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G
eneralInform

ation
All proposed developm

ent projects
begin

w
ith C

onceptual R
eview

.
Anyone w

ith a
developm

ent idea
can schedule

a
C

onceptual R
eview

 m
eeting to get feedback

on
prospective

developm
ent ideas.

At this
stage, the

developm
ent idea does 

not need
to be finalized orprofessionally

presented.
H

ow
ever, a

sketch
plan

and
this

application
m

ust be
subm

itted to
C

ity
Staffpriorto

the
C

onceptual R
eview

 m
eeting.

The
m

ore
inform

ation
you

are able to
provide, the

betterfeedback
you

are
likely

to get from
the m

eeting.
Please

be
aw

are that any
inform

ation subm
itted m

ay
be considered

a public
record,

available forreview
 by

anyone w
ho

requests
it, including the m

edia.

C
onceptual R

eview
s

are
scheduled on three 

m
ornings

perm
onth on a

“first com
e, first served”basis

.O
ne 45 m

eeting
is

allocated
perapplicantand

only
three conceptual review

s
are

done each 
m

orning.
C

om
plete

applications
and
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plans

m
ustbe

subm
itted

to
C

ity Staff
.

Application m
aterials
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ust be

e-m
ailed to

currentplanning@
fcgov.com

.Ifyou do
not have access

to
e-m

ail, other
accom

m
odations
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ade

upon request. 

At C
onceptual R
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ity
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m
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N
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Services
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urrent Planning, and D
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ent R
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 Engineering), Light and

Pow
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aste
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ater, Advance
Planning (Long R

ange Planning
and

Transportation
Planning)and

Poudre Fire Authority.
C

om
m

ents
are

offered by
staffto assist you

in
preparing the detailed com

ponents
ofthe

project application.
There is

no
approval ordenial ofdevelopm

ent proposals
associated w

ith C
onceptual R

eview
.

At the m
eeting you w

illbe presented w
ith

a letterfrom
staff, sum

m
arizing

com
m

ents
on yourproposal.
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the
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staff

w
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C
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R
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w
hether C

onsultantorO
w

ner,etc) _______________
_________

______________________________________________________________________________________

Business
N

am
e

(ifapplicable)___________________________
___________________________________

YourM
ailing

Address
____________________________________________

_________________________

Phone N
um

ber______________________Em
ail Address

_________________
______________________

Site A
ddress orD

escription
(parcel# ifno address)___________

_________________________________

_____________________________________________________________
__________________________

D
escription

ofProposal(attach additional sheets
ifnecessary)_____________

_______________________

__________________________________________________________________
_____________________

___________________________________________________________________
____________________

Proposed
U

se
______________________________

Existing
U

se
_____

____________________________

Total Building Square Footage
___________

S.F.N
um

berofStories
______

LotD
im

ensions
_______

______

A
ge ofany

Existing
Structures

_____________________________________________________
________

Info available on
Larim

erC
ounty’s

W
ebsite:http://w

w
w

.co.larim
er.co.us/assessor/query/search.cfm

Ifany
structures

are
50+

years
old, good quality,colorphotos

ofall sides
ofthe structure are required

forconceptual.

Is your property in a Flood Plain?
 Yes

 N
o 

 If yes, then at w
hat risk is it? _______________

____

Info available on FC
 M

aps:http://gisw
eb.fcgov.com

/redirect/default.aspx?layerThem
e=Floodplains.

Increase in Im
pervious Area __________________________________________________________ S.F. 

(Approxim
ate

am
ount ofadditional building, pavem

ent, oretc.that w
ill cover existing bare ground to be added to the site) 

Suggested item
s for the Sketch Plan:

Property location and boundaries, surrounding land uses, proposed use(s), existing and proposed im
provem

ents 
(buildings, landscaping, parking/drive areas, w

atertreatm
ent/detention, drainage), existing natural features (w

ater bodies,
w

etlands, large trees, w
ildlife, canals, irrigation ditches), utility line locations (if know

n), photographs (helpful but not 
required).Things to consider w

hen m
aking a proposal: H

ow
 does the site drain now

? W
ill it change? If so, w

hat w
ill

change?
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PROJECT DESCRIPTION LIST OF DRAWINGS
DESIGN and CONSTRUCTION of a NEW
SINGLE FAMILY RESIDENCE at:
428 N. Grant Avenue
Fort Collins, CO 80521

A-1 COVER SHEET
A-2 SITE PLAN
A-3 MAIN FLOOR PLAN
A-4 SECOND FLOOR PLAN
A-5 NORTH and SOUTH ELEVATIONS
A-6 EAST and WEST ELEVATIONS
A-7 SECTIONS A and B
A-8 SECTIONS C and D
A-9 SECTION E

E-1 ELECTRICAL/LIGHTING PLANS

Elevated Design Build
144 Racquett Drive,
Fort Collins, CO 80524

Phone: (970) 682-8363
Email:  Dave@Elevateddesignbuild.com
Contact: Dave Kaplan

GENERAL CONTRACTOR

ENGINEER  (T.B.D.)
T.B.D.

Email:
Phone:
Contact:

ARCHITECTURAL DESIGN

CODE:
OCCUPANCY:
SQUARE FOOTAGE: 594 sf

594 sf

378 sf

CODE:
CLIMATE ZONE:
HEAT SOURCE:
R-VALUE CEILINGS:
R-VALUE EXTERIOR WALLS:
R-VALUE FLOORS:
R-VALUE BASEMENT WALLS:
U-FACTOR DOORS:
U-FACTOR WINDOWS:

2018 IRC
SINGLE FAMILY
MAIN FLOOR

DECKS

2018 IECC
ZONE 5b
FORCED AIR FURNACE
R-49 MIN.
R-21 MIN.
R-30 MIN.
R-15 MIN.
U-.32 MIN.
U-.32 MIN.

DESIGN CRITERIA

ENERGY CODE COMPLIANCE

T.B.D.

Phone:
Email:
Contact:

OWNER
Dave Fox
428 N. Grant Avenue
Fort Collins, CO 80521

Phone: (970) 723-5446
Email: dfoxslim@gmail.com

ABBREVIATIONS
AFF ABOVE FINISH FLOOR
ARCH ARCHITECT
BO_ BOTTOM OF _
BLKG BLOCKING
BRG BEARING
CMU CONC MASONRY UNIT
CLG CEILING
CO CASED OPENING
COL COLUMN
CONC CONCRETE
CONT CONTINUOUS
CONST CONSTRUCTION
D DRYER
DIM DIMENSION
DN DOWN
DR DOOR
DS DOWNSPOUT
DTL DETAIL
DW DISHWASHER
DWGS DRAWINGS
(E) EXISTING
EA EACH
ELEC ELECTRICAL
ELEV ELEVATION
EQ EQUAL
EQUIP EQUIPMENT
FOC FACE OF CONCRETE
FOM FACE OF MASONRY
FOS FACE OF STUD
FP FIREPLACE
FIN FINISH
FD FLOOR DRAIN
FLR FLOOR
GA GAGE
GALV GALVANIZED
GC GENERAL CONTRACTOR
GYP GYPSOM BOARD
G.L. GLU-LAM
HB HOSE BIB
HDWR HARDWARE
HORIZ HORIZONTAL
HR HOUR

ID INSIDE DIMENSION
IN INCH
INSUL INSULATION
INT INTERIOR
MFR MANUFACTURER
MAX MAXIMUM
MECH MECHANICAL
MIN MINIMUM
NTS NOT TO SCALE
OC ON CENTER
OD OUTSIDE DIMENSION
OPP OPPOSITE
PL PLATE
PLYWD PLYWOOD
PT POINT
R RADIUS
RE REFERENCE/REFER TO
REFR REFRIGERATOR
REINF REINFORCED/ING
REQD REQUIRED
RM ROOM
RO ROUGH OPENING
RS ROUGH SAWN
SF SQUARE FEET
SHWR SHOWER
SIM SIMILAR
STL STEEL
STRL STRUCTURAL
SQ SQUARE
TBD TO BE DETERMINED
TF TIMBER FRAME
THK THICK
TO_ TOP OF _
TYP TYPICAL
UNO UNLESS NOTED OTHERWISE
VERT VERTICAL
W WASHER
WDO WINDOW
W/ WITH
W/O WITHOUT
∠ ANGLE
Ø DIAMETER
℄ CENTERLINE

A. THE LOCATION OF ALL DEVICES SUCH AS VALVES,
METERS, CLEAN-OUTS, SWITCHES, EQUIPMENT,
ETC. MUST BE APPROVED BY THE OWNER AND THE
ARCHITECT IN THE FIELD PRIOR TO INSTALLATION.
FAILURE TO OBTAIN APPROVAL FOR ALL SUCH
DEVICES MAY RESULT IN RELOCATION OF THE
DEVICES AT NO COST THE OWNER.

B.

GENERAL NOTES:
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T 
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E:

2020

SCALE:
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1
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C
om

m
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 N
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 C
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D
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ent R
eview

 G
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–
STEP 2

of 8

G
eneralInform

ation
All proposed developm

ent projects
begin

w
ith C

onceptual R
eview

.
Anyone w

ith a
developm

ent idea
can schedule

a
C

onceptual R
eview

 m
eeting to get feedback

on
prospective

developm
ent ideas.

At this
stage, the

developm
ent idea does 

not need
to be finalized orprofessionally

presented.
H

ow
ever, a

sketch
plan

and
this

application
m

ust be
subm

itted to
C

ity
Staffpriorto

the
C

onceptual R
eview

 m
eeting.

The
m

ore
inform

ation
you

are able to
provide, the

betterfeedback
you

are
likely

to get from
the m

eeting.
Please

be
aw

are that any
inform

ation subm
itted m

ay
be considered

a public
record,

available forreview
 by

anyone w
ho

requests
it, including the m

edia.

C
onceptual R

eview
s

are
scheduled on three 

m
ornings

perm
onth on a

“first com
e, first served”basis

.O
ne 45 m

eeting
is

allocated
perapplicantand

only
three conceptual review

s
are

done each 
m

orning.
C

om
plete

applications
and

sketch
plans

m
ustbe

subm
itted

to
C

ity Staff
.

Application m
aterials

m
ust be

e-m
ailed to

currentplanning@
fcgov.com

.Ifyou do
not have access

to
e-m

ail, other
accom

m
odations

can be m
ade

upon request. 

At C
onceptual R

eview
, you

w
ill m

eet w
ith Stafffrom

a num
berofC

ity
departm

ents, such
as

C
om

m
unity

D
evelopm

ent and
N

eighborhood
Services

(Zoning, C
urrent Planning, and D

evelopm
ent R

eview
 Engineering), Light and

Pow
er, Storm

w
ater,

W
ater/W

aste
W

ater, Advance
Planning (Long R

ange Planning
and

Transportation
Planning)and

Poudre Fire Authority.
C

om
m

ents
are

offered by
staffto assist you

in
preparing the detailed com

ponents
ofthe

project application.
There is

no
approval ordenial ofdevelopm

ent proposals
associated w

ith C
onceptual R

eview
.

At the m
eeting you w

illbe presented w
ith

a letterfrom
staff, sum

m
arizing

com
m

ents
on yourproposal.

*B
O

LD
ED

ITEM
S

A
R

E
R

EQ
U

IR
ED

*
*The

m
ore

info
provided,

the
m

ore
detailed

your
com

m
ents

from
staff

w
ill

be.*
C

ontactN
am

e(s)and
R

ole(s)(Please
identify

w
hether C

onsultantorO
w

ner,etc) _______________
_________

______________________________________________________________________________________

Business
N

am
e

(ifapplicable)___________________________
___________________________________

YourM
ailing

Address
____________________________________________

_________________________

Phone N
um

ber______________________Em
ail Address

_________________
______________________

Site A
ddress orD

escription
(parcel# ifno address)___________

_________________________________

_____________________________________________________________
__________________________

D
escription

ofProposal(attach additional sheets
ifnecessary)_____________

_______________________

__________________________________________________________________
_____________________

___________________________________________________________________
____________________

Proposed
U

se
______________________________

Existing
U

se
_____

____________________________

Total Building Square Footage
___________

S.F.N
um

berofStories
______

LotD
im

ensions
_______

______

A
ge ofany

Existing
Structures

_____________________________________________________
________

Info available on
Larim

erC
ounty’s

W
ebsite:http://w

w
w

.co.larim
er.co.us/assessor/query/search.cfm

Ifany
structures

are
50+

years
old, good quality,colorphotos

ofall sides
ofthe structure are required

forconceptual.

Is your property in a Flood Plain?
 Yes

 N
o 

 If yes, then at w
hat risk is it? _______________

____

Info available on FC
 M

aps:http://gisw
eb.fcgov.com

/redirect/default.aspx?layerThem
e=Floodplains.

Increase in Im
pervious Area __________________________________________________________ S.F. 

(Approxim
ate

am
ount ofadditional building, pavem

ent, oretc.that w
ill cover existing bare ground to be added to the site) 

Suggested item
s for the Sketch Plan:

Property location and boundaries, surrounding land uses, proposed use(s), existing and proposed im
provem

ents 
(buildings, landscaping, parking/drive areas, w

atertreatm
ent/detention, drainage), existing natural features (w

ater bodies,
w

etlands, large trees, w
ildlife, canals, irrigation ditches), utility line locations (if know

n), photographs (helpful but not 
required).Things to consider w

hen m
aking a proposal: H

ow
 does the site drain now

? W
ill it change? If so, w

hat w
ill

change?

W
aterm

ark
R

esidential-Jessica
Tuttle

(Applicant)
R

uss
Lee/Linda

R
ipley,R

ipley
D

esign
Inc.(C

onsultant)
R

ipley
D

esign
Inc.

419
C

anyon,Suite
200,FortC

ollins,C
O

80521
(970)224-5828

russ.lee@
ripleydesigninc.com

9723240001;9723239003;9723239002

See
attached
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  August 6, 2020 

  W
aterm

ark at Spring C
reek 

Project N
arrative 

(a) W
hat are you proposing/use? 

W
aterm

ark Residential is proposing to construct 348 Class A m
ulti-fam

ily dw
elling units, along w

ith 
approxim

ately 3000 square feet of com
m

ercial space and is proposing to leave an out lot for 
approxim

ately 6000 square feet of com
m

ercial space in a future phase located near the intersection of 
Stuart Street and Shields Street.   

(b) W
hat im

provem
ents and uses currently exist on the site? 

The site is currently undeveloped. 

(c) Describe the site circulation (auto and pedestrian), parking and how
 it coordinates w

ith the 

existing neighborhood. 

Prim
ary vehicular access is from

 Shields Street at the signalized intersection at Stuart Street.  A street-like 
private drive w

ith diagonal parking is proposed to connect from
 Shields Street to Hobbit Street.   The 

Spring Creek Trail is adjacent to the site along the east and south.  The Trail in com
bination w

ith the 
Spring Creek drainage prevents vehicular access to the south and to the east.  Standard parking spaces 
are provided in the quantities required by the LUC w

ith up to 40%
 com

pact spaces proposed. 

Tw
o points of pedestrian and bike access to the Trail are proposed along the east side of the project. 

W
aterm

ark plans to review
 other possible trail connections w

ith Northern engineering once survey is 
com

plete and grading can be review
ed for a safe connection that is not too steep.  A detached sidew

alk, 
street trees and a bus stop exist along Shields Street and detached w

alks and street trees are proposed 
along the street-like private drive. 

(d) Describe site design and architecture. 

This upscale m
ulti-fam

ily project is designed to be visually attractive w
ithin the context of the com

m
unity 

and neighborhood.  Safety and convenience of residents is also a prim
ary design objective. To that end 

buildings are placed along streets w
here possible w

ith parking located behind, aw
ay from

 public view
 but 

convenient for residents. 

O
ther factors that affected the site plan include: 

 
A forty-foot w

ide, existing sanitary sew
er easem

ent that crosses the site east to w
est located to 

the north. 
 

A tw
enty-foot w

ide, existing w
aterline easem

ent that crosses the site east to w
est located to the 

south. 



 
The need for a street connection from

 Shields to Hobbit.  The existing cul-de-sac right-of-w
ay on 

Hobbit Street determ
ined the logical connection point. 

 
Tw

o zone districts exist on the site.  The m
ajority of the site is zoned M

M
N – M

edium
 Density 

M
ixed-Use Neighborhood, w

hile approxim
ately 6 acres to the southw

est is zoned NC – 
Neighborhood Com

m
ercial.   M

ulti-fam
ily buildings in the M

M
N zone cannot exceed three 

stories, w
hile M

ixed-Use buildings in the NC zone can be five stories. 
 

The City requires Natural Habitat Buffer Zones along the east and south sides of the project. A 
100-foot developm

ent setback is required from
 Spring Creek on the south and a 50-foot 

developm
ent setback is required from

 the eastern drainage. 

The proposed project consists of a 348-unit, Class A m
ultifam

ily residential rental com
m

unity divided 
betw

een one 4-story m
ixed use building and nine 3-story, garden style w

alk-up buildings. The garden 
style buildings have 3 points of pedestrian access at sidew

alk entrances along the parking side of the 
buildings. Each access point enters an enclosed corridor. The exterior of the buildings consists of a m

ix of 
m

aterials and a neutral color schem
e to tie into the natural landscape and are com

plim
entary to existing 

Fort Collins developm
ents including the neighborhood to the east. Tim

ber accents, fiber cem
ent lap 

siding and stone are used as show
n in the enclosed elevations. The units feature spacious, open floor 

plans, w
alk out balconies or porches, in unit w

asher and dryer and high-end finishes. The required bike 
parking w

ill be designed to allow
 for 60%

 covered parking w
ithin the m

ultifam
ily buildings. The architect 

is looking into space in the enclosed corridors and units to m
eet code requirem

ents. 
 The unit m

ix w
ill be approxim

ately 40%
 one bedroom

s, 50%
 tw

o bedroom
s and 10%

 three bedroom
s per 

the table below
. The exact unit m

ix w
ill be designed once PDR com

m
ents are received and addressed. 

  
 

 
R

entable 
 

 
N

o. of 
Square 

U
nit Type 

 
U

nits 
Feet 

A
1 

O
ne Bedroom

 O
ne Bath  

84 U
nits 

682 SF 
A

2 
O

ne Bedroom
 O

ne Bath  
54 U

nits 
754 SF 

B1 
Tw

o Bedroom
 Tw

o Bath  
102 U

nits 
1,045 SF 

B2 
Tw

o Bedroom
 Tw

o Bath  
72 U

nits 
1,173 SF 

C
1 

Three Bedroom
 Tw

o 
Bath  

18 U
nits 

1,243 SF 

C
2 

Three Bedroom
 Tw

o 
Bath   

18 U
nits 

1,360 SF 
  

Totals / W
td. A

verages 
348 U

nits 
965 SF 

  The com
m

unity w
ill also have various am

enity areas, including a pool, grill stations, an integrated 
clubhouse in the 4-story building w

ith recreational and leasing space, and dog park. Tenants w
ill have 

am
ple surface parking provided w

ithin the property, w
ith covered detached garage parking options. O

ne 
trash and recycling enclosure is located near the Hobbit Street connection.  W

aterm
ark’s Property 

M
anagem

ent Division w
ill offer full valet trash service so that residents are not required to take their 

refuge to the enclosure.  
  (e) How

 is your proposal com
patible w

ith the surrounding area? 



In 2017 the site w
as re-zoned to reduce the am

ount of land zoned NC and increase the M
M

N portion.  
The zoning w

as approved along w
ith Conditions designed to ensure com

patibility w
ith the adjacent 

neighborhood.  The Conditions require a buffer and transition betw
een m

ulti-fam
ily buildings and single-

fam
ily hom

es in the adjacent neighborhood. The m
axim

um
 num

ber of m
ulti-fam

ily dw
elling units is 

capped at 365 and the “rent-by-the-bedroom
” leasing m

odel is not allow
ed. 

The proposed W
aterm

ark Residential project responds to these conditions in follow
ing w

ays: 

 
W

aterm
ark is proposing 348 m

ulti-fam
ily dw

elling units, substantially below
 the 365 cap. 

 
The m

ulti-fam
ily units are proposed to be upscale and not m

arketed to students. 
 

No 3-story m
ulti-fam

ily buildings directly face the neighborhood. 
 

W
hile the end of Building E is visible from

 the neighborhood, the nearest single-fam
ily hom

e is 
193 feet aw

ay and the applicant is com
m

itted to landscape screening on the east end of Building 
E.  

 
O

ne-story garages are placed along the eastern edge of the project to create a transition of 
building height, as w

ell as to buffer the neighborhood from
 parking lot headlights and sounds. 

 
The garages are substantially setback creating a natural area along the Spring Creek Trail that 
exceeds City requirem

ents.  W
aterm

ark w
ill provide berm

ing and enhancem
ent plantings that 

w
ill provide high quality w

ildlife habitat and further buffer the neighborhood. 

The student-oriented Landm
ark Apartm

ents exists north of the project site.  Both Landm
ark and 

W
aterm

ark are m
ulti-fam

ily projects w
ith sim

ilar size buildings.  Landm
ark Apartm

ent residents w
ill 

benefit if W
aterm

ark is built because the proposed street connection to Hobbit w
ill allow

 them
 to 

access Shields Street at a signalized intersection.  Currently their access on to Shields Street is unsafe 
for left turn m

ovem
ents. 

(f) Is w
ater detention provided? If so, w

here?  

Yes. Storm
w

ater detention w
ill be provided at the southeast corner of the site, as depicted on the 

conceptual site plan. 

(g) How
 does the site drain now

 (on and off site)? W
ill it change? If so, w

hat w
ill change?  

The site currently drains from
 w

est to east/southeast into the Canal Im
portation Channel and into Spring 

Creek. General drainage patterns w
ill be m

aintained. O
ff-site flow

s are not expected to influence, nor be 
affected by, this developm

ent.  

(h) W
hat is being proposed to treat run-off? 

 A com
bination of LID techniques and extended detention w

ith w
ater quality capture volum

e are 
anticipated 

(i) How
 does the proposal im

pact natural features? 

Natural Habitat Buffer Zones (NHBZ) and enhancem
ents are provided along the east and south sides of 

the project.  W
hile developm

ent is proposed to encroach into the NHBZ, the project provides additional 
NHBZ area that far exceeds the encroachm

ent. 

W
aterm

ark intends to m
inim

ize the disruption inside the buffer space. The area is to rem
ain in a natural 

state. Clearly defined trail connections w
ill be m

ade and the developm
ent w

ill block locations w
here 

people w
ere cutting through and creating dirt paths to Shield’s Street.  



(j) Do any existing structures have autom
atic fire sprinklers? W

ill the new
 structures have fire 

sprinklers? 

There are no existing structures. New
 structures w

ill be sprinklered per code. 

(k) Are there any unusual factors and/or characteristics are present that m
ay restrict or affect your 

proposal? 

W
aterm

ark has w
orked through m

ultiple iterations of the site plan in order to closely m
atch and im

prove 
in certain locations the previous rezoning plan supported by the neighbors to the east. 

(l) Have you previously subm
itted an application? 

W
aterm

ark has not subm
itted a previous application.  Several developm

ent proposals have been brought 
forw

ard over the years, the m
ost recent one being Spring Creek M

ulti-Fam
ily PDR200002 in M

arch 2020. 

(m
) W

hat specific questions, if any, do you w
ant addressed? 

1. 
W

ill the City staff support a M
odification for Building D on the w

est side, not m
eeting the 

pedestrian connectivity standard? 
 

2. 
W

aterm
ark proposes to use the space north of the 4-story m

ixed-use building for a 
neighborhood pocket park adjacent to the Neighborhood Com

m
ercial District. This park along 

w
ith plaza area on the south side of the 4-story building are intended to fulfill the requirem

ent to 
provide a “central feature or gathering place” in the NC District.  The pocket park is only partially 
w

ithin the NC District, how
ever, the applicant believes the large open space area w

ould allow
 the 

landscape architect m
ore flexibility for a better com

m
unity park space adjacent to Shields Street. 

W
ould City staff agree that the pocket park and plaza space on the south side of the 4-story 

building fulfills the requirem
ent w

ithout the need for a M
odification? 

3. 
Are there any repaym

ents for previous public street im
provem

ents? 
 

4. 
Has the City storm

w
ater departm

ent com
pleted the cleanout of Spring Creek along the southern 

portion of the developm
ent?  If not, w

hen w
ould this occur? 

 
5. 

W
ill the City im

plem
ent and install the traffic signal arm

 for the w
estbound m

ovem
ent out of the 

developm
ent on Stuart Street? 

 
6. 

How
 w

ill cost responsibilities be determ
ined for signal changes at Stuart and Shields? 

7. 
Is the Storm

w
ater Utility am

enable to a “beat the peak” analysis (sim
ilar to Landm

ark 
Apartm

ents Expansion) and/or full-spectrum
 detention? 

  


























