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Spring Creek Farms North
Self-Storage

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

Garvin  Gould 

October 01, 2015

Mirage Development, LLC

4833 Front Street

B403

Castle Rock, CO  80104

Re:  Spring Creek Farms North - Self-Storage
Description of project:  This is a request to construct a self-storage facility at Spring Creek Farms 
North (parcel #8719423004).  The self-storage facility will be a 3-story building with a 41,600 sq. ft. 
footprint.  The project will also contain enclosed RV storage and an area for boat storage.  The site is 
located in the Employment (E) zone district.  This proposal 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, Ryan Mounce, at 970-224-6186 or rmounce@fcgov.com.

Comment Summary:

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

Department:  Zoning

While mini (self storage) faclilties are permitted this doesn't appear to fully meet that 
description.  Canopy boat storage suggests that this isn't fully enclosed therefore it's 
considered outdoor storage which isn't permitted in the E zone.

1.  

Mini storage facilities are generally not much more than individual spaces of no more than 
400-500 s.f. a piece.  Generally these only hold small RV's.  We'll need more information on 
the sizes of individual units holding the RV's.

2.  

Large single buildings are now used for mini storage with ground floors reserved for exterior 
accessed "garage" like units and 2nd and 3rd floor accessed by elevator for individuals with 
smaller storage units.  We'll need more information on the large building.

3.  

Note that even Mini Storage facilities are secondary uses and must meet the requirement in 
LUC 4.27(D)(2).

4.  

Mini storage facilities are generally 1 to 2 stories with full visual screening from other 
properties and the ROW.  This is accomplished by walls, buildings, and landscaping.  
Buildings are not placed in the center, particularly large ones.  So placement of the buildings 
is critical.

5.  
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Related is the placement of parking.  An example is the mini storage down the street on 
Joseph Allen Dr.  The general parking lot is not meant to be seen from the public ROW 
therefore the parking lot shown along Timberline would not be permitted.

6.  

The proposed access point on Nancy Gray is too close to that street's and Timberline 
Road's intersection.

7.  

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

Department:  Water-Wastewater Engineering

Existing water mains in the vicinity include an 8-inch water main in Nancy Gray Avenue and 
an 8-inch main near the western boundary.  Existing sanitary sewer mains in the vicinity 
include an 8-inch main near the western boundary.

1.  

The water conservation standards for landscape and irrigation will apply.  Information on 
these requirements can be found at:  http://www.fcgov.com/standards

2.  

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

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

Department:  Traffic Operations

This type of use was expected with Spring Creek Farms north, and traffic was  evaluated 
with that approval.  Given the limited traffic generated by self storage, no further traffic review 
is anticipated to be needed.

1.  

The access location shown is too close to Timberline.  The location will need to meet access 
spacing standards, and should ideally align with the Police Services access across the 
street.

2.  

Missing sidewalks will need to be added.3.  

Parcels to the north of this parcel have an 'alley' type north/south roadway.  Will this be 
continued through this parcel or not?

4.  

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.  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-guideli
nes-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.  

Page 2 of 9



Low Impact Development (LID) requirements are required on all new or redeveloping 
property which includes sites 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.  Standard operating 
procedures (SOPs) for all onsite drainage facilities will be included as part of the 
Development Agreement.  More information and links can be found at: 
http://www.fcgov.com/utilities/what-we-do/stormwater/stormwater-quality/low-impact-develo
pment

4.  

The site was included in the Overall Drainage Report for Spring Creek Farms North.  
Quantity detention and standard water quality mitigation are accounted for in the 
neighborhood detention basin.  The proposed site plan must meet the assumed impervious 
area and drainage patterns or on-site mitigation will be required.

5.  

The application proposes to eliminate the existing detention basin and provide underground 
detention.  The existing basin provides detention and water quality mitigation for other parcels 
besides this site.  The City of Fort Collins has not determined at this time if this will be an 
acceptable application for underground detention.

6.  

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 at: 
http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-developme
nt-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.

7.  

The design of this site must conform to the drainage basin design of the Foothills Basin 
Master Drainage Plan as well the Fort Collins Stormwater Manual.

8.  

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

Department:  Fire Authority

FIRE LANES 
Fire access is required to within 150' of all exterior portions of all buildings. Access distances 
cannot be measured from an arterial road and an Emergency Access Easement will be 
required on the property. Buildings greater than 30' in height have additional access 
requirements. Code language and fire lane specifications provided below. 

> 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. 
When any portion of the facility or any portion of an exterior wall of the first story of the 
building is located more than 150 feet from fire apparatus access, the fire code official is 
authorized to increase the dimension if the building is equipped throughout with an approved, 
automatic fire-sprinkler system. 

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 

1.  
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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. 
> Additional access requirements exist for buildings greater than 30' in height. Refer to 
Appendix D of the 2012 IFC or contact PFA for details. 
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.

AERIAL FIRE APPARATUS ACCESS ROADS FOR BUILDINGS OVER 30' IN HEIGHT 

WHERE REQUIRED 
> IFC D105.1: Where the vertical distance between the grade plane and the highest roof 
surface exceeds 30 feet, approved aerial fire apparatus access roads shall be provided. For 
purposes of this section, the highest roof surface shall be determined by measurement to 
the eave of a pitched roof, the intersection of the roof to the exterior wall, or the top of parapet 
walls, whichever is greater. 

AERIAL FIRE APPARATUS ACCESS ROADS - WIDTH 
> IFC D105.2; FCLUC 3.6.2(B)2006; and Local Amendments: Aerial fire apparatus access 
roads shall have a minimum unobstructed width of 30 feet, exclusive of shoulders, in the 
immediate vicinity of the building or portion thereof. 

AERIAL FIRE APPARATUS ACCESS ROADS - PROXIMITY TO BUILDING 
> IFC D105.3: 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. The side of the building on which the 
aerial fire apparatus access road is positioned shall be approved by the fire code official.

2.  

SECURITY GATES
Gate access is required for emergency response purposes and a plan will need to be 
submitted for review and approval before building permit. Code language and gate 
requirements provided below. 
 
> IFC 503.6: The installation of security gates across a fire apparatus access road shall be 
approved by the fire chief. Where security gates are installed, they shall have an approved 
means of emergency operation. The security gates and the emergency operation shall be 
maintained operational at all times. 

> IFC D103.5: Gates securing fire apparatus access roads shall comply with all of the 
following criteria: 
1. The minimum gate width for vehicle access shall be 20 feet. 
2. Gates shall be of the swinging or sliding type. 
3. Construction of gates shall be of materials that allow manual operation by one person. 
4. Gate components shall be maintained in an operative condition at all times and replaced or 
repaired when defective. 
5. Electric gates shall be equipped with a means of opening the gate by fire department 
personnel for emergency access. Emergency opening devices shall be approved by the fire 
code official. 
6. Manual opening gates shall not be locked with an unapproved padlock, or chain and 
padlock, unless they are capable of being opened by means of forcible entry tools or when a 
key box containing the key(s) to the lock is installed at the gate location. 
7. Gate design and locking device specifications shall be submitted for approval by the fire 
code official prior to installation. 
8. Electric gate operators, where provided, shall be listed in accordance with UL 325. 

3.  
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9. Gates intended for automatic operation shall be designed, constructed and installed to 
comply with the requirements of ASTM F 2200.

WATER SUPPLY 
A hydrant is required within 300' of any commercial building. The current utility infrastructure 
appear to meet this requirement however applicant shall verify hydrant location, volume and 
pressure. Code language provided below.

> 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.

4.  

FIRE CONTAINMENT 
Buildings which exceed 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. Please contact Assistant Fire Marshal, Joe 
Jaramillo with any fire sprinkler related questions at 970-416-2868.

5.  

PUBLIC-SAFETY RADIO AMPLIFICATION SYSTEM 
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

6.  

HAZARDOUS MATERIALS 
Storage of hazardous materials is not allowed without review and approval by the fire 
marshal.

7.  

PREMISE IDENTIFICATION 
2012 IFC 505.1: New and existing buildings shall have approved address numbers, building 
numbers or approved building identification placed in a position that is plainly legible, visible 
from the street or road fronting the property, and posted with a minimum of six-inch numerals 
on a contrasting background. Where access is by means of a private road and the building 
cannot be viewed from the public way, a monument, pole or other sign or means shall be 
used to identify the structure.

8.  

OTHER COMMENTS
Other fire department comments may be necessary at time of building permit.

9.  

Contact:  Kelly Kimple,  ,  kkimple@fcgov.com

Department:  Environmental Planning

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 low-water-use plants and grasses in your landscaping 
or re-landscaping and reduce bluegrass lawns as much as possible.

1.  

Our city has an established identity as a forward-thinking community that cares about the 
quality of life it offers its citizens and has many sustainability programs and goals that may 
benefit your project. Of particular interest may be the:

1. ClimateWise program: http://www.fcgov.com/climatewise/
2. Zero Waste Plan and the Waste Reduction and Recycling Assistance Program (WRAP): 
http://www.fcgov.com/recycling/pdf/_20120404_WRAP_ProgramOverview.pdf, contact 
Caroline Mitchell at 970-221-6288 or cmtichell@fcgov.com 
3. Green Building and the Climate Action Plan: 
http://www.fcgov.com/enviro/green-building.php, contact Tony Raeker at 970-416-4238 or 
traeker@fcgov.com
4. Nature in the City Strategic Plan: http://www.fcgov.com/planning/natureinthecity/?

2.  
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key=advanceplanning/natureinthecity/, contact Lindsay Ex at 970-221-6767 or 
lex@fcgov.com 
5. Certified Natural Areas program:

Please consider the City’s sustainability goals and ways for your development to engage with 
these efforts.

Contact:  Sheri Langenberger,  970-221-6573,  slangenberger@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.  All public sidewalk, driveways and ramps existing or 
proposed adjacent or within the site need to meet ADA standards, if they currently do not, 
they will need to be reconstructed so that they do meet current ADA standards as a part of 
this project.

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.  

Per the notes on the original plat (Spring Creek Farms North) this lot will need to be platted 
as a part of the project.  Note identifies shall be platted prior to the issuance of any building 
permit

5.  

This project is responsible for dedicating any right-of-way and easements that are necessary 
for this project. This shall including the standard utility easements that are to be provided 
behind the right-of-way (It currently looks as if the 9 foot utility easement along Joseph Allen 
Drive is needed).

6.  

The proposed driveway location onto Nancy Gray Ave is located too close to Timberline 
Road.  The most probable access location is one that lines up with the driveway into the 
police station.  Access points will need to meet separation requirements from intersections 
and other existing access points.

7.  

The project will be responsible for the design and installation of the missing detached 
sidewalk along Joseph Allen Drive.

8.  

You will want to verify the location and depth of the irrigation pipe prior to proposing any 
fencing in this location.  Also will need to get approval from Cargil to fence over or within their 
easement.

9.  

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

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.  

Bike parking required for the project cannot be placed within the right-of-way and if placed 
just behind the right-of-way need to be placed so that when bikes are parked they do not 
extend into the right-of-way.

13.  
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In regards to construction of this site.  The public right-of-way shall not be used for staging or 
storage of materials or equipment associated with the Development, nor shall it be used for 
parking by any contractors, subcontractors, or other personnel working for or hired by the 
Developer to construct the Development.  The Developer will need to find a location(s) on 
private property to accommodate any necessary Staging and/or parking needs associated 
with the completion of the Development .  Information on the location(s) of these areas will be 
required to be provided to the City as a part of the Development Construction Permit 
application.

14.  

Any gate structures will need to be located far enough into the site that vehicles stopping at 
the gate do not block public sidewalks and impact the functions of the public street.

15.  

Contact:  Todd Vedder,  970-224-6152,  tvedder@fcgov.com

Department:  Electric Engineering

Power is available from the southeast and southwest part of the property.  It will need to be 
determined whether three phase or single phase service will need to be provided.

1.  

New development charges will apply for commercial use.  A link to our Electric Development 
Fee Estimator is below:

http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-developme
nt-fees/electric-development-fee-estimator?id=3

2.  

Please review our Electric Construction, Policies Practices and Procedures.  A link to this 
document is below:

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

3.  

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

Planning Services

The proposal is located in the Employment (E) zone district, which is intended primarily for a 
variety of workplaces. Although the Employment zone allows secondary uses like enclosed 
mini-storage, it is limited to a maximum of 25% of the area of each employment zone district. 

This proposal would exceed the 25% secondary use threshold when considering the 
recently-approved residential development to the west across Joseph Allen Drive. A 
modification of standard would be required to exceed the 25% limit. Based on preliminary 
proposal information, staff is unlikely to support a modification without a mixed-use 
component that also included a primary employment use.

1.  

Secondary uses can be combined with a ground-floor primary use (i.e. office space) and the 
remaining secondary use above is not counted against the 25% zone district limit.

2.  

More information is needed on the design and function of the RV and Boat storage. Is this 
within fully enclosed structures? At a minimum, if this type of storage is partially visible or 
open on any side, the use is not permitted in the Employment zone.

3.  

The design of mini-storage facilities will also be important. In the Employment zone, such 
buildings that face public streets must be lined with extensive landscaping or 
human-occupied areas of the project, such as the front office. Building design and 
articulation standards should also be considered, and can be found in Section 3.5.3(D) & 
3.5.3(E).

4.  

The proposal would also need to comply with Land Use Code Sections 3.5.3(C)(2) & 
3.5.3(C)(2)(c) which would require moving the building closer to the corner of the Timberline 

5.  
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& Nancy Gray intersection and removing any vehicle use area between the front of the 
building and the streets. It is understood the building may need to sit further back from 
Timberline to respect the existing drainage area.

The development of this site would require the installation of canopy shade trees along the 
three bounding streets, as well as the sidewalk along Joseph Allen Drive.

6.  

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.

 7.

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.

8.  

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.

9.  

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.

10.  

Please see the Submittal Requirements and Checklist at: 
http://www.fcgov.com/developmentreview/applications.php.

11.  

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.

12.  

When you are ready to submit your formal plans, please make an appointment with 
Community Development and Neighborhood Services at (970)221-6750.

13.  
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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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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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CONCEPTUAL REVIEW: 
APPLICATION  

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

Development Review Guide – STEP 2 of 8 

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? 

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) __________Cathy Mathis - TB_  Group_____________
Bill McDowell, Cottonwood Land and Farms, LLC  ________________________________________________________ 

Business Name (if applicable) ______________________________________________________________ 
444 Mountain Avenue Berthoud CO  80513

970.532.5891 cathy@tbgroup.us

Parcel # 87280-00-003 and  87280-00-009

Vacant land and gravel operationsResidential and Commercial

x

  See attached

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


 

 

 
 
 

Flatiron Property 

Conceptual Review 

 
 

Description: 
 

The Flatiron property is located at the northeast corner of Horsetooth Road and Ziegler Road. 
The majority of the site is currently in the county and is not annexed. A small portion, right at 
the corner of Horsetooth and Ziegler, is annexed into the City and is zoned LMN.  The property 
contains approximately 160.17 acres. 

 
The applicant’s intent is to process concurrent Annexation, Zoning and a Structure Plan 
Amendment, with a follow-up Overall Development Plan and Project Development Plans. 

 
The proposal is for LMN uses on the predominant portion of the property, with some MMN 
uses proposed at the intersection of Ziegler Road and the future entrance to the park.  See 
attached Overall Development Plan for further detail. 
 
 
Parcel  Zoning   Acres  Units  Density 
    
   A  MMN   30.97  371  12 d.u./acre 
 
   B  LMN   49.46  197-445 4–9 d.u./acre 
 
   C  LMN   64.85  259-583 4-9 d.u./acre 
 
   D  LMN   14.89  59-134  4-9 d.u./acre 
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DATE

SEAL

1

September 21, 2015

PROJECT TITLE

SHEET TITLE

ISSUE DATE

FLATIRON COMPANIES
PO BOX 229
BOULDER, CO 80306

SCALE 1" = 300'-0"

300'0 600'450'

NORTH

Overall Development Plan

1

Land-Use Statistics

Vicinity Map:

NORTH

Owner's Certification of Approval:

THE UNDERSIGNED DOES/DO HEREBY CERTIFY THAT I/WE ARE THE LAWFUL OWNERS OF

REAL PROPERTY DESCRIBED ON THIS SITE PLAN AND DO HEREBY CERTIFY THAT I/WE

ACCEPT THE CONDITIONS AND RESTRICTIONS SET FORTH ON SAID SITE PLAN.

IN WITNESS WHEREOF, WE HAVE HEREUNTO SET OUR HANDS AND SEALS THIS

THE _______ DAY OF _______________________, 20_____.

_____________________________________________________________

(Printed Name)

NOTARIAL CERTIFICATE

STATE OF COLORADO)

COUNTY OF _________)

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME BY (PRINTED NAME)

THIS ______ DAY OF ________________________, 20_____.

MY COMMISSION EXPIRES:_____________  __________________

NOTARY PUBLIC

(SEAL)

                RESIDENTIAL        NUMBER
         PROPOSED     CODE   OF

PARCEL ACREAGE  USE   DENSITY UNITS PERCENTAGE

PROJECT

LOCATION

ODP BOUNDARY

Legend

TRANSPORTATION CONNECTION

A 30.97 AC MMN 12 DU/AC  371 19%

B 49.46 AC LMN 4-9 DU/AC 197-445 31%

C 64.85 AC LMN 4-9 DU/AC 259-583 41%

D 14.89 AC LMN 4-9 DU/AC 59-134   9%

Planning and Zoning Approval:

BY THE PLANNING AND ZONING BOARD OF THE  CITY OF FORT COLLINS, COLORADO

THIS__________DAY OF _________________________ A.D., 20_______.

______________________________________________________________________________

CHAIR OF THE PLANNING AND ZONING BOARD

TOTAL 160.17 AC. 886-1,533 100%

N.T.S

Legal Description

RIGDEN RESERVOIR TRAIL

PEDESTRIAN CONNECTION

A parcel of land being part of Section Twenty-eight (28), Township Seven North (T.7N.), Range

Sixty-eight West (r.68w) of the Sixth Principal Meridian (6th P.M.), County of Larimer, State of

Colorado.
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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

Cathy  Mathis 

October 01, 2015

The Birdsal Group

444 Mountain Ave

Berthoud, CO  80513

Re:  Flatiron - Mixed-use
Description of project:  This is a request to construct a mixed-use neighborhood at Horsetooth and 
Ziegler (Parcel #s 8728000003 and 8728000009).  The project will be comprised of a variety of 
residential developments ranging from 4-9 du/acre on the LMN parcels and 12 du/acre on the MMN 
parcel.  A portion of the proposed development will require annexation.  The parcel in the City is located 
in the Low Density Mixed-Use Neighborhood (LMN) zone district.  This proposal will be subject to 
Annexation & Initial Zoning.

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, Clark Mapes, at 970-221-6225 or cmapes@fcgov.com.

Comment Summary:

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

Department:  Zoning

This has been reviewed but no comments at this time.1.  

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

Department:  Water-Wastewater Engineering

Existing water mains in the vicinity include a 24-inch water main in Ziegler Rd near north of 
the intersection with Horsetooth Road and a 24-inch sanitary sewer on the east side of 
Ziegler Road north of Horsetooth Road.  This area is limited with water and sanitary sewer 
infrastructure.  Off-site improvements will be required to provide water and sanitary sewer 
service.

1.  

A pumping system will be required to provide sanitary sewer service to much of the property.  
Coordination and approval with the City of Fort Collins will be required for the design and 
location of the pump station.

2.  

Separate Water and Sanitary Sewer services are required for each mixed-use building if a 
commercial and residential component are proposed.

3.  
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The water conservation standards for landscape and irrigation will apply.  Information on 
these requirements can be found at:  http://www.fcgov.com/standards

4.  

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

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

Department:  Traffic Operations

This is a large devleopment.  The anticipated traffic volume from this development meets the 
threshold for needing a full Traffic Impact Study.  Please have your traffic engineer contact 
me to scope the study.     You may want to consider a Master Traffic Study if an ODP is 
proposed.

1.  

Be aware that improvements to Horsetooth Road are needed.2.  

Access spacing will need to be reviewed.  The spacing needs to meet standards, align with 
accesses across the street (such as on Ziegler), and minimize the potential for cut-through 
traffic.

3.  

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

Department:  Stormwater Engineering

1. Portions of this property are in the FEMA regulatory Poudre River floodplain, and if it is 
annexed into the City, all development within that floodplain must comply with the safety 
regulations of Chapter 10 of City Municipal Code.  A small portion of the property is in the 
Poudre River 500-year floodplain.  A FEMA Flood Risk Map will be provided to the applicant at 
Monday’s meeting.

1.  

2. Although there are no floodplain construction standards for development in the 500-year 
floodplain, we recommend that the lowest finished floor of all structures---along with all duct 
work, heating, ventilation and air-conditioning systems, hot water heaters, boilers, electrical, 
etc.---be elevated a minimum of 24-inches above the Base Flood Elevation (BFE). The BFE 
can be obtained upon request.

2.  

3. At-Risk Population and Essential Service critical facilities are not allowed in the Poudre 
River 500-year floodplain.

3.  

4. FEMA has begun to remap the Poudre River.  This is known as RiskMAP, and will be a 
multi-year project.  Property owners near the river need to be aware that the floodplain may 
be remapped and may change on their property.  Furthermore, the Biggert-Waters Flood 
Insurance Reform Act of 2012 is removing subsidized flood insurance rates.  Future 
structures that are mapped in the floodplain may not be eligible to receive grandfathered or 
subsidized rates.  We are encouraging you to consider elevating all structures as much as 
possible.  We are providing you this information to help you plan for possible future changes 
in the floodplain mapping and already adopted changes in flood insurance.

4.  

5. 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 Beck 
Anderson of Stormwater Master Planning at banderson@fcgov.com for floodplain CAD line 
work as required per the floodplain development review check list.

5.  

6. Please contact Mark Taylor, 970.416.2494, mtaylor@fcgov.com with any questions.6.  

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.  There is a final site inspection 

7.  
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required when the project is complete and the maintenance is handed over to an HOA or 
another maintenance organization.  The erosion control report requirements are in the Fort 
Collins Stormwater Manual, Section 1.3.3, Volume 3, Chapter 7 of the Fort Collins 
Amendments.  If you need clarification concerning this section, please contact the Erosion 
Control Inspector, Jesse Schlam at 224-6015 or jschlam@fcgov.com.

Onsite detention is required for the runoff volume difference between the 100 year developed 
inflow rate and the 2 year historic release rate.

8.  

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-guideli
nes-regulations/stormwater-criteria) Extended detention is the usual method selected for 
water quality treatment; however the use of any of the BMPs is encouraged.

9.  

Low Impact Development (LID) requirements are required on all new or redeveloping 
property which includes sites 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.  Standard operating 
procedures (SOPs) for all onsite drainage facilities will be included as part of the 
Development Agreement.  More information and links can be found at: 
http://www.fcgov.com/utilities/what-we-do/stormwater/stormwater-quality/low-impact-develo
pment

10.  

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 at: 
http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-developme
nt-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.

11.  

The design of this site must conform to the drainage basin design of the Cache la Poudre 
River Master Drainageway Plan as well the Fort Collins Stormwater Manual.

12.  

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

Department:  Fire Authority

FIRE LANES 
Fire access is required to within 150' of all exterior portions of all buildings. Code language 
and fire lane specifications provided below.

> 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. 
When any portion of the facility or any portion of an exterior wall of the first story of the 
building is located more than 150 feet from fire apparatus access, the fire code official is 
authorized to increase the dimension if the building is equipped throughout with an approved, 
automatic fire-sprinkler system. 

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 

1.  
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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. 
> Additional access requirements exist for buildings greater than 30' in height. Refer to 
Appendix D of the 2012 IFC or contact PFA for details. 
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.

DEAD-END FIRE LANES 
FCLUC 3.6.2(B)2006; 06IFC 503.2.5 and Appendix D: Dead-end fire apparatus access roads 
cannot exceed 660 feet in length. Dead-end fire access roads in excess of 150 feet in length 
shall be provided with an approved area for turning around fire apparatus.

2.  

CUL-DE-SACS 
FCLUC 3.6.2(B): Cul-de-sacs are permitted only if they do not exceed 660 feet in length and 
have a turnaround at the end with a minimum outside turning radius of 50 feet (100 foot 
diameter).

3.  

WATER SUPPLY 
Hydrant spacing and flow must meet minimum requirements based on type of occupancy. 
Code language and output specifications provided below.

> 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. 

06> IFC 508.1 and Appendix B: RESIDENTIAL REQUIREMENTS: Within the Urban Growth 
Area, hydrants to provide 1,000 gpm at 20 psi residual pressure, spaced not further than 400 
feet to the building, on 800-foot centers thereafter.

4.  

PREMISE IDENTIFICATION 
> IFC 505.1: New and existing buildings shall have approved address numbers, building 
numbers or approved building identification placed in a position that is plainly legible, visible 
from the street or road fronting the property, and posted with a minimum of six-inch numerals 
on a contrasting background. Where access is by means of a private road and the building 
cannot be viewed from the public way, a monument, pole or other sign or means shall be 
used to identify the structure.

5.  

Contact:  Kelly Kimple,  ,  kkimple@fcgov.com

Department:  Environmental Planning

According to Section 2.3.2(H)(3)(5) of the Land Use Code, "the overall development plan 
shall show the general location and approximate size of all natural areas, habitats and 
features within its boundaries and shall indicate the applicant's proposed rough estimate of 
the natural area buffer zones as required pursuant to Section 3.4.1(E)." The plans will need 
to include approximate buffer zones for the ditches and any other wetlands or natural 
features present on the site.

1.  

Please add a note on the Overall Development Plan sheet to read as follows, "Please see 
Section 3.4.1 of the Land Use Code for allowable uses within the Natural Habitat Buffer 
Zones." In addition, please feel free to reference Section 2.3.2(H)(3)(5) to reiterate the areas 
delineated on the ODP are rough estimates of existing Natural Habitat Buffer Zones and that 

2.  
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these areas will be delineated in greater detail on individual PDPs for the respective parcels.

Staff is aware of reclamation work that is ongoing at the site. If this work will continue after 
annexation, a note should be added to the documents indicating the nature of the permit and 
the work that will be done on the site.

3.  

Contact:  Sheri Langenberger,  970-221-6573,  slangenberger@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.  All public sidewalk, driveways and ramps existing or 
proposed adjacent or within the site need to meet ADA standards, if they currently do not, 
they will need to be reconstructed so that they do meet current ADA standards as a part of 
this project.

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. This shall including the standard utility easements that are to be provided 
behind the right-of-way (15 foot along an arterial, and 9 foot along all other street 
classifications).

5.  

Proposed access into the property will need to be meet standards.  Ziegler Adjacent to the 
frontage is considered a minor arterial (access spacing 460-660 feet).  Horsetooth Rd 
adjacent to the site is a collector (330 feet minimum).

6.  

The project will be responsible for designing and improving the streets adjacent to the 
property and internal to the development and shall be responsible for any off-site 
improvements necessary to serve the property.  Improvements to Horsetooth Road shall be 
a minimum of 36 feet in width – if any turn lanes are needed the roadway will be wider.

7.  

A repay will be due prior to the issuance of the first building permit for the properties local 
street portion of the frontage along the roundabout that was constructed.  The amount due 
will include the cost of any right-of-way that was purchased for this.

8.  

Especially with the corner property you will want to think about your proposed internal 
roadway layout and try to design the street(s)/ private drive(s) in such a way as they would 
not encourage cut through traffic.

9.  

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

10.  

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

11.  

Any rain gardens within the right-of-way cannot be used to treat the development/ site storm 
runoff.  We can look at the use of rain gardens to treat street flows – the design standards for 
these are still in development.

12.  

In regards to construction of this site.  The public right-of-way shall not be used for staging or 
storage of materials or equipment associated with the Development, nor shall it be used for 
parking by any contractors, subcontractors, or other personnel working for or hired by the 

13.  
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Developer to construct the Development.  The Developer will need to find a location(s) on 
private property to accommodate any necessary Staging and/or parking needs associated 
with the completion of the Development .  Information on the location(s) of these areas will be 
required to be provided to the City as a part of the Development Construction Permit 
application.

Contact:  Todd Vedder,  970-224-6152,  tvedder@fcgov.com

Department:  Electric Engineering

Power is available near Ziegler Rd and Percheron Dr.  Power will have to cross Fossil Creek 
ditch for the northern part of the project.  Therfore developer will be resonsible for providing 
ditch crossing permit.

1.  

New development charges will apply for new commercial and residential uses.  A link to our 
Electric Development Fee Estimator is below:

http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-developme
nt-fees/electric-development-fee-estimator?id=1

2.  

Please review our Electric Construction, Policies, Practices and Procedures.  A link to this 
document is below:

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

3.  

Contact:  Clark Mapes,  970-221-6225,  cmapes@fcgov.com

Planning Services

Annexation and zoning is a legal process that typically takes about 4 months.  Please 
arrange a meeting with me to review the process and requirements.

1.  

The vision for development should include consideration of the Poudre River Corridor 
Overlay on the City Structure Plan map.  This is currently described in City Plan, the City's 
comprehensive plan, on pp. 97-98.  The point is to reflect the setting in the river valley in the 
arrangement and design of streets, park spaces, trails, landscaping, fencing, and buildings.  
The neighborhood development should not be envisioned as typical LMN-style development 
found elsewhere throughout the city.  How to accomplish this is something that will warrant 
further exploration throughout ODP and PDP preparation.  Example concepts may include a 
relatively open edge along the park and water - e.g., a single-loaded or lightly loaded street 
allowing public views and access,  streets leading down with vistas that terminate in the park 
and water; trails with open spaces containing cottonwood trees; and building materials and 
styles incorporating wood or river rock.  The appearance and fencing of the reservoir may be 
a factor in the relationship of development to the reservoir -- this should be clarified.

2.  

MMN zoning does not appear supportable to staff at this point -- the setting and location is 
inconsistent with extensive policies for that designation.  12 d.u. /acre in a phase, as 
suggested on the plan, is allowable under LMN zoning.

3.  

Neighborhood Centers will be required as part of LMN uses.4.  

LMN development is required to include a mix of housing types and variation among repeated 
buildngs.

5.  
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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.  

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 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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City of Fort Collins Conceptual Review Sketch Plan Checklist 
 
This document supplements the Conceptual Review Application to show that our Sketch Plans contain the 
suggested information as described on the application form.  
This project consists on the redevelopment of an existing gas station.  The site is zoned G-C General Commercial 
and surrounding land use is also G-C. 
 

• Property Location: See C0.0 Cover. 
 

• Property Boundaries: See sheets C1.0 to C4.0. Property line shown on all plans.  
 

• Existing Improvements: See C1.0 Demolition Plan for structures to remain including gas station canopy 
and underground tanks. Structures to be demolished include existing building, pavement, and 
landscaping. 

 
• Proposed Improvements: See C2.0 Site Plan for proposed building, parking, landscaping, and sidewalks. 

Improvements include replacement of sidewalk along street frontages. See C3.0 Grading and Drainage 
Plan for drainage improvements. The site no longer sheet-flows stormwater onto South College Avenue, 
this runoff is now routed to new onsite catch basins. Storm lines shown are approximate locations for 
connection to public storm sewer. Final locations will be verified. 

 
• Utility Lines: See C4.0 Utility Plan for proposed utility lines, reuse of existing lines, and connecting to 

existing utility stubs. 
 

• Natural Features: The site is developed; there are no natural features an insignificant amount of 
landscaping in poor condition. See sheet C1.0 for existing conditions. 

 

The linked image cannot be displayed.  The file may have been moved, renamed, or deleted. Verify that the link points to the correct file and location.
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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

Gregg  Burnett 

October 01, 2015

Empire Petroleum Partners

153 Cordaville Rd

Suite 210

Southborough, MA  01772

Re:  3038 S College Ave - Gas Station
Description of project:  This is a request to partially redevelop the existing gas station at 3038 S 
College Ave (parcel #9725244001).  The existing 500 square foot store will be demolished.  A new 
2,500 square foot store will be constructed and located further east on the parcel.  The canopy, pumps, 
and underground tanks will remain.  The site 16,000 square feet and located in the General 
Commercial (C-G) zone district.  This proposal will be subject to a Minor Amendment.

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

A min. 5' landscape buffer is required west of the Swallow entrance between the sidewalk 
and parking lot.

1.  

While sign dimensions and locations are reviewed approved through separate permitting the 
site plan shows the location of the proposed monument sign.  Please note that the sign can 
be no closer than 15' from he south property line.  What's shown on site plan is less than 
that.

2.  

Note that the trash enclosure must meet LUC 3.2.5 which includes walls constructed of 
similar materials/color as that of the building, metal doors and separate man opening 
allowing access with the opening of the main doors.

3.  

3.  

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

Department:  Water-Wastewater Engineering
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Existing water and sewer mains in the vicinity include an 8-inch water main in the south side 
of Swallow Road and an 8-inch sanitary sewer main in the north side of Swallow Road 
roughly 100 feet east of the property line.

1.  

The existing services may be used for the new building.  If the existing services were to be 
abandoned, this would be required at the main.

2.  

The water conservation standards for landscape and irrigation will apply.  Information on 
these requirements can be found at:  http://www.fcgov.com/standards

3.  

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

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

Department:  Traffic Operations

We will need to get an estimate of the anticipated change in traffic from the existing use to 
the proposed re-development.  That will determine whether any further traffic analysis or 
traffic impact study is needed.

1.  

Some adjoining street improvements may be needed - including improvements as shown in 
the Midtown Plan (multi-use sidewalk along College and wider sidewalk along Swallow).

2.  

College Avenue is a state highway and under the jurisdiction of the Colorado Department of 
Transportation.  Access to College will be restricted (likely to a right in only as far south as 
possible) and a change in use permit will be needed.

3.  

The access on Swallow should be as far east as possible.4.  

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

Department:  Stormwater Engineering

It is important to document the existing impervious area since drainage requirements and 
fees are based on new impervious area.  An exhibit showing the existing and proposed 
impervious areas with a table summarizing the areas is required.

1.  

If there is an increase in imperviousness greater than 1000 square feet 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.  If there is less 
than 1,000 square feet of new impervious area on an existing development, a drainage letter 
should be sufficient to document the existing and proposed drainage patterns.  If there is less 
than 1,000 square feet of new impervious area; a site grading and erosion control plan is 
required instead of a complete construction plan set.

2.  

When improvements are being added to an existing developed site onsite detention is only 
required if there is an increase in impervious area greater than 1000 square feet.  If it is 
greater, onsite detention is required with a 2 year historic release rate for water quantity.

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-guideli
nes-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 are required on all new or redeveloping 
property which includes sites required to be brought into compliance with the Land Use 

5.  
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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.  Standard operating 
procedures (SOPs) for all onsite drainage facilities will be included as part of the 
Development Agreement.  More information and links can be found at: 
http://www.fcgov.com/utilities/what-we-do/stormwater/stormwater-quality/low-impact-develo
pment

The outfall for the site is likely the curb and gutter in College Avenue or Swallow Road.  There 
is a storm sewer on the west side of College Avenue.

6.  

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 at: 
http://www.fcgov.com/utilities/business/builders-and-developers/plant-investment-developme
nt-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.

7.  

The design of this site must conform to the drainage basin design of the Foothills Basin 
Master Drainage Plan as well the Fort Collins Stormwater Manual.

8.  

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

Department:  Fire Authority

FIRE LANES 
Fire access requirements can be met using Swallow Rd. Code language provided below.

> 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. 
When any portion of the facility or any portion of an exterior wall of the first story of the 
building is located more than 150 feet from fire apparatus access, the fire code official is 
authorized to increase the dimension if the building is equipped throughout with an approved, 
automatic fire-sprinkler system.

1.  

WATER SUPPLY 
A hydrant is required within 300' of the commercial building. This code requirement has been 
met with the existing utility infrastructure available in the area. Code language provided 
below.

> 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.

2.  

Contact:  Kelly Kimple,  ,  kkimple@fcgov.com

Department:  Environmental Planning

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 low-water-use plants and grasses in your landscaping 
or re-landscaping and reduce bluegrass lawns as much as possible.

1.  
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Our city has an established identity as a forward-thinking community that cares about the 
quality of life it offers its citizens and has many sustainability programs and goals that may 
benefit your project. Of particular interest may be the:

1. ClimateWise program: http://www.fcgov.com/climatewise/
2. Zero Waste Plan and the Waste Reduction and Recycling Assistance Program (WRAP): 
http://www.fcgov.com/recycling/pdf/_20120404_WRAP_ProgramOverview.pdf, contact 
Caroline Mitchell at 970-221-6288 or cmtichell@fcgov.com 
3. Green Building and the Climate Action Plan: 
http://www.fcgov.com/enviro/green-building.php, contact Tony Raeker at 970-416-4238 or 
traeker@fcgov.com
4. Nature in the City Strategic Plan: http://www.fcgov.com/planning/natureinthecity/?
key=advanceplanning/natureinthecity/, contact Lindsay Ex at 970-221-6767 or 
lex@fcgov.com 
5. Certified Natural Areas program:

Please consider the City’s sustainability goals and ways for your development to engage with 
these efforts.

2.  

Contact:  Sheri Langenberger,  970-221-6573,  slangenberger@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.  All public sidewalk, driveways and ramps existing or 
proposed adjacent or within the site need to meet ADA standards, if they currently do not, 
they will need to be reconstructed so that they do meet current ADA standards as a part of 
this project.

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. This shall including the standard utility easements that are to be provided 
behind the right-of-way (15 foot along an arterial (College), and 9 foot along Swallow).  
Additional right-of-way dedication along College Ave is needed to accommodate the parkway 
and sidewalk improvements.  Right-of-way for Swallow maybe necessary.

5.  

Detached sidewalks will need to be designed and installed with this project.  In accordance 
with the Midtown Plan:  Swallow shall have a 8 foot parkway and a 5 foot detached sidewalk.  
College shall have a parkway and a 12 foot detached multi use path. The corner ramps will 
need to be reconstructed and updated to directional ramps meeting current ADA standards.

6.  

This site is adjacent to CDOT roadway and all access to the site off of College Ave (SH 287) 
is governed by CDOT.   Per a conversation with CDOT regarding access to College Ave – 
the access shall be located as far south as possible and will be limited to a right-in only.  
Plans will be routed to CDOT for review and approval and the applicant will need to obtain 
access permits from CDOT for the access closure and the new access.

7.  
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The access point onto Swallow will need to be located as far east on the property as 
possible in order to meet City access spacing requirements.

8.  

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

9.  

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

10.  

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

11.  

Bike parking required for the project cannot be placed within the right-of-way and if placed 
just behind the right-of-way need to be placed so that when bikes are parked they do not 
extend into the right-of-way.

12.  

In regards to construction of this site.  The public right-of-way shall not be used for staging or 
storage of materials or equipment associated with the Development, nor shall it be used for 
parking by any contractors, subcontractors, or other personnel working for or hired by the 
Developer to construct the Development.  The Developer will need to find a location(s) on 
private property to accommodate any necessary Staging and/or parking needs associated 
with the completion of the Development .  Information on the location(s) of these areas will be 
required to be provided to the City as a part of the Development Construction Permit 
application.

13.  

Any rain gardens within the right-of-way cannot be used to treat the development/ site storm 
runoff.  We can look at the use of rain gardens to treat street flows – the design standards for 
these are still in development.

14.  

All applicable street cut fees shall apply.15.  

CDOT contacts for the overlay project are: 

CDOT rep:  Ben Rowles /  benjamin.rowles@state.co.us
CDOT Owner rep: Nashat Sawaged / Nashat.Sawaged@parsons.com

16.  

Contact:  Todd Vedder,  970-224-6152,  tvedder@fcgov.com

Department:  Electric Engineering

Existing secondary service appears to be coming off the transformer located on the 121 
address.  Developer is responsible for secondary services for commercial applications.  
Existing secondary services will have to remain in utility easement located on 121 property.

1.  

System modification charges will apply if there is a need for electrical capacity increases.  
System modifications may include but are not limited to kVA charges, transformer upgrades 
etc.  If more electrical capacity is needed please provide a filled out Commercial Service 
Information (C-1) form.  A link to a C-1 form is below.

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

2.  

Please review our Electric Construction, Policies, Practices and Procedures.  A link to this 
document is below:

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

3.  
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Contact:  Ted Shepard,  970-221-6343,  tshepard@fcgov.com

Planning Services

The sidewalk on South College Avenue must be 10-feet wide to match the "Multi-Use Path" 
per the Mid-Town Plan.  This will match the sidewalk to the south.  The parkway on College 
must be eight feet wide.  The sidewalk on Swallow must be 5-feet wide and detached  and 
the parkway must be eight feet wide.  The detached sidewalk on Swallow will need to be 
designed to tie back into the attached walk to the east.   Both parkways must feature street 
trees planted between 30 and 40 feet apart and kept 40 feet from any existing streetlight.  
Ornamental trees, however, can be planted to within 15 feet of a streetlight.

1.  

Section 3.5.3(C), which states:

¿Orientation to a connecting walkway.  At least one main entrance of a any commercial or 
mixed use building shall face and open directly onto a connecting walkway with 
pedestrian frontage.¿   

And, 

Section 3.5.3(B) states:

¿The street level shall be designed to comport with a pedestrian scale in order to establish 
attractive street fronts and walkways.  Walkways shall be designed principally for the 
purpose of accommodating pedestrians and pedestrian connections while secondarily 
accommodating vehicular movement.¿

The proposed site plan will require a direct connecting walkway between the public sidewalk 
on Swallow Road and the building entrance.  As indicated, such a walkway would be 
interrupted by the proposed handicap parking space.  Consequently, Staff recommends that 
the handicap parking space be shifted to the other side of the building.

2.  

Please show the parallel parking spaces on the site plan.3.  

A bicycle parking space needs to be provided and must not interfere with walkways, bus stop 
or landscaping.

4.  

Existing trees along the south property line appear to be on the Mall property.  These trees 
need to be properly protected during demolition and reconstruction per Section 3.2.1(G).  
These tree protection standards must be placed on the Landscape Plan.  If these trees are 
on the Mall property, Staff can assist in obtaining permission from the Mall owner to allow the 
necessary access in order to protect these trees per our standards.

5.  

Section 3.5.3(E)(1) of the City of Fort Collins Land Use Code states:

Character and Image. In new buildings and, to the extent reasonably feasible, in development 
projects involving changes to existing building walls, facades or awnings (as applicable), the 
following standards shall apply:
Site Specific Design. Building design shall contribute to the uniqueness of a zone district, 
and/or the Fort Collins community with predominant materials, elements, features, color 
range and activity areas tailored specifically to the site and its context. In the case of a 
multiple building development, each individual building shall include predominant 
characteristics shared by all buildings in the development so that the development forms a 
cohesive place within the zone district or community. A standardized prototype design shall 
be modified as necessary to comply with the requirements of this subsection.

Our approach is to work with chain establishments that rely on a high degree of recognition 
across the chain on a case by case basis.  For example, in the past few months, Staff has 

6.  
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worked with six drive-through restaurants.  Please note that the entire fascia of the canopy 
cannot be covered in signage, logo, or color scheme that evokes advertising.

If the bus stop is on the subject parcel, the gravel surface must be removed and replaced 
with concrete.

7.  

Dense landscaping will be required along the east property line.  As indicated, there appears 
to be insufficient area between the building and the property line to adequately buffer the land 
use to the east which is developed in a less intense commercial manner.

8.  

There appears to be sufficient area to widen the landscape buffer along the south property 
line.  Staff is concerned that five feet width may be inadequate to create a suitable planting 
bed for trees and shrubs to thrive.  Along commercial corridors such as South College 
Avenue, trees and shrubs tend to struggle for viability and the wider the planting bed the 
better chance for survival and reduces the need to replace plants over the long term.

9.  

The existing exterior light fixtures are not sharp cut-off and down-directional.  These fixtures 
will need to be replaced.  (The existing fixture at the northeast corner of the site is obscured 
by tree canopy and is ineffective.)  A Lighting Plan will be required.  Please note that the 
maximum allowable illumination under the new canopy cannot exceed 26 foot-candles upon 
initial installation.  After a burn-in period, the maximum allowable illumination cannot exceed 
20 foot-candles.

10.  

Under canopy lighting must be specified to be flush-mount and flat lens.11.  

Also, there can be no greater than .05 (one-tenth) foot-candle as measured 20 feet beyond 
the property line.  Due to the proximity of the existing building to the east, light fixtures may 
need to be supplemented with house-side shields.

12.  

If LED lighting is selected as the light source, please select a warm tone as measured at 
2,500 or less on the Kelvin scale.  There is a concern that commercial LED lighting at higher 
Kelvin temperatures is excessively bright and distracting.

13.  

As a commercial building, the architecture and selection of exterior building materials must 
comply with Section 3.5.3 (E) which calls for a distinct base, middle and top.

14.  

The base of the monument sign, and the trash enclosure, must match the base of the 
building.

15.  

Will there be propane tank refills at this location?  If so, please indicate the location of the 
propane tank.

16.  

The north elevation of the new store should feature a window(s) so that the building relates to 
Swallow Road.  A blank wall along Swallow must be avoided.  In fact, with the increase in 
size from 500 to 2,500 square feet, please consider adding a small patio on the north so as 
to present an inviting aspect for folks who live in the neighbohood and want to walk or bike to 
the store, and not feel like they are in an auto-dominated area.

17.  

For information on how to access online documents, please contact Jeff County, 
970-221-6588.  Or, jcounty@fcgov.com.

18.  

The proposed development is subject to a Minor Amendment Review, please contact the 
Zoning Department regarding your formal submittal.

 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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