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STAFF REPORT                                          July 10, 2017 
Hearing Officer 
 
 
 
 
PROJECT NAME 
 
CONFLUENCE, PROJECT DEVELOPMENT PLAN – PDP170001 
 
 
STAFF 
 
Jason Holland, City Planner 
 
 
PROJECT INFORMATION  
 
PROJECT DESCRIPTION: This is a request for a Project Development Plan on a 0.4 acre site 

located at the northeast corner of Linden and Willow Street.  A mixed-
use building is proposed, composed of office, housing, retail and 
structured parking. The proposal is located at 401,405, and 409 
Linden Street, and is within the (R-D-R) River Downtown 
Redevelopment Zone District and the Transit-Oriented Development 
overlay zone (TOD).  A total of 28 residential dwellings are proposed 
and 30 off-street parking spaces, with 10,156 square feet of 
commercial. The total floor area of the building is 45,763 square feet. 
The maximum building height proposed is approximately 64’ - 6”, 
which includes five stories plus a partial mezzanine level for two 5th 
floor dwellings.  A modification request is included with the PDP for 
these two dwellings to address the 1/3 limitation on mezzanine floor 
areas.  
 

APPLICANT: Jason Kersley 
[AU]Workshop, LLC. 
405 Linden Street 
Fort Collins, CO 80524 
 

OWNER: Space Foundry, LLC 
 
 
 
RECOMMENDATION: 

405 Linden Street 
Fort Collins, CO 80524 
 
Approval 

 
 
EXECUTIVE SUMMARY 
 
The proposed Confluence PDP complies with the applicable requirements of the City of Fort Collins 
Land Use Code (LUC), more specifically: 
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 The PDP complies with process located in Division 2.2 – Common Development Review 
Procedures for Development Applications of Article 2 – Administration. 

 The PDP complies with relevant standards located in Article 3 – General Development 
Standards, provided that the Modification is approved. 

 The PDP complies with the relevant (R-D-R) River Downtown Redevelopment District 
standards in Division 4.17 of Article 4. 

VICINITY MAP 
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COMMENTS: 
 
 
1. Background: 
 
 
The surrounding zoning and land uses are as follows: 
 

Direction Zone District Existing Land Uses 
North River Downtown 

Redevelopment District 
(R-D-R)  

Legacy Senior Residences; 320 Willow Street --
single-family detached dwelling; 316 Willow – 
Wolverine Farm Publishing 

South River Downtown 
Redevelopment District 
(R-D-R)  

Feeder Supply building  

East River Downtown 
Redevelopment District 
(R-D-R)  

El Burrito Cafe; River District Block One mixed use 
building. 

West River Downtown 
Redevelopment District 
(R-D-R)  

Feeder Supply  residential and commercial 
development 

       
The property was annexed and platted in 1873 as a part of the original City map. The site currently 
includes three parcels at 401,405, and 409 Linden Street which are included in the proposed replat. 401 
Linden Street contains an existing one story commercial building which is proposed to be demolished. 
This building is currently occupied by the Education and Life Training Center. The other two properties 
at 405 and 409 Linden contain one story buildings that would remain, with the proposed Confluence 
building occupying the rear portion of these properties. 
 
 
2. River Downtown Redevelopment Zone District – Design Guidelines: 
 
The Fort Collins River Downtown Redevelopment Zone District Design Guidelines were adopted in June 
of 2014.  The document provides guidelines that promote the community’s vision for the R-D-R zone 
through compatible new construction and redevelopment.  The guidelines are intended to support 
investment that builds a strong, pedestrian-oriented urban fabric and encourages creative design that is 
compatible with the historic context by providing architectural detail and forms that are unique to the 
district.  The guidelines outlined in this document were codified into the Land Use Code, under Article 
Four, in the R-D-R zone district development standards which are discussed in the next section.   
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3. Compliance with the R-D-R, River Downtown Redevelopment Zone District: 
 

The project complies with all applicable R-D-R District standards: 
 

A. Section 4.17(B)(2) – Land Use 

Mixed-use dwellings are a permitted use in the R-D-R District, in this case subject to a Type 
1 administrative review.  

 
B. Section 4.17(D)(2)  – Development Standards – Streets and Walkways 

 
The PDP meets the requirements of this section. The PDP preserves the existing pattern of 
streets and blocks. The street grid pattern is augmented by courtyard space and street 
amenities located along Linden Street and a future plaza space along Willow Street.   
 
C. Section 4.17(D)(3)(b)1. – Development Standards – Buildings – Programming, 

Massing and Placement – Height/Mass 

This standard states that multiple story buildings of up to five (5) stories are permitted, 
provided that massing is terraced back from the River and from streets so that multiple story 
buildings are stepped down to one (1) story abutting the River landscape frontage and are 
stepped down to three (3) stories or less abutting any street frontage. Such terraced massing 
shall be a significant and integral aspect of the building design. Additionally, where new 
buildings are placed next to existing shorter buildings that are expected to remain, the new 
buildings must be stepped down in such a manner as to minimize their impact on the shorter 
buildings. 
 
The PDP complies with these standards by providing a significant step down to three stories 
at the intersection of Willow and Linden with an outdoor terrace and cornice projection 
provided at the third story. The building mass is stepped down further to two stories along the 
east side of the building’s Linden frontage, which provides a suitable mass transition to the 
one story building at 405 Linden Street. The overall building design divides the project into 
three main building massing areas, with material treatments, window details, balconies and 
cornice projections within the massing that provide an effective visual transition to the 
surrounding buildings adjacent to the PDP.   



  Agenda Item 3 
   

Item 3  Page 5 
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D. Section 4.17(D)(3)(c) – Development Standards – Buildings – Character and Image 
 

This section requires that new buildings be designed to demonstrate compatibility with the 
historical agricultural/industrial characteristics of the R-D-R District in order to promote visual 
cohesiveness and emphasize positive historical attributes. Such characteristics include 
simple rectilinear building shapes, simple rooflines, juxtaposed building masses that directly 
express interior volumes/functions, visible structural components and joinery, details formed 
by brickwork, sandstone, sills, lintels, headers and foundations and details formed by joinery 
of structural materials.  
 
Standards of this section are intended to promote a unique site and building design approach 
with authentic building details and forms related to the design and placement of outdoor 
spaces, window treatments, roof forms, materials, entrances, accent features and 
awnings/canopies.  
 
Staff Comments: 
The overall building design divides the project into three main building areas with a three 
story component to the east along Poudre Street, and two five-story tower elements 
separated by an interior courtyard on the second level.  
 
A combination of flat, shed and gable roof forms and cornice treatments are used that are 
suitable for the district. The tower elements are arranged to create a distinctive design that 
provides an appropriate contribution to the character and image of the district and are 
effective in reducing the overall apparent mass of the building.  

 
In accordance with the standard, windows are placed in a symmetrical pattern relative to the 
walls and massing along the Linden and Willow frontage. Windows are individually defined 
with detail elements including framing elements, lintels, and appropriate placement to visually 
establish and define the building stories and establish human scale and proportion. The 
overall building design is cohesive and provides accent features and material patterns that 
provide a positive design example for the R-D-R District. 
 
 

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

The project is compliance with all applicable General Development Standards with the 
following relevant comments provided: 

 
A. Section 3.2.1 Landscaping and Tree Protection 

Street trees are provided along Linden and Willow Street in sidewalk cut outs protected 
by tree grates. Future Willow Street plaza improvements shall be implemented by the City 
as part of a City Capital Improvement project.  

 
B. Section 3.2.2  –  Access, Circulation and Parking 

 
In conformance with the Purpose, General Standard, and Development Standards 
described in this section, the parking and circulation system provided with the project is 
adequately designed with regard to safety, efficiency and convenience for vehicles, 
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bicycles, pedestrians and transit, both within the development and to and from 
surrounding areas.  
 
Minimum off-street parking quantities required for the project are based on TOD 
requirements for the number of bedrooms for the multi-family dwellings and gross square 
feet for the commercial area. Deductions are also requested based on demand mitigation 
allowances in the TOD zone. Based on these TOD requirements, parking is provided in 
accordance with the standards as follows: 
 
Residential Parking: 
 
TOD baseline residential requirement: Total required based on 16 units (of one bedroom 
or less) x .75 = 12 and 12 units (of two bedroom) x 1 = 12, totaling:  
24 required parking spaces. 
 
Subtotal residential parking required    24 spaces 
Demand Mitigation - Transit Passes for each tenant 10% -2.4 spaces  
Demand Mitigation - Bicycle & Pedestrian Level of Service A -2.4 spaces 
Car Share (1 car)       -5 spaces 
Total provided (residential) with TOD Mitigation strategies: 16 spaces 

 
 

Non-Residential Parking with TOD Demand Mitigation: 
 

 
 
Project parking total required: 
Total provided (residential) with TOD Mitigation strategies: 16 spaces 
Total non-residential provided with TOD Mitigation strategies: 12 spaces 
Total required:       28 spaces 
 
Total parking provided with PDP:    30 spaces 
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C. Section 3.2.4 – Site Lighting 
 
A photometric plan was submitted for the project.  As proposed, the project complies with 
the lighting design standards in Section 3.2.4. All exterior building lighting is provided by 
down-directional and sharp cut-off fixtures.   
 

D. Section 3.2.5 – Trash and Recycling Enclosures 
 

Trash and recycling is provided within the parking structure and is fully screened in from 
public view in accordance with the requirements of this section.   

 
E. Section 3.3.1 – Plat Standards 

 
The layout of driveways, utilities, drainage facilities, easements and other services are 
designed in accordance with the City’s engineering standards.  The plat demonstrates 
proper dedication of public rights-of-way, drainage easements and utility easements that 
are needed to serve the area being developed.  
 

F. Section 3.4.7 – Historic and Cultural Resources 
 
Because the PDP is adjacent to sites that are designated, eligible or potentially eligible as 
historic resources, the proposed building was reviewed by the Landmark Preservation 
Commission.  At its May 17, 2017 meeting, the Landmark Preservation Commission 
conducted a review as authorized under LUC Section 3.4.7(F)(6).  The LPC voted 5-0 to 
recommend to the Decision Maker approval of the Confluence Project (PDP170001), 
finding it is in compliance with the standards contained in the Land Use Code 3.4.7 and 
the River Downtown Redevelopment (R-D-R) Zone District Design Guidelines, in regard 
to compatibility with the character of the project’s area of adjacency.  (LPC Memorandum 
and meeting minutes attached.)  

 
G. Section 3.5.1(G)(1) Building Height Review and Special Height Review 

 
The purpose of this Section is to establish a special process to review buildings or 
structures that exceed forty (40) feet in height. Its intent is to encourage creativity and 
diversity of architecture and site design within a context of harmonious neighborhood 
planning and coherent environmental design, to protect access to sunlight, to preserve 
desirable views and to define and reinforce downtown and designated activity centers. All 
buildings or structures in excess of forty (40) feet in height shall be subject to special 
review pursuant to this subsection (G). 
 
(a) Review Standards. If any building or structure is proposed to be greater than forty (40) 
feet in height above grade, the building or structure must meet the following special 
review criteria: 
 
Light and Shadow. Buildings or structures greater than forty (40) feet in height shall be 
designed so as not to have a substantial adverse impact on the distribution of natural and 
artificial light on adjacent public and private property. Adverse impacts include, but are 
not limited to, casting shadows on adjacent property sufficient to preclude the functional 
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use of solar energy technology, creating glare such as reflecting sunlight or artificial 
lighting at night, contributing to the accumulation of snow and ice during the winter on 
adjacent property and shading of windows or gardens for more than three (3) months of 
the year. Techniques to reduce the shadow impacts of a building may include, but are not 
limited to, repositioning of a structure on the lot, increasing the setbacks, reducing 
building mass or redesigning a building shape. 

 
Staff Comments regarding the height review criteria per LUC 3.5.1(G)(1): 
 
With buildings taller than 40 feet, further review is required base on the criteria described 
above. The criteria requires that buildings or structures greater than forty (40) feet in 
height shall be designed so as not to have a substantial adverse impact on the 
distribution of natural and artificial light on adjacent public and private property. Adverse 
impacts include, but are not limited to, casting shadows on adjacent property sufficient to 
preclude the functional use of solar energy technology, creating glare such as reflecting 
sunlight or artificial lighting at night, contributing to the accumulation of snow and ice 
during the winter on adjacent property and shading of windows or gardens for more than 
three (3) months of the year. Techniques to reduce the shadow impacts of a building may 
include, but are not limited to, repositioning of a structure on the lot, increasing the 
setbacks, reducing building mass or redesigning a building shape. 
 
A shadow analysis has been provided by the applicant. The analysis reveals that for the 
three conditions (March, December, and June), the proposed building mass casts a 
shadow on the adjacent properties during portions of the year, mainly during the morning 
hours. Adjacent properties receive direct sunlight during afternoon hours, benefitting from 
the street pattern in the area which is approximately 45 degrees off-axis from due north. 
Per the standard, staff finds that the shadowing does not have a substantial adverse 
impact on the distribution of natural and artificial light on adjacent public and private 
property.  Nor does the shadowing preclude the functional use of solar energy technology 
or cause an undue accumulation of snow and ice on adjacent property.   

 
H. Section 3.5.3 – Mixed-Use, Institutional and Commercial Buildings; Division 3.10 – 

Development Standards for the Transit Oriented Development Overlay Zone 
 
The building design provides a high level of quality in terms of building articulation, 
material choice and placement, and placement of courtyards and balconies that satisfies 
the building requirements of these sections. The extensive articulation of the building 
form and generous use of masonry and panel systems contribute to a high quality 
appearance that is consistent with the architectural design expected within the TOD 
Overlay Zone.   

Variations in massing and placement of durable materials and cornice details at the street 
level help provide a human scale and break down the overall scale of the building. Varied 
patterns of recesses and projections provide vertical and horizontal interest in 
conformance with Section 3.5.3(E)(2).  
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Entrances are clearly identified and articulated with an entrance canopy as a sheltering 
element and with a change in mass related to the building entrance in conformance with 
Section 3.5.3(E)(4). 

I. Section 3.6.4 – Transportation Level of Service Requirements 
 
A Transportation Impact Study was submitted with this PDP (See attached.)  It analyzed 
the anticipated traffic for the development and concluded that the added traffic from the 
project does not impact the nearby intersections and that the pedestrian Level of Service 
in the area is acceptable.   

 
5. Modification of Standard Request to LUC Section 3.8.17(A)(2)(a) -- Building Height 

Measured in Stories -- Mezzanines 
 

Overview: 
This code section requires that the floor area of balconies and mezzanines be no more than 
1/3 of the total floor area of the nearest floor area directly below. Page DR13 of Attachment 4 
(PDP plans) shows the proposed floor plan for the 5th story.  The floor plan shows the two 
separate tower massings that are proposed. As can be seen on page DR13, the north tower 
includes two dwelling units on the 5th story, with a small mezzanine level above the 5th story 
dwellings as shown on sheet DR14. The mezzanine level floor spaces are a part of the two 
5th story units and are not separate dwellings. 
 
As outlined in the applicant’s modification request, the 5th story floor area of the north tower is 
1213 square feet, with a proposed mezzanine area above of 458 square feet, resulting in a 
mezzanine level that is slightly over the 1/3 limit of 404 square feet. The mezzanine level 
exceeds the 1/3 limit by 54 square feet. 
 
Request for Modification. The applicant requests a modification to allow the mezzanine to 
not be considered a full story by being nominally over the 1/3 ratio limit.  

 
Land Use Code Standard proposed to be modified: 
 

3.8.17 - Building Height 
 
(A) Measuring Building Height. 
 
(1) Building Height Measured in Feet. When measured in feet, building height shall be 
measured from the average of the finished ground level at the center of all walls of a 
building or structure to the highest point of the roof surface or structure. 
 
(2) Building Height Measured in Stories. In measuring the height of a building in 
stories the following measurement rules shall apply: 
 
(a) A balcony or mezzanine shall be counted as a full story when its floor area is in 
excess of one-third (1/3) of the total area of the nearest full floor directly below it. 
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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 
 
(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). 

 
Applicant’s Justification: 
 
The applicant has provided a modification request, attached to this staff report. The Applicant 
requests that the modification be approved and provides the following justification for Criteria 
1 and 4: 
 
Criteria (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. 

 
Criteria (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.  
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Applicant’s Justification for Criteria 1 and 4: 
 

“Currently the total floor area (as defined in the LUC) of the mezzanine is 458sf and 
the total floor area (as defined in the LUC) directly below it is 1213sf (5th story), which 
is over 1/3 by only 54sf. This ratio calculation counts only the floor area of the level 
below that the mezzanine directly serves. If all floor areas on the 5th story level in the 
project were taken in consideration, the mezzanine area would be well under the 1/3 
max ratio. Additionally the city has adopted the amendment to the 1012 IBC changes 
the area limitation of mezzanines in the building code: (17) Section 505.2.1 Area 
Limitation is amended by adding a new exception number 3 to read as follows: “3. 
Within individual dwelling units of Group R occupancies, the maximum aggregate 
area of a mezzanine may be equal to one--‐half of the area of the room in which it is 
located, without being considered an additional story. The mezzanine may be closed 
to the room in which it is located as long as exits from the mezzanine are in 
conformance with Section 505.2.2. 
 
Our request is to allow the mezzanine to NOT be considered a full story while being 
nominally over the 1/3 ratio limit. The plan promotes the general purpose of the 
standard equally well or better than a plan that builds to the theoretical maximums 
allowed by the code. The plan’s upper stories are smaller than the maximum 
allowable in an effort to achieve a design that’s beneficial to the occupants by 
providing views, access to light and air, and compelling architectural design, while 
also benefiting the public with a project that is compatible with the neighboring 
context, historic preservation guidelines, the overall Land Use Code, and the city’s 
River District design guidelines. We believe this modification would not be detrimental 
to the public good, and that it affects the standard in a nominal, inconsequential way 
when considered from the perspective of the overall development plan.” 

 
Staff Findings for the Modification 
 
Staff finds that the request for a Modification of Standard to Section 3.8.17(A)(2)(a) – Building 
Height Measured in Stories – Mezzanines, is justified by the applicable standards in 2.8.2(H) 
(1 and 4): 

 
A. Criterion 1 is met, (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. 

 
B. Criterion 4 is met, (2.8.2(H)(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. 

 
The granting of the Modification would not be detrimental to the public good and is 
inconsequential because the overall increase in the mezzanine floor area is minor and 
the added mezzanine space does not change the external appearance of the building 
design. A reduction in the mezzanine floor area to meet the standard would not result in a 
change in the building’s appearance, and would only result in additional two-story open 
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area within the units. Therefore, the increase in the mezzanine floor area provides a 
design that is equal to a design with the 54 square feet of floor area proposed.   
 
The effect of the mezzanine level’s height and mass is nominal and inconsequential; the 
mezzanine level does not contribute significantly to the overall height and mass of the 
project and the resulting height is similar to the overall height of the southwest tower.  
The overall building height and massing placement proposed meets the design 
requirements of the R-D-R District by concentrating building mass into appropriately 
scaled, iconic architectural features that are encouraged in the district while providing 
open space between the tower elements to reduce the overall apparent mass of the 
project. 

6. Neighborhood Meeting 
 
As a Type 1 administrative use, a neighborhood meeting was not required and the applicant elected to 
not hold a City neighborhood meeting.  
 
7. Findings of Fact/Conclusion 
 
In evaluating the proposed Overlook Project Development Plan, staff makes the following findings of 
fact: 
 

A. The PDP complies with process located in Division 2.2 – Common Development Review 
Procedures for Development Applications of Article 2 – Administration. 
 

B. The Modification to LUC Staff finds that the request for a Modification of Standard to Section 
3.8.17(A)(2)(a) – Building Height Measured in Stories – Mezzanines, is justified by the applicable 
standards in 2.8.2(H) (1 and 4): 
 
Criterion 1 is met, (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. 
 
Criterion 4 is met, (2.8.2(H)(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. 

 
The granting of the Modification would not be detrimental to the public good and is 
inconsequential because the overall increase in the mezzanine floor area is minor and the 
added mezzanine space does not change the external appearance of the building design. A 
reduction in the mezzanine floor area to meet the standard would not result in a change in 
the building’s appearance, and would only result in additional two-story open area within the 
units. Therefore, the increase the mezzanine floor area provides a design that is equal to a 
design with the 54 square feet of floor area proposed.   

 
The effect of the mezzanine level’s height and mass is nominal and inconsequential; the 
mezzanine level does not contribute significantly to the overall height and mass of the project 
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and the resulting height is similar to the overall height of the southwest tower.  The overall 
building height and massing placement proposed meets the design requirements of the R-D-
R District by concentrating building mass into appropriately scaled, iconic architectural 
features that are encouraged in the district while providing open space between the tower 
elements to reduce the overall apparent mass of the project. 

C. The PDP complies with relevant standards located in Article 3 – General Development 
Standards, provided that the Modification is approved. 
 

D. The PDP complies with the relevant (R-D-R) River Downtown Redevelopment District standards 
in Division 4.17 of Article 4. 

 
 
RECOMMENDATION:  
  
Approval of the Confluence Project Development Plan and Modification of Standard to Section 
3.8.17(A)(2)(a) 
 
 
ATTACHMENTS 

 
1. Applicant’s Planning Objectives Narrative 
2. Applicant’s Height Analysis Narrative 
3. Applicant’s Modification Request 
4. PDP Planning set: 

a. Site Plan 
b. Building Elevations  
c. Landscape Plan  
d. Shadow Analysis 
e. Perspective Building Views  
f. Building Materials Exhibit  
g. Floor Plans 

5. Lighting Plan 
6. Plat  
7. Utility Plans 
8. Traffic Impact Study  
9. Landmark Preservation Commission (LPC) Findings of Fact and Conclusions Pertaining to 

Confluence (PDP170001) 
 



Statement	  of	  Planning	  Objectives	  
CONFLUENCE	  
January	  11,	  2017	  
	  
	  
Project	  Overview	  
	  
Confluence,	  a	  mixed-‐use	  project	  composed	  of	  office,	  housing,	  retail	  and	  requisite	  parking	  will	  help	  
create	  a	  vital	  and	  energized	  heart	  to	  the	  River	  District.	  	  Located	  at	  the	  center	  of	  the	  original	  Fort	  Collins	  
parade	  ground,	  this	  corner	  site	  is	  likely	  as	  close	  as	  any	  building	  can	  come	  to	  the	  center	  of	  the	  point	  from	  
which	  the	  city	  grew.	  	  Even	  though	  the	  fort	  was	  short-‐lived	  in	  the	  city’s	  history,	  its	  name	  and	  the	  urban	  
geometries	  it	  inspired,	  live	  in	  perpetuity.	  	  	  
	   	  
	  

(i) Statement	  of	  appropriate	  City	  Plan	  Principles	  and	  Policies	  achieved	  by	  the	  proposed	  plan.	  
	  
Adherence	  to	  City	  Plan	  

Many	  principles	  and	  policies	  outlined	  in	  City	  Plan	  are	  achieved	  with	  this	  project.	  The	  most	  significant	  are	  
listed	  here:	  
ECONOMIC	  DEVELOPMENT	  

Principle	  EH	  4:	  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.	  	  

Policy	  EH	  4.1	  –Prioritize	  Targeted	  Redevelopment	  Areas	  	  

Policy	  EH	  4.2	  –	  Reduce	  Barriers	  to	  Infill	  Development	  and	  Redevelopment	  	  

INFILL	  AND	  REDEVELOPMENT	  POLICY	  

Principle	  LIV	  5:	  The	  City	  will	  promote	  redevelopment	  and	  infill	  in	  areas	  identified	  on	  the	  Targeted	  Infill	  
and	  Redevelopment	  Areas	  Map.	  

Policy	  LIV	  5.1	  –	  Encourage	  Targeted	  Redevelopment	  and	  Infill	  	  

HOUSING	  

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	  	  

COMMERCIAL	  DEVELOPMENT	  	  

Principle	  LIV15:	  Commercial	  developments	  create	  a	  powerful	  impression	  of	  the	  City,	  both	  individually	  
and	  taken	  together	  as	  a	  whole.	  While	  corporate	  franchises	  and	  chain	  stores	  will	  remain	  vital	  and	  
recognizable,	  commercial	  developments	  shall	  be	  designed	  to	  contribute	  to	  Fort	  Collins’	  distinct	  visual	  
quality	  and	  uniqueness.	  



Policy	  LIV	  15.1	  –	  Modify	  Standardized	  Commercial	  Architecture	  	  

Policy	  LIV	  15.2	  –	  Seek	  Compatibility	  with	  Surrounding	  Development	  	  

HISTORIC	  PRESERVATION	  

Principle	  LIV16:	  The	  quality	  of	  life	  in	  Fort	  Collins	  will	  be	  enhanced	  by	  the	  preservation	  of	  historic	  
resources	  and	  inclusion	  of	  heritage	  in	  the	  daily	  life	  and	  development	  of	  the	  community.	  

Policy	  LIV	  16.1	  –	  Survey,	  Identify,	  and	  Prioritize	  Historic	  Resources	  

DISTRICTS	  

Principle	  LIV	  30:	  Commercial	  Districts	  will	  be	  designed	  to	  accommodate	  all	  modes	  of	  travel	  –	  pedestrian,	  
bicycle,	  transit,	  and	  motor	  vehicle	  –	  in	  a	  compact	  setting.	  

Policy	  LIV	  30.4	  –	  Reduce	  Visual	  Impacts	  of	  Parking	  	  

Policy	  LIV	  30.5	  –	  Parking	  Structures	  	  

Policy	  LIV	  30.6	  –	  Reduce	  Land	  Devoted	  to	  Surface	  Parking	  Lots	  	  

DOWNTOWN	  DISTRICT	  

Principle	  LIV	  32:	  The	  Downtown	  will	  serve	  as	  a	  focal	  point	  and	  primary	  destination	  and	  activity	  center	  
for	  the	  community,	  with	  the	  design	  of	  buildings,	  streets,	  parking	  areas,	  and	  public	  spaces	  reinforcing	  the	  
area’s	  unique	  and	  distinctive	  character.	  	  

Policy	  LIV	  32.1	  –Mix	  of	  Uses	  	  

Policy	  LIV	  32.5–	  Maintain	  Visual	  Character	  	  

Policy	  LIV	  32.6	  –	  Encourage	  Human-‐Scale	  Architectural	  Elements	  	  

Policy	  LIV	  32.7	  –	  Allow	  Various	  Building	  Heights	  	  

Policy	  LIV	  32.9–	  Design	  to	  Enhance	  Activity	  

RIVER	  CORRIDOR	  

Principle	  LIV	  45:	  Adjacent	  land	  uses	  will	  be	  carefully	  managed	  to	  ensure	  that	  the	  diverse	  community	  
values	  of	  the	  Poudre	  River	  Corridor	  are	  protected	  and	  enhanced.	  

Policy	  LIV	  45.3	  –	  River	  Segments	  

	  
	   	  
	  

(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.	  



	  
The	  site	  is	  a	  previously	  developed	  site	  inside	  the	  River	  Downtown	  Redevelopment	  District	  (RDR)	  and	  
the	  Transit-‐Oriented	  Development	  District	  (TOD).	  It	  is	  an	  urban	  site	  and	  does	  not	  contain	  any	  open	  
space,	  wetlands,	  or	  natural	  habitats.	  The	  southern	  portion	  of	  the	  site	  is	  occupied	  by	  an	  existing	  
building	  scheduled	  for	  demolition,	  while	  the	  northern	  portion	  of	  the	  site	  was	  once	  residential	  rear	  
yards.	  The	  west	  and	  east	  edges	  of	  the	  property	  are	  bound	  by	  adjacent	  properties.	  Adjacent	  properties	  
and	  the	  Poudre	  Street	  ROW	  bind	  the	  north	  edges.	  Linden	  and	  Willow	  Street	  ROWs	  bind	  the	  south	  
edges	  of	  the	  property.	  There	  is	  one	  street	  tree	  in	  the	  R.O.W.	  along	  Linden.	  There	  are	  a	  number	  of	  small	  
caliper	  multi	  trunk	  trees	  and	  shrubs	  on	  site,	  which	  will	  be	  removed	  as	  part	  of	  the	  development.	  A	  large,	  
healthy	  tree	  exists	  at	  the	  edge	  of	  the	  property	  along	  Linden	  Street.	  	  The	  proposed	  building	  mass	  will	  be	  
stepped	  back	  to	  respect	  it	  and	  it	  will	  be	  preserved	  and	  protected	  during	  the	  development.	  
	   	  
	  
(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.	  
	  
The	  property	  owner	  will	  maintain	  the	  developed	  properties	  open	  spaces	  and	  provide	  snow	  removal	  for	  
the	  Linden	  Street	  frontage	  and	  an	  accessible	  path	  for	  the	  Willow	  Street	  frontage.	  The	  Willow	  and	  Linden	  
streetscape	  areas	  and	  the	  proposed	  plaza	  at	  the	  corner	  of	  Linden	  and	  Willow	  will	  be	  maintained	  by	  the	  
City	  of	  Fort	  Collins.	  
	  
	   	  
	  
(iv) Estimate	  of	  number	  of	  employees	  for	  business,	  commercial,	  and	  industrial	  uses.	  
	  
The	  ground	  and	  basement	  level	  commercial/retail	  space(s)	  have	  not	  been	  leased	  so	  the	  number	  of	  
employees	  is	  unknown.	  For	  the	  purposes	  of	  the	  design	  program	  we	  estimate	  7-‐12	  employees	  for	  the	  
raised	  courtyard	  office	  space.	  	  
	  
	   	  
	  
(v) Description	  of	  rationale	  behind	  the	  assumptions	  and	  choices	  made	  by	  the	  applicant.	  
	  
Located	  within	  the	  (RDR)	  River	  Downtown	  Redevelopment	  District,	  this	  project	  exemplifies	  the	  
purpose	  and	  standards	  envisioned	  for	  this	  district	  in	  the	  Land	  Use	  Code	  and	  the	  2014	  River	  District	  
Design	  Guidelines.	  The	  owner	  and	  design	  team	  used	  the	  zone	  district	  standards	  as	  the	  key	  resource	  in	  
guiding	  the	  design	  for	  Confluence.	  The	  purpose	  of	  the	  district	  is	  stated	  as	  follows:	  
	  

Purpose.	  The	  River	  Downtown	  Redevelopment	  District	  is	  intended	  to	  reestablish	  the	  linkage	  
between	  Old	  Town	  and	  the	  River	  through	  redevelopment	  in	  the	  Cache	  la	  Poudre	  River	  (the	  
"River")	  corridor.	  This	  District	  offers	  opportunities	  for	  more	  intensive	  redevelopment	  of	  housing,	  
businesses	  and	  workplaces	  to	  complement	  Downtown.	  Improvements	  should	  highlight	  the	  
historic	  origin	  of	  Fort	  Collins	  and	  the	  unique	  relationship	  of	  the	  waterway	  and	  railways	  to	  the	  
urban	  environment	  as	  well	  as	  expand	  cultural	  opportunities	  in	  the	  Downtown	  area.	  Any	  
significant	  redevelopment	  should	  be	  designed	  as	  part	  of	  a	  master	  plan	  for	  the	  applicable	  group	  
of	  contiguous	  properties.	  Redevelopment	  will	  extend	  the	  positive	  characteristics	  of	  Downtown	  
such	  as	  the	  pattern	  of	  blocks,	  pedestrian-‐oriented	  streetfronts	  and	  lively	  outdoor	  spaces.	  
	  

Urban	  Design	  	  



It	  is	  our	  intention	  to	  create	  a	  strong	  example	  of	  quality	  development	  similar	  to	  the	  nearby	  Block	  One	  
project	  in	  accordance	  with	  the	  newly	  adopted	  River	  District	  Design	  Guidelines	  and	  as	  prescribed	  by	  the	  
Mixed	  Use	  Development	  Standards	  in	  the	  Fort	  Collins	  Land	  Use	  Code	  ‘to	  promote	  the	  design	  of	  an	  urban	  
environment	  that	  is	  built	  to	  human	  scale	  to	  encourage	  attractive	  street	  fronts	  and	  other	  connecting	  
walkways	  that	  accommodate	  pedestrians	  as	  the	  first	  priority,	  while	  also	  accommodate(ing)	  vehicular	  
movement.’	  

Buildings	  will	  create	  a	  continuous	  street	  edge	  along	  Linden	  and	  Willow	  Streets	  with	  the	  extension	  of	  the	  
pedestrian	  amenities,	  tree	  grates,	  lighting,	  streetscape	  and	  diagonal	  parking	  that	  have	  been	  incorporated	  
on	  the	  adjacent	  blocks.	  	  	  Buildings	  will	  set	  back	  from	  the	  street	  edge	  adjacent	  to	  neighboring	  existing	  
structures	  of	  the	  “single	  family	  house”	  typology.	  

The	  ground	  floor	  commercial	  spaces	  are	  to	  be	  positioned	  within	  a	  few	  feet	  of	  the	  public	  ROW	  and	  uses	  are	  
to	  be	  accessed	  directly	  from	  Linden	  and	  Willow	  Street	  improvements.	  	  Along	  the	  Willow	  frontage	  we	  
intend	  to	  allow	  for	  the	  possibility	  of	  outdoor	  seating	  areas	  fronting	  the	  new	  plaza	  with	  the	  intention	  of	  
adding	  life	  to	  the	  streetscape.	  	  	  

A	  pedestrian	  pocket	  courtyard	  will	  extend	  from	  Linden	  Street	  between	  the	  new	  building	  and	  the	  existing	  
one-‐story	  building	  at	  405	  Linden	  to	  access	  the	  building	  lobby	  and	  a	  raised	  courtyard.	  	  Ground	  level	  and	  
raised	  courtyard	  tenant	  spaces	  will	  activate	  the	  courtyards	  and	  provide	  pedestrian	  engagement.	  	  These	  
ground	  level	  tenant	  spaces	  are	  well	  suited	  for	  a	  café	  or	  kiosk	  type	  tenant	  serving	  pedestrians	  actively	  using	  
the	  courtyard	  and	  adjacent	  Linden	  frontage.	  The	  upper	  courtyard,	  with	  strong	  visual	  and	  physical	  
connections	  to	  the	  lower	  courtyard,	  will	  provide	  an	  extension	  of	  the	  urban	  space.	  

Building	  Massing	  

The	  R-‐D-‐R	  District	  allows	  for	  buildings	  up	  to	  five	  stories	  tall	  terraced	  back	  from	  adjacent	  streets	  above	  the	  
third	  story.	  	  Our	  buildings	  will	  comply	  with	  these	  requirements	  and	  provide	  additional	  massing	  setbacks	  
for	  adjacent	  “single-‐family	  house”	  structures	  that	  exist	  on	  flanking	  sites.	  Our	  buildings	  will	  provide	  a	  
variety	  of	  massing	  to	  avoid	  long,	  uninterrupted	  facades	  per	  the	  Zoning	  Code	  and	  the	  highest	  masses	  will	  
be	  concentrated	  toward	  the	  center	  of	  the	  site.	  

Architectural	  Character	  and	  Image	  	  

The	  proposed	  buildings	  will	  respond	  to	  the	  Land	  Use	  Code’s	  Mixed	  Use	  Development	  Standards	  and	  the	  
2014	  River	  District	  Design	  Guidelines	  and	  will	  contribute	  to	  the	  uniqueness	  of	  the	  river	  district	  and	  also	  
respond	  carefully	  to	  the	  river	  front	  relationship.	  Some	  specific	  responses	  may	  include,	  but	  are	  not	  limited	  
to:	  

• Clearly	  articulated	  façade	  rhythms	  and	  fenestration	  patterns	  including	  bay	  window	  encroachments	  
(less	  than	  three	  feet	  into	  and	  over	  nine	  feet	  above	  the	  sidewalk)	  fronting	  Linden	  Street	  including	  a	  
typical	  25	  foot	  horizontal	  module	  found	  throughout	  the	  downtown	  area	  modified	  to	  a	  unique	  massing	  
character	  as	  the	  building	  addresses	  the	  dual	  frontages.	  	  

• Use	  of	  large	  and	  yet	  well-‐proportioned	  window	  apertures	  required	  by	  modern	  uses.	  
• Appropriately	  proportional	  ground	  level	  storefront	  types	  on	  primary	  streets	  as	  found	  elsewhere	  in	  the	  

downtown	  area	  mixed	  with	  the	  industrial	  character	  of	  ground	  levels	  	  	  	  
• Clearly	  expressing	  pedestrian	  entrances.	  
• Articulated	  base,	  middle	  and	  top.	  
• Recognition	  of	  the	  neighborhood	  Center	  (at	  the	  intersection	  of	  Linden	  and	  Willow)	  and	  significance	  of	  

the	  project	  as	  it	  is	  approached	  from	  all	  directions.	  



• Unique	  architectural	  and	  urban	  design	  details.	  
	  
Landscape	  Concept	  
The	  urban	  streetscape	  treatment	  along	  the	  Linden	  Street	  frontage	  has	  been	  established	  and	  the	  Willow	  
Street	  frontage	  currently	  in	  design	  is	  intended	  to	  be	  a	  rich	  pedestrian	  environment	  –	  a	  direct	  extension	  of	  
the	  new	  adjacent	  Linden	  Street	  streetscape	  treatments	  with	  strong	  references	  to	  the	  river	  and	  indigenous	  
planting	  selections.	  Other	  outdoor	  seating	  areas	  and	  spaces	  adjacent	  to	  the	  building	  (such	  as	  in	  the	  pocket	  
park	  court	  and	  second	  story	  courtyard)	  will	  have	  a	  similar	  treatment	  with	  planter	  pots,	  site	  furniture,	  and	  
railings	  that	  visually	  integrate	  with	  the	  building	  architecture.	  	  	  The	  second	  story	  courtyard	  will	  be	  
landscaped	  with	  planter	  pots	  of	  various	  sizes	  (up	  to	  ornamental	  tree	  scale)	  as	  well	  as	  third	  story	  terraces	  
fronting	  Linden	  and	  Willow	  that	  will	  create	  a	  striking	  landscaped	  cornice	  with	  annual	  plantings.	  
	  
	  
	   	  
	  
	  
(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	  submittal	  includes	  all	  items	  required	  for	  Project	  Development	  Plan	  submittal	  as	  well	  as	  other	  items	  
requested	  from	  the	  Preliminary	  Design	  Review	  meeting.	  
	  
	  
	  
(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.	  
	  
The	  site	  is	  a	  previously	  developed	  commercial	  site,	  and	  former	  residential	  rear	  yards	  inside	  the	  River	  
Downtown	  Redevelopment	  District	  and	  the	  Transit-‐Oriented	  Development	  District.	  There	  are	  no	  conflicts	  
between	  land	  uses	  or	  disturbances	  to	  wetlands,	  natural	  habitats	  and	  features	  and	  or	  wildlife.	  
	   	  
	  
(viii) Written	  narrative	  addressing	  each	  concern/issue	  raised	  at	  the	  neighborhood	  meeting(s),	  if	  a	  
meeting	  has	  been	  held.	  
	  
No	  neighborhood	  meetings	  have	  been	  held.	  	  Informal	  presentations	  have	  been	  made	  to	  many	  of	  the	  
project	  neighbors.	  
	  
	   	  
	  
(ix) Name	  of	  the	  project	  as	  well	  as	  any	  previous	  name	  the	  project	  may	  have	  had	  during	  Conceptual	  
Review.	  
	  
Confluence	  
	  
	  



	  
	  
(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.	  
	  

Parking	  and	  Service	  Access	  Strategy	  
As	  there	  is	  currently	  limited	  on-‐street	  parking	  and	  little	  off	  street	  public	  parking	  in	  the	  River	  District,	  the	  
project	  will	  need	  to	  meet	  long-‐term	  demand	  spaces	  on-‐site	  and	  will	  rely	  on	  adjacent	  streets	  or	  future	  
district	  parking	  structures	  for	  short-‐term/visitor	  parking.	  	  
	  
Due	  to	  the	  consolidation	  of	  the	  three	  lots	  no	  additional	  curb	  cuts	  to	  access	  parking	  or	  service	  areas	  are	  
required	  along	  Willow	  or	  Linden	  Streets.	  In	  fact,	  we	  will	  be	  abandoning	  the	  current	  curb	  cut	  for	  405	  
Linden	  Street	  and	  re-‐striping	  the	  on	  street	  parking	  in	  this	  area.	  In	  addition	  to	  the	  abandon	  curb	  cut	  and	  
as	  part	  of	  the	  City	  of	  Fort	  Collins	  capital	  improvement	  project	  for	  the	  Willow	  Street	  Plaza,	  an	  existing	  fire	  
hydrant	  will	  be	  relocated.	  These	  changes	  will	  allow	  for	  additional	  parking	  along	  Linden	  Street.	  In	  total,	  
seven	  (7)	  new	  parking	  stalls	  will	  be	  added	  to	  the	  Linden	  Street	  frontage	  by	  our	  restriping.	  	  Our	  plan	  is	  to	  
have	  all	  other	  parking	  accessed	  from	  the	  Poudre	  Street	  alley.	  	  30	  parking	  spaces	  accessed	  from	  Poudre	  
St.	  are	  provided,	  all	  of	  them	  are	  covered	  and	  27	  of	  them	  are	  hidden	  from	  adjacent	  streets.	  	  	  
	  
There	  are	  currently	  varied	  parking	  restrictions	  on	  the	  Linden	  frontage	  including	  two	  hour	  parking	  limits	  
during	  the	  day	  with	  no	  overnight	  parking	  allowed.	  	  We	  agree	  with	  the	  daytime	  limits,	  but	  would	  like	  to	  
request	  that	  the	  city	  remove	  the	  overnight	  restrictions	  to	  make	  the	  on-‐street	  parking	  conditions	  similar	  
to	  the	  vicinity	  of	  Mason	  and	  Maple	  Streets	  where	  mixed-‐use	  buildings	  front	  the	  right-‐of-‐ways	  and	  
overnight	  parking	  is	  allowed.	  
	  
-‐end-‐	  



SHADOW	  STUDIES	  –	  CONFLUENCE	  PDP170001:	  
	  
We	  believe	  that	  the	  project	  complies	  with	  the	  standards	  for	  building	  height	  set	  forth	  by	  
3.5.1(G)	  of	  the	  City’s	  Land	  Use	  Code.	  
	  
Light	  and	  Shadow:	  The	  organization	  of	  the	  building	  massing	  takes	  into	  consideration	  the	  
effects	  of	  shading	  not	  only	  on	  the	  site	  but	  adjacent	  sites	  as	  well.	  The	  building	  steps	  back	  
as	  the	  height	  increases	  and	  the	  massing	  is	  intentionally	  stepped	  down	  adjacent	  to	  the	  
neighboring	  structures.	  Additionally	  the	  tallest	  portion	  of	  the	  overall	  building	  is	  located	  
to	  the	  rear	  of	  the	  site	  away	  from	  the	  neighbors.	  Because	  the	  orientation	  of	  Linden	  and	  
Willow	  are	  roughly	  45	  degrees	  off-‐axis	  from	  the	  Cartesian	  grid,	  the	  Confluence	  site	  as	  
well	  as	  its	  neighbors	  generally	  have	  two	  sides	  of	  the	  buildings	  with	  a	  southerly	  exposure	  
and	  orientation.	  This	  also	  means	  that	  the	  longest	  wintertime	  shadows	  tend	  to	  have	  less	  
impact	  on	  neighbors.	  
	  
Privacy:	  The	  commercial	  occupancies	  in	  the	  building	  have	  a	  predominance	  of	  their	  
openings	  facing	  the	  public	  right-‐of-‐way	  or	  face	  internally	  to	  the	  site.	  Residential	  
windows	  and	  balconies	  are	  also	  focus	  on	  long	  distance	  views	  and	  care	  has	  been	  taken	  to	  
have	  a	  minimum	  of	  windows	  that	  face	  residential	  neighbors.	  	  Even	  then,	  views	  between	  
uses	  tend	  to	  be	  more	  constrained	  in	  the	  urban/downtown	  context	  than	  is	  achievable	  in	  
lower	  density	  zones.	  
	  
Neighborhood	  Scale:	  The	  River	  District	  of	  Fort	  Collins	  is	  a	  rapidly	  changing	  and	  
developing	  area	  of	  the	  city.	  It	  contains	  a	  considerable	  number	  of	  building	  scales,	  types,	  
and	  uses.	  Confluence	  recognizes	  the	  diverse	  nature	  of	  the	  district	  by	  providing	  a	  variety	  
of	  massing	  on	  the	  site	  that	  meets	  the	  intent	  of	  the	  RDR	  District	  and	  its	  Design	  
Guidelines.	  The	  larger	  and	  taller	  portions	  of	  the	  massing	  respond	  to	  the	  public	  urban	  
context	  focusing	  on	  street	  frontages	  and	  right-‐of-‐way.	  While	  the	  lower	  height	  massing	  
respond	  to	  the	  existing	  context	  of	  the	  neighboring	  sites.	  
	  
The	  developer	  of	  Confluence	  has	  met	  with	  the	  neighboring	  property	  owners	  and	  has	  
shared	  their	  plans	  for	  development	  with	  them	  and	  has	  received	  support	  of	  the	  project	  
during	  those	  interactions.	  
	  
April	  19,	  2017	  



MODIFICATION	  OF	  STANDARDS	  –	  CONFLUENCE:	  
	  
2.8.1	  -‐	  Purpose	  and	  Applicability	  
The	  decision	  maker	  is	  empowered	  to	  grant	  modifications	  to	  the	  General	  Development	  
Standards	  contained	  in	  Article	  3	  and	  the	  Land	  Use	  Standards	  and	  Development	  
Standards	  contained	  in	  Article	  4	  and	  any	  separation	  or	  proximity	  standards	  that	  are	  
established	  as	  a	  specific	  measurement	  of	  distance	  in	  the	  District	  Permitted	  Uses	  
contained	  in	  Article	  4,	  either	  for:	  (1)	  overall	  development	  plans	  and/or	  project	  
development	  plans	  which	  are	  pending	  approval	  at	  the	  time	  that	  the	  request	  for	  
proposed	  modification	  is	  filed.	  
	  
2.8.2	  -‐	  Modification	  Review	  Procedures	  
(H)	  Step	  8	  (Standards):	  Applicable,	  and	  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	  
	  
(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.	  
	  
	  
MODIFICATION	  REQUEST:	  
	  
According	  to	  3.8.17(A)(2)(a):	  A	  balcony	  or	  mezzanine	  shall	  be	  counted	  as	  a	  full	  story	  
when	  its	  floor	  area	  is	  in	  excess	  of	  one-‐third	  (1/3)	  of	  the	  total	  area	  of	  the	  nearest	  full	  
floor	  directly	  below	  it.	  
	  
Currently	  the	  total	  floor	  area	  (as	  defined	  in	  the	  LUC)	  of	  the	  mezzanine	  is	  458sf	  and	  the	  
total	  floor	  area	  (as	  defined	  in	  the	  LUC)	  directly	  below	  it	  is	  1213sf	  (5th	  story),	  which	  is	  
over	  1/3	  by	  only	  54sf.	  This	  ratio	  calculation	  counts	  only	  the	  floor	  area	  of	  the	  level	  below	  
that	  the	  mezzanine	  directly	  serves.	  If	  all	  floor	  areas	  on	  the	  5th	  story	  level	  in	  the	  project	  
were	  taken	  in	  consideration,	  the	  mezzanine	  area	  would	  be	  well	  under	  the	  1/3	  max	  ratio.	  
Additionally	  the	  city	  has	  adopted	  the	  amendment	  to	  the	  1012	  IBC	  changes	  the	  area	  
limitation	  of	  mezzanines	  in	  the	  building	  code:	  (17)	  Section	  505.2.1	  Area	  Limitation	  is	  
amended	  by	  adding	  a	  new	  exception	  number	  3	  to	  read	  as	  follows:	  “3.	  Within	  individual	  
dwelling	  units	  of	  Group	  R	  occupancies,	  the	  maximum	  aggregate	  area	  of	  a	  mezzanine	  may	  
be	  equal	  to	  one-‐half	  of	  the	  area	  of	  the	  room	  in	  which	  it	  is	  located,	  without	  being	  
considered	  an	  additional	  story.	  The	  mezzanine	  may	  be	  closed	  to	  the	  room	  in	  which	  it	  is	  
located	  as	  long	  as	  exits	  from	  the	  mezzanine	  are	  in	  conformance	  with	  Section	  505.2.2.”	  

https://www.municode.com/library/co/fort_collins/codes/land_use?searchRequest=%7B%22searchText%22%3A%22variance%22%2C%22pageNum%22%3A1%2C%22resultsPerPage%22%3A25%2C%22booleanSearch%22%3Afalse%2C%22stemming%22%3Atrue%2C%22fuzzy%22%3Afalse%2C%22synonym%22%3Afalse%2C%22contentTypes%22%3A%5B%22CODES%22%5D%2C%22productIds%22%3A%5B%22CODES_18006%22%5D%7D&nodeId=ART3GEDEST
https://www.municode.com/library/co/fort_collins/codes/land_use?searchRequest=%7B%22searchText%22%3A%22variance%22%2C%22pageNum%22%3A1%2C%22resultsPerPage%22%3A25%2C%22booleanSearch%22%3Afalse%2C%22stemming%22%3Atrue%2C%22fuzzy%22%3Afalse%2C%22synonym%22%3Afalse%2C%22contentTypes%22%3A%5B%22CODES%22%5D%2C%22productIds%22%3A%5B%22CODES_18006%22%5D%7D&nodeId=ART4DI
https://www.municode.com/library/
https://www.municode.com/library/co/fort_collins/codes/land_use?searchRequest=%7B%22searchText%22%3A%22variance%22%2C%22pageNum%22%3A1%2C%22resultsPerPage%22%3A25%2C%22booleanSearch%22%3Afalse%2C%22stemming%22%3Atrue%2C%22fuzzy%22%3Afalse%2C%22synonym%22%3Afalse%2C%22contentTypes%22%3A%5B%22CODES%22%5D%2C%22productIds%22%3A%5B%22CODES_18006%22%5D%7D&nodeId=ART1GEPR_DIV1.2TIPUAU_1.2.2PU


	  
Our	  request	  is	  to	  allow	  the	  mezzanine	  to	  NOT	  be	  considered	  a	  full	  story	  while	  being	  
nominally	  over	  the	  1/3	  ratio	  limit.	  The	  plan	  promotes	  the	  general	  purpose	  of	  the	  
standard	  equally	  well	  or	  better	  than	  a	  plan	  that	  builds	  to	  the	  theoretical	  maximums	  
allowed	  by	  the	  code.	  The	  plan’s	  upper	  stories	  are	  smaller	  than	  the	  maximum	  allowable	  
in	  an	  effort	  to	  achieve	  a	  design	  that’s	  beneficial	  to	  the	  occupants	  by	  providing	  views,	  
access	  to	  light	  and	  air,	  and	  compelling	  architectural	  design,	  while	  also	  benefiting	  the	  
public	  with	  a	  project	  that	  is	  compatible	  with	  the	  neighboring	  context,	  historic	  
preservation	  guidelines,	  the	  overall	  Land	  Use	  Code,	  and	  the	  city’s	  River	  District	  design	  
guidelines.	  We	  believe	  this	  modification	  would	  not	  be	  detrimental	  to	  the	  public	  good,	  
and	  that	  it	  affects	  the	  standard	  in	  a	  nominal,	  inconsequential	  way	  when	  considered	  
from	  the	  perspective	  of	  the	  overall	  development	  plan.	  
	  
	  
Thank	  you,	  
	  
The	  Confluence	  Development	  Team	  
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PROJECT
LOCATION

TOD

Zoning: (RDR) RIVER DOWNTOWN 
REDEVELOPMENT DISTRICT

DIRECTOR OF COMMUNITY DEVELOPMENT AND 

NEIGHBORHOOD SERVICES

Approved by the Director of Community Development and Neighborhood Services of the City of Fort 

Collins, Colorado on this ______ day of ________________, A.D., 20

___________________________________________________ _____________

Director of Community Development and Neighborhood Services

OWNERSHIP CERTIFICATION

STATE OF COLORADO )

)ss.

COUNTY OF LARIMER )

The foregoing instrument was acknowledged before me this ______ day of 

___________________, 2016, by ????, as Member of Confluence, LLC

Witness my hand and official seal.

My Commission Expires: _______________________

______________________________________________

Notary Public

By:__________________________________

     Your Name Here, Memeber

LAND USE DATA

• Existing Zoning: (RDR) River Downtown Redevelopment District, Transit-

oriented development (TOD) Overlay Zone

• Residential Sign Dist.: Development is NOT in a Residential Sign District

• Proposed Land Use: Mixed Use (Commercial/Residential)

• Max. Building Height Permitted: 6 (Base height of 5 stories + 1 story per 3.10.5.F.1.a)

• Max. Building Height Proposed: 5 stories + mezzanine 64'-6"

• Gross Site Area: 17,450 S.F. (0.40 AC.)

• Net Site Area: 17,450 S.F. (0.40 AC.)

• Estimated Floor Area: 45,763 S.F.

• Floor Area Ratio: 2.62

• Public R.O.W: 0 S.F. (0 Acres)

Dwelling Units

Studio

One Bedroom Apartment

One Bedroom Apartment with Den

Two Bedroom

Total

Total Bedrooms = 40

Quantity

6

8

2

12

28

Residential Density

Gross Residential Density:77.8dua (# of units)/Gross Residential Acreage

28/.36 = 77.8

Net Residential Density:77.8dua (# of units)/Net Residential Arcreage

28/.36 = 77.8

Gross Residential Acreage = (Site Acreage)-(Non-Residential Acreage)

    .36 = .40-.04

Net Residential Acreage = (Gross Residential Acreage)-(Land Dedicated to Other Uses LUO 3.8.18(B)(1))

 .36 = .36-0

Site Coverage

Building Coverage

Drives and Parking

Landscape Area and Walks (Open Space)

Public R.O.W.

Active Recreational Use

Total

Area

15,431 S.F.

831 S.F.

1,188 S.F.

0 S.F.

0 S.F.

17,450 S.F.

Percent

88%

5%

7%

0%

0%

100%

Parking (Residential)

Long-Term Parking Stalls

Demand Mitigation - Transit Passes for each tenant 10%

Demand Mitigation - Bicycle & Pedestrian Level of Service A

Car Share (1 car)

Total

Total required based on 16 units (of one bedroom or less) x .75 = 12 and 12 units (of two bedroom) x 1 

= 12, totaling 24.

Required

24

-2.40

-2.40

-5.00

16

Parking (Non-Residential)

Office

Retail

Cafe

Existing Building Exemption (Up to 5000sf at 1/1000)*

Demand Mitigation - Bicycle & Pedestrian Level of Service A

Demand Mitigation - reduction per shared parking strategy

Total

*3.2.2(K)(2)(b) Existing Buildings Exemption: based on replacing existing building area

Required

3

14

5

-5

-2.20

-3

12

Ratio

1/1000

2/1000

5/1000

Parking 

2 Handicap Space Required (26-50 total spaces in lot = 2 required accessible space for site)

2 Handicap Spaces Provided in covered parking area.

   

Bicycle Parking

Use

Multi-family Residential

General Retail

General Office

Cafe

Total

Provided

Requirement

1 per bedroom

1/4,000 sf   min 4

1/4,000 sf   min 4 

1/1,000 sf   min 4

% enclosed/% racks

60%/40%

20%/80%

20%/80%

0%/100% 

Required

40

4

4 

4

52

53

Enclosed

24

1

1 

0

26

27

Rack

16

3

3 

4

26

 26*

GLA

2,266

6,890

1,000

10,156

Provided

30

Required

28

*12 racked parking shown on plan. Additional racks for 14 bicycles included in raised courtyard space.

Shown on sheet DR01.1 Site Plan Courtyard Level. 

LEGAL DESCRIPTION

LOT 2, CONFLUENCE

THE NORTHWEST 106 FEET OF THE NE 1/2 OF THE NE 1/2 OF LOTS 2, 4, 6 AND 8, BLOCK 

2, CITY OF FORT COLLINS, COUNTY OF LARIMER, STATE OF COLORADO AND

SW 1/2 OF LOT 2, AND THE SOUTHEASTERLY 30 FEET OF SW 1/2 OF LOT 4, ALL IN 

BLOCK 2, CITY OF FORT COLLINS, COUNTY OF LARIMER, STATE OF COLORADO, 

EXCEPTING HOWEVER, THAT PORTION OF THE ABOVE DESCRIBED PROPERTY 

HERETOFORE CONVEYED TO THE CITY OF FORT COLLINS IN DEED RECORDED AUGUST 

18, 1920 IN BOOK 399 AT PAGE 208, LARIMER COUNTY RECORDS. AND

THE SW 1/2 OF THE NE 1/2 OF LOTS 2,4,6, AND 8, BLOCK 2, EXCEPT THE NW 20 FEET OF 

LOT 8, CITY OF FORT COLLINS, COUNTY OF LARIMER, STATE OF COLORADO, 

SITE PLAN NOTES:

1. THE PROJECT SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE 

FINAL PLANS. AMENDMENTS TO THE PLANS MUST BE REVIEWED AND 

APPROVED BY THE CITY PRIOR TO THE IMPLEMENTATION OF ANY CHANGES 

TO THE PLANS.

2. REFER TO FINAL UTILITY PLANS FOR EXACT LOCATIONS AND 

CONSTRUCTION INFORMATION FOR STORM DRAINAGE STRUCTURES, 

UTILITY MAINS AND SERVICES, PROPOSED TOPOGRAPHY, STREET 

IMPROVEMENTS.

3. REFER TO THE SUBDIVISION PLAT AND UTILITY PLANS FOR EXACT 

LOCATIONS, AREAS AND DIMENSIONS OF ALL EASEMENTS, LOTS, TRACTS, 

STREETS, WALKS AND OTHER SURVEY INFORMATION.

4. ALL ROOFTOP AND GROUND MOUNTED MECHANICAL EQUIPMENT 

MUST BE SCREENED FROM VIEW FROM ADJACENT PROPERTY AND PUBLIC 

STREETS.  IN CASES WHERE BUILDING PARAPETS DO NOT ACCOMPLISH 

SUFFICIENT SCREENING, THEN FREE-STANDING SCREEN WALLS 

MATCHING THE PREDOMINANT COLOR OF THE BUILDING SHALL BE 

CONSTRUCTED.  OTHER MINOR EQUIPMENT SUCH AS CONDUIT, METERS 

AND PLUMBING VENTS SHALL BE SCREENED OR PAINTED TO MATCH 

SURROUNDING BUILDING SURFACES.

5. ALL CONSTRUCTION WITH THIS DEVELOPMENT PLAN MUST BE 

COMPLETED IN ONE PHASE UNLESS A PHASING PLAN IS SHOWN WITH 

THESE PLANS. 

6. [IF APPLICABLE -- INCLUDE LANGUAGE FOR ANY MODIFICATIONS 

AND CONDITIONS APPROVED WITH PDP/ODP].

7. N/A

8. N/A  

9. ALL EXTERIOR LIGHTING PROVIDED SHALL COMPLY WITH THE 

FOOT-CANDLE REQUIREMENTS IN SECTION 3.2.4 OF THE LAND USE CODE 

AND SHALL USE A CONCEALED, FULLY SHIELDED LIGHT SOURCE WITH 

SHARP CUT-OFF CAPABILITY SO AS TO MINIMIZE UP-LIGHT, SPILL LIGHT, 

GLARE AND UNNECESSARY DIFFUSION.

10. SIGNAGE AND ADDRESSING ARE NOT PERMITTED WITH THIS 

PLANNING DOCUMENT AND MUST BE APPROVED BY SEPARATE CITY 

PERMIT PRIOR TO CONSTRUCTION.  SIGNS MUST COMPLY WITH CITY SIGN 

CODE UNLESS A SPECIFIC VARIANCE IS GRANTED BY THE CITY.

11. FIRE HYDRANTS MUST MEET OR EXCEED POUDRE FIRE AUTHORITY 

STANDARDS.  ALL BUILDINGS MUST PROVIDE AN APPROVED FIRE 

EXTINGUISHING SYSTEM.

12. ALL BIKE RACKS PROVIDED MUST BE PERMANENTLY ANCHORED.

13. ALL SIDEWALKS AND RAMPS MUST CONFORM TO CITY STANDARDS.  

ACCESSIBLE RAMPS MUST BE PROVIDED AT ALL STREET AND DRIVE 

INTERSECTIONS AND AT ALL DESIGNATED ACCESSABLE PARKING SPACES.  

ACCESSABLE PARKING SPACES MUST SLOPE NO MORE THAN 1:48 IN ANY 

DIRECTION.  ALL ACCESSIBLE ROUTES MUST SLOPE NO MORE THAN 1:20 

IN DIRECTION OF TRAVEL AND WITH NO MORE THAN 1:48 CROSS SLOPE.

14. COMMON OPEN SPACE AREAS AND LANDSCAPING WITHIN RIGHT OF 

WAYS, STREET MEDIANS, AND TRAFFIC CIRCLES ADJACENT TO COMMON 

OPEN SPACE AREAS ARE REQUIRED TO BE MAINTAINED BY A PROPERTY 

OWNERS’ ASSOCIATION. THE PROPERTY OWNERS’ ASSOCIATION IS 

RESPONSIBLE FOR SNOW REMOVAL ON ALL ADJACENT STREET SIDEWALKS 

AND SIDEWALKS IN COMMON OPEN SPACE AREAS.

AND, IF APPLICABLE:

15. THE PROPERTY OWNER FOR EACH RESIDENTIAL LOT IS 

RESPONSIBLE FOR SNOW REMOVAL ON ALL STREET SIDEWALKS ADJACENT 

TO EACH RESIDENTIAL LOT. 

16. PRIVATE CONDITIONS, COVENANTS, AND RESTRICTIONS (CC&R'S), 

OR ANY OTHER PRIVATE RESTRICTIVE COVENANT IMPOSED ON 

LANDOWNERS WITHIN THE DEVELOPMENT, MAY NOT BE CREATED OR 

ENFORCED HAVING THE EFFECT OF PROHIBITING OR LIMITING THE 

INSTALLATION OF XERISCAPE LANDSCAPING, SOLAR/PHOTO-VOLTAIC 

COLLECTORS (IF MOUNTED FLUSH UPON ANY ESTABLISHED ROOF LINE), 

CLOTHES LINES (IF LOCATED IN BACK YARDS), ODOR-CONTROLLED 

COMPOST BINS, OR WHICH HAVE THE EFFECT OF REQUIRING THAT A 

PORTION OF ANY INDIVIDUAL LOT BE PLANTED IN TURF GRASS.

17. ANY DAMAGED CURB, GUTTER AND SIDEWALK EXISTING PRIOR TO 

CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND 

GUTTERS, DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION 

OF THIS PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT 

COLLINS STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE 

ACCEPTANCE OF COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE 

ISSUANCE OF THE FIRST CERTIFICATE OF OCCUPANCY.

18. FIRE LANE MARKING: A FIRE LANE MARKING PLAN MUST BE 

REVIEWED AND APPROVED BY THE FIRE OFFICIAL PRIOR TO THE 

ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY. WHERE REQUIRED BY 

THE FIRE CODE OFFICIAL, APPROVED SIGNS OR OTHER APPROVED 

NOTICES THAT INCLUDE THE WORDS NO PARKING FIRE LANE SHALL BE 

PROVIDED FOR FIRE APPARATUS ACCESS ROADS TO IDENTIFY SUCH 

ROADS OR PROHIBIT THE OBSTRUCTION THEREOF. THE MEANS BY WHICH 

FIRE LANES ARE DESIGNATED SHALL BE MAINTAINED IN A CLEAN AND 

LEGIBLE CONDITION AT ALL TIMES AD BE REPLACED OR REPAIRED WHEN 

NECESSARY TO PROVIDE ADEQUATE VISIBILITY.  

19. PREMISE IDENTIFICATION: AN ADDRESSING PLAN IS REQUIRED TO 

BE REVIEWED AND APPROVED BY THE CITY AND POUDRE FIRE AUTHORITY 

PRIOR TO THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY. UNLESS 

THE PRIVATE DRIVE IS NAMED, MONUMENT SIGNAGE MAY BE REQUIRED 

TO ALLOW WAY-FINDING. ALL BUILDINGS SHALL HAVE ADDRESS 

NUMBERS, BUILDING NUMBERS OR APPROVED BUILDING IDENTIFICATION 

PLACED IN A POSITION THAT IS PLAINLY LEGIBLE, VISIBLE FROM THE 

STREET OR ROAD FRONTING THE PROPERTY, AND POSTED WITH A 

MINIMUM OF SIX-INCH NUMERALS ON A CONTRASTING BACKGROUND. 

WHERE ACCESS IS BY MEANS OF A PRIVATE ROAD AND THE BUILDING 

CANNOT BE VIEWED FROM THE PUBLIC WAY, A MONUMENT, POLE OR 

OTHER SIGN OR MEANS SHALL BE USED TO IDENTIFY THE STRUCTURE.
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SHEET INDEX PDP
Sheet Number Sheet Name

DR01 SITE PLAN - CONFLUENCE, LOT 2

DR01.1 SITE PLAN - COURTYARD

DR02 ARCHITECTURAL ELEVATIONS

DR03 ARCHITECTURAL ELEVATIONS

DR04 SECTION ELEVATIONS

DR05 LANDSCAPE PLAN

DR06 SHADOW STUDIES

DR07 SHADOW STUDIES

DR08 3D VIEWS

DR09 MATERIALS

DR10 FLOOR PLANS

DR11 FLOOR PLANS

DR12 FLOOR PLANS

DR13 FLOOR PLANS

1" = 2000'-0"

VICINITY MAP
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TREE GRATES

Manufacturer: Urban Accessories

Model: OT Title-24, 5’ sq. (4 piece)

Material: Cast Ductile Iron

Finish: Raw Cast Iron

Frame: Standard ‘S’ Frame, medium duty (light vehicular) 

Supplier: Recreation Plus, Ltd. 

15209 W. Ellsworth Dr. 

Golden, CO 80401 

T: 303.278.1455 

www.recreationplus.com 

Miriam@recreationplus.com

3
"

ALIGN
ALIGN

ORNAMENTAL OR DECIDUOUS SHADE TREE

RE: LANDSCAPE PLANS

PROVIDE 1/2" DIA. WHITE PVC AROUND WIRE

3" MAX OF WIRE MAY BE EXPOSED AT EACH END

TRUNK FLARE (LOCATED AT TOP OF ROOTBALL) 

SHALL BE HELD 3" DOWN FROM TOP SURFACE 

OF TREE GRATE, TYP

TREE GRATE. INSTALL PER GRATE 

MANUFACTURER'S RECOMMENDATIONS, TYP

ROOT BALL/TOP OF SOIL AND BOTTOM OF TREE 

GRATE WITH 3/8" PEA GRAVEL PLACED OVER 

WEED BARRIER FABRIC

CURB AND GUTTER
CAST TREE GRATE FRAME INTO 

CONC PER MANUFACTURER'S 

RECOMMENDATIONS

REFER TO SITE AND 

LAYOUT PLANS FOR 

LOCATION OF TREE GRATES

WIDTH VAIRES WITH ROOT BALL SIZE

2 X 2 WOODEN STAKES. STAKES

SHALL BE UNTREATED PINE OR DOUGLAS-FIR.

INSTALL 2" AWAY FROM THE EDGE OF THE ROOT BALL.

4
'-

0
" SECURE CROSS MEMBER TO VERTICAL

STAKES USING THREE INCH LONG WOOD

SCREWS.

2" X 2" WOODEN STAKES. STAKES

SHALL BE UNTREATED PINE OR DOUGLAS-FIR.

PLAN VIEW

ROOT BALL STAKING

LINDEN STREET ROW 100'
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W
 1

0
0

'

HATCHED AREA REPRESENTS AREA THAT WILL BE PART OF A 

PARTNERSHIP WITH CAPITAL IMPROVEMENTS TO DESIGN AND 

CONSTRUCT THE WILLOW ST PLAZA AS PART OF DEVELOPMENT WITH 

REIMBURSEMENT BY THE CITY FOR DESIGN AND CONSTRUCTION COSTS.
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 1/8" = 1'-0" 
C1

NORTH - PDP

 1/8" = 1'-0" 
A1

SOUTH - PDP

SHEET NOTES - ELEVATIONS

# COMMENTS

1 ALUMINUM CLAD WOOD

WINDOWS AND DOORS

2 DARK WOOD SIDING

3 STUCCO FINISH

4 CORRUGATED METAL PANEL

5 3 5/8" BRICK FACE

6 LIGHT WOOD SIDING

7 GLULAM BEAM

8 STEEL RAILING

9 STOREFRONT

11 FLAT METAL PANEL

12 METAL SILL

13 STONE BASE

14 STEEL HEADER

15 MEMBRANE ROOFING

16 GLASS PANEL

17 METAL SUNSHADE

18 STEEL AND WOOD TRELLIS

19 WOOD SLATS OPEN TO BEYOND

20 BOARD FORMED CONCRETE

21 CONCRETE

22 FIBER CEMENT BOARD AND

BATTEN SIDING

23 CMU BLOCK - PAINTED

ELEVATION BEYOND

ELEVATION BEYOND
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7
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 1/8" = 1'-0" 
C1

EAST - PDP

 1/8" = 1'-0" 
A1

WEST - PDP

SHEET NOTES - ELEVATIONS

# COMMENTS

1 ALUMINUM CLAD WOOD

WINDOWS AND DOORS

2 DARK WOOD SIDING

3 STUCCO FINISH

4 CORRUGATED METAL PANEL

5 3 5/8" BRICK FACE

6 LIGHT WOOD SIDING

7 GLULAM BEAM

8 STEEL RAILING

9 STOREFRONT

11 FLAT METAL PANEL

12 METAL SILL

13 STONE BASE

14 STEEL HEADER

15 MEMBRANE ROOFING

16 GLASS PANEL

17 METAL SUNSHADE

18 STEEL AND WOOD TRELLIS

19 WOOD SLATS OPEN TO BEYOND

20 BOARD FORMED CONCRETE

21 CONCRETE

22 FIBER CEMENT BOARD AND

BATTEN SIDING

23 CMU BLOCK - PAINTED

ELEVATION BEYOND

ELEVATION BEYOND



LEVEL 1
100'-0"

LEVEL 2P
115'-0"

LEVEL 3P
125'-3 1/4"

LEVEL 4P
135'-6 1/2"

LEVEL 5P
145'-9 3/4"

LEVEL 5P ROOF
155'-10 7/8"

LEVEL 2C
110'-0"

LEVEL 3C
120'-3 1/4"

LEVEL 4C
130'-6 1/2"

LEVEL 5C
140'-9 3/4"

LEVEL CM
151'-1"

LEVEL CM ROOF
159'-0"

BASEMENT
88'-0"

1

2

22

7

8

9

13 169

19

21

20

9

20

1

11 14

LEVEL 5.1P
149'-11"

2

3

8

2

4

11

7

8

8

1

LEVEL 1
100'-0"

LEVEL 2C
110'-0"

LEVEL 3C
120'-3 1/4"

LEVEL 4C
130'-6 1/2"

LEVEL 5C
140'-9 3/4"

2021

3

1

2

1

8 18

333

23
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6 JUNE 2017

 1/8" = 1'-0" 
1

ELEVATION COURTYARD LOOKING WEST -PDP

 1/8" = 1'-0" 
2

ELEVATION COURTYARD LOOKING EAST - PDP

SHEET NOTES - SECTION...

# COMMENTS

1 ALUMINUM CLAD WOOD WINDOWS

AND DOORS

2 DARK WOOD SIDING

3 STUCCO FINISH

4 CORRUGATED METAL PANEL

7 GLULAM BEAM

8 STEEL RAILING

9 STOREFRONT

11 FLAT METAL PANEL

13 STONE BASE

14 STEEL HEADER

15 MEMBRANE ROOFING

16 GLASS PANEL

18 STEEL AND WOOD TRELLIS

19 WOOD SLATS OPEN TO BEYOND

20 BOARD FORMED CONCRETE

21 CONCRETE

22 FIBER CEMENT BOARD AND

BATTEN SIDING

23 CMU BLOCK - PAINTED



-
P

L
O

T
 
D

A
T
E

A

5 4 3 2 1

5 4 3 2 1

B

C

D

A

B

C

D

issue date:

project #:

T - 970.430.5220

405 Linden St

Fort Collins, CO, 80524

© 2017

www.auworkshop.co

workshop
ARCHI TECT S+URBANIST S
www.auworkshop.co

[ ]au

DR05

1417

LANDSCAPE PLAN

CO
N

FL
U

EN
CE

F
O

R
T
 
C
O

L
L
I
N

S
,
 
C
O

8
0
5
2
4

S
P
A
C
E
 
F
O

U
N

D
R
Y

22 May 2017

342 West Douglas Road

Fort Collins, CO 80524

970.416.1018

SYMBOL BOTANICAL NAME COMMON NAME SIZE NOTES QUANTITY HYDROZONE

TREES % SPECIES/SPACING

AM GR Amelanchier x grandiflora 'Autumn Brilliance' Autumn Brilliance Serviceberry 5' CLUMP B&B/MULTISTEM 60% 3 L

BE NI Betula nigra 'Heritage' Heritage River Birch
10' CLUMP
B&B/MULTISTEM 20% - MITIGATION 1 M

GL TR Gleditsia triacanthos inermis 'Skyline' Skyline Honeylocust 3" B&B/SINGLE STEM 20% - MITIGATION 1 L

SHRUBS

CO AP Cotoneaster apiculatus Cranberry Cotoneaster #5 CONTAINER 4' - 0" OC 12 M

CO SE Cornus sericea 'Arctic Fire' Arctic Fire Dogwood #5 CONTAINER 2' - 0" OC 32 M

GRASSES

LE AR Leymus arenarius 'Blue Dune' Blue Dune Lyme Grass #1 CONTAINER 3' - 0" OC 52 VL

PA VI Panicum virgatum 'Shenandoah' Shenandoah Ornamental Switch Grass #1 CONTAINER 4' - 0" OC 14 L

PERENNIALS

GA OD Galium odoratum Sweet Woodruff #1 CONTAINER 1' - 6" OC 41 M

TA DE Tanacetum densum amani Partridge Feather #1 CONTAINER 1' - 6" OC 28 VL

VINES

CA RA Campsis radicans flava Yellow Trumpet Vine #1 CONTAINER 2' - 0" OC 8 L

LO KI Lonicera 'Kintzley's Ghost' Kintzley's Ghost Honeysuckle #1 CONTAINER 4' - 0" OC 3 L

HYDROZONE AREA (S.F.) WATER NEED (GAL/S.F.) ANNUAL WATER USE (GAL)

HIGH 0 18 0

MODERATE 334 10 3,340

LOW 102 3 306

VERY LOW 163 0 0

TOTAL 599 AVG: 4.9 3,646

# Species DBH Condition Mitigation Value Status Notes

1 Linden, Littleleaf 15" Fair Minus 2 Remove

2 Existing Voluntary Trees <6" 0 Remove

3 Siberian Elm 11" Poor 0 Remove Wild Origin; Back of Shed

4 Existing Voluntary Trees <6" 0 Remove Wild Origin; Side of building

5 Siverian Elm 9" 0 Retain On adjacent property
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 1" = 30'-0" 

SHADOW STUDY SUMMER SOLSTICE 2PM

 1" = 30'-0" 

SHADOW STUDY WINTER SOLSTICE 2PM

 1" = 30'-0" 

SHADOW STUDY SPRING EQUINOX 2PM

 1" = 30'-0" 

SHADOW STUDY SPRING EQUINOX 10AM
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 1" = 30'-0" 

SHADOW STUDY SPRING EQUINOX 12PM
 1" = 30'-0" 

SHADOW STUDY WINTER SOLSTICE 11AM

 1" = 30'-0" 

SHADOW STUDY SUMMER SOLSTICE 11AM
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VIEW FROM LINDEN ST.

VIEW FROM POUDRE ST.VIEW FROM PROJECT NORTH

VIEW FROM WILLOW ST
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19 April 2017

ALUMINUM CLAD WOOD WINDOWS 

AND DOORS

DARK WOOD SIDING

LIGHT WOOD SIDING

STUCCO FINISH SMOOTH

CORRUGATED METAL PANEL 

(WEATHERING STEEL)

FLAT METAL PANEL (WEATHERING 

STEEL)

CUT SANDSTONE VENEER

BOARD AND BATTEN SIDING

BOARD FORM CONCRETE

CONCRETE

GLULAM WOOD BEAMS

BRICK (SMOOTH IRONSPOT)

WILLOW AND LINDEN CORNER

ALONG LINDEN ST



UPUP

UP

DN
DN

UPUP

UPUPUP

534 SF
STORAGE

001

284 SF
AREA WAY

64 SF
Stair

78 SF
Elevator

477 SF
MECHANICAL

BIKE STORAGE 

AND MAINT 

FOR 27 BIKES

1,588 SF
OFFICE / RETAIL

002

93 SF
STORAGE

006

232 SF
Bicycle Storage

004

54 SF
Amenity

003

748 SF
CORRIDOR

007

303 SF
STORAGE

008

Rentable Area Legend

Commercial Leasable

Common Area

Common Area (Res.)

Major Vertical Penetration

Storage Unit

126 SF
Storage

009

2,969 SF
OFFICE / RETAIL

100

8,723 SF
Parking

199 SF
Stair

78 SF
Elevator

242 SF
Trash

420 SF
Lobby

89 SF
Corridor

39 SF
Storage

34 SF
Storage

Rentable Area Legend

Commercial Leasable

Common Area

Major Vertical
Penetration

Storage Unit

Structured Parking

29 SF
Storage

1,165 SF
OFFICE / RETAIL

102

1,271 SF
OFFICE / RETAIL

101

LIMITED HEADROOM AREA

45SF
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 1/16" = 1'-0" 

BASEMENT - Leasable Area
 1/16" = 1'-0" 

LEVEL 1 - Leasable Area



DN

UP

UPUP

DNDNDN

DNDN

DNDN

UPUP

1,672 SF
Office

214

505 SF
Studio

207

604 SF
1 Bedroom Flat B

209

707 SF
1 Bedroom Flat A

210

1,160 SF
2 Bedroom

203

653 SF
Studio

204

865 SF
1 Bedroom

205

258 SF
Corridor

1,275 SF
2 Bedroom

201

896 SF
1 Bedroom

202

708 SF
1 Bedroom Flat A

208

146 SF
Stair

139 SF
Stair

78 SF
Elevator

211 SF
Elevator Lobby

64 SF
Terrace

205

604 SF
1 Bedroom Flat B

211

2,524 SF
Courtyard- Concrete

18 SF
Balcony

202

18 SF
Balcony

203

Rentable Area Legend

Commercial Leasable

Common Area

Common Area (Res.)

Limited Common Area

Major Vertical
Penetration

Unit Leasable

705 SF
1 Bedroom Flat A

212

96 SF
Stair

475 SF
Office

213

121 SF
Terrace

213

FIREPIT

18 SF
Balcony

203

32 SF
Terrace

113 SF
Terrace

205

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

44 SF
Terrace

208

61 SF
Terrace

209

60 SF
Terrace

210

60 SF
Terrace

211

60 SF
Terrace

212

890 SF
Courtyard-Wood

629 SF
2 Bed Townhouse B

308

629 SF
2 Bed Townhouse B

307

629 SF
2 Bed Townhouse B

310

507 SF
Studio

313

738 SF
1 Bedroom

305

613 SF
Studio

304

139 SF
Stair

859 SF
1 Bedroom

302

629 SF
2 Bed Townhouse B

311

144 SF
Stair

78 SF
Elevator

262 SF
Corridor

116 SF
Terrace

305

292 SF
Terrace

301

629 SF
2 Bed Townhouse B

309

142 SF
Breezeway

Common

18 SF
Balcony

302

18 SF
Balcony

303

Rentable Area Legend

Common Area (Res.)

Limited Common Area

Major Vertical
Penetration

Storage Unit

Unit Leasable

625 SF
2 Bed Townhouse B

312

1,230 SF
2 Bedroom

301

507 SF
Studio

314
115 SF

Terrace
314

TRELLIS

31 SF
Storage

75 SF
Stair

102 SF
Terrace

313

18 SF
Balcony

303

41 SF
Terrace

307

69 SF
Terrace

308

69 SF
Terrace

310

69 SF
Terrace

312

69 SF
Terrace

311

69 SF
Terrace

309

103 SF
Breezeway

Common

103 SF
Breezeway

Common

103 SF
Breezeway

Common

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

FIREPLACE

1,159 SF
2 Bedroom

303
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LEVEL 2 - Leasable Area
 1/16" = 1'-0" 

LEVEL 3 - Leasable Area



UPUP

UP

DNDN

UP

UP

UP

UP

UP

UPUP

UPUP

DN

DN

DN

DN

DN

UPUP

DN

UPUPUP

507 SF
Tower Loft

413

887 SF
2 Bed Townhouse A

401

874 SF
2 Bed Townhouse A

402

145 SF
Stair

138 SF
Stair

78 SF
Elevator

251 SF
Corridor

741 SF
Terrace

402

138 SF
Terrace

401

174 SF
Mechanical

46 SF
Elec/TC

Rentable Area Legend

Common Area

Common Area (Res.)

Limited Common Area

Major Vertical
Penetration

Unit Leasable

718 SF
2 Bed Townhouse B

307

718 SF
2 Bed Townhouse B

308

718 SF
2 Bed Townhouse B

311

44 SF
Breezeway

Common

718 SF
2 Bed Townhouse B

309

718 SF
2 Bed Townhouse B

310

351 SF
Terrace

401

716 SF
2 Bed Townhouse B

312

507 SF
Tower Loft

414

108 SF
Stair

601 SF
Amenity

597 SF
Mechanical Access

857 SF
2 Bed Townhouse A

402

833 SF
2 Bed Townhouse A

401

502 SF
Tower Loft

413

Rentable Area Legend

Common Area (Res.)

Limited Common Area

Major Vertical
Penetration

Unit Leasable

502 SF
Tower Loft

414
50 SF

Balcony
414

108 SF
Stair

44 SF
Breezeway

Common

50 SF
Balcony

413

ROOF

OPEN OPEN

SOLAR

SOLAR

DRIFT FENCE
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LEVEL 4 - Leasable Area
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Level 5 - Leasable Area



DNDN

DNDN

DNDN

DN

234 SF
Tower Loft

413

234 SF
Tower Loft

414

OPEN TO 

BELOW

Rentable Area Legend

Common Area

Limited Common Area

Major Vertical Penetration

Unit Leasable

65 SF
Stair

ROOF BELOW

168 SF
Mechanical

57 SF
Balcony

413

57 SF
Balcony

414

OPEN TO 

BELOW
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LEVEL CM - Leaseable Area
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ELECTRICAL SITE PLAN
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E101
LIGHTING CUT SHEETS
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E102
ELECTRICAL ONE-LINE







J

E

F

F

E

R

S

O

N

 

S

T

.

W

I

L

L

O

W

 

S

T

.

L

I

N

D

E

N

 

S

T

.

N
.
 
C

O
L
L
E

G
E

 
A

V
E

.

E. LINCOLN AVE.

E. VINE DR.

O

L

D

 

T

O

W

N

 

B

A

S

I

N

C

A

C

H

E

 

L

A

 

P

O

U

D

R

E

 

B

A

S

I

N

C

A

C

H

E

 

L

A

 

P

O

U

D

R

E

 

B

A

S

I

N

D

R

Y

 

C

R

E

E

K

 

B

A

S

I

N

CONIFER ST.

MOUNTAIN AVE.

E. MULBERRY ST

S
.
 
C

O
L
L
E

G
E

 
A

V
E

.

LAPORTE AVE.

MAPLE AVE.

S
.
 
M

A
S

O
N

 
A

V
E

.

S
.
 
H

O
W

E
S

 
A

V
E

.

E. MYRTLE ST

E. LAUREL ST

E. OAK ST

S
.
 
R

E
M

I
N

G
T

O
N

 
S

T

Sheet

of 10

C
O

N
F

L
U

E
N

C
E

 
L

O
T

 
2

Th
es

e 
dr

aw
in

gs
 a

re
in

st
ru

m
en

ts
 o

f s
er

vi
ce

pr
ov

id
ed

 b
y 

N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
an

d 
ar

e 
no

t 
to

 b
e 

us
ed

 fo
r

an
y 

ty
pe

 o
f c

on
st

ru
ct

io
n

un
le

ss
 s

ig
ne

d 
an

d 
se

al
ed

 b
y

a 
P
ro

fe
ss

io
na

l E
ng

in
ee

r 
in

th
e 

em
pl

oy
 o

f N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
N

O

T
 
F

O

R

 
C

O

N

S

T
R

U

C

T
I
O

N

R

E

V

I
E

W

 
S

E

T

3
0
1
 N

or
th

 H
ow

es
 S

tr
ee

t,
 S

ui
te

 1
0
0

Fo
rt

 C
ol

lin
s,

 C
ol

or
ad

o 
 8

0
5
2
1

EN
G

IN
EE

R
N

G
IE

HTR
ON

RN
P
H

O
N

E:
 9

7
0
.2

2
1
.4

1
5
8

w
w

w
.n

or
th

er
ne

ng
in

ee
rin

g.
co

m

C000

C
O

V
E

R
 
S

H
E

E
T

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

Know what'sbelow.

before you dig.Call

R

UTILITY PLANS FOR

 CONFLUENCE LOT 2

BEING A REPLAT OF PORTIONS OF LOTS 2, 4, 6, & 8, BLOCK 2, TOWN OF FORT COLLINS LOCATED IN

THE NORTHWEST QUARTER OF SECTION 12, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE 6TH

PRINCIPAL MERIDIAN, CITY OF FORT COLLINS, COUNTY OF LARIMER, STATE OF COLORADO

APRIL 2017 CONTACT INFORMATION

PROJECT TEAM:

Northern Engineering Services, Inc.

301 North Howes Street, Suite 100

Fort Collins, Colorado  80521

(970) 221-4158

Northern Engineering Services, Inc.

301 North Howes Street, Suite 100

Fort Collins, Colorado  80521

(970) 221-4158

I hereby affirm that these final

construction plans were prepared

under my direct supervision, in

accordance with all applicable City

of Fort Collins and State of

Colorado standards and statutes,

respectively; and that I am fully

responsible for the accuracy of all

design. revisions, and record

conditions that I have noted on

these plans.

These plans have been reviewed by the City of Fort Collins for concept only.  The review does not imply responsibility

by the reviewing department, the City of Fort Collins Engineer, or the City of Fort Collins for accuracy and correctness

of the calculations.  Furthermore, the review does not imply that quantities of items on the plans are the final quantities

required.  The review shall not be construed for any reason as acceptance of financial responsibility by the City of Fort

Collins for additional quantities of items shown that may be required during the construction phase.

DISCLAIMER STATEMENT:

CERTIFICATION STATEMENT:

PROJECT

LOCATION

VICINITY MAP

BUILDING ARCHITECT

SITE ENGINEER

SURVEYOR

PROJECT DATUM: NAVD88

BENCHMARK #1:  City of Fort Collins Benchmark 3-00 on parapet wall at the northwest

end of the Lincoln Ave. Bridge near the Northeast Corner of Lincoln Ave. and Willow St.

ELEVATION: 4967.33

BENCHMARK #2:  City of Fort Collins Benchmark 3-13 approximately 40 ft south of the

Linden St. Bridge over the Poudre River, on the west side of Linden St., on a storm inlet.

ELEVATION: 4962.27

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 - 3.18'

BASIS OF BEARINGS

Basis of Bearings is the Northwesterly right-of-way line of Linden Street as bearing

S41°41'10" W (assumed bearing) as shown on the plat.

ORIGINAL FIELD SURVEY BY:

PROJECT BENCHMARKS:

SHEET INDEX

DEVELEPOR

C000 COVER SHEET

C001 GENERAL & CONSTRUCTION NOTES

SUBDIVISION PLAT (FOR REFERENCE ONLY)

C100 EXISTING CONDITIONS & DEMOLITION PLAN (SOUTH HALF)

C101 EXISTING CONDITIONS & DEMOLITION PLAN (NORTH HALF)

C200 HORIZONTAL CONTROL PLAN

C300 UTILITY PLAN (SOUTH HALF)

C301 UTILITY PLAN (NORTH HALF)

C400 GRADING PLAN (SOUTH HALF)

C401 GRADING PLAN (NORTH HALF)

C402 STORM SEWER A PLAN & PROFILE

C403 STORM SEWER B PLAN & PROFILE

C404 STORM SEWER C PLAN & PROFILE

C500 DRAINAGE PLAN

C600 - C602 CONSTRUCTION DETAILS

GAS----------------- Xcel Energy----------------------------- Stephanie Rich (970) 225-7828

ELECTRIC-------- City of Fort Collins Light & Power-- Rob Irish (970) 224-6167

CABLE------------- Xfinity-------------------------------------- Don Kapperman (970) 567-0245

TELECOM.--------Centurylink------------------------------- Bill Johnson (970) 490-7501

WATER------------ City of Fort Collins Utilities----------- Shane Boyle (970) 221-6339

WASTEWATER- City of Fort Collins Utilities----------- Shane Boyle (970) 221-6339

STORMWATER- City of Fort Collins Utilities----------- Shane Boyle (970) 221-6339

UTILITY CONTACT LIST: *

UTILITY COMPANY

* This list is provided as a courtesy reference only.  Northern Engineering Services assumes no responsibility for

the accuracy or completeness of this list.  In no way shall this list relinquish the Contractor's responsibility for

locating all utilities prior to commencing any construction activity.  Please contact the Utility Notification Center of

Colorado (UNCC) at 811 for additional information.

PHONE NUMBER

** The underground utility locates are based upon the best available information at the time of locating.

Contractor acknowledges that it is common for underground facility owner maps to have errors and omissions of

data shown.  Consequently, it is the Contractor's sole responsibility to field verify the location of all utilities prior

to construction, and notify the Engineer of any discrepancies found.

AU Workshop

405 Linden Street

Fort Collins, Colorado 80524

(970) 430-5220

E NG I NE E R NGI
EHTRON RN

E NG I NE E R NGI
EHTRON RN

Confluence LLC

6950 South Jordan Road

Centennial, Colorado 80112

(303) 386-9223

ORIGINAL FIELD SURVEY

NORTHERN ENGINEERING SERVICES, INC.
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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

Know what'sbelow.

before you dig.Call

R

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 sanitary sewer, storm sewer, and water line 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 5.5 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 Preliminary Drainage Report for Confluence Lot 2 dated April 19, 2017 by Northern Engineering Services, 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's 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 the City of Fort Collins.

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 City of Fort Collins 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

BENCHMARK #1:  City of Fort Collins Benchmark 3-00 on parapet wall at the northwest end of the Lincoln Ave. Bridge near the Northeast

Corner of Lincoln Ave. and Willow St.

ELEVATION: 4967.33

BENCHMARK #2:  City of Fort Collins Benchmark 3-13 approximately 40 ft south of the Linden St. Bridge over the Poudre River, on the west

side of Linden St., on a storm inlet.

ELEVATION: 4962.27

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 - 3.18'

BASIS OF BEARINGS

Basis of Bearings is the Northwesterly right-of-way line of Linden Street as bearing S41°41'10" W (assumed bearing) as shown on the plat.

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: N.A.

48. Approved Variances are listed as follows:

- None

GENERAL NOTES:

1. It should be noted that any erosion control plan serves only as a guideline to the Contractor. Staging and/or phasing of Best Management Practices (BMPS) is expected.  Additional and/or different BMPS

from those originally depicted may be necessary during construction due to changing site conditions or as required by local authorities.

2. The Erosion Control Plan is schematic in nature. As such, graphical symbols may not be to scale, nor are they necessarily shown in their exact location.

3. The Contractor shall be responsible for all permitting (city, state discharge permit, etc.) and compliance with governing authorities.  It shall be the responsibility of the Contractor (or Permit Holder) to ensure

erosion control measures are properly maintained and followed.

4. Erosion control practices, site protection, and revegetation methods shall follow city regulations.

5. See landscape plans for additional information on seeding/planting, revegetation, erosion fabric/blankets, irrigation, hardscape and other temporary and permanent site stabilization methods.

6. Contractor shall implement the appropriate erosion control measures according the the construction sequencing and level of site stabilization.

7. Contractor shall implement appropriate inlet protection for all storm drains, swales, ponds and rain gardens until site is fully stabilized.

8. Inlet protection shall be adapted, as necessary, to the surrounding surface type and condition (i.e., stake-driven wattles for bare soil, sand bags or gravel socks for pavement, etc.)

9. Contractor is responsible for stabilizing all slopes, particularly those steeper than 6:1.  Crimp mulching, hydro mulching, erosion mats, temporary irrigation, and additional wattles or silt fencing may be

necessary to establish vegetative cover and stabilize the slope.

10. Additional wattles, silt fence, or other measures, may be necessary to insure that each building pad is stabilized throughout construction.  At no time shall sediment be allowed to cross the public sidewalks.

11. Construction waste storage (dumpsters) and portable sanitation units (construction toilets) shall be located at least fifty (50) feet from any stormwater inlet, wetland, or drainage way.  Said facilities  must be

set in a containment area that will not allow pollutants to directly flow, seep, run off, or be washed into a body of water, wetland or drainage way.  Dumpsters shall be located on flat, stable ground, and

construction toilets shall be staked down.

12. The contractor and all subcontractors will cooperate with the City's Construction Inspectors by ceasing operations when winds are of sufficient velocity to create blowing dust which, in the Inspector's

opinion, is hazardous to the public health and welfare.

13. See Standard Grading and Erosion and Sediment Control Construction Plan Notes on this sheet for additional erosion control notes.

EROSION CONTROL NOTES:

A. STANDARD GRADING AND EROSION AND SEDIMENT CONTROL CONSTRUCTION PLAN 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 immediately 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 IMPROVEMENTS 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 M.U.T.C.D. (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 or their designate.   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. Maintenance of onsite drainage facilities shall be the responsibility of the

property owner(s).

2. All recommendations of the Preliminary Drainage Report for Confluence Lot 2 dated April 19, 2017 by Northern Engineering Services, Inc., shall be followed and implemented.

3. Prior to final inspection and acceptance by the City of Fort Collins, certification of the drainage facilities, by a registered engineer, must by 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.

E. WATERLINE NOTE

1. All waterline  and sanitary sewer construction shall conform to the Fort Collins Utility standards and specifications current to date of construction.

2. 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.

3. Water mains shall be poly-wrapped D.I.P, or PVC with tracer wire.

4. HDPE pipe may be used for 1-1/2 and 2 inch water services.  The pipe shall meet the standards of AWWA 901, NSF Standard 61 and ASTM.  The HDPE pipe shall be SDR 9 having a pressure rating

of 200 psi.  Stiffeners shall be used at all fittings and connections.  Tracer wire shall be installed with the HDPE service, and shall extend up the curb stop.  The curb stop shall be covered with a metal

box and tracer wire test lid per City Water Detail 25.

CONSTRUCTION NOTES:

1. The general notes for this project were taken verbatim from the adopted April 1, 2007 adopted LCUASS.  Minor spelling corrections were made to those notes and the notes below are intended to amend

the general notes for the project.

2. Where the General and Construction Notes refer to "Developer" substitute "Contractor".

3. Where the General and Construction Notes refer to "Local Entity" substitute "City of Fort Collins".

4. Contractor to verify specifications with the applicable addendums, revisions, and errata sheets.
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RELOCATE EXISTING CABLE &

TELEPHONE BOXES PER UTILITY

COMPANY'S SPECIFICATIONS.

RELOCATE EXISTING

CABLE TELEVISION

/

/

/
/

/

/

//

/

/

/
/

/

/

/ /

/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/
/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/
/

/
/

/

/

/

/

/

/

/

/
/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/

/
/

/
/

/

/

/

/

/

/

/

/
/

LINDEN STREET

(100' ROW)

EX. SIDEWALK

P
O

U
D

R
E

 
S

T
R

E
E

T

(
2

0
'
 
R

O
W

)

EX. 12" C900 PVC WATER MAIN

EX. 12" C900 PVC WATER MAIN

PRESERVE & PROTECT EX.

TELEPHONE PEDESTAL

EX. PROPERTY LINE

PRESERVE & PROTECT EX.

CABLE TELEVISION VAULT

E
X

.
 

3 4

"
 
W

A
T

E
R

 
S

E
R

V
I
C

E

EX. RIGHT-OF-WAY

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. SAN. SEWER MH

RIM: 4968.40

INV IN: 4959.06 (NE)

INV OUT: 4959.01 (SW)

EX. SANITARY SEWER MH

RIM: 4968.87

INV OUT: 4963.28 (NW)

E
X

.
 
8

"
 
P

E
 
S

A
N

I
T

A
R

Y
 
S

E
W

E
R

 
@

 
0

.
7

4
%

REMOVE EXISTING

CONCRETE CHASE

WITH SIDEWALK

CULVERT

E
X

.
 

3 4
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EX. 8" PVC SANITARY SEWER @ 0.40%

EX. 3
6" R

CP S
TORM

 S
EW

ER @
 1

.8
9%

EX. SIDEWALK

 
R
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M

O
V

E
 
E
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X

I
S

T
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N

G

C
O

N
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R
E

T
E

 
D

R
I
V

E
W

A
Y

DEMOLISH BRICK SHED

NO BUILD EASEMENT

DEMOLISH 1 STORY

STUCCO BUILDING

REMOVE & RELOCATE

EXISTING BENCH IF

NECESSARY

EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

EX. TELEPHONE PEDESTAL TO BE

REMOVED & TERMINATED IN PLACE

EX. RIGHT-OF-WAY

REMOVE & REPLACE EXISTING

AIR CONDITIONING UNIT FOR

REGRADING IN THIS AREA

EXISTING DECK

PRESERVE & PROTECT EX.

BLOCK RETAINING WALL

PRESERVE & PROTECT

EXISTING FENCE

PRESERVE & PROTECT

EXISTING FENCE

409 LINDEN STREET

405 LINDEN STREET

401 LINDEN STREET

320 WILLOW STREET

REMOVE EX.

BIKE RACK

REMOVE EXISTING

CONCRETE CHASE

REMOVE EXISTING

CONCRETE PAD

REMOVE EXISTING

CONCRETE PAD

E
X

.
 
6
"
 
D

I
P

 
W

A
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E
R

 
M

A
I
N

E

X

.
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P
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W
I
L
L
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W
 
S

T
R

E
E

T

(
R

O
W

 
V

A
R

I
E

S
)

CONTRACTOR TO REMOVE & PLUG

EXISTING 

3

4

" WATER SERVICE AT THE

MAIN PER CITY OF FORT COLLINS

STANDARDS & REGULATIONS

REMOVE EXISTING CURB

STOP AND WATER METER.

REMOVE EX. ELECTRIC SERVICE AND METER

PER UTILITY COMPANY'S SPECIFICATIONS.

REMOVE

EXISTING TREE

REMOVE TREES (TYP.)

REMOVE EX. FENCE

REMOVE EX. FENCE

REMOVE & REPLACE

EXISTING FENCE

REMOVE EX. FENCE

REMOVE EX. FENCE

RELOCATE ELECTRIC SERVICE PER

UTILITY COMPANY'S SPECIFICATIONS.

(SEE UTILITY & MEP PLANS)

2

3

4

2

2

5

6

7

PRESERVE &

PROTECT EX.

TREE

PRESERVE & PROTECT EX.

WATER METER & CURB STOP

6

4

PRESERVE &

PROTECT EX.

TREE

RELOCATE BANK OF IRRIGATION

VAULTS, CONTROLS, & WATER

METER PER CITY OF FORT COLLINS.

8

1

PRESERVE & PROTECT EX.

WATER METER & CURB STOP

3

2

PRESERVE & PROTECT EXISTING

TREE (TRUNK LOCATED ON

NEIGHBORS PROPERTY)

REMOVE EXISTING

CONCRETE PAD

CONTRACTOR SHALL SAVE

& RESTORE ANY DISTURBED

EXISTING PAVERS/TIMELINE

EX. FENCE

REMOVE & REPLACE

EXISTING FENCE

REMOVE EX.

BOLLARDS

REMOVE

GAS METER

REMOVE EX. GAS SERVICE PER

UTILITY COMPANY'S SPECIFICATIONS.
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REMOVE EXISTING TREE

NEXT TO BUILDING

CONTRACTOR TO KEEP EXISTING 6"

LATERAL TO FIRE HYDRANT (SEE KEY

NOTE #5 AND SHEET  C300)

PRESERVE &

PROTECT

EXISTING SHED

MATCHLINE

SEE SHEET C101

MATCHLINE

SEE SHEET C101

EX. SANITARY SEWER MH

RIM: 4971.49

INV IN: 4957.27 (NW)

INV OUT: 4957.19 (SE)

X

.
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W

E

R

PRESERVE & PROTECT

EXISTING FENCE

PRESERVE & PROTECT

EXISTING FENCE

PRESERVE &

PROTECT TREE
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ELEC

E

VAULT

ELEC

C

VAULT

CABLE
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X/ / / / / / / / / / / / / / / / / / / / / / / / / / / / / / / / /

X

NOTES:

( IN FEET )

010 10 20 30

1 INCH = 10 FEET

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

Know what'sbelow.

before you dig.Call

R

1

PRESERVE & PROTECT EXISTING ELECTRIC VAULT.

2

PRESERVE & PROTECT EXISTING LIGHT POLE.

KEY NOTES:

PRESERVE & PROTECT EXISTING CABLE VAULT.

3

REMOVE EXISTING FIRE HYDRANT AND CONNECT

PROPOSED FIRE SERVICE TO EXISTING 6" PIPE.

(SEE SHEET C300)

4

5

PRESERVE & PROTECT EXISTING WATER VALVE.

6

PRESERVE & PROTECT EXISTING IRRIGATION VAULT.

REMOVE EXISTING SIGN

7

8

REMOVE AND RECONSTRUCT IN SAME LOCATION

FIRST 10' OF EXISTING METAL & WOOD RAMP.

RELOCATE EXISTING SHED.  COORDINATE NEW SHED

LOCATION WITH OWNER OF 310 WILLOW STREET

9

PRESERVE & PROTECT EXISTING BIKE RACK.
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TELEPHONE BOXES PER UTILITY

COMPANY'S SPECIFICATIONS.
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EX. SIDEWALK
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PRESERVE & PROTECT EX.

TELEPHONE PEDESTAL

EX. PROPERTY LINE

EX. RIGHT-OF-WAY

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. SANITARY SEWER MH

RIM: 4970.68

INV IN: 4957.12 (NE)

INV OUT: 4957.12 (SE)

EX. SANITARY SEWER MH

RIM: 4968.87

INV OUT: 4963.28 (NW)
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EX. PROPERTY LINE

DEMOLISH BRICK SHED

NO BUILD EASEMENT

DEMOLISH WOOD SHED

DEMOLISH 1 STORY

STUCCO BUILDING

EXISTING TRANSFORMER TO BE RELOCATED

INTO VAULT ON OPPOSITE SIDE OF POUDRE

STREET WITHIN EXISTING EASEMENT
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EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

EX. TELEPHONE PEDESTAL TO BE

REMOVED & TERMINATED IN PLACE

EX. RIGHT-OF-WAY

EX. RIGHT-OF-WAY

REMOVE & REPLACE EXISTING

AIR CONDITIONING UNIT FOR

REGRADING IN THIS AREA

EXISTING DECK

PRESERVE & PROTECT EX.

BLOCK RETAINING WALL

PRESERVE & PROTECT

EXISTING FENCE

PRESERVE & PROTECT

EXISTING FENCE

409 LINDEN STREET

405 LINDEN STREET

401 LINDEN STREET

320 WILLOW STREET

316 WILLOW

STREET

310 WILLOW STREET

REMOVE EX.

BIKE RACK

REMOVE EXISTING

CONCRETE CHASE

REMOVE EXISTING

CONCRETE PAD

REMOVE EXISTING

CONCRETE PAD
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REMOVE EXISTING CURB

STOP AND WATER METER.

REMOVE EX. ELECTRIC SERVICE AND METER

PER UTILITY COMPANY'S SPECIFICATIONS.

REMOVE

EXISTING TREE

REMOVE TREES (TYP.)

REMOVE EX. FENCE

REMOVE EX. FENCE

REMOVE & REPLACE

EXISTING FENCE

REMOVE EX. FENCE

REMOVE EX. FENCE

REMOVE EX. FENCE

RELOCATE ELECTRIC SERVICE PER

UTILITY COMPANY'S SPECIFICATIONS.

(SEE UTILITY & MEP PLANS)
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2

5

6

PRESERVE & PROTECT EX.

WATER METER & CURB STOP

6

4

RELOCATE BANK OF IRRIGATION

VAULTS, CONTROLS, & WATER

METER PER CITY OF FORT COLLINS.

1

3

2

PRESERVE & PROTECT EXISTING

TREE (TRUNK LOCATED ON

NEIGHBORS PROPERTY)

REMOVE EXISTING

CONCRETE PAD

CONTRACTOR SHALL SAVE

& RESTORE ANY DISTURBED

EXISTING PAVERS/TIMELINE

EX. FENCE

REMOVE & REPLACE

EXISTING FENCE

REMOVE EX.

BOLLARDS

REMOVE

GAS METER

REMOVE EX. GAS SERVICE PER

UTILITY COMPANY'S SPECIFICATIONS.
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REMOVE EXISTING TREE

NEXT TO BUILDING

EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

PRESERVE &

PROTECT

EXISTING SHED

MATCHLINE

SEE SHEET C100

MATCHLINE

SEE SHEET C100
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CONTRACTOR TO ABANDON IN PLACE

EXISTING SANITARY SEWER SERVICE

PRESERVE & PROTECT EXISTING

AIR CONDITIONING UNIT

PRESERVE & PROTECT EXISTING

AIR CONDITIONING UNIT
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EX. SANITARY SEWER MH

RIM: 4971.49

INV IN: 4957.27 (NW)

INV OUT: 4957.19 (SE)

EX. STORM SEWER MH

RIM: 4970.41

INV IN: 4963.58 (NW)

INV IN: 4965.69 (SW)

INV OUT: 4963.51 (SE)
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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

Know what'sbelow.

before you dig.Call

R

1

PRESERVE & PROTECT EXISTING ELECTRIC VAULT.

2

PRESERVE & PROTECT EXISTING LIGHT POLE.

KEY NOTES:

PRESERVE & PROTECT EXISTING CABLE VAULT.

3

REMOVE EXISTING FIRE HYDRANT AND CONNECT

PROPOSED FIRE SERVICE TO EXISTING 6" LATERAL.

(SEE SHEET C300)

4

5

PRESERVE & PROTECT EXISTING WATER VALVE.

6

PRESERVE & PROTECT EXISTING IRRIGATION VAULT.

REMOVE EXISTING SIGN

7

8

REMOVE AND RECONSTRUCT IN SAME LOCATION

FIRST 10' OF EXISTING METAL & WOOD RAMP.

RELOCATE EXISTING SHED.  COORDINATE NEW SHED

LOCATION WITH OWNER OF 310 WILLOW STREET

9

NOTES:

PRESERVE & PROTECT EXISTING BIKE RACK.

10

CONTRACTOR TO DISCONNECT EXISTING SANITARY

SEWER SERVICE AT MAIN AND ABANDON IN PLACE.

11
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EX. 12" C900 PVC WATER MAIN

EX. 12" C900 PVC WATER MAIN

EX. 8" PVC SANITARY SEWER @ 0.40%
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RELOCATE EXISTING CABLE

AMPLIFIER & TELEPHONE BOX

RELOCATE EXISTING

CABLE TELEVISION

PROPOSE GAS SERVICES. SEE

MEP PLANS FOR CONTINUATION.

CONTINUATION.

CONNECT BUILDING GREASE INTERCEPTOR

& SAND/OIL INTERCEPTOR INTO PROPOSED

SANITARY SEWER COMMERCIAL SERVICE.

SEE PLUMBING PLANS FOR CONTINUATION.

RELOCATED

FIRE HYDRANT

REMOVE EX. FIRE HYDRANT

& CONNECT PROPOSE FIRE

SERVICE TO EX. 6" PIPE.

PROPOSED FIRE SERVICE

PRESERVE & PROTECT EXISTING

TREE (TRUNK LOCATED ON

NEIGHBORS PROPERTY)

EX. PROPERTY LINE

EX. RIGHT-OF-WAY

EX. RIGHT-OF-WAY

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. SANITARY SEWER MH

RIM: 4971.86

INV IN: 4956.76 (NW)

INV IN: 4958.03 (NE)

INV IN: 4958.06 (SW)

INV OUT: 4956.68 (SE)

EX. SAN. SEWER MH

RIM: 4968.40

INV IN: 4959.06 (NE)

INV OUT: 4959.01 (SW)

EX. PROPERTY LINE

EX. RIGHT-OF-WAY

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. RIGHT-OF-WAY

CONNECT TO EXISTING GAS

MAIN PER UTILITY COMPANY'S

STANDARDS & REGULATIONS

CONNECT TO EXISTING STORM

SEWER WITH PROPOSED

MANHOLE (SEE SHEET C402)

CONNECT ELECTRIC SERVICE TO

BUILDING SERVICE AT EXISTING

ELECTRIC METER (RE: MEP)

1

2

3

PROPOSED

NYLOPLAST INLET

1

4

3

PRESERVE & PROTECT EX.

WATER METER & CURB STOP

2

1

CONNECT INTO EXISTING 12" WATER

MAIN WITH 12"x6" TAPPING SADDLE,

THRUST BLOCK, AND 6" GATE VALVE.

CONNECT TO EXISTING SANITARY

SEWER WITH 8"x6" TEE AT INVERT

ELEVATION 4959.21.

CONNECT TO EXISTING SANITARY

SEWER WITH 8"x6" TEE AT INVERT

ELEVATION 4959.22.

PROPOSED

STORM SEWER

1

4

PROPOSED AREA

INLET (SEE SHEET

C404)

PROPOSED AREA INLET

(SEE SHEET C402)

PROPOSE ELECTRIC SERVICE.  SEE

MEP PLANS FOR CONTINUATION.

EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

REMOVE & REPLACE EXISTING

AIR CONDITIONING UNIT FOR

REGRADING IN THIS AREA

ULTIMATE CURB & GUTTER

PER CITY OF FORT COLLINS

5

5

RELOCATE BANK OF IRRIGATION VAULTS, CONTROLS,

& WATER METER PER CITY OF FORT COLLINS.

PROPOSED 18.3 LF OF 6" PVC COMMERCIAL

SANITARY SEWER SERVICE AT 1.0% AT INVERT

ELEVATION 4963.52. SEE PLUMBING PLANS FOR

CONTINUATION.

PROPOSED COMMERCIAL

SANITARY SEWER SERVICE AT

INVERT ELEVATION 4959.67.

SEE PLUMBING PLANS FOR

CONTINUATION.

PROPOSED RESIDENTIAL SANITARY SEWER SERVICE AT INVERT

ELEVATION 4959.68. SEE PLUMBING PLANS FOR CONTINUATION.

TWO (2) PROPOSED WATER SERVICES WITH METERS

& CURB STOPS (1 COMMERCIAL, 1 RESIDENTIAL)

CONNECT INTO EX. 12"

WATER MAIN PER CITY'S

STANDARDS &

REGULATIONS

RELOCATE EXISTING

ELECTRIC SERVICE

PROPOSED STORM

SEWER UNDER FLOWLINE

6

MATCHLINE

SEE SHEET C300

MATCHLINE

SEE SHEET C300

MATCHLINE

SEE SHEET C301

MATCHLINE

SEE SHEET C301

CONNECT TO EX. 6' Ø

STORM SEWER MANHOLE

(SEE SHEET C404)

320 WILLOW STREET
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STORM SEWER C

SEE SHEET C404

STORM SEWER A

SEE SHEET C402

CONNECT TO SAND

FILTER (RE: MEP)

STORM SEWER A

SEE SHEET C402

3'

MIN.
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LEGEND:

( IN FEET )

010 10 20 30

1 INCH = 10 FEET

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

Know what'sbelow.

before you dig.Call

R

E

6" SS

2" W

6" F

T

CTV

SS

W

VAULT

ELEC

H

Y

D

G

T

ST

E

CTV

FO

NOTES:

DRY UTILITY NOTES

PRESERVE & PROTECT EXISTING ELECTRIC VAULT.

1

PRESERVE & PROTECT EXISTING LIGHT POLE.

KEY NOTES:

PRESERVE & PROTECT EXISTING CABLE VAULT.

2

3

4

PRESERVE & PROTECT EXISTING IRRIGATION VAULT.

5

PROPOSED TREE (RE: LANDSCAPE ARCHITECT)

6

CONNECT TO EXISTING ELECTRIC LINE.
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1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS SHOWN ARE INDICATED ACCORDING TO THE BEST INFORMATION AVAILABLE TO THE ENGINEER.  THE ENGINEER DOES NOT GUARANTEE THE ACCURACY OF SUCH INFORMATION.  EXISTING UTILITY MAINS AND SERVICES MAY NOT BE STRAIGHT LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS. 2. THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS 5' THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS 5' OUTSIDE OF BUILDING UNLESS NOTED OTHERWISE.  EXACT LOCATIONS (HORIZONTAL AND VERTICAL) OF ALL UTILITY CONNECTIONS INTO THE PROPOSED BUILDING SHALL BE COORDINATED WITH APPROVED ARCHITECTURAL DRAWINGS. 3. REFER TO APPROVED SITE ELECTRICAL PLANS FOR ALL CONDUITS AND REFER TO APPROVED SITE ELECTRICAL PLANS FOR ALL CONDUITS AND POWER LINE ROUTING FOR SITE LIGHTING. 4. WATER AND SEWER SERVICE PROVIDED BY THE CITY OF FORT COLLINS WATER AND SEWER SERVICE PROVIDED BY THE CITY OF FORT COLLINS AND ALL WATER AND SEWER CONSTRUCTION SHALL BE PER THE CITY OF FORT COLLINS STANDARD CONSTRUCTION SPECIFICATIONS, LATEST EDITION. 5. MINIMUM DEPTH OF COVER OVER WATER MAINS SHALL BE 4.5'. MAXIMUM MINIMUM DEPTH OF COVER OVER WATER MAINS SHALL BE 4.5'. MAXIMUM COVER SHALL BE 5.5'.  6. MAINTAIN 10' HORIZONTAL AND 18" VERTICAL MINIMUM SEPARATION MAINTAIN 10' HORIZONTAL AND 18" VERTICAL MINIMUM SEPARATION BETWEEN ALL SANITARY SEWER & WATER MAINS & SERVICES. 7. ALL WATER FITTINGS AND VALVES ARE ONLY GRAPHICALLY REPRESENTED ALL WATER FITTINGS AND VALVES ARE ONLY GRAPHICALLY REPRESENTED AND ARE NOT TO SCALE.  8. WATER MAINS AND FIRE SERVICES SHALL BE AWWA C-900 PVC.  WATER WATER MAINS AND FIRE SERVICES SHALL BE AWWA C-900 PVC.  WATER SERVICES SHALL BE TYPE K COPPER. HDPE PIPE MAY BE USED FOR 1  " 12" AND 2" WATER SERVICES.  SEE WATERLINE NOTE 4 ON SHEET C001 C001 REGARDING 1  " AND 2" WATER SERVICES. 12" AND 2" WATER SERVICES. 9. SANITARY SEWER SERVICES SHALL BE SDR-35 PVC UNLESS OTHERWISE SANITARY SEWER SERVICES SHALL BE SDR-35 PVC UNLESS OTHERWISE NOTED.   10. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE PIPE (HDPE) OR APPROVED EQUAL. THE CONTRACTOR SHALL TERMINATE THE ROOF DRAIN LATERALS 5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS (HORIZONTAL AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE COORDINATED WITH THE ARCHITECTURAL DRAWINGS.  THE CONNECTION TRANSITION FROM THE SITE HDPE ROOF DRAINS TO THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE MADE WITH A HDPE TO PVC ADAPTER. 11. ALL PROPOSED STORM SEWER INFRASTRUCTURE, UNLESS SPECIFIED, ALL PROPOSED STORM SEWER INFRASTRUCTURE, UNLESS SPECIFIED, SHALL BE PRIVATELY OWNED AND MAINTAINED. 12. LIMITS OF STREET CUT ARE APPROXIMATE.  FINAL LIMITS ARE TO BE LIMITS OF STREET CUT ARE APPROXIMATE.  FINAL LIMITS ARE TO BE DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR. ALL REPAIRS TO BE IN ACCORDANCE WITH CITY STREET REPAIR STANDARDS. 13. LIMITS OF CONCRETE REPAIRS TO BE DETERMINED IN THE FIELD BY THE LIMITS OF CONCRETE REPAIRS TO BE DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR.  CONCRETE TO BE REMOVED JOINT TO JOINT. 14. ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND GUTTERS, DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT COLLINS STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST CERTIFICATE OF OCCUPANCY.
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1. THE LOCATION OF PROPOSED DRY UTILITIES AS THE LOCATION OF PROPOSED DRY UTILITIES AS SHOWN ON THIS DRAWING ARE SHOWN FOR HORIZONTAL ALIGNMENTS ONLY AND ARE APPROXIMATE.  FINAL DESIGNS OF DRY UTILITIES WILL BE PERFORMED BY THE APPROPRIATE UTILITY COMPANY. 2. PHONE, INTERNET, CABLE AND FIBER SERVICE PHONE, INTERNET, CABLE AND FIBER SERVICE TO BE PROVIDED BY CENTURYLINK AND/OR COMCAST.  THE PROVIDER SHALL MAKE THE CONNECTION FROM EXISTING SERVICE LINE AND PULL ALL CABLE WITHIN THE CONDUIT TO THE PROPOSED PEDESTAL.  THE DEVELOPER SHALL BE RESPONSIBLE FOR INSTALLING THE REQUIRED QUANTITY AND SIZE OF CONDUIT, AS DELINEATED BY THE PROVIDER, FROM THE CONNECTION POINT TO THE BUILDING AS SHOWN ON THIS PLAN. DEVELOPER WILL DETERMINE WHO THE PROVIDER WILL BE BETWEEN CENTURYLINK OR COMCAST. 3. ALL CONDUIT PLACED BY THE DEVELOPER FOR ALL CONDUIT PLACED BY THE DEVELOPER FOR PHONE, INTERNET, CABLE AND FIBER SHALL BE EQUIPPED WITH PULL TAPE AND LOCATE WIRE PER THE SPECIFICATIONS OF EACH UTILITY COMPANY. 4. ELECTRIC SERVICE TO BE PROVIDED BY THE ELECTRIC SERVICE TO BE PROVIDED BY THE CITY OF FORT COLLINS.  THE CITY SHALL INSTALL THE TRANSFORMER, VAULT, AND PRIMARY LINE FROM THE CONNECTION POINT AT THE EXISTING VAULT TO THE PROPOSED VAULT.  THE COST OF THE PRIMARY LINE, TRANSFORMER, VAULT, AND THE INSTALLATION OF THE SECONDARY LINE FROM THE TRANSFORMER TO THE BUILDING SHALL BE THE RESPONSIBILITY OF THE DEVELOPER. 5. ELECTRIC TRANSFORMER VAULT SIZE IS ELECTRIC TRANSFORMER VAULT SIZE IS APPROXIMATE.  COORDINATE FINAL LOCATION AND SIZE OF TRANSFORMER AND VAULT WITH APPROVED ARCHITECTURAL PLANS AND CITY OF FORT COLLINS LIGHT AND POWER. 6. XCEL SHALL INSTALL THE CONNECTIONS TO XCEL SHALL INSTALL THE CONNECTIONS TO THE EXISTING GAS MAIN, AND INSTALL THE SERVICE TO GAS METER AT THE BUILDING AT THE DEVELOPERS EXPENSE. 7. IT IS RECOMMENDED THAT A DRY UTILITY IT IS RECOMMENDED THAT A DRY UTILITY COORDINATION MEETING TO BE SET UP BY THE CONTRACTOR AND/OR OWNER WITH ALL DRY UTILITY AGENCIES PRIOR TO CONSTRUCTION TO COORDINATE THEIR DESIGN. 
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EXISTING TRANSFORMER TO BE RELOCATED

INTO VAULT ON OPPOSITE SIDE OF POUDRE

STREET WITHIN EXISTING EASEMENT

PROPOSE GAS SERVICES. SEE

MEP PLANS FOR CONTINUATION.

PROPOSED 18.3 LF OF 6" PVC RESIDENTIAL

SANITARY SEWER SERVICE AT 1.0% AT INVERT

ELEVATION 4963.49. SEE PLUMBING PLANS FOR

CONTINUATION.

CONNECT BUILDING GREASE INTERCEPTOR

& SAND/OIL INTERCEPTOR INTO PROPOSED

SANITARY SEWER COMMERCIAL SERVICE.

SEE PLUMBING PLANS FOR CONTINUATION.

PRESERVE & PROTECT EXISTING

TREE (TRUNK LOCATED ON

NEIGHBORS PROPERTY)

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. SANITARY SEWER MH

RIM: 4970.68

INV IN: 495712 (NE)

INV OUT: 4957.12 (SE)

EX. SANITARY SEWER MH

RIM: 4968.87

INV OUT: 4963.28 (NW)

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. PROPERTY LINE

EX. RIGHT-OF-WAY

EX. RIGHT-OF-WAY

CONNECT TO EXISTING GAS

MAIN PER UTILITY COMPANY'S

STANDARDS & REGULATIONS

CONNECT ELECTRIC SERVICE TO

BUILDING SERVICE AT EXISTING

ELECTRIC METER (RE: MEP)

PROPOSED TRANSFORMER

(CONNECT TRANSFORMER TO EX.

3-PHASE ELECTRIC LINE IN LINDEN

ST. OR PINE ST. PER UTILITY

COMPANY'S SPECIFICATIONS.)

PROPOSED

NYLOPLAST INLET

PROPOSED

STORM SEWER

APPROX. LOCATION OF RELOCATED

SHED TO BE COORDINATED WITH

ADJACENT PROPERTY OWNER

PROPOSE ELECTRIC SERVICE.  SEE

MEP PLANS FOR CONTINUATION.

EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

EXISTING CABLE TELEVISION

PEDESTAL TO BE REMOVED

AND RESPLICED INTO A VAULT

REMOVE & REPLACE EXISTING

AIR CONDITIONING UNIT FOR

REGRADING IN THIS AREA

ULTIMATE CURB & GUTTER

PER CITY OF FORT COLLINS

CONNECT TO EXISTING

SANITARY SEWER WITH

8"x6" TEE AT INVERT

ELEVATION 4963.33.

CONNECT TO EXISTING

SANITARY SEWER WITH

8"x6" TEE AT INVERT

ELEVATION 4963.30.

PROPOSED 18.3 LF OF 6" PVC COMMERCIAL

SANITARY SEWER SERVICE AT 1.0% AT INVERT

ELEVATION 4963.52. SEE PLUMBING PLANS FOR

CONTINUATION.

DESIGN FOR PROPOSED SANITARY SEWER

TO BE COMPLETED AS PART OF FINAL PLAN.

EX. SANITARY SEWER MH

RIM: 4971.49

INV IN: 4957.27 (NW)

INV OUT: 4957.19 (SE)
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PROPOSED AREA INLET

(SEE SHEET C403)

PROPOSED CURB

INLET BY CITY (SEE

SHEET C403)

MATCHLINE

SEE SHEET C300

MATCHLINE

SEE SHEET C300

320 WILLOW STREET

316 WILLOW

STREET

CONTRACTOR TO ABANDON IN PLACE

EXISTING SANITARY SEWER SERVICE

CONNECT TO EXISTING

SANITARY SEWER SERVICE

CONNECT TO EXISTING

SANITARY SEWER MAIN

CONFLICT WITH UTILITIES TO BE

DESIGNED DURING FINAL PLAN.

CONNECT TO EX. 6' Ø

STORM SEWER MANHOLE

(SEE SHEET C403)

STORM SEWER B

SEE SHEET C403

PROPOSED STORM

SEWER MANHOLE

(SEE SHEET C403)

STORM SEWER B

SEE SHEET C403

STORM SEWER B

SEE SHEET C403

PROPOSED AREA INLET

(SEE SHEET C403)

CONNECT TO SAND

FILTER (RE: MEP)

3'

MIN.

 APPROXIMATE LOCATION

OF RELOCATED

TRANSFORMER VAULT

8' EX.

UTILITY

EASEMENT

Sheet

of 10
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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

Know what'sbelow.

before you dig.Call

R

NOTES:

LEGEND:

E

6" SS

2" W

6" F

T

CTV

SS

W

VAULT

ELEC

H

Y

D

G

T

ST

E

CTV

FO

1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE

UTILITIES AS SHOWN ARE INDICATED ACCORDING TO THE BEST

INFORMATION AVAILABLE TO THE ENGINEER.  THE ENGINEER DOES

NOT GUARANTEE THE ACCURACY OF SUCH INFORMATION.

EXISTING UTILITY MAINS AND SERVICES MAY NOT BE STRAIGHT

LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR

SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC

AND PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT

UTILITY LOCATIONS.

2. THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS

5' OUTSIDE OF BUILDING UNLESS NOTED OTHERWISE.  EXACT

LOCATIONS (HORIZONTAL AND VERTICAL) OF ALL UTILITY

CONNECTIONS INTO THE PROPOSED BUILDING SHALL BE

COORDINATED WITH APPROVED ARCHITECTURAL DRAWINGS.

3. REFER TO APPROVED SITE ELECTRICAL PLANS FOR ALL CONDUITS

AND POWER LINE ROUTING FOR SITE LIGHTING.

4. WATER AND SEWER SERVICE PROVIDED BY THE CITY OF FORT

COLLINS AND ALL WATER AND SEWER CONSTRUCTION SHALL BE

PER THE CITY OF FORT COLLINS STANDARD CONSTRUCTION

SPECIFICATIONS, LATEST EDITION.

5. MINIMUM DEPTH OF COVER OVER WATER MAINS SHALL BE 4.5'.

MAXIMUM COVER SHALL BE 5.5'.

6. MAINTAIN 10' HORIZONTAL AND 18" VERTICAL MINIMUM SEPARATION

BETWEEN ALL SANITARY SEWER & WATER MAINS & SERVICES.

7. ALL WATER FITTINGS AND VALVES ARE ONLY GRAPHICALLY

REPRESENTED AND ARE NOT TO SCALE.

8. WATER MAINS AND FIRE SERVICES SHALL BE AWWA C-900 PVC.

WATER SERVICES SHALL BE TYPE K COPPER. HDPE PIPE MAY BE

USED FOR 1 

1

2

" AND 2" WATER SERVICES.  SEE WATERLINE NOTE 4

ON SHEET C001 REGARDING 1 

1

2

" AND 2" WATER SERVICES.

9. SANITARY SEWER SERVICES SHALL BE SDR-35 PVC UNLESS

OTHERWISE NOTED.

10. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY

POLYETHYLENE PIPE (HDPE) OR APPROVED EQUAL. THE

CONTRACTOR SHALL TERMINATE THE ROOF DRAIN LATERALS

5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS (HORIZONTAL

AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE

DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE

COORDINATED WITH THE ARCHITECTURAL DRAWINGS.  THE

CONNECTION TRANSITION FROM THE SITE HDPE ROOF DRAINS TO

THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE MADE WITH

A HDPE TO PVC ADAPTER.

11. ALL PROPOSED STORM SEWER INFRASTRUCTURE, UNLESS

SPECIFIED, SHALL BE PRIVATELY OWNED AND MAINTAINED.

12. LIMITS OF STREET CUT ARE APPROXIMATE.  FINAL LIMITS ARE TO BE

DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR.

ALL REPAIRS TO BE IN ACCORDANCE WITH CITY STREET REPAIR

STANDARDS.

13. LIMITS OF CONCRETE REPAIRS TO BE DETERMINED IN THE FIELD BY

THE CITY ENGINEERING INSPECTOR.  CONCRETE TO BE REMOVED

JOINT TO JOINT.

14. ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO

CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND

GUTTERS, DESTROYED, DAMAGED OR REMOVED DUE TO

CONSTRUCTION OF THIS PROJECT, SHALL BE REPLACED OR

RESTORED TO CITY OF FORT COLLINS STANDARDS AT THE

DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF

COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF

THE FIRST CERTIFICATE OF OCCUPANCY.

DRY UTILITY NOTES

1. THE LOCATION OF PROPOSED DRY UTILITIES AS

SHOWN ON THIS DRAWING ARE SHOWN FOR

HORIZONTAL ALIGNMENTS ONLY AND ARE

APPROXIMATE.  FINAL DESIGNS OF DRY UTILITIES

WILL BE PERFORMED BY THE APPROPRIATE UTILITY

COMPANY.

2. PHONE, INTERNET, CABLE AND FIBER SERVICE TO

BE PROVIDED BY CENTURYLINK AND/OR COMCAST.

THE PROVIDER SHALL MAKE THE CONNECTION

FROM EXISTING SERVICE LINE AND PULL ALL CABLE

WITHIN THE CONDUIT TO THE PROPOSED

PEDESTAL.  THE DEVELOPER SHALL BE

RESPONSIBLE FOR INSTALLING THE REQUIRED

QUANTITY AND SIZE OF CONDUIT, AS DELINEATED

BY THE PROVIDER, FROM THE CONNECTION POINT

TO THE BUILDING AS SHOWN ON THIS PLAN.

DEVELOPER WILL DETERMINE WHO THE PROVIDER

WILL BE BETWEEN CENTURYLINK OR COMCAST.

3. ALL CONDUIT PLACED BY THE DEVELOPER FOR

PHONE, INTERNET, CABLE AND FIBER SHALL BE

EQUIPPED WITH PULL TAPE AND LOCATE WIRE PER

THE SPECIFICATIONS OF EACH UTILITY COMPANY.

4. ELECTRIC SERVICE TO BE PROVIDED BY THE CITY

OF FORT COLLINS.  THE CITY SHALL INSTALL THE

TRANSFORMER, VAULT, AND PRIMARY LINE FROM

THE CONNECTION POINT AT THE EXISTING VAULT

TO THE PROPOSED VAULT.  THE COST OF THE

PRIMARY LINE, TRANSFORMER, VAULT, AND THE

INSTALLATION OF THE SECONDARY LINE FROM THE

TRANSFORMER TO THE BUILDING SHALL BE THE

RESPONSIBILITY OF THE DEVELOPER.

5. ELECTRIC TRANSFORMER VAULT SIZE IS

APPROXIMATE.  COORDINATE FINAL LOCATION AND

SIZE OF TRANSFORMER AND VAULT WITH

APPROVED ARCHITECTURAL PLANS AND CITY OF

FORT COLLINS LIGHT AND POWER.

6. XCEL SHALL INSTALL THE CONNECTIONS TO THE

EXISTING GAS MAIN, AND INSTALL THE SERVICE TO

GAS METER AT THE BUILDING AT THE DEVELOPERS

EXPENSE.

7. IT IS RECOMMENDED THAT A DRY UTILITY

COORDINATION MEETING TO BE SET UP BY THE

CONTRACTOR AND/OR OWNER WITH ALL DRY

UTILITY AGENCIES PRIOR TO CONSTRUCTION TO

COORDINATE THEIR DESIGN.

PRESERVE & PROTECT EXISTING ELECTRIC VAULT.

1

PRESERVE & PROTECT EXISTING LIGHT POLE.

KEY NOTES:

PRESERVE & PROTECT EXISTING CABLE VAULT.

2

3

4

PRESERVE & PROTECT EXISTING IRRIGATION VAULT.

5

PROPOSED TREE (RE: LANDSCAPE ARCHITECT)

6

CONNECT TO EXISTING ELECTRIC LINE.
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LEGEND:

( IN FEET )

010 10 20 30

1 INCH = 10 FEET

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

Know what'sbelow.

before you dig.Call
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1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS SHOWN ARE INDICATED ACCORDING TO THE BEST INFORMATION AVAILABLE TO THE ENGINEER.  THE ENGINEER DOES NOT GUARANTEE THE ACCURACY OF SUCH INFORMATION.  EXISTING UTILITY MAINS AND SERVICES MAY NOT BE STRAIGHT LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS. 2. SPOT ELEVATIONS SHOWN ARE FLOWLINE, EDGE OF PAVEMENT, OR EDGE SPOT ELEVATIONS SHOWN ARE FLOWLINE, EDGE OF PAVEMENT, OR EDGE OF WALK UNLESS NOTED OTHERWISE. 3. ALL DISTURBED AREAS SHALL BE REVEGETATED PER THE APPROVED ALL DISTURBED AREAS SHALL BE REVEGETATED PER THE APPROVED LANDSCAPE PLANS. 4. ALL SOIL (NOT MULCH) IN LANDSCAPE BEDS ADJACENT TO BUILDINGS ALL SOIL (NOT MULCH) IN LANDSCAPE BEDS ADJACENT TO BUILDINGS SHALL BE PLACED SUCH THAT THE TOP OF SOIL IS AT THE SAME ELEVATION AS ADJACENT SIDEWALK TO ALLOW FOR PROPER DRAINAGE. 5. CONTRACTOR SHALL COORDINATE ALL CONSTRUCTION ITEMS IMPACTING CONTRACTOR SHALL COORDINATE ALL CONSTRUCTION ITEMS IMPACTING ADJACENT PROPERTIES WITH THE PROPERTY OWNERS PRIOR TO BEGINNING PRIOR TO BEGINNING  TO BEGINNING ANY CONSTRUCTION ACTIVITIES. 6. LIMITS OF STREET CUT ARE APPROXIMATE.  FINAL LIMITS ARE TO BE LIMITS OF STREET CUT ARE APPROXIMATE.  FINAL LIMITS ARE TO BE DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR.  ALL REPAIRS TO BE IN ACCORDANCE WITH CITY STREET REPAIR STANDARDS. 7. LIMITS OF CONCRETE REPAIRS TO BE DETERMINED IN THE FIELD BY THE LIMITS OF CONCRETE REPAIRS TO BE DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR.  CONCRETE TO BE REMOVED JOINT TO JOINT. 8. SEE ARCHITECTURAL PLANS FOR DIMENSIONS/DESIGN OF ALL BUILDING SEE ARCHITECTURAL PLANS FOR DIMENSIONS/DESIGN OF ALL BUILDING CONCRETE DOOR STOOPS. 9. ALL PROPOSED PAVEMENT SECTIONS WITHIN THE PUBLIC RIGHT-OF-WAY ALL PROPOSED PAVEMENT SECTIONS WITHIN THE PUBLIC RIGHT-OF-WAY SHALL BE SUBMITTED TO AND APPROVED BY THE CITY OF FORT COLLINS PRIOR TO CONSTRUCTION. SEE GENERAL NOTES FOR ADDITIONAL INFORMATION. 10. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE PIPE (HDPE) OR APPROVED EQUAL. THE CONTRACTOR SHALL TERMINATE THE ROOF DRAIN LATERALS 5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS (HORIZONTAL AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE COORDINATED WITH THE ARCHITECTURAL DRAWINGS.  THE CONNECTION TRANSITION FROM THE SITE HDPE ROOF DRAINS TO THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE MADE WITH A HDPE TO PVC ADAPTER. 11. THE SITE MUST BE SWEPT AND MAINTAINED TO PREVENT DIRT, SAW THE SITE MUST BE SWEPT AND MAINTAINED TO PREVENT DIRT, SAW CUTTINGS, CONCRETE WASH, TRASH & DEBRIS, LANDSCAPE MATERIALS AND OTHER POLLUTANTS FROM ENTERING THE STORM SEWER AT ALL TIMES OR BMP'S WILL BE REQUIRED PER CITY OF FORT COLLINS REGULATIONS.
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PROFILE SCALE:

1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS

SHOWN ARE INDICATED ACCORDING TO THE BEST INFORMATION AVAILABLE TO

THE ENGINEER.  THE ENGINEER DOES NOT GUARANTEE THE ACCURACY OF

SUCH INFORMATION.  EXISTING UTILITY MAINS AND SERVICES MAY NOT BE

STRAIGHT LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR

SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND

PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS.

2. THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS 5' OUTSIDE

OF BUILDING UNLESS NOTED OTHERWISE.  EXACT LOCATIONS (HORIZONTAL

AND VERTICAL) OF ALL UTILITY CONNECTIONS INTO THE PROPOSED BUILDING

SHALL BE COORDINATED WITH APPROVED ARCHITECTURAL DRAWINGS.

3. PIPE LENGTHS ARE CALCULATED FROM THE CENTER OF MANHOLES AND INLET

BOX STRUCTURES.  SPECIFIED LENGTH OF PIPE INCLUDES THE LAYING LENGTH

OF FLARED END SECTIONS.

4. MANHOLE DIAMETERS SHOWN ARE THE MINIMUM SIZE PER CITY STANDARD

DETAIL D-3.  CONTRACTOR SHALL CONFIRM THAT MANHOLE DIAMETERS ARE

SUFFICIENT FOR THEIR PROPOSED METHODS OF INSTALLATION (i.e., WITHIN

PRE-CASTER'S TOLERANCES, ETC.).

5. CONTRACTOR SHALL PROVIDE A MINIMUM COVER OVER STORM SEWER PIPE

DURING CONSTRUCTION IN ACCORDANCE WITH MANUFACTURER

RECOMMENDATIONS.

6. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE PIPE

(HDPE) OR APPROVED EQUAL. THE CONTRACTOR SHALL TERMINATE THE ROOF

DRAIN LATERALS 5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS

(HORIZONTAL AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE

DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE COORDINATED WITH THE

ARCHITECTURAL DRAWINGS.  THE CONNECTION TRANSITION FROM THE SITE

HDPE ROOF DRAINS TO THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE

MADE WITH A HDPE TO PVC ADAPTER.

7. ALL ON-SITE STORM SEWER AS SHOWN ON THESE DRAWINGS ARE PRIVATE.

8. STORM SEWER  MAINS SHOWN ON THESE DRAWINGS ARE HIGH DENSITY

POLYETHYLENE (HDPE) AND SHALL BE WATERTIGHT ADS N-12 OR APPROVED

EQUAL.  STORM SEWER MAINS SHOWN ON THESE DRAWINGS AS REINFORCED

CONCRETE PIPE (RCP) SHALL BE CLASS III RCP.

9. ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO

CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND GUTTERS,

DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS

PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT COLLINS

STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF

COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST

CERTIFICATE OF OCCUPANCY.

SCHEDULE OF INLETS:

INLET NUMBER TYPE

STORM INLET A2 AREA INLET
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PROFILE SCALE:

1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS

SHOWN ARE INDICATED ACCORDING TO THE BEST INFORMATION AVAILABLE TO

THE ENGINEER.  THE ENGINEER DOES NOT GUARANTEE THE ACCURACY OF

SUCH INFORMATION.  EXISTING UTILITY MAINS AND SERVICES MAY NOT BE

STRAIGHT LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR

SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND

PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS.

2. THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS 5' OUTSIDE

OF BUILDING UNLESS NOTED OTHERWISE.  EXACT LOCATIONS (HORIZONTAL

AND VERTICAL) OF ALL UTILITY CONNECTIONS INTO THE PROPOSED BUILDING

SHALL BE COORDINATED WITH APPROVED ARCHITECTURAL DRAWINGS.

3. PIPE LENGTHS ARE CALCULATED FROM THE CENTER OF MANHOLES AND INLET

BOX STRUCTURES.  SPECIFIED LENGTH OF PIPE INCLUDES THE LAYING LENGTH

OF FLARED END SECTIONS.

4. MANHOLE DIAMETERS SHOWN ARE THE MINIMUM SIZE PER CITY STANDARD

DETAIL D-3.  CONTRACTOR SHALL CONFIRM THAT MANHOLE DIAMETERS ARE

SUFFICIENT FOR THEIR PROPOSED METHODS OF INSTALLATION (i.e., WITHIN

PRE-CASTER'S TOLERANCES, ETC.).

5. CONTRACTOR SHALL PROVIDE A MINIMUM COVER OVER STORM SEWER PIPE

DURING CONSTRUCTION IN ACCORDANCE WITH MANUFACTURER

RECOMMENDATIONS.

6. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE PIPE

(HDPE) OR APPROVED EQUAL. THE CONTRACTOR SHALL TERMINATE THE ROOF

DRAIN LATERALS 5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS

(HORIZONTAL AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE

DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE COORDINATED WITH THE

ARCHITECTURAL DRAWINGS.  THE CONNECTION TRANSITION FROM THE SITE

HDPE ROOF DRAINS TO THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE

MADE WITH A HDPE TO PVC ADAPTER.

7. ALL ON-SITE STORM SEWER AS SHOWN ON THESE DRAWINGS ARE PRIVATE.

8. STORM SEWER  MAINS SHOWN ON THESE DRAWINGS ARE HIGH DENSITY

POLYETHYLENE (HDPE) AND SHALL BE WATERTIGHT ADS N-12 OR APPROVED

EQUAL.  STORM SEWER MAINS SHOWN ON THESE DRAWINGS AS REINFORCED

CONCRETE PIPE (RCP) SHALL BE CLASS III RCP.

9. ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO

CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND GUTTERS,

DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS

PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT COLLINS

STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF

COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST

CERTIFICATE OF OCCUPANCY.

SCHEDULE OF INLETS:

INLET NUMBER TYPE

STORM INLET B2 AREA INLET

STORM INLET B4 AREA INLET

STORM INLET B5 AREA INLET
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( IN FEET )
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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
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PROFILE SCALE:

1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS

SHOWN ARE INDICATED ACCORDING TO THE BEST INFORMATION AVAILABLE TO

THE ENGINEER.  THE ENGINEER DOES NOT GUARANTEE THE ACCURACY OF

SUCH INFORMATION.  EXISTING UTILITY MAINS AND SERVICES MAY NOT BE

STRAIGHT LINES OR AS INDICATED ON THESE DRAWINGS.  THE CONTRACTOR

SHALL BE RESPONSIBLE TO CALL ALL UTILITY COMPANIES (PUBLIC AND

PRIVATE) PRIOR TO ANY CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS.

2. THE PLUMBING CONTRACTOR SHALL TERMINATE UTILITY LATERALS 5' OUTSIDE

OF BUILDING UNLESS NOTED OTHERWISE.  EXACT LOCATIONS (HORIZONTAL

AND VERTICAL) OF ALL UTILITY CONNECTIONS INTO THE PROPOSED BUILDING

SHALL BE COORDINATED WITH APPROVED ARCHITECTURAL DRAWINGS.

3. PIPE LENGTHS ARE CALCULATED FROM THE CENTER OF MANHOLES AND INLET

BOX STRUCTURES.  SPECIFIED LENGTH OF PIPE INCLUDES THE LAYING LENGTH

OF FLARED END SECTIONS.

4. MANHOLE DIAMETERS SHOWN ARE THE MINIMUM SIZE PER CITY STANDARD

DETAIL D-3.  CONTRACTOR SHALL CONFIRM THAT MANHOLE DIAMETERS ARE

SUFFICIENT FOR THEIR PROPOSED METHODS OF INSTALLATION (i.e., WITHIN

PRE-CASTER'S TOLERANCES, ETC.).

5. CONTRACTOR SHALL PROVIDE A MINIMUM COVER OVER STORM SEWER PIPE

DURING CONSTRUCTION IN ACCORDANCE WITH MANUFACTURER

RECOMMENDATIONS.

6. ALL ROOF DRAIN CONNECTIONS SHALL BE HIGH DENSITY POLYETHYLENE PIPE

(HDPE) OR APPROVED EQUAL. THE CONTRACTOR SHALL TERMINATE THE ROOF

DRAIN LATERALS 5.0-FEET OUTSIDE OF BUILDING.  EXACT LOCATIONS

(HORIZONTAL AND VERTICAL) OF THE ROOF DRAIN CONNECTIONS TO THE

DOWNSPOUTS AT THE PROPOSED BUILDING SHALL BE COORDINATED WITH THE

ARCHITECTURAL DRAWINGS.  THE CONNECTION TRANSITION FROM THE SITE

HDPE ROOF DRAINS TO THE INTERNAL SCH40 PVC BUILDING DRAINS SHALL BE

MADE WITH A HDPE TO PVC ADAPTER.

7. ALL ON-SITE STORM SEWER AS SHOWN ON THESE DRAWINGS ARE PRIVATE.

8. STORM SEWER  MAINS SHOWN ON THESE DRAWINGS ARE HIGH DENSITY

POLYETHYLENE (HDPE) AND SHALL BE WATERTIGHT ADS N-12 OR APPROVED

EQUAL.  STORM SEWER MAINS SHOWN ON THESE DRAWINGS AS REINFORCED

CONCRETE PIPE (RCP) SHALL BE CLASS III RCP.

9. ANY DAMAGED CURB, GUTTER, AND SIDEWALK EXISTING PRIOR TO

CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND GUTTERS,

DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS

PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT COLLINS

STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF

COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST

CERTIFICATE OF OCCUPANCY.
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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

Know what'sbelow.

before you dig.Call

R

C500

D
R

A
I
N

A
G

E
 
P

L
A

N

A

B2

1.45 ac

1. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE

UTILITIES AS SHOWN ARE INDICATED ACCORDING TO THE BEST

INFORMATION AVAILABLE TO THE ENGINEER.  THE ENGINEER DOES NOT

GUARANTEE THE ACCURACY OF SUCH INFORMATION.  EXISTING UTILITY

MAINS AND SERVICES MAY NOT BE STRAIGHT LINES OR AS INDICATED

ON THESE DRAWINGS.  THE CONTRACTOR SHALL BE RESPONSIBLE TO

CALL ALL UTILITY COMPANIES (PUBLIC AND PRIVATE) PRIOR TO ANY

CONSTRUCTION TO VERIFY EXACT UTILITY LOCATIONS.

2. REFER TO THE "PRELIMINARY DRAINAGE REPORT FOR CONFLUENCE

LOT 2" BY NORTHERN ENGINEERING, DATED APRIL 19, 2017 FOR

ADDITIONAL INFORMATION.

NOTES:

UD

VAULT

ELEC

LEGEND:

( IN FEET )

0

1 INCH = 20 FEET

20 20 40 60

DRAINAGE SUMMARY TABLE
DESIGN
POINT

BASIN
ID

TOTAL
AREA
(acres)

C2 C100
2-yr
Tc

(min)

100-yr
Tc

(min)

Q2
(cfs)

Q100
(cfs)

1 1 0.23 0.97 1.00 5.0 5.0 0.6 2.3
2 2 0.03 0.97 1.00 5.0 5.0 0.1 0.3
3 3 0.15 0.97 1.00 5.0 5.0 0.4 1.5
4 4 0.01 0.97 1.00 5.0 5.0 0.0 0.1
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Date

Date

Date

Date

Date

Date

City Engineer            

Traffic Engineer

Parks & Recreation

Stormwater Utility

Water & Wastewater Utility     

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

Know what'sbelow.

before you dig.Call

R
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Transition back of walk (typ.)

Broom finish
Broom finish

SECTION A-A

MID-BLOCK LOCATION

Varies *

1:12

Slope

(max.)

1
:5

0
 s

e
e
 n

o
te

 2

F
l
o
w

l
i
n
e

(max.)

Slope

1:12

5'

A

Varies *

Wood float finish thru ramp
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CORNER LOCATION

ramp

finish thru

Wood float

Broom finish
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(Radius varies)

(typ.)

back of walk

Transition
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Retaining Curb (Optional)

1
2
"

(
m

a
x
.
)

(
m

i
n
.
)

T

Walk

Curb

Gutter

NOTES:

1.  T = Concrete thickness, 6" minimum for entire ramp area.

2.  1:50 Max unless a landing behind ramp (then ramp can be 1:12 with 1:20 on the detectable warning).

3.  See CONST. DWG. 1606(a) and 1607 for Fort Collins.

4.  Detectable Warning to extend the full width of the ramp. Material to be approved by Local Engineer.

5.  0" Curb height, See Section A-A.

6.  Standard Curb and Gutter Section , See Standard Drawing 701.

2'-0" (min)

6"

Walk

Gutter

Curb

V

a

r

i

e

s

 

*

Detectable Warning

1
/4

" p
e
r ft.

1" per ft.1" per ft.

1

"

 

p

e

r

 

f

t

.

1

"

 

p

e

r

 

f

t

.

On a radius hold 6" at the
corners of the truncated
dome warning.

2
"

Retaining
Curb
(Optional)

6"

* Curb to match slope

  of sidewalk, Ramp length

  not to exceed 15'-0"

See Note 6

See Note 5

See Note 5

See Note 6

Detectable Warning,

See Note 4

Detectable Warning,

See Note 4

Retaining Curb (Optional)

to retain ground behind

the walk, if needed

Curb

Flare

V
aries

Curb

Flare
Ramp

Curb

C
urbFlare

Ramp V
aries

Panels

Panels

6"

Ramp
Width:
4.5'
5.0'
6.0'
7.0'
8.0'

Note:
Truncated dome panels are
available in 2'x2' squares
and 2'x2.5' rectangles.
Combine the widths to fit
the ramp.  Panels may be
cut to no less than a 2'x1.5'
size.

Panel Width
Combinations:
2'+2.5'
2.5'+2.5'
2'+2'+2'
2.5'+2'+2.5'
2'+2'+2'+2'

Notes:

   1. Truncated dome warning panel:
    Install panels along with the 

concrete pour for the ramp. 
Specifications for the panel and

    installation instructions will be
    provided upon request.
   2. This drawing shows vertical curb.

For Drive Over Curb the warning 
detection location shall be placed in
the same position 6" back from the
back of curb.

   3. If curb and gutter are poured 
monolithic with ramp, place dome
edge at back of curb as shown. If
not poured monolithic, place dome
edge 6" from back of curb.

Case 1-Directional Ramps
Case 2-Non-Directional Ramps

V
aries

Panels

Ramp

Panels

Flare

Curb

Case 3-Mid-Block Ramps

6"

Panels Panels
Flare

6"

Flare

V
aries

FO
R

T 
C

O
LL

IN
S

 O
N

LY

A
lig

ned
 w

ith
P

ed
estrian flow

Gutter
or
Apron

℄Center line of ramp
BOC-Back of Curb
FOC -Face of Curb
-Flow line

V
aries

2'-0"

2'-0"

A

A

FO
C

 or ℄

2'-0"

BOC

BOC

1:12 max slope1:20
slope

Panels embedded in the
concrete ramps

   Section A-A (Center line of ramp)
NTS

Flow
 line C

urb
and

 G
utter

B
O

C

S
ee N
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ATTACHED SIDEWALK DETAIL

Slope sidewalk to curb 1/4" per foot.

NOTE:  Construct sidewalk with joints at 10' intervals

R 1/8"

WEAKENED PLANE JOINT EXPANSION JOINT

R1/4"

and aligned with scoring on curb.

INSTALL IN LOCATIONS SPECIFIED
IN CHAPTER 22

1/2"

1/4"
1/4 SLAB THICKNESS

1/4"

1/2" Expansion
Joint material

DETACHED SIDEWALK DETAIL

Variable

Landscaping

Slope sidewalk to curb 1/4" per foot.

2' min.

Slope: Minumum 
1
4"/ft

           Maximum 3"/ft

6
"

2"R.2
"

6
"

6
"

1
2

"

1 1/2"R.

2'-6"

6"

4 1/2"

30"

9"

R 0.5"

4.5"

18"

3.63"

21.75"

R 0.13"

7"

2"

3.75"

12"

ROLL-OVER

VERTICAL

(LOVELAND)

Gutter edge may be
tapered or battered.
(Typical for all Curb &
& Gutter Types)

TYPICAL CURB & GUTTER

001

SIDEWALK DETAIL

002

HANDICAP RAMP

003

TRUNCATED WARNING DOMES

004

CURB & GUTTER ALONG LINDEN STREET

005

PRIVATE CURB

AND GUTTER

006
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City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Date

Date

Date

Date

Date

Date

City Engineer            

Traffic Engineer

Parks & Recreation

Stormwater Utility

Water & Wastewater Utility     

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

Know what'sbelow.

before you dig.Call

R

C601

C
O

N
S

T
R

U
C

T
I
O

N
 
D

E
T

A
I
L

S

WATER BEDDING REQUIREMENTS

101

PLAN VIEW

CROSS VIEW

45  ELBOW

SERVICE WYE

8 IN. PVC SEWER PIPE

COMPACTED GRANULAR MATERIAL

AIR-TIGHT PLUG WITH

4 IN. X 4 IN. MARKER

UNYIELDING PIPE BEDDING

OF COMPACTED ROCK OR

  LEAN CONCRETE 

PVC SEWER PIPE

NOTE:  WYE CONNECTION NOT

ALLOWED ON VCP

  LEAN CONCRETE 

o

20 MIN.

o

45 MAX.

o

TRENCH

UNYIELDING PIPE BEDDING

OF COMPACTED ROCK OR

4 IN. X 4 IN.

MARKER

AIR-TIGHT PLUG

SERVICE WYE DETAIL

WW-9

STANDARD CONCRETE THRUST BLOCKS

102

FIRE HYDRANT

103

TYPICAL WATER SERVICE

104

COMPACTED GRANULAR MATERIAL

CONFORMING TO CDDH #67

LOWER LIMIT OF

TRENCH WALL

SLOPING

INITIAL LIFT *

12 IN. MIN.

PIPE O.D.

4 IN. MIN.

TRENCH WIDTH AS SPECIFIED

IN SECTION 02221

COMPACTED GRANULAR MATERIAL

CONFORMING TO CDDH #67

*

BEDDING REQUIRMENTS

WW-1

WATER BEDDING REQUIREMENTS

105

STANDARD CONCRETE THRUST BLOCKS

106

SANITARY SEWER BEDDING REQUIREMENTS

108

TYPICAL SANITARY SEWER SERVICE

107
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DRAIN BASIN & INLINE DRAIN
 NON TRAFFIC INSTALLATION

TITLE
PROJECT NO./NAME

MATERIAL

DATE

REVISED BY

9-30-99DATE

CJADRAWN BYTHIS PRINT DISCLOSES SUBJECT MATTER IN WHICH
NYLOPLAST HAS PROPRIETARY RIGHTS.  THE RECEIPT
OR POSSESSION OF THIS PRINT DOES NOT CONFER,
TRANSFER, OR LICENSE THE USE OF THE DESIGN OR
TECHNICAL INFORMATION SHOWN HEREIN
REPRODUCTION OF THIS PRINT OR ANY INFORMATION
CONTAINED HEREIN, OR MANUFACTURE OF ANY
ARTICLE HEREFROM, FOR THE DISCLOSURE TO OTHERS
IS FORBIDDEN, EXCEPT BY SPECIFIC WRITTEN
PERMISSION FROM NYLOPLAST.

03-11-16

NMH

DRAIN BASIN INLINE DRAIN

THE BACKFILL MATERIAL SHALL BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING THE REQUIREMENTS OF CLASS I,
CLASS II, OR CLASS III MATERIAL AS DEFINED IN ASTM D2321.
BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
PLACED & COMPACTED UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

NON TRAFFIC INSTALLATION

TOP SOIL

GRATE/COVER

TOP SOIL

GRATE/COVER

®

©2011 NYLOPLAST

4" MIN ON 8" - 24"
6" MIN ON 30"

THE BACKFILL MATERIAL SHALL BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING THE REQUIREMENTS OF CLASS I,
CLASS II, OR CLASS III MATERIAL AS DEFINED IN ASTM D2321.
BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
PLACED & COMPACTED UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

Sheet

of 10

C
O

N
F

L
U

E
N

C
E

 
L

O
T

 
2

Th
es

e 
dr

aw
in

gs
 a

re
in

st
ru

m
en

ts
 o

f s
er

vi
ce

pr
ov

id
ed

 b
y 

N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
an

d 
ar

e 
no

t 
to

 b
e 

us
ed

 fo
r

an
y 

ty
pe

 o
f c

on
st

ru
ct

io
n

un
le

ss
 s

ig
ne

d 
an

d 
se

al
ed

 b
y

a 
P
ro

fe
ss

io
na

l E
ng

in
ee

r 
in

th
e 

em
pl

oy
 o

f N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
N

O

T
 
F

O

R

 
C

O

N

S

T
R

U

C

T
I
O

N

R

E

V

I
E

W

 
S

E

T

3
0
1
 N

or
th

 H
ow

es
 S

tr
ee

t,
 S

ui
te

 1
0
0

Fo
rt

 C
ol

lin
s,

 C
ol

or
ad

o 
 8

0
5
2
1

EN
G

IN
EE

R
N

G
IE

HTR
ON

RN
P
H

O
N

E:
 9

7
0
.2

2
1
.4

1
5
8

w
w

w
.n

or
th

er
ne

ng
in

ee
rin

g.
co

m

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Date

Date

Date

Date

Date

Date

City Engineer            

Traffic Engineer

Parks & Recreation

Stormwater Utility

Water & Wastewater Utility     

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

Know what'sbelow.

before you dig.Call
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STORMWATER BEDDING REQUIREMENTS

201

STORM SEWER MANHOLE

202

AREA INLET

203

NYLOPLAST INLET

205
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Community Development & Neighborhood Services 
281 North College Avenue 
P.O. Box 580 
Fort Collins, CO 80522.0580 
 

970.416.2740 
970.224.6134- fax 
fcgov.com 

 

          Planning, Development & Transportation 

 
MEMORANDUM 

 
DATE: June 30, 2017 
TO: Hearing Officer 
TH: Tom Leeson, Director of Community Development & Neighborhood Services 
 Jason Holland, City Planner 
FR: Maren Bzdek, Senior Historic Preservation Planner 
 

 RE: Landmark Preservation Commission (LPC) Findings of Fact and Conclusions 
Pertaining to Confluence (PDP170001) 

  
As provided for in Land Use Code Section 3.4.7(F)(6), in its consideration of the approval of plans for 
properties containing or adjacent to designated, eligible or potentially eligible sites, structure, objects or 
districts, the Decision Maker shall receive, and consider in making its decision, a written recommendation 
from the Landmark Preservation Commission.  This memorandum contains the Landmark Preservation 
Commission’s Findings of Fact and its motion for this project. 

 
 At its May 17, 2017 Regular Meeting, the Landmark Preservation Commission conducted a review of the 

development project known as Confluence (PDP170001) as authorized under LUC Section 3.4.7(F)(6).   
 

The Landmark Preservation Commission adopted the following motion on a vote of 5-0:  
 
“That the Landmark Preservation Commission recommend to the Decision Maker approval of the 
Confluence project (PDP170001), finding it is in compliance with the standards contained in Land 
Use Code section 3.4.7 in regard to compatibility with the character of the project’s area of 
adjacency for the following reasons: 

• The project does not impact the individual eligibility for designation of the historic properties in the 
defined area of adjacency. 

• The project design uses a massing strategy at the transition edges that is compatible with the 
historic context and situates taller elements at the interior of the project site. 

• The project includes primary building materials on the elevations immediately abutting historic 
properties that are reflective of the dominant historic materials. 

• The project provides multiple design elements that create visual ties to buildings within the 
adjacent historic context. 



City of Fort Collins Page 1 May 17, 2017  

 

 

 
 
Meg Dunn, Chair City Council Chambers 
Per Hogestad, Vice Chair  City Hall West 
Doug Ernest 300 Laporte Avenue 
Bud Frick Fort Collins, Colorado 
Kristin Gensmer  
Dave Lingle  
Mollie Simpson 
Alexandra Wallace 

 

Belinda Zink  
         
 
The City of Fort Collins will make reasonable accommodations for access to City services, programs, and activities 
and will make special communication arrangements for persons with disabilities.  Please call 221-6515 (TDD 224-
6001) for assistance. 
 
Video of the meeting will be broadcast at 1:30 p.m. the following day through the Comcast cable system on Channel 
14 or 881 (HD).  Please visit http://www.fcgov.com/fctv/ for the daily cable schedule.  The video will also be available 
for later viewing on demand here:  http://www.fcgov.com/fctv/video-archive.php. 
 
 

Regular Meeting 
May 17, 2017 

Minutes – Excerpt for Confluence 

• CALL TO ORDER  

Chair Dunn called the meeting to order at 5:32 p.m. 

• ROLL CALL  

PRESENT: Dunn, Zink, Hogestad, Wallace, Gensmer, Ernest, Frick 
ABSENT: Lingle, Simpson 
STAFF: McWilliams, Bzdek, Bumgarner, Yatabe, Schiager 
 

**BEGIN EXCERPT** 
3. CONFLUENCE (PDP170001) - DEVELOPMENT REVIEW 

PROJECT DESCRIPTION: This proposal is a mixed-use project of residential, office, commercial 
space, and parking on a 0.4-acre site at 401, 405, and 409 Linden Street 
in the River Downtown Redevelopment District (RDR). Final review will 
be a Type 1 hearing with a hearing officer. 

 

APPLICANT: Jason Kersley, [au]workshop, llc., 405 Linden Street  

Ms. Gensmer recused herself due to a conflict, and Mr. Frick recused himself because he was 
not present at the 2015 review of this project. 

Landmark 
Preservation 
Commission 

http://www.fcgov.com/fctv/
http://www.fcgov.com/fctv/video-archive.php
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Staff Report 

Ms. Bzdek presented the staff report.  She discussed the relevant Code and the Commission’s role in 
the process.  She reviewed the background and staff analysis, and provided recommendations for the 
area of adjacency. 

Mr. Yatabe asked the members to confirm whether they were present for the 2015 review of this 
proposal, and if not, whether they had reviewed the materials from that meeting.  Mr. Ernest said he 
had reviewed the materials.  Chair Dunn confirmed she was there.  Ms. Zink was there and also 
reviewed materials. 

Applicant Presentation 

Jason Kersley gave the Applicant presentation, including historical context, zoning summary, site 
plan, and responses to Code requirements.  He reviewed the Commission’s comments from their 
2015 development review and explained how their design addresses them.  He talked about the 
materials, where they are placed on the building, and how they relate to the surrounding historic 
context. 

Public Input 

None 

Commission Questions 

Mr. Ernest pointed out a discrepancy in the address for the sign shop at 320 Willow.  Mr. Kersey said 
the Assessor’s map shows 320, but the number on the building is 326. 

Upon Mr. Hogestad’s request, Mr. Kersey reviewed the materials again, pointing out their locations. 

Ms. Zink asked about the fenestration and window patterns.  Mr. Kersey explained that they used 
storefront windows for the retail portion, and the residential windows are aluminum clad wood. 

Mr. Hogestad asked how the cement board is scored and mounted, and whether it’s a rainscreen.  
Mr. Kersey replied that it was a raw concrete panel rainscreen.  He passed around samples of all the 
materials. 

Mr. Hogestad asked how the wood would be treated, and Mr. Kersey said it would be stained. 

Ms. Zink asked about the coursing for the stone, and the mortar for the brick.  Mr. Kersey said the 
brick would have standard gray mortar, and the stone would be rubble. 

Mr. Hogestad asked for details about the concrete panels, such as how they are scored, how the 
corners are made, what the header and sill look like, how the storefront fits into it, and how they are 
attached to the wood tower piece.  Mr. Kersey said there would be an open butt joint at the corner.  
He said the panel size would be 2’ x 10’ vertical, but they are still working through the details.  Mr. 
Hogestad expressed concern that they don’t have the detail worked out.  Mr. Kersey assured him that 
they would get there. 

Chair Dunn asked about the rust on the corrugated panels dripping to the sidewalk.  Mr. Kersey said 
there is a sunshade to catch that, and a narrow patch of grass to catch anything that gets past that. 

Mr. Hogestad asked about the signage.  Mr. Kersey explained it would be a ghost sign in lighter 
colored stain. 

Mr. Kersey responded to additional Commission questions about materials and colors, pointing out 
their placement. 

Chair Dunn asked about the Camp Collins sign, noting that it should be “Fort” Collins, not “Camp” 
Collins, and the year should be 1864, not 1866.  Mr. Ernest suggested they come back to discuss the 
sign further. 

Chair Dunn asked whether the small building behind the outbuilding is part of the eligibility.  Ms. 
Bzdek said she would have to look into that. 

Area of Adjacency 

Chair Dunn asked the Commission about their thoughts on the area of adjacency.  Mr. Ernest stated 
he is comfortable with Staff’s recommendations. 
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Mr. Hogestad moved that the Landmark Preservation Commission adopt the area of adjacency 
as listed in the staff report for the proposed Confluence project. 

Mr. Ernest seconded.  The motion passed 5-0. 
Commission Discussion 

Mr. Hogestad expressed amazement at the detail and volume of materials included.  He said the 
project meets all the criteria, but he feels that the whole project is a lot of little pieces in need of a 
unifying element that brings it all together.  He clarified that was not meant as a criticism, just a 
comment. 

Mr. Ernest commented that the Applicants responded to the Commission’s concerns from the 2015 
review.  He recognized the complexity of differentiating between the three separate buildings, and is 
comfortable with the result.  Mr. Hogestad responded that the materials are varied on each building, 
and that the project was overly detailed and struggling for identity. 

Ms. Zink commented that the scale in relation to the historic buildings is reasonable, considering that 
the historic buildings are simple and traditional, and these are complicated, modern buildings. 

Chair Dunn referenced Section 3.4.7(F)(3), and asked the Commission members whether the project 
met the requirement to maintain the existing distribution of materials on the block.  Mr. Hogestad said 
it meets the intent of the Code. 

Ms. Wallace said the materials fit well in the River District area, and she appreciated the nod to 
surrounding architecture.  She wondered if the project’s application of the Code might be too literal. 

Chair Dunn said she was intrigued by the way the coloring of the corrugated metal felt familiar to the 
brick in some of the buildings in the area.  Mr. Hogestad said the corrugation has a connotation of 
industry and warehouse, and prefers the color of this metal over galvanized.  Ms. Zink said the metal 
also relates to the railroad tracks. 

Chair Dunn asked for comments relating to Section 3.4.7(F)(1).  Mr. Ernest said while the new 
structure is quite dissimilar in size to the historic structures, he agreed with the Staff analysis that the 
stepped back massing and other setbacks have addressed that. 

Mr. Hogestad said the fine grain of detail actually helps to make the buildings appear and feel 
smaller. 

Chair Dunn said it complies well in terms of step backs and the placement of taller sections in the 
interior.  She is concerned about the section behind the house, but it is interior, so it does comply with 
the Code. 

Mr. Hogestad expressed concern that the final details of how it comes together are missing, and they 
always ask for that in a final review.  Mr. Hogestad said it could take months to develop that detail, 
and maybe in this particular instance, it isn’t necessary to wait for it.  Ms. Zink commented that they 
usually have more generic detail, not that fine level of detail.  Mr. Hogestad stressed the importance 
of the details to the execution and appearance of the project, adding that the finished product must 
look like what they are approving.  Mr. Hogestad said he is confident the Applicant will figure out the 
solutions, and suggested they could move forward based on the assumption it will be well-executed. 

Chair Dunn requested comments about Section 3.4.7(F)(2).  Ms. Zink said the alignment in this case 
is more general, and that the heights are similar enough.  In terms of window patterns, Ms. Zink said 
the other buildings don’t have windows that establish a pattern.  Mr. Ernest agreed.  Ms. Zink said the 
windows and cornices fit in with the River District.  Ms. Wallace said it is a new entity, so it can’t be 
matched up with anything comparable.  Mr. Hogestad added that the window proportion is historic in 
nature.  

Chair Dunn commented that the signage acknowledging the Fort serves as a connection to the focal 
point required by Section 3.4.7(F)(4).  

Commission Deliberation 

Mr. Ernest moved that the Landmark Preservation Commission recommend to the Decision 
Maker approval of the Confluence project (PDP170001), finding it is in compliance with the 
standards contained in Land Use Code Section 3.4.7 in regard to compatibility with the 
character of the project’s area of adjacency for the following reasons: 
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• The project does not impact the individual eligibility for designation of the historic 
properties in the defined area of adjacency. 

• The project design employs a massing strategy at the transition edges that is 
compatible with the historic context and situates taller elements at the interior of the 
project site. 

• The project includes primary building materials on the elevations immediately abutting 
historic properties that are reflective of the dominant historic materials. 

• The project provides multiple design elements that create visual ties to buildings 
within the adjacent historic context. 

Ms. Zink seconded.   
Mr. Hogestad recognized the huge effort to design this building, and again noted that it was not his 
intent to criticize the design work.  He stated he’d never seen so much detail so closely tied to the 
Land Use Code and Design Guidelines.  He hopes the Applicant will come back for a complimentary 
review of the proposed Fort Collins signage.  Chair Dunn agreed. 

Mr. Ernest stated he would support the motion, commenting on the project’s compliance with the 
various sections of 3.4.7.  He added that the Applicant also did a good job of applying the River 
District Guidelines without subordinating the Land Use Code provisions. 

The motion passed 5:0. 

**END EXCERPT** 
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