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PRELIMINARY DESIGN REVIEW:

APPLICATION 

Community Development & Neighborhood Services – 281 North College Avenue – Fort Collins, CO 80522-0580 

Development Review Guide – STEP 2 of 8

General Information 
Preliminary design review is an opportunity for an applicant to discuss the requirements, standards, procedure, and 
potential modifications of standards or variances that may be necessary for a project and to generally consider the 
development proposal design which has been evaluated as a part of the conceptual review process. While the conceptual 
review process is a general consideration of the development proposal, a Preliminary Design Review considers the 
development proposal in greater detail.  Problems of both a major and minor nature can be identified and solved during 
the preliminary design review before a formal application is made. 

Preliminary design review applications must be submitted to City Staff no later than 5 pm, two weeks prior to the 
Wednesday meeting date.  Application materials can be e-mailed to currentplanning@fcgov.com or sent to/dropped off at 
281 North College Avenue. 

Representatives of Community Development and Neighborhood Services (Zoning, Environmental Planning, Current 
Planning, and Development Review Engineering), Light and Power, Stormwater, Water/Waste Water, Advance Planning 
(Long Range Planning and Transportation Planning), Historic Preservation and Poudre Fire Authority regularly attend 
preliminary design review meetings.  Additionally, other public or quasi-public agencies which may be impacted by the 
development project are invited and encouraged to attend the preliminary design review.  These agencies may include the 
gas utility, water and/or wastewater utility districts, ditch companies, railroads, cable television service providers and  
other similar agencies. 

Upon receipt of a preliminary development proposal for review, and after review of such proposal with the applicant, the 
staff shall furnish the applicant with written comments and recommendations regarding such proposal in order to inform 
and assist the applicant prior to preparing components of the development application. The staff shall provide the applicant 
with a “critical issues” list, which will identify those critical issues that have surfaced in the preliminary design review as 
issues that must be resolved during the review process of the formal development application. To the extent that there is a 
misunderstanding or a misrepresentation of facts, the opinion of the staff may change during the course of development  
review.  

Section to be filled out by City Staff 

Date of Meeting ____________ Project Planner _________________________ 

Submittal Date ___________ Fee Paid ($500) ______________ 

*BOLDED ITEMS ARE REQUIRED* *The more info provided, the more detailed your comments from staff will be.*

Project Name ___________________________________________________________________________

Project Address (parcel # if no address) _____________________________________________________ 
_______________________________________________________________________________________ 

Contact Name(s) and Role(s) (Please identify whether Consultant or Owner, etc) _________________________ 
_______________________________________________________________________________________ 

Business Name (if applicable) _______________________________________________________________ 

Applicant Mailing Address___________________________________________________________________ 

Phone Number __________________________E-mail Address ____________________________________ 

Basic Description of Proposal (a detailed narrative is also required) ________________________________ 
_______________________________________________________________________________________ 

Zoning ___________ 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.

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) 

Nov. 16
Nov. 2

Jason Holland
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SUBMITTAL INFORMATION: 

PRELIMINARY DESIGN REVIEW (PDR)  

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

Development Review Guide – STEP 2 of 8

 
 
1) Preliminary Design Review Application form and filing fee ($500).   
 
2) Project Narrative – Please include the following information: 
 

(a) What are you proposing/use?  
 

(b) What improvements and uses currently exist on the site? 
 

(c) Describe the site circulation (auto and pedestrian), parking and how it coordinates with the 
existing neighborhood. 

 
(d) Describe site design and architecture. 

 
(e) How is your proposal compatible with the surrounding area? 

 
(f) Is water detention provided?  If so, where? (show on site plan) 

 
(g) How does the site drain now (on and off site)?  Will it change?  If so, what will change? 

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

 
(i) How does the proposal impact natural features? 

 
(j) Do any existing structures have automatic fire sprinklers? Will the new structures have fire 

sprinklers? 
 

(k) Are there any unusual factors and/or characteristics are present that may restrict or affect your 
proposal? 

 
(l) Have you previously submitted an application? 

 
(m) What specific questions, if any, do you want addressed? 

 
3) Site Plan – Please consider including the following: 
 

(a) Project site boundary and adjacent property uses 
 
(b) Proposed circulation system, and how it ties into existing infrastructure (pedestrian and auto) 
 
(c) Existing and proposed landscaping (Will trees be removed?) 
 
(d) Existing and proposed buildings (Will they remain?  If they will change, how?) 
 
(e) Existing natural features (Will these be impacted by the proposal?) 
 
(f) On and off site improvements 
 
(g) Location of detention, drainage and water quality features 
 
(h) Emergency vehicle access and fire hydrant locations 
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November 2, 2016 
 

 

1208 West Elizabeth 
Mixed-Use Development - Preliminary Design Review 
 
Project Narrative 
 

What are you proposing/use?  
The Applicant is proposing a five story mixed-use development located on West 
Elizabeth Street on the site currently occupied by St. Paul’s Episcopal Church. The 
proposed development on 1.505 acres will include student-oriented housing with 3,800 
square feet of retail along the Elizabeth Street frontage.  The housing component 
includes 80 dwelling units with 276 beds in 1 to 5-bedroom configurations. The project 
will provide 180 parking spaces in structured parking located on the north side of the 
site, away from the Elizabeth Street frontage, as well as 12 surface parking spaces for a 
total of 192 spaces. An enclosed courtyard is proposed to include a pool and other 
amenities.  
 

a. What improvements and uses currently exist on the site? 
Existing structures on the site currently include two detached buildings belonging to the 
St. Paul’s Episcopal Church.  The Applicant is proposing to demolish all of the existing 
structures. See photos provided. 
 

b. Describe the site circulation (auto and pedestrian), parking and how it coordinates 
with the existing neighborhood.  
There is an existing Cross Easement Agreement with the adjacent property to the east 
allowing a shared egress and ingress as well as one-way traffic circulation. The 
easement agreement allows for adjustments as long as 15’-0” clear circulation space is 
maintained. This shared driveway will allow vehicles to access the parking garage at the 
rear of the site.  
 
The property to the west currently has paved shared parking spaces that encroach six 
feet onto this site. The applicant intends to preserve those spaces as well as provide an 
eight foot wide pedestrian connection. The future intent is that as 1220 West Elizabeth 
redevelops, an additional eight feel or more could continue the pedestrian spine from 
Plum Street, through Lokal, to Elizabeth Street.  
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The residential entry is along the east façade allowing the retail entry/entries to face 
Elizabeth Street.  
 

c. Describe site design and architecture.  
The parking garage will be located to the rear of the site as shown in the West Elizabeth 
Enhanced Travel Corridor Plan. A north/south pedestrian spine will be provided along 
the western edge of the site. Shared access will remain to the adjacent property on the 
east.  
The architecture has a modern, clean aesthetic with simple materials and bold lines. It is 
a wrap project with contemporary residential units wrapping the parking garage.  
 

d. How is your proposal compatible with the surrounding area?  
 
This project will implement its portion of the West Elizabeth Enhanced Travel Corridor 
Plan along the Elizabeth Street frontage. Retail space will be added to this site that didn’t 
exist previously. This mixed-use project consisting of retail and student housing would 
be a great complement to the Campus West area.  
 
 

e. Is water detention provided? If so, where? 
Stormwater detention is proposed in the parking structure within the void volume 
underneath the ramp.  
 
 

f. How does the site drain now? Will it change? If so, what will change?  
The site currently drains north to south into Elizabeth Street.  This drainage pattern will 
remain, with a slight change from surface to underground discharge, as the detention 
vault will be piped to the existing storm drain in Elizabeth Street. 
 
 

g. What is being proposed to treat run-off?  
 
Northern Engineering will serve as the civil engineering consultant for the project. The 
City of Fort Collins “Amendments to the Urban Drainage and Flood Control District 
Criteria Manual” (Criteria Manual) and the “Urban Drainage and Flood Control District 
Urban Storm Drainage Criteria Manual” Volumes 1, 2, and 3 (Drainage Manual), with 
latest revisions, will be used to prepare the storm water approach and calculations. 
 
The 1.505-acre project shares a parcel with Collins Campus West, LLC to the east, 
which is currently developed as two restaurants and associated parking. The site is 
bound to the east and west by property owned by Collins Campus West, LLC. The site 
has frontage along W. Elizabeth Street, where it is assumed existing storm water 
drainage outfalls. The site is part of the Old Town Drainage Basin, storm water runoff 
flows to Spring Creek, ultimately tributary to the Poudre River. Based on the NRCS soils 
map the expected soils on site are mainly Nunn clay loam having a hydrologic soil group 
rating C. Currently developed, the site is approximately 50% impervious.  The site is 
located within City of Fort Collins Federal Emergency Management Agency (FEMA) 
Flood Insurance Rate Map Number 08069C0978G, revised May 2, 2012 and is 
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designated by the city as a high risk area (100-year floodplain) along the southern .25 
acres of the site; however, the site lies outside the FEMA floodplain. 
 
There will be a sand filter designed to UDFCD LID standards located within the parking 
garage detention vault.  Additional opportunities to increase infiltration will be explored 
beneath the first floor drive aisle and parking stalls. 
 

h. How does the proposal impact natural features?  
The Applicant’s consultant will be evaluating existing trees on the site in order to prepare 
a Tree Mitigation Plan. The site does not have any water ways or other natural features.  
 

i. Do any existing structures have automatic fire sprinklers? Will the new structures 
have fire sprinklers? 
It is unknown if the existing structures have sprinklers however the new structures will.  
 

j. Are there any unusual factors and/or characteristics are present that may restrict 
or affect your proposal?  
The cross easement agreement between St. Paul’s Episcopal Church and Collins 
Campus West, LLC limits where and how access along West Elizabeth can occur. The 
parking encroachment along the western property line limits a potential pedestrian 
corridor. The proposal reflects these limitations. 
 

k. Have you previously submitted an application?  
No 
 

l. What specific questions, if any, do you want addressed?  
 

 Does the proposed plan meet emergency service and fire protection 
requirements?  Please provide specific information regarding fire access 
requirements and/or alternative ways of complying with emergency service and 
fire protection requirements. 
 

 How much right-of-way dedication will be required?  
 

 Are upper floors allowed to overhang into the utility easements?  
 

 Are enclosed courtyards permitted by Poudre Fire Authority?  
 

 Would City Staff consider supporting a 6th story?  
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