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 Berthoud, CO 80524 
 
OWNERS: Flagstone Investments LLC 
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PROJECT DESCRIPTION: 
This is a request for a Project Development Plan to plat 9 lots for single-family detached 
homes. The lots will range in size from 5,515 to 9,462 square feet. The existing home 
on the lot will be preserved and will be on its own lot. The applicant is requesting 4 
modifications of standard as part of this application. The site is located in the Low 
Density Residential (RL) zone district. 
 
RECOMMENDATION:  Staff recommends approval of the modification requests and 
the 2620 W Elizabeth St. – Single-family Detached, PDP160037. 
 
EXECUTIVE SUMMARY: 
Staff finds the proposed 2620 W Elizabeth St. – Single-family Detached Project 
Development Plan complies with the applicable requirements of the City of Fort Collins 
Land Use Code (LUC), more specifically: 
 

 The Project Development Plan complies with the process located in Division 2.2 
– Common Development Review Procedures for Development Applications of 
Article 2 – Administration. 
 

 The Modification of Standard to Section 3.8.11(A) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1). 
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 The Project Development Plan complies with relevant standards of Article 3 – 
General Development Standards, provided the modification to 3.8.11(A) is 
approved. 
 

 The Modification of Standard to Section 4.4(D)(1) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1). 
 

 The Modification of Standard to Section 4.4(D)(2)(a) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1). 
 

 The Project Development Plan complies with relevant standards located in 
Division 4.4, Low Density Residential District (RL) of Article 4 – Districts, 
provided the modifications to 4.4(D)(1) and 4.4(D)(2)(a) are approved.  

 
COMMENTS: 
 
1. Background 
 
The property annexed into the City of Fort Collins in two phases. The eastern 45.97 feet 
was included in the Valley Hi Second Annexation on March 24, 1966. The remainder of 
the property was included in the Overland Trail Annexation on November 25, 1970. The 
property was platted as Tract A of the West Plum Street PUD on July 22, 1996. West 
Plum Street PUD indicates, however, Tract A was not a part of the development.   
 
The surrounding zoning and land uses are as follows: 
 

Direction Zone District Existing Land Uses 

North Low Density Residential (RL) Single-family detached residential 
South Low Density Residential (RL) Single-family detached residential 
East Low Density Residential (RL) Single-family detached residential 
West Low Density Residential (RL) Single-family detached residential 

 
Below is a zoning and site vicinity map. 
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Figure 1: 2620 W Elizabeth St. – Single-family Detached Zoning & Site Vicinity 
Map 
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2. Compliance with Section 2.8.2(H) of the Land Use Code - Modification of 
Standards 

 
Modification #1 Description: 
The applicant requests a Modification to Section 3.8.11(A) to have a fence that 
exceeds 100 feet in length without a change in setback. 
 
Land Use Code Standard Proposed to be Modified (areas underlined and 
bolded for emphasis): 
 
Land Use Code 3.8.11(A): 
 

If used along collector or arterial streets, such features shall be 
made visually interesting and shall avoid creating a "tunnel" effect. 
Compliance with this standard may be accomplished by integrating 
architectural elements such as brick or stone columns, incorporating 
articulation or openings into the design, varying the alignment or setback 
of the fence, softening the appearance of fence lines with plantings, or 
similar techniques. In addition to the foregoing, and to the extent 
reasonably feasible, fences and sections of fences that exceed one 
hundred (100) feet in length shall vary the alignment or setback of at 
least one-third ( 1/3 )of the length of the fence or fence section (as 
applicable) by a minimum of five (5) feet. 
 

Land Use Code Modification Criteria: 
 
“The decision maker may grant a modification of standards only if it finds that the 
granting of the modification would not be detrimental to the public good, and that: 
 
(1) the plan as submitted will promote the general purpose of the standard for 
which the modification is requested equally well or better than would a plan which 
complies with the standard for which a modification is requested; or 
  
(2) the granting of a modification from the strict application of any standard 
would, without impairing the intent and purpose of this Land Use Code, 
substantially alleviate an existing, defined and described problem of city-wide 
concern or would result in a substantial benefit to the city by reason of the fact 
that the proposed project would substantially address an important community 
need specifically and expressly defined and described in the city's 
Comprehensive Plan or in an adopted policy, ordinance or resolution of the City 
Council, and the strict application of such a standard would render the project 
practically infeasible; or 
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(3) by reason of exceptional physical conditions or other extraordinary and 
exceptional situations, unique to such property, including, but not limited to, 
physical conditions such as exceptional narrowness, shallowness or topography, 
or physical conditions which hinder the owner's ability to install a solar energy 
system, the strict application of the standard sought to be modified would result 
in unusual and exceptional practical difficulties, or exceptional or undue hardship 
upon the owner of such property, provided that such difficulties or hardship are 
not caused by the act or omission of the applicant; or 
 
(4) the plan as submitted will not diverge from the standards of the Land Use 
Code that are authorized by this Division to be modified except in a nominal, 
inconsequential way when considered from the perspective of the entire 
development plan, and will continue to advance the purposes of the Land Use 
Code as contained in Section 1.2.2. 
 
Any finding made under subparagraph (1), (2), (3) or (4) above shall be 
supported by specific findings showing how the plan, as submitted, meets the 
requirements and criteria of said subparagraph (1), (2), (3) or (4). 

 
Summary of Applicant’s Justification: 
The applicant requests that the Modification be approved and provides the 
following justification based upon Criterion 1 (proposal is equal or better than 
provisions in the Land Use Code): 
 
 
Applicant’s Justification for Criterion 1: 
 

 The modification is minor as the fence line is only 288’. 
 Variation in the fence line will reduce the length of the side yard lot lines 

and reduce the overall size of the lot creating additional conflicts with the 
land use codes and in the design of the subdivision. 

 The proposed alternative fence plan continues to improve the design, 
quality and character of new development. This is achieved by using high 
quality fence and column materials and landscape. This will still create the 
desired streetscape along this portion of Elizabeth and far improved 
compared to the existing fencing in the adjacent neighborhoods. 

 We feel that the proposed alternative plan ensures sensitivity to the 
surrounding neighborhood by still building an attractive, desirable product 
in an infill site with a price point that the market desires and that the 
community can be proud of. 

 Finally, the proposed alternative plan is not a detriment to the public good, 
as it results in the development of a vacant property within an established 
area in accordance with the overall City goals outlined in City Plan. 
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Staff Finding: 

Staff finds that the request for a Modification of Standard to Section 3.8.11(A) is 
justified by the applicable standards in 2.8.2(H)(1). 

A. The granting of the Modification would not be detrimental to the public good; 
B. The project design satisfies 2.8.2(H)(1): the plan as submitted will promote 

the general purpose of the standard for which the modification is requested 
equally well or better than would a plan which complies with the standard for 
which a modification is requested. 

 

As stated in the code language, the purpose of this standard is to avoid the 
tunnel effect, where a long, uninterrupted fence creates a monotonous 
streetscape. This standard requires the fence to be visually varied , both 
architecturally with columns or openings, as well as a change in plane, when it 
exceeds 100 feet in length. The proposed fence is approximately 288 feet in 
length. The proposed fence shows a change in plane only along Lot 3 where the 
fence is 113 feet long. Lots 4 and 5 contain a fence 175 feet in length without a 
change in plane. One of the issues with providing a second change in plane is 
how it affects the lot size for Lots 4 and 5. Lots 4 and 5 would not meet the 
minimum lot size requirement by pushing the fence five feet further into either lot. 
To break up the tunnel effect of the fence, the applicant proposes stone columns 
at the corners of each lot. The applicant also proposes 4 x 6 cedar posts every 
7’-6” to add further visual relief to the fence. This proposal effectively breaks up 
the fence visually while still providing a change in plane without pushing the lots 
into non-compliance. For these reasons, staff finds the proposal is equal to or 
better than a compliant plan. 

Modification #2 Description: 
The applicant requests a Modification to Section 4.4(D)(1) – Density to have four 
lots with less than 6,000 square feet of lot area. 
 
Land Use Code Standard Proposed to be Modified (areas underlined and 
bolded for emphasis): 
 
Land Use Code 4.4(D)(1): 
 

Density. All development in the Low Density Residential District shall 
have a minimum lot area the equivalent of three (3) times the total 
floor area of the building but not less than six thousand (6,000) 
square feet. 
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Summary of Applicant’s Justification: 
The applicant requests that the Modification be approved and provides the 
following justification based upon Criterion 1 (proposal is equal or better than 
provisions in the Land Use Code): 
 
 
Applicant’s Justification for Criterion 1: 
 

 As stated in the purpose statement, the R-L zone district was intended to 
be a broad brush zoning district for the many of the established 
neighborhoods in the City. It did not comtemplate infill, redevelopment, or 
small underutilized parcels of land. Meeting all of the dimensional and 
density standards is infeasible. 

 The modification is minor and only affects four lots. If the lot areas were 
measured to the flowline instead of the back of the detached sidewalk, 
then they would meet the minimum size. 

 The proposed alternative plan continues to improve the design, quality 
and character of new development by exceeding the building standards 
set forth in Section 3.5. The use of high quality residential building 
materials, building articulation, projections and recesses, along with 
pitched roof elements ensures sensitivity to and compatibility with the 
surrounding neighborhood. 

 We feel that the proposed alternative plan ensures sensitivity to the 
surrounding neighborhood by building an attractive, desirable product in 
an infill site with a price point that the market desires and that the 
community can be proud of. 

 

Staff Finding: 

Staff finds that the request for a Modification of Standard to Section 4.4(D)(1) is 
justified by the applicable standards in 2.8.2(H)(1). 

A. The granting of the Modification would not be detrimental to the public good; 
B. The project design satisfies 2.8.2(H)(1): the plan as submitted will promote 

the general purpose of the standard for which the modification is requested 
equally well or better than would a plan which complies with the standard for 
which a modification is requested. 

 

The purpose of this standard is to maintain the character of subdivisions with a 
predominance of single-family detached homes developed from the 1950s until 
the 1980s. Neighborhoods with few opportunities for redevelopment received the 
RL zoning designation as part of City Plan in 1997. Few lots in the RL zone 
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district have less than 6,000 square feet of area. One of the subdivisions with lots 
below 6,000 square feet in the RL zone is the West Plum Street PUD 
immediately north of the proposed development. Four of the twelve lots in the 
West Plum Street PUD have less than 6,000 square feet of lot area. Lots 1, 6, 
11, 12, and 13 all have less than 6,700 square feet of lot area each. The 
remaining lots have over 9,000 square feet of lot area. 

The lot pattern the applicant proposes is similar to the West Plum Street PUD. 
Lots 6-9 would contain less than 6,000 square feet with the smallest lot having 
5,515 square feet of area. Lots 1, 4, and 5 would contain more than 6,000 square 
feet but less than 6,500 square feet of area. Lots 2 and 3 would contain more 
than 8,000 square feet of area. One other feature that limits the lots sizes for this 
subdivision is the proposed detached sidewalk. West Plum Street PUD has 
attached sidewalks. Detached sidewalks provide more safety for pedestrians, 
allow for the planting of street trees, and provide an area for plows to push snow 
in the wintertime. Lots 6-9 would comply with the minimum lot size if the 
sidewalks were attached and the property lines went to the back of the sidewalk. 
By virtue of providing detached sidewalks and having a lot pattern consistent with 
the adjacent neighborhood, staff finds the proposed plan to be equal to or better 
than a compliant plan. 

Modification #3 Description: 
The applicant requests a Modification to Section 4.4(D)(2)(a) to have Lots 6-9 
less than 60 feet wide. 
 
Land Use Code Standard Proposed to be Modified (areas underlined and 
bolded for emphasis): 
 
Land Use Code 4.4(D)(2)(a): 
 
Minimum lot width shall be sixty (60) feet for a single-family dwelling or 
child-care center and one hundred (100) feet for all other uses. 
 
Summary of Applicant’s Justification: 
The applicant requests that the Modification be approved and provides the 
following justification based upon Criterion 1 (proposal is equal or better than 
provisions in the Land Use Code): 
 
 
Applicant’s Justification for Criterion 1: 
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 As stated in the purpose statement, the R-L zone district was intended to 
be a broad brush zoning district for the many of the established 
neighborhoods in the City. It did not contemplate infill, redevelopment, or 
small underutilized parcels of land. Meeting all of the dimensional and 
density standards is infeasible. 

 The modification is minor and only affects three lots, which are 52.3’, 52.7’ 
and 53.3’ respectively. The lots will meet all of the required setbacks in the 
R-L zone. The project is designed and intended for small, narrow homes 
in order to provide more housing choices and is not a standard single 
family greenfield development. 

 The proposed alternative plan continues to improve the design, quality 
and character of new development by exceeding the building standards 
set forth in Section 3.5. The use of high quality residential building 
materials, building articulation, projections and recesses, along with 
pitched roof elements ensures sensitivity to and compatibility with the 
surrounding neighborhood. 

 We feel that the proposed alternative plan ensures sensitivity to the 
surrounding neighborhood by building an attractive, desirable product in 
an infill site with a price point that the market desires and that the 
community can be proud of. 

 

Staff Finding: 

Staff finds that the request for a Modification of Standard to Section 4.4(D)(2)(a) 
is justified by the applicable standards in 2.8.2(H)(4). 

A. The granting of the Modification would not be detrimental to the public good; 
B. The project design satisfies 2.8.2(H)(4): the plan as submitted will promote 

the general purpose of the standard for which the modification is requested 
equally well or better than would a plan which complies with the standard for 
which a modification is requested the plan as submitted will not diverge from 
the standards of the Land Use Code that are authorized by this Division to be 
modified except in a nominal, inconsequential way when considered from the 
perspective of the entire development plan, and will continue to advance the 
purposes of the Land Use Code as contained in Section 1.2.2. 

 

The purpose of this standard is similar to the minimum lot size requirement in 
that it promotes a certain character of development typical of subdivisions from 
the 1950s to 1980s. Most RL lots in the City have at least 60 feet of width. West 
Plum Street PUD, immediately adjacent to the north, features lots less than 60 
feet wide. Nine of the 12 lots have less than 60 feet of lot width. The lots range in 
width from 56 feet up to 79 feet. Similarly, the applicant proposes lots ranging in 
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width from 52 feet up to 77 feet. This range of lot widths is similar to the lot 
pattern of West Plum Street PUD. The applicant is also only seeking this 
modification for Lots 6-9. From the perspective of the overall development, staff 
finds the modification requested is nominal and inconsequential by having a 
similar lot pattern to the adjacent development and by only requesting the 
modification for four lots. 

 

3. Compliance with Article 3 of the Land Use Code – General Development 
Standards: 

 
The project complies with all applicable General Development Standards as 
follows: 

 
A. Section 3.1.1 – Applicability 

 
Single-family homes subject to Basic Development Review (BDR) in 
Article 4 must only comply with the standards in Article 4 and any 
supplemental regulations contained in division 3.8. Single-family detached 
dwellings part of an approved site specific development plan are subject to 
BDR per Section 4.4(B)(1)(a)(1). Owners of the lots created by this 
subdivision will submit a BDR for the design of their individual homes. This 
PDP only deals with creating buildable lots for the single-family detached 
homes. As such, this staff report does not cover setbacks or building 
height per the standards in Section 4.4 of the Land Use Code since each 
individual lot owner will submit a BDR with their specific home designs 
later.  

B. Section 3.2.1(D)(2) – Street Trees 
 

Developments that front on streets with a landscape parkway must 
provide canopy shade trees at 30-40 foot spacing in the center of such 
parkway areas.  The proposed landscape plan shows street trees planted 
behind the sidewalk rather than in the landscape parkway. The applicant 
proposes these locations since the landscape parkway is acting as a 
swale for stormwater purposes. This precludes planting trees in the 
parkway. The proposed alternative with a street tree planted in the front 
yard of each lot and two additional trees on the side of Lot 6 meets the 
intent of this code standard. All of the trees must remain per the landscape 
plan so homeowners will not be able to remove these trees. All of the 
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trees will contribute to the urban tree canopy, which is the purpose of this 
standard. Due to these factors, staff finds the proposal to meet this code 
standard. 

C. Section 3.2.1(D)(3) – Minimum Species Diversity 
 

To prevent uniform insect or disease susceptibility and eventual uniform 
senescence on a development site or in the adjacent area or the district, 
species diversity is required and extensive monocultures are prohibited.  
The maximum percentage of any one species when there are 20-39 trees 
is 33%. No species consists of more than 20% of the overall amount of 
trees provided. 

D. Section 3.2.1(D)(4) – Tree Species and Minimum Sizes 
 

All trees provided must meet the minimum sizes as follows: 
 
Type Minimum Size 
Canopy Shade Tree 2.0" caliper balled and burlapped or 

equivalent 
Evergreen Tree 6.0' height balled and burlapped or 

equivalent 
Ornamental Tree 1.5" caliper balled and burlapped or 

equivalent 
Shrubs 5 gallon or adequate size consistent 

with design intent 
Canopy Shad Tree as a street tree 
on a Residential Local Street Only 

1.25" caliper container or equivalent 

   
The trees shown on the landscape all meet these minimum requirements. 

E. Section 3.2.1(E)(3) – Water Conservation 
 

All landscape plans must be designed to incorporate water conservation 
materials and techniques in order to meet the Xeriscape principals 
established in the Land Use Code.  Total annual water use shall not 
exceed 15 gallons/square foot over the site.  The landscape plan meets 
the Xeriscape principals in the Land Use Code and has an annual water 
use of 9.6 gallons/square foot over the site. 

F. Section 3.2.1(F) – Tree Protection and Replacement 
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Significant trees slated for removal require mitigation based on their size, 
species, and condition. The City Forester conducts a site visit, inventories 
all existing trees, and establishes a mitigation value for all significant trees 
on the development site. Sheet LS3 of the landscape plan indicates the 
locations, species, size, and condition of all existing trees on the 
development site. The City Forester determined the mitigation value of all 
trees on the site. The applicant proposes removing all but two of the 
existing trees on the site, resulting in a mitigation value of 38 trees. The 
project will provide mitigation for 36.5 of these trees by upsizing all trees 
on the site per the standards in this code section. The applicant will pay 
the Forestry department for providing mitigation trees off-site for the 
remaining trees in accordance with this standard. 

G. Section 3.2.2(C)(1) – Safety Considerations 
 

To the maximum extent feasible, pedestrians shall be separated from 
vehicles and bicycles.  The proposed development shows sidewalks 
separated from the roadway by a curb and a landscape parkway.  These 
walkways allow pedestrians to move within the site without encountering 
vehicles or bicycles. 

H. Section 3.2.2(C)(5) – Walkways 
 

Walkways must be located and aligned to directly and continuously 
connect areas or point of pedestrian origin and destination.  Sidewalks line 
the street-like private drive and connect to each lot.  The proposal shows 
each sidewalk connecting to the existing sidewalks on Pear Street and 
Elizabeth Street. 

I. Section 3.2.2(C)(6) – Direct On-Site Access to Pedestrian and Bicycle 
Destinations 

 
Pedestrian and bicycle facilities provided on site must connect to or allow 
for direct connections to major pedestrian and bicycle destinations.  The 
sidewalk network connects to the sidewalks on Pear Street and Elizabeth 
Street, which provide direct connections to major destinations. 

J. Section 3.2.2(C)(7) – Off-Site Access to Pedestrian and Bicycle 
Destinations 
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Developments may need to provide off-site improvements to provide for 
safety, efficiency and convenience for bicycles and pedestrians both within 
the development and to and from surrounding areas. This development 
will add a detached sidewalk, bike lane, and buss pull out on the north 
side of Elizabeth Street in accordance with this standard. 

K. Section 3.2.2(C)(8) – Transportation Impact Study 
 

A Transportation Impact Study is required for developments that could 
have an impact on the traffic conditions surrounding the development.  
Traffic Operations staff waived the requirement for a Traffic Impact Study 
due to the low amount of traffic generation anticipated from this 
development. 

L. Section 3.2.2(D) – Access and Parking Lot Requirements 
 

The proposal meets the requirements outlined in Land Use Code section 
3.2.2(D) including the separation of vehicles and pedestrians, 
unobstructed vehicle access, location of off-street parking areas, 
pavement material, and lighting. 

M. Section 3.2.2(K)(1)(c) – Residential and Institutional Parking 
Requirements - Single-family Detached 

 
Single-family detached homes with more than 40 feet of street frontage 
must provide at least one off-street parking space. Each lot has more than 
40 feet of frontage and will provide a two-car garage in accordance with 
this standard. 

N. Section 3.2.3 – Solar Access, Orientation, Shading 
 

All development shall be designed throughout to accommodate active 
and/or passive solar installations to the extent reasonably feasible while 
minimizing the casting of shadows onto adjacent developments.  The 
architectural elevations show solar panels on the roofs of each duplex and 
are located to minimize casting shadows on the neighborhood to the 
south. 

O. Section 3.2.4 – Site Lighting 
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The proposed lighting plan is consistent with the requirements of the Land 
Use Code in regards to the general standard, lighting levels and design 
standards. 

P. Section 3.3.1(B) – Lots 
 

No lot in a subdivision shall have less area than required under the 
applicable zoning requirements.  Each lot must also have vehicular access 
to a public street.  Should Modifications 2 and 3 be approved, all lots meet 
the minimum dimensional standards outlined in Section 4.4 of the Land 
Use Code. 

Q. Section 3.4.1 – Natural Habitats and Features 
 

Since this site contains an irrigation ditch, an Ecological Characterization 
Study (ECS) was required. An ECS establishes what natural habitat 
features and other environmental sensitive resources should be protected 
as part of a development plan. The applicant submitted an ECS in 
accordance with this standard. Based on the ECS, the only valuable 
habitat feature on the site are the trees. The ECS recommends preserving 
the existing trees or mitigating for lost trees per the City Forester’s 
requirements. As discussed earlier, the proposed landscape plan shows 
the removal of many trees on the site with appropriate mitigation. As such, 
the proposal satisfies this code standard. 

R. Section 3.6.2(C) 
 

Streets on a project development plan shall conform to the Master Street 
Plan where applicable. The applicant proposes to improve Elizabeth 
Street in conformance with the Master Street Plan. 

S. Section 3.6.2(F) 
 

Individual lots abutting an arterial street may not access directly onto the 
arterial street. None of the proposed lots will access Elizabeth Street. 
Each lot will access the street-like private drive proposed that would 
connect with Pear Street. 

T. Section 3.6.2(G) 
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Lots must have 150 feet of depth if abutting an arterial street. Applicants 
may request alternative compliance as part of this standard. The applicant 
must demonstrate that their proposal minimizes the noise, light, and other 
potential negative impacts of the arterial street on the residential lots. The 
applicant submitted an alternative compliance request in accordance with 
this standard.  

U. Section 3.6.2(N) – Private Drives 
 

Developments may supply private drives in lieu of public streets as long as 
the private drive does not result in additional cut-through traffic, functions 
similarly to a public street, satisfies emergency access requirements, will 
be maintained in a satisfactory way, and can meet naming and addressing 
requirements. The proposed development will be served by Bartlett Drive, 
which is a street-like private drive. Bartlett Drive would have a five-foot-
widesidewalk, 6’-4” landscape parkway, and 30-foot wide drive. This 
proposed cross section meets the standards of a Residential Local Street 
in the Larimer County Urban Area Street Standards (Attachment 9, Figure 
7-9F), in accordance with this code section. The plan will not promote 
significant cut through traffic, will function similarly to a public street, 
satisfies emergency access per 3.6.6 of the Land Use Code, ensures 
maintenance by the HOA, and is named properly for addressing purposes, 
satisfying this standard. 

V. Section 3.6.3 – Street Pattern and Connectivity Standards 
 

This standard requires streets to provide connections to existing streets 
and provide safe, convenient, and attractive streets for all modes of 
transportation. Pear Street stubs into the north property line of the 
development site. West Plum Street PUD indicates Pear Street will 
continue once the site develops. In accordance with this standard, the 
applicant proposes Bartlett Drive to continue Pear Street with an 
emergency access point along Elizabeth Street. A connection to Elizabeth 
Street from Pear Street for all modes would not meet the spacing 
requirements of intersections in this code section.  

W. Section 3.6.4 – Transportation Level of Service Requirements 
 

Developments must demonstrate that all adopted Level of Service will be 
achieved for all modes of transportation. All modes of transportation meet 
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the requisite Level of Service as part of this development by supplying a 
private drive and connections for bikes and pedestrians. 

X. Section 3.6.5 – Bus Stop Design Standards 
 

The proposes bus stop and pull out supplied by the development is 
consistent with the City of Fort Collins Bus Stop Design Standards and 
Guidelines, which satisfies this code standard.  

Y. Section 3.6.6 – Emergency Access 
 

All proposed developments shall provide adequate access for emergency 
vehicles and for those persons rendering fire protection and emergency 
services.  The proposed development’s emergency access plan has 
gained preliminary approval from Poudre Fire Authority for meeting all 
applicable code requirements. 

Z. Section 3.8.11(B) – Materials 
 

Fences required for screening may not be constructed out of chain link. 
The proposed fences would be constructed using wood and stone. 

AA. Section 3.8.11(C) 
 
Fences must be less than four feet in height in a side yard, less than six 
feet in a rear yard, and no closer than two feet to a public sidewalk. All of 
the fences proposed meet these requirements. Note that the sidewalk 
along Bartlett Drive is not a public sidewalk. This means the two-foot 
separation requirement does not apply for that section of fence. 
  

4. Compliance with Article 4 of the Land Use Code – Division 4.4, Low Density 
Residential (RL): 

 
The project complies with all applicable Article 4 standards as follows: 
 
A. Section 4.4(B)(2)(a) – Permitted Uses 

 
This section permits single-family detached dwellings subject to 
Administrative Review. 
 

 
5. Public Outreach Summary 
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As part of this project, the applicant conducted one neighborhood meeting.  This 
meeting occurred on February 15, 2017. At that point in time, the applicant was 
considering a re-zone to allow a higher density of housing. The applicant 
presented their two development ideas and those in attendance weighed in on 
both proposals. 41 neighbors participated in the neighborhood meeting. 
Comments primarily dealt with: 

 Desire for single-family detached homes in accordance with the underlying 
zoning 

 Concern about increase in traffic in the neighborhood 
 No support for a re-zone 
 Ensure irrigation lateral on-site is not impacted by development 

 
6. Findings of Fact/Conclusion: 
 

In evaluating the request for the Harmony Cottages Project Development Plan, 
Staff makes the following findings of fact: 

 
A. The Project Development Plan complies with the process located in Division 2.2 

– Common Development Review Procedures for Development Applications of 
Article 2 – Administration. 

 
B. The Modification of Standard to Section 3.8.11(A) that is proposed with this 

Project Development Plan meets the applicable requirements of Section 
2.8.2(H), in that the granting of the Modification would not be detrimental to the 
public good and the proposal submitted is equal to or better than a proposal that 
would meet the code.  
 

C. The Project Development Plan complies with relevant standards of Article 3 – 
General Development Standards, provided the modification to 3.8.11(A) is 
approved. 
 

D. The Modification of Standard to Section 4.4(D)(1) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H), in that the granting of the Modification would not be detrimental to the 
public good and the proposal submitted is equal to or better than a proposal that 
would meet the code.  
 

E. The Modification of Standard to Section 4.4(D)(2)(a) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H), in that the granting of the Modification would not be detrimental to the 
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public good and the proposal submitted is equal to or better than a proposal that 
would meet the code.  
 

F. The Project Development Plan complies with relevant standards located in 
Division 4.4, Low Density Residential District (RL) of Article 4 – Districts, 
provided the modifications to 4.4(D)(1) and 4.4(D)(2)(a) are approved.  

 
RECOMMENDATION: 
 
Staff recommends approval of the modification requests and 2620 W Elizabeth St. – 
Single-family Detached, PDP160037. 
 

ATTACHMENTS: 

1. Zoning & Site Vicinity Map 
2. Statement of Planning Objectives 
3. Elizabeth Street Farms Subdivision Plat 
4. Planning Document Set (includes site plan, landscape plan, and photometric 

plan) 
5. Modification Requests and Alternative Compliance Request 
6. Ecological Characterization Study 
7. Utility Plan Set 
8. Larimer County Urban Area Street Standards Fort Collins Figures 
9. Neighborhood Meeting Summary 
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November 2, 2016 
 
             
2620 Elizabeth Subdivision / Elizabeth Street Farms 
Statement of Planning Objectives 
 
 
The intent is to develop the property into 11 single-family detached living units with the 
objective of creating vehicular and pedestrian connectivity to and from the existing 
neighborhood.  The lots will range range in size from 6,169 sq. ft. to 7,976 sq. ft.  The 
homes will be targeted towards xx year olds consisting of 2 and 3 bedrooms with attached 2 
car garages.  A neighborhood open space is planned with possible community garden 
spaces and turf grass.  This area will be accessible by walkable pathways throughout the 
development with connectivity to Elizabeth and surrounding neighborhoods. 
 
The 2.34-acre site is Tract A of the West Plum Street PUD, north of West Elizabeth Street.  
The site is zoned Low Density Residential (RL) and the project will be subject to a Type I 
Administrative review with no neighborhood meeting required. 
 
Vehicular access for the project will be from Pear Street via a private drive that provides 
access into the neighborhood.  The site design will incorporate pedestrian access and 
connectivity utilizing sidewalks, open space and possible community gardens to enhance 
the neighborhood.   
 
Uses surrounding the property consist of the following: 
 
South: West Elizabeth Street – Residential Neighborhood (RL Zone) 
West: Residential Neighborhood (RL Zone) 
North: Residential Neighborhood (RL Zone) 
East: Residential Neighborhood (RL Zone) 
 
The project will be designed to be compatible with the surrounding neighborhoods as 
required by the City Code.  Architectural compatibility will be achieved by incorporating 
design elements from the surrounding neighborhood such as building materials, horizontal 
lap siding, shingle siding and board and batten siding in contrasting colors.  In addition, 
there will be brick and stone veneer accents. The roofs will consist of asphalt shingles and / 
or standing seam metal. 
 
 

(i)  Statement of appropriate City Plan Principles and Policies achieved by 
the proposed plan: 
 
The development of Tract A of the West Plum Street PUD meets the 
following applicable City Plan Principles and Policies: 

 
 
 
 
 



Page 2 

Economic Health 
 
Principle EH 4.1: The City will encourage the redevelopment of strategic 
areas within the community as defined in the Community and 
Neighborhood Livability and Neighborhood Principles and Policies. 
 
AND 
 
Policy EH 4.2 – Reduce Barriers to Infill Development and 
Redevelopment 
 
The project, although not in a Targeted Redevelopment Area, will provide a 
compact suburban redevelopment project that is an ideal infill project and is 
within walking distance to many destinations including other targeted ‘areas 
of activity’ per the Map LIV I 

 
 

Environmental Health 
 
  Policy ENV 4.5 – Support Community Horticulture  

Encourage and support the establishment of community gardens and 
other horticultural projects throughout the City to provide food, 
beautification, education, and other social benefits.  Support the 
development of community led horticulture projects and agricultural 
activities on appropriate City-owned lands (e.g., Homeowner 
Association-run garden plots in neighborhood parks, ongoing leasing 
for agricultural purposes, and farmers’ markets in public plazas and 
parking lots).   

   
  Area is planned for a potential Community Garden located in the   
  neighborhood open space. 
 
 

Community and Neighborhood Livability  
 
 
Principle LIV 6: A variety of housing types and densities for all income 
levels shall be available throughout the Growth Management Area. 
Policy LIV 6.1 – Types of Infill and Redevelopment in Residential Areas  
Policy LIV 6.2 – Seek Compatibility with Neighborhoods 
 
The project provides an opportunity for development of an existing vacant site 
and the design of the buildings will be compatible with the surrounding 
neighborhood and setting. 
 
Principle LIV 7: A variety of housing types and densities for all income 
levels shall be available throughout the Growth Management Area. 
Policy LIV 7.1 – Encourage Variety in Housing Types and Locations 
Policy LIV 7.4 – Maximize Land for Residential Development 
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The development of Tract A of the West Plum Street PUD provides housing 
targeted towards all age groups.  The 2620 Elizabeth Subdivision has the 
opportunity and ability to incorporate different housing types to provide variety 
along the streetscape.  This can be accomplished with the use of different 
facades and/or materials even if similar models are adjacent to each other 
 
Principle LIV 10: The city’s streetscapes will be designed with 
consideration to the visual character and the experience of users and 
adjacent properties. Together, the layout of the street network and the 
streets themselves will contribute to the character, form, and scale of 
the city. 
 
Policy LIV 10.2 – Incorporate Street Trees 
 
The project will provide an attractive streetscape with street trees and 
detached sidewalks along the main drive.  
 
Principle LIV22: The design of residential neighborhoods should 
emphasize creativity, diversity, and individuality, be responsive to its 
context, and contribute to a comfortable, interesting community. 
Policy LIV 22.1 – Vary Housing Models and Types 
 
The 2620 Elizabeth Subdivision has the opportunity and ability to incorporate 
different housing types to provide variety along the streetscape.  This can be 
accomplished with the use of different facades and/or materials even if similar 
models are adjacent to each other. 
 
 

 

Safety and Wellness 
 
Policy SW 3.3 – Encourage Private Community Gardens in 
Neighborhood Design  
Encourage community and private gardens to be integrated in the 
design of new neighborhoods (single and multi-family), and encourage 
rooftop gardens where appropriate (e.g., roofs of commercial or office 
buildings, apartment buildings in higher-density areas, etc.).  
 
AND 
 
Policy SW 3.4 – Include Garden Plots in Neighborhood Park 
Development  
Suggest garden plots as an option (in addition to other park facilities 
such as playgrounds, trails, picnic facilities, etc.) in the development of 
neighborhood parks, with maintenance responsibilities to be 
coordinated with Homeowner’s Associations. 
 

  Area is planned for a potential Community Garden located in the   
  neighborhood open space. 
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Culture, Parks and Recreation 
 
Policy CPR 4.3 – Adhere to Best Management Practices   
Follow Environmental Best Management Practices for the maintenance 
of parks and recreation facilities, such as water conservation and the 
use of untreated water for irrigation purposes in appropriate areas, 
managing turf and adhering to policies for weed and pest control, 
utilizing low emission equipment and providing renewal energy 
opportunities, reducing solid waste through composting and recycling, 
and certifying sanctuary areas through Audubon International. 
 
Water conservation and the use of low water consuming plants and grasses 
will be encouraged through the HOA Covenants 
 
 

High Performing Community 
 
N/A 
 
 

Transportation 
 
Principle T 8: Transportation that provides opportunities for residents 
to lead healthy and active lifestyles will be promoted. 
Policy T 8.1 – Support Active Transportation 
Policy T 8.2 – Design for Active Living 
 
Principle T10: Using transit will be a safe, affordable, easy, and 
convenient mobility option for all ages and abilities. 
Policy T 10.1 – Transit Stops 
Policy T 10.6 – High Frequency Transit Service 
 
Principle T11: Bicycling will be a safe, easy, and convenient mobility 
option for all ages and abilities 
 
The location of this project with quick access to the Elizabeth Street Corridor 
will promote and support the idea of a predominance of the daily trips of the 
residents of this project utilizing alternative modes of transportation 
(walking/biking) or public transportation which includes a Transfort Route 2 
stop right across Elizabeth Street at Timber Lane.   

 
 
(ii) Description of proposed open space, wetlands, natural habitats and 

features, landscaping, circulation, transition areas, and associated 
buffering on site and in the general vicinity of the project. 

 A shallow detention area will be the location of useable open space for the 
 neighborhood.  Turf grass, trees, walking path and possible community 
 gardens are planned within this area.  The walking path will connect this 
 neighborhood to West Elizabeth Corridor as well as providing a connection to 
 the existing neighborhood to the north.  
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(iii)  Statement of proposed ownership and maintenance of public and 

private open space areas; applicant's intentions with regard to future 
ownership of all or portions of the project development plan. 
Each single family detached residential Lot will be privately owned. Common 
open space will be owned and maintained by the HOA. 

 
(iv)  Estimate of number of employees for business, commercial, and 

industrial uses. 
n/a 

 
(v)  Description of rationale behind the assumptions and choices made by 

the applicant. 
 The rationale behind the project is to provide single family detached housing 

units in a market that is currently in need for more of this type of housing. 
 
(vi)  The applicant shall submit as evidence of successful completion of the 

applicable criteria, the completed documents pursuant to these 
regulations for each proposed use. The planning Director may require, 
or the applicant may choose to submit, evidence that is beyond what is 
required in that section. Any variance from the criteria shall be 
described. 

 The submitted documents reflect the applicable criteria for the proposed 
apartment use.  There are no variances proposed at this time. 

 
(vii)  Narrative description of how conflicts between land uses or 

disturbances to wetlands, natural habitats and features and or wildlife 
are being avoided to the maximum extent feasible or are mitigated. 
No existing ecological significance or native habitat was found on site.   
For more detailed information, please see the Ecological Characterization 
Study prepared by Cedar Creek Associates, Inc. 

 
(viii)  Written narrative addressing each concern/issue raised at the 

neighborhood meeting(s), if a meeting has been held. 
No neighborhood meeting is required. 

 
(ix)  Name of the project as well as any previous name the project may have 

had during Conceptual Review. 
The project will be called Elizabeth Street Farms.  The project has been 
referred to as 2620 Elizabeth Subdivision or – Tract A of the West Plum 
Street PUD. 

 
(x)  Parking narrative describing the parking demand generated with 
 consideration of: the number of employees, tenants, and/or patrons; the 
 amount and location of parking provided; where anticipated spill-over 
 parking will occur; and, any other considerations regarding vehicle 
 parking. 
 The single family units will consist of 2 car attached garages providing the 
 parking needs for this development.   
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October 6, 2017 
 
 
City of Fort Collins 
Current Planning Department 
281 North College Ave. 
Fort Collins, CO 80524 
 
Re:  Elizabeth Street Farms 
 
 
Please accept this request for a Modification of Standards to Section 3.8.11(A) of the Land Use 
Code. 
 
   
Background 
 
The proposed project is located at 2620 West Elizabeth Street.  The 2.34-acre site is Tract A of 
the West Plum Street PUD, north of West Elizabeth Street.  The site is zoned Low Density 
Residential (RL). The intent is to develop the property into 9 single-family detached living units 
with the objective of creating vehicular and pedestrian connectivity to and from the existing 
neighborhood.  The lots will range range in size from 5,515 sq. ft. to 9,462 sq. ft.  The homes will 
consist of 2 and 3 bedrooms with attached car garages.  A neighborhood park is planned with 
possible community garden spaces and turf grass.  This area will be accessible by walkable 
pathways throughout the development with connectivity to Elizabeth and surrounding 
neighborhoods.  Overall density 4.09 dwelling units per acre. 
 
This modification request is in accordance with the review procedures set forth in Section 
3.8.11(A) of the Land Use Code as follows: 
 
 
Modification to Section 3.8.11(A) 
 
Code Language:  Section 3.8.11(A) states the following: 
 
Land Use Code section 3.8.11(A) requires fences along arterials to have a change in plane for 
fences over 100 feet in length. This section also requires the fence to be broken up with 
articulations, integrating architectural columns, or softening the appearance of the fence with 
plantings. 
 
Requested Modification:  The Elizabeth Street Farms project is requesting to have the fence along 
Elizabeth Street off set 8’ for 112’ of the 288’ total fence length.  Landscaping and stone columns 
at each lot corner (4 total) will be included to soften and break up the fence line. 
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Justification 
The granting of this modification of standards would not be detrimental to the public good, and 
the fence plan as submitted will still promote the general purpose of the standard for which the 
modification is requested equally well would a fence which complies with the standard for which 
a modification is requested.  The applicant offers the following in support of its request for 
modification: 
 

 
• The purpose of the standard for which the modification is sought to break up long 

stretches of privacy fence along the boundaries of new developments. The proposed plan 
in which the fence line is greater than 100’ feet along an atrial road promotes such 
purpose equally well for the following reasons: 

 
 

• The modification is minor as the fence line is only 288’. 
 

• Variation in the fence line will reduce the length of the side yard lot lines and 
reduce the overal size of the lot creating additional conflicts with the land use 
codes and in the design of the subdivision. 
 

• The proposed alternative fence plan continues to improve the design, quality and 
character of new development. This is achieved by using high quality fence and 
column materials and landscape.  This will still create the desired streetscape 
along this portion of Elizabeth and far improved compared to the existing fencing in 
the adjacent neighborhoods. 
 

• We feel that the proposed alternative plan ensures sensitivity to the surrounding 
neighborhood by still building an attractive, desirable product in an infill site with a 
price point that the market desires and that the community can be proud of. 
 

• Finally, the proposed alternative plan is not a detriment to the public good, as it 
results in the development of a vacant property within an established area in 
accordance with the overall City goals outlined in City Plan.   

 
 



 
 
 
October 6, 2017 
 
 
City of Fort Collins 
Current Planning Department 
281 North College Ave. 
Fort Collins, CO 80524 
 
Re:  Elizabeth Street Farms 
 
 
Please accept this request for a Modification of Standards to Section 4.4(D)(1) of the Land Use 
Code. 
   
Background 
 
The proposed project is located at 2620 West Elizabeth Street.  The 2.34-acre site is Tract A of 
the West Plum Street PUD, north of West Elizabeth Street.  The site is zoned Low Density 
Residential (RL). The intent is to develop the property into 9 single-family detached living units 
with the objective of creating vehicular and pedestrian connectivity to and from the existing 
neighborhood.  The lots will range range in size from 5,515 sq. ft. to 9,462 sq. ft.  The homes will 
consist of 2 and 3 bedrooms with attached car garages.  A neighborhood park is planned with 
possible community garden spaces and turf grass.  This area will be accessible by walkable 
pathways throughout the development with connectivity to Elizabeth and surrounding 
neighborhoods.  Overall density 4.09 dwelling units per acre. 
 
This modification request is in accordance with the review procedures set forth in Section 
2.8.2(H) of the Land Use Code as follows: 
 
Modification to Section 4.4(D)(1) 
 
Code Language:  Section 4.4(D)(1) states the following: 
 
Density . All development in the Low Density Residential District shall have a minimum lot area 
the equivalent of three (3) times the total floor area of the building but not less than six thousand 
(6,000) square feet. 
 
Requested Modification:  The Elizabeth Street Farms project is requesting to have Lots 6-9 be 
less than 6,000 square feeet.  
 
Justification 
The granting of this modification of standards would not be detrimental to the public good, and 
the plan as submitted will promote the general purpose of the standard for which the modification 
is requested equally well or better than would a plan which complies with the standard for 
which a modification is requested.  The applicant offers the following in support of its request for 
modification: 
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• The purpose of the standard for which the modification is sought is that the “R-L Low Density 
Residential District designation is intended for predominately single-family residential areas 
located throughout the City which were existing at the time of adoption of the Code.”  The 
proposed plan in which the four lots that are less than 6,000 square feet promotes such 
purpose equally well or better for the following reasons: 

 
• As stated in the purpose statement, the R-L zone district was intended to be a 

broad brush zoning district for the many of the established neighborhoods in the 
City.  It did not comtemplate infill, redevelopment, or small underutilized parcels of 
land.  Meeting all of the dimensional and density standards is infeasible. 
 

• The modification is minor and only affects four lots.  If the lot areas were measured 
to the flowline instead of the back of the detached sidewalk, then they would meet 
the minimum size.  
 

• The proposed alternative plan continues to improve the design, quality and 
character of new development by exceeding the building standards set forth in 
Section 3.5. The use of high quality residential building materials, building 
articulation, projections and recesses, along with pitched roof elements ensures 
sensitivity to and compatibility with the surrounding neighborhood. 

 
• We feel that the proposed alternative plan ensures sensitivity to the surrounding 

neighborhood by building an attractive, desirable product in an infill site with a price 
point that the market desires and that the community can be proud of 

 
 
Finally, the proposed alternative plan is not a detriment to the public good, as it results in the 
development of a vacant property within an established areas in accordance with the overall City 
goals outlined in City Plan.  Most importantly,it is practically infeasible to meet the standards and the 
alternative plan accomplishes the purpose and objective of the standard equally well or better. 
 

 



 
 
 
October 6, 2017 
 
 
City of Fort Collins 
Current Planning Department 
281 North College Ave. 
Fort Collins, CO 80524 
 
Re:  Elizabeth Street Farms 
 
 
Please accept this request for a Modification of Standards to Section 4.4(D)(2)(a) of the Land 
Use Code. 
   
Background 
 
The proposed project is located at 2620 West Elizabeth Street.  The 2.34-acre site is Tract A of 
the West Plum Street PUD, north of West Elizabeth Street.  The site is zoned Low Density 
Residential (RL). The intent is to develop the property into 9 single-family detached living units 
with the objective of creating vehicular and pedestrian connectivity to and from the existing 
neighborhood.  The lots will range range in size from 5,515 sq. ft. to 9,462 sq. ft.  The homes will 
consist of 2 and 3 bedrooms with attached 2 car garages.  A neighborhood park is planned with 
possible community garden spaces and turf grass.  This area will be accessible by walkable 
pathways throughout the development with connectivity to Elizabeth and surrounding 
neighborhoods.  Overall density 4.09 dwelling units per acre. 
 
This modification request is in accordance with the review procedures set forth in Section 
2.8.2(H) of the Land Use Code as follows: 
 
Modification to Section 4.4(D)(2)(a) 
 
Code Language:  Section 4.4(D)(2)(a) states the following: 
 
(2) Dimensional Standards. 
 
(a) Minimum lot width shall be sixty (60) feet for a single-family dwelling or child-care center and 
one hundred (100) feet for all other uses.  
 
Requested Modification:  The Elizabeth Street Farms project is requesting to have Lots 6-8 be 
less than 60 feet wide.  
 
Justification 
The granting of this modification of standards would not be detrimental to the public good, and 
the plan as submitted will promote the general purpose of the standard for which the modification 
is requested equally well or better than would a plan which complies with the standard for 
which a modification is requested.  The applicant offers the following in support of its request for 
modification: 
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• The purpose of the standard for which the modification is sought is that the “R-L Low Density 
Residential District designation is intended for predominately single-family residential areas 
located throughout the City which were existing at the time of adoption of the Code.”  The 
proposed plan in which the four lots that are less than 60 feet wide promotes such purpose 
equally well or better for the following reasons: 

 
• As stated in the purpose statement, the R-L zone district was intended to be a 

broad brush zoning district for the many of the established neighborhoods in the 
City.  It did not comtemplate infill, redevelopment, or small underutilized parcels of 
land.  Meeting all of the dimensional and density standards is infeasible. 
 

• The modification is minor and only affects three lots, which are 52.3’, 52.7’ and 
53.3’ respectively.  The lots will meet all of the required setbacks in the R-L zone.  
The project is designed and intended for small, narrow homes in order to provide 
more housing choices and is not a standard single family greenfield development. 

  
• The proposed alternative plan continues to improve the design, quality and 

character of new development by exceeding the building standards set forth in 
Section 3.5. The use of high quality residential building materials, building 
articulation, projections and recesses, along with pitched roof elements ensures 
sensitivity to and compatibility with the surrounding neighborhood. 

 
• We feel that the proposed alternative plan ensures sensitivity to the surrounding 

neighborhood by building an attractive, desirable product in an infill site with a price 
point that the market desires and that the community can be proud of 

 
 
Finally, the proposed alternative plan is not a detriment to the public good, as it results in the 
development of a vacant property within an established areas in accordance with the overall City 
goals outlined in City Plan.  Most importantly,it is practically infeasible to meet the standards and the 
alternative plan accomplishes the purpose and objective of the standard equally well or better. 
 

 



 
 
October 6, 2017 
 
City of Fort Collins 
Current Planning Department 
281 North College Ave. 
Fort Collins, CO 80524 
 
Re:  Elizabeth Street Farms 
 
Please accept this request for an Alternative Compliance to Section 3.6.2(G) of the Land Use 
Code. 
   
Background 
 
The proposed project is located at 2620 West Elizabeth Street.  The 2.34-acre site is Tract A of 
the West Plum Street PUD, north of West Elizabeth Street.  The site is zoned Low Density 
Residential (RL). The intent is to develop the property into 9 single-family detached living units 
with the objective of creating vehicular and pedestrian connectivity to and from the existing 
neighborhood.  The lots will range range in size from 5,515 sq. ft. to 9,462 sq. ft.  The homes will 
consist of 2 and 3 bedrooms with attached car garages.  A neighborhood park is planned with 
possible community garden spaces and turf grass.  This area will be accessible by walkable 
pathways throughout the development with connectivity to Elizabeth and surrounding 
neighborhoods.  Overall density 4.09 dwelling units per acre. 
 
This Alternative Compliance request is in accordance with the review procedures set forth in the 
Land Use Code as follows: 
 
Alternative Compliance to Section 3.6.2(G) 
 
Code Language:  Section 3.6.2(G) states the following: 
 
(G) Lots having a front or rear lot line that abuts an arterial street shall have a minimum depth of 
one hundred fifty (150) feet.  
 
Requested Alternative Compliance:  The Elizabeth Street Farms project is requesting to have the 
three lots adjacent to West Elizabeth Street have a lot depth that is less than 150 feet.  
 
Justification 
The granting of this Alternative Compliance of standards would not be detrimental to the public 
good, and the plan as submitted will promote the general purpose of the standard for which the 
Alternative Compliance is requested equally well or better than would a plan which complies 
with the standard for which a Alternative Compliance is requested.  The applicant offers the 
following in support of its request for this Alternative Compliance: 
 

• The standard requires any lot abutting an arterial street have a minimum depth of 150’.  To 
meet the standard, the lots would take up the majority of the overall site. The property is 
located within an infill site, surrounded by single family homes and an arterial street.  Due 
to unique challenges with a somewhat small, shallow site, there is scarcely sufficient room 
for the required lot depth, 16.5’ of additional right-of-way dedication, the 30’ drive, 
detached walks, and the required setbacks for the homes. 
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• The purpose of the standard for which the Alternative Compliance is sought is “intended to 
ensure that the various components of the transportation network are designed and 
implemented in a manner that promotes the health, safety and welfare of the City.”  The 
proposed plan in which the three lots have a depth that is less than 150’ promotes such 
purpose equally well or better for the following reasons: 

 
• The Alternative Compliance is minor and only affects the three lots along West 

Elizabeth Street. 
 

• Each lot will have a 6’ solid fence along the rear lot lines, thus promoting privacy 
and protection for the residents from the arterial street.  
 

• The pedestrian experience is further enhanced by the addition of a 6’ detached 
sidewalk, tree lawn and street trees consistent with the West Elizabeth Enhanced 
Travel Corridor Plan. 

 
• The proposed alternative plan continues to improve the design, quality and 

character of new development by exceeding the building standards set forth in 
Section 3.5. The use of high quality residential building materials, building 
articulation, projections and recesses, along with pitched roof elements ensures 
sensitivity to and compatibility with the surrounding neighborhood. 

 
• We feel that the proposed alternative plan ensures sensitivity to the surrounding 

neighborhood by building an attractive, desirable product in an infill site with a price 
point that the market desires and that the community can be proud of 

 
 
Finally, the proposed alternative plan is not a detriment to the public good, as it results in the 
development of a vacant property within an established areas in accordance with the overall City 
goals outlined in City Plan.  Most importantly,it is practically infeasible to meet the standards and the 
alternative plan accomplishes the purpose and objective of the standard equally well or better. 
 

 



  
 
August 11, 2016 
 
Tony Wille, President 
High Plains Builders, LLC 
P.O. Box 2796 
Gillette, WY 827217 
 
RE: Ecological Characterization Study (ECS) Letter Report for the 2620 W. Elizabeth Development Parcel 
 
Tony: 
 
This letter report is submitted to satisfy the requirements of Section 3.4.1 of the Land Use Code of the City of 
Fort Collins regarding the submittal of an ECS Report for proposed development projects.  The project site 
occupies 2.35 acres on West Elizabeth Street in the southeast ¼ of the northwest ¼ of Section 16 (Township 
7 North, Range 69 West).  The project location is displayed on Figure 1. 

Ecological characteristics of the property were reviewed and evaluated on August 9, 2016.  The field survey 
was conducted to characterize existing wildlife habitats, as well as identify any unique or sensitive natural 
resource features.  Prior to the initiation of the field survey, Natural Resources Conservation Service (NRCS) 
soils mapping (http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx) was reviewed to determine if 
any known hydric (wetland) or highly erosive soil mapping units are located on the property.  Observations 
recorded during the field evaluation included:  major vegetation communities / wildlife habitats present within 
the property; dominant vegetation associated with each community / habitat; unique habitat features; and 
observations of wildlife species and/or definitive sign.  Photographs showing representative views of existing 
habitats were also taken to document site conditions.  Wildlife presence and habitat use was based on on-
site observations and habitat presence in conjunction with the known habitat requirements of potential wildlife 
species.  Existing habitats were also evaluated regarding their ability to support populations of threatened, 
endangered, and other sensitive plant and wildlife species. 

The following provides a summary of ecological information required by Fort Collins Land Use Code under 
3.4.1 (D) (1) items (a) through (k). 

ECOLOGICAL STUDY CHARACTERIZATION CHECKLIST 

(a & i) Topography of the project site is essentially level.  Surrounding land uses include residential 
development and roadways.  The only sensitive habitat areas or features on or near the property are mature 
trees.  The entire project surface area has been converted to residential use, abandoned vegetable garden, 
and non-native grassland.  Existing habitats/land uses on the project site consist of non-native 
grassland/weedy, abandoned vegetable garden/weedy, residential, and tree stands (see Figure 1 and Table 
1).  Two small disturbed areas (waste pile/collapsed root cellar and old foundation) and a small irrigation 
ditch are also present. 

Non-native Grassland/Weedy Habitat.  The majority of undeveloped land on the property consists of areas 
of non-native grassland/weedy habitat (see Figure 1).  This habitat has been cleared of native vegetation and 
planted to non-native pasture grasses, primarily smooth brome (Bromus inermis1) and crested wheatgrass 
(Agropyron cristatum).  Common weeds in the non-native grassland/weedy areas are field bindweed 
(Convolvulus arvensis), Canada thistle (Cirsium arvense), flixweed (Descurainia sophia), prickly lettuce 
(Lactuca serriola), common dandelion (Taraxacum officinale), and common mallow (Malva neglecta).  At the 
time of the field survey, this entire area had been recently mowed, and grass cover was less than 6 inches  
                                                        
1 Scientific nomenclature for plants follows USDA, NRCS Plants Database.  Available online at:  

http://plants.usda.gov/java/ 
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Table 1 

Approximate Number of Trees and Their Size Range in the West Elizabeth Property 

Species Number Size Range 
(dbh) Comments 

Trees 1 
Siberian elm, Ulmus pumila 1 5-7” non-native; multi-

trunked 
Trees 2 

Boxelder, Acer negundo 2 3-5” native 
Common apple, Malus pumila 4 2-8” non-native; all multi-

trunked 
Green ash, Fraxinus pennsyvanica 17 <1-8” non-native; most small 

saplings 
Lance-leaf cottonwood, Populus acuminata 7 5-48” native; all multi-trunked 
Russian olive, Elaeagnus angustifolia 1 6-8” non-native; multi-

trunked 
Trees 3 

Common apple, Malus pumila 1 3-5” non-native; multi-
trunked 

Trees 4 
Boxelder, Acer negundo 1 2-9” native; multi-trunked 

Trees 5 
Common apple, Malus pumila 4 3-8” non-native; 2 multi-

trunked 
Trees 6 

American elm, Ulmus americana 1 36” non-native 
Boxelder, Acer negundo 1 1-4” native; multi-trunked 
Common apple, Malus pumila 16 1-8” non-native; most multi-

trunked; some partially 
decadent 

Lance-leaf cottonwood, Populus acuminata 1 14” native 
Siberian elm, Ulmus pumila 3 1-8” non-native; most multi-

trunked 
Trees 7 

Common apple, Malus pumila 3 3-10” non-native; most multi-
trunked; some partially 
decadent 

Siberian elm, Ulmus pumila 1 1-3” non-native; multi-
trunked 

 

tall.  Trees growing in non-native grassland/weedy habitat are listed in Table 1 (tree areas 1, 2, 3, 4).  All but 
lance-leaf cottonwood and boxelder are non-native trees.  Photos 1 and 2 provide representative views of 
non-native grassland/weedy habitat.  Photo 3 provides a view of trees growing in non-native 
grassland/weedy habitat along the northern property boundary. 

Non-native grassland/weedy habitat has been converted by past land use practices to ground dominated 
primarily by non-native grasses and annual weed species.  It is assumed this habitat may have been used for  



T. Wille 
8/11/16 
Page 3 of 5 

 

hay production in the past.  Wildlife habitat quality is very low in this area due to its small size, mowing 
practices, and surrounding residential and roadway land uses.  This non-native grass-dominated habitat 
provides suitable habitat conditions for only a few small mammal species such as deer mouse, house 
mouse, and northern pocket gopher.  Trees are the most valuable habitat features in this habitat.  Existing 
trees may be used year round and/or seasonally for perching, foraging, and nesting by a variety of urban-
adapted songbird and other avian species.  Avian species possibly using these trees include downy 
woodpecker, western kingbird, black-billed magpie, black-capped chickadee, house sparrow, blue jay, 
American robin, northern flicker, mourning dove, and house finch, among others.  The only avian species 
observed on the property during the field survey were house sparrow and western kingbird.  No evidence of 
nesting use was observed in any of the trees on the property. 

Abandoned Vegetable Garden/Weedy.  This habitat area appears to have been recently managed as a 
vegetable garden but has been abandoned and is now dominated by annual weeds and non-native grasses 
re-colonizing from adjacent non-native grassland/weedy habitat.  Pitseed goosefoot (Chenopodium 
berlandieri) is the dominant weed in this area.  Other less dominant weeds are:  field bindweed, prickly 
lettuce, and common mullein (Verbasum thapsus).  Stands of smooth brome and crested wheatgrass are 
also re-establishing in this area.  Wildlife habitat value of this area is similar to that described for non-native 
grassland/weedy habitat.  Photos 3 and 4 provide representative views of the abandoned vegetable 
garden/weedy habitat area. 

Residential.  This land use area contains an abandoned house, storage shed, driveway, parking areas, and 
landscaped areas with grasses, landscape trees, apple trees, and landscape shrubs.  The landscape trees 
are all non-native trees except for lance-leaf cottonwood and boxelder, which were planted in association 
with the abandoned residence.  Table 1 provides a listing of trees in the residential area (tree areas 5, 6, and 
7).  The most common ornamental shrubs observed in this area are common lilac (Syringa vulgaris), 
Tartarian honeysuckle (Lonicera tatarica), and chokecherry (Prunus virginiana).  Photo 5 provides a view of 
trees stands along the west side of the residential area. 

Wildlife habitat value is low in the residential area because of the lack of native vegetation and past human 
activities associated with residential use.  The principal wildlife habitat value of the residential area is 
provided by the trees that may be used year round and/or seasonally for perching, foraging, and nesting by a 
variety of urban-adapted songbird and other avian species.  Avian species use of these trees is similar to that 
described for the non-native grassland/weedy habitat tree stands. 

Ditch.  A small irrigation ditch is located on the project site (see Figure 1).  The ditch begins at the northwest 
property corner at a concrete pipe outlet and exits the project area at a grated drain hole near the northeast 
property corner (see Figure 1).  The origin of water feeding into the ditch or destination of the water leaving 
the property is unknown.  No continuation of this ditch upstream or downstream of the project area could be 
found by review of existing Larimer County aerial photography or USGS topographic maps.  It may be fed 
water by the Pleasant Valley and Lake Canal, which is located approximately 0.25 mile west of the project 
site.  However, this is just conjecture. 

The project area ditch is a small irrigation feature and averages only about 1-foot wide.  The ditch does not 
appear to have been recently used for irrigation of the project area since there are no diversion structures to 
direct water to non-native grassland or abandoned vegetable gardens.  The ditch also apparently does not 
carry water frequently through the property since no wetlands are supported within the interior or outer banks 
of the ditch.  Vegetation evidence of more mesic, but non-wetland, conditions along the ditch was provided 
by relatively narrow stands of tall fescue (Festuca arundinacea) supported immediately adjacent to some 
portions of the ditch.  Tall fescue is not classified as a wetland plant by the NRCS, but it typically requires 
more water than the other adjacent dryland grasses such as smooth brome and crested wheatgrass.  Photo 
6 provides a view of the ditch channel and adjacent stands of tall fescue. 
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(b) NRCS, soils mapping for the project area (http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx), 
indicates Altvan-Satanta loams underlie the entire project area.  This soil is not classified as a hydric 
(wetland) soil by the NRCS.  It is deep and well drained, runoff is slow, and the hazards of wind and water 
erosion are slight.  No problem erosion areas were noted on the property during the field survey. 

The U.S. Army Corps of Engineers requires evidence of three wetland parameters (hydric soils, wetland 
hydrology, and wetland vegetation) to be met for wetland determination.  No indicators of any of these 
wetland parameters were found on the property, including the unnamed ditch. 

(c) The project area provides partial views of a portion of the Front Range foothills. 

(d) As indicated under (a & i) the project area supports no native vegetation, except for lanceleaf cottonwood, 
boxelder, and a few weed species.  Some of these trees are greater than 6 inches in diameter and would 
likely be classified as significant trees by the City Forester.  The City Forester may also classify non-native 
trees greater than 6 inches in diameter as significant.  Trees on the property will need to be inventoried by 
the City Forester to determine significance potential and possible need for mitigation, if trees would be 
removed by development.  Siberian elm and Russian olive are considered undesirable, invasive species, but 
even non-significant or undesirable, non-native tree species provide some wildlife habitat, and mitigation may 
be required for those trees lost to development. 

(e) There are no natural drainages on or near the property.  The small, unnamed ditch is a constructed water 
conveyance structure. 

(f) There is no suitable habitat for any threatened, endangered, or other sensitive species on or adjacent to 
the project area.  No other sensitive or ecologically important species are likely to use the property since the 
majority of its surface has been converted from native habitats to non-native grassland, residential, and 
weedy areas. 

(g) Past removal of native habitat has eliminated the potential for any special habitat features on the property 
other than some of the trees, which may by classified as significant by the City Forester. 

(h) The unnamed ditch does not provide a wildlife movement connection to any natural or undeveloped areas 
since it enters the property via a small underground pipe and leaves the property by passing through a 
grated opening, which was assumed to feed another underground pipe. 

(j) There is one issue regarding the timing of property development and ecological features or wildlife use of 
the project area.  If development includes removal of any trees on the property or if construction occurs near 
an occupied bird nest during the songbird nesting season (March through July), these activities could result 
in the loss or abandonment of a nest and would be in violation of the federal Migratory Bird Treaty Act.  No 
evidence of 2016 avian nesting activity was documented during the August 9, 2016 survey, but if initiation of 
planned development extends into the 2017 nesting season, a follow-up nest survey may be necessary to 
confirm lack of nesting. 

(k) Since the project area has been converted to residential, weedy areas, and non-native grassland 
habitats, project development would have no impact on natural habitats or important habitat features, other 
than existing trees on the property.  It is recommended that existing significant native and non-native trees 
supported on the property be preserved, where possible, since these trees provide perching, foraging, and 
possible nesting habitat for songbirds.  Removal of any trees classified as significant would need to be 
mitigated with replacement trees, as determined by the City Forester based on the Land Use Code.  
Additional mitigation plantings would also need to be made for loss of non-significant and nuisance trees 
providing wildlife habitat value.  Mitigation tree plantings could be accomplished by plantings of 
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appropriate native shrubs and trees in the Tract A area around proposed detention.  Species selection 
should be coordinated with Fort Collins Natural Resources staff. 

No other Section 3.4.1 buffer zone or mitigation requirements would apply to development of the project 
area. 

This concludes Cedar Creek Associates, Inc.’s evaluation of the 2620 W. Elizabeth project area.  If you have 
any questions or require additional information regarding my evaluation, please give me a call. 

Sincerely, 
 INC. 

T. Michael Phelan 
Principal 
Senior Wildlife Biologist 
 
pc:  The Birdsall Group 
 
attachments:  Figure 1, Habitat Mapping for the 2620 W. Elizabeth Project Area 

Photos 1 through 6 of the 2620 W. Elizabeth Project Area 
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A. GENERAL NOTES

1. All materials, workmanship, and construction of public improvements shall meet or exceed the standards and specifications set forth in the Larimer County Urban Area Street Standards and applicable state and federal regulations. Where there is conflict between these plans and the
specifications, or any applicable standards, the most restrictive standard shall apply. All work shall be inspected and approved by the City of Fort Collins.

2. All references to any published standards shall refer to the latest revision of said standard, unless specifically stated otherwise.

3. These public improvement construction plans shall be valid for a period of three years from the date of approval by the City of Fort Collins Engineer. Use of these plans after the expiration date will require a new review and approval process by the City of Fort Collins prior to commencement of
any work shown in these plans.

4. The engineer who has prepared these plans, by execution and/or seal hereof, does hereby affirm responsibility to the City of Fort Collins, as beneficiary of said engineer's work, for any errors and omissions contained in these plans, and approval of these plans by the City of Fort Collins
Engineer shall not relieve the engineer who has prepared these plans of all such responsibility. Further, to the extent permitted by law, the engineer hereby agrees to hold harmless and indemnify the City of Fort Collins, and its officers and employees, from and against all liabilities, claims, and
demands which may arise from any errors and omissions contained in these plans.

5. All storm sewer construction, as well as power and other "dry" utility installations, shall conform to the City of Fort Collins standards and specifications current at the date of approval of the plans by the City of Fort Collins Engineer.

6. The type, size, location and number of all known underground utilities are approximate when shown on the drawings. It shall be the responsibility of the Developer to verify the existence and location of all underground utilities along the route of the work before commencing new construction.
The Developer shall be responsible for unknown underground utilities.

7. The Developer shall contact the Utility Notification Center of Colorado (UNCC) at 1-800-922-1987, at least 2 working days prior to beginning excavation or grading, to have all registered utility locations marked. Other unregistered utility entities (i.e. ditch / irrigation company) are to be located by
contacting the respective representative. Utility service laterals are also to be located prior to beginning excavation or grading. It shall be the responsibility of the Developer to relocate all existing utilities that conflict with the proposed improvements shown on these plans.

8. The Developer shall be responsible for protecting all utilities during construction and for coordinating with the appropriate utility company for any utility crossings required.

9. If a conflict exists between existing and proposed utilities and/or a design modification is required, the Developer shall coordinate with the engineer to modify the design. Design modification(s) must be approved by the City of Fort Collins prior to beginning construction.

10. The Developer shall coordinate and cooperate with the City of Fort Collins, and all utility companies involved, to assure that the work is accomplished in a timely fashion and with a minimum disruption of service. The Developer shall be responsible for contacting, in advance, all parties affected
by any disruption of any utility service as well as the utility companies.

11. No work may commence within any public storm water, sanitary sewer or potable water system until the Developer notifies the utility provider. Notification shall be a minimum of 2 working days prior to commencement of any work. At the discretion of the water utility provider, a pre-construction
meeting may be required prior to commencement of any work.

12. The Developer shall sequence installation of utilities in such a manner as to minimize potential utility conflicts. In general, storm sewer and sanitary sewer should be constructed prior to installation of the water lines and dry utilities.

13. The minimum cover over water lines is 4.5 feet and the maximum cover is 6.0 feet unless otherwise noted in the plans and approved by the Water Utility.

14. A State Construction Dewatering Wastewater Discharge Permit is required if dewatering is required in order to install utilities or if water is discharged into a storm sewer, channel, irrigation ditch or any waters of the United States.

15. The Developer shall comply with all terms and conditions of the Colorado Permit for Storm Water Discharge (Contact Colorado Department of Health, Water Quality Control Division, (303) 692-3590), the Storm Water Management Plan, and the Erosion Control Plan.

16. The City of Fort Collins shall not be responsible for the maintenance of storm drainage facilities located on private property. Maintenance of onsite drainage facilities shall be the responsibility of the property owner(s).

17. Prior to final inspection and acceptance by the City of Fort Collins, certification of the drainage facilities, by a registered engineer, must be submitted to and approved by the Stormwater Utility Department. Certification shall be submitted to the Stormwater Utility Department at least two weeks
prior to the release of a certificate of occupancy for single family units. For commercial properties, certification shall be submitted to the Stormwater Utility Department at least two weeks prior to the release of any building permits in excess of those allowed prior to certification per the
Development Agreement.

18. The City of Fort Collins shall not be responsible for any damages or injuries sustained in this Development as a result of groundwater seepage, whether resulting from groundwater flooding, structural damage or other damage unless such damage or injuries are sustained as a result of the City
of Fort Collins failure to properly maintain its water, wastewater, and/or storm drainage facilities in the development.

19. All recommendations of the Final Drainage and Erosion Control Reports for Elizabeth Street Farms dated SEPTEMBER 13, 2017 by Galloway and Company, Inc., shall be followed and implemented.

20. Temporary erosion control during construction shall be provided as shown on the Erosion Control Plan. All erosion control measures shall be maintained in good repair by the Developer, until such time as the entire disturbed areas is stabilized with hard surface or landscaping.

21. The Developer shall be responsible for insuring that no mud or debris shall be tracked onto the existing public street system. Mud and debris must be removed within 24 hours by an appropriate mechanical method (i.e. machine broom sweep, light duty front-end loader, etc.) or as approved by
the the City of Fort Collins street inspector.

22. No work may commence within any improved or unimproved public Right-of-Way until a Right-of-Way Permit or Development Construction Permit is obtained, if applicable.

23. The Developer shall be responsible for obtaining all necessary permits for all applicable agencies prior to commencement of construction. The Developer shall notify the the City of Fort Collins Inspector (Fort Collins - 221-6605) and the City of Fort Collins Erosion Control Inspector (Fort Collins -
221-6700) at least 2 working days prior to the start of any earth disturbing activity, or construction on any and all public improvements. If the City of Fort Collins Engineer is not available after proper notice of construction activity has been provided, the Developer may commence work in the
Engineer absence. However, the City of Fort Collins reserves the right not to accept the improvement if subsequent testing reveals an improper installation.

24. The Developer shall be responsible for obtaining soils tests within the Public Right-of-Way after right of way grading and all utility trench work is complete and prior to the placement of curb, gutter, sidewalk and pavement. If the final soils/pavement design report does not correspond with the
results of the original geotechnical report, the Developer shall be responsible for a re-design of the subject pavement section or, the Developer may use the City of Fort Collins' default pavement thickness section(s). Regardless of the option used, all final soils/pavement design reports shall be
prepared by a licensed Professional Engineer. The final report shall be submitted to the Inspector a minimum of 10 working days prior to placement of base and asphalt. Placement of curb, gutter, sidewalk, base and asphalt shall not occur until the City of Fort Collins Engineer approves the final
report.

25. The contractor shall hire a licensed engineer or land surveyor to survey the constructed elevations of the street subgrade and the gutter flowline at all intersections, inlets, and other locations requested by the the City of Fort Collins inspector. The engineer or surveyor must certify in a letter to
the City of Fort Collins that these elevations conform to the approved plans and specifications. Any deviations shall be noted in the letter and then resolved with the City of Fort Collins before installation of base course or asphalt will be allowed on the streets.

26. All utility installations within or across the roadbed of new residential roads must be completed prior to the final stages of road construction. For the purposes of these standards, any work except c/g above the subgrade is considered final stage work. All service lines must be stubbed to the
property lines and marked so as to reduce the excavation necessary for building connections.

27. Portions of Larimer County are within overlay districts. The Larimer County Flood Plain Resolution should be referred to for additional criteria for roads within these districts.

28. All road construction in areas designated as Wild Fire Hazard Areas shall be done in accordance with the construction criteria as established in the Wild Fire Hazard Area Mitigation Regulations in force at the time of final plat approval.

29. Prior to the commencement of any construction, the contractor shall contact the Local Entity Forester to schedule a site inspection for any tree removal requiring a permit.

30. The Developer shall be responsible for all aspects of safety including, but not limited to, excavation, trenching, shoring, traffic control, and security. Refer to OSHA Publication 2226, Excavating and Trenching.

31. The Developer shall submit a Construction Traffic Control Plan, in accordance with MUTCD, to the appropriate Right-of-Way authority. (The the City of Fort Collins, Larimer County, Colorado), for approval, prior to any construction activities within, or affecting, the Right-of-Way. The Developer
shall be responsible for providing any and all traffic control devices as may be required by the construction activities.

32. Prior to the commencement of any construction that will affect traffic signs of any type, the contractor shall contact the City of Fort Collins Traffic Operations Department, who will temporarily remove or relocate the sign at no cost to the contractor, however, if the contractor moves the traffic sign
then the contractor will be charged for the labor, materials and equipment to reinstall the sign as needed.

33. The Developer is responsible for all costs for the initial installation of traffic signing and striping for the Development related to the Development's local street operations. In addition, the Developer is responsible for all costs for traffic signing and striping related to directing traffic access to and
from the Development.

34. There shall be no site construction activities on Saturdays, unless specifically approved by the City of Fort Collins Engineer, and no site construction activities on Sundays or holidays, unless there is prior written approval by Larimer County.

35. The Developer is responsible for providing all labor and materials necessary for the completion of the intended improvements, shown on these drawings, or designated to be provided, installed, or constructed, unless specifically noted otherwise.

36. Dimensions for layout and construction are not to be scaled from any drawing. If pertinent dimensions are not shown, contact the Designer for clarification, and annotate the dimension on the as-built record drawings.

37. The Developer shall have, onsite at all times, one (1) signed copy of the approved plans, one (1) copy of the appropriate standards and specifications, and a copy of any permits and extension agreements needed for the job.

38. If, during the construction process, conditions are encountered which could indicate a situation that is not identified in the plans or specifications, the Developer shall contact the Designer and the City of Fort Collins Engineer immediately.

39. The Developer shall be responsible for recording as-built information on a set of record drawings kept on the construction site, and available to the Larimer County's Inspector at all times. Upon completion of the work, the contractor(s) shall submit record drawings to the City of Fort Collins
Engineer.

40. The Designer shall provide, in this location on the plan, the location and description of the nearest survey benchmarks (2) for the project as well as the basis of bearings. The information shall be as follows:

PROJECT DATUM: NAVD88

BENCHMARKS: 1-08, SOUTH SIDE OF ELIZABETH STREET, 0.4 MILES WEST OF TAFTHILL ROAD, 135 FEET WEST OF THE CENTERLINE OF TIMBER LANE, ON THE CONCRETE SLAB FOR A PHONE BOX.
ELEVATION: 5107.53

PLEASE NOTE:
THIS PLAN SET IS USING NAVD88 FOR A VERTICAL DATUM. SURROUNDING DEVELOPMENTS HAVE USED NGVD29 UNADJUSTED FOR THEIR VERTICAL DATUMS.

IF NGVD29 UNADJUSTED DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING EQUATION SHOULD BE USED:
NGVD29 UNADJUSTED = NAVD88 - 3.17.

41. All stationing is based on centerline of roadways unless otherwise noted.

42. Damaged curb, gutter and sidewalk existing prior to construction, as well as existing fences, trees, streets, sidewalks, curbs and gutters, landscaping, structures, and improvements destroyed, damaged or removed due to construction of this project, shall be replaced or restored in like kind at
the Developer's expense, unless otherwise indicated on these plans, prior to the acceptance of completed improvements and/or prior to the issuance of the first Certificate of Occupancy.

43. When an existing asphalt street must be cut, the street must be restored to a condition equal to or better than its original condition. The existing street condition shall be documented by the City of Fort Collins Construction Inspector before any cuts are made. Patching shall be done in
accordance with the City of Fort Collins Street Repair Standards. The finished patch shall blend in smoothly into the existing surface. All large patches shall be paved with an asphalt lay-down machine. In streets where more than one cut is made, an overlay of the entire street width, including
the patched area, may be required. The determination of need for a complete overlay shall be made by the Larimer County Engineer and/or the City of Fort Collins Inspector at the time the cuts are made.

44. Upon completion of construction, the site shall be cleaned and restored to a condition equal to, or better than, that which existed before construction, or to the grades and condition as required by these plans.

45. Standard Handicap ramps are to be constructed at all curb returns and at all "T" intersections.

46. After acceptance by the City of Fort Collins, public improvements depicted in these plans shall be guaranteed to be free from material and workmanship defects for a minimum period of two years from the date of acceptance.

47. The City of Fort Collins shall not be responsible for the maintenance of roadway and appurtenant improvements, including storm drainage structures and pipes, for the following private streets: PRIVATE DRIVE PEAR STREET and PRIVATE DRIVE BARTLETT DRIVE.

CONSTRUCTION NOTES

A. GRADING AND EROSION CONTROL NOTES

1. The erosion control inspector must be notified at least twenty-four (24) hours prior to any construction on this site.

2. There shall be no earth-disturbing activity outside the limits designated on the accepted plans.

3. All required perimeter silt and construction fencing shall be installed prior to any land disturbing activity (stockpiling, stripping, grading, etc). All other required erosion control measures shall be installed at the appropriate time in the construction sequence as indicated in the approved project
schedule, construction plans, and erosion control report.

4. At all times during construction, the Developer shall be responsible for preventing and controlling on-site erosion including keeping the property sufficiently watered so as to minimize wind blown sediment. The Developer shall also be responsible for installing and maintaining all erosion control
facilities shown herein.

5. Pre-disturbance vegetation shall be protected and retained wherever possible. Removal or disturbance of existing vegetation shall be limited to the area(s) required for immediate construction operations, and for the shortest practical period of time.

6. All soils exposed during land disturbing activity (stripping, grading, utility installations, stockpiling, filling, etc.) shall be kept in a roughened condition by ripping or disking along land contours until mulch, vegetation, or other permanent erosion control BMPs are installed. No soils in areas outside
project street rights-of-way shall remain exposed by land disturbing activity for more than thirty (30) days before required temporary or permanent erosion control (e.g. seed/mulch, landscaping, etc.) is installed, unless otherwise approved by the City/County.

7. In order to minimize erosion potential, all temporary (structural) erosion control measures shall:

a. Be inspected at a minimum of once every two (2) weeks and after each significant storm event and repaired or reconstructed as necessary in order to ensure the continued performance of their intended function.
b. Remain in place until such time as all the surrounding disturbed areas are sufficiently stabilized as determined by the erosion control inspector.
c. Be removed after the site has been sufficiently stabilized as determined by the erosion control inspector.

8. When temporary erosion control measures are removed, the Developer shall be responsible for the clean up and removal of all sediment and debris from all drainage infrastructure and other public facilities.

9. The contractor shall clean up any construction materials inadvertently deposited on existing streets, sidewalks, or other public rights of way, and make sure streets and walkways are cleaned at the end of each working day.

10. All retained sediments, particularly those on paved roadway surfaces, shall be removed and disposed of in a manner and location so as not to cause their release into any waters of the United States.

11. No soil stockpile shall exceed ten (10) feet in height. All soil stockpiles shall be protected from sediment transport by surface roughening, watering, and perimeter silt fencing. Any soil stockpile remaining after thirty (30) days shall be seeded and mulched.

12. The stormwater volume capacity of detention ponds will be restored and storm sewer lines will be cleaned upon completion of the project and before turning the maintenance over to the City/County or Homeowners Association (HOA).

13. City Ordinance and Colorado Discharge Permit System (CDPS) requirements make it unlawful to discharge or allow the discharge of any pollutant or contaminated water from construction sites. Pollutants include, but are not limited to discarded building materials, concrete truck washout,
chemicals, oil and gas products, litter, and sanitary waste. The developer shall at all times take whatever measures are necessary to assure the proper containment and disposal of pollutants on the site in accordance with any and all applicable local, state, and federal regulations.

14. A designated area shall be provided on site for concrete truck chute washout. The area shall be constructed so as to contain washout material and located at least fifty (50) feet away from any waterway during construction. Upon completion of construction activities the concrete washout
material will be removed and properly disposed of prior to the area being restored.

15. Conditions in the field may warrant erosion control measures in addition to what is shown on these plans. The Developer shall implement whatever measures are determined necessary, as directed by the City.

B. STREET IMPROVEMENT NOTES

1. All street construction is subject to the General Notes on the cover sheet of these plans as well as the Street Improvements Notes listed here.

2. A paving section design, signed and stamped by a Colorado licensed Engineer, must be submitted to the City of Fort Collins Engineer for approval, prior to any street construction activity, (full depth asphalt sections are not permitted at a depth greater than 8 inches of asphalt). The job mix shall
be submitted for approval prior to placement of any asphalt.

3. Where proposed paving adjoins existing asphalt, the existing asphalt shall be saw cut, a minimum distance of 12 inches from the existing edge, to create a clean construction joint. The Developer shall be required to remove existing pavement to a distance where a clean construction joint can
be made. Wheel cuts shall not be allowed unless approved by the City of Fort Collins Engineer in Fort Collins.

4. Street subgrades shall be scarified the top 12 inches and re-compacted prior to subbase installation. No base material shall be laid until the subgrade has been inspected and approved by the City of Fort Collins Engineer.

5. Ft. Collins only. Valve boxes and manholes are to be brought up to grade at the time of pavement placement or overlay. Valve box adjusting rings are not allowed.

6. When an existing asphalt street must be cut, the street must be restored to a condition equal to or better than its original condition. The existing street condition shall be documented by the Inspector before any cuts are made. Cutting and patching shall be done in conformance with Chapter 25,
Reconstruction and Repair. The finished patch shall blend smoothly into the existing surface. The determination of need for a complete overlay shall be made by the City of Fort Collins Engineer. All overlay work shall be coordinated with adjacent landowners such that future projects do not cut
the new asphalt overlay work.

7. All traffic control devices shall be in conformance with these plans or as otherwise specified in MUTCD (including Colorado supplement) and as per the Right-of-Way Work Permit traffic control plan.

8. The Developer is required to perform a gutter water flow test in the presence of the City of Fort Collins Inspector and prior to installation of asphalt. Gutters that hold more than 1/4 inch deep or 5 feet longitudinally, of water, shall be completely removed and reconstructed to drain properly.

9. Prior to placement of H.B.P. or concrete within the street and after moisture/density tests have been taken on the subgrade material (when a full depth section is proposed) or on the subgrade and base material (when a composite section is proposed), a mechanical "proof roll" will be required.
The entire subgrade and/or base material shall be rolled with a heavily loaded vehicle having a total GVW of not less than 50,000 lbs. and a single axle weight of at least 18,000 lbs. with pneumatic tires inflated to not less that 90 p.s.i.g. "Proof roll" vehicles shall not travel at speeds greater than
3 m.p.h. Any portion of the subgrade or base material which exhibits excessive pumping or deformation, as determined by the City of Fort Collins Engineer, shall be reworked, replaced or otherwise modified to form a smooth, non-yielding surface. The City of Fort Collins Engineer shall be
notified at least 24 hours prior to the "proof roll." All "proof rolls" shall be preformed in the presence of an Inspector.

C. TRAFFIC SIGNING AND PAVEMENT MARKING CONSTRUCTION NOTES

1. All signage and marking is subject to the General Notes on the cover sheet of these plans, as well as the Traffic Signing and Marking Construction Notes listed here.

2. All symbols, including arrows, ONLYS, crosswalks, stop bars, etc. shall be pre-formed thermo-plastic.

3. All signage shall be per the City of Fort Collins Standards and these plans or as otherwise specified in MUTCD.

4. All lane lines for asphalt pavement shall receive two coats of latex paint with glass beads.

5. All lane lines for concrete pavement should be epoxy paint.

6. Prior to permanent installation of traffic striping and symbols, the Developer shall place temporary tabs or tape depicting alignment and placement of the same. Their placement shall be approved by the City of Fort Collins Traffic Engineer prior to permanent installation of striping and symbols.

7. Pre-formed thermo-plastic applications shall be as specified in these Plans and/or these Standards.

8. Epoxy applications shall be applied as specified in CDOT Standard Specifications for Road and Bridge Construction.

9. All surfaces shall be thoroughly cleaned prior to installation of striping or markings.

10. All sign posts shall utilize break-away assemblies and fasteners per the Standards.

11. A field inspection of location and installation of all signs shall be performed by the City of Fort Collins Traffic Engineer. All discrepancies identified during the field inspection must be corrected before the 2-year warranty period will begin.

12. The Developer installing signs shall be responsible for locating and protecting all underground utilities.

13. Special care shall be taken in sign location to ensure an unobstructed view of each sign.

14. Signage and striping has been determined by information available at the time of review. Prior to initiation of the warranty period,the City of Fort Collins Traffic Engineer reserves the right to require additional signage and/or striping if the City of Fort Collins Traffic Engineer determines that an
unforeseen condition warrants such signage according to the MUTCD or the CDOT M and S Standards. All signage and striping shall fall under the requirements of the 2-year warranty period for new construction (except fair wear on traffic markings).

15. Sleeves for sign posts shall be required for use in islands/medians. Refer to Chapter 14, Traffic Control Devices, for additional detail.

D. STORM DRAINAGE NOTES

1. The City of Fort Collins shall not be responsible for the maintenance of storm drainage facilities located on private property. The Developer shall be responsible for maintenance of all storm drainage facilities that are constructed outside of the public right-of-way that are cited herein: The onsite
storm and outfall facility.

2. All other storm drainage facilities designed with these utility plans are public and shall be maintained by the City of Fort Collins.

3. All recommendations of the Final Drainage and Erosion Control Reports for Elizabeth Street Farms dated SEPTEMBER 13, 2017 by Galloway and Company, shall be followed and implemented.

4. Prior to final inspection and acceptance by the City of Fort Collins, certification of the drainage facilities, by a registered engineer, must be submitted to and approved by the Stormwater Utility Department. Certification shall be submitted to the Stormwater Utility Department at least two weeks
prior to the release of a certificate of occupancy for single family units. For commercial properties, certification shall by submitted to the Stormwater Utility Department at least two weeks prior to the release of any building permits in excess of those allowed prior to certification per the
Development Agreement.

5. 18" minimum vertical separation from other utilities required. Less than 18" will require a steel or concrete encasement of the lower sewer or water.

E. WATERLINE NOTES:

1. The minimum cover over water lines is 4.5 feet and the maximum cover is 5.5 feet unless otherwise noted in the plans and approved by the Water Utility.
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NOTES:

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE
UTILITY COMPANY AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE
CONSIDERED AN APPROXIMATE LOCATION ONLY. IT IS THE CONTRACTOR'S RESPONSIBILITY
TO FIELD VERIFY THE LOCATION OF ALL UTILITIES, PUBLIC OR PRIVATE, WHETHER SHOWN
ON THE PLANS OR NOT, PRIOR TO CONSTRUCTION. REPORT ANY DISCREPANCIES TO THE
ENGINEER PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL BE RESPONSIBLE TO CALL
ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY
EXACT UTILITY LOCATION.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING DEMOLITION, REMOVAL,
REPLACEMENT, AND DISPOSAL OF ALL FACILITIES AND MATERIAL.

3. ALL SYMBOLS ARE GRAPHICAL IN NATURE AND ARE NOT TO SCALE.

4. CONTACT THE ALTA SURVEYOR (GALLOWAY & COMPANY, INC.) FOR INQUIRIES RELATED TO
THE EXISTING SITE SURVEY AND ALTA DATED JULY 16, 2016.

5. CURB, GUTTER AND SIDEWALK SHALL BE REMOVED TO THE NEAREST JOINT.

6. CONTRACTOR SHALL COORDINATE THE REMOVAL AND/OR SALVAGING OF ALL EXISTING
TREES WITH THE APPROVED LANDSCAPE PLANS. COORDINATE THE REMOVAL OF ALL
OTHER PLANTINGS WITH THE APPROVED LANDSCAPE PLANS.

7. THE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGE THAT MAY OCCUR TO ANY
ON-SITE, PUBLIC OR PRIVATE FACILITY AS A RESULT OF THE CONSTRUCTION PROCESS. THE
CONTRACTOR SHALL PROTECT TO THE EXTENT POSSIBLE ALL EXISTING FEATURES THAT
ARE NOT TO BE REMOVED ADJACENT TO OR WITHIN THE CONSTRUCTION AREA.

8. THE LIMITS OF STREET CUT ARE APPROXIMATE. FINAL LIMITS ARE TO BE DETERMINED IN THE
FIELD BY THE CITY ENGINEER INSPECTOR. ALL REPAIRS TO BE PER THE LATEST CITY
STREET REPAIR STANDARDS.

9. CONTRACTOR SHALL COORDINATE ALL CONSTRUCTION ITEMS THAT IMPACT ADJACENT
PROPERTIES WITH THE PROPERTY OWNERS PRIOR TO BEGINNING ANY CONSTRUCTION
ACTIVITIES.

10. PROJECT BASIS OF BEARING: GEODETIC NORTH DERIVED GPS OBSERVATIONS AND
CONSIDERING THE SOUTH LINE OF THE NORTHWEST QUARTER OF SECTION 16, TOWNSHIP 7
NORTH, RANGE 69 WEST OF THE 6TH PM AS BEARING N 89°22'29 W. SAID SOUTH LINE BEING
MONUMENTED AT ITS TERMINI BY A 3-1/4" ALUMINUM CAP ON A NUMBER 6 REBAR, AND
INSCRIBED "CITY OF FORT COLLINS - PLS 20123" AS SHOWN, WITH A DISTANCE OF 2590.84
FEET BETWEEN SAID MONUMENTS.

11. CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND REMOVING EXISTING SEPTIC
SYSTEM.

6"W

8" SS

EXISTING WATER MAIN

EXISTING SANITARY SEWER

EXISTING IRRIGATION PIPE

EXISTING UNDERGROUND ELECTRIC LINE

EXISTING OVERHEAD ELECTRIC LINE

EXISTING UNDERGROUND TELEPHONE LINE

EXISTING WOOD FENCE

EXISTING WIRE FENCE

EXISTING IRRIGATION DITCH

EXISTING RIGHT-OF-WAY

EXISTING LOTLINE

EXISTING EASEMENT LINE

PROPERTY BOUNDARY

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING CURB AND GUTTER

EXISTING FIRE HYDRANT

EXISTING WATER VALVE

EXISTING MANHOLE

EXISTING TREES

12"IRR

UT

OHE

5009

5110

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

General Manager
REVIEWED BY:

Date

UTILITY PLAN REVIEW
Pleasant Valley and Lake Canal Company

REVIEW DOES NOT CONSTITUTE "APPROVAL" OF PLANS. PLAN ENGINEER IS RESPONSIBLE
FOR ACCURACY AND COMPLETENESS.

( IN FEET )
1 inch = ft.

030 30

30

60 90



6''
W

6''
W

R15'

WEST ELIZABETH STREET

VALLEY HI
SUBDIVISION

BLOCK 4

LOT 1

LOT 2

LOT 3

LOT 4

LOT 5WEST PLUM STREET-
A PLANNED UNIT
DEVELOPMENT

LOT 5

RHODES
SUBDIVISION

LOT 1

LOT 2

LOT 3

LOT 6

WEST PLUM STREET-
A PLANNED UNIT
DEVELOPMENT

LOT 7

LOT 8

BLOCK 1

BLOCK 1

LOT 1

LOT 2

LOT 3

LOT 4
LOT 5

LOT 6 LOT 7 LOT 8 LOT 9

OUTLOT A

PE
AR

 S
TR

EE
T

(P
RI

VA
TE

 D
RI

VE
)

BARTLETT DRIVE
(PRIVATE DRIVE)

EXISTING
HOUSE

EMERGENCY ACCESS ROAD,
ROAD BASE TO SUPPORT 40
TON PER GEOTECH REPORT.

5' SIDEWALK

8'

4'

6'

6' 6'

20' EMERGENCY
ACCESS EASEMENT

6'

4'

6'

20' EMERGENCY
ACCESS EASEMENT

R68'

R30'

R180'

R20'

R20'
R15'

R15'

R20'

R10'

R20'

R79.4'

R74.4'

R168.6'
R173.6'

R18.6'

R23.6'

36
.5 '

R.
O .

W

6.5
' A

CC
ES

S
EA

S E
ME

NT

11
'B

US
BA

Y
AN

D
ST

OP

5.75'

198'

R1
5'

R1
5'

58'

175.42'

50'
58'

127.38'

3.21'

125.98'

188.46'

45.92'

30' -

0.66'

50'

36
.7'

72
.07

'

30
'

-

38
' 

-

24
.5 '

℄ -


10
'D

RA
IN

AG
E

AN
D

UT
IL

IT
Y

EA
SE

ME
NT

10
'D

RA
IN

AG
E

AN
D

UT
IL

IT
Y

EA
SE

ME
NT

15
' D

RA
IN

A G
E

AN
D

UT
I L

IT
Y

EA
SE

ME
N T

15' BUILDING
SETBACK

15
'B

UI
LD

IN
G

SE
TB

AC
K

15
'B

UI
LD

IN
G

SE
TB

AC
K

15
'B

UI
LD

IN
G

SE
TB

AC
K

15
'B

UI
LD

IN
G

SE
TB

AC
K

15
'B

UI
LD

IN
G

SE
TB

AC
K

5' BUILDING
SETBACK

5' BUILDING
SETBACK

20
'B

UI
LD

IN
G

SE
TB

AC
K

20
'B

UI
LD

IN
G

SE
TB

AC
K

20
'B

UI
LD

IN
G

SE
TB

AC
K

20
'B

UI
LD

IN
G

SE
TB

AC
K

20
'B

UI
LD

IN
G

SE
TB

AC
K

20
'B

UI
LD

IN
G

SE
TB

AC
K

15
' B

UI
LD

IN
G

SE
T B

AC
K

15
' B

UI
LD

IN
G

SE
T B

AC
K

15
'B

UI
LD

IN
G

SE
T B

AC
K

5'
BU

ILD
IN

G
SE

TB
AC

K5' 
BU

ILD
IN

G
SE

TB
AC

K

15' BUILDING
SETBACK

20' BUILDING
SETBACK

10' DRAINAGE AND
UTILITY EASEMENT

15
' D

RA
IN

A G
E

AN
D

UT
I L

IT
Y

EA
SE

ME
N T

5' BUILDINGSETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

15' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDING
SETBACK

5' BUILDINGSETBACK

10' DRAINAGE AND
UTILITY EASEMENT

10' DRAINAGE AND
UTILITY EASEMENT

15' BUILDING
SETBACK

20' BUILDINGSETBACK

20
' B

UIL
DIN

G
SE

TB
AC

K

5' BUILDING

SETBACK

5' BUILDING

SETBACK

6.4'

6.4
'

6.4
'

5'
SI

DE
W

AL
K

6.4'

SIDEWALK CHASE
SEE DETAIL

D-10B

OUTLET STRUCTURE

R2
13

.6'
R2

08
.6'

R1
80

'

R1
5'

R1
5'

R3
6'

R3
0'

R3
0'

R2
0'

PLAYGROUND

PROPOSED SAWCUT

PROPOSED
SAWCUT

PROPOSED SAWCUT

PROPOSED
SAWCUT

2

1

2

3

3 3

44

4

4

4

4 4

45
5

6

7

7

7

7

8

8

R5'

R20'

R20'
R25 '

R1
0'

R5'

10
'IR

RI
GA

TIO
N

EA
SE

ME
NT10' IRRIGATION

EASEMENT

TRACT A

DRIVEWAY ENTRANCE
SEE DETAIL 707.2

10
'IR

RI
GA

TIO
N

EA
SE

ME
NT

R50'

R26'

R5'

R25'

R26'

7

7
7 7

9' U
TIL

ITY
EAS

EMENT

9'
UT

ILI
TY

EA
SE

ME
NT

#

5265 Ronald Reagan Blvd., Suite 210
Johnstown, CO 80534
970.800.3300 O
www.gallowayUS.com

2016. Galloway & Company, Inc. All Rights Reserved

Date:

Drawn By:

Project No:

Checked By:

THESE PLANS ARE AN INSTRUMENT OF
SERVICE AND ARE THE PROPERTY OF
GALLOWAY, AND MAY NOT BE DUPLICATED,
DISCLOSED, OR REPRODUCED WITHOUT
THE WRITTEN CONSENT OF GALLOWAY.
COPYRIGHTS AND INFRINGEMENTS WILL
BE ENFORCED AND PROSECUTED.

COPYRIGHT

 H
:\H

igh
 P

lai
ns

 B
uil

de
rs

\C
O,

 F
or

t C
oll

ins
 - 

HP
B0

00
00

1.
01

 - 
El

iza
be

th
 &

 P
ea

r\C
AD

D\
3-

CD
\H

PB
1.

01
_C

2.
0-

SP
.d

wg
   

LA
YO

UT
 N

AM
E:

 C
2.0

   D
AT

E:
 Se

p 1
2, 

20
17

 - 4
:33

pm
 C

AD
 O

PE
RA

TO
R:

 ja
me

s_
pre

log

LI
ST

 O
F 

XR
EF

S:
  [

x_
HP

B1
.0

1_
TB

] [
x-

HP
B1

.0
1_

PB
as

e] 
[x-

HP
B1

.0
1_

ES
ite

] [
x-

HP
B1

.01
_E

Ut
il] [

x-H
PB

1.0
1_

Le
ge

nd
_S

P]
 [x

-H
PB

1.0
1_

EM
ap

]

NOT FOR CONSTRUCTION

09.
13.

201
7

HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

LEGEND:

PROPOSED CURB AND GUTTER

PROPOSED LOT LINE

PROPOSED RIGHT OF WAY

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

NOTES:

1. THE SIZE, TYPE AND LOCATION OF ALL KNOWN UNDERGROUND UTILITIES ARE APPROXIMATE WHEN
SHOWN ON THESE DRAWINGS. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE
EXISTENCE OF ALL UNDERGROUND UTILITIES IN THE AREA OF THE WORK BEFORE COMMENCING NEW
CONSTRUCTION. THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL UNDERGROUND UTILITIES
AND SHALL BE RESPONSIBLE FOR ALL UNKNOWN UNDERGROUND UTILITIES.

2. SEE SOILS REPORT BY HOLLINGSWORTH ASSOCIATES, INC. DATED OCTOBER 12, 2016 FOR PAVEMENT AND
SUBGRADE PREPARATION, DESIGN AND RECOMMENDATIONS. HOLLINGSWORTH ASSOCIATES, INC. SHALL
CONFIRM PAVEMENT SECTIONS PRIOR TO PAVEMENT.

3. REFER TO SURVEY DOCUMENTS FOR ADDITIONAL RIGHT-OF-WAY, EASEMENT AND ROADWAY CENTERLINE
INFORMATION.

4. BUILDING POINTS ARE AT CORNERS OF NOMINAL BUILDING FOOTPRINTS. CONTRACTOR SHALL CONFIRM
ALL BUILDING CORNERS AND DIMENSIONS WITH ARCHITECT PRIOR TO CALLING FOR STAKES.

5. ALL DIMENSIONS REFERENCE FLOWLINE, BUILDING OR PROPERTY LINE UNLESS SPECIFIED OTHERWISE.

6. ALL STRIPING AND PAVEMENT MARKINGS SHALL COMPLY WIT THE MUTCD AND SECTION 627 OF THE CDOT
SPECIFICATIONS.

7. ALL TRAFFIC CONTROL SIGNS SHALL CONFORM TO THE REQUIREMENTS OF THE MUTCD WITH REGARD TO
SIGN TYPE. SIZE, LOCATION AND MOUNTING SPECIFICATIONS.

8. ALL H/C RAMPS SHALL HAVE TRUNCATED DOMES PER DETAIL ON SHEET C2.1.

9. REFER TO DETAIL SHEET C2.1 FOR SIGN REQUIREMENTS. PROVIDE 2.5' CLEAR FROM FLOWLINE TO POST.

1

2

STANDARD DRIVEWAY APPROACH
(SEE LCUASS DETAIL 707.2)

4

6

73

12" CONCRETE RIBBON "EMERGENCY VEHICLES ONLY - 40 TON LIMIT" SIGN

0" TO 6" CURB FACE 2' TRANSITION

PEDESTRIAN RAMP

"FIRE LANE NO PARKING" SIGN

5 2.5' VERTICAL CURB AND GUTTER

CONCRETE PLAYGROUND

8

TRANSITION FROM ROLLOVER TO VERTICAL
CURB AND GUTTER

( IN FEET )
1 inch = ft.
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P.O. Box 2796

Gillette, WY 82717
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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner
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DateCity Engineer
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Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:
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Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

NOTES:

LEGEND:

PROPOSED STORM SEWER

PROPOSED MINOR CONTOUR

PROPOSED MAJOR CONTOUR

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

PROPOSED SPOT ELEVATION

EXISTING SPOT ELEVATION

PROPOSED SLOPES

RIPRAP

LOT TEMPLATE

PROPOSED CURB AND GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOTLINE

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE UTILITY
COMPANY AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE CONSIDERED AN
APPROXIMATE LOCATION ONLY. IT IS THE CONTRACTOR'S RESPONSIBILITY TO FIELD VERIFY THE
LOCATION OF ALL UTILITIES, PUBLIC OR PRIVATE, WHETHER SHOWN ON THE PLANS OR NOT, PRIOR TO
CONSTRUCTION. REPORT ANY DISCREPANCIES TO THE ENGINEEER PRIOR TO CONSTRUCTION. THE
CONTRACTOR SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR
TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATION.

2. REFER TO THE PLAT FOR LOT, TRACT, EASEMENTS AND OTHER SURVEY INFORMATION.

3. ELEVATIONS SHOWN HAVE BEEN ABBREVIATED. THE ENTIRE ELEVATION IS THE ELEVATION SHOWN PLUS
5100 FEET (9.10 = 5109.10).

4. CONTOURS SHOWN OUTSIDE OF STREET RIGHT-OF-WAY ARE OVERLOT CONTOURS. CONTOURS SHOWN
WITHIN THE STREET RIGHT-OF-WAY ARE FINISHED GRADE.

5. CURB SPOTS SHOWN ARE FLOWLINE ELEVATIONS. ALL OTHER SPOTS ARE LOT CORNERS, OVERLOT OR
FINISHED GRADE FOR LANDSCAPE AREAS.

6. SEE DETAIL SHEET C3.2 FOR LOT TEMPLATES.

7. 4:1 MAX TIE TO EXISTING SURFACE AT END OF PHASE IF REQUIRED.

8. FHA GRADING SHOWN FOR REFERENCE ONLY. LOT SPECIFIC PLOT PLANS TO BE SUBMITTED TO THE
CITY FOR APPROVAL ONCE INDIVIDUAL FOOTPRINTS ARE DETERMINED.

2.0% 4:1

21.00

09

21.00

5009

5110

5110

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

General Manager
REVIEWED BY:

Date

UTILITY PLAN REVIEW
Pleasant Valley and Lake Canal Company

REVIEW DOES NOT CONSTITUTE "APPROVAL" OF PLANS. PLAN ENGINEER IS RESPONSIBLE
FOR ACCURACY AND COMPLETENESS.

( IN FEET )
1 inch = ft.
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
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PROPOSED MANHOLE

PROPOSED WATER LOWERING

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE UTILITY
COMPANY AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE CONSIDERED AN
APPROXIMATE LOCATION ONLY. IT IS THE CONTRACTOR'S RESPONSIBILITY TO FIELD VERIFY THE
LOCATION OF ALL UTILITIES, PUBLIC OR PRIVATE, WHETHER SHOWN ON THE PLANS OR NOT, PRIOR TO
CONSTRUCTION. REPORT ANY DISCREPANCIES TO THE ENGINEEER PRIOR TO CONSTRUCTION. THE
CONTRACTOR SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR
TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATION.

2. REFER TO THE PLAT FOR LOT, TRACT, EASEMENTS AND OTHER SURVEY INFORMATION.

3. ELEVATIONS SHOWN HAVE BEEN ABBREVIATED. THE ENTIRE ELEVATION IS THE ELEVATION SHOWN PLUS
5100 FEET (9.10 = 5109.10).

4. CONTOURS SHOWN OUTSIDE OF STREET RIGHT-OF-WAY ARE OVERLOT CONTOURS. CONTOURS SHOWN
WITHIN THE STREET RIGHT-OF-WAY ARE FINISHED GRADE.

5. CURB SPOTS SHOWN ARE FLOWLINE ELEVATIONS. ALL OTHER SPOTS ARE LOT CORNERS, OVERLOT OR
FINISHED GRADE FOR LANDSCAPE AREAS.

6. SEE DETAIL SHEET C3.2 FOR LOT TEMPLATES.

7. 4:1 MAX TIE TO EXISTING SURFACE AT END OF PHASE IF REQUIRED.

8. FHA GRADING SHOWN FOR REFERENCE ONLY. LOT SPECIFIC PLOT PLANS TO BE SUBMITTED TO THE
CITY FOR APPROVAL ONCE INDIVIDUAL FOOTPRINTS ARE DETERMINED.

2.0% 4:1

21.00

09

21.00

5009

5110

5110

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

General Manager
REVIEWED BY:

Date

UTILITY PLAN REVIEW
Pleasant Valley and Lake Canal Company

REVIEW DOES NOT CONSTITUTE "APPROVAL" OF PLANS. PLAN ENGINEER IS RESPONSIBLE
FOR ACCURACY AND COMPLETENESS.

( IN FEET )
1 inch = ft.
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

NOTES:

LEGEND:

8"W

6"W

8"SS

PROPOSED WATER MAIN

PROPOSED SANITARY SEWER

PROPOSED STORM SEWER

PROPOSED WATER SERVICE

PROPOSED SANITARY SEWER SERVICE

EXISTING WATER MAIN

EXISTING IRRIGATION

EXISTING SANITARY SEWER

EXISTING OVERHEAD ELECTRIC

PROPOSED FIRE HYDRANT

PROPOSED CURB AND GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOTLINE

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

8"SS

12"IRR

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE UTILITY COMPANY
AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE CONSIDERED AN APPROXIMATE
LOCATION ONLY. IT IS THE CONTRACTOR'S RESPONSIBILITY TO FIELD VERIFY THE LOCATION OF ALL
UTILITIES, PUBLIC OR PRIVATE, WHETHER SHOWN ON THE PLANS OR NOT, PRIOR TO CONSTRUCTION.
REPORT ANY DISCREPANCIES TO THE ENGINEER PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL BE
RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY CONSTRUCTION TO
VERIFY EXACT UTILITY LOCATION.

2. WATER SERVICE PROVIDED BY CITY OF FORT COLLINS. WATER CONSTRUCTION SHALL BE PER CITY OF
FORT COLLINS STANDARD CONSTRUCTION SPECIFICATIONS, LATEST EDITION.

3. SEWER SERVICE PROVIDED BY CITY OF FORT COLLINS. SEWER CONSTRUCTION SHALL BE PER CITY OF
FORT COLLINS STANDARD CONSTRUCTION SPECIFICATIONS, LATEST EDITION.

4. MINIMUM DEPTH OF COVER OVER WATER MAINS SHALL BE 4.5' AND MAXIMUM COVER SHALL BE 5.5'
UNLESS OTHERWISE NOTED.

5. SANITARY SEWER SERVICES SHALL BE SDR-35 PVC AND WATER MAINS SHALL BE AWWA C-900 PVC.

6. ALL WATER FITTINGS AND VALVES ARE ARE NOT TO SCALE AND ARE ONLY GRAPHICALLY REPRESENTED.

7. UTILITY SERVICES SHOWN ARE SCHEMATIC ONLY. EXACT LOCATIONS SHALL BE PER THE REQUIREMENTS
OF THE RESPECTIVE UTILITY PROVIDERS, AND ARE SUBJECT TO CHANGE IN THE FIELD.

8. MAINTAIN 10' HORIZONTAL AND 18" VERTICAL MINIMUM SEPARATION BETWEEN ALL SANITARY SEWER
MAINS, WATER MAINS & SERVICES.

9. REFER TO THE PLAT FOR LOT, TRACT, EASEMENTS AND OTHER SURVEY INFORMATION.

10. THE LIMITS OF STREET CUT ARE APPROXIMATE. FINAL STREET CUT LIMITS ARE TO BE DETERMINED IN
THE FIELD BY THE CITY ENGINEERING INSPECTOR. ALL REPAIRS TO BE PER THE CITY STREET REPAIR
STANDARDS.

11. CONTRACTOR SHALL ADJUST EXISTING SANITARY SEWER MANHOLES AND SUBDRAIN CLEANOUTS WITHIN
THE RIGHT-OF-WAY PER CITY STANDARDS. ALL MANHOLE RIM ELEVATIONS ARE TO BE ADJUSTED TO 1

4"
BELOW FINISHED GRADE. CONE SECTIONS SHALL BE ROTATED TO PREVENT LIDS BEING LOCATED WITHIN
VEHICLE OR BICYCLE WHEEL PATHS.

12. SEE SHEET C1.0 FOR EXISTING BOUNDARY CORNER COORDINATES.

OHE

S

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

General Manager
REVIEWED BY:

Date

UTILITY PLAN REVIEW
Pleasant Valley and Lake Canal Company

REVIEW DOES NOT CONSTITUTE "APPROVAL" OF PLANS. PLAN ENGINEER IS RESPONSIBLE
FOR ACCURACY AND COMPLETENESS.

( IN FEET )
1 inch = ft.
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P.O. Box 2796

Gillette, WY 82717
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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date
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Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:
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Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner
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Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

STA:

SCALE: H: 1"= V: 1"=

toSANITARY SEWER LINE 1 10+00.00 13+71.69

50 5

1. ALL SANITARY SEWER LINE CONSTRUCTION SHALL CONFORM TO THE LATEST CITY OF FORT COLLINS
“STANDARDS AND SPECIFICATIONS FOR SANITARY SEWER PIPELINE CONSTRUCTION AND
IMPROVEMENTS.”

2. ALL SEWER SERVICES SHALL BE MINIMUM 4 INCH DIAMETER CONSTRUCTED AT A SLOPE OF 2% FROM
THE BUILDING TO THE SEWER MAIN, UNLESS OTHERWISE SPECIFIED AND APPROVED BY THE CITY.

3. ALL 6 INCH DIAMETER SEWER SERVICES SHALL BE CONSTRUCTED AT A SLOPE OF 1% FROM THE
BUILDING TO THE SEWER MAIN.

4. WHEN GROUNDWATER IS ENCOUNTERED CLAY CUT OFF WALLS SHALL BE INSTALLED ON THE
UPSTREAM SIDE OF ALL MANHOLES, IN THE MIDSECTION OF EACH MAIN LINE RUN AT INTERVALS NOT TO
EXCEED 300 FEET, OR AS REQUIRED BY THE CITY. SEE DETAIL SHEETS FOR CLAY CUTOFF WALL DETAIL.

5. FIELD VERIFY INVERT ELEVATION OF SANITARY SEWER AND BASEMENT FINISHED FLOOR ELEVATION
FOR GRAVITY FLOW PRIOR TO CONSTRUCTING FOUNDATIONS.

6. THE CONTRACTOR SHALL SCHEDULE A PRE-CONSTRUCTION MEETING WITH THE CITY OF FORT COLLINS
A MINIMUM OF ONE WEEK BEFORE CONSTRUCTION TO COORDINATE SCHEDULES AND CLARIFY ANY
ADDITIONAL DISTRICT REQUIREMENTS. CONTACT NUMBER IS 970.221.6700.

7. CONTRACTOR SHALL NOTIFY THE CITY'S INSPECTOR FORTY EIGHT HOURS PRIOR TO START OF
CONSTRUCTION.

8. CONTRACTOR SHALL BE RESPONSIBLE FOR COORDINATING FIELD LOCATES AND ELEVATIONS OF ALL
EXISTING UTILITIES PRIOR TO ANY CONSTRUCTION.

9. ALL CONSTRUCTION SHALL BE INSPECTED BY CITY INSPECTOR PRIOR TO BACKFILL.

10. FOR OFFSITE SEWER LINE MANHOLES: MANHOLE RIMS SHALL BE SET FLUSH WITH THE SURFACE WHEN
WITHIN AN ALL WEATHER ACCESS ROADWAY, RIMS SHALL BE SET 6 INCHES ABOVE GRADE IF THEY ARE
NOT WITHIN AN ALL WEATHER ACCESS ROADWAY.

11. CONTRACTOR SHALL LOCATE EXISTING CONNECTION AT HOUSE AND PROVIDE TIE TO PROPOSED
LATERAL PER CITY STANDARDS.

NOTES:

LEGEND:

8"W

S

6"W

8"SS

PROPOSED WATER MAIN

PROPOSED SANITARY SEWER

EXISTING WATER MAIN

EXISTING IRRIGATION

EXISTING SANITARY SEWER

PROPOSED FIRE HYDRANT

PROPOSED STORM SEWER

PROPOSED CURB AND GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOTLINE

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

PROPOSED SANITARY SEWER SERVICE

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

8"SS

12"IRR

( IN FEET )
1 inch = ft.

050 50

50

100 150
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

STA:

SCALE: H: 1"= V: 1"=

toIRRIGATION LINE A 10+00.00 14+70.22

50 5

NOTES:

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE UTILITY COMPANY
AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE CONSIDERED AN APPROXIMATE
LOCATION ONLY. IT IS THE CONTRACTOR'S RESPONSIBILITY TO FIELD VERIFY THE LOCATION OF ALL
UTILITIES, PUBLIC OR PRIVATE, WHETHER SHOWN ON THE PLANS OR NOT, PRIOR TO CONSTRUCTION.
REPORT ANY DISCREPANCIES TO THE ENGINEEER PRIOR TO CONSTRUCTION.

2. PIPE LENGTHS ARE CALCULATED FROM THE CENTER OF MANHOLES AND INLET BOX STRUCTURES. LAYING
LENGTH INCLUDES FLARED END SECTIONS.

3. RCP SHALL BE CLASS III OR GREATER. PIPE MATERIAL, BEDDING, AND INSTALLATION WITHIN PUBLIC
RIGHTS-OF-WAY SHALL BE GOVERNED BY THE CITY OF FORT COLLINS. ALTERNATES (SUCH AS ADS N-12 OR
HP SANITITE) OUTSIDE OF THE R.O.W. SHALL BE APPROVED IN ADVANCE BY THE ENGINEER. ALL JOINTS
SHALL BE 'WATERTIGHT' USING APPROPRIATE GASKETS OR JOINT WRAPS (PER ASTM C443 FOR RCP AND PER
ASTM F477 / D3212 FOR PLASTIC PIPE).

4. ALL MANHOLES LOCATED IN SIDEWALKS AND TRAILS SHALL HAVE PEDESTRIAN RATED LIDS.

5. MANHOLE DIAMETERS SHOWN ARE PER CITY STANDARD DETAIL D-3. CONTRACTOR SHALL VERIFY THAT
MANHOLE DIAMETERS ARE SUFFICIENT FOR INSTALLATION (i.e., WITHIN PRE-CASTER'S TOLERANCES, ETC.).

6. PROVIDE WATER TIGHT JOINTS PER ASTM C443 AT ALL CIRCULAR STORM PIPE.

7. MANHOLES MUST BE SHAPED UNLESS OTHERWISE NOTED. REFER TO PLAN VIEW FOR SHAPED MANHOLES.

LEGEND:

PROPOSED WATER MAIN

PROPOSED SANITARY SEWER

EXISTING IRRIGATION

PROPOSED FIRE HYDRANT

PROPOSED STORM SEWER

PROPOSED CURB & GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOT LINE

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

8"W

8"SS

12"IRR

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

General Manager
REVIEWED BY:

Date

UTILITY PLAN REVIEW
Pleasant Valley and Lake Canal Company

REVIEW DOES NOT CONSTITUTE "APPROVAL" OF PLANS. PLAN ENGINEER IS RESPONSIBLE
FOR ACCURACY AND COMPLETENESS.

( IN FEET )
1 inch = ft.

050 50

50

100 150
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

STA:

SCALE: H: 1"= V: 1"=

toWEST ELIZABETH STREET
LEFT FLOWLINE PROFILE

10+00.00 15+16.86

50 5

1. ALL UTILITY LOCATIONS SHOWN ARE BASED ON MAPS PROVIDED BY THE APPROPRIATE
UTILITY COMPANY AND FIELD SURFACE EVIDENCE AT THE TIME OF SURVEY AND IS TO BE
CONSIDERED AN APPROXIMATE LOCATION ONLY. IT IS THE CONTRACTOR'S
RESPONSIBILITY TO FIELD VERIFY THE LOCATION OF ALL UTILITIES, PUBLIC OR PRIVATE,
WHETHER SHOWN ON THE PLANS OR NOT, PRIOR TO CONSTRUCTION. REPORT ANY
DISCREPANCIES TO THE ENGINEER PRIOR TO CONSTRUCTION. THE CONTRACTOR SHALL
BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY
CONSTRUCTION TO VERIFY EXACT UTILITY LOCATION.

2. SEE SOILS REPORT BY HOLLINGSWORTH ASSOCIATES, INC. FOR PAVEMENT AND
SUBGRADE PREPARATION, DESIGN AND RECOMMENDATIONS.

3. CONTRACTOR SHALL ADJUST EXISTING SANITARY AND STORM SEWER MANHOLES AND
SUBDRAIN CLEANOUTS WITHIN THE RIGHT-OF-WAY PER CITY STANDARDS. ALL MANHOLE
RIM ELEVATIONS ARE TO BE ADJUSTED TO 1

4" BELOW FINISHED GRADE. CONE SECTIONS
SHALL BE ROTATED TO PREVENT LIDS BEING LOCATED WITHIN VEHICLE OR BICYCLE
WHEEL PATHS.

4. EXPANSION JOINTS SHALL BE PROVIDED IN ALL SIDEWALKS AT MAXIMUM SPACING OF 50
FEET.

5. THE LIMITS OF STREET CUT ARE APPROXIMATE. FINAL LIMITS ARE TO BE DETERMINED IN
THE FIELD BY THE CITY ENGINEER INSPECTOR. ALL REPAIRS TO BE PER WITH CITY STREET
REPAIR STANDARDS.

6. SEE SHEET C0.0 FOR TYPICAL SECTIONS.

7. ELEVATIONS SHOWN HAVE BEEN ABBREVIATED. THE ENTIRE ELEVATION IS THE ELEVATION
SHOWN PLUS 5100 FEET (8.71 = 5108.71).

NOTES:

LEGEND:

PROPOSED STORM SEWER

PROPOSED CURB AND GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOTLINE

EASEMENT LINE

BUILDING SETBACK

PROPERTY BOUNDARY

PROPOSED SAWCUT

EXISTING EDGE OF ASPHALT

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

( IN FEET )
1 inch = ft.
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

LEGEND:

PROPOSED STORM SEWER

PROPOSED MINOR CONTOUR

PROPOSED MAJOR CONTOUR

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

RIPRAP

PROPOSED CURB AND GUTTER

PROPOSED RIGHT-OF-WAY

PROPOSED LOTLINE

EASEMENT LINE

BUILDING SETBACK.

PROPERTY BOUNDARY

PROPOSED STORM INLET

PROPOSED MANHOLE

PROPOSED WATER LOWERING

1. THIS EROSION CONTROL PLAN AND ASSOCIATED SWMP ARE LIVING DOCUMENTS REQUIRING PERIODIC
REVIEW AND UPDATING AS SITE CONDITIONS CHANGE OR AS REQUIRED BY LOCAL AUTHORITIES. IT IS
THE CONTRACTOR'S RESPONSIBILITY TO ENSURE ONGOING COMPLIANCE WITH THE REQUIREMENTS
OF THE STORMWATER DISCHARGE PERMIT.

2. THE SIZE, TYPE AND LOCATION OF ALL KNOWN UNDERGROUND UTILITIES ARE APPROXIMATE WHEN
SHOWN ON THESE DRAWINGS. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO VERIFY
THE EXISTENCE OF ALL UNDERGROUND UTILITIES IN THE AREA OF THE WORK. BEFORE COMMENCING
NEW CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ALL UNDERGROUND
UTILITIES AND SHALL BE RESPONSIBLE FOR ALL UNKNOWN UNDERGROUND UTILITIES.

3. EROSION CONTROL PRACTICES, SITE PROTECTION AND REVEGETATION METHODS SHALL FOLLOW
CITY OF FORT COLLINS REGULATIONS.

4. DURING CONSTRUCTION PHASING, INSTALL EROSION CONTROL MEASURES FOLLOWING BMPS WITH
EACH PHASE, AS REQUIRED.

5. FOLLOWING OVERLOT GRADING OR ANY OTHER LAND DISTURBING ACTIVITY, ALL OTHER AREAS OF
THE SITE TO BE DEVELOPED DURING LATER PHASES OF CONSTRUCTION AND WHICH SHALL REMAIN
EXPOSED FOR MORE THAN THIRTY-(30) DAYS WILL REQUIRE TEMPORARY OR PERMANENT EROSION
CONTROL (I.E., SEED/MULCH, LANDSCAPING, ETC.).

6. SEE EROSION CONTROL NOTES ON THIS SHEET AND GRADING & EROSION CONTROL NOTES ON SHEET
C0.1, AS WELL AS DETAILS ON SHEETS C8.1-C8.3.

7. TEMPORARY/PERMANENT SEEDING AND SEED MIX SHALL BE PER THE APPROVED LANDSCAPE PLANS.

GENERAL NOTES:

VEHICLE TRACKING CONTROL PAD

SILT FENCE

PLANTED RIPRAP PROTECTION

SWALE WATTLE DIKE

INLET PROTECTION

CONCRETE WASHOUT AREA

NOTE:
ALL BMPS SHOWN ARE GRAPHICAL IN NATURE. FINAL SIZE
AND LOCATION SHALL BE DETERMINED BY THE CONTRACTOR.

OUTLET PROTECTION PER DETAIL 5 ON SHEET C8.2

EROSION CONTROL BLANKET

STABILIZED STAGING AREA

STOCKPILE MANAGEMENT

ROCK SOCK

WD

SF

OP

IP

CWA

SSA

SP

VTC

RS

ECB

RP

PERMANENT BMPs

TEMPORARY BMPs

SF SF

09

5009

5110

5110

FIBER ROLL PER CITY OF FORT COLLINS DETAIL D-52 FB

( IN FEET )
1 inch = ft.

030 30

30

60 90

Mobilization Demolition Grading
Utilities
Installation

Flat work
Installation

Vertical
Installation Landscape Demobilization

Best Management Practices (BMPs)
Structural "Installation"

Silt Fence Barriers*
Contour Furrows (Ripping / Disking)

Sediment Trap / Filter

Vehicle Tracking Pad*

Flow Barriers (Wattles)*

Inlet Filter Bags*

Any prior inlets
that could use
protecting

Rock Bags*

Any prior inlets
that could use
protecting

Terracing

Stream Flow Diversion*
Rip Rap

Collecting Asphalt / Concrete Saw Cutting Waste

*All BMPs to be Removed once Construction is Complete.

Vegetative

Temporary Seeding Planting

Any time the
site will sit
dorment
longer than
30 Days.

Mulching/Sealant

Any time the
site will sit
dorment
longer than
30 Days.

Permanent Seeding Planting

Sod Installation

Rolled Products : Netting/Blankets/Mats

Any time the
site will sit
dorment
longer than
30 Days.

Other:
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

SILT FENCE WATTLE INSTALLATION

FLOW

3'-4'
ADJACENT ROLLS SHALL
TIGHTLY ABUT

W1 NOTES:

INSTALLATION:
WHEN INSTALLING RUNNING LENGTHS OF WATTLES, BUTT THE SECOND WATTLE TIGHTLY
AGAINST THE FIRST, DO NOT OVERLAP THE ENDS. STAKE THE WATTLES AT EACH END AND
FOUR FOOT ON CENTER. FOR EXAMPLE:

A 25 FOOT WATTLE USES 6 STAKES
A 20 FOOT WATTLE USES 5 STAKES
A 12 FOOT WATTLE USES 4 STAKES

STAKES SHOULD BE DRIVEN THROUGH THE MIDDLE OF THE WATTLE. LEAVING 2 - 3 INCHES
OF THE STAKE PROTRUDING ABOVE THE WATTLE. A HEAVY SEDIMENT LOAD WILL TEND TO
PICK THE WATTLE UP AND COULD PULL IT OFF THE STAKES IF THEY ARE DRIVEN DOWN TOO
LOW. IT MAY BE NECESSARY TO MAKE A HOLE IN THE WATTLE WITH A PICK END OF YOUR
MADDOX IN ORDER TO GET THE STAKE THROUGH THE STRAW. WHEN STRAW WATTLES ARE
USED FOR FLAT GROUND APPLICATIONS, DRIVE THE STAKES STRAIGHT DOWN; WHEN
INSTALLING WATTLES ON SLOPES, DRIVE THE STAKES PERPENDICULAR TO THE SLOPE.

DRIVE THE FIRST END STAKE OF THE SECOND WATTLE AT AN ANGLE TOWARD THE FIRST
WATTLE IN ORDER TO HELP ABUT THEM TIGHTLY TOGETHER. IF YOU HAVE DIFFICULTY
DRIVING THE STAKE INTO EXTREMELY HARD OR ROCKY SLOPES, A PILOT BAR MAY BE
NEEDED TO BEGIN THE STAKE HOLE.

1"x 1" WOOD STAKES
18"-24"

BAILING WIRE OR
NYLON ROPE

WATTLE "A" WATTLE "B"

1' 2'
TYP.

1' 1'

W2 NOTES:

INSTALLATION:
STAKES SHOULD BE DRIVEN ACROSS FROM EACH OTHER AND ON EACH
SIDE OF THE WATTLE. LEAVING 4"-6" OF STAKE PROTRUDING ABOVE THE
WATTLE. BAILING WIRE OR NYLON ROPE SHOULD BE TIED TO THE
STAKES ACROSS THE WATTLE. STAKES SHOULD THEN BE DRIVEN UNTIL
THE BAILING WIRE OR NYLON ROPE IS SUFFICIENTLY SNUG TO THE
WATTLE.

WHEN INSTALLING RUNNING LENGTHS OF WATTLES, TO PREVENT
SHIFTING, BUTT THE SECOND WATTLE TIGHTLY AGAINST THE FIRST. DO
NOT OVERLAP THE ENDS. STAKES SHOULD BE DRIVEN 1 FT. FROM END,
ACROSS FROM AND ON EACH SIDE OF WATTLE LEAVING 4"-6" OF STAKE
PROTRUDING ABOVE THE WATTLE. BAILING WIRE OR NYLON ROPE
SHOULD BE TIED TO STAKES IN AN HOUR GLASS FORMATION (FRONT TO
BACK OF WATTLE "A", ACROSS TO FRONT OF WATTLE "B", ACROSS TO
BACK AND BACK TO FRONT OF WATTLE "A"). STAKES SHOULD THEN BE
DRIVEN IN UNTIL BAILING WIRE OR NYLON ROPE IS SUFFICIENTLY SNUG
TO THE WATTLE.

SEDIMENT
DEPOSITION
ZONE

STORM WATER LINE

WEIGHTED WATTLE
OR ROCK SOCK

LIP OF GUTTER

SIDEWALK
EXISTING OR
PROPOSED INLET

TOP BACK CURB
FLOW LINE

SEDIMENT
DEPOSITION
ZONE

STORM WATER LINE

LIP OF GUTTER

WEIGHTED WATTLE
OR ROCK SOCK
AT 45 DEG. TO CURB

SIDEWALK

TOP BACK CURB
FLOW LINE

SIDEWALK

TOP BACK CURB
FLOW LINE

W4 NOTES:
1. NUMBER OF WATTLES AND SPACING SHOULD BE DETERMINED BY THE SLOPE AND SITE CONDITIONS.
2. TUBULAR MARKERS SHALL MEET THE REQUIREMENTS OF MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD)
3. CITY RECOMMENDS INSTALLING AT LEAST 3 CHECKDAMS WHEN USING THIS SETUP.

LIP OF GUTTER

WEIGHTED WATTLE
OR ROCK SOCK

W1 & W2 INSTALLATION NOTES:

1. THE LOCATION AND LENGTH OF WATTLE IS DEPENDENT ON THE CONDITIONS OF EACH SITE.
2. WATTLES SHALL BE INSTALLED PRIOR TO ANY LAND-DISTURBING ACTIVITIES.
3. WATTLES SHALL CONSIST OF STRAW, COMPOST, EXCELSIOR, OR COCONUT FIBER.
4. NOT FOR USE IN CONCENTRATED FLOW AREAS.
5. THE WATTLES SHALL BE TRENCHED INTO THE GROUND A MINIMUM OF TWO (2) INCHES.
6. WATTLES SHALL BE INSTALLED PER MANUFACTURERS SPECIFICATIONS.
7. ON SLOPES, WATTLES SHOULD BE INSTALLED ON CONTOUR WITH A SLIGHT DOWNWARD ANGLE AT THE END OF THE ROW IN ORDER TO PREVENT PONDING AT THE MID SECTION.
8. RUNNING LENGTHS OF WATTLES SHOULD BE ABUTTED FIRMLY TO ENSURE NO LEAKAGE AT THE ABUTMENTS.
9. SPACING - DOWNSLOPE:

VERTICAL SPACING FOR SLOPE INSTALLATIONS SHOULD BE DETERMINED BY SITE CONDITIONS. SLOPE GRADIENT AND SOIL TYPE ARE THE MAIN FACTORS. A GOOD RULE OF THUMB IS:

1:1 SLOPES = 10 FEET APART
2:1 SLOPES = 20 FEET APART
3:1 SLOPES = 30 FEET APART
4:1 SLOPES = 40 FEET APART, ETC.

HOWEVER, ADJUSTMENTS MAY HAVE TO BE MADE FOR THE SOIL TYPE: FOR SOFT, LOAMY SOILS - ADJUST THE ROWS CLOSER TOGETHER; FOR HARD, ROCKY SOILS - ADJUST THE ROWS
FURTHER APART. A SECONDARY WATTLE PLACED BEHIND THE ABUTMENT OF TWO WATTLES IS ENCOURAGED ON STEEP SLOPES OR WHERE JOINTS HAVE FAILED IN THE PAST.

10. STAKING: THE CITY RECOMMENDS USING WOOD STAKES TO SECURE THE WATTLES. 1/2" TO 5/8" REBAR IS ALSO ACCEPTABLE. BE SURE TO USE A STAKE THAT IS LONG ENOUGH TO
PROTRUDE SEVERAL INCHES ABOVE THE WATTLE: 18" IS A GOOD LENGTH FOR HARD, ROCKY SOIL. FOR SOFT LOAMY SOIL USE A 24" STAKE.

4"-6" ABOVE WATTLE AFTER BAILING WIRE
OR NYLON ROPE IS ATTACHED. STAKES
NEED TO BE TAMPED UNTIL WIRE/ROPE IS
SNUG WITH WATTLE.

W3 NOTE:

IF THE AREA BEHIND THE INLET IS NOT STABILIZED, A BMP
SHOULD BE USED TO PREVENT SEDIMENT FROM ENTERING THE
INLET

1"x 1" WOOD STAKES
18"-24"

THE CONTRACTOR SHALL INSPECT WATTLES EVERY TWO WEEKS AND AFTER ANY SIGNIFICANT STORM EVENT AND MAKE REPAIRS OR REMOVE SEDIMENT ACCUMULATED BEHIND WATTLE AS NECESSARY.
SEDIMENT ACCUMULATED BEHIND WATTLE SHALL BE REMOVED WHEN THE SEDIMENT HAS ACCUMULATED TO ONE HALF THE DIAMETER OF THE WATTLE.
WATTLES SHALL REMAIN IN PLACE UNTIL THE UPSTREAM DISTURBED AREA IS STABILIZED AND IS ACCEPTED BY THE CITY.
WATTLES SHALL REMAIN IN PLACE UNTIL THE UPSTREAM DISTURBED AREA IS STABILIZED AND IS ACCEPTED BY THE CITY.

WATTLE MAINTENANCE NOTES:

1.

2.
3.

ENDS SHALL ABUT TIGHTLY
TO BACK OF CURB AND FOLLOW
CURB FOR 1 FOOT (MIN.)

END SHALL ABUT TIGHTLY
TO BACK OF CURB AND FOLLOW
CURB FOR 1 FOOT (MIN.)

ENDS OF ADJACENT WATTLES
SHALL BE TIGHTLY ABUTTED
TO PREVENT SEDIMENT BYPASS

4' MAX.

SEDIMENT
DEPOSITION ZONE

W2 NOTE:

ONLY WATTLES MADE WITH COCONUT FIBERS
SHALL BE USED WHEN INSTALLATION COMES IN
CONTACT WITH A WATER BODY.

SIDEWALK CULVERT/CHASE/PAN

W3, W4 & W5 NOTES:

1. WHEN USING STRAW WATTLE, THE STRAW WATTLE MUST HAVE A WEIGHTED CORE.
2. ALL PRODUCTS SHALL BE INSTALLED PER THE MANUFACTURER'S SPECIFICATIONS.
3. OTHER PRODUCTS MAY BE USED IN PLACE OF WEIGHTED WATTLES UPON WRITTEN APPROVAL
FROM THE CITY. NOTE: A COPY OF DETAILS AND SPECIFICATIONS WILL NEED TO BE
INCORPORATED INTO THE SWMP.

END SHALL
TIGHTLY ABUT TO

BACK OF CURB

SEDIMENT
DEPOSITION ZONE

TUBULAR
MARKER

EXISTING OR
PROPOSED INLET

END SHALL
TIGHTLY ABUT TO
BACK OF CURB

EROSION CONTROL FOR CONSTRUCTION
ON INDIVIDUAL RESIDENTIAL LOTS

SWALE WATTLE DIKE

1 2

4

3

ENDS SHALL ABUT TIGHTLY
TO BACK OF CURB AND FOLLOW

CURB FOR 1 FOOT (MIN.)
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

VEHICLE CONTROL TRACKING PAD

CURB INLET PROTECTION

IP

PLANTED RIPRAP INSTALLATION

RP

RIPRAP SCHEDULE

1

2

3 4

OUTLET STRUCTURE PROTECTION5
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
307.257.2352

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

EROSION CONTROL BLANKET2 EROSION CONTROL BLANKET3ROCK SOCK DETAIL1

STABILIZED STAGING AREA4 STOCKPILE MANAGMENT5 CONCRETE WASHOUT AREA6
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BARTLETT DRIVE
(PRIVATE DRIVE)

VEGETATED SWALE

VEGETATED SWALE

VEGETATED SWALE

QOFFSITE:
Q2= 0.4 cfs
Q100= 1.7 cfs

PROPOSED HEADWALL
W/ORIFICE PLATE

QRELEASE: 1.2 cfs

PROPOSED CULVERT

PROPOSED CULVERT

PROPOSED
SIDEWALK CHASE

EXISTING HOUSE
(TO REMAIN)

PROPOSED
DETENTION POND

A1

A2

A5

A3

A4

A1

A3

A5
A4

B1

A2

OS1

VEGETATED SWALE

PROPOSED
EMERGENCY SPILLWAY
CREST ELEVATION: 5109.60

PROPOSED
DETENTION POND

PROPOSED HEADWALL
W/FLAP GATE
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HIGH PLAINS BUILDERS, LLC
P.O. Box 2796

Gillette, WY 82717
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( IN FEET )
1 inch = ft.

030 30

30

60 90

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

R

DateCity Engineer

Date

Date

Date

Date

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

APPROVED:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Water & Wastewater Utility

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Environmental Planner

1. VEGETATED SWALE

DETENTION POND WATER SURFACE ELEVATION: 5109.7

NOTES:

1

2 100-YEAR

DESIGN POINT

MAJOR BASIN BOUNDARY

SUB-BASIN BOUNDARY

OVERLAND FLOW DIRECTION
(I.E., LANDSCAPING)

B1

DRAINAGE SYMBOLS:

LEGEND:

DIRECT FLOW DIRECTION
(I.E., PAVEMENT, CURB AND
GUTTER, SWALE)

PROPOSED MAJOR CONTOUR

PROPOSED MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR

EXISTING STORM SEWER

PROPOSED STORM SEWER

PROPOSED STORM INLET

PROPOSED RIGHT-OF-WAY

FUTURE RIGHT-OF-WAY

PROPOSED LOTLINE

FUTURE LOTLINE

EASEMENT LINE

09

5009

5110

5110

DRAINAGE SUMMARY TABLE | DEVELOPED CONDITION
Tributary Area

C2 C100

tc | 2-Year tc | 100-Year Q2 Q100

Sub-basin (acres) (min) (min) (cfs) (cfs)

A1 0.22 0.60 0.75 7.5 5.9 0.3 1.6

A2 0.39 0.68 0.85 7.6 5.6 0.7 3.2

A3 0.61 0.68 0.85 9.8 7.2 1.0 4.7

A4 0.32 0.53 0.66 9.7 8.3 0.4 1.8

A5 0.29 0.30 0.37 8.0 7.3 0.2 0.9

B1 0.28 0.68 0.85 7.1 5.0 0.5 2.4

OS1 0.44 0.80 1.00 5.6 5.0 1.0 4.4

Detention Pond WQCV
100-Year
Volume

ac-ft

100-Year
WSEL

100-Year Release
Rate
cfs

A5 N/A 0.23 5109.7 1.2

DETENTION POND SUMMARY TABLE



Two lanes, 7’ wide lane, 3’ wide painted buffer (optional protected bike lane per Bike Plan).

11’ wide  

plus 15’ (min) utility easement each side of street.

or as required by Area Plans.

.                                                                                                                            

September, 2016



Two lanes, 6.5’ wide lane, 3’ wide painted buffer

.in constrained right of way situation after review and approval of the City Engineer.

5

or as required by Area Plans.

11’

September, 2016



Two lanes, 6’ wide lane, 3’ wide painted buffer (optional protected bike lane per Bike Plan)

11’ wide  

or as required by Area Plans.

.                                                                                                                            

September, 2016



Two lanes, 7’ wide lane, 3’ wide painted buffer

.

11’ wide

or as required by Area Plans.

10’ wide

September, 2016



Two lanes, 7’ wide lane, 3’ wide painted buffer

.

42’

11’

, plus 18’ (min) utility easement.

7’

September, 2016



Two lanes, 5’ or 6’ wide lane, 3’ wide painted buffer (parking buffer when on-street parking present)

.

, plus 18’ (min.) utility easement.

54’

or as required by Area Plans.

except at intersections.

11’

6’

54’

September, 2016



Two lanes, 7’ wide or 5’ wide with 3’ parking buffer when on-street parking present.

.

10’

, plus 18’ (min.) utility easement.

7’

September, 2016



.

September, 2016



providing local access, and in areas without driveways.

September, 2016



May be used for residential local streets providing access to single family detached dwellings
with driveways.

, plus 18’ (min.) utility easement.

September, 2016









2620	W	Elizabeth	St.	Re‐zone	Neighborhood	Meeting	Summary	

Overview	

Applicant	Presentation	
First application submitted was back in November for a single family residential development that did 

not meet the requirements of the Land Use Code. Because of this, a modification request was needed 

and the project was reevaluated to consider another development scenario. 

 The first of two proposals has 11 single‐family units with garages orientated towards the street. 

The proposal includes a trail connection and possible community gardens. The proposal would 

require several modifications of the Land Use Code to develop as shown on the site plan. In both 

development scenarios the site would take access from Pear Street. 

 The second proposal is a request to rezone the site from Residential Low Density (RL) to Low 

Density Mixed‐Use Neighborhood (LMN) zone district. The proposal shows 19 multi‐family units 

on the site plan and would be the maximum allowable by the LMN district. 

The developer states that he typically mid to high end homes that range between $400,000 –$ 500,000. 

The intent of the neighborhood meeting is to gauge feedback of the different proposals.  

Question	and	Answer	
Q. – Question 

AP – Answer from the Applicant 

AC – Answer from the City 

C – Comment 

Q. Have you built any other projects in Fort Collins? 

AP. No, I have built a majority of my homes in Estes Park.  

Q. Could you talk about parking and how many spaces there will be? 

AP. The parking will meet the requirements of the City of Fort Collins Land Use Code. 

AC. For lots with less than 40 feet of frontage, they will be required to provide two off‐street parking 

spaces. For lots with 40 feet or more of frontage, they will be required to provide one off‐street parking 

space.  

Q. I have concerns about the parking on the site. Would you consider less expensive housing? 

AP. No, the single family homes would range between $400K and $500K. 



C. I have concerns of how much the houses costs and how it would attract a student population. 

Q. I am leaning towards the single‐family home. Being close to the foothills and the integrity of the 

neighborhood is important to me. It would be preferable to keep large lot single family housing and 

would be better for the neighborhood. 

Q. What kind of setback would be required on the rear property line? 

AC. Approximately 15‐25 ft. depending on the single family or multi‐family development proposal, the 

development would meet the setback requirements as outlined by the code. Clarification after the 

meeting: the minimum rear yard setback in the Low Density Residential (RL) zone district is 15 feet. 

Q. Has the survey of the land changed which side of the property line falls in comparison of the fence? 

AP. No, the survey has not changed the property line. 

C. I would not like the 3‐story townhome looking into my backyard. 

Q. Why couldn’t the first project meet the requirements of the land use code? 

AC. The first proposal required modifications to the minimum lot size, minimum lot width, and lot depth 

along an arterial street. The minimum lot size and lot width standards in particular are defining 

characteristics of the zone district. Due to this, staff advised the applicant that the City could not support 

a plan with those modifications without community support. That is why they are bringing forward the 

re‐zoning proposal. The issue with the re‐zone is that staff will not support a re‐zone without community 

support either. That is why this neighborhood meeting is important. Staff and the applicant are looking 

for direction on which direction to proceed given that a developer wants to build homes at this site. 

C. I’m all for the single family home idea. 

C. I’m concerned about traffic and think that this project will add significant traffic to our quiet street. 

C. There needs to be awareness that this development could bring 200 trips a day to the street. 

Q. Will there be an HOA? 

AP. Yes either concept will have an HOA. 

Q. How will the site drain? 

AP. It generally runs from the NW to SE. The study shows that we need to detain and release it into the 

Elizabeth Street drainage system. 

AC. The development will be required to provide ample drainage for the site. And would require 

approval by the ditch company.  

Q. What is the access to Elizabeth show on the site plan? 



AP. That is emergency access and would be restricted to emergency vehicles only. 

C. This 2.3 Acres lot is my wildlife corridor.  

Q. What are the constraints of the property? 

Q. What about detaining water? 

Q. What about all the traffic that the development will generate?  

C. I live on Pear St., which is now a dead end street and my concern is that a lot of traffic will come down 

the street and affect my kids playing in the yard. I support the single‐family project of the two but I will 

fight either project to help protect the safety of my family. 

C. Most people would prefer access off of Elizabeth. 

AC. The issue with taking access off Elizabeth is that this would not meet the minimum intersection 

spacing requirements. Based on the Larimer County Urban Area Street Standards, the minimum 

intersection spacing along a two‐lane arterial is 460 feet. This project would not meet that requirement 

so the applicant would have to seek a variance. The existing PUD for the site also indicates access for 

this site will be taken from Pear St. Having the street go through to Elizabeth is a possibility but having 

Elizabeth be the only point of access for the site is extremely unlikely. 

Q. Is the PUD available online? 

AC. Yes. 

Q. Is there a possibility that you would go back to the single‐family home model? I would prefer the 

single‐family home model. I believe the rezoning would change the character of the neighborhood. 

Q. What other modifications do you require? 

AC. The applicant would currently need modifications to the minimum lot size, minimum lot width, and 

minimum lot depth along an arterial street. 

Q. Has any consideration been made to meet the requirements? 

AP. Yes, but we do need to have a certain number of lots to make the project profitable. 

C. I love the idea of the lot size in scenario one (single‐family homes).  

C. The concern I have is that if we re‐zone that we would be locked in with the zoning even if the 

developer changed their mind and didn’t develop the site. 

C. The city doesn’t generally support rezoning of property on a small scale for this reason amongst 

others. This could be construed as spot zoning, which means zoning one piece of land for one end user. 

This is illegal. That is why staff would need community support to proceed with a potential re‐zone. 



Q. Could we have caveats to the development to ensure the compatibility with the neighborhood? 

AC. Yes, it’s called a conditional rezoning we can note on an approved site plan to exclude certain types 

of uses. 

C. I prefer the single family homes. But I would prefer it to follow all of the rules. 

Q. What is the height limitation? 

AC. Single‐family is 2‐stories and LMN is 3‐stories. 

Q. How long would this process take? 

AC. 6‐9 months for approval and less than a year for building the actual structures. 

Q. Who would manage the multi‐family project? 

AP. An HOA. 

Q. What are the requirements if the Cottonwood trees are removed? 

AC. The City requires developments to retain existing trees to the extent reasonable feasible. If the 

developer decides to remove trees, they will have to provide mitigation trees to replace the ecological 

value lost. The City’s Forestry department would inventory all trees and assign a mitigation value to each 

tree proposed to be cut down and then require mitigation trees based on this assessment. 

C. I do not support the LMN rezoning. 

Q. Will the detention pond be maintained by the City and does it link into other detention areas? 

AC. I am not sure about that will have to get back to you. Clarification after the meeting: the property 

owner will be responsible for maintenance. Typically, the City does not take ownership of detention 

ponds on private property. At this point, the pond is not proposed to link to other detention areas. 

Q. I represent a ditch company and am wondering at what point we learn more about the details of the 

plans for the ditch? 

AC. Please get in touch with me and I will be happy to discuss details on the ditch. This development 

can’t impede the users of the ditch. 

Q. Is there some point where the City of Fort Collins going to stop taking away open space?  

Q. I would like to see a solution to traffic to avoid headlights shining in my window. 

Q. How are you going to mitigate the water on the site?  

Q. How would bikes access Elizabeth? 



AP. The site will provide pedestrian and bike access where the emergency access point is shown on the 

east side of the property. 

Q. Showing sidewalk adjacent to the road would there be anything done to help mitigate snow plows 

throwing snow on the sidewalks? 

AC. The City requires a tree lawn between the sidewalk and the street. Part of the reason is that plows 

will push the snow in the tree lawn as opposed to the sidewalk. 

Q Is there a time limit to when they can submit? 

AC. For the rezoning 10 days after this meeting, single‐family no requirement. 

C. I vote for the single‐family homes. 

Q. I commend the thought of keeping the original house. 

C. My main concern is the traffic and it seems absurd to channel all the traffic onto Pear. Noise will be an 

issue. 

C. There is a speed problem on our street; often people go 10‐17 MPH over the speed limit. 
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