
Conceptual Review Agenda
Schedule for 08/25/14 to 08/25/14

281 Conference Room A

Monday, August 25, 2014

Time Applicant InfoProject Name Project Description Planner

Leonard Abels

foxhillshoa@gmail.com

This is a request to annex 31 homes into the City of 

Fort Collins.  33 of the homes in the subdivision are 

already within the city.  The applicant is requesting 

a conceptual review to discuss the switch over of 

services and road maintenance.  The proposed 

zoning for the annexed homes will be either Urban 

Estate (UE) or Residential Foothills (RF).

Ryan Mounce 9:30
(970) 980-6644

Fox Hills - Annexation

Steve Duin

sduin1@gmail.com

This is a request to construct a building for trailer 

sales & service (Parcel #8715205001).  The building 

will be approximately 6700 sq. ft. with a display area 

along the frontage road for trailers and golf carts.  

The parcel is located in the General Commercial 

(CG) zoning district.  This project will be subject to 

Planning & Zoning Board (Type II) review.

Ted Shepard10:15
(970) 493-2235

847 SE Frontage Rd. - Vehicle 

Sales

Don Watkins

don@bwgarch.com

This is a request to construct 26 elderly housing 

units (Parcel #9611430902).  These units will be 

duplexes and are a part of an ODP completed in 

1998.  In addition to the duplexes this development 

will include the construction of a clubhouse and two 

additional wings to the Acute Care facility onsite.  

The parcel is located in the Medium Density Mixed 

Use (MMN) zone district.  This project will be 

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

Noah Beals11:00
(970) 212-1243

Good Samaritan Village
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Fox Hills Annexation

These map products and all underlying data are developed for use by the City of Fort Collins for its internal purposes only, and were not designed or intended for general use by members
of the public.  The City makes no  representation or warranty as to its accuracy, timeliness, or completeness, and in particular, its accuracy in labeling or displaying dimensions, contours,
property boundaries, or placement of location of any map features thereon.  THE CITY OF FORT COLLINS MAKES NO WARRANTY OF MERCHANTABILITY OR WARRANTY FOR
FITNESS OF USE FOR PARTICULAR PURPOSE, EXPRESSED OR IMPLIED, WITH RESPECT TO THESE MAP PRODUCTS OR THE UNDERLYING DATA.  Any users of these map
products, map applications, or data, accepts same AS IS, WITH ALL FAULTS, and assumes all responsibility of the use thereof, and further covenants and agrees to hold the City harmless
from and against all damage, loss, or liability arising from any use of this map product, in consideration of the City's having made this information available. Independent verification of all data
contained herein should be obtained by any users of these products, or underlying data. The City disclaims, and shall not be held liable for any and all damage, loss, or liability, whether direct,
indirect, or consequential, which arises or may arise from these map products or the use thereof by any person or entity.

1 inch = 333 feet

_̂

_̂

£¤287

£¤287

£¤287

¬«1

§̈¦25

§̈¦25

§̈¦25

Douglas

Vine

Mountain Vista

Mulberry

Trilby

Le
ma

y

Sh
iel

ds

Harmony

Ta
ft H

ill

Prospect

Horsetooth

Drake

Tim
be

rlin
e

RF

POL

Re
d F

ox
 R

d

Lu
the

r L
n

Westridge Dr

Gr
ay

 Fo
x R

d

Kit Fox Rd

Silver Fox Rd

M

orning Glory Rd

High Plains Ct

Kit Fox Ct

Wessex RdBlack Fox Ct

Aerial Site MapVicinity Map

Zoning Map

1 inch = 500 feet

1 inch = 17,493 feet







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

Leonard  Abels 

August 29, 2014

Fox Hills Community Association of Fort Collins

2699 Luther Lane

Fort Collins, CO  80526

Re:  Fox Hills - Annexation

Description of project:  This is a request to annex 31 homes into the City of Fort Collins south of West Harmony 

Road and west of Red Fox Road..  The area to be annexed is part of an HOA that encompasses other homes 

already located within City limits.  The applicant is requesting a conceptual review to discuss the transfer of services, 

process, and road maintenance.  The proposed zoning for the annexed area would likely be Urban Estate (U-E).

Please see the following summary of comments regarding the project request referenced 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, Ryan Mounce, at 

970-224-6186 or rmounce@fcgov.com.

Comment Summary:

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:  Martina Wilkinson,  970-221-6887,  mwilkinson@fcgov.com

Department:  Traffic Operations

No comments.1.  

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

Department:  Stormwater Engineering

I don't see any public improvements that the Stormwater would maintain.  Maybe the storm drain crossing of 

the streets if they are RCP and if they were installed to City standards.  CMPs do not meet City Standards.

1.  
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There is normally a Stormwater Development fee (PIF) of $7,817/acre but that is not charged for an existing 

development being annexed into the City.  However the monthly fees will apply and thye can be found 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.

2.  

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

Department:  Fire Authority

Roads and utility infrastructure appear to be adequate. No PFA comments regarding annexation.1.  

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

Department:  Environmental Planning

No comments on the annexation. However, if the open space within these tracts are not already a Certified 

Natural Area, your HOA might want to consider getting designated as such. More information is available 

here: http://www.fcgov.com/naturalareas/certified.php.

1.  

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

Department:  Engineering Development Review

The City's Transportation Development Review Fee (TDRF) is due at the time of submittal of an annexation 

application.  For additional information on these fees, please see: 

http://www.fcgov.com/engineering/dev-review.php

1.  

An identification of the limits of the annexation (and the corresponding streets that would be annexed and 

proposed for maintenance) is needed.

2.  

In order for the City to take over road maintenance of the street system formerly in unincorporated Larimer 

County, the roadways would need to be brought up to the City’s public street standards by the applicant. An 

evaluation of the street system would first need to take place which would likely involve an assessment 

performed by a licensed geotechnical engineer and would include: 

1) Determination of what pavement section was built, which would likely require that non-destructive core 

samples be performed. 

2) Determination of whether that pavement section was in accordance with an approved pavement design 

report (such as being in conformance with a pavement design for the City’s portion of street system.)

The City’s review of the findings above would then identify to what extent the subsurface infrastructure is 

acceptable to the City and/or what repairs/treatment would be needed to the pavement to bring it up the City 

standards. In addition to the pavement, existing damaged street infrastructure (curb and gutter, cross pans, 

etc.) would also need to be replaced.

3.  

Repair/replacement of public improvements must be built by a contractor licensed in the City and done in 

accordance with the Larimer County Urban Area Street Standards (LCUASS). (They are available online at: 

http://www.larimer.org/engineering/GMARdStds/UrbanSt.htm) The City can work with the applicant in 

reviewing and identifying the extent of the repair/replacement of the street system and can assist in cost 

evaluation of the work as well.

4.  
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Contact:  Jim Spaulding,  970-416-2772,  jspaulding@fcgov.com

Department:  Electric Engineering

Existing service is already undergrounded and Light & Power will transfer service to be under their care 

once annexation process is approved and complete.

1.  

Please contact Electrical Engineering at 221-6700 if you have any questions.2.  

Contact:  Ryan Mounce,  970-224-6186,  rmounce@fcgov.com

Planning Services

Annexations typically take 3 to 4 months to process from the date an annexation petition is submitted. Major 

milestones of the annexation process include an initiating resolution with City Council, a recommendation 

from the Planning & Zoning Board, and two additional readings before City Council.

1.  

An annexation must satisfy several conditions to be considered.  One of the most pertinent in this 

circumstance is the requirement that the annexation petitioners comprise more than 50% of the landowners 

of the area to be annexed, and that they own more than 50% of the land requesting to be annexed. 

An annexation agreement signed when the Fox Hills PUD was originally approved has likely since expired 

and an annexation to Fort Collins would need to be initiated voluntarily by the subdivision land owners with 

the above-mentioned petitioning requirements.

The open space owned by the HOA can be counted to meet the 50%+ of the land to be annexed; however, 

as you also need 50%+ of the owners of the land to agree to the petition, this means a majority of lot owners 

will also need to agree to the annexation and their lands would likely already constitute the 50%+. The HOA 

president can sign the petition on the HOA's behalf, unless specified differently in the HOA 

covenants/bylaws.

2.  

The City's Structure Plan suggests Urban Estate (U-E) zoning for the area were it to be annexed. The 

existing development characteristics of the subdivision closely resemble those of an Urban Estate cluster 

development.

3.  

The review and processing of the annexation would be subject to Development Review Fees and 

Transportation Development Review Fees. Both of these fee schedules can be found online at 

http://www.fcgov.com/developmentreview/applications.php under the "Applicant Fee Schedules" heading.

The annexation petition document and a checklist of requirements for the annexation petition can be found 

by visiting http://www.fcgov.com/developmentreview/applications.php under the "Annexation" heading.

4.  
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847 SE Frontage Rd.
Vehicle Sales

These map products and all underlying data are developed for use by the City of Fort Collins for its internal purposes only, and were not designed or intended for general use by members
of the public.  The City makes no  representation or warranty as to its accuracy, timeliness, or completeness, and in particular, its accuracy in labeling or displaying dimensions, contours,
property boundaries, or placement of location of any map features thereon.  THE CITY OF FORT COLLINS MAKES NO WARRANTY OF MERCHANTABILITY OR WARRANTY FOR
FITNESS OF USE FOR PARTICULAR PURPOSE, EXPRESSED OR IMPLIED, WITH RESPECT TO THESE MAP PRODUCTS OR THE UNDERLYING DATA.  Any users of these map
products, map applications, or data, accepts same AS IS, WITH ALL FAULTS, and assumes all responsibility of the use thereof, and further covenants and agrees to hold the City harmless
from and against all damage, loss, or liability arising from any use of this map product, in consideration of the City's having made this information available. Independent verification of all data
contained herein should be obtained by any users of these products, or underlying data. The City disclaims, and shall not be held liable for any and all damage, loss, or liability, whether direct,
indirect, or consequential, which arises or may arise from these map products or the use thereof by any person or entity.
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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  Duin 

October 22, 2014

D&E Sales

3115 E Mulberry St.

Fort Collins, CO  80524

Re:  847 SE Frontage Rd. - Vehicle Sales

Description of project:  This is a request to develop a vacant parcel and construct a building for trailer sales & 

service (Parcel #8715205001).  The building will be approximately 6,700 sq. ft. with a display area along the frontage 

road for trailers and golf carts.  The project will include outdoor storage of product inventory.  The parcel is platted as 

Lot One of the Interchange Business Park, Second Filing, located in the General Commercial (CG) zone district and 

within the boundary of the I-25 Sub-Area Plan.  This project will be subject to Planning & Zoning Board (Type II) 

review.

Please see the following summary of comments regarding the project request referenced 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:  Gary Lopez,  970-416-2338,  glopez@fcgov.com

Department:  Zoning

Recycled asphalt is generally only permitted where screened outdoor storage and no public access occur.  

Unless the inventory is screened and without public access standard asphalt or concrete pavement is 

required.  Vehicle displayed areas would require standard pavement. All other LUC site/landscaping 

requirements apply.

1.  

Site lighting must meet LUC standard found in LUC 3.2.4.  This would require down directional fixtures on 

both building and light poles.  Security and site light fixtures cannot allow the light to broadcast off the 

property.  The applicant may have to address security by other additional means and fewer options with 

lighting.

2.  

2.  
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Contact:  Roger Buffington,  970-221-6854,  rbuffington@fcgov.com

Department:  Water-Wastewater Engineering

Water and wastewater services in this area are provided by the ELCO Water District (493-2044) and the 

Boxelder Sanitation District (498-0604).

1.  

Contact:  Martina Wilkinson,  970-221-6887,  mwilkinson@fcgov.com

Department:  Traffic Operations

This project will require a CDOT access permit since it will take access off of a CDOT Frontage Road.  

Contact Gloria Hice-Idler at gloria.hice-idler@state.co.us or 970-350-2148.

1.  

Adjacent street road improvements (curb, gutter, sidewalk) may be required.  Work with the engineering 

department on this.

2.  

A traffic impact memo will likely be needed (its not entirely clear how much traffic the business will 

generate).  The memo can be used for both the CDOT access permit, as well as the City's standard per 

LCUASS section 4.2.3.C.  Contact me at mwilkinson@fcgov.com or 970-221-6887 to scope the study.

3.  

Contact:  Mark Taylor,  970-416-2494,  mtaylor@fcgov.com

Department:  Stormwater Engineering

Floodplain Comments:

This property is located in the FEMA-regulatory Boxelder Creek 100-year flood fringe, and all development 

within the flood fringe must comply with the safety regulations of Chapter 10 of City Municipal Code.  A 

FEMA Flood Risk Map is included.

1.  

New nonresidential construction is allowed in a FEMA-regulated flood fringe, provided that the finished floor 

of the structure, as well as any duct work, heating, ventilation, electrical systems, etc. is elevated---or 

floodproofed---18-inches above the Base Flood Elevation (BFE).  That finished floor elevation is known as 

the Regulatory Flood Protection Elevation (RFPE = BFE + 18" for nonresidential structures).

2.  

For an elevated structure, a FEMA Elevation Certificate, signed and certified by a registered professional 

land surveyor after construction is complete, must be submitted and accepted before the Certificate of 

Occupancy will be released for the structure. The form for the FEMA Elevation Certificate can be found at 

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

3.  

If floodproofing is chosen as an option rather than elevating the structure, all the requirements of Section 

10-38 of City Code must be met. Floodproofing Guidelines as well as a FEMA Floodproofing Certificate 

(which will be required before construction begins, and again after construction is complete and prior to 

issuing a Certificate of Occupancy) can be obtained at 

http://www.fcgov.com/utilities/what-we-do/stormwater/flooding/forms-documents.  FEMA Technical Bulletin 3, 

"Non-Residential Floodproofing - Requirements and Certification" can be found at 

http://www.fema.gov/media-library-data/20130726-1511-20490-5294/job6.pdf.

4.  

Any construction activities in the 100-year flood fringe---structures, fencing, paving, sidewalk, curb & gutter, 

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

and the appropriate permit application fees. Forms for the floodplain use permit can be found at 

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

5.  
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Development review checklists for floodplain requirements can also be obtained at 

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

6.  

Please contact Mark Taylor, 970.416.2494,  mtaylor@fcgov.com with any floodplain questions.7.  

Stormwater comments:

Development Review Comments:

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.

8.  

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

and the 2 year historic release rate.  However in the drainage study for the Interchange Business Park some 

of the sites can discharge to Boxelder Creek without detention subject to meeting the parameters used in 

their calculations.  So the design engineer will need to evaluate this site and it's impervious area to see if it 

is possible.

9.  

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.

10.  

Low Impact Development (LID) requirements are now required when the impervious area is increased or a 

site is required to be brought into compliance with the Land Use Code.  These require a higher degree of 

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

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

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

goback=.gde_4605732_member_219392996. 

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

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

stormwater-criteria.

11.  

The outfall for the site is per the Interchange Business Park approved Drainage Plan.  This can be 

referenced through the City's website.  That study does identify a "culvert 1" near the southwest corner of the 

site that could discharge directly into Boxelder Creek and depending on the size it could convey the entire 

100 year flow without quantity detention.  It also shows that this site could discharge into the frontage road 

and be conveyed to Boxelder Creek via the inlets 2A and 2B.  The design engineer should consider the 

site conditions and determine if the runoff can get to these inlets and if they have the capacity for the runoff 

with or without quantity detention.

12.  

The city wide Stormwater development fee (PIF) is $7,817/acre ($0.1795 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 

13.  
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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 Boxelder/Cooper Slough Master 

Drainage Plan, The Interchange Business Park Final Drainage Report as well the Fort Collins Stormwater 

Manual.

14.  

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

Department:  Fire Authority

2012 IFC CODE ADOPTION 

The Poudre Fire Authority and the City of Fort Collins have adopted the 2012 International Fire Code. 

Building plan reviews shall be subject to the adopted version of the fire code in place at the time of plan 

review submittal and permit application.

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. Based on available information, it would appear an easement on the 

property will be needed. Fire lane specifications provided below.

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. 

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

turning around fire apparatus. 

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

outside. Turning radii shall be detailed on submitted plans. 

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

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

Local Amendments. 

*Additional fire lane provisions are required when buildings exceed 30 feet in height.

2.  

WATER SUPPLY

The existing, water utility infrastructure in the area appears to meet current fire code requirements.

IFC 508.1 and Appendix B: COMMERCIAL REQUIREMENTS: 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.

3.  

FIRE CONTAINMENT 

Buildings exceeding 5000 square feet shall be sprinklered or fire contained. If containment is used, the 

containment construction shall be reviewed and approved by the Poudre Fire Authority prior to installation.

4.  

PUBLIC-SAFETY RADIO AMPLIFICATION SYSTEM 5.  
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New buildings 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

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. IFC 505.1

6.  

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 (Boxelder Creek). However, as there is an intervening parcel between the creek and 

this property, and the standard buffer (100’ from the top of bank) would not extend to this project’s parcel, 

the ECS is waived for this site. 

However, please consider the use of native plants and grasses to compliment the natural feature, in 

accordance with Article 3.2.1 (E)(2)(3) of the Land Use Code.

1.  

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

Department:  Engineering Development Review

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

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

1.  

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

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

2.  

Please contact the City's Traffic Engineer, Martina Wilkinson (221-6887) 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.

3.  

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

4.  

This project is responsible for dedicating any right-of-way and easements that are necessary for this project.5.  

Detached sidewalk is required to be constructed abutting the property and tie into the sidewalk constructed 

with Air Care Colorado as required in LCUASS.

6.  

Curb and gutter does not appear to be built across the entire frontage and would need to be extended 

along the entire property.

7.  

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.

8.  
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Utility plans will be required and a Development Agreement will be recorded once the project is finalized.9.  

This site is adjacent to CDOT roadway and all access to the site is governed by an access control plan.  

The access control plan will need to be followed and implemented with any project.  Plans will be routed to 

CDOT for review and approval and the applicant may need to obtain access permits from CDOT.  In general 

access should provide sufficient separation from existing driveways and/or look to align with the driveway 

across the street. LCUASS specifies driveway spacing requirements that CDOT would likely concur with.

10.  

A Development Construction Permit (DCP) will need to be obtained prior to starting any work on the site.11.  

LCUASS parking setbacks (Figure 19-6) apply and will need to be followed depending on parking design.12.  

Contact:  Jim Spaulding,  970-416-2772,  jspaulding@fcgov.com

Department:  Electric Engineering

Please provide a site/utility plan to Light & Power electric utility project manager and an AutoCad (v. 2007, 

2010, or 2013) drawing of site/utility plan to CJ Housely (cjhousley@fcgov.com) with electric utility project 

manager cc'd in email.

1.  

If a pad mounted transformer is installed to feed new service, clearance requirements will need to be 

considered during the design and construction phases.

2.  

Light & Power requires a Commercial Service (C-1) form specifying main panel(s) size(s) and an electrical 

one-line diagram of building service(s).

3.  

Normal development charges will apply.  Please reference electric development fee estimator for 

commercial facilities at:

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

-development-fee-estimator?id=3

4.  

Please contact Electrical Engineering at 221-6700 if you have any questions.5.  

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

Planning Services

The proposed use is defined as Vehicle and Boat Sales and Leasing Establishment with Outdoor Storage.  

This use permitted in the General Commercial, C-G, zone district subject to review by the Planning and 

Zoning Board.

1.  

The site is also located within the boundary of the I-25 Overlay (per the I-25 Sub-Area Plan) and subject to 

the applicable requirements of Section 3.9 of the Land Use Code.

2.  

The orientation of the building is required to be such that the front customer entrance faces the public street.  

Further, there can no intervening drive located between the front entrance and the public street.  This 

orientation allows for a direct connecting walkway between the customer entry and the public sidewalk.

3.  

As mentioned, the parcel is within the I-25 Overlay District which requires that for developments which adjoin 

I-25 right-of-way, that the perimeter along 1-25 be developed with an 80-foot wide buffer between any 

buildling or parking lot (or outside storage area) and I-25.

4.  

The I-25 Overlay standards also require that at least 75% of the perimeter of the parking lot be screened 

from nearby streets, public rights-of-way, and nearby uses.  The standard describes three methods by 

5.  
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which to achieve this screening.  Depending on the location and orientation of the parking lot, this standard 

can be interpreted to the extent reasonably feasible.

The customer parking lot must be hard surface such as asphalt or concrete (along with any potential 

permeable pavers as may be required by Stormwater for Low Impact Development and Water Quality.  The 

storage lot for inventory, however, may be of an alternative surface, as indicated on the submittal.

6.  

Per the I-25 Overlay standards, the outdoor storage of inventory should be placed to the sides or rear of the 

building that do not face I-25.  This would allow the building to contribute to the screening of the outdoor 

storage.

7.  

The I-25 Overlay standards require that fences and walls be constructed out of high quality materials such as 

tined, textured blocks; brick; stone; treated wood; or ornamental metal.  The use of chain link fencing or 

exposed cinder block walls is prohibited.  Also, the maximum length of a continuous, unbroken fence line is 

40 feet.  Breaks must be provided through the use of columns, landscaping pockets, recesses and 

projections or a change in material.

8.  

The proposed building appears to be constructed primarily of metal with what appears to be a wainscot of 

masonry around the base of the office area.  Please note that per the I-25 Overlay standards, the following 

building materials must be incorporated into the design of the structure and used to provide visual interest at 

the sidewalk level for pedestrians: stucco, brick, stone, or tinted/textured masonry block.  Smooth-face gray 

concrete block and tilt-up concrete panels are prohibited.  Please note that metal is prohibited as a primary 

exterior surface material.  It may be used as a trim material covering no more than 10% of the facade or as a 

roof material.  Generally, commercial buildings that are not located in the Industrial zone are required to 

have a distinct base, middle and top.

9.  

Other site development components include providing bike parking, foundation shrubs (where visible from 

a public street), trash and recycling enclosure and screening mechanical equipment (whether ground or 

roof-mounted).

10.  

As we have discussed, it may be practical to consider phasing in the site development improvements due 

to the relatively large size of the parcel.

11.  

As you mentioned, the site would work best for trailers, if the internal access drive were looped with two 

driveways onto the Frontage Road.  In conjunction with the comment from the Poudre Fire Authority, this 

loop could be dedicated as an Emergency Access Easement.

12.  

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.

 13.

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.

14.  

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.

15.  

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.

16.  
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Please see the Submittal Requirements and Checklist at: 

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

17.  

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.

18.  

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

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

19.  
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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 970-416-2341 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:

20012 International Building Code (IBC) 

2012 International Residential Code (IRC) 

20012 International Energy Conservation Code (IECC) 

2012 International Mechanical Code (IMC) 

2012 International Fuel Gas Code (IFGC) 

2012 International Plumbing Code (IPC) as amended by the State of Colorado

2014 National Electrical Code (NEC) as amended by the State of Colorado

Accessibility: State Law CRS 9-5 & ICC/ANSI A117.1-2009.

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: 2012 IRC Chapter 11 or 2012 IECC Chapter 4. 

2. Multi-family and Condominiums 3 stories max: 2012 IECC Chapter 4 Residential Provisions. 

3. Commercial and Multi-family 4 stories and taller: 2012 IECC Chapter 4 Commercial Provisions.

Fort Collins Green Code Amendments effective starting 2/17/2014.  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

970-416-2341
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CONCEPTUAL REVIEW: 
APPLICATION   

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

Development Review Guide – STEP 2 of 8 

 
General Information 
All proposed development projects begin with Conceptual Review.  Anyone with a development idea can schedule a 
Conceptual Review meeting to get feedback on prospective development ideas.  At this stage, the development idea does 
not need to be finalized or professionally presented.  However, a sketch plan and this application must be submitted to City 
Staff prior to the Conceptual Review meeting.  The more information you are able to provide, the better feedback you are 
likely to get from the meeting.  Please be aware that any information submitted may be considered a public record,  
available for review by anyone who requests it, including the media. 

Conceptual Reviews are scheduled on three Monday mornings per month on a “first come, first served” basis. One 45 
meeting is allocated per applicant and only three conceptual reviews are done each Monday morning. Conceptual Review 
is a free service.  Complete applications and sketch plans must be submitted to City Staff no later than 5 pm, two 
Tuesdays prior to the meeting date.  Application materials must be e-mailed to currentplanning@fcgov.com. If you do 
not have access to e-mail, other accommodations can be made upon request. 
 
At Conceptual Review, you will meet with Staff from a number of City departments, such as Community Development and 
Neighborhood Services (Zoning, Current Planning, and Development Review Engineering), Light and Power, Stormwater, 
Water/Waste Water, Advance Planning (Long Range Planning and Transportation Planning) and Poudre Fire Authority.  
Comments are offered by staff to assist you in preparing the detailed components of the project application.  There is no 
approval or denial of development proposals associated with Conceptual Review.  At the meeting you will be presented 
with a letter from staff, summarizing comments on your proposal. 
*BOLDED ITEMS ARE REQUIRED* *The more info provided, the more detailed your comments from staff will be.* 
Contact Name(s) and Role(s) (Please identify whether Consultant or Owner, etc) ________________________ 

______________________________________________________________________________________ 

Business Name (if applicable) ______________________________________________________________ 

Your Mailing Address _____________________________________________________________________  

Phone Number ______________________Email Address _______________________________________ 

Site Address or Description (parcel # if no address) ____________________________________________ 

_______________________________________________________________________________________ 

Description of Proposal (attach additional sheets if necessary) ____________________________________ 

_______________________________________________________________________________________ 

_______________________________________________________________________________________ 

Proposed Use ______________________________ Existing Use _________________________________ 

Total Building Square Footage ___________ S.F. Number of Stories ______ Lot Dimensions _____________ 

Age of any Existing Structures _____________________________________________________________ 
Info available on Larimer County’s Website: http://www.co.larimer.co.us/assessor/query/search.cfm  
If any structures are 50+ years old, good quality, color photos of all sides of the structure are required for conceptual.  

Is your property in a Flood Plain?    □ Yes   □ No       If yes, then at what risk is it? ___________________ 
Info available on FC Maps: http://gisweb.fcgov.com/redirect/default.aspx?layerTheme=Floodplains.  

Increase in Impervious Area __________________________________________________________ S.F. 
(Approximate amount of additional building, pavement, or etc. that will cover existing bare ground to be added to the site) 

Suggested items for the Sketch Plan:  
Property location and boundaries, surrounding land uses, proposed use(s), existing and proposed improvements 
(buildings, landscaping, parking/drive areas, water treatment/detention, drainage), existing natural features (water bodies, 
wetlands, large trees, wildlife, canals, irrigation ditches), utility line locations (if known), photographs (helpful but not 
required). Things to consider when making a proposal: How does the site drain now? Will it change? If so, what will 
change? 

mailto:currentplanning@fcgov.com?subject=Conceptual%20Review%20Application
http://www.co.larimer.co.us/assessor/query/search.cfm
http://gisweb.fcgov.com/redirect/default.aspx?layerTheme=Floodplains
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Fort Collins Good Samaritan Village 

Conceptual Review 

The Fort Collins Good Samaritan Village (FCGS) wishes to continue development of their campus along 

the lines of the Overall Development Plan completed in 1998.  With respect to that plan (see attached) 

Phase 1B (Physical Therapy Center), 1C (Storage Maintenance Building), 2B (Administrative/Chapel 

Addition) and 3 (Long Term/Acute Care Addition) have been completed.  Phase 1A (Independent Living 

Duplexes) was begun under a Project Development Plan in 1998 with the construction of a model unit 

but, due to inadequate sales, was not continued at that time. 

FCGS wishes to again move development of the Independent Living Duplexes forward and expand the 

Acute Care addition that was constructed in 2007/2008.  However, the current development approach 

would: 

• Provide larger duplex units with double vs. single car garages.  This would result in lower DU/ac 

density. 

• Provide a larger Acute Care facility that would eliminate the Neighborhood Park. 

• Re-evaluate the Multi-Family Dwelling use proposed in the ODP 

Since work under the 1998 PDP was not completed and the plan was not extended, the plan has expired 

and an updated plan must be applied for and approved.  For this Conceptual Review, attached are a 

current Conceptual Review Plan, the original ODP and the Original PDP for Phase I - Parcels C, H and J.  

(Other documents are available from the original development applications such as Drainage Report, 

Drainage Maps, Infrastructure Construction Documents, etc.   If these would be helpful in evaluating this 

Conceptual Review, Belford Watkins Group would be glad to provide same.)  FCGS would like to carry 

forward the original infrastructure intent of the 1998 PDP with slight modifications for the approach 

noted above. 

We would appreciate any comments the City of Fort Collins have related to this Concept Plan and would 

pose some specific questions: 

• Will the ODP need to be amended to reflect the approach noted above?  If so, can this be 

accomplished in conjunction with the PDP/FDP or must it be accomplished prior? 

• The larger duplex units would reduce the originally proposed 32 units minimum to 26 units and 

density from 5.74 DU/ac to about 4.3 DU/ac.  Would staff be able to support this change?  

Would support of this approach be tied to the re-evaluation of the Multi-Family Dwelling use 

and therefore an overall DU/ac for the entire campus? 

• Would staff support the elimination of the Neighborhood Park and the greater square footage 

of the Acute Care wing? 

• The original PDP proposed a detention pond at the northwest corner of the campus with release 

across an easement of the property owner to the west.  In 1998, that property owner was 



adverse to granting said easement.  Given the property ownership hasn't changed, what 

alternatives are available should they continue to be adverse? 

• Please comment on changes to development standards since approval of the original PDP that 

might affect street widths, utility development, storm water flows, fire protection, etc. 

• While the Evangelical Good Samaritan Society has determined the duplex project to be a priority 

in the near future, FCGS is anxious to move forward with the Acute Care addition asap. To this 

end: 

o Can this development be phased separately from the duplex development to allow 

initial construction? 

o Prior to discovering the original PDP had expired, there were discussions with Glen 

Schlueter that would have allowed this addition utilizing the existing retention pond at 

the northwest corner of the campus with the addition of a small pumping system.  If the 

Acute Care addition could be phased prior to the duplex development, can this 

retention pond approach still be used for that initial phase of development? 

o Can the development of infrastructure related to the duplex development be delayed 

until that development allowing only the minimum necessary for the Acute Care 

addition? 













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

Don  Watkins 

October 22, 2014

Belford Watkins Group Architects

PO Box 1306

Fort Collins, CO  80522

Re:  Good Samaritan Village

Description of project:  This is a request to construct 26 elderly housing units (Parcel #9611430902).  These units will 

be duplexes and are a part of an ODP completed in 1998.  In addition to the duplexes this development will include 

the construction of a clubhouse and two additional wings to the Acute Care facility onsite.  The parcel is located in the 

Medium Density Mixed Use (MMN) zone district.  This project will be subject to Planning & Zoning Board (Type II) 

review.

Please see the following summary of comments regarding the project request referenced 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, Noah Beals, at 970-416-2313 

or nbeals@fcgov.com.

Comment Summary:

Contact:  Gary Lopez,  970-416-2338,  glopez@fcgov.com

Department:  Zoning

No comments1.  

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:  Martina Wilkinson,  970-221-6887,  mwilkinson@fcgov.com

Department:  Traffic Operations

More information is needed on the amount of additional traffic expected with this project to  determine the 

level of traffic impact study that is needed.  Is it just the 26 new homes?  Or what is size/scale of the 

1.  
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additional 'wings' that will be added (we'll need to know number of rooms, staff etc)?  In addition, a 

multi-modal level of service will be required to ensure that pedestrian access and mobility standards are 

met.  Contact me at mwilkinson@fcgov.com or 970-221-6887 to scope the study.

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

Department:  Stormwater Engineering

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

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

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

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.  

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

and the 2 year historic release rate.

2.  

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.

3.  

Low Impact Development (LID) requirements are now required when the impervious area is increased or a 

site is required to be brought into compliance with the Land Use Code.  These require a higher degree of 

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

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

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

goback=.gde_4605732_member_219392996. 

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

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

stormwater-criteria.

4.  

The present outfall for the site was to be by a pump system that would pump the water out of the existing 

"temporary retention" pond to Constellation Dr.  The pond was dug but the pump was never installed.  The 

previous plan was to eventually drain the pond to the west but the property owner refused to grant an 

easement.  It could drain that direction without a pump, however that would require an easement all the way 

to a "natural drainage way".  The design engineer needs to follow the historic outfall and verify the 

conveyance capacity of the historic outfall.  The pond discharge to the west shown on the plans submitted is 

discharging down a hill side and is not connected to a public outfall.  That would not be acceptable even if 

an easement were obtained from the property owner. 

An alternative to consider is draining the water toward Constellation  Dr. since most of the site appears to 

naturally drain that direction.  Then building a detention pond in the northeast corner of the site instead of the 

one already excavated in the northwest corner.  That should also require less site grading but may require 

revisions to the street grades on the old plan.  It would eliminate the need for a pumping system as 

previously proposed and could eliminate a lot of storm drain lines.

If there is a desire to still propose a pumping system the criteria has changed since the original approval 

because of negative experiences in pumping of storm runoff.  Pumps may be allowed only if approved by 

5.  
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the Utilities Executive Director see section 1.11.3 Pumps in Detention Ponds, in the Fort Collins 

amendments to the Urban Drainage manual.  Each case will be considered independently and may have 

different requirements for back up pumps, power supply, maintenance, testing, reporting, etc.

The city wide Stormwater development fee (PIF) is $7,817/acre ($0.1795 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.  

In the meeting the applicant asked if the Acute Care units could be built before the entire project was 

designed and built.  That is a possibility if the runoff can be conveyed to the existing "temporary retention" 

or if other "temporary detention" were provided elsewhere on the site.  The applicant should consider that 

without a pump system directing the runoff to the retention pond could generate complaints from the 

adjacent properties.  Also by State law runoff cannot be held onsite longer than 72 hours.  This was not 

being enforced by the State at the time the original plan was approved so a temporary pump might be 

needed if the water did not infiltrate or evaporate within 72 hours.

8.  

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

Department:  Fire Authority

2012 IFC CODE ADOPTION 

The Poudre Fire Authority and the City of Fort Collins have adopted the 2012 International Fire Code. 

Building plan reviews shall be subject to the adopted version of the fire code in place at the time of plan 

review submittal and permit application.

1.  

FIRE LANES

Fire access to the facility will needed to be updated. 

 

2012 IFC 503.1.1: Approved fire Lanes shall be provided for every facility, building or portion of a building 

hereafter constructed or moved into or within the jurisdiction. The fire apparatus access road shall comply 

with the requirements of this section and shall extend to within 150 feet of all portions of the facility and all 

portions of the exterior walls of the first story of the building as measured by an approved route around the 

exterior of the building or facility. Fire lane specifications are provided below.

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. 

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

2.  
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turning around fire apparatus. 

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

outside. Turning radii shall be detailed on submitted plans. 

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

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

Local Amendments. 

*STRUCTURES EXCEEDING 30' IN HEIGHT (see 2012 IFC definition) 

2012 IFC Appendix D; Poudre Fire Authority Administrative Policy 85-5: In order to accommodate the 

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

minimum on at least one long side of the building. At least one of the required access routes meeting this 

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

be positioned parallel to one entire side of the building.

WATER SUPPLY 

Additional fire hydrants will be required. Hydrant spacing and flow must meet minimum requirements based 

on type of occupancy.

IFC 508.1 and Appendix B: COMMERCIAL REQUIREMENTS: 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.

3.  

AUTOMATIC FIRE SPRINKLER SYSTEM 

The commercial duplexes will require an automatic fire sprinkler system under a separate permit. Any 

building exceeding 5000 square feet shall be sprinklered or fire contained. Please direct sprinkler related 

questions to Assistant Fire Marshal, Joe Jaramillo at 970-416-2868.

4.  

PREMISE IDENTIFICATION 

An updated address plan for the facility shall be submitted for review and approval. 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. IFC 505.1

5.  

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 (native grasslands to the northweste of the site). However, as there is an intervening 

parcel between the grasslands and this property, and the standard buffer (50’ from the edge of the 

grassland) would not extend to this project’s parcel, the ECS is waived for this site. 

However, please consider the use of native plants and grasses to compliment the natural feature, in 

accordance with Article 3.2.1 (E)(2)(3) of the Land Use Code.

1.  

1.  

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

Department:  Engineering Development Review

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

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

1.  
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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, Martina Wilkinson (221-6887) 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.  

The project is responsible for infrastructure improvements to Trilby Road and Constellation Drive. The scope 

of work of these improvements may need to be relooked with changes to our standards and status of these 

abutting roadways.

6.  

This project is responsible for dedicating any right-of-way and easements that are necessary for this project.7.  

Utility plans/revisions updated to current LCUASS requirements will be required and a Development 

Agreement will be recorded once the project is finalized.

8.  

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

LCUASS parking setbacks (Figure 19-6) apply and will need to be followed depending on parking design.10.  

Contact:  Jim Spaulding,  970-416-2772,  jspaulding@fcgov.com

Department:  Electric Engineering

If western entrance along Trilby is widened, the existing 50 kVA transformer will need to be relocated and 

system modification charges will apply.

1.  

Normal development charges will apply.  Please reference electric development fee estimator for 

commercial facilities at:

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

-development-fee-estimator?id=3

2.  

Please contact Electrical Engineering at 221-6700 if you have any questions.3.  

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

Planning Services

The property is zoned MMN.  Within the MMN zone district two family dwellings are and single family 

attached homes are a permitted use subject to a type 1 review (public meeting with a hearing officer).  

However, Clinics are also listed as a permitted use but subject to a Type 2 review (public meeting with the 

Planning &Zoning Board).  

Since this project includes a use that is a Type 2 review the whole project is subject this level of review.

1.  
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The MMN zone district limits secondary uses to 15% of a development plan.  

The approved ODP should be amended.

Density requirements of the zone district is a minimum  of 7 units per acre.  The project would require a 

modification to do less than the 7 units an acre.  This can be calculated at the ODP level.

2.  

A landscape plan will be required with the PDP.  This plan should include foundational plantings, tree 

stocking, street trees.

The internal streets of the project should continue the design of a detached sidewalk with a tree lawn.

3.  

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.

 4.

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.

5.  

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.

6.  

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.

7.  

Please see the Submittal Requirements and Checklist at: 

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

8.  

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.

9.  

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

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

10.  
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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 970-416-2341 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:

20012 International Building Code (IBC) 

2012 International Residential Code (IRC) 

20012 International Energy Conservation Code (IECC) 

2012 International Mechanical Code (IMC) 

2012 International Fuel Gas Code (IFGC) 

2012 International Plumbing Code (IPC) as amended by the State of Colorado

2014 National Electrical Code (NEC) as amended by the State of Colorado

Accessibility: State Law CRS 9-5 & ICC/ANSI A117.1-2009.

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: 2012 IRC Chapter 11 or 2012 IECC Chapter 4. 

2. Multi-family and Condominiums 3 stories max: 2012 IECC Chapter 4 Residential Provisions. 

3. Commercial and Multi-family 4 stories and taller: 2012 IECC Chapter 4 Commercial Provisions.

Fort Collins Green Code Amendments effective starting 2/17/2014.  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

970-416-2341
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