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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) 

mailto:currentplanning@fcgov.com?subject=Preliminary%20Design%20Review%20Application


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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PROJECT NARRATIVE 

for the PRELIMINARY DESIGN REVIEW APPLICATION 

for the 

NORTHFIELD PROJECT 

 
June 16, 2017 

City of Fort Collins 

Community Development & Neighborhood Services 

281 N College Ave 

Fort Collins, CO  80522-0580 

 

To whom it may concern, 

 

The following narrative highlights the details associated with the proposed development of our newest and upcoming community in 

Northern Colorado, NORTHFIELD.  This site is approximately 55 acres and is located northeast of the cross-streets of Lemay 

Avenue and the future Suniga Drive.   

 

ZONING / LAND USE 

 

The site is zoned Low Density Mixed-Use Neighborhood (LMN) and is currently vacant but has great potential given its proximity to 

Downtown and other services.  Special consideration was given to the overall footprint and separation of the buildings.  In regard to 

the surrounding areas, to the north is a combination of single family and multifamily homes (zoned LMN), to the south is a 

combination of single family homes and vacant grassland (zoned LMN & RL), to the east is vacant grass/farmland (zoned LMN & 

MMN) and to the west is platted, though undeveloped, single family development (zoned LMN). 

 

BUILDING  

 

Landmark Homes is proposing to build a mixed residential community with 479 residential dwelling units, that includes four different 

product types; 12 unit flats (elevator service), 4, 5 and 6 unit Fee Simple Brownstones, 5 & 6 unit Townhome style condos, and 4 unit 

cottages (2 owners / 2 apartment unit dwellings).  The site plan resembles traditional neighborhood design principles – strong 

streetscapes with front porch architecture with alley load garages.  We are planning on offering 13 unique floor plans.  Having such a 

variety of product offered, will appeal to many different types of people and families. Each product type will offer distinct standards 

and features that will address various price points as well.   

 

The project will include a total of 479 Units, broken down in the following sections: 

 

• FLATS - 12-unit building with a total of 222 units (5 floor plans) 

• TOWNHOME STYLE CONDO – 5-unit building with a total of 72 units (3 floors plans with no basement) 

• BROWNSTONES (Fee Simple) – 4, 5, 6-unit buildings with a total of 139 units (3 floor plans with basement) 

• COTTAGES – 4-unit building with a total of 46 units (23 sales) (2 floor plans) 

• Fire sprinklers will be installed per product type and respective building code   

 

The community will also include a Community Center as a focal point and Central Park in the heart of the project along with many 

pocket parks laced throughout the plan.  In which, will complement the existing surrounding residential communities and have no 

significant impact on natural features.  There are no irregular property characteristics that present problems.  However, we will need to 

be aware of the high ground water and restrictions for our basement construction.    

 

Primary traffic pattern is connecting to the proposed Suniga Arterial Thoroughfare and one connection to Lemay Avenue.  Onsite 

traffic is predominately public rights of way with private alleys serving attached unit garages.  Some divided parkways are proposed.   

 

 

 

 

 



 
 

1170 WEST ASH STREET, STE 100  WINDSOR, CO 80550  970-460-0567 
Designed for your lifestyle. Built to last.  

  

 

The Land Use Summary is as follows: 

 

 

Square Feet Acres Percentage

Roadway / Private Drive 717,993 16.48 30%

Building Footprints 449,913 10.33 19%

Landscape / Open Space 1,239,353 28.45 51%

Total Area 2,407,259 55.26 100%  
 

INFRASTRUCTURE 

 

Stormwater detention is anticipated to occur mainly along the north and south sides of Suniga Drive.  Ideas are being explored such as 

providing a network of smaller detention ponds throughout the site that would be dual purpose (detention/park) and would assist in 

reducing pipe sizes, and the potential of reducing runoff volume by infiltration through the use of drywells extending to the 

alluvial/gravel layers estimated to be about 7 ft below grade. The site is located within the Northeast College Corridor Outfall 

(NECCO) drainage basin.  Stormwater runoff from new developments are required to detain with a release rate of 0.2 cfs/acre.  With 

no reduction in runoff volume, it was roughly estimated that the project will need to provide 7.5 acre-ft of detention storage.  The 

NECCO storm drain was recently installed along the future Suniga Drive and will be utilized as the outfall for this project. During the 

detailed drainage design associated with the PDP submittal, it will be explored whether or not the peak 100-yr discharge of the site 

will occur before the peak within the NECCO storm drain with the possibly of negotiating a reduced detention volume or eliminating 

detention. 
 

The site currently drains from northwest to southeast with an approximate slope of 0.5%.  In general, the existing drainage patterns 

will be maintained with the ultimate outfall being the recently installed NECCO storm drain.  It appears that the NECCO storm drain 

anticipated developed runoff from this site along with the undetained developed runoff from the Suniga Drive right-of-way. 

An existing 100-yr floodplain exists in the southeast corner of the site.  It is understood that the next phase of the NECCO is scheduled 

to occur in January of 2018, which will complete the associated approved CLOMR.  Based on discussions with City Staff, it is not 

anticipated that the LOMR, which removes the floodplain entirely from the project site, will be approved until late 2018.  We would 

like confirmation on what can occur in the floodplain in the time prior to the LOMR approval and what is needed for entitlement 

approval.  
 

To satisfy the City’s Low Impact Development (LID) requirements, multiple options are being considered.  Our understanding is that 

standard extended detention water quality is not required within the NECCO drainage basin.  Stormwater quality enhancement will be 

provided by implementing LID techniques such as bioretention/rain gardens.  One main technique that is being considered is the use 

of dry wells, extending to the alluvial/gravel layer approximately 7’ below grade, to reduce the runoff volume through infiltration.  We 

would like confirmation that if the percolation rates can justify a reasonable infiltration rate that dry wells, possibly integrated in the 

storm drain network, would assist in satisfying the LID requirement.  
 

CONCLUSION 
 

We would greatly appreciate your site planning comments and or issues (which some have been provided).  Understanding that at 

some point Lemay Avenue will be realigned to provide a railroad overpass and the classification of Lemay along the frontage of the 

project site will change, please confirm what improvements along Lemay will be required with this project. 
 

We would like confirmation on what can occur in the floodplain in the time prior to the LOMR approval and what is needed for 

entitlement approval, as described in the drainage section. 
 

We would like confirmation that if the percolation rates can justify a reasonable infiltration rate that dry wells, possibly integrated in 

the storm drain network, would assist in satisfying the LID requirement, as described in the drainage section. 
 

We look forward to working with you all during this developing stage. 
 

Regards 

 

Jon Mosier 
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(7 units/bldg or less)
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20.3 Acres 
222 Units 
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TOWNHOME 
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139 Units 
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9.7 Acres 
46 Units 
4.7 du/ac

CONDO PARCEL 
12.3 Acres 
72 Units 
5.8 du/ac

May 31, 2017

© 2017 by Landmark Homes  All rights reserved.
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INV RCBC EAST = 4942.18'
INV RCBC WEST = 4942.20'
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55.263 acres

Snyder, Richard F

Rec. No. 94087345

Snyder, Richard F

Tract A, Redwood

Village PUD Phase II

Book R-34, Page 1276

Rocky Mountain Raptor Program

Rec. No. 20050047008

Swartz, David A,

Milcan, Susan Marie

Lot 29

Arreola, Manuel L

Lot 30

Cusack, Joan E

Lot 37

Tallent, Charles G / Tami A

Rec. No. 20160023939

Bazoin-Lappartient, Andrea

Marie, Gregory C

Lot 40

Mondragon, Lucy V /

Christina M, Lot 28
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50' 30'

*AOC - manhole outside easement

fence is 3.9' outside property

fence is 1.4'
outside property

fence is 0.7'
outside property

fence is 1.0'
outside property

Alta Vista Subdivision

Book A-2, Page 108

R=640.73'  L=338.65'
D=30°16'59"
CL= 334.72'
CB= N 65°12'14" E

N 80°24'34" E
111.00'

R=766.41'  L=131.98'
D=9°52'01"

CL= 131.82'
CB= N 85°20'34" E

S 89°43'26" E
106.87'
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N 89°40'17" W    281.38'

N 00°35'47" E
100.26'

N 89°37'06" W    625.00'

S 00°22'54" W
100.00'

N 89°46'46" W    1478.15'
N 30°52'19" E

74.72'

N 43°44'54" E
174.33'

N 47°26'34" E
2002.34'

S 41°24'11" E

160.98'

15'
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Emmerich, Karla J

Lot 41

Site

Point of Commencement, Southeast Corner

Section 1, Township 7 North, Range 69 West

found 3.5" aluminum cap illegible
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6843 North Franklin Avenue, Loveland, Colorado 80538
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NOTICE: According to Colorado law you must commence any legal

action based upon any defect in this survey within three years after you

first discover such defect. In no event, may any action based upon any

defect in this survey be commenced more than ten years from the date

of the certification shown hereon.

1116057.004
Section 1, Township 7 North, Range 69 West, 6th P .M., Larimer County, Colorado

ALTA/NSPS Land Title Survey

Lindenmeier Road, Fort Collins, Colorado
MDG

MBS

MBS

5.30. 2017

1"=100'

ADS, NEM Interwest Group

ALTA/NSPS Land Title Survey
Lindenmeier Road, Fort Collins, Colorado

Located in the Southeast 

1

4

 Section 1, Township 7 North, Range 69 West of the 6th Principal Meridian, Larimer County, Colorado

4954

4955

LEGAL DESCRIPTION:

A TRACT OF LAND SITUATE IN THE SE 1/4 OF SECTION 1, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE 6TH

P.M., COUNTY OF LARIMER, STATE OF COLORADO, WHICH CONSIDERING THE EAST LINE OF SAID SE 1/4 AS

BEARING N 00° 06' 20" W, AND WITH ALL BEARINGS CONTAINED HEREIN RELATIVE THERETO, BEGINS AT A

POINT WHICH BEARS N 00° 06' 20" W, 808.10 FEET AND AGAIN WEST 50.00 FEET FROM THE SE CORNER OF SAID

SECTION 1, AND RUN THENCE N 00° 06' 20" W, 1604.36 FEET; THENCE S 89° 53' 40" W, 106.87 FEET; THENCE

ALONG THE ARC OF A 766.41 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 131.91 FEET, THE LONG

CHORD OF WHICH BEARS S 84° 57' 40" W, 131.82 FEET; THENCE S 80° 01' 40" W, 111.00 FEET; THENCE ALONG

THE ARC OF A 640.73 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 341.64 FEET, THE LONG CHORD OF

WHICH BEARS S 64° 45' 10" W, 337.60 FEET; THENCE N 40° 45' 34" W, 160.58 FEET TO THE CENTERLINE OF LAKE

CANAL DITCH; THENCE ALONG SAID CENTERLINE S 47° 03' 40" W, 2002.34 FEET, AND AGAIN S 43° 22' W, 174.33

FEET, AND AGAIN S 30° 29' 25" W, 74.72 FEET; THENCE N 89° 50' 20" E, 1478.15 FEET; THENCE NORTH 100.00

FEET; THENCE EAST 625.00 FEET; THENCE SOUTH 100.00 FEET; THENCE EAST 281.00 FEET TO THE POINT OF

BEGINNING.

TITLE COMMITMENT NOTES:

PLS Group relied upon Title Commitment Order Number: FCC25137342-8

Effective date of April 28, 2017 at 5:00 PM, provided by Old Republic National Title Insurance Company.

SCHEDULE B-1:

PLS Group did not address or research these Items.

SCHEDULE B- Section 2 Exceptions:

Items 1-7: PLS Group did not address or research these Items.

8. EXISTING LEASES OR TENANCIES, IF ANY

9. RIGHT OF WAY FOR LAKE CANAL DITCH, AS ESTABLISHED AND/OR USED.

10. TERMS, CONDITIONS AND PROVISIONS OF RESERVATIONS IN DEED RECORDED FEBRUARY 06, 1928 IN

BOOK 568 AT PAGE 445.

APPLIES, UNABLE TO SHOW GRAPHICALLY

11. RIGHT OF WAY EASEMENT AS GRANTED TO CITY OF FORT COLLINS IN INSTRUMENT RECORDED MARCH 25,

1955, IN BOOK 1041 AT PAGE 215.

UNABLE TO DETERMINE IF APPLIES, MAP UNREADABLE

12. RIGHT OF WAY EASEMENT AS GRANTED TO CHERRY HILLS SANITATION DISTRICT IN INSTRUMENT

RECORDED DECEMBER 04, 1971, IN BOOK 1484 AT PAGE 855.

APPLIES, SHOWN HEREON

13. RIGHT OF WAY EASEMENT AS GRANTED TO PUBLIC SERVICE COMPANY OF COLORADO IN INSTRUMENT

RECORDED JUNE 06, 1974, IN BOOK 1604 AT PAGE 572.

APPLIES, SHOWN HEREON

14. EASEMENTS, CONDITIONS, COVENANTS, RESTRICTIONS, RESERVATIONS AND NOTES ON THE PLAT OF

EXEMPTION RECORDED MARCH 16, 1976 IN BOOK 1689 AT PAGE 995 AND RE-RECORDED AUGUST 2, 2013 AT

RECEPTION NO. 20130059632.

APPLIES, UNABLE TO SHOW GRAPHICALLY

15. RIGHT OF WAY EASEMENT AS GRANTED TO POUDRE VALLEY RURAL ELECTRIC ASSOCIATION, INC. IN

INSTRUMENT RECORDED AUGUST 18, 1976, IN BOOK 1716 AT PAGE 597.

APPLIES, UNABLE TO SHOW GRAPHICALLY

16. RIGHT OF WAY EASEMENT AS GRANTED TO PUBLIC SERVICE COMPANY OF COLORADO IN INSTRUMENT

RECORDED OCTOBER 04, 1977, IN BOOK 1803 AT PAGE 850.

APPLIES, SHOWN HEREON

17. TERMS, CONDITIONS AND PROVISIONS OF PERMANENT EXCLUSIVE WATER EASEMENT RECORDED

DECEMBER 09, 2008 AT RECEPTION NO. 20080076604.

APPLIES, SHOWN HEREON

18. TERMS, CONDITIONS AND PROVISIONS OF PERMANENT EXCLUSIVE WATER EASEMENT RECORDED

AUGUST 27, 2008 AT RECEPTION NO. 20080055136.

APPLIES, SHOWN HEREON

19. TERMS, CONDITIONS AND PROVISIONS OF SHORT FORM CONTRACT RECORDED MAY 25, 2016 AT

RECEPTION NO. 20160032877.

APPLIES, UNABLE TO SHOW GRAPHICALLY

20. TERMS, CONDITIONS AND PROVISIONS OF DRAINAGE EASEMENT DEED AND AGREEMENT RECORDED

JANUARY 18, 2017 AT RECEPTION NO. 20170003434.

APPLIES, SHOWN HEREON

21. TERMS, CONDITIONS AND PROVISIONS OF DRAINAGE EASEMENT DEED AND AGREEMENT RECORDED

JANUARY 18, 2017 AT RECEPTION NO. 20170003435.

APPLIES, SHOWN HEREON

22. TERMS, CONDITIONS AND PROVISIONS OF SLOPE EASEMENT DEED AND AGREEMENT RECORDED JANUARY

18, 2017 AT RECEPTION NO. 20170003436.

APPLIES, SHOWN HEREON

23. TERMS, CONDITIONS AND PROVISIONS OF TEMPORARY CONSTRUCTION EASEMENT DEED WITH TERMS

AND CONDITIONS RECORDED JANUARY 18, 2017 AT RECEPTION NO. 20170003437.

APPLIES, SHOWN HEREON

vicinity map

scale 1"=800'

To: North Town Investments, LLC, A Colorado limited liability company, Donald E. Schlagel,

Leonard L. Schlagel, Mike H. Schlagel AKA Michael Henry Schlagel, Sandra Lee Arvidson,

Eugene G. Roberto, Elizabeth J. Roberto  and Old Republic National Title Insurance Company:

This is to certify that this map or plat and the survey on which it is based were made in

accordance with the 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title

Surveys, jointly established and adopted by ALTA and NSPS, and includes Items 1, 2, 4, 5,

7(a)(1), 8, 11, 13, 16 and 19 of Table A thereof. The fieldwork was completed on 5.30.2017.

Date of Plat or Map: 6.13.2017

M. Bryan Short. Colorado Licensed Professional Surveyor Registration No. 32444

Legend:

found Section corner monument as described

found 0.5" iron rod with 1.0" plastic cap marked as described

set 0.5" iron rod with 1.0" plastic cap marked PLS 32444

benchmark

electric box

telecommunication pedestal

water manhole

fire hydrant

water valve

miscellaneous exposed pipe

locate test station

storm sewer manhole

sanitary sewer manhole

utility pole

sign

AREA OF CONCERN

fence line

overhead utility wire

telephone line

water line

sanitary sewer line

storm sewer line

major contour line

minor contour line

right of way line

section line

easement line

boundary line

Notes:

- No wetlands determinations were made this date.

- No improvements, other than those shown, were located this date.

- Any utilities shown are based on surface evidence and utility locates provided by Primo

Utility Locating Services LLC on May 24, 2017.

- This survey is not intended for to be used for engineering design.

- No offsite improvements, other than those shown, were located this date.

- Elevations are based on City of Fort Collins vertical benchmark 43-97 with a NAVD88

published elevation of 4960.11'

- Bearings are based on the East line of the Southeast 

1

4

 Section 1, Township 7 North, Range

69 West of the 6th P.M., assumed to bear N 00°16'34" E, monumented as shown hereon.

- Address: Lindenmeier Road, Fort Collins, Colorado  80524 (per title commitment)

- Distances shown are in U.S. Survey Feet

- No existing buildings on site.
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