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PROJECT: 626 S. Whitcomb Four Plex, FDP140023 
 
APPLICANT: Dick Anderson  

Anderson Associates 
422 E Oak Street 
Fort Collins, CO 80524 

  
OWNERS: Rod & Jamie Rice 
 2516 Terry Lake Road  
 Fort Collins, CO 80524 

 
PROJECT DESCRIPTION: 
This is a request for a consolidated Project Development Plan/Final Plan to construct 
two additional dwelling units to the rear of an existing two-unit building (‘duplex’), 
creating a 4-unit, multifamily building (‘four plex’). Each unit features two bedrooms for a 
project total of 8 bedrooms, and a total floor area of 4,295 square feet. Site upgrades to 
support the multifamily building include five new parking spaces, bicycle parking, a trash 
enclosure, and new site landscaping. The project proposal is located at 626 South 
Whitcomb Street, a 9,500 square foot (.22 acre) lot in the Neighborhood Conservation, 
Buffer (N-C-B) Zone District. Two Modification of Standard requests accompany the 
proposal: 

 
1) Modification of Standard to Section 3.2.2(L) to permit a 21-foot two-way drive 

aisle for parking access. 
 

2) Modification of Standard to Section 3.8.30(F)(1) to permit a 5-foot multifamily 
buffer yard along the property lines abutting single and two-family dwellings. 

 
RECOMMENDATION:  Staff recommends approval of the 626 S. Whitcomb Four Plex 
consolidated Project Development Plan/Final Plan and the Modification of Standards to 
Land Use Code Sections 3.2.2(L) and 3.8.30(F)(1). 
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EXECUTIVE SUMMARY: 
Staff finds the proposed 626 S. Whitcomb Four Plex consolidated Project Development 
Plan/Final Plan complies with the applicable requirements of the City of Fort Collins 
Land Use Code (LUC), more specifically: 
 

• The consolidated Project Development Plan/Final Plan complies with process 
located in Division 2.2 – Common Development Review Procedures for 
Development Applications of Article 2 – Administration. 
 

• The consolidated Project Development Plan/Final Plan complies with relevant 
standards of Article 3 – General Development Standards, provided the two 
requested Modification of Standards are approved.  
 

• The consolidated Project Development Plan/Final Plan complies with relevant 
standards located in Division 4.9, Neighborhood Conservation, Buffer District of 
Article 4 – Districts.  

 
COMMENTS: 
 
1. Background 
 
The project site was originally platted as part of the original Fort Collins town site. The 
existing two-unit building was constructed in 1949 as an over-under duplex. A large 
detached garage also currently exists on-site would be removed as part of this 
development proposal.  
 
The surrounding zoning and land uses to each side of the project site are as follows: 
 
Direction Zone District Existing Land Uses 

North Neighborhood Conservation, Buffer 
District (N-C-B) 

Mix of single-family, two-family and multifamily 
dwelling units 

South Neighborhood Conservation, Buffer 
District (N-C-B) 

Two single-family homes; mixed-use and 
multifamily dwelling units; CSU campus 

East Neighborhood Conservation, Buffer 
District (N-C-B) 

Mix of single-family, two-family and multifamily 
dwelling units 

West Neighborhood Conservation, Medium 
Density District (N-C-M) 

Mix of single-family, two-family and multifamily 
dwelling units 

 
 
A zoning and site vicinity map is presented on the following page. 
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Map 1: 626 S. Whitcomb Four Plex Zoning & Site Vicinity 

 

 
 



Staff Report – 626 S. Whitcomb Four Plex, FDP140023 
Administrative Hearing 07-16-2015 
Page 4 
 
 
2. Compliance with Article 4 of the Land Use Code – Neighborhood 

Conservation, Buffer District (N-C-B) Division 4.9: 
 

The project complies with all applicable Article 4 standards as follows: 
 

A. Section 4.9(B)(2)(a)(3) – Permitted Uses 
 

Multifamily dwellings up to 4 units is a permitted use in the Neighborhood 
Conservation, Buffer District, subject to Administrative (Type 1) review 
when structural additions or exterior alterations are made to an existing 
building.  
 
The existing building, a two-unit building, will be structurally modified by 
adding a rear (east) addition to construct two additional dwelling units. The 
two new units are attached to the existing structure by means of a 
connecting space that will be utilized for storage and indoor bicycle 
parking. 

 
B. Section 4.9(D)(1) Density 

 
The total floor area of the proposed building is 4,295 square feet on a 
9,500 square foot loot. This meets the minimum lot size requirements in 
the N-C-B District that is at least equivalent to the floor area of all 
buildings, but not less than 5,000 square feet.  
 

C. Section 4.9(D)(5) – Allowable Floor Area on Rear Half of Lots 
 

The allowable floor area on the rear half of the lot in the N-C-B District 
shall not exceed 33-percent of the area of the rear half of the lot. On a 
9,500 square foot lot, the maximum floor area that could be constructed 
on the rear half of the lot is 1,567 square feet. With the proposed addition, 
1,349 square feet of floor area is planned on the rear portion of the lot, 
meeting this code standard.  
 

D. Section 4.9(D)(6) – Dimensional Standards 
 
The proposal meets the dimensional standards and setbacks of the N-C-B 
District, including a minimum lot width of 50-feet for multifamily dwellings, 
a 15-foot front yard setback, a 5-foot rear yard setback, and a minimum 5-
foot side yard setback for buildings less than 18-feet tall at the minimum 
side yard setback line.  
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Both the existing structure and the rear addition are 1.5-stories tall, which 
also complies with the maximum building height of 3-stories in the N-C-B 
District. 
 

E. Section 4.9(E)(1) – Building Design 
 
The existing and proposed addition meet the building design standards of 
the N-C-B District, including having all exterior walls constructed at right 
angles or parallel to side lot lines, having a primary building entrance with 
a porch facing the street, and ensuring roof pitch on the new addition 
matches the roof pitch of the existing structure.  
 

F. Section 4.9(E)(2)(b) – Eave Height 
 
The maximum exterior eave height along the minimum side yard setback 
is 13-feet in the N-C-B District. The proposed addition features an eave 
height of 12-feet, 8-inches at the minimum side yard setback, meeting this 
code standard.  
 

G. Section 4.9(E)(6) – Access 
 
Parking for the multifamily dwelling units will be located behind (east) of 
the building and will be accessed from the adjacent alley as required in the 
N-C-B District.  
 
 

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. Division 3.2.1 – Landscaping and Tree Protection 

 
The proposal meets the tree-stocking, street tree, and landscaping 
standards of the Land Use Code as detailed below: 
 

i. Section 3.2.1(D) Tree Planting Standards 
 

New trees and several existing, mature trees meet code 
requirements for full tree-stocking around buildings and structures, 
parking lot screening, protection of privacy, and to define landscaped 
spaces.  
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ii. Section 3.2.1(D)(2) Street Trees  
 

An existing street tree is already located in the public right-of-way in 
front of the property that meets the Land Use Code’s Street Tree 
standards and is proposed to remain. 

 
iii. Section 3.2.1(E) Landscape Standards 

 
Areas of the proposed site not utilized by buildings or hardscape will 
be landscaped with a mixture of sodded lawns, groundcover plant 
mixtures, ornamental grasses, and perennials.  
 
The plantings meet standards for building foundation plantings and 
help screen and establish privacy for residents of this proposal and 
for adjacent properties. 
 
Parking lot screening is provided by the addition of seven new trees 
along the parking lot perimeter in combination with ornamental 
grasses and vines. These combined landscaped screening elements 
will mitigate the visual impacts of the parking area and headlights 
from vehicles.  
 

iv. Section 3.2.1(F) Tree Protection and Replacement 
 
Several trees will be removed as part of this development proposal. 
These trees are either located in an area where the building addition 
is proposed, or the trees were determined to be in poor and declining 
condition by the City Forester and a professional arborist.  
 
During on-site inspections, it was determined several cottonwoods in 
poor health immediately to the north of the site on a neighbor’s 
property should also be removed. These trees are also shown on the 
proposal’s Tree Protection and Mitigation Plan. A copy of the 
applicant’s communications with the neighboring property owner 
consenting to the tree removal is provided as an attachment to this 
staff report.  
 
Due to the types of species and failing condition of the trees 
proposed for removal, no mitigation trees are required; however, 
additional replacement trees will be planted on the project site to fulfill 
separate landscaping and tree planting standards.  
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B. Section 3.2.2(C)(4)(b) – Bicycle Parking Space Requirements 
 

Bicycle parking requirements for multifamily projects are 1 space per 
bedroom, and 60% of the spaces must be enclosed.  This project includes 
8 bedrooms (four two bedroom units) and the project complies with the 
standards by providing the required 8 bicycle parking spaces. Five of the 
spaces will be enclosed and are located in the portion of the structure 
connecting the two main building segments.  
 

C. Section 3.2.2(D)(3) – Parking Lots – Required Number of Off-Street 
Spaces for Type of Use 
 
The project site is located in the Transit Oriented Development (TOD) 
Overlay Zone, which features reduced minimum parking requirements for 
multifamily projects. At the time this development application was 
submitted, the TOD Overlay Zone required each two-bedroom unit to 
provide 1.2 parking spaces, or 5 spaces total for 4 two-bedroom units. 
This project proposes five spaces, meeting the previously-required 
minimum number of spaces. 
 

D. Section 3.2.2(L) Parking Stall Dimensions 
 
The proposal requests a Modification of Standard to Section 3.2.2(L). The 
granting of a Modification of Standard is governed by Land Use Code 
Section 2.8.2(H), which states, 

 
“…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). 

 
 Description of Standard: 
 

Land Use Code Section 3.2.2(L) details parking stall and drive-aisle 
requirements for parking lots. The requirement for a two-way drive 
aisle is 24-feet, and it is this standard that is the subject of the 
modification request. 

 
 Description of Modification Request & Applicant Explanation: 
 

The applicant requests a modification to reduce the two-way drive aisle 
width for the parking area from 24-feet to 21-feet, as there is limited lot 
width to accommodate the requirements for parking lot setbacks, drive 
aisle width, and parking stall length on a 50-foot wide lot that is 
common to this area of the City and this zoning district. 
 

 Staff Analysis & Findings: 
 
Staff finds the request for the modification to Section 3.2.2(L) is 
justified by the applicable standards of 2.8.2(H), and that the granting 
of the modification would not be detrimental to the public good.  
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Criteria 2.8.2(H)(4) 
The plan as submitted will not diverge from the standards of the Land 
Use Code except in a nominal, inconsequential way when considered 
from the perspective of the entire development plan. 
 
The reduction in drive-aisle width by 3-feet is nominal when 
considering the expected movements and level of vehicle traffic that 
will utilize the small 5-space parking lot. There will only infrequently be 
overlap where vehicles will be entering and existing the parking lot 
given the low number of spaces and the relatively infrequent trips 
generated by the dwelling units, as compared to a commercial or retail 
operation with high turnover and a larger parking area. When 
simultaneous vehicle use of the parking area does occur, it is aided by 
a large turn-around for vehicles to utilize as they back out of their 
spaces. Further, although reduced in width, 21-feet remains adequate 
for two vehicles to safely pass one-another in the drive-aisle. 
 

E. Section 3.4.7 Historic and Cultural Resources 
 
As the existing structure is over 50-years old, the proposal was reviewed 
by the City’s Historic Preservation department, which found the submitted 
architectural elevations would not have an adverse impact to any historic 
resources. Further, the building design complies with standards of this 
section by preserving the existing structure and utilizing similar colors, 
materials, style and roof form on the proposed building addition.  
 

F. Section 3.5.1 Building and Project Compatibility 
 
The project and building addition comply with requirements of this Land 
Use Code section as the building is similar in size, scale, height and mass 
to other nearby buildings. The building addition has been designed to 
match the style, colors, and materials of the existing structure and is 
consistent with other materials and architectural styles found within the 
neighborhood. 
 

G. Section 3.5.2(D) Relationship of Dwellings to Streets and Parking 
 
This proposal meets this section by having one of the primary building 
entrances on the front façade facing the street. 
 

H. Section 3.8.30(F)(1) Orientation and Buffer Yards 
 
The proposal requests a Modification of Standard to Section 3.8.30(F)(1). 
The granting of a Modification of Standard is governed by Land Use Code 
Section 2.8.2(H) as discussed above in the first modification request.  
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 Description of Standard: 
 

This Land Use Code section requires multifamily developments to 
provide a 25-foot wide buffer yard along lot lines abutting single and 
two-family dwellings.  

 
 Description of Modification Request & Applicant Explanation: 
 

The applicant requests a multifamily buffer yard of 5-feet, and that the 
building design, site arrangement, and landscaping provides a similar 
buffering effect and provides an equal level of impact mitigation and 
privacy protection. 

 
 Staff Analysis & Findings: 

 
Staff finds the request for the modification to Section 3.8.30(F)(1) is 
justified by the applicable standards of 2.8.2(H), and that the granting 
of the modification would not be detrimental to the public good.  

 
Criteria 2.8.2(H)(1) 
The design of the development plan will provide an equal level of 
buffering to abutting lots as would otherwise be provided by 
incorporating only a 25-foot open landscape area. Elements of the 
development plan have been purposefully designed to provide 
screening and to protect the privacy of neighbors though enhanced 
landscaping, screen walls, and building design. The density and 
intensity of the proposal is also not dissimilar to other nearby uses in 
the area that would require this size of passive buffer yard space.  

 
Landscaping & Screening: The proposed landscaping will feature an 
enhanced level of landscaping elements, including new trees and 
shrubs, ornamental grasses, and privacy trellises with climbing vines to 
provide a softer, green edge at the property lines. These landscaping 
privacy screens have been deliberately placed near entrances and 
windows on both sides of the building to block the visual and noise 
impacts of residents of the proposal.  
 
A three-sided enclosed patio area is also provided between the two 
main portions of the building for the privacy of neighbors and residents 
of this proposal.  
 
Building Design: Along the north lot line, where the proposal is closest 
to a neighboring residence, the building has been designed with 
privacy in mind by reducing the number and size of windows. Windows 
are also planned to utilize frosted glass. 
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The building also has a reduced impact as it is only 1.5-stories tall and 
should not result in looming concerns. The building size and height 
remains similar in scale to other nearby properties and even could be 
enlarged in size and height as a single or two-family dwelling without 
requirements for a buffer yard. 
  
Intensity: The abutting properties feature single-family homes; 
however, the abutting southern property features multiple, detached 
homes on the same lot. Other nearby properties also feature multiple 
single-family dwellings on lots, duplexes, or small multifamily buildings. 
The intensity and impacts of a well-designed 4-unit building in terms of 
noise, traffic, and general activity is not dissimilar to other uses found 
on the same block where side yard setbacks or buffer yards are similar 
to the 5-feet proposed buffer yard with this development application. 

 
Combined, these site and building elements will protect the privacy and 
level of activity for neighboring property owners to an equal degree 
than may otherwise have been provided by a larger, but open buffer 
yard. 
 
Criteria 2.8.2(H)(3) 
The development site also suffers an extraordinary and exceptional 
circumstance that results in practical difficulties as a result of applying 
recent Land Use Code changes applying standards for larger 
multifamily projects to a smaller multifamily project in the N-C-B District 
where the prevailing lot width is much smaller.  
 
Multifamily buildings are a permitted use in the N-C-B District and 
common to this neighborhood of the City, but a majority of the lot 
widths in the N-C-B district are 50-feet. A multifamily project on a 
standard 50-foot lot would be required to dedicate the entire lot to a 
buffer yard where it abuts single-family or two-family dwellings (25 feet 
from either side lot line). Although a permitted use, multifamily uses in 
the N-C-B District are in effect forced to apply and receive a 
Modification of Standard to the multifamily buffer standard. 
 
The multifamily buffer yard is one of a number of multifamily project 
standards that were originally applied only to projects in the Medium 
Density, Mixed-Use Neighborhood (M-M-N) District, where larger, 
more intense multifamily projects are intended. Following a series of 
large multifamily projects in commercial zone districts in the City, the 
M-M-N standards were moved into a supplementary section of Article 3 
of the Land Use Code and applied to all multifamily projects regardless 
of size or number of units. 
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An unintended consequence of the movement of these standards to 
Article 3 was their interaction with the small multifamily projects found 
in zone districts such as the Neighborhood Conservation Buffer and 
Neighborhood Conservation Medium Density Zone Districts, where 
typical lot widths and prevailing development patterns cannot 
accommodate large buffer yards, as they take up the entire lot area. 
Upon discovery of this interaction, a Land Use Code change was 
processed to exempt the multifamily buffer yard standard for 
multifamily projects in the N-C-B and N-C-M Districts beginning July of 
2015. Although this standard would no longer apply to this project were 
it submitted today, a Modification of Standard is still necessary as it is 
being reviewed under the code and standards in effect in 2014 when 
the development application was originally submitted.  

 
4. Findings of Fact/Conclusion: 

 
In evaluating the request for the 626 S. Whitcomb Four Plex consolidated Project 
Development Plan/Final Plan, staff makes the following findings of fact: 
 

A. Staff finds the request for the Modification of Standard to Section 3.2.2(L) 
to decrease the two-way drive aisle width in the parking lot to 21-feet is 
justified by the applicable standards of 2.8.2(H), and that the granting of 
the modification would not be detrimental to the public good.  

 
The request satisfies Section 2.8.2(H)(4) as the plan as submitted will only 
diverge from the standard in a nominal and inconsequential way when 
considering the entire development plan. Two vehicles may still safely 
pass one another in the drive-aisle even with the reduced width, and the 
limited amount of movement in the relatively small parking lot means 
vehicles leaving and entering at the same time will be an uncommon 
event.  

 
B. Staff finds the request for the Modification of Standard to Section 

3.8.30(F)(1) to decrease the multifamily buffer yard to 5-feet is justified by 
the applicable standards of 2.8.2(H), and that the granting of the 
modification would not be detrimental to the public good.  

 
The request satisfies Section 2.8.2(H)(1) by providing equal means to 
protect the privacy of neighbors and mitigating potential imapcts of the 
multifamily units. Specifically, consideration of building design and siting, 
including reducing the number and size of windows, enhanced site 
landscaping and privacy trellises in front of building entrances, and a 
similar level of intensity to other nearby uses protects neighbors’ privacy 
and reduces the impacts of noise and general activity. 
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The request also satisfies Section 2.8.2(H)(3), in that an extraordinary and 
exceptional circumstance has arisen and the strict application of the 
standard results in practical difficulties. Multifamily uses are permitted 
uses in the N-C-B District, however; applying the multifamily buffer yard 
standard to the majority of properties in the N-C-B District that are 50-feet 
wide requires utilizing the entire property as a buffer yard. This 
circumstance was recently identified as an unintended consequence of 
applying multifamily standards from a specific zone district to the entire 
City through its inclusion in Article 3 of the Land Use Code. The Land Use 
Code was recently revised to exclude this standard’s application to 
multifamily projects in the N-C-B District in the future. 

 
C. The 626 S. Whitcomb Four Plex consolidated Project Development 

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

 
D. The 626 S. Whitcomb Four Plex consolidated Project Development 

Plan/Final Plan complies with the applicable standards located in Article 3 
– General Development Standards, provided the two Modification of 
Standard requests are approved. 

 
E. The 626 S. Whitcomb Four Plex consolidated Project Development 

Plan/Final Plan complies with the applicable standards in Division 4.9, 
Neighborhood Conservation, Buffer District of Article 4 – Districts. 

 
RECOMMENDATION: 
 
Staff recommends approval of the Modification of Standards to Sections 3.2.2(L) and 
3.8.30(F)(1) and the 626 S. Whitcomb Four Plex consolidated Project Development 
Plan/Final Plan, FDP140023. 
 
ATTACHMENTS: 
 

1. Applicant’s Statement of Planning Objectives 
2. Project Planning Drawing Set (Site Plan, Landscaping Plan, Elevations) 
3. Project Utility Drawing Set 
4. Tree Removal Communication from Neighboring Property Owner 
5. Modification of Standard Request 
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SHEET NO.           INDEX OF SHEETS

1                               COVER SHEET

2                               CONSTRUCTION NOTES

3                               DEMOLITION & UTILITY PLANS

4                               GRADING, DRAINAGE & EROSION CONTROL PLANS

5                               DETAILS

2.) # 1-11; NGVD 29 Elevation = 5005.44 (NAVD 88 Elevation = 5008.62);

   Southeast Corner of Mulberry Street and Loomis Avenue, at the Northeast Corner of a Concrete Traffic 

Equation to get from NGVD 29 to NGVD 88= NAVD 29 + 3.175' (Average).

   Signal Base.

1.) NGS F 3- In Fort Collins, At the intersection of Howe and Laurel Streets, 54.9 meters  (180.1ft.) West of

  the centerline of Howe Street, 10.1 meters (33.1 ft.) South of the centerline of Laurel Street, 2.1 meters

  (6.9 ft) north of the North edge of a sidewalk, 2.0 meters (6.6 ft) East of the center of a 36-inch

  elm tree, and 1.1 meters (3.6 ft.) South of the south curb of Laurel Street. note--the disk is

  unstamped. The mark is above level with Laurel Street.

BENCHMARK:

ELEVATIONS SHOWN ON ATTACHED GRADING PLAN AND DRAINAGE CONTROL PLAN ARE BASED 

ON CITY OF FORT COLLINS VERTICAL DATUM AND ARE REFERENCED THE CITY OF FORT COLLINS.

17 APRIL 2015

626 SOUTH WHITCOMB STREET

PROJECT NUMBER 

LARIMER, STATE OF COLORADO

LOT 23, BLOCK 76, CITY OF FORT COLLINS, COUNTY OF

 626 SOUTH WHITCOMB

UTILITY PLANS FOR 

TWO ADDITIONAL UNITS ADDED TO EXISTING DUPLEX 

SHEET 1 OF 5  

DATE:  MARCH 5, 2015

City of Fort Collins, Colorado

UTILITY PLAN APPROVAL

APPROVED:                                                                                             

City Engineer

Water and Wastewater Utility

Stormwater Utility

Parks & Recreation

Traffic Engineer

Date

CHECKED BY:                                                                                          

Date

CHECKED BY:                                                                                          

Date

CHECKED BY:                                                                                          

Date

CHECKED BY:                                                                                          

Date

CHECKED BY:                                                                                          

Date
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

APPROVED:                                                 
City Engineer

                  
Date

CHECKED BY:                                                
Water & Wastewater Utility

                  
Date

CHECKED BY:                                                
Stormwater Utility

                  
Date

CALL UTILITY NOTIFICATION 
CENTER OF COLORADO


CALL  2- BUSINESS DAYS IN ADVANCE

BEFORE YOU DIG, GRADE OR EXCAVATE
FOR THE MARKING OF UNDERGROUND

MEMBER UTILITIES.

Dennis R. Messner, P.E.

Consulting Civil Engineer

1355 N. Cleveland Ave, Ste. #1

Loveland, CO. 80527

Telephone:  (970) 461-3501

Mobile:  (970) 402-4360

E-mail:  dennis@messnereng.com
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

APPROVED:

City Engineer Date

CHECKED BY:

Water & Wastewater Utility Date

CHECKED BY:

Stormwater Utility Date

CALL UTILITY NOTIFICATION 
CENTER OF COLORADO


CALL  2- BUSINESS DAYS IN ADVANCE

BEFORE YOU DIG, GRADE OR EXCAVATE
FOR THE MARKING OF UNDERGROUND

MEMBER UTILITIES.

Dennis R. Messner, P.E.

Consulting Civil Engineer

1355 N. Cleveland Ave, Ste. #1

Loveland, CO. 80527

Telephone:  (970) 461-3501

Mobile:  (970) 402-4360

E-mail:  dennis@messnereng.com

17 APRIL 2015
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Dennis R. Messner, P.E.

Consulting Civil Engineer

1355 N. Cleveland Ave, Ste. #1

Loveland, CO. 80527

Telephone:  (970) 461-3501

Mobile:  (970) 402-4360

E-mail:  dennis@messnereng.com

PLANS

17 APRIL 2015

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

APPROVED:

City Engineer Date

CHECKED BY:

Water & Wastewater Utility Date

CHECKED BY:

Stormwater Utility Date

CALL UTILITY NOTIFICATION 
CENTER OF COLORADO


CALL  2- BUSINESS DAYS IN ADVANCE

BEFORE YOU DIG, GRADE OR EXCAVATE
FOR THE MARKING OF UNDERGROUND

MEMBER UTILITIES.
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

APPROVED:                                                 
City Engineer

                  
Date

CHECKED BY:                                                
Water & Wastewater Utility

                  
Date

CHECKED BY:                                                
Stormwater Utility

                  
Date

CALL UTILITY NOTIFICATION 
CENTER OF COLORADO


CALL  2- BUSINESS DAYS IN ADVANCE

BEFORE YOU DIG, GRADE OR EXCAVATE
FOR THE MARKING OF UNDERGROUND

MEMBER UTILITIES.

17 APRIL 2015

Dennis R. Messner, P.E.

Consulting Civil Engineer

1355 N. Cleveland Ave, Ste. #1

Loveland, CO. 80527

Telephone:  (970) 461-3501

Mobile:  (970) 402-4360

E-mail:  dennis@messnereng.com

CONCRETE WASHOUT AREA SHALL BE INSTALLED PRIOR TO ANY CONCRETE PLACEMENT ON SITE.

VEHICLE TRACKING CONTROL (DETAIL SW-14) IS REQUIRED IF ACCESS TO CONCRETE WASHOUT AREA IS OFF PAVEMENT.

SIGNS SHALL BE PLACED AT THE CONSTRUCTION ENTRANCE, AT THE WASHOUT AREA, AND ELSEWHERE AS NECESSARY
TO CLEARLY INDICATE THE LOCATION OF THE CONCRETE WASHOUT AREA TO OPERATORS OF CONCRETE TRUCKS AND
PUMP RIGS.

THE CONCRETE WASHOUT AREA SHALL BE REPAIRED AND ENLARGED OR CLEANED OUT AS NECESSARY TO MAINTAIN
CAPACITY FOR WASTED CONCRETE.

AT THE END OF CONSTRUCTION, ALL CONCRETE SHALL BE REMOVED FROM THE SITE AND DISPOSED OF AT AN
ACCEPTED WASTE SITE.

WHEN THE CONCRETE WASHOUT AREA IS REMOVED, THE DISTURBED AREA SHALL BE SEEDED AND MULCHED OR
OTHERWISE STABILIZED IN A MANNER ACCEPTED BY THE CITY.

NOTES:

1.

2.

3.

4.

5.

6.

3H:1V OR FLATTER
SIDE SLOPES

12" MIN

8'x 8' MIN
OR AS REQUIRED TO

CONTAIN WASTE CONCRETE

12"
2'-0" MIN.

COMPACTED EMBANKMENT
MATERIAL, TYP.

BERM AROUND PERIMETER
GROUND SURFACE

SIGN TO INDICATE THE
LOCATION OF THE
CONCRETE WASHOUT AREA

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

LIP OF GUTTER

SIDEWALK EXISTING OR
PROPOSED INLET

TOP BACK CURB

FLOW LINE

SEDIMENT
DEPOSITION
ZONE

STORM WATER LINE

LIP OF GUTTER

WEIGHTED WATTLE
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

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.

WATTLE MAINTENANCE NOTES:

1.

2.
3.

ENDS SHALL ABUT TIGHTLY
TO BACK OF CURB

END SHALL ABUT TIGHTLY
TO BACK OF CURB

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




CONCRETE PERIMETER BARRIER

SEPARATOR FABRIC
US-250 WOVEN GEOTEXTILE



12" min.

6"




CONCRETE PERIMETER CURB

SEPARATOR FABRIC
US-250 WOVEN GEOTEXTILE



18" min.

6"

6"

Undisturbed Soil

Swale

Topsoil

Separator Fabric
US-250
Woven Geotextile

The Above Detail Has Been Modified to Reflect the Specific Requirements
For The Duplex Addition At 626 Whitcomb St., Fort Collins, Colorado 80524




2" Bedding Layer of
Crushed #8 Rock

Minimum 4" Layer
of #57 Base

Minimum 20"
Layer of #2
Rock Sub-Base

Interlocking
Concrete
PaversEdge Restraint

1
8"
Hand-Tight
Joints

6" dia. Perforated
PVC Pipe Sub-drain
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Ryan Mounce

From: Jamie <jamiestory@yahoo.com>
Sent: Wednesday, February 25, 2015 8:58 AM
To: Ryan Mounce
Subject: Fwd: Removal of eastern trees at property line -  626 S Whitcomb -

  
From: Richard Taranow [mailto:rtaranow@comcast.net] Sent: Monday, November 17, 2014 10:46 AM 
To: AndersonArch@aol.com 
Cc: Kris Ticnor 
Subject: RE: Removal of eastern trees at property line - 626 S Whitcomb - 

 Hi Dick, 

It is ok with me for you to remove trees at the sole cost of owners of 626 Whitcomb.  Please 
coordinate with property my manager. Kris Ticnor 970‐689‐8803 

Thanks, 

Rich 

  

  

Richard Taranow 

2731 Granada Hills Drive 

Fort Collins, CO 80525 

Cell ‐  970‐213‐6600 

  

  

  

From: AndersonArch@aol.com [mailto:AndersonArch@aol.com]  
Sent: Monday, November 17, 2014 9:50 AM 
To: rtaranow@comcast.net 
Cc: jamiestory@yahoo.com; AndersonArch@aol.com 
Subject: Removal of eastern trees at property line - 626 S Whitcomb -  

  

Hi Richard, 
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I represent the property owners at 626 S Whitcomb.  We are proposing the construction of an 
addition to the east of the existing duplex on our property.  With your support we propose to 
remove one 51 inch Cottonwood  located on your property.  This Cottonwood exists to the east 
of our existing masonry duplex.  The next tree to the east of the subject Cottonwood is a 7 inch 
American Elm.  The American Elm is on our property and will also be removed.  The next two 
large Cottonwood trees to the east of the American Elm also exist on your property and are not a 
concern at this time and are recommended to remain.  The next tree near the alley is a multi-
stem Siberian Elm.  Again, with your support we propose to remove this multi-stem Siberian Elm 
at the east edge of your property. 

  

The City Forester is in support of the removal of the one Cottonwood Tree on your property, the 
7 inch American Elm on our property, and the east Multi-stem Siberian Elm located on your 
property near the alley.  

  

It is required we have your permission to remove the 2 trees mentioned above that exist on your 
property.  Please advise that we have your permission to remove the 2 trees.  We are in contact 
with a certified arborist to schedule the removal of the trees mentioned above.  With your support 
of the proposed timing of the tree removal, we will proceed only after we have your permission 
and have notified you of the projected schedule of the tree removal. 

  

Thank you for your consideration concerning the tree removal. 

  

Regards,  Dick Anderson, Architectural Representative for Rod and Jamie Rice, owners - 626 S 
Whitcomb Street.   



 

 

 

Modification of Standard Request 

Project:  626 S. Whitcomb Street – 4 Plex 

Modification to Standard LUC 3.2.2(L) Table A 

 Section 3.2.2(L) Table A lists the standard width for a two-way drive aisle as 24’.   

Modification of Standard Review Criteria – LUC 2.8.2, (H)  Step 8 (Standards): (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. 

We propose to deviate a couple feet due to the space of the site being limited.  At the end of our 5 
parking space lot is a ‘hammer-head’ for vehicle turn-around.  Due to the limited space on the site and 
the  ‘hammer-head’ turn-around, we request a modification to Standard LUC 3.2.2(L) Table A and have a 
21’ drive aisle in lieu of 24’. 

 



 

 

 

Modification of Standard Request 

Project:  626 S. Whitcomb Street – 4 Plex 

 

Modification to Standard LUC 3.8.30(F)(1) 

 Section 3.8.30 (F) (1) of the Land Use Code cites that “Buffer yards along the property line of abutting 
property containing single – and two – family dwellings shall be twenty-five (25) feet”. 
 

Modification of Standard Review Criteria – LUC 2.8.2, (H) Step 8 (Standards) : (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 design of the duplex addition is “equal to or better than” the twenty-five foot requirement.  The 
north wall of the addition, although not twenty-five (25) feet from the duplex addition, provides privacy 
from the adjacent property with the wood privacy trellis providing privacy from the bedroom escape 
window.  There are windows 4’ – 6” above the floor that will have ‘frosted’ glass for privacy. 
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