west 
to an existing pond.  The remaining east quarter of the site will sheet flow east, as it currently does, and 
be conveyed along the east side of SE Frontage Rd. to Fossil Creek. 

To help improve water quality and to meet the City of Fort Collins Stormwater Low Impact 
Development regulations, five different pervious paving parking areas, porous pavers, have been 
designed to capture runoff from the parking lot and allow stormwater to infiltrate into the ground.  Any 
excess stormwater will be conveyed through an underdrain system and piped south to a proposed swale 
along the south property line.  The swale will then convey stormwater to the existing pond to the west.  
The majority of the roof runoff will also be conveyed to the south swale draining to the existing pond. 

One 5’ Type R inlet and one 20' Type R inlet within Fossil Blvd will have to be relocated to 
accommodate proposed roadway modifications.    

Based on initial discussion with the City of Fort Collins, it was discussed that there is likely adequate 
capacity in the existing pond to the west to handle the addition stormwater runoff from the developed 
site. The proposed site has less impervious area than what has been proposed in the original Redtail 
Phase 2 design.  With the impervious area reduction, the proposed improvements should not require 
adjustments to the existing detention and water quality features previously approved.  Additional storm 
water analysis will have to be performed to verify the full impact of the project. 

ELECTRIC 

Currently there is an underground electric line feeding an above ground transformer on the west side of 
the site, east of the proposed entrance. The existing size of the transformer is unknown at this time and 
will have to be verified by the utility provider if it can be reused.  A below grade electrical vault is also 
located east of the drive will remain in place. 

All site electrical layout and design is to be provided by the project’s electrical engineer and the City of 
Fort Collins Light & Power. 

GAS 

There is an existing gas line running along Fossil Blvd and Conejos Rd.  It is anticipated that a new 
service line can be extended approximately 370 lf to supply gas service to the proposed building.  

It is assumed that the existing gas main is adequately sized to handle the proposed building loads, but 
will have to be verified based with Xcel Energy and on the actual building demand. 

DRY UTILITIES 

There is existing CATV and communication lines near the intersection of Conejos Rd. and Fossil Blvd. 
Communication lines will have to be verified and extended to the building based on the required 
building needs. 



STREET IMPROVEMENTS 

To accommodate the proposed site entrance, the existing intersection of Conejos Rd and Fossil Blvd. 
will have to be modified to allow Fossil Blvd to transition into Conejos Rd. The City of Fort Collins 
requires the incorporation of a “bulb” at local street intersections.  This will require relocation of the 
existing storm inlets and modifying the street alignment and right-of-way.  Continued coordination with 
the City of Fort Collins will determine the extent of the street repairs and properly meet the City 
requirements.                                                                                                                                                       
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FIRE HYDRANT FLOW-CALCS

Hydrant No: 1802 Fire Authority: Poudre

Subd ivision: Camaron Park

Hydrant Location: Fairway Lane,200' W of College Ave.

Make: Mueller Main Size: 8"pvc
Model: Centurion Static Pressure: 83psi
Year: 1989 Residual PSI: 49psi
MVO: 5 1/4" GPM: 2149gpm
Bury: 5'6" Nozzle Size: 4.5"
Op. Nut: 1" OR Water Clarity: clear
Nozzles 2.5": 4.5": 1 Minutes Open: 5 mins

Company flowing Hydrant: Poudre Fire
Garnett England

Comments: The residual FH is #855
FH is 400' SW of flow FH

Date: 1-22-13@1:20pm Inspected By: Terry T
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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

Steve  Steinbicker 

July 01, 2013

Architecture West, LLC

4710 South College Avenue

Fort Collins, CO  80525

Re:  Redtail Ponds Affordable Housing

Description of project:  This is a request to construct a new multifamily affordable housing development 

located between South College Avenue and the intersection of Fossil Boulevard and Conejos Road 

(primary parcel# 96024-17-008). 60 units of affordable housing (permanent supportive housing) are planned 

in a 4-story building.  Recreation space in an interior courtyard and a community garden are also planned. 

The site is located in the General Commercial (C-G) Zone District and the Transit Oriented Development 

(TOD) Overlay Zone. Multifamily projects with more than 50 units are subject to Planning & Zoning Board 

(Type 2) review.

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, Jason Holland, at 970-224-6126 or jholland@fcgov.com.

Comment Summary:

Contact:  Noah Beals,  970-416-2313,  nbeals@fcgov.com

Department:  Zoning

Land Use Code (LUC) Section 4.21(B)(2)A. Residential use containing more than 50 dwelling units is 

subject to a TYPE 2 Review

If the supportive programming spaces are for the residents only than this a Multi-Family project.  If the 

supportive programming spaces are open to non-residents than this a Mixed-Use dwelling.

1.  

LUC 4.21(C) Maximum building height shall be 4 stories.2.  

LUC 3.10.3(A)  Primary commercial and residential building entrances shall face streets, connecting 

walkways, plazas, parks or similar outdoor spaces, but not parking lots. Buildings shall face all street 

frontages to the maximum extent feasible, with highest priority given to east-west streets that lead from 

transit stations to destinations.

It's not clear how this is being met.

3.  



LUC 3.10..3(B)  At least one (1) prominent or central location within each transit station area shall include a 

convenient outdoor open space or plaza with amenities such as benches, monuments, kiosks or public 

art. This feature and its amenities shall be placed adjacent to a transit station, to the extent reasonably 

feasible.

LUC 3.10.3(C)  To the extent reasonably feasible, buildings and extensions of buildings shall be 

designed to form outdoor spaces such as courtyards, plazas, arcades, terraces, balconies and decks 

for residents' and workers' use and interaction, and to integrate the development with the adjacent 

physical context. To the extent reasonably feasible, a continuous walkway system linking such outdoor 

spaces shall be developed, and shall include coordinated linkages between separate developments.

LUC 3.10.4(A) Developments shall provide formal streetscape improvements which shall include 

sidewalks having street trees in sidewalk cutouts with tree grates, planters or other appropriate treatment 

for the protection of pedestrians, and shall provide seating and pedestrian light fixtures. Specific design 

details shall be subject to approval by the City Engineer in accordance with the design criteria for streets.

LUC 3.10.4(C) Off-street parking shall be located only behind, above or below street-facing buildings. No 

parking will be allowed between the street and the front or side of a building.

4.  

LUC 3.10.5(B) Flat-roofed buildings shall feature three-dimensional cornice treatment on all walls facing 

streets or connecting walkways, or a rail at the top of the wall of a usable rooftop deck, unless the top 

floor is stepped back to form a usable roof terrace area. A single continuous horizontal roofline shall not 

be used on one-story buildings. Accent roof elements or towers may be used to provide articulation of 

the building mass. To the maximum extent feasible, a minimum pitch of 6:12 shall be used for gable and 

hipped roofs. Where hipped roofs are used alone, the minimum pitch shall be 4:12.

LUC 3.10.5(C)(5) Exterior building materials shall not include smooth-faced concrete block, untreated or 

unpainted tilt-up concrete panels or prefabricated steel panels

5.  

LUC 3.10.5(D)  Walls, fences and planters shall be designed to match or be consistent with the quality of 

materials, style and colors of the development.

6.  

LUC 3.8.30(C) At least 90% of the dwellings shall be located within one-quarter mile of either a 

neighborhood park,privately owned park or central feature or gather place that is at least 10,000 sq ft in 

size, highly visible formed by street layout, accessible to pedestrians and open to the public, and no 

conflicts with storm drainage grading.

LUC 3.8.30(F)(6)  Each multi-family dwelling shall be articulated with projections, recesses, covered 

doorways, balconies, covered box or bay windows and/or other similar features, dividing large facades 

and walls into human-scaled proportions similar to the adjacent single- or two-family dwellings, and shall 

not have repetitive, undifferentiated wall planes. Building facades shall be articulated with horizontal 

and/or vertical elements that break up blank walls of forty (40) feet or longer. Facade articulation may be 

accomplished by offsetting the floor plan, recessing or projection of design elements, change in 

materials and/or change in contrasting colors. Projections shall fall within setback requirements.

7.  

LUC 3.2.1 A landscape plan is required this should include but not limited to foundation plantings, street 

trees, parking lot perimeter and interior landscaping (see section for further details).

LUC 3.2.4 A lighting plan is required this should include photometric siteplan with catalog cut-sheets.

LUC 3.2.5 An enclosure for both trash and recycling is required.  Such enclosure shall be design with 

8.  



walk-in access without having to open the main service gate and located on a concrete pad at least 20ft 

from a public sidewalk.

LUC 3.5.1(I) Mechanical/utility equipment (vents, flues, meters, boxes, conduit, transformer, ac/rtu...) 

locations shall be identified on the plans with notes on how such equipment is screened and painted.

9.  

LUC 3.2.2(K)(1)(a)1. Multi-family residential has no maximum or minimum parking requirement in the TOD 

overlay district.

LUC 3.2.2(L)  When off street parking is provide standard stall dimensions are 19'x9' and two-way drive 

aisles are 24ft.  

LUC 3.2.2(K)(5) Accessibility spaces are required and at least one should be van accessible (8ft wide 

stall adjoined to 8ft wide loading area)

LUC 3.2.2(C)(4) Multi-family is required to provide one bicycle space per bedroom.  At least 60% of 

those spaces shall be enclosed and 40% fixed.

10.  

LUC 3.2.2(C)(5) Direct walkway access is required from pedestrian entrance to the public sidewalk.11.  

LUC 3.5.3 This section also applies if this is considered a Mix-Use dwelling.12.  

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

Department:  Water-Wastewater Engineering

Water and wastewater services for this site are provided by the Fort Collins-Loveland Water District and 

the South Fort Collins Sanitation District.  The Districts can be contacted at (970) 226-3104.

1.  

Contact:  Glen Schlueter,  970-224-6065,  gschlueter@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 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.

1.  

The same drainage concepts can be followed as in the approved Redtail Ponds drainage study as far as 

detention and water quality treatment with the exception of the LID requirements in the next two 

comments.

2.  

It doesn¿t appear the water quality pond is still part of the plan.  Fifty percent of the site runoff is still 

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-regulati

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

however the use of any of the BMPs is encouraged.

3.  



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.  The bio-swale may meet some of the LID requirements but 

please contact Basil Hamdan before submitting a PDP to confirm if all the water quality requirements are 

being met.

4.  

The drainage outfall for the site is still the curb and gutter of the frontage road.  Since this is a new 

proposal the street capacity will need to be verified in the drainage report.

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 Fossil Creek Basin Master 

Drainage Plan as well the Fort Collins Stormwater Manual.

7.  

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

Department:  Fire Authority

GENERAL COMMENTS

The geographical limitations of the site combined with the current site plan, provides for fire access only 

on the west side of the proposed building. This "out of access" condition will require further discussion 

with the design team in order to resolve these concerns. The intent of the fire code shall prevail. Any 

deviation from the code or offsetting measures proposed for the site shall be reviewed and approved by 

the Fire Marshal.

1.  

FIRE LANES 

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. 2006 International Fire Code 503.1.1  

FIRE LANE SPECIFICATIONS 

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. 

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

feet outside. 

> Be visible by painting 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 

2.  



and Local Amendments. 

*STRUCTURES EXCEEDING 30' (OR THREE OR MORE STORIES) IN HEIGHT 

In order to accommodate aerial fire apparatus access, 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. 2006 International Fire Code Appendix D; 

Poudre Fire Authority Administrative Policy 85-5

TURNING RADII 

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

outside. International Fire Code 503.2.4 and Local Amendments

3.  

ROOF ACCESS 

New buildings four or more stories in height shall be provided with a stairway to the roof. Stairway access 

to the roof shall be in accordance with IFC 1009.12. Such stairways shall be marked at street and floor 

levels with a sign indicating that the stairway continues to the roof. 2006 International Fire Code 504.3

4.  

WATER SUPPLY 

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. 

2006 International Fire Code 508.1 and Appendix B

5.  

RESIDENTIAL AUTOMATIC FIRE SPRINKLERS 

An automatic sprinkler system installed in occupancies in accordance with Section 903.3 shall be 

provided throughout all buildings with a Group R (Residential) fire area. Exceptions: Detached one and 

two-family dwellings and multiple single-family dwellings (townhomes) not more than three stories above 

grade plane in height with a separate means of egress. 2006 International Fire Code 903.2.7 

BALCONIES AND DECKS 

Sprinkler protection shall be provided for exterior balconies, decks, and ground floor patios of dwelling 

units where the building is of Type V construction. 

2006 International Fire Code 903.3.1.2.1 

FDC 

Fire Department Connections shall be installed in accordance with NFPA standards. Fire department 

connections shall be located on the street side of buildings, fully visible and recognizable from the street 

or nearest point of fire department vehicle access. The location of the FDC shall be approved by the fire 

department. 

2006 International Fire Code 912.2 

KEY BOXES REQUIRED 

Poudre Fire Authority requires at least one key box ("Knox Box") to be mounted in approved location(s) 

on every new building equipped with a required fire sprinkler or fire alarm system. The top shall not be 

higher than 6 feet above finished floor. 

2006 International Fire Code 506.1 and Poudre Fire Authority Bureau Policy 88-20

6.  

FIRE STANDPIPE SYSTEM 

Standpipe systems shall be provided in new buildings and structures in accordance with Section 905 or 

the 2006 International Fire Code. Approved standpipe systems shall be installed throughout buildings 

where the floor level of the highest story is located more than 30 feet above the lowest level of fire 

7.  



department vehicle access. The standpipe system shall be capable of supplying at minimum of 100 psi 

to the top habitable floor. An approve fire pump may be required to achieve this minimum pressure. 

2006 International Fire Code Sections 905 and 913

PREMISE IDENTIFICATION 

New and existing buildings shall be plainly identified. Address numbers shall be visible from the street 

fronting the property, plainly visible, and posted with a minimum of six-inch numerals on a contrasting 

background. 

2006 International Fire Code 505.1

8.  

PUBLIC-SAFETY RADIO AMPLIFICATION SYSTEM 

New buildings or building additions that cause the building to be greater than 50,000 square feet will 

require a fire department, emergency communication system evaluation after the core/shell but prior to 

final build out. For the purposes of this section, fire walls shall not be used to define separate buildings. 

Where adequate radio coverage cannot be established within a building, public-safety radio amplification 

systems shall be 

designed and installed in accordance with criteria established by the Poudre Fire Authority. Poudre Fire 

Authority Bureau Admin Policy #07-01

9.  

FIRE PITS

Fire pits to be supplied by natural gas only. No burning of wood or wood products allowed. The 

production of smoke is prohibited.

10.  

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

Department:  Environmental Planning

An Ecological Characterization Study is required by Section 3.4.1 (D)(1) as the site is within 500 feet of a 

known natural habitat (wetlands). Please note the buffer zone standards range from 50 -100' for these 

features, depending on the size of the wetlands, as identified in Section 3.4.1(E) of the Land Use Code, 

as you proceed with your site design process. Please note that the Ecological Characterization Study is 

due a minimum of 10 days prior to the PDP submittal.

1.  

Within the buffer zone, according to Article 3.4.1(E)(1)(g), the City has the ability to determine if the 

existing landscaping within the buffer zone is incompatible with the purposes of the buffer zone. Please 

ensure that your ECS discusses the existing vegetation and identifies potential restoration options. If it is 

determined to be insufficient, then restoration and mitigation measures will be required.

2.  

With respect to lighting, the City of Fort Collins Land Use Code, in Article 3.2.4(D)(6) requires that "natural 

areas and natural features shall be protected from light spillage from off site sources." Thus, lighting from 

the parking areas or other site amenities shall not spill over to the buffer areas.

3.  

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.

4.  

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 (221 6361) to determine the status of the existing trees and any mitigation requirements that 

could result from the proposed development.

5.  



Contact:  Tyler Siegmund,  970-221-6501,  tsiegmund@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.

6.  

Utility plans will be required and a Development Agreement will be recorded once the project is 

finalized.

7.  

A Development Construction Permit (DCP) will need to be obtained prior to starting any work on the site.8.  

A 7ft wide detached sidewalk and 10ft landscaped parkway along College Ave is consistent with a 6 lane 

arterial road.  Refer to LCUASS drawing 7-1F.

9.  

Vacation of Fossil Blvd, which is public right-of-way, will need to be vacated by city council as part of this 

project.  Refer to section 23-155 of the City of Fort Collins Municipal Code for the right of way vacation 

process and requirements.

10.  

Conejos Rd will have to be modified to meet current road standards as part of this project.  The 

preliminary layout provided appears to be consistent with LCUASS standards for widening at the 

intersection of existing Fossil Blvd.  Further detail is needed with the submittal of the project.  Depending 

on design, off site easements may be needed.  Refer to LCUASS figure 7-24 for design requirements.

11.  

Contact:  Justin Fields,  970-224-6150,  jfields@fcgov.com

Department:  Electric Engineering

Coordinate transformer and meter locations with Light and Power Engineering, 970-221-6700.  Each unit 

will need to be individually metered.  Transformers need to be within 10 feet of an all-weather drive over 

surface and need to have 3 feet of clearance on the back and sides, and 10 feet of clearance in the front.  

The existing single phase transformer will need to be upgraded in order to serve the proposed 

development.

1.  

Electric development and system modifications charges will apply.  An online estimator for these 

charges is available at 

2.  



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

tric-development-fee-estimator?id=2 (the charges for the clubhouse will need to be estimated under the 

commercial tab).

If a fire pump is required, contact Light and Power Engineering for the wiring requirements for the pump.3.  

Contact:  Jason Holland,  970-224-6126,  jholland@fcgov.com

Current Planning

Height review will be required if the building is over 40 feet in height, please refer to submittal criteria in 

section 3.5.1(G).

1.  

Please note the landscape standards that require tree spacing adjacent to walks and drives- 3.2.1(E).2.  

The proposed development project is subject to a Type 2 (Planning and Zoning Board) review and public 

hearing.  The applicant for this development request is required to hold a neighborhood information 

meeting prior to formal submittal of the proposal.  Neighborhood meetings offer an informal way to get 

feedback from your surrounding neighbors and discover any potential hiccups prior to the formal hearing.  

Please contact me, at 221-6750, to assist you in setting a date, time, and location.  I and possibly other 

City staff, would be present to facilitate the meeting.

 3.

Please see the Development Review Guide at www.fcgov.com/drg.  This online guide features a color 

coded flowchart with comprehensive, easy to read information on each step in the process.  This guide 

includes links to just about every resource you need during development review.

4.  

This development proposal will be subject to all applicable standards of the Fort Collins Land Use Code 

(LUC), including Article 3 General Development Standards.  The entire LUC is available for your review on 

the web at http://www.colocode.com/ftcollins/landuse/begin.htm.

5.  

If this proposal is unable to satisfy any of the requirements set forth in the LUC, a Modification of Standard 

Request will need to be submitted with your formal development proposal.  Please see Section 2.8.2 of 

the LUC for more information on criteria to apply for a Modification of Standard.

6.  

Please see the Submittal Requirements and Checklist at: 

http://www.fcgov.com/developmentreview/applications.php.

7.  

The request will be subject to the Development Review Fee Schedule that is available in the Community 

Development and Neighborhood Services office. The fees are due at the time of submittal of the required 

documents for the appropriate development review process by City staff and affected outside reviewing 

agencies. Also, the required Transportation Development Review Fee must be paid at time of submittal.

8.  

When you are ready to submit your formal plans, please make an appointment with Community 

Development and Neighborhood Services at (970)221-6750.

9.  



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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