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PROJECT DESCRIPTION:

This is a Major Amendment to the approved Hill Pond Residences Project Development
Plan approved in February 2015. The amendment adds lot lines between the units so
that each residence is on its own lot. The overall boundary of the project is unchanged.

The property is located at Hill Pond Road and Gilgalad, and is in the (M-M-N) Medium
Density Mixed-Use Neighborhood zone district. The PDP approved in February
contained 18 dwelling units consisting of 8 two-family dwellings (commonly referred to
as duplexes) and 2 single-family detached dwellings, all of which were on one lot.
Because the amended plans propose individual lot lines, the two-family dwellings are
designated in the Land Use Code as single-family attached dwellings, in groups of two.

The project is located at 910 Hill Pond Road, north of the intersection of Hill Pond Road
and Gilgalad Way, and is in the M-M-N, Medium Density Mixed-Use Neighborhood zone
district. The existing single family home on the 2.18 acre site is proposed to be
demolished along with the existing community pool and tennis courts. All of the
proposed dwellings are two-stories and have 2-car attached garages. The dwellings are
centered around an interior drive aisle containing a central gathering area.

Although the site plan layout and proximity of buildings to the perimeter boundary have
not changed, the added lines require reduced building setbacks. Three Modifications of
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Standard are required to Land use Code Sections 3.5.2(E)(2) and (3), and 3.8.19 which
address these residential setbacks.

RECOMMENDATION:

Approval of the Hill Pond Residences Major Amendment and Modifications of Standard.

EXECUTIVE SUMMARY:

The Hill Pond Residences Major Amendment (MJA) complies with the applicable
requirements of the City of Fort Collins Land Use Code (LUC), more specifically:

e The MJA complies with process located in Division 2.2 — Common
Development Review Procedures for Development Applications of Article 2 —
Administration.

e The MJA complies with relevant standards located in Division 4.6, Medium
Density Mixed-Use Neighborhood (M-M-N) zone district.

e The Modifications of Standard to Section 3.5.2(E)(2), 3.5.2(E)(3) and 3.8.19
meet the applicable requirements of Section 2.8.2(H), and the granting of
these Modifications would not be detrimental to the public good.

e The PDP complies with the relevant standards located in Article 3 — General
Development Standards, provided that the Modifications of Standard are
approved.
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COMMENTS:

1. Background:

The surrounding zoning and land uses are as follows:

Direction | Zone District Existing Land Uses

North Medium Density Mixed-Use | One single-family residence on
Neighborhood District approximately 4 acres (1900 South Shields
(M-M-N) Street)

South Medium Density Mixed-Use | Sundering Townhomes PUD — single-family
Neighborhood District attached neighborhood
(M-M-N)

East Medium Density Mixed-Use | One single-family residence on
Neighborhood District approximately 4 acres (1900 South Shields
(M-M-N); Street);
Low Density Residential Windtrail on Spring Creek PUD - single-
District (R-L) family detached residences

West Medium Density Mixed-Use | Hill Pond On Spring Creek PUD — a mix of
Neighborhood District single-family attached and detached
(M-M-N) residences

Land Use History:

The property was annexed into the City of Fort Collins with the Spring Creek
Third Annexation in 1969.

The 2 acre site originally served as a private amenity facility — including tennis
courts, pool, etc. — for the Hill Pond on Spring Creek PUD, and was originally
platted in 1972 as part of the Second Replat of the Hill Pond on Spring Creek
First Filing. At some point thereafter the facility was sold and is currently
used as a single-family residence.

The Hill Pond Residences Project Development Plan was approved in
February 2015, which included the approval of one Modification of Standard
to 3.5.2(D)(1), Relationship of Dwellings to Streets and Parking — Orientation
to a Connecting Walkway. The Staff Report for this original approval is
included with the attachments herewith.
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Compliance with Medium Density Mixed-Use Neighborhood (M-M-N) Zone
District Standards:

The project remains in compliance with all applicable M-M-N standards with the
following relevant comments provided. Language in this staff report that is taken
directly from the Land Use Code (LUC) is shown in italics, with certain relevant
elements underlined for emphasis.

Section 4.6(B)(2)(a) — Permitted Uses

The proposed single-family attached and single-family detached uses are
permitted in the M-M-N zone district subject to a Type One review.

Section 4.6(D)(1) — Density

The proposed density of 8.26 dwelling units per net acre is in compliance with the
density range of this section, which requires that residential developments
containing 20 acres or less have an overall minimum density of 7 dwelling units
per acre. The minimum density for developments that are more than 20 acres is
12 dwelling units per net acre. There is no specific maximum density in the M-M-
N District.

Section 4.6(D)(3) — Building Height

The project proposes a maximum building height of two stories, which is in
conformance with the maximum building height of three stories in M-M-N District.

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

Staff analysis:

The PDP landscape plan is unchanged from what was approved in
February. The past staff report (attached) provides a detailed analysis of
this code section. At the time of Final Plan approval, there will likely be
one tree that is relocated from the central landscape area to
accommodate snow removal and an additional electrical junction box,
however the tree will be relocated to the southeast corner of the project.
The location and placement of building foundation landscaping will be
refined at the time of Final Plan review and shall be consistent with the
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character and intent shown with the PDP landscape plan attached
herewith.

E. Section 3.3.1 — Plat Standards.

The Major Amendment mainly involves the changes to the approved plat,
which adds 18 individual lots accessed by a private drive. The proposed
lot sizes vary, and there is no minimum lot size requirement in the M-M-N
zone district. The layout of roads, driveways, utilities, drainage facilities,
and other services remain in compliance 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 3.5.2 Residential Building Standards

1)

No changes are proposed to the building character approved with the PDP
in February. Two additional building designs are proposed, six in total. The
two additional building designs fit within the building footprints currently
approved. Minor material and design changes are proposed to the
entrance trellis structures. This is mainly a change in material to metal for
some of the smaller components in order to meet City building code. The
change was needed because the entrance trellis structures now straddle
the proposed interior property lines, which triggers more stringent fire-
rated material standards. A variance from City Building Services was also
required entrance trellis structures and has been approved (attached).

Section 3.5.2(E) Residential Building Setbacks.

With the past approval, when the project was reviewed as only one lot, the
project exceeded the minimum building setback standards:

With past approval, minimum setback Setback provided from
Required from project perimeter: perimeter:

Front: 15 feet (Hill Pond and Gilgalad) Varies — 15 to 22 feet
Side: 5 feet (west) 26 feet

Side: 5 feet (west) 10 to 19 feet

Rear: 8 feet 15 feet

Due to adding the 18 individual lots, several modifications are required
that reduce the standard residential building setbacks for each lot, which
are discussed below. Although the setbacks are reduced within the
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individual lot lines, overall the building footprints maintain the same
setback distance from the outer perimeter boundaries of the project.

4. Modification of Standard Request to Sections 3.5.2(E)(2), 3.5.2(E)(3) and
3.8.19 — Minimum Setbacks and Features Allowed Within Setbacks

Modification Description:

This is a Modification Request to Section 3.5.2(E)(2) and (3) which address
residential building setbacks. Although the site plan layout has not changed from
the previous round of City review, the project is now proposing platted lots for the
individual dwellings, which require reduced building setbacks. The project also
proposes a modification to 3.8.19 - Setback Regulations, to allow certain plan
elements to encroach into the setbacks.

A. The project requests reduced setbacks as follows:

Setback: Proposed (varies): Required per 3.5.2(E):

Front: 7°-0” (min) 15 feet
Rear: 4’-3” (min) 8 feet
Side: 4’-0” (min) 5 feet

(The above proposed setbacks represent the smallest setback
measurements that now occur in the approved plan as a result of the
proposed individual lot lines. Front, rear and side setbacks vary at
different locations on the site (see Architectural Site Plan). “Zero lot lines”
also occur between dwelling units in the duplex buildings.)

B. To address restrictions on features allowed within setbacks, the project
proposes that the following plan elements be permitted to encroach into
the setbacks:

e The trellis entrance structures between the buildings

Land Use Code Standards Proposed to be Modified:

LUC 3.5.2(E)(2) and 3.5.2(E)(3):

3.5.2(E)(2) Setback from Nonarterial Streets. The minimum setback of every
residential building and of every detached accessory building that is incidental to
the residential building shall be fifteen (15) feet from any public street right-of-
way other than an arterial street right-of-way, except for those buildings regulated
by Section 3.8.30 of this Code, which buildings must comply with the setback
regulations set forth in Section 3.8.30. Setbacks from garage doors to the
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nearest portion of any public sidewalk that intersects with the driveway shall be at

least twenty (20) feet.

3.5.2(E)(3) Side and Rear Yard Setbacks. The minimum side yard setback for all
residential buildings and for all detached accessory buildings that are incidental

to the residential building shall be five (5) feet from the property line, except for

alley-accessed garages, for which the minimum setback shall be eight (8) feet. If
a zero-lot-line development plan is proposed, a single six-foot minimum side yard
is required. Rear yard setbacks in residential areas shall be a minimum of eight

(8) feet from the rear property line, except for garages and storage sheds not

exceeding eight (8) feet in height, where the minimum setback shall be zero (0)

feet.

LUC 3.8.19 Setback Regulations

(A) Features Allowed Within Setbacks. The following structures and features

may be located within required setbacks:

(1) trees, shrubbery or other features of natural growth;

(2) fences or walls, subject to permit approval, that do not exceed the standards

established in Section 3.8.11;
(3) driveways and sidewalks;

(4) signs, if permitted by the sign regulations of this Land Use Code;

(5) bay windows and similar sized cantilevered floor areas, and architectural
design embellishments of dwellings that do not project more than two (2) feet into

the required setback, provided they do not encroach on public easements;

(6) eaves that do not project more than two and one-half (2%2) feet into the

required setback;

(7) open outside stairways, entrance hoods, terraces, canopies and balconies
that do not project more than five (5) feet into a required front or rear setback
and/or not more than two (2) feet into a required side setback, provided they do

not encroach on public easements;

(8) chimneys, flues and residential ventilating ducts that do not project more than
two (2) feet into a required setback and when placed so as not to obstruct light

and ventilation, provided they do not encroach on public easements;
(9) utility lines, wires and associated structures, such as power poles.

(10) decks which are not more than thirty (30) inches above ground.
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Relevant Land Use Code Standards and Definitions:

Lot shall mean a designated parcel, tract or area of land established by plat,
subdivision or otherwise permitted by law to be used, occupied or designed to be
occupied by one (1) or more buildings, structures or uses, and which abuts a
dedicated right-of-way, private street or private drive, any of which is at least

twenty (20) feet wide at all points.

Setback shall mean the required unoccupied open space between the nearest
projection of a structure and the property line of the lot on which the structure is
located, except as modified by the standards of this Land Use Code. Required
setbacks shall be unobstructed from the ground to the sky except as specified in

Section 3.8.19.

Lot line, front shall mean the property line dividing a lot from a street. On a
corner lot only one (1) street line shall be considered as a front line, and the
street to which the primary entrance of the principal building faces or to which the

building is addressed, shall be considered the front line.
Lot line, rear shall mean the line opposite the front lot line.

Lot line, side shall mean any lot lines other than front lot line or rear lot line.

Street shall mean a public way (whether publicly or privately owned) used or
intended to be used for carrying vehicular, bicycle and pedestrian traffic and shall
include the entire area within the public right-of-way and/or public access
easement; provided, however, that with respect to the application of Section
3.8.7 (Signs), the term street shall only mean a dedicated public right-of-way
(other than an alley) used or intended to be used for carrying motorized vehicular

traffic.

Private drive shall mean a parcel of land not dedicated as a public street, over
which a private easement for road purposes has been granted to the owners of
property adjacent thereto, which intersects or connects with a public or private
street, and where the instrument creating such easement has been recorded in
the Office of the Clerk and Recorder of Larimer County. A street-like private drive
is a type of private drive that may be used instead of a street under the

provisions of Section 3.6.2(L)(c).
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Land Use Code Modification Criteria:

complies with the standard for which a modification is requested; or

practically infeasible; or

not caused by the act or omission of the applicant; or

Code as contained in Section 1.2.2.

requirements and criteria of said subparagraph (1), (2), (3) or (4).

“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

(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

(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

(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

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

Summary of Applicant’s Justification:

The Applicant requests that the modification be approved and provides the

following justification for Criteria 4:
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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.

Applicant’s Justification Narrative for Criteria 4:

“The building footprints, building locations, enhanced shared drive layout and all
other site features remain unchanged from the previously approved Site Plan. All
the setback criteria of LUC Sections 3.5.2(E)(2) and 3.5.2(E)(3) were adhered to
in the previously approved Site Plan. The proposed re-plat, and subsequent new
property lines defining the individual lots, reduces the building setbacks in many
locations to distances that are less than those allowed in LUC Sections
3.5.2(E)(2) and 3.5.2(E)(3). These reduced distances are, in every instance, now
measured from a building facade to the property line of a new, interior tract
proposed in the re-plat. The distances from all structures to the original, overall
property lines, and to the public non-arterial street, remain unchanged and within

LUC standards.

The approved Site Plan includes trellis structures facing the enhanced shared

drive which demarcate the main entries of the individual dwelling units.

addition of the new property lines leaves these free standing structures closer to
the property lines than is currently allowed in LUC Sections 3.5.2(E)(2) and
3.5.2(E)(3). Again, the position of these trellis structures remains unchanged
with regard to the original property lines and the adjacent public streets. LUC
standards do allow for “entrance hoods and canopies” to extend into setbacks
(LUC 3.8.19(A)(7)). It could be argued that the trellis structures are functionally
and aesthetically very similar to these elements that are currently allowed. The
trellises constitute an important feature of the approved plan and an integral part
of the unique streetscape. They could not be made to comply with current
setback regulations without considerable redesign of the buildings and/or site
layout. If not allowed to encroach in the setbacks they would need to be

eliminated, to the detriment of the approved design.

We believe that the modifications requested diverge from the standards only in a
nominal and inconsequential way, given that the site layout and design features
are all unchanged from a previously accepted plan. We ask that these new
reduced setbacks and setback encroachments be allowed so as to preserve all
the unique and favorable elements of the proposed design that have already

been approved and endorsed by the PDP process.”
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Staff Finding

Staff finds that the request for the Modifications of Standard are justified by the
applicable standards in 2.8.2(H)(4).

A. The granting of the Modification would not be detrimental to the public good
and;

B. The project design satisfies Criteria 4 (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.

Staff finds that the modification is nominal and inconsequential when
considered from the perspective of the entire development plan, because the
overall character and compatibility of the project is not affected by the
reduced setbacks, the character of the perimeter landscape areas are not
affected by the modification, and the plan continues to advance the purposes
of the Land Use Code by:

1.2.2 (J) improving the design, quality and character of new development.

1.2.2 (M) ensuring that development proposals are sensitive to the character
of existing neighborhoods.

As part of the modification approval staff recommends several conditions that

are outlined below to ensure that the design character shown on the plans is
maintained.

6. Findings of Fact/Conclusion

In evaluating the Hill Pond Residences Project Development Plan (PDP), staff makes
the following findings of fact:

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

B. The MJA complies with relevant standards located in Division 4.6, Medium
Density Mixed-Use Neighborhood (M-M-N) zone district.
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C. The Modifications of Standard to Section 3.5.2(E)(2), 3.5.2(E)(3) and 3.8.19
meet the applicable requirements of Section 2.8.2(H), and the granting of
these Modifications would not be detrimental to the public good, with
conditions.

D. The PDP complies with the relevant standards located in Article 3 — General
Development Standards, provided that the Modifications of Standard are
approved, with conditions.

RECOMMENDATION:

Approval of this Major Amendment to the Hill Pond Residences Project Development
Plan and Modifications of Standard, with the following conditions:

1. Setbacks for each lot shall be shown on the final plans in accordance with the
approved building footprints.

2. Final Plans shall describe all areas of the site that are that are to be maintained
by an HOA and all areas that are the responsibility of each individual
homeowner.

3. Final Plans shall show the placement and design of all fencing, including all
fencing on all lots. In order to maintain the open character of the site design
around the perimeter of the project, all fencing located on an individual lot shall
step down in height to 42 inches when located beyond the rear wall plane of the
dwelling or adjacent dwelling, and in side yards facing streets or drives.

ATTACHMENTS:

Amended Plans:

Applicant’s Modification of Standard Request
Site Plan

Plat

Building Elevations

Utility Plans

Variance exhibit/approval

oA LNE

PDP plans from February 2015 PDP:
7. Landscape Plan
8. Tree Mitigation Plan
9. PDP Staff Report



April 22, 2015

Modification Request for Reduced Building Setbacks
910 Hill Pond Road - Project Development Plan (PDP)

Modification Description:

This is a Modification Request to Section 3.5.2(E)(2) and (3) which address residential
building setbacks. Although the site plan layout has not changed from the previous round of
City review, the project is now proposing platted lots for the individual dwellings, which require
reduced building setbacks. The project also proposes a modification to 3.8.19 Setback
Regulations, to allow certain plan elements to encroach into the setbacks.

A. The project requests reduced setbacks as follows:

Setback: Proposed (varies): Required per 3.5.2(E):
Front: 7’-0” (min) 15 feet
Rear: 4’-3" (min) 8 feet
Side: 4’-0” (min) 5 feet

(The above proposed setbacks represent the smallest setback measurements that now occur
in the approved plan as a result of the proposed individual lot lines. Front, rear and side
setbacks vary at different locations on the site (see Architectural Site Plan). “Zero lot lines”
also occur between dwelling units in the duplex buildings.)

B. To address restrictions on features allowed within setbacks, the project
proposes that the following plan elements be permitted to encroach into the
setbacks:

e The trellis entrance structures between the buildings

Land Use Code Standards Proposed to be Modified:

LUC 3.5.2(E)(2) and 3.5.2(E)(3):

3.5.2(E)(2) Setback from Non-arterial Streets. The minimum setback of every residential
building and of every detached accessory building that is incidental to the residential building
shall be fifteen (15) feet from any public street right-of-way other than an arterial street right-
of-way, except for those buildings regulated by Section 3.8.30 of this Code, which buildings
must comply with the setback regulations set forth in Section 3.8.30. Setbacks from garage
doors to the nearest portion of any public sidewalk that intersects with the driveway shall be at
least twenty (20) feet.

3.5.2(E)(3) Side and Rear Yard Setbacks. The minimum side yard setback for all residential
buildings and for all detached accessory buildings that are incidental to the residential building
shall be five (5) feet from the property line, except for alley-accessed garages, for which the
minimum setback shall be eight (8) feet. If a zero-lot-line development plan is proposed, a
single six-foot minimum side yard is required. Rear yard setbacks in residential areas shall be
a minimum of eight (8) feet from the rear property line, except for garages and storage sheds
not exceeding eight (8) feet in height, where the minimum setback shall be zero (0) feet.

LUC 3.8.19 Setback Regulations
(A) Features Allowed Within Setbacks. The following structures and features may be
located within required setbacks:



(1) trees, shrubbery or other features of natural growth;

(2) fences or walls, subject to permit approval, that do not exceed the standards established in
Section 3.8.11;

(3) driveways and sidewalks;
(4) signs, if permitted by the sign regulations of this Land Use Code;

(5) bay windows and similar sized cantilevered floor areas, and architectural design
embellishments of dwellings that do not project more than two (2) feet into the required
setback, provided they do not encroach on public easements;

(6) eaves that do not project more than two and one-half (2Y%) feet into the required setback;

(7) open outside stairways, entrance hoods, terraces, canopies and balconies that do not
project more than five (5) feet into a required front or rear setback and/or not more than two
(2) feet into a required side setback, provided they do not encroach on public easements;

(8) chimneys, flues and residential ventilating ducts that do not project more than two (2) feet
into a required setback and when placed so as not to obstruct light and ventilation, provided
they do not encroach on public easements;

(9) utility lines, wires and associated structures, such as power poles.

(10) decks which are not more than thirty (30) inches above ground.

Other Land Use Code Standards and Definitions:

Lot shall mean a designated parcel, tract or area of land established by plat, subdivision or
otherwise permitted by law to be used, occupied or designed to be occupied by one (1) or
more buildings, structures or uses, and which abuts a dedicated right-of-way, private street or
private drive, any of which is at least twenty (20) feet wide at all points.

Setback shall mean the required unoccupied open space between the nearest projection of a
structure and the property line of the lot on which the structure is located, except as modified
by the standards of this Land Use Code. Required setbacks shall be unobstructed from the
ground to the sky except as specified in Section 3.8.19.

Lot line, front shall mean the property line dividing a lot from a street. On a corner lot only
one (1) street line shall be considered as a front line, and the street to which the primary
entrance of the principal building faces or to which the building is addressed, shall be
considered the front line.

Lot line, rear shall mean the line opposite the front lot line.
Lot line, side shall mean any lot lines other than front lot line or rear lot line.

Street shall mean a public way (whether publicly or privately owned) used or intended to be
used for carrying vehicular, bicycle and pedestrian traffic and shall include the entire area
within the public right-of-way and/or public access easement; provided, however, that with
respect to the application of Section 3.8.7 (Signs), the term street shall only mean a dedicated
public right-of-way (other than an alley) used or intended to be used for carrying motorized
vehicular traffic.



Private drive shall mean a parcel of land not dedicated as a public street, over which a
private easement for road purposes has been granted to the owners of property adjacent
thereto, which intersects or connects with a public or private street, and where the instrument
creating such easement has been recorded in the Office of the Clerk and Recorder of Larimer
County. A street-like private drive is a type of private drive that may be used instead of a
street under the provisions of Section 3.6.2(L)(c).

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, unigue 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).

Modification Criteria, Justification Narrative:

This request of approval for this modification complies with the standards per Review Criteria
2.8.2(H)(4) in the following ways:

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.

Justification Narrative:



e The building footprints, building locations, enhanced shared drive layout and
all other site features remain unchanged from the previously approved Site
Plan. All the setback criteria of LUC Sections 3.5.2(E)(2) and 3.5.2(E)(3) were
adhered to in the previously approved Site Plan. The proposed re-plat, and
subsequent new property lines defining the individual lots, reduces the
building setbacks in many locations to distances that are less than those
allowed in LUC Sections 3.5.2(E)(2) and 3.5.2(E)(3). These reduced distances
are, in every instance, now measured from a building facade to the property
line of a new, interior tract proposed in the re-plat. The distances from all
structures to the original, overall property lines, and to the public non-arterial
street, remain unchanged and within LUC standards.

e The approved Site Plan includes trellis structures facing the enhanced shared
drive which demarcate the main entries of the individual dwelling units. The
addition of the new property lines leaves these free standing structures
closer to the property lines than is currently allowed in LUC Sections
3.5.2(E)(2) and 3.5.2(E)(3). Again, the position of these trellis structures
remains unchanged with regard to the original property lines and the adjacent
public streets. LUC standards do allow for “entrance hoods and canopies” to
extend into setbacks (LUC 3.8.19(A)(7)). It could be argued that the trellis
structures are functionally and aesthetically very similar to these elements
that are currently allowed. The trellises constitute an important feature of the
approved plan and an integral part of the unique streetscape. They could not
be made to comply with current setback regulations without considerable
redesign of the buildings and/or site layout. If not allowed to encroach in the
setbacks they would need to be eliminated, to the detriment of the approved
design.

e We believe that the modifications requested diverge from the standards only
in a nominal and inconsequential way, given that the site layout and design
features are all unchanged from a previously accepted plan. We ask that
these new reduced setbacks and setback encroachments be allowed so as to
preserve all the unique and favorable elements of the proposed design that
have already been approved and endorsed by the PDP process.



PROPERTY DESCRIPTION

A tract of land located in the Northwest Quarter of Section 23, Township 7 North, Range 69 West of the 6th P.M., Larimer County, and a replat of a portion of Tract "H”, Third Replat of Hill Pond on
Spring Creek, First Filing, City of Fort Collins, State of Colorado, being more particularly described as follows:

Beginning at the Southwest corner of Tract”H”, Third Replat Of Hill Pond on Spring Creek, First Filing; thence along the westerly line of said Tract "H”, North 12° 20’ 00" West, 243.78 feet; thence,
North 75° 45’ 17" East, 325.05 feet; thence, South 10° 02’ 03" East, 259.67 feet to the northerly right—of—way line of Gilgalad Way; thence along said line the following 4 courses and distances: South
34° 27' 15" West, 47.72 feet; thence along a curve concave to the northwest having a central angle of 09° 59’ 56" with a radius of 156.00 feet, an arc length of 27.22 feet and a chord of which
bears South 39° 27' 15" West, 27.19 feet; thence, South 44° 27’ 14" West, 80.64 feet; thence along a curve concave to the north having a central angle of 78° 19’ 19” with a radius of 15 feet, an arc
length of 20.50 feet and the chord of which bears South 83" 36’ 55" West, 18.95 feet to the northerly right—of—way line of Hill Pond Road; thence along said line and along a curve concave to the
southwest having a central angle of 31° 36" 36" with a radius of 362.08 feet, an arc length of 199.76 feet and the chord of which bears North 73° 01’ 44" West, 197.24 feet to the Point of Beginning.
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SITE NOTES:

Property Lines, Easements and all Metes and Bounds
Information provided by:
Intermill Land Surveying, lnc. Project # P-13-T46].

Parcel Number: 47232-15-02&
Existing Zoning: ™M-M-N

Parcel Slze: Gross Ared = 20178 Acres (d4412 s.f.)
(No Dedicated Easements existing wWithin the property so
Net Area = Gross Area = 2.I7& Acres)

SITE PLAN

DIWELL ING UNITS

Type A - & (2 Story, 3 Bed Room, 2392 s.f.)
Type B - 1O (2 Story, 3 Bed Room, 2,095 s.f.)
Tupe € - 2 (2 Story, 3 Bed Room, 2032 s.f)

Total &

Maximum Bullding Height = 29'-O"
1& Units/2.1& Acres = £.26 Dwelling Units per Acre

FLOOR AREA RATIO
Total Floor Area = 39,366 s.f.

]

Site Area 94412 s.f.

Floor Area Ratio 42%

LOT COVERAGE
Site Area = 944|2 s.f.

Building coverage = 31300 s.f. / 44412 s.f. = 33%

Driveway/Parking = 27236 s.f. / 94412 s.f. = 29%

Private Patios = 3880 s.f. /4442l sf. = 4%

Open space = 32496 s.f. / 94412 sf. = 34%
10O%

PARKING (ho parking outside of designated spaces)
car:

Each Dwelling Unit has a 2-Car Garage.
(2 spaces required for a 3 bedroom dwelling unit)

Additional Guest Spaces: 1O (including | HC space)
Typlcal Guest Space Dimensions: 9'-O"W x 19'-O"L

HC Space Dimensions: a4'-O"W x 19'-O"L with
adjacent striped area at 94'-O"W x |9'-O"L.

Blcycle:

I Central Fixed Rack = 4 bicycle spaces.

PARKING/DRIVEWAY | ANDSCAPING:

Gross Vehicle Use Area = 19,295 s.f.
Landscaped Area = 2713l s.f.
Landscaping Coverage = 4%

ARCHITECTS & PLANNERS

5336 highcastle court fort collins, colorado 80525 (?270) 223-1512
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STATEMENT OF OWNERSHIP AND SUBDIVISION:

Know all persons by these presents, that the undersigned owner(s) of the following described land:

A tract of land located in the Northwest Quarter of Section 23, Township 7 North, Range 69 West of the 6th P.M., Larimer County, a part of which is a replat of a portion of
Tract "H", Third Replat of Hill Pond on Spring Creek, First Filing, City of Fort Collins, State of Colorado, being more particularly described as follows:

BEGINNING at the Southwest corner of Tract "H", Third Replat of Hill Pond on Spring Creek, First Filing; thence along the westerly line of said Tract "H", North 12° 20'
00" West, 243.78 feet; thence, North 75° 45' 17" East, 325.05 feet; thence, South 10° 02' 03" East, 259.67 feet to the northerly right-of-way line of Gilgalad Way; thence
along said line the following 4 courses and distances: South 34° 27' 15" West, 47.72 feet; thence along a curve concave to the northwest having a central angle of 09° 59' 56"
with a radius of 156.00 feet, an arc length of 27.22 feet and the chord of which bears South 39° 27" 15" West, 27.19 feet; thence, South 44° 27' 14" West, 80.64 feet; thence
along a curve concave to the north having a central angle of 78° 19' 19" with a radius of 15.00 feet, an arc length of 20.50 feet and the chord of which bears South 83° 36' 55"
West, 18.95 feet to the northerly right-of-way line of Hill Pond Road; thence along said line and along a curve concave to the southwest having a central angle of 31° 36' 36"
with a radius of 362.08 feet, an arc length of 199.76 feet and the chord of which bears North 73° 01' 44" West, 197.24 feet to the Point of Beginning.

Contains 94,917 square feet or 2.179 acres, more or less.
For themselves and their successors in interest (collectively "Owner") have caused the above described land to be surveyed and subdivided into lots, tracts and streets as

shown on this Plat to be known as HILL POND RESIDENCES (the "Development"), subject to all easements and rights-of-way now of record or existing or indicated on
this Plat. The rights and obligations of this Plat shall run with the land.

CERTIFICATE OF DEDICATION:

The Owner does hereby dedicate and convey to the City of Fort Collins, Colorado (hereafter “City”), for public use, forever, a permanent right-of-way for street purposes and
the “Easements” as laid out and designated on this Plat; provided, however, that (1) acceptance by the City of this dedication of Easements does not impose upon the City a
duty to maintain the Easements so dedicated, and (2) acceptance by the City of this dedication of streets does not impose upon the City a duty to maintain streets so dedicated
until such time as the provisions of the Maintenance Guarantee have been fully satisfied. The streets dedicated on this Plat are the fee property of the City as provided in
Section 31-23-107 C.R.S. The City's rights under the Easements include the right to install, operate, access, maintain, repair, reconstruct, remove and replace within the
Easements public improvements consistent with the intended purpose of the Easements; the right to install, maintain and use gates in any fences that cross the Easements; the
right to mark the location of the Easements with suitable markers; and the right to permit other public utilities to exercise these same rights. Owner reserves the right to use
the Easements for purposes that do not interfere with the full enjoyment of the rights hereby granted. The City is responsible for maintenance of its own improvements and
for repairing any damage caused by its activities in the Easements, but by acceptance of this dedication, the City does not accept the duty of maintenance of the Easements,
or of improvements in the Easements that are not owned by the City. Owner will maintain the surface of the Easements in a sanitary condition in compliance with any
applicable weed, nuisance or other legal requirements.

Except as expressly permitted in an approved plan of development or other written agreement with the City, Owner will not install on the Easements, or permit the
installation on the Easements, of any building, structure, improvement, fence, retaining wall, sidewalk, tree or other landscaping (other than usual and customary grasses and
other ground cover). In the event such obstacles are installed in the Easements, the City has the right to require the Owner to remove such obstacles from the Easements. If
Owner does not remove such obstacles, the City may remove such obstacles without any liability or obligation for repair and replacement thereof, and charge the Owner the
City's costs for such removal. If the City chooses not to remove the obstacles, the City will not be liable for any damage to the obstacles or any other property to which they
are attached.

The rights granted to the City by this Plat inure to the benefit of the City's agents, licensees, permittees and assigns.

OWNER:

BY:
Name:
Title:
STATE OF COLORADO )
)SS
COUNTY OF LARIMER )
The foregoing instrument was acknowledged before me this day of , 20 , by , as
of
Witness my hand and official seal
My commission expires:
Notary Public
LIENHOLDER:
BY:
Name:
Title:
STATE OF COLORADO )
)SS
COUNTY OF LARIMER )
The foregoing instrument was acknowledged before me this day of , 20 , by ,

as of

Witness my hand and official seal

My commission expires:

Notary Public

o

HILL POND RESIDENCES

A TRACT OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 23, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE 6TH P.M., LARIMER COUNTY, A PART OF
WHICH IS A REPLAT OF A PORTION OF TRACT "H", THIRD REPLAT OF HILL POND ON SPRING CREEK, FIRST FILING, CITY OF FORT COLLINS, STATE OF COLORADO

MAINTENANCE GUARANTEE:

The Owner hereby warrants and guarantees to the City, for a period of two (2) years from the date of completion and first acceptance by the City of
the improvements warranted hereunder, the full and complete maintenance and repair of the improvements to be constructed in connection with the
Development which is the subject of this Plat. This warranty and guarantee is made in accordance with the City Land Use Code and/or the
Transitional Land Use Regulations, as applicable. This guarantee applies to the streets and all other appurtenant structures and amenities lying within
the rights-of-way, Easements and other public properties, including, without limitation, all curbing, sidewalks, bike paths, drainage pipes, culverts,
catch basins, drainage ditches and landscaping. Any maintenance and/or repair required on utilities shall be coordinated with the owning utility
company or department.

The Owner shall maintain said improvements in a manner that will assure compliance on a consistent basis with all construction standards, safety
requirements and environmental protection requirements of the City. The Owner shall also correct and repair, or cause to be corrected and repaired,
all damages to said improvements resulting from development-related or building-related activities. In the event the Owner fails to correct any
damages within thirty (30) days after written notice thereof, then said damages may be corrected by the City and all costs and charges billed to and
paid by the Owner. The City shall also have any other remedies available to it as authorized by law. Any damages which occurred prior to the end of
said two (2) year period and which are unrepaired at the termination of said period shall remain the responsibility of the Owner.

NOTICE OF OTHER DOCUMENTS:

All persons take notice that the Owner has executed certain documents pertaining to this Development which create certain rights and obligations of
the Development, the Owner and/or subsequent Owners of all or portions of the Development site, many of which obligations constitute promises
and covenants that, along with the obligations under this Plat, run with the land. The said documents may also be amended from time to time and
may include, without limitation, the Development Agreement, Site And Landscape Covenants, Final Site Plan, Final Landscape Plan, and
Architectural Elevations, which documents are on file in the office of the clerk of the City and should be closely examined by all persons interested in
purchasing any portion of the Development site.

REPAIR GUARANTEE:

In consideration of the approval of this final Plat and other valuable consideration, the Owner does hereby agree to hold the City harmless for a five
(5) year period, commencing upon the date of completion and first acceptance by the City of the improvements to be constructed in connection with
the development which is the subject of this Plat, from any and all claims, damages, or demands arising on account of the design and construction of
public improvements of the property shown herein; and the Owner furthermore commits to make necessary repairs to said public improvements, to
include, without limitation, the roads, streets, fills, embankments, ditches, cross pans, sub-drains, culverts, walls and bridges within the right-of-way,
Easements and other public properties, resulting from failures caused by design and/or construction defects. This agreement to hold the City
harmless includes defects in materials and workmanship, as well as defects caused by or consisting of settling trenches, fills or excavations.

Further, the Owner warrants that he/she owns fee simple title to the property shown hereon and agrees that the City shall not be liable to the Owner
or his/her successors in interest during the warranty period, for any claim of damages resulting from negligence in exercising engineering techniques
and due caution in the construction of cross drains, drives, structures or buildings, the changing of courses of streams and rivers, flooding from
natural creeks and rivers, and any other matter whatsoever on private property. Any and all monetary liability occurring under this paragraph shall
be the liability of the Owner. I further warrant that I have the right to convey said land according to this Plat.

ATTORNEY'S CERTIFICATION

I hereby certify that this Subdivision Plat has been duly executed as required pursuant to Section 2.2.3(C)(3)(a) through (e) inclusive of the Land Use
Code of the City of Fort Collins and that all persons signing this Subdivision Plat on behalf of a corporation or other entity are duly authorized
signatories under the laws of the State of Colorado. This Certification is based upon the records of the Clerk and Recorder of Larimer County,
Colorado as of the date of execution of the Plat and other information discovered by me through reasonable inquiry and is limited as authorized by
Section 2.2.3(C)(3)(f) of the Land Use Code.

Attorney:

Address:

Registration No.:

APPROVED AS TO FORM, CITY ENGINEER

By the City Engineer of the City of Fort Collins, Colorado this day of A.D., 20 .

City Engineer

PLANNING APPROVAL

By the Director of Community Development and Neighborhood Services of the City of Fort Collins, Colorado this
day of A.D., 20 .

Director

NOTICE

ALL RESPONSIBILITIES AND COSTS OF OPERATION, MAINTENANCE AND
RECONSTRUCTION OF THE PRIVATE STREETS AND/OR DRIVES LOCATED ON THE
PRIVATE PROPERTY THAT IS THE SUBJECT OF THIS PLAT SHALL BE BORNE BY THE
OWNERS OF SAID PROPERTY, EITHER INDIVIDUALLY, OR COLLECTIVELY, THROUGH A
PROPERTY OWNERS' ASSOCIATION, IF APPLICABLE. THE CITY OF FORT COLLINS SHALL
HAVE NO OBLIGATION OF OPERATION, MAINTENANCE OR RECONSTRUCTION OF SUCH
PRIVATE STREETS AND/OR DRIVES NOR SHALL THE CITY HAVE ANY OBLIGATION TO
ACCEPT SUCH STREETS AND/OR DRIVES AS PUBLIC STREETS OR DRIVES.
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SURVEYOR'S STATEMENT

I, Eric R. Smith, a Colorado Registered Professional Land Surveyor do hereby state that this Subdivision Plat was
prepared from an actual survey under my personal supervision, that the monumentation as indicated hereon were
found or set as shown, and that the foregoing plat is an accurate representation thereof, all this to the best of my
knowledge, information and belief.

Eric R. Smith

Colorado Registered Professional

Land Surveyor No. 37987

For and on behalf of Northern Engineering Services, Inc.

NOTES:

1) The Basis of Bearings is the Westerly line of Tract "H", Third Replat of Hill Pond on Spring Creek,
First Filing as bearing North 12° 20' 00" West as monumented on drawing (assumed bearing).

2) The lineal unit of measurement for this plat is U.S. Survey Feet.

3) A Title Commitment was not supplied to the surveyor. Northern Engineering relied upon the Special
Warranty Deed recorded at Reception No. 20150018764, 04/01/2015 as well as the ALTA/ACSM Title
Survey by Intermill Land Surveying, Inc. recorded at Reception No. 20130089998, 12/11/2013 in
preparing this plat.

4) Hatched area was never platted by adjoining subdivision.
5) There shall be no private conditions, covenants or restrictions that prohibit or limit the installation of

resource conserving equipment or landscaping that are allowed by Sections 12-120 - 12-122 of the City
Code.
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m LOT 4 z\ ! \ / / - & ca | 80034" | 371.08 | 51.87 | N831507"'W | 51.83 \ J
\ 2\ I\ 7 X & N /
\ % o\ \2 y y / §§Q Cé\ , C5 | 10°2510" | 371.08 | 67.48' | N74°0215'W | 67.39 a4 )
o <) 3
) oA . . 0101 Qn . o
2 \ o \I\ . T oD AR Q 3 (_g/ c6 | 3°00 f12 " 371.02? 19.51l N67 019,19,,W 19.5ol ; i
' Z N NS SEE NOTE 4 N & < LOT 8 C7 | 90°0001" | 2000 | 3142 | N30°45'18"E | 28.28 S uw | £
< \ S00K 1552, PAGE 922 \ e By > O C8 | 30°5902" | 5000° | 27.04' | N29°4414"W | 2671 S A
THlF?L?gEF]E:%oP?ﬁEEZPZOND \ o LOT 5 / Qv. VN y — — — — — 3o | 6+- | 2u
?2 ON SPRING CREEK FIRST FILING AV 3245 sq.ft. / N Sb N Co | 0°19%00" | 5000° | 028 | S4S"231S°E | 028
TO BE VACATED PER THIS PLAT ha . N Q7 v / Cc10 | 84256" | 156.00' | 2373 | s38°4844"w | 23.71" .
LOT19 | \ 15T O & 5
\ l S04 N75°41'35"E % S ~ ‘0v @) C11 | 1°17'00" | 156.00' | 3.49' | S43°4843'W | 3.49' N >
Z . of1REN 5 = <
\ LOT 3 \\% 13.98' - LOT 18 A N O LOT 7 C12 | 90°00'00" | 20.00' | 3142 | S30°4517"W | 28.28' 95 % zE
|8 3209 sq.ft. DR QD 3o | & 20
\ I 3 Y, C13 | 90°00'00" | 15.00' | 2356 | N59°1443"W | 2121 g | u @ )
Q\ N75°4456 N14°15101"W o\e § / C14 | 90°0000" | 15.00' | 2356 | N30°4517"E | 2121 S
\ POINT OF BEGINNING W\, LOT 4 o c15 | 90°00'00" | 20.00' | 3142 | S59°1443'E | 28.28 (" )
\ SW CORNER OF TRACT "H" L\ 4643 sq.ft. N14°15'33"W “\=  LOT1 - TRACT B S34°27'15"W C16 | 21°26'26" | 371.08' | 138.86' | N76°32'10"W | 138.05'
THIRD REPLAT OF HILL POND ON WP NTeasE 1399 % 2\2 3542 sq.ft 47 72"
\ SPRING CREEK, FIRST FILING \\ 6.00' LOT 3 (Z o o 76‘2? D&UE / ’ / c17 31°18'02" 50.00' 27.31 N29°53'44"W 26.98'
\ \ N10°45'14"E 3727 sq.ft. %\ s y
LOT 2 \ ! 1947
\ TR. "G" |\ B, )
\ o N TR A N21°09'36"E 7@0;37"2} P Delta= 9°59'56"
- ACTR —Cie—— 18.72 @‘?/ R=156.00' L=27.22' LOT 5 LEGEND )
4 Dir= $39°27'15"W O
OAD Delta= 31°36'36" T QQ; Chord=27.19° N\ N0 NS == EASEMENT LINE N Z D
L POND R R=362.08' L=199.76' U~ ~ \$cb _ CENTERLINE LLl :l
) HIL R0W PER Dir= N73°01'44"W ~_ ,/ D&UE A COUNDARY LINE O <
- &0 puUBLIC £ 197 & Chord= 197.24' . 13957sq.t. A p > — Y
{ 1560 P 6 UTILITY EASEMENT RN 0-320 ac. €3 p LOT 4 —— — — —— RIGHT-OF-WAY m O
BOOK ’ GE 922) BOOK 1582, PAGE 922 > S LOT LINE O
1582, PA THIRD REPLAT OF HILL POND ~ s 0 O
BOOK ON SPRING CREEK FIRST FILING SO g EASTERLY LINE WINDTRAIL TOWNHOMES P.UD.. FIRST DRAINAGE & UTILITY - ]
TO BE VACATED PER THIS PLAT Q) o '/ OF TRACT "H" U, D&UE EASEMENT ) —
[ THIRD REPLAT OF REPLAT L O
. — T - Delta= 78°19'19" N FREEK FIRST FILING @ FOUND #4 REBAR w/1” PLASTIC CAP Y m O
e — R=15.00' L=20.50' oo O
o Dir= S83°36'55"W OPEN SPACE "A" SET #4 REBAR w/1” PLASTIC CAP A Ll_
BLOCK 2, PLAT OF \ Chord= 18.95' LS 37987 - LL O
SUNDERING CONDOMINIUMS ’
/ O
~
- \ ol O LLI
TRACT "A" \ 1 I—
-l
N T 8
. “ NORTH e
~
\ LOT 18 / ~ 30 0 30 60 90 Feet
\ / \ E { I { I { I |
LOT 19 | LOT 23 LOT21 | LOT22 | LOT23 (S SURVEY FEET)
/ N
Y, A LAND USE TABLE
\ PARCEL AREA PERCENT USE OWNED & MAINTAINED BY
- o TRACT A 21,226 SF.  |0487 AC.  |22.36% As shown HOA * \_ Y,
~ LOT 1 ~ TRACT B 13,957 S.F. |0.320 AC. 14.70% Drainage & Utility Easement HOA *
_ - _ L _ . TRACT ~ LOTS 59,734 SF. 1371 AC.  |62.93% Single-Family Residential Property Owner /HOA* (" Sheet )
oD TOTAL 94,917 SF. |2179 AC.  [100.00%
LOT 2 * ALL LANDSCAPE AREAS AND FENCING, AS SHOWN AND DESCRIBED ON THE APPROVED SITE AND LANDSCAPE PLAN THAT ACCOMPANY THIS 2
PLAT, SHALL BE MAINTAINED BY THE HOA.
Of 2 Sheets
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BUILDING TYPE 3: Duplex with Unit B and Unit B - for Lots 5, 6, 15 or 16 BUILDING TYPE 3: Duplex with Unit B and Unit B - for Lots 5, 6,15 or 16
MATERIALS NOTES
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MATERIALS NOTES

@ Floer Cement Board Lap Siding
(Building Type |: warm gray, medivm)
(Bullding Type 2 & 4: cool gray, light)
(Bullding Type 3 & 5: warm gray, medivm)
(Building Type &: light yellow)

Synthetic Stone Veneer
(All Building Types: medium tan)

Filoer Cement Board Shake Siding
(Building Type |: warm gray, light)
(Bullding Type 2 & 4: reddish brown)
(Bullding Type 3 & 5: warm gray, light)
(Building Type 6: reddish brown)
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(All Building Types: warm gray, dark)
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UTILITY PLANS FOR

HILL POND RESIDENCES

A TRACT OF LAND LOCATED IN THE NORTHWEST QUARTER OF SECTION 23, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE 6TH P.M., LARIMER COUNTY, A PART OF
WHICH IS A REPLAT OF A PORTION OF TRACT "H", THIRD REPLAT OF HILL POND ON SPRING CREEK, FIRST FILING, CITY OF FORT COLLINS, STATE OF COLORADO
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PHONE: 970.221.4158
www.northernengineering.com

Fort Collins, Colorado 80521
VAN

[J—ﬁ '7 x \
Z - % CS1 COVER SHEET
9 =
: H W LAk 57 PROJECT TEAM: UTILITY CONTACT LIST: *
o .
& | CS2 ENERAL NSTRUCTION NOTE
q PROSPECTRD. |2 - _ OWNER/APPLICANT UTILITY COMPANY PHONE NUMBER G & CONSTRUCTION NOTES
2 A catamount Properties Lid. T — Xcel Energy Stephanie Rich  (970) 225-7857 EX1  EXISTING CONDITIONS & DEMOLITION PLAN
HOBBIT JUNIPER LN |2 BA h— 7302 R y Street ELECTRIC-------- City of Fort Collins Light & Power-- Justin Fields (970) 224-6150
B o Catamount [ Rozene Sreet  s0s T — Comcast Don Kapperman ~ (970) 567-0425 PV1  PRIVATE STRIPING & PAVING PLAN
SHEELY DR PROPERTIES 303 884 ’1 021 TELECOM.-------- CenturyLink William Johnson  (970) 377-6401
LTD (303) 884- WATER------m--- City of Fort Collins Utilities----------- Shane Boyle (970) 221-6339 U1 UTILITY PLAN
W STUART ST, U WASTEWATER--City of Fort Collins Utilities----------- Shane Boyle (970) 221-6339
| JOHNSON DR STORMWATER- City of Fort Collins Utilities----------- Glen Schlueter (970) 221-6700 SS1 SANITARY SEWER A & A2
] ARC H ITECT * This list is provided as a courtesy reference only. Northern Engineering Services assumes no responsibility for PLAN & PROF I LE
HILL P fa) John Dengler & Associates. P.C the accuracy or completeness of this list. In no way shall this list relinquish the Contractor's responsibility for
o . T locating all utilities prior to commencing any construction activity. Please contact the Utility Notification Center of
SHIRE ,% T .IU'l“l Jonathan Day Colorado (UNCC) at 811 for additional information. SSZ SANITARY SEWER A2-1 & A3
5336 Highcastle Court PLAN & PROFILE
< Fort Collins, CO 80525
a & ASSOCIATES, P.C. (970) 223_1512 G1 GRADING PLAN
st
-]
| = D1-D2 UTILITY DETAILS
wi
RAINTREE DR, Z|
= y LANDSCAPE ARCHITECT D3-D4  SITE DETAILS
8 - Outside LA, LLC
% 3 itside la Sandi Gibson D5 DRAINAGE DETAILS
7 DRAKE RD. reatiaal 2623 Burgess Creek Road
P Steamboat Springs, Colorado 80487 DRA1 DRAINAGE EXHIBIT
— (970) 871-9629
- J = EC1 EROSION CONTROL PLAN
PROJECT EC2 EROSION CONTROL DETAILS
LOCATION SITE ENGINEER
Northern Engineering Services, Inc.
VICINITY MAP - J J
Nick Haws, PE, LEED AP
NORTH 1”=1500 301 North Howes Street, Suite 100
Fort Collins, Colorado 80521
(970) 221-4158
SURVEYOR
) _ Intermill Land Surveying, Inc.
Intermill Land Surveying Robert George Persichitte PLS
- 1201 81, et Soe P 1301 Cleveland Avenue
: Levalied © plariate T HT b
P ROJ ECT B E N C H MARKS . é?% _ "t { E!*Eq.‘ Loveland, Colorado 80537
. e ' (970) 669-0516
PROJECT DATUM: NGVD 29 UNADJUSTED (OLD CITY OF FORT COLLINS DATUM)
BENCHMARK #1:
City of Fort Collins Benchmark 01-93 GEOTECH
Elevation = 5023.27 CLT | Thompson, Inc.
CTLlTHOMPSON David M. Nasuatka, PE
BENCHMARK #2: | 351 Linden Street, Suite 140
City of Fort Collins Benchmark 29-92 Fort Collins, Colorado 80524
Elevation = 5022.50 (970) 206-9455
NOTE: IF NAVD 88 DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING
EQUATION SHOULD BE USED: NAVD88 = NGVD29 UNADJUSTED + 3.17'
Basis of Bearing
Westerly line of Tract "H", Third Replat of Hill Pond on Spring Creek, First Filing as bearing
North 12° 20" 00" West (assumed bearing).
Intermill Land Surveying, Inc.
Project No. P-13-7461
Date: October 28, 2013
City of Fort Collins, Colorado
DISCLAIMER STATEMENT: UTILITY PLAN APPROVAL
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 APPROVED:
of the calculations. Furthermore, the review does not imply that quantities of items on the plans are the final quantities City Engineer Date
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. CHECKED BY:
CALL UTILITY NOTIFICATION CENTER OF Water & Wastewater Utility Date
CERTIFICATION STATEMENT: COLORADO CHECKED BY:
Stormwater Utility Date
| hereby affirm that these final
construction plans were prepared .
under my direct supervision, in CHECKED BY: Parks & Recrealion
accordance with all applicable City Date
of Fort Collins and State of CHECKED BY
Colorado standards and statutes, 1 : _ _
respectively; and that | am fully Knogwlhlat Sfbe|OW. . Traffic Engineer Date
responsible for the accuracy of all all before you dlg.
design. revisions, and record CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU CHECKED BY:
conditions that | have noted on DIG, Gleh?géggREgSSg?ATgMFBOE'EUﬁL%;;'NG OF Environmental Planner Date
these plans.
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A. GENERAL NOTES

1.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

28.

29.

30.

31.

32.

33.

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.

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

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.

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.

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

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.

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.

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

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.

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.

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.

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.

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.

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.

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.

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).

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.

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.

All recommendations of the "Preliminary Drainage Report for Hill Pond Residences" dated June 10, 2015 by Northern Engineering shall be followed
and implemented.

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.

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.

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.

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

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.

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.

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 ¢/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.

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.

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.

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.

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.

The Developer shall submit a Construction Traffic Control Plan, in accordance with MUTCD, to the appropriate Right-of-Way authority. (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 th e construction activities.

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.

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.

36.

37.

38.

39.

40.

41.

42.

43.

44.

45.

46.

47.

48.

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 City of Fort Collins.

. 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.

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.

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.

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.

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

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: NAVD 29 (OLD CITY OF FORT COLLINS DATUM)
City of Fort Collins Benchmark 01-93

South Shields St. at the entrance to Rolland Moore Park ,on the East end of a planter on top of the curb.
ELEV. = 5023.27

City of Fort Collins Benchmark 29-92
Approximate 300 feet South of West Prospect Rd. and Shields St., on the North end of the West Bridge Parapet Wall.
ELEV. =5022.50

NOTE: IF NAVD 88 DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING EQUATION SHOULD BE USED:
NAVD88 = NGVD29 UNADJUSTED + 3.17"

Basis of Bearings
Westerly line of Tract "H", Third Replat of Hill Pond on Spring Creek, First Filing as bearing
North 12° 20' 00" West (assumed bearing).

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

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.

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.

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.

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

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.

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.

Approved Variances are listed as follows:
a. N/A

CONSTRUCTION NOTES

A. Grading and Erosion Control Notes

1.

2.

3.

10.

11.

12.

13.

14.

15.

16.

The erosion control inspector must be notified at least twenty-four (24) hours prior to any construction on this site.
There shall be no earth-disturbing activity outside the limits designated on the accepted plans.

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.

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.

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.

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.

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.

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.

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.

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.

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.

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).

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.

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.

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.

For additional information see separate Stormwater Management Plan / Erosion Control Report for Hill Pond Residences.

B. Street Improvement Notes

1.

2.

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.

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.

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.

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.

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.

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.

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.

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.

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 Ibs. and a single
axle weight of at least 18,000 Ibs. 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.

10.

11.

12.

13.

14.

15.

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.

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

All signage shall be per the City of Fort Collins Standards and these plans or as otherwise specified in MUTCD.
All lane lines for asphalt pavement shall receive two coats of latex paint with glass beads.

All lane lines for concrete pavement should be epoxy paint.

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.

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

Epoxy applications shall be applied as specified in CDOT Standard Specifications for Road and Bridge Construction.
All surfaces shall be thoroughly cleaned prior to installation of striping or markings.

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

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

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

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

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).

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).

All recommendations of the "Preliminary Drainage Report for Hill Pond Residences" dated June 10, 2015 by Northern Engineering shall be followed
and implemented.

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. Utility Notes

1.

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

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.

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

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.
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LITIES ARE
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RESPONSIBILITY OF THE CONTRACTOR TO VERIFY THE EXISTENCE
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UTILITY EASEMENTS, OTHER EASEMENTS, AND OTHER SURVEY INFORMATION.

ALL MULTI-FAMILY WATER SERVICES TO BE 13". ALL MULTI-FAMILY SEWER SERVICES
TO BE 4". SEWER SIZE TO BE CONFIRMED WITH PLUMBING ENGINEER PRIOR TO

CONSTRUCTION.

LIMITS OF STREET CUT ARE APPROXIMATE. FINAL LIMITS ARE TO BE DETERMINED IN
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Know what's below.
Call before you dig.
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DIG, GRADE, OR EXCAVATE FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES.
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GRANULAR MATERIAL

TRENCH WIDTH AS SPECIFIED
IN SECTION 02221
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TRENCH WALL
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INITIAL LIFT *
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PIPE O.D.

i

4 IN. MIN.

* INITIAL LIFT SHALL NOT EXCEED 2 FEET IN DEPTH.

NOTE:

f

GRANULAR BEDDING MATERIAL SHALL BE A MINIMUM OF 4 INCHES BELOW
BOTTOM OF PIPE AND A MINIMUM OF 12 INCHES ABOVE TOP OF PIPE.

L

POLYETHYLENE
BOND BREAKER

TYPICAL BEND

\,L
\ UNDISTURBED

j

SOIL POLYETHYLENE
BOND BREAKER

2/3 DIA.

¢

\ﬂ:l: /
BEARING
SURFACE

\ UNDISTURBED

7

SURFACE

SOIL
POLYETHYLENE
BOND BREAKER E
MINIMUM BEARING SURFACE AREA
(SQ. FT.)
> BENDS TEE OR
7 : e
BEDDING / " 1/422 1/27| 45 90 END
MATERIAL BEARING "
6 1.0 1.5 2.5 4.5 3.5
UNDISTURBED 8" 1.5 2.5 4.5 8.0 5.5
SOIL
12" 3.0 4.5 9.0 16.5 12.0
16" 4.8 9.6 18.9 | 34.7 | 24.5
—SECTION

TYPICAL CROSS

BEARING SURFACES ARE A MINIMUM REQUIREMENT

AND DO NOT RELIEVE DESIGN
RESPONSIBILITY TO DESIGN EACH

POLYETHYLENE
BOND BREAKER\

0|

BEARING
SURFACE

GENERAL NOTES:

1. Bearing surface areas shown in chart

normally encountered shall require

UNDISTURBED /

SOIL

ENGINEER OF
THRUST BLOCK.

are minimum.

2. All fittings to be wrapped with polyethylene.

5. Pipe installed under conditions different from those

thrust blocks

designed for those particular conditions.

Thrust blocks on pipe larger than 16 inches diameter

shall be designed for conditions existing at the

installation site.

5. Refer to Section 03300 for concrete

DEAD _END

requirements.
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. to
0.1 FT.—0.2 FT.

MUELLER HYDRANT
NUMBER A—-423 OR
WATROUS PACER 250

LOCATOR STATION
(SEE DETAIL 25)

EDGE OF SIDEWALK
YOR BACK OF CURB

T |
I

MINIMUM

FLOW=FILL

J 30 INCHES —=

N\

VALVE BOX
(REFERENCE
SECTION 02641)

HYDRANT DRAIN OPENINGS
MUST REMAIN CLEAR OF

OBSTRUCTIONS

RESTRAINED
/ JOINTS

6 INCH DIA. PIPE

54 INCHES

MINIMUM

66 INCHES

MAXIMUM
TRACER WIRE
(PVC WATER
MAIN ONLY)
SWIVEL TEE

IN.

| T HYDRANT GRAVEL

L CONCRETE BLOCK

=—— 24 INCH MIN. ——

—THRUST BLOCK
(REF. SECTION 02644)

NOTES

RESILIENT SEAT
GATE VALVE

8 MIL SHEET OF
POLYETHYLENE

(REF. SECTION 02644)

THRUST BLOCK

NO LANDSCAPING (TREES, SCRUBS, BOULDERS, ETC.), RETAINING
WALLS OR FENCES ALLOWED WITHIN 4 FEET OF FIRE HYDRANT.

FIRE HYDRANT PIPING, VALVES, ETC. SHALL BE WRAPPED IN

POLYETHYLENE.

DISTANCE ‘ FINAL LANDSCAPED
CUT 4 INCH CROSS |- VARIES 1T —] GRADE
IN FACE OF CURB ‘
CURB, GUTTER AND CURB
SIDEWALK ___BOX
77 }
! 4 TT
PAVEMENT / | |
()
z
—
=
=z
L
=
L
(92]
<C
| L
54 INCH MIN. || o
66 INCH MAX. | >
CORPORATION STOP FOR 3/4 &
AND 1 INCH SERVICES a
[a's
a
45 FOR 3/4 AND
1 INCH SERVICES
— rd
LCORPORAT\ON STOP FOR CURB STOP

1 1/2 INCH OR GREATER
SERVICES

WATER MAIN

GENERAL NOTES

1. Use direct tap (as shown) for 3/4 inch and 1 inch services unless water main is PVC,

in which case, use a tapping saddle.

2.Install 1 1/2 inch and 2 inch services with tapped tee and corporation stop at time of

construction or use a tapping saddle.

5. Locate curb box and meter pit according to the approved utility drawings.

4. The City is responsible for maintaining the water main, corporation stop, and service piping

up to and including the curb stop.

curb stop, including the outlet coupling to the building.

5.No couplings callowed between curb stop and meter setting.

The owner is responsible for service from the

6.Use type K copper for the service from the corporation stop to a minimum of 5 feet

past the meter pit.

7.No landscaping (shrubs, boulders, etc.), retaining walls or fences allowed within 4 feet
of the curb stop and meter pit, and no trees within 10 feet of curb and meter pit.

8. All residential water service shall be installed in the center of the lot
unless otherwise approved by the Utility.

9. All water and sanitary sewer service shall have a minimum
horizontal separation of ten feet.
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103 TYPICAL WATER SERVICE

&

NOT TO SCALE

— AIR=INJECTION
/PORT DOWNSTREAM OF
— VACUUM BREAKER
(3/4” OR LARGER
~——35 FT. MIN. AIR—INJECTION PORT o RECOMMENDED)
TOP OF PIPE MAX. 3/8"
(FROAAAAE?E;LE‘TTST‘?]E OF (D\A. WITH CAP OR PLL{G)
VALVE BOX SHUT-OFF VALVE TEE) /
W/ WATER STAMPED ON LID
g
PAVEMENT | oF
<a
N >
& W% 8—12" MIN &2
—YCURE | 7 METER 1%
7 BOX ! PIT =k
7 N
zZ
z g
s2
xS
54 INCH MIN. ||
66 INCH MAX. I J | \—
L —_—
FLOW
DESIGNATED SPRINKLER SERVICE
VACUUM BREAKER
AIR=INJECTION
PORT DOWNSTREAM OF
2 VACUUM BREAKER
c 5 ETMIN K (3/4” OR LARGER
- : : ™| AIR-INJECTION PORT ) RECOMMENDED)
(FROM OQUTLET SIDE OF (DT,?P W?%P‘&EP MOARX'PEL{S)
CURB STOP METER PIT TO ' X
SPRINKLER TEE)
5]
GENERAL NOTES %%
<>([L
1. Locate curb box and water meter according to the approved utility drawings. ms
- METER 5=
| =
2.Compact trench as required by Development Construction Standard to support valve box. PIT 5%
T
D
GE:
b=
$2
o<
B
— — — 3
FLOW (] ~ ~
B
SERVICE MAIN 9
SPRINKLER TAP OFF DOMESTIC SERVICE
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SUPPORT OR BRACING REQUIRED
FOR WATER SERVICE LINES

(SUGGESTED METHOD)

STANDARD 2 IN. DEEP RECESSED

ELECTRIC BOX (SEE NOTES 2 & 3)

MOUNT WITHIN 4 FT. OF ELECTRIC METER
AND 48 IN. TO 66 IN. ABOVE FINAL GRADE
(VERTICAL INSTALLATION RECOMMENDED)

SHUT—-OFF VALVES WITH HANDLES ATTACHED

TO INLET AND OUTLET OF COPPERHORN

1/2 IN. OR LARGER ELECTRICAL

CONDUIT (SEE NOTE 2)

COPPERHORN

(SEE NOTE 4)

N

WATER SERVICE

GENERAL NOTES:

PRESSURE REDUCING VALVE
(IF REQUIRED BY PLUMBING CODE)

48 IN. MAX. FROM
BASEMENT FLOOR

NOT TO SCALE

1. PROVIDE CLEAR AND UNOBSTRUCTED 2 FT. BY 2 FT. MINIMUM ACCESS TO THE COPPERHORN AND SHUTOFF

VALVES.

2. ELECTRICAL CONDUIT WILL BE 1/2 INCH OR LARGER ELECTRICAL METALLIC TUBING ONLY, INSTALLED IN
CONFORMANCE WITH ARTICLES 347 AND 348 OF THE CURRENT NATIONAL ELECTRIC CODE. CONDUIT MAY

NOT EXTEND MORE THAN 75 FEET BETWEEN JUNCTION BOXES.

CONDUIT WILL BE CONNECTED TO A RECESSED

EXTERIOR ELECTRICAL BOX MOUNTED WITHIN 1 FOOT OF THE FRONT CORNER OF THE STRUCTURE ON THE

SAME SIDE AS THE ELECTRIC METER AND TERMINATED WITHIN 6 INCHES OF THE COPPERHORN.

PVC CONDUIT ALLOWED.

NO FLEXIBLE

3. ALL JUNCTION BOXES MUST BE INSTALLED NO MORE THAN 96 INCHES ABOVE THE FLOOR AND HAVE OPEN

ACCESS.

4. COPPERHORNS WILL BE INSTALLED SO THAT METERS ARE IN A HORIZONTAL POSITION.

5. A SECURE SUPPORT IS REQUIRED FOR COPPERHORNS.

6. JUNCTION BOXES SHALL NOT BE INSTALLED IN ATTICS OR CRAWL SPACES.

7. METERS SHALL NOT BE INSTALLED IN CRAWL SPACES.

r— A

CAST IRON
/\/AL\/E BOX W\CAST IRON

LID MARKED "WATER”

ASPHALT

M

BACKFILL METHOD
—<—DEPENDING ON

CAST IRON LOCATION
VALVE BOX
2" SQUARE
B>—OPERATING NUT
OPEN RIGHT
RESILIENT
SEAT VALVE
BACKFILL IN 6”
—FK<—LAYERS AND
TAMP
b > I

WATER MAIN —=- i HAND BACKFILL

—fF<—IN 3" LAYERS
AND TAMP

(i g

N UNEXCAVATED ——
EARTH

SECTION A-A

ALL VALVES TO BE RESILIENT SEAT, EPOXY COATED INSIDE AND OUT
PER CITY OF FORT COLLINS AND AWWA SPECS.

ALL VALVE BOXES TO BE OF CAST IRON CONSTRUCTION, TWO PIECE
THREADED ADJUSTABLE DESIGN PER CITY OF FORT COLLINS SPECS.

ALL VALVES TO BE 8 MIL POLY WRAPPED. T—BOLTS, NUTS AND RODS
TO BE TAR COATED BEFORE WRAPPED.

: Tjte: )

=1 | T\O
U I
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LID PLAN VIEW
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USA

! 7/16"

CLOSED PICKHOLE
(TYPICAL OPPOSITE
SIDE)
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5/16”
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LID SECTION VIEW
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1/8”

So—m,

9”

VALVE BOX SECTION VIEW

LOCATOR
STATION

OUSA D

REFERENCE SPECIFICATIONS

NN
S

16640-5

FOR CP TEST STATION INFORMATION.

REFERENCE SPECIFICATIONS

02622-2

THROUGH 02622—4 FOR LOCATOR

STATION BOX INFORMATION.
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BOX
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WHEN GREATER THEN 5 FT.

INCLUDE EXTENSION

ALIGMENT COLLAR

OPERATING NUT
EXTENTSION

/ VALVE BOX

DO NOT PIN

7 H’\/%ﬁ“
599 ]

VALVE EXTENSION DETAIL FOR VALVES

NOTES:

GREATER THAN 5 FT. DEEP

1. ANY VALVE THAT HAS OPERATING NUT OVER
5 FT. DEEP WILL HAVE AN EXTENSION TO BRING

OPERATING NUT TO WITHIN 2

FT. OF SURFACE.

2. ONLY ONE EXTENSION WILL BE ALLOWED.

3. DO NOT PIN EXTENSION TO VALVE OPERATING NUT.

6

6

STREET

SEE NOTE év\/

PVC MAIN
6 X 6

. STlGIEET 6 ©

| [

HYDRANT SECONDARY
/ VALVE (TYPICAL)
me
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R 6 6 6 6
S =
= L OCATOR \ ©
LOCATO TRACER WIRE
\ (TYPICAL)
FIRE HYDRANT ©
(TYPICAL)
800" MAXIMUM DISTANCE BETWEEN LOCATOR STATIONS
©
©
©
©
(—.EE}
NOTES:

1. TRACER WIRE TO BE PLACED ALONG TOP CENTERLINE OF MAIN AND SECURED AS NECESSARY TO

PREVENT MOVEMENT OF WIRE.

2. TRACER WIRE SHALL BE SINGLE CONDUCTOR #12 STRANDED COPPER WITH TYPE THNN OR THWN

INSULATION DESIGNATED FOR DIRECT BURY. TRACER WIRE SHALL BE CONTINUOUS (WITHOUT SPLICES)
WHENEVER POSSIBLE. WHEN SPLICES ARE REQUIRED, ALL SPLICES OF TRACER WIRE SHALL BE MADE

USING BRASS SPLIT-BOLT CONNECTORS AND ROYSTON "MINI SPLICE—RIGHT” SPLICE KITS.
3. FOR LOCATOR STATION DETAILS SEE DETAIL 25

4. TRACER WIRES FOR PERPENDICULAR MAINS AT STREET INTERSECTIONS ARE NOT TO BE SPLICED TOGETHER.

200

CP TEST AND LOCATOR STATION BOX

X,

NOT TO SCALE

FINISHED GRADE *

\

GROUTED INSIDE

CONCRETE ADJUSTMENT SHIMS

201

VALVE EXTENSIO

N

UTILITIES — WATER
FIELD OPERATIONS
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202

PVC WATER MAIN TRACER WIRE
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NOT TO SCALE

45 ‘ELBOW

-

16 IN. MAX. :
28 IN. MAX.
A — ASTM C-478 ECCENTRIC CONE
|- 24 IN. = /
Z % ™
s 3
zZz
o o LI
O <
I
N A PRE-FORMED PLASTIC GASKET
a) MANHOLE RUNGS
z 12IN.0oc. — ] ]
s /
© ™ ASTM C-478 MANHOLE SECTIONS
- ~e—— SEE TABLE —=— /
<
z A T
> 6 IN. —m=] -
181N GROUT BASE TO BARREL
12 IN. —m—| I MAX. SECTION ON INSIDE
SLOPE
_,L-.k\\ 1INFT. Y7A-t
N\, - PRE-FORMED PLASTIC GASKET
! (+
~=——— CAST-IN-PLACE CONCRETE BASE
8 IN. MIN J‘
_ B z A MINIMUM INSIDE DIAMETER OF
J\ﬂ = \7] MANHOLE SHALL BE AS FOLLOWS:
Zz
SLOPE “‘ PIPE SIZE MIN. MANHOLE
| TIN.MIN. DIAMETER
—
\\/ N/ 15 IN. OR LESS 48 IN.
‘ ; \ﬂt/ \ 18 IN. TO 30 IN. 60 IN.
OVER 30 INCHES 72 IN.
6 IN.
A t 8 IN. MIN. POURED INVERT
PRECAST MANHOLE BASE
ALTERNATE BASE
STANDARD MANHOLE
APPROVED:
Cityof
FQtIZt C@ll.lns SEWER CONSTRUCTION - ipwrerevises: 4/11/11 o
/‘\Q—A DETAILS DRAWN BY: WW-3
' NBJ

o

STANDARD MANHOLE

&

NOT TO SCALE

\
| > 6/‘ | Pl
s N AIR-TIGHT PLUG WITH
N 4IN. X 4 IN. MARKER
B \ \ SERVICE WYE —|
<5 \ \ UNYIELDING PIPE BEDDING
—_— \ OF COMPACTED ROCK OR
\ \ LEAN CONCRETE
— \ \ /\/ \ COMPACTED GRANULAR MATERIAL
REMOVABLE —_ ' \
EXPANSION PLUG \ B _ _ | 8 IN. PVC SEWER PIPE
é PLAN VIEW
%:I 2FT. MIN.
— TRENCH
4IN.X 4 IN. SE——
MARKER
/ PVC SEWER PIPE
P i
HAND-COMPACTED AIR-TIGHT PLUG
GRANULAR BACKFILL
UNYIELDING PIPE BEDDING
OF COMPACTED ROCK OR
LEAN CONCRETE
CROSS VIEW
NOTE: WYE CONNECTION NOT
ALLOWED ON VCP
DROP MANHOLE SERVICE WYE DETAIL
Ci of APPROVED: Ci @f APPROVED:
thrth@llins SEWER CONSTRUCTION  peevser—— 77775 DETAIL FOtI‘Yt Collins SEWER CONSTRUCTION e emser—— 7777, PETAIL
/H\Q—‘/\\ DETAILS DRAWN BY: T WW-4 % DETAILS DRAWN BY: NE WW-9

DROP MANHOLE

D,

NOT TO SCALE

SERVICE WYE

&

NOT TO SCALE

TRENCH WIDTH AS SPECIFIED
IN SECTION 02221

— _—
—} —

LOWER LIMIT OF
TRENCH WALL
SLOPING

INITIAL LIFT *
!
A
12 IN. MIN.
A
PIPE O.D.
|
/ 4IN. MIN.
A
COMPACTED GRANULAR MATERIAL
CONFORMING TO CDDH #67
* COMPACTED GRANULAR MATERIAL
CONFORMING TO CDDH #67
BEDDING REQUIRMENTS
. f APPROVED:
CItIZFC@ll.inS SEWER CONSTRUCTION e sevsesr— - DETAIL
DETAILS I AN WW-1
' NBJ

NN
2

BEDDING REQUIRMENTS

N
X,

SANITARY SEWER CLEANOQUT REQUIREMENTS: 2o

CONCRET

1. SANITARY SEWER SERVICE
CLEANOUTS SHALL BE
INSTALLED AS NEAR AS

'x68" DEEP

E COLLAR

NOT TO SCALE

VALVE BOX AND COVER W/
"SEWER” CAST INTO COVER

PRACTICAL TO LOCATIONS

IDENTIFIED ON PLANS. |

2. CLEANOUTS SHALL MEET ALL
REQUIREMENTS OF THE UNIFORM
PLUMBING CODE.

3. CLEANOUT SHALL BE CONSTRUCTED
SO THAT SURFACE LOAD WILL NOT BE
TRANSFERRED TO MAIN

FINISHED GRADE
/ ] SRV. PIPE

VARIES

LKL QTS CUT TO MATE

SCREW—-ON WATER
TIGHT PLUG

PVC SDR 35 PIPE

& FITTINGS (TYP.)
FROM BOTTOM OF
BEDDING ZONE TO
TOP OF ELBOW

COMPACTED GRANULAR
MATERIAL

PVC SLIP
/ COUPLING

ACCESS COVER
OVER CLEANOUT

PVC SDR 35 PIPE
& FITTINGS (TYP.)
FROM BOTTOM OF
BEDDING ZONE TO
TOP OF ELBOW

ELBOW 62,
fo)
v'%@ COMPACTED GRANULAR
07 MATERIAL
45" WYE %0 Q
55
FLOW

C

SANITARY
SEWER PIPE

VARIES

e S

SLOPE TO MATCH
TMAIN GRADE AS REQD '

LANDSCAPED AREAS

NTS
(5

SANITARY
SEWER PIPE

\ C_, FLOW
HEAVY-DUTY /

SLOPE TO MATCH

\> CONTINUATION

™SRV. GRADE AS REQD

| OF SEWER LINE

TRAFFIC/PAVED AREAS

TYPICAL CLEANOUT DETAIL

NTS

C6.01

NOT TO SCALE
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CURB AND GUTTER

301 CURB AND GUTTER / SIDEWALK

Y

NOT TO SCALE NOT TO SCALE

&

AQUA—BRIC PAVER™

),

& —BEDDING COURSE
& —-——BASE COURSE

SUB—BASE
COURSE

6" SLOTTED UNDERDRAIN
GRANULAR BEDDING

PERMEABLE PAVER SECTION

304 W/ UNDERDRAIN

NOT TO SCALE

PRIVATE OUTFALL VERTICAL CURB & GUTTER

NOT TO SCALE

307

Line X = Curb Transition Length
W pight oi_\i\J a\‘/_~ 4,/ Y = Parkway Width Varies
’/ — 4 L acned W = Driveway Width, See
>\ \ s DO 4l Standard Drawing Series 707
—7 - N\ y T = Concrete Thickness - 6' Residential,
,/4‘ d 8" Commercial

Refer to Chapter 25 for minimum removal dimensions.

\

** Ramp length not to exceed

NOTE: 15'-0", slope must be uniform.

1. Concrete driveway must be
provided to the property line.
2. 0" Curb Height,
See Section A-A
3. Standard Curb and Gutter

Yo' min - 2" max

Property Line

Section, See Standard Walk | v

Drawing 701 1:5”0 (max.) 112 (max.)
§ 1/4" per ft. 1 per ft
R R R T S e

_»l

Expansion Joint if drive /

continues as concrete

SECTION A-A T
N.T.S.

-

| W = Width
Ramp if necessary ‘ —A
\  ROW
.o S r_“".]‘\'l'dﬂ; oa I 4'.: a
A . | N 4 -~ PR
a 4 . A T o <. é = " g -
CLae " L.a LA L | cls ."’c_ 7
D A 12 max). Y A = N ‘
FREE A A B |3 : Detached
P T T Z = "/, - Sidewalk
: o Ty Variestts - T
Sl '4 4;.‘.‘ "< Ramp Length - | 3 p
1 PN - a4 .. . I I P "
vl N | —~ v
| 8¢
voox|w v v Els v Vv
| Lo |2
v v v | bl v
'_ Back of curb
/I )
| .
Lip
See note 3 —/ —| A u See Note 3
See Note 2 x=2'(min.) Driveway Width x=2'(min.) See Note 2
Varies I
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STANDARD DRIVEWAY APPROACH (TYPE I)

&

PROVIDE UNCUT SAILOR OR
SOLDIER COURSE ALONG PERIMETER

.
AQUA—BRIC PAVER™

(33" DEPTH)
24” EDGE RESTRAINT
BEDDING
COURSE
(NO. 8) A Y
_ 2" TR -+— CONCRETE /
BASE COURSE ¢'§ 1 ASPHALT

(NO. 57) | . ¢

SUB-BASE ,
COURSE (NO. 2)

SEPARATOR FABRIC

\ SUBGRADE

PERMEABLE PAVER SECTION

305 (ABUTTING PAVEMENT)

NOT TO SCALE

CDOT CLASS B GEOTEXTILE

4000 P9I W
CONCRETE

bl |

24" EDGE RESTRAINT

3" CLR #4 CONT.

@12" 0.C. MAX

308 PERMEABLE PAVER EDGE RESTRAINT

NOT TO SCALE

Y,

NOT TO SCALE

303

CONCRETE
PAVEMENT SECTION

AQUA-BRIC —

BITUMINOUS
PAVEMENT

(s

J" JOINTS

HAND TIGHT

HEAVY DUTY PAVING ‘

7" HOT

OR SX)

5" HOT

(33" DEPTH)

1

2" BEDDING

4" BASE

23" SUB-BASE
(MIN.)

NOTES:

1.

o

oy |
S
UKL ,
RN 8
KKK

RN

KKK
RN
S
KL

ASPHALT
PAVEMENT SECTION

6" CONCRETE

CONCRETE
PAVEMENT SECTION

SUB-GRADE

PERMEABLE PAVER SECTION

ALL SITE GRADING, SUBGRADE PREPARATION AND PAVING SHALL FOLLOW THE GEOTECHNICAL
RECOMMENDATIONS CONTAINED IN THE "PRELIMINARY GEOTECHNICAL INVESTIGATION PROPOSED
HILLPOND PROJECT NORTH OF HILLPOND ROAD AND GILGALAD WAY, FORT COLLINS COLORADO
PROJECT NO. FC06692—-115" DATED: SEPTEMBER 16, 2014, AND ANY SUBSEQUENT ADDENDA.

REFER TO PLANS BY OUTSIDE LA FOR ADDITIONAL HARDSCAPE INFORMATION.

FOLLOW MANUFACTURER'S RECOMMENDATIONS FOR PAVER SECTION AND INSTALLATION.

(NOTE:

SECTION SHALL MEET THE SAME STRUCTURAL REQUIREMENTS AS 'HEAVY DUTY' ABOVE)

THE ENTIRE PERIMETER OF THE PERMEABLE PAVER AREAS SHALL RECEIVE SOME FORM OF EDGE

RESTRAINT.

FOLLOW MANUFACTURER'S RECOMMENDATIONS AND DETAILS ON THIS SHEET.

NOTE THAT THESE PAVING SECTIONS ARE TO BE USED ONLY FOR AREAS OUTSIDE OF PUBLIC

RIGHT—-OF —WAY.

PAVING SECTIONS WITHIN PUBLIC RIGHT—-0OF—=WAY WILL BE REQUIRED BY THE CITY

OF FORT COLLINS TO BE PER AN APPROVED PAVEMENT DESIGN REPORT.

PAVING SECTIONS
(PRIVATE AREAS OUTSIDE ROW)

WELD TO LINER T\

SIKA—FLEX
1—A
PIPE

NOT TO SCALE

BUTYL TAPE
BETWEEN PIPE

AND BOOT

S.S. BAND CLAMP —

TYP.2

—~——PIPE BOOT

|, — PIPE

SIDE VIEW

/LNER

WELL COMPACTED

SUBGRADE

306

PVC PIPE BOOT

BITUMINOUS
PAVEMENT
(S OR SX)

APPROVED
///\ SUBGRADE
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CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

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

NOT TO SCALE

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
APPROVED:
City Engineer Date
CHECKED BY:
Water & Wastewater Utility Date
CHECKED BY:
Stormwater Utility Date
CHECKED BY:
Parks & Recreation Date
CHECKED BY:
Traffic Engineer Date
CHECKED BY:
Environmental Planner Date
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4. Other options may be used as approved by Local Entity Engineer.

These signs and barricades must be installed by the Developer at the end of all new streets that
dead end on a temporary basis, and must be maintained by the Developer until the street is

extended by future development.
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Attached Sidewalk

AN

1/2" Expansion
Joint Material

N=ft

2I_0ll‘-._ 6‘*0"

Min.

Lip

1/2" Expansion
Joint Material

8" Commercial
6" Residential
If Attached

NOTE:

SECTION A-A

1. Sidewalk grade shall remain consistent across driveway
2. For driveway design requirements, see CONST. DWG. Series 706 & 707

. This detail applies to Residential & Commercial driveways.

Detached
&' 2ob U Bidewalk” oy Joo-of Driveway [oo T L Sideilalk - el
IR " g e ",;._.-(-‘-"'. ""

All Sidewalk Thickness Shall Be 6" minimum.
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STANDARD SIDEWALK
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STANDARD SIDEWALK

NOT TO SCALE

@
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size.

not poured monolithic, place dome

edge at back of curb as shown. If
edge &' from back of curb.

Section A-A (Center line of ramp)
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TRUNCATED DOME WARNING FOR ACCESS RAMPS
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7405\ TRUNCATED DOME WARNING FOR ACCESS RAMPS

X,

NOT TO SCALE

Slope sidewalk to curb 1/4" per foot.

A v g

< 4 -

e

.a

< a

) .v..'4.

ATTACHED SIDEWALK DETAIL

Landscaping

Slope: Minumum #t

Maximum 3"/t

Slope sidewalk to curb 1

NOTE: Construct sidewalk with joints at 10" intervals
and aligned with scoring on curb.

2' min.
/4" per foot.

:q'. .4 <.

} A T a o
Jal |

Variable

DETACHED SIDEWALK DETAIL

|

vy -

1| 1/4 sLaB

a. R
THICKNESS

1/2" Expansion

M,

< L . . .
T4 A : ?‘—af Sy . 4% -
. - A /gh - 4 . X
AR . X .
LT . . '.q 4 '4']4 v

e e . . .4 P

: Sooc4 a A - .q “

‘q . . L0 .a " a . -
Ce AL, 4 o E .4t
S 4 4 4 4 .

- 4 a =2 -

WEAKENED PLANE JOINT

‘ Joint material
/. — 4“7.’ .z 4

IN CHAPTER 22

INSTALL IN LOCATIONS SPECIFIED

EXPANSION JOINT

SIDEWALK DETAIL
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DRAWING
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SIDEWALK DETAIL

NOT TO SCALE

Standard Curb

See Standard
Dwg 701 (TYP)

0" Curb Height,
See Section A-A

and Gutter,

(TYP) \!

’...._ 2' Transition (TYP.)
I E3 y E3 W W
2'min)¥\ v v v
. .
- Curb
Flarev v
W W W
W W W
W W W
Detectable Warning
W W W W W
W ~ - - W W

v A4 ’4 A d A d

NOTES:

1. No joints are allowed in the flowline. Six inch wide curb or "dummy joint' may be tooled no closer than 6 inches

from flow line as shown,

N.T.S.

— N ¥ v/ V L e
i PoS09d A
| gggggg — Pedestrian
4" (min); gogogc Landing Area,
(TYP) | p33884=—— Detectable SeeNote2  SIDEWALK
P paon0O i
: gggggg Warning /—O" Curb
| p20209
: /\-—;'—"Qf ‘—'—::_ W W ~
r ¥\ Curp Option, ’ z
! SeeNote5 E
L 4 W - - o W a |
| \ Radius - 8" v ¥ @ 2
: x«r + w w w W
112 (
| L 4 W W W W ma
w ('Jurbf v v v —— 1 ber ftX) 1:20 (max)
X L v v v v v v o '."_.4-"-.- ; ‘"\\ 1/2" per ft.
A L TN
Lip of Gutter ¢ oo Now s el T W ]
, &
PLAN VIEW —7 =

SECTION A-A

N.T.S.

Pedestrian landing area required 4 ft length x 4 ft width, max slope in any direction is 1:50 or 4" per foot.

Joint pattern to be according to intersection gutter detail' or as determined by the local entity.

Wood float finish is required over the sloped surface of ramp and flares.

A 8" wide curb option may be poured along side of the ramp as shown if required. If curb is used it shall match

style of adjacent curb and gutter.

Minimum ramp width shall be four feet, or the same as the widest adjacent sidewalk, whichever is greater, up to a

maximum width of 8 feet.

Detectable warning is to extend full width of the ramp and be a minimum of 2.Q' in the direction of travel. Material

NOT TO SCALE /

to be approved by local engineer

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

\

ﬁIRECTIONAL ACCESS RAMP DETAIL & DETACHED SIDEWALR
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PEDESTRIAN RAMP DETAIL

&

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

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

UNDERGROUND MEMBER UTILITIES.

NOT TO SCALE
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Fort Collins, Colorado 80521
VAN

APPROVED:

City of Fort Collins, Colorado

UTILITY PLAN APPROVAL

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

City Engineer Date

Water & Wastewater Utility Date
Stormwater Utility Date
Parks & Recreation Date
Traffic Engineer Date
Environmental Planner Date
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CLASS A BEDDING

TRENCH WIDTH AS SPECIFIED

CLASS B BEDDING

TRENCH WIDTH AS SPECIFIED

LOWER LIMIT OF LOWER LIMIT OF
TRENCH WALL 12 IN. MIN. TRENCH WALL 12 IN. MIN.
SLOPE 27 SLOPE Y
DENSELY — W~ v T A
COMPACTED DENSELY |
MATERIAL ) PIPE 0.D. COMPACTED BIPE 0D
,,,,, \ MATERIAL \_\'/ |
3
J 77777 4444 g
1/4 PIPE O.D. COMPACTED /

PIPE O.D. + 8 \N.——‘

3000 P.S.IL
CONCRETE

CLASS C BEDDING

TRENCH WIDTH AS SPECIFIED

1/8 PIPE O.D./|

OR 6 IN. MIN.

GRANULAR
MATERIAL

1/8 PIPE O.

|

OR 4 IN. MIN.

ROCK EXCAVATION

TRENCH WIDTH AS SPECIFIED

LOWER LIMIT OF LOWER LIMIT OF . ‘Nﬁ VIN
TRENCH WALL 12 IN. MIN. TRENCH WALL o
SLOPE 77/ SLOPE ¢

//0
DENSELY T
COMPACTED UNIFORMLY — PIPE 0.
MATERIAL $ PIPE O.D. GRADED ROCK OR ‘ o
1/4 PIPE OD. \ COMPACTED
ZAPRRR A SELECTED GRADED
f e GRANULAR MATERIAL
COMPACTED J J
GRANULAR W/B PIPE O.D. 6 IN. MIN.
MATERIAL OR 4 IN. MIN.
UNSTABLE SUBGRADE SUBDRAIN DETAIL
TRENCH WIDTH AS SPECIFIED TRENCH WIDTH AS SPECIFIED
LOWER LIMIT OF
TRENCH WALL
Lfa
LOWER LIMIT OF 12 N MIN SLOPE Z
TRENCH WALL
S OPE i ¢ DENSELY
COMPACTED
COMPACTED BACKFILL 5
GRANULAR OR ;
UNIFORM GRADED i GRAVEL /
MATERIAL FILTER o
4 IN. MIN. 265868
2 PERFORATED OR
; 6 IN. MIN. SLOTTED PIPE
/ . FILTER
11/2 IN. A T MATERIAL
ROCK

LARGE STONES,
BROKEN CONCRETE, ETC.
(IF REQUIRED)

NOTES:

1. TRENCH WIDTHS SHALL BE AS SPECIFIED ON PLANS.

2. REFER TO THE STORM SRAINAGE CONSTRUCTION STANDARDS,
SECTION 6, "BEDDING MATERIALS” FOR GRADATIONS.

STORMWATER BEDDING REQUIREMENTS

Cityof .
/F,Ql:t Collins

CITY OF
FORT COLLINS

UTILITIES
FORT COLLINS, CO.
(970) 221-6700

STORMWATER

CONSTRUCTION DETAILS

APPROVED:

DATE:

1/12,/00

DRAWN BY: SKC

DETAIL

D—1

STORM BEDDING REQUIREMENTS

&)

NOT TO SCALE

6" FLASHBOARDS w

24" NYLOPLAST WATER CONTROL STRUCTURE

SOLID GRATE W/
SQUARE CONCRETE
COLLAR

DETAILA
_ . /
Vo N

o |

|

VARIABLE INVERT
HEIGHTS AVAILABLE

3 (TYP )A«T 3/8” BRASS SCREW 1870.C.
. | WITH COUNTERSUNK HEAD
. Q (ave) 1] , FLUSH WITH PLATE
O > o '8l
£ & 2
B &3 2 B J8
%) L ia; :a'} J
= k3 2
& i K X SIDEWALK
< 5/8" GALV. T 5
S S S & & (TYP.) It
R ;'3 EXPANSION
TATERATY & 3 MATERIAL
ol T N N—EXTEND WALK 6" Y
0 Y ON BOTH SIDES
& C C
& OF WALK
: c T T8
& L BACK OF CURB
»” | »
L 12 R&/ % %Wz R// |
1 |
A—
EDGE O/ 2'—-0”"
STREET 33" OPENING 3-3"
86"
PLAN
SLOPE PLATE TO
BACK OF
CURB— VARIES 1 VARIES / MATCH SIDEWALK A
F T |4 i
E%%E?F _SLOPE VARIES Q5% SLOPE (MIN.)_ IC
L \ © Y T
. Nl =
120 ——
i | SECTION A-A
= —
5/8" GALV ‘ 20" ‘ g/;ﬁ'xi/NBG’LE S ———
] - E
STEEL PLATE\ géi!‘\JESS’ otF /SEE DETAIL 1 N o & &
| : - | N ——
l \ A D
i A \|J\<, 0 S — g I
| 1o ] ; - 90 N
; 1 =1 S =
| I —
= —
SECTION B-B - 5
DEPZR’ESO;ED 5/8” 3/8” BRASS SCREW-18" O.C. N —
CUTTER GALV. WITH COUNTERSUNK HEAD FLUSH T
PLATE WITH PLATE = ~— I
%) PR 1 7 )
0 44012 ” I
L 44@12
% g J> #3 REBAR
(S ~— 3"x2"x3 /8" ANCHOR 18"
Lo o oY, oc SCREEN SLOT TABLE
; A B C D E F
SECTION C-C DETAIL 1
PIPE SIZE ROWS OF SLOT MAXIMUM SALF(SI'DI'?ROOXW AF;T;.OI_X OPEN AREA
SLOTS LENGTH SLOT WIDTH PER FOOT
METAL SIDEWALK CULVERT FOR VERT. CURB & GUTTER AND DETACHED SIDEWALK PER FOOT SPACING
6" 3 (MIN.) - 6 (MAX.) 1.38"-2.35" 0.032" 14 1/2"-3/4" 1.98-3.15 SQ. IN.
City of FORT COLLINS APPROVED: DETAIL
H STORMWATER
FortCollins ~vrwmss - DATE: 1/28/09 NOTE:

%

FORT COLLINS, CO.
(970) 221-6700

CONSTRUCTION DETAILS

DRAWN BY: NBJ

D-10B

501

SIDEWALK CHASE

&

NOT TO SCALE

502

"SLOTTED PVC” AND "PERFORATED PVC” SHALL MEAN THE SAME THING WHEN
REFERRING TO UNDERDRAINS IN THIS PLAN SET.

DIMENSIONS FOR SLOTTED PVC PIPE

&

WHEN ARE INLINE DRAINS USED?

2708AG _
2710AG _
2712AG _
2715AG _
2718AG _
2724AG _
2730AG _

_X
_X
_X
_X
_X
_X
_X

TYPICAL INSTALLATIONS

TYPICAL INSTALLATION OF NYLOPLAST

DRAIN BASIN AND INLINE DRAIN

INLINE DRAIN—\

DRAIN BASI
T
T —
(3 VARIABLE ELEVATION

J%W%

1: TO ENTER AN EXISTING LINE

USING ATEE & RISER

—_

\

]

2: AT THE BEGINNING OF A DRAIN LINE
USING AN ELBOW & RISER

s &3

WATERTIGHT ADAPTERS AVAILABLE
FOR MOST COMMON PLASTIC PIPING SYSTEMS

L —

L

ISER

TEE

10" INLINE DRAI

LBOW

EE Il
I

10"

12" DRAIN BASIN

€2)INLET & OUTLET
ADAPTERS CAN BE
PUT ON ANY ANGLE

INLINE DRAIN

NOT TO SCALE

/> 12" MIN WIDTH GUIDELINE
T" MIN. THICKNESS GUIDELINE

VARIES
(REFERTO TRAFFIC LOADS: CONCRETE SLAB DIMENSIONS ARE FOR GUIDELINE
STORM DRAIN PURPOSES ONLY. ACTUAL CONCRETE SLAB MUST BE DESIGNED
PLAN) TAKING INTO CONSIDERATION LOCAL SOIL CONDITIONS, TRAFFIC

LOADING, & OTHER APPLICABLE DESIGN FACTORS.

TOP 12" TO BE SOLID, WITHOUT PERFORATIONS

BOTTOM 6" TO BE SOLID,
WITHOUT PERFORATIONS
(BOTTOM CAP TO BE
FLUSH WITH SUBGRADE)

. b
7' MAX STRUCTURE HT!
( ) —Pp ( ) — WATER
] b FLOW
\ur
N
R ==/ = " YT
DETAIL B
WATER — r
FLOW TOP VIEW
AR \ JT“ LK EEEEEELE
)
D /\ VRV VS
VARIOUS TYPES OF INLET AND PROVIDE OUTLET ORIFICE CAP \
OUTLET ADAPTERS AVAILABLE (5.75" DIAMETER OPENING )
UP TO 15" DIAMETER A
PERMANENT 3" PLATE s
UP TO FLOW LINE
EDPM O-RING SEAL ANODIZED ALUMINUM CHANNEL
EDPM O-RING SEAL ~—
STAINLESS STEEL
LIFTING HOOKS
DETALLB DETAIL A
NOTES:
1. REFER TO DETAIL 7001-110-298 FOR INSTALLATION GUIDELINES.
2. DIMENSIONS ARE FOR REFERENCE ONLY.
3. FLASHBOARDS SHALL BE PVC.
4. ALL RIVETS SHALL BE STAINLESS STEEL.
5. FLASHBOARD CHANNEL SHALL BE ANODIZED ALUMINUM.
6. FLASHBOARDS SHALL BE LUBRICATED UPON REMOVAL.
THIS PRINT DISCLOSES SUBJECT MATTER IN WHICH DRAWN BY JJC | MATERIAL
NYLOPLAST HAS PROPRIETARY RIGHTS. THE RECEIPT
OR POSSESSION OF THIS PRINT DOES NOT CONFER, DATE 4113 AS NOTED

3130 VERONA AVE
BUFORD, GA 30518
PHN (770) 932-2443
N 1 t FAX (770) 932-2490
_y www.nyloplast-us.com

WHEN ARE DRAIN BASINS USED?

2808AG __X
2810AG __X
2812AG __X
2815AG __X
_X
_X
_X

1: TO CHANGE ELEVATION

2818AG _
2824AG _

2830AG _ 8"

1 - STRUCTURES & ADAPTERS AVAILABLE IN SIZES 8" - 30"
(2)- ADAPTERS CAN BE MOUNTED ON ANY ANGLE 0° TO 360°, TO DETERMINE
MINIMUM ANGLE BETWEEN ADAPTERS SEE DRAWING NO. 7001-110-012,
7001-110-013, & 7001-110-014

(3 - DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS

2: TO CHANGE PIPE DIAMETER

.

—t

HDPE PIPE

CORRUGATED @ l%

4: FOR SHALLOW
APPLICATIONS

3: TO CHANGE PIPE TYPE

<

LH_J N

SMOOTH WALL
PVC

5: TO CHANGE DIRECTION

I
M1

7

A°

THIS 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

DRAWNBY AWA | MATERIAL

DATE 8-10-00

Nylo

3130 VERONA AVE
BUFORD, GA 30518
PHN (770) 932-2443
FAX (770) 932-2490
www.nyloplast-us.com

TRANSFER, OR LICENSE THE USE OF THE DESIGN OR | TECHNICAL INFORMATION SHOWN HEREIN APPD BY CJA | PROJECT NO./NAME
TECHNICAL INFORMATION SHOWN HEREIN APPDBY  JJC | PROJECT NOJNANE RISERS ARE NEEDED FOR BASINS OVER 84" DUE TO SHIPPING RESTRICTIONS [ RepRODUCTION OF THIS PRINT OR ANY INFORMATION TITLE
ESZF;?\E:\IUE([:)TL%AIIQQIZTSI?I::;ITJ‘L??T’:J’:QYEIgliol\imATION TITLE 2% OPLAS SEE DRAWING NO. 7001-110-065 CONTAINED HEREIN, OR MANUFACTURE OF ANY DATE 8-10-00 8IN - 30 IN TYPICAL INSTALLATION OPTIONS
: 4. IN NYLOPLAST INLINE .
ARTICLE HEREFROM, FOR THE DISCLOSURE TO OTHERs | 2410 #1713 WATER CONTROL STRUCTURE ARTICLE HEREFROM, FOR THE DISCLOSURE TO OTHERS
IS FORBIDDEN, EXCEPT BY SPECIFIC WRITTEN IS FORBIDDEN, EXCEPT BY SPECIFIC WRITTEN -
PERMISSION FROM NYLOPLAST o213 nyLopast| DWG SIZE A |SCALE NTS  SHEET 10F1  |DWGNO. 7008-110-004 REV B PERMISSION FROM NYLOPLAST. DWG SIZE A | SCALE  1:40  SHEET  10OF1 DWG NO. 7001-110-042 REV C

NOT TO SCALE

&

NOT TO SCALE

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

I S ) NOTES:
T T 1 - GRATES/SOLID COVERS SHALL BE DUCTILE IRON PER ASTM A536 GRADE
LT 2N 70-50-05
o e 2 - FRAMES SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05
Co ]Dﬂ 3 - DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS
. N SEE DRAWING NO. 7001-110-065
& SOLD N NO PERFORATIONS 4 - PERFORATIONS SHOULD NOT BE ON OR WITHIN 1" OF ADAPTERS.
BOTTON WITHIN 1" OF ADAPTORS 5 - HOLES SHOULD BE STAGGERED EVERY OTHER ROW, AS SHOWN.
6 - MIN. 90° SEPARATION BETWEEN HOLES (MAX. 4 HOLES PER ROW)
@ 375" MAX
SIDE VIEW

HOLE SIZE & LOCATION NTS
ENLARGED TO SHOW DETAIL

NOTE:
CONTRACTOR

SHALL USE SQUARE COLLAR IN PERMEABLE PAVER AREAS. COLLAR

SHALL BE ORIENTED WITH PAVERS SO AS TO REDUCE IRREGULAR CUTS OR PAVER

SHAPES.

ROOFDRAIN DOWNSPOUT DISCHARGE BASIN

N\,

NOT TO SCALE

8" PVC

+ il

.
> [ ] |w
\ |
8” PVC |
24" !
= FLOW :
|
|
2 | w[
.
(TYP.)
CURB AND GUTTER
12'
=
(o]
—
(TS
>
| — SIDEWALK CHASE

8"

T

503

CONCRETE COLLAR

508

INTEGRATED DUCTILE IRON
FRAME & SOLID GRATE TO MATCH

NOT TO SCALE

TRAFFIC LOADS: CONCRETE SLAB DIMENSIONS ARE FOR GUIDELINE

PURPOSES ONLY. ACTUAL CONCRETE SLAB MUST BE DESIGNED

TAKING INTO CONSIDERATION LOCAL SOIL CONDITIONS, TRAFFIC

EXTEND MIN. 6" INTO SUBGRADE

BASINO.D.
12" MIN WIDTH GUIDELINE
[~ 8" MIN THICKNESS GUIDELINE
VARIES .
(REFERTO Y IR LOADING, & OTHER APPLICABLE DESIGN FACTORS.
STORM DRAIN < NN )~
PLAN) 1 TOP 10" TO BE SOLID, WITHOUT PERFORATIONS
2 |
— 4" MIN
OPEN BOTTOM 2
(NO BOTTOM CAP) s
o

T

t
10" SOLID
TOP
}
S I}
L |2 K

NO PERFORATIONS
WITHIN 1" OF ADAPTORS
@ 375" MAX

SIDE VIEW
HOLE SIZE & LOCATION NTS
ENLARGED TO SHOW DETAIL

PRIVATE UNDERDRAIN CLEANOUT

NOTES:

1 - GRATES/SOLID COVERS SHALL BE DUCTILE IRON PER ASTM A536 GRADE

70-50-05

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

UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

2 - FRAMES SHALL BE DUCTILE IRON PER ASTM A536 GRADE 70-50-05

3 - DRAIN BASIN TO BE CUSTOM MANUFACTURED ACCORDING TO PLAN DETAILS

SEE DRAWING NO. 7001-110-065
4 - PERFORATIONS SHOULD NOT BE ON OR WITHIN 1" OF ADAPTERS.
5 - HOLES SHOULD BE STAGGERED EVERY OTHER ROW, AS SHOWN.
6 - MIN. 90° SEPARATION BETWEEN HOLES (MAX. 4 HOLES PER ROW)

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

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

NOT TO SCALE

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

APPROVED:

City Engineer Date

CHECKED BY:
Water & Wastewater Utility Date

CHECKED BY:
Stormwater Utility Date

CHECKED BY:
Parks & Recreation Date

CHECKED BY:
Traffic Engineer Date

CHECKED BY:
Environmental Planner Date
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DRAWING FILENAME: D: Irojects\620-004\Dwg\Drng\620-004_DRNG.dwg LAYOUT NAME: DR1 DATE: Jun 10, 2015 - 12:54pm CAD OPERATOR: ben

LIST OF XREFS: [NES-xborder] [620-004_xTOPO] [620-004_xEXST] [620-004_xSITE] [620-004_xGRAD] [620-004_xUTIL]

ss—

SS

SS

MACRUM RICHARD E JR
1904 WINTERBERRY WAY
FORT COLLINS, \

—
—

LOCKOOD DEAANNA L
1908 WINTERBERRY WAY

/

OWNER !
\

CO 80526 \

—
—

/

(
OWNER \X \
A

FORT COLLINS,
CO 80526

—
—

/

—
—

OWNER
MELBY LYNDA L
1912 WINTERBERRY WAY
FORT COLLINS,
CO 80526

OWNER
COAN MARK A
1916 WINTERBERRY WAY
FORT COLLINS,
CO 80526

—
—
—
—

/

OWNER
COLE SUSAN D
1920 WINTERBERRY WAY
FORT COLLINS,
CO 80526

PROPOSED
OUTLET BASIN

PROPOSED
OUTFALL PIPE

TRACTB

PROPOSED
CONCRETE
COLLAR /

/
e

e
7

-

5009

PROPOSED
SIDEWALK
CHASE

EXISTING
STORM INLET

RN

EXISTING
ROLL-OVER
CURB & GUTTER

S

()
\

\
\
A\
\
\ \ OWNER
\ \ MCCOY JOHN H/SHERRY P
\ \ 1900 S. SHIELDS STREET
.\ FORT COLLINS,
RN CO 80526
\ \
\ \\\
\
\
\
\ AN
NN
\\ \
\ \
\ \\
\
\ \
\
\\ \\ Y /
\ \ /

N \ /

20 0 20 40 60 Feet
( IN FEET )
1inch = 20 ft.

PROPOSED STORM SEWER — — ——
PROPOSED SUBDRAIN SD
PROPOSED INLET
PROPOSED CONTOUR 93
EXISTING CONTOUR — — — —4953— — — —
PROPOSED SWALE —_—
PROPOSED CURB & GUTTER e — S
PROPERTY BOUNDARY — o —
DESIGN POINT A
FLOW ARROW e

BASIN
DESIGNATION
0.60 ac7=BASIN
AREA (AC)

DRAINAGE BASIN LABEL

DRAINAGE BASIN BOUNDARY

PROPOSED SWALE SECTION

LLVL\ELVL\\//VLL LLV

- -
PROPOSED PERMEABLE PAVERS LL\\/\E\/L\/ \/L\/\/ \/\/L\/

NOTES:

1. REFER TO THE "PRELIMINARY DRAINAGE REPORT FOR HILL POND RESIDENCES"
DATED JUNE 10, 2015 BY NORTHERN ENGINEERING, DATED JUNE 10, 2015 FOR
ADDITIONAL INFORMATION.

BENCHMARK

PROJECT DATUM: NGVD 29 UNADJUSTED (OLD CITY OF FORT
COLLINS DATUM)

BENCHMARK #1:
City of Fort Collins Benchmark 01-93
Elevation = 5023.27

BENCHMARK #2:
City of Fort Collins Benchmark 29-92
Elevation = 5022.50

NOTE: IF NAVD 88 DATUM IS REQUIRED FOR ANY PURPOSE, THE
FOLLOWING EQUATION SHOULD BE USED:
NAVD88 = NGVD29 UNADJUSTED + 3.17'

FOR DRAINAGE REVIEW ONLY

NOT FOR CONSTRUCTION

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

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

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
APPROVED:
City Engineer Date
CHECKED BY:
Water & Wastewater Utility Date
CHECKED BY:
Stormwater Utility Date
CHECKED BY:
Parks & Recreation Date
CHECKED BY:
Traffic Engineer Date
CHECKED BY:
Environmental Planner Date
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LIST OF XREFS: [NES-xborder] [620-004_xEXST] [620-004_xGRAD] [620-004_xSITE] [620-004_xUTIL] [620-004_xTOPO]

OWNER
MACRUM RICHARD E JR
1904 WINTERBERRY WAY
FORT COLLINS,

CO 80526

/

—
—

/

OWNER
LOCKOOD DEAANNA L
1908 WINTERBERRY WAY
FORT COLLINS,

CO 80526

/

—

/

EROSION CONTROL NOTES:

1.

10.

11.

12.

13.

14.

15.

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.

THIS 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.

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.

CONTRACTOR SHALL IMPLEMENT THE APPROPRIATE EROSION
CONTROL MEASURES ACCORDING THE THE CONSTRUCTION
SEQUENCING AND LEVEL OF SITE STABILIZATION.

CONTRACTOR SHALL IMPLEMENT APPROPRIATE INLET PROTECTION
FOR ALL STORM DRAINS, SWALES, PONDS AND RAIN GARDENS UNTIL
SITE IS FULLY STABILIZED.

CONTRACTOR SHALL IMPLEMENT APPROPRIATE INLET PROTECTION
FOR DOWNSPOUT CONNECTIONS, TO THE STORM DRAIN SYSTEM,
UNTIL CONNECTION IS ESTABLISHED WITH DOWNSPOUT.

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.)

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.

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.

CONTRACTOR SHALL IMPLEMENT APPROPRIATE PERIMETER
PROTECTION FOR AREAS DIRECTING DRAINAGE OFFSITE. PERIMETER
PROTECTION SHALL BE ADAPTED, AS NECESSARY, TO THE
SURROUNDING SURFACE TYPE AND CONDITION (i.e., STAKE-DRIVEN
SEDIMENT CONTROL LOGS OR SILT FENCE FOR BARE SOIL, SAND BAGS
OR GRAVEL SOCKS FOR PAVEMENT, ETC.)

FUELING FACILITIES SHALL BE LOCATED AT LEAST ONE HUNDRED (100)
FEET FROM NATURAL BODY OF WATER, WETLAND, NATURAL DRAINAGE
WAY OR MANMADE DRAINAGE WAY. THE FUEL TANKS AND FUELING
AREA MUST BE SET IN A CONTAINMENT AREA THAT WILL NOT ALLOW A
FUEL SPILL TO DIRECTLY FLOW, SEEP, RUN OFF, OR BE WASHED INTO
A BODY OF WATER, WETLAND OR DRAINAGE WAY.

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.

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.

WHERE SEASONAL CONSTRAINTS (E.G., DURING SUMMER AND WINTER
MONTHS) INHIBIT PERMANENT SEEDING OPERATIONS, DISTURBED
AREAS WILL BE TREATED WITH MULCH AND MULCH TACKIFIER OR
OTHER MATERIALS APPROVED BY EROSION CONTROL STAFF TO
PREVENT EROSION.

SEE LANDSCAPE PLANS FOR ADDITIONAL INFORMATION ON PLANTING,
REVEGETATION, HARDSCAPE AND OTHER PERMANENT SITE
STABILIZATION METHODS.

o

L PROPOSED
SIDEWALK CHASE

TABLE OF CONSTRUCTION
SEQUENCE AND BMP APPLICATION

Project: Hill Pond Residences

CONSTRUCTION PHASE | PHASE | | PHASE Il | PHASE IlI | PHASE IV

Grading (Include Offsite)

Overlot | | | |

Pipeline Installation

Stormwater

Sewer Service

Water Service

Concrete Installation

Site Walls

Building Structure

5009

Curb and Gutter

Miscellaneous

Hardscape Amenities

BEST MANAGEMENT PRACTICES

Temporary

Inlet Protection (IP)

Vehicle Tracking Control (VTC)

Flow Barriers (Bales, Wattles, etc.) (WD)

Concrete Washout Area (CWA)

Preventative Maintenance Activities/Meetings/etc.

Silt Fence (SF)

Permanent

Mulching/Sealant | | | |

NORTH

20 0 20 40

60 Feet

( IN FEET )
1inch = 20 ft.

LEGEND:

PROPOSED STORM SEWER i mm me mw =

PROPOSED SUBDRAIN

PROPOSED INLET

PROPOSED CONTOUR 93

EXISTING CONTOUR — — — —4953— — — —
PROPOSED SWALE -

PROPOSED CURB & GUTTER _  ——

PROPERTY BOUNDARY —— . E—

SILT FENCE

INLET PROTECTION

WATTLE PROTECTION - @
ROCK SOCK L J @

VEHICLE TRACKING PAD

CONCRETE WASHOUT AREA ‘

.

NOTE:
ALL BMP'S SHOWN ON THIS PLAN ARE GRAPHIC

AND DOCUMENTED ON THE DYNAMIC SITE PLAN.

REPRESENTATIONS ONLY. FINAL DETERMINATION OF SIZE
AND LOCATION SHALL BE DETERMINED BY THE CONTRACTOR

FIELD SURVEY BY:

ORIGINAL FIELD SURVEY: INTERMILL LAND SURVEYING, INC.
PROJECT NO. P-13-7461
DATE: OCTOBER 28, 2013

BENCHMARKS:

PROJECT DATUM: NGVD 29 UNADJUSTED (OLD CITY OF FORT COLLINS DATUM)

BENCHMARK #1:
CITY OF FORT COLLINS BENCHMARK 01-93
ELEVATION = 5023.27

BENCHMARK #2:
CITY OF FORT COLLINS BENCHMARK 29-92
ELEVATION = 5022.50

NOTE: IF NAVD 88 DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING
EQUATION SHOULD BE USED: NAVD88 = NGVD29 UNADJUSTED + 3.17"'

GENERAL NOTES:

1.

CONTRACTOR SHALL IMMEDIATELY STABILIZE ALL DISTURBED SLOPES BY

CRIMP MULCHING OR SIMILAR METHODS (AS APPLICABLE).
TOTAL DISTURBED AREA = 2.18 ACRES

SWMP ADMINISTRATOR:
Contact
Company
Address
Phone

CONTRACTOR TO PROVIDE VEHICLE TRACKING CONTROL FOR CONCRETE

WASHOUT AREA IF ACCESS IS OFF PAVEMENT.

SEE "GRADING & EROSION CONTROL NOTES" ON SHEET CS2 OF THE UTILITY

PLAN SET FOR HILL POND RESIDENCES PREPARED BY NORTHERN
ENGINEERING DATED JUNE 10, 2015 FOR ADDITIONAL INFORMATION.

REFER TO THE "STORM WATER MANAGEMENT PLAN & EROSION CONTROL
REPORT FOR HILL POND RESIDENCES" BY NORTHERN ENGINEERING, DATED

JUNE 10, 2015 FOR ADDITIONAL INFORMATION.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

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

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
APPROVED:
City Engineer Date
CHECKED BY:
Water & Wastewater Utility Date
CHECKED BY:
Stormwater Utility Date
CHECKED BY:
Parks & Recreation Date
CHECKED BY:
Traffic Engineer Date
CHECKED BY:
Environmental Planner Date
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COMPACTED BACKFILL

1 %" x 1 %" WOODEN FENCE Fosrsw

7

7 SILT FENCE FABRIC (ASTM D6461) ANCHORED IN
Z /TRENCH AND ATTACHED TO POST.

24" MIN Z COMPACTED BACKFILL

[=— 4" MIN. —~——~— FLOW

T

4" MIN.

4"x4" TRENCH

PREASSEMBLED SILT FENCE

SILT FENCE FABRIC (ASTM D6461) ANCHORED IN
TRENCH AND ATTACHED TO POST.

JOIN FIRST

POST SHALL BE JOINED AS SHOWN,
THEN ROTATED 180" IN DIRECTION
SHOWN AND DRIVEN INTO THE GROUND.

ROTATE SECOND |::>

POSTS SHALL OVERLAP
AT JOINTS SO THAT NO

GAPS EXIST IN SILT FENCE.N

L

—

NOTE:
THICKNESS OF GEOTEXTILE
HAS BEEN EXAGGERATED.

SILT FENCE JOINTS

INSTALLATION NOTES:

1. DRIVE POSTS VERTICALLY INTO THE GROUND TO A MINIMUM DEPTH OF 18".
2. EXCAVATE A TRENCH APPROXIMATELY 4" WIDE AND 4" DEEP ALONG THE LINE OF POSTS

AND UPSLOPE FROM THE BARRIER.

“w

ANCHOR TRENCH SHALL BE EXCAVATED BY HAND, WITH TRENCHER, OR WITH SILT FENCE
D.

INSTALLATION MACHINE. NO ROAD GRADERS, BACKHOES, ETC. SHALL BE USEI

>

TRENCH.

NOT LESS THAN THE BOTTOM 1' OF THE SILT FENCE FABRIC SHALL BE EUR\EIi IN THE

5. THE TRENCH SHALL BE COMPACTED BY HAND, WITH "JUMPING JACK" OR BY WHEEL
ROLLING. COMPACTION SHALL BE SUCH THAT THE SILT FENCE RESISTS BEING PULLED OUT

OF ANCHOR TRENCH BY HAND.

6. SILT FENCE INDICATED IN THE lPLANS SHALL BE INSTALLED PRIOR TO ANY

LAND-DISTURBING ACTIVITIES.

7. USE WOOD POSTS OR OTHER MATERIAL AS ACCEPTED BY THE CITY.

MAINTENANCE NOTES:

1. THE CONTRACTOR SHALL INSPECT SILT FENCE EVERY TWO WEEKS AND AFTER
SIGNIFICANT STORM EVENTS AND MAKE REPAIRS OR CLEAN QUT UPSTREAM SEDIMENT AS

NECESSARY.

2. SEDIMENT ACCUMULATED UPSTREAM OF SILT FENCE SHALL BE REMOVED WHEN THE

UPSTREAM SEDIMENT REACHES A DEPTH OF 6".

3. SILT FENCE SHALL BE REMOVED WHEN THE UPSTREAM DISTURBED AREA IS STABILIZED
AND GRASS COVER IS ACCEPTED BY THE CITY. IF ANY DISTURBED AREA EXISTS AFTER
REMOVAL, IT SHALL BE SEEDED AND MULCHED OR OTHERWSE STABILIZED IN A MANNER

ACCEPTED BY THE CITY.

SF

DROP INLET
WITH GRATE

DROP INLET

CINDER BLOCKS
PLACED AROUND

PLAN VIEW

WOO0D FRAME

WIRE ENCLOSED

WRAP WOOD FRAME 1 1/2" CRUSHED ROCK
WITH GEOTEXTILE
AND STAPLE TO

(2) CINDER BLOCKS
FRAME.  GATHER

STACKED 24" HIGH

EXCESS AT
CORNERS. OVERFLOW
//\\//\\ g
R FILTERED
/\\\// RUNOFF
R
2 =
XORIN I DD IR IR

SECTION A-A

BURY GEOTEXTILE AT
A DEPTH OF 6" X 6"

DROP INLET BLOCK

DROP INLET SILT FENCE BOX AND GRAVEL FILTER

GENERAL NOTES:

1. INLET PROTECTION AT AREA INLETS SHALL BE INSTALLED WITHIN 48 HOURS OF POURING INLET.
2. CRUSHED ROCK SHALL BE FRACTURED FACE (ALL SIDES) AND SHALL COMPLY WITH A 1-1/2" MINUS GRADATION. RECYCLED CONCRETE MEETING THIS

DROP INLET PERIMETER

WIRE ENCLOSED 1 1/2" CRUSHED ROCK

IF AREA ADJACENT TO
CURB INLET BOX IS NOT
STABILIZED, INSTALL A
MPORARY

2"x 4" WOOD_STUD EXTENDED
INTO CONCRETE BLOCKS

CURB INLET B T / MANHOLE

BMP WIDTH VARIES

CURB AND GUTTHR

SEDIMENT/EROSION R
TOHTLY ABLTING CONTROL BMP UNTIL THE r >
SURROUNDING AREA IS BMP WIDTH VARIES
WTH NO GAPS (TYP.) SUFFICIENTLY STABILIZED.
¥
ROCK BERM SHALL BE PLACED —_j
TIGHTLY AGAINST CURB FACE  Jos
| i D
[ F N
| ok
L
| CURB AND GUTTER } ‘,
1 NN g
| i
| {
[} Y 1
WATTLE J: i A \ \
(10" MIN. DIAMETER) ; 1 A ! A
NRNARRNINE NN
LVAVAVAY
o =
P
| 3
ROCK BERM SHALL
BE PLACED TIGHTLY
/. s / AGAINST CURB FACE
3
/: E / —
// / WIRE ENCLOSED 1 1/2" B K
/ T ; / T / / WIRE_ENCLOSED TUBULAR WASHED ROCK
/ / // / | 11/2" WASHED ROCK MARKER
- - . CONCRETE TUBULAR TUBULAR
PLAN VIEW BLOCKS MARKER PLAN VIEW MARKER
PLAN VIEW
TUBULAR MARKER TUBULAR MARKER
WATTLE € / £
. _ GRAVEL FILTER SHALL BE
1/2" 701" BELOW TOP OF CURB I
, OVERFLOW .
——A WIRE ENCLOSED 27x4” WOOD STUD 47 MIN
“7’7’7"4/\\\/\\\/\\\ X GRAVEL FILTER \\r\ / — MP WIDTH VARIES V@E&&%E?EE\ 5" MAX — MP WIDTH VARIES
/\\\< NOTE: \
/\/{/ ENTRENCH WATTLE 3" INTO
\\//\ NATURAL GROUND AT THE \ \
: /\\\// OUTSIDE EDGE OF CONCRETE FILTERED SETTLED
S RUNOFF RUNOFF

NOTE:
INSTALLATION OF WATTLE
STAKES MAY VARY

x CURB INLET

SECTION A—A

DROP INLET
WATTLE FILTER

CURB INLET BLOCK AND GRAVEL FILTER
(INLET IN SUMP)

GENERAL NOTES:

1. INTERIM CONFIGURATION INLET PROTECTION IN STREETS SHALL BE INSTALLED WITHIN 48 HOURS OF PQURING INLET. INLET PROTECTION (AFTER
PAVING) SHALL BE INSTALLED WITHIN 48 HOURS AFTER PAVING IS PLACED.

01

SILT FENCE

EC2

NOT TO SCALE

x CURB INLET

SECTION B-—B

CURB INLET GRAVEL FILTER
(CONTINUOUS GRADE)

CRADATION MAY BE USED. 2. WASHED ROCK SHALL COMPLY WITH A 1—1/2" MINUS GRADATION.

3. WIRE MESH SHALL BE FABRICATED OF 10 GAUGE WIRE TWISTED INTO A MESH WITH A MAXIMUM OPENING OF 1" (COMMONLY TERMED "CHICKEN WIRE”). ROLL 3. WIRE MESH SHALL BE FABRICATED OF 10 GAUGE WIRE TWISTED INTO A MESH WITH A MAXIMUM OPENING OF 1” (COMMONLY TERMED "CHICKEN
WIDTH SHALL BE 48", WIRE”). ROLL WIDTH SHALL BE 48".

4 IT IS RECOUMENDED THAT FILTER FABRIC, SUCH AS GRATE MATES OR EQUIVALENT. OR OTHER TEMPORARY BNP BE PLACED BENEATH THE INLET GRATE AND 4. TUBULAR MARKERS SHALL MEET REQUIREMENTS OF MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD).
MAINTAINED UNTIL THE SURROUNDING AREA DRAINING TO THE INLET IS SUFFICIENTLY STABILIZED.

5. OTHER AREA INLET PROTECTION METHODS WILL BE ALLOWED IF ACCEPTED BY THE CITY. 5. OTHER CURB INLET PROTECTION METHODS WILL BE ALLOWED IF ACCEPTED BY THE CITY.

MAINTENANCE NOTES: MAINTENANCE NOTES:

1. THE CONTRACTOR SHALL INSPECT INLET PROTECTION EVERY TWO WEEKS AND AFTER SIGNIFICANT STORM EVENTS AND MAKE REPAIRS OR CLEAN OUT AS 1. THE CONTRACTOR SHALL INSPECT INLET PROTECTION EVERY TWO WEEKS AND AFTER SIGNIFICANT STORM EVENTS AND MAKE REPAIRS OR CLEAN
NECESSARY. OUT AS NECESSARY.

2. SEDIMENT ACCUMULATED UPSTREAM OF INLET PROTECTION SHALL BE REMOVED WHEN THE SEDIMENT DEPTH REACHES 1/2 OF THE DESIGN DEPTH. -

N D T R LD, o e O R ALY 2. gED%EENERAECS(%UMULATED UPSTREAM OF INLET PROTECTION SHALL BE REMOVED WHEN THE SEDIMENT DEPTH UPSTREAM OF ROCK BERM IS 2 1/2

4. INLET PROTECTION IS TO REMAIN IN PLACE UNTIL THE UPSTREAM DISTURBED AREA IS STABILIZED AND GRASS COVER IS ACCEPTED. :

5. WHEN INLET PROTECTION AT AREA INLETS ARE REMOVED, THE DISTURBED AREA SHALL BE SEEDED AND MULCHED OR OTHERWISE STABILIZED IN A MANNER 3. INLET PROTECTION IS TO REMAIN IN PLACE UNTIL THE UPSTREAM DISTURBED AREA IS STABILIZED AND GRASS COVER IS ACCEPTED. UNLESS THE
ACCEPTED BY THE CITY. CITY ACCEPTS EARLIER REMOVAL OF INLET PROTECTION IN STREETS.

W1 NOTES

INSTALLATION: PERVIOUS INSTALLATION

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

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

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

DRIVE THE FIRST END STAKE OF THE SECOND WATTLE AT AN ANGLE 9 N e
TOWARD THE FIRST WATTLE IN ORDER TO HELP ABUT THEM TIGHTLY 1P . \\W
TOGETHER. IF YOU HAVE DIFFICULTY DRIVING THE STAKE INTO EXTREMELY /i o
HARD OR ROCKY SLOPES, A PILOT BAR MAY BE NEEDED TO BEGIN THE 1 >,
STAKE HOLE. N

1" 1" WOOD STAKES

18200

W1 & W2 INSTALLATION NOTES: WATTLES — DETAIL A

THE LOCATION AND LENGTH OF WATTLE IS DEPENDENT ON THE CONDITIONS OF EACH SITE.

WATTLES SHALL BE INSTALLED PRIOR TO ANY LAND-DISTURBING ACTIVITIES.

WATTLES SHALL CONSIST OF STRAW, COMPOST, EXCELSIOR, OR COCONUT FIBER.

NOT FOR USE IN CONCENTRATED FLOW AREAS.

THE WATTLES SHALL BE TRENCHED INTO THE GROUND A MINIMUM OF TWO (2) INCHES.

WATTLES SHALL BE INSTALLED PER MANUFACTURERS SPECIFICATIONS

ON SLOPES, WATTLES SHOULD BE INSTALLED ON CONTOUR WITH A SLIGHT DOWNWARD ANGLE AT THE END OF THE ROW IN ORDER TO PREVENT

PONDING AT THE MID SECTION.

RUNNING LENGTHS OF WATTLES SHOULD BE ABUTTED FIRMLY TO ENSURE NO LEAKAGE AT THE ABUTMENTS.

. SPACING - DOWNSLOPE:

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

Nooswns

°o»

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

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

12. STAKING: THE CITY RECOMMENDS USING WOOD STAKES TO SECURE THE WATTLES. 1/2" TO 5/8" REBAR IS ALSO ACCEPTABLE. BE ~ SURE TO USE A

STAKE THAT IS LONG ENOUGH TO PROTRUDE SEVERAL INCHES ABOVE THE WATTLE: 18" IS A GOOD LENGTH FOR HARD, ROCKY SOIL. FOR SOFT LOAMY

SOIL USE A 24" STAKE.

W2 NOTES:

INSTALLATION:

& 4"-6" ABOVE WATTLE AFTER BAILING WIRE
n OR NYLON ROPE IS ATTACHED. STAKES

NEED TO BE TAMPED UNTIL WIRE/ROPE IS

STAKES SHOULD BE DRIVEN ACROSS FROM EACH OTHER
AND ON EACH SIDE OF THE WATTLE. LEAVING 4"-6" OF
STAKE PROTRUDING ABOVE THE WATTLE. BAILING WIRE OR

/\ ’ SNUG WITH WATTLE.

NYLON ROPE SHOULD BE TIED TO THE STAKES ACROSS
THE WATTLE. STAKES SHOULD THEN BE DRIVEN UNTIL THE
BAILING WIRE OR NYLON ROPE IS SUFFICIENTLY SNUG TO

ADJACENT ROLLS SHALL THE WATTLE.

TIGHTLY ABUT

WHEN INSTALLING RUNNING LENGTHS OF WATTLES, TO

PREVENT SHIFTING, BUTT THE SECOND WATTLE TIGHTLY

AGAINST THE FIRST. DO NOT OVERLAP THE ENDS. STAKES

SHOULD BE DRIVEN 1 FT. FROM END, ACROSS FROM AND

ON EACH SIDE OF WATTLE LEAVING 4"-6" OF STAKE

PROTRUDING ABOVE THE WATTLE. BAILING WIRE OR

. NYLON ROPE SHOULD BE TIED TO STAKES IN AN HOUR

e 4l - GLASS FORMATION (FRONT TO BACK OF WATTLE "A",

5\%{ x . ACROSS TO FRONT OF WATTLE "B", ACROSS TO BACK AND

BACK TO FRONT OF WATTLE "A"). STAKES SHOULD THEN BE

oo DRIVEN IN UNTIL BAILING WIRE OR NYLON ROPE IS

;\“E@ ;&W SUFFICIENTLY SNUG TO THE WATTLE.

(W) ax=n

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

W2 NOTE:

ONLY WATTLES MADE WITH Ct¢

OCONUT

FIBERS SHALL BE USED WHEN
INSTALLATION COMES IN CONTACT WITH A

WATER BODY.
1 | 1
1" 2
TYP.
l WATTLE [A" WATTLE |B" l
=) =]
ENDS OF ADJACENT WATTLES
BAILING WIRE OR SHALL BE TIGHTLY ABUTTED

NYLON ROPE

TO PREVENT SEDIMENT BYPASS

WATTLES — DETAIL B @ ¢

W3, W4 & W5 NOTES:

1. WHEN USING STRAW WATTLE, THE STRAW WATTLE MUST HAVE A WEIGHTED
CORE.

2. ALL PRODUCTS SHALL BE INSTALLED PER THE MANUFACTURER'S
SPECIFICATIONS.

3. OTHER PRODUCTS MAY BE USED IN PLACE OF WEIGHTED WATTLES UPON
WRITTEN APPROVAL FROM THE CITY. NOTE: A COPY OF DETAILS AND

VR NOTE: IMPERVIOUS INSTALLATION sipEnALe

IF THE AREA BEHIND THE INLET IS NOT STABILIZED, A

SPECIFICATIONS WILL NEED TO BE INCORPORATED INTO THE SWMP.

TUBULAR END SHALL ABUT TIGHTLY
MARKER TO BACK OF CURB

BMP SHOULD BE USED TO PREVENT SEDIMENT FROM
ENTERING THE INLET

SEDIMENT
EXISTING OR DEPOSITION ZONE

ENDS SHALL ABUT TIGHTLY

EXISTING OR
SIDEWALK STING O TO BACK OF CURB

TOP BACK CURS
FLOW LINE \
WY

BACK OF CURB

/ PROPOSED INLET

| AN
LW ——

\= PROPOSED INLET
END SHALL
TIGHTLY ABUT TO
rd

SIDEWALK

END SHALL
TIGHTLY ABUT TO
BACK OF CURB

N N FLOW LINE
TOP BACK CURB S N
FLOW LINE / & MAX —
7 —7—X LIP OF GUTTER \ / \
™\ FLOW
FLOW I I |‘ |‘ I Z] FLOW r— Y _— STORM WATER LINE
- —— =
\ A \ / \ SEDIMENT
N \ WEIGHTED WATTLE DEPOSITION
J / p— AT 45 DEG. TO CURB ZONE i \
W4 NOTES: \
LIP OF GUTTER \ 1. NUMBER OF WATTLES AND SPACING SHOULD BE DETERMINED BY THE SLOPE AND SITE CONDITIONS. / LIP OF GUTTER
STORM WATER LINE 2. TUBULAR MARKERS SHALL MEET THE REQUIREMENTS OF MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) WEIGHTED WATTLE
SEDIMENT SEDIMENT 3. CITY RECOMMENDS INSTALLING AT LEAST 3 CHECKDAMS WHEN USING THIS SETUP.
DEPOSITION ZONE DEPOSITION
zone EX XX EX XX
WEIGHTED WATTLE
XXXy CURBSIDE CHECKDAMS SETUP CONCRETE CHASE/TRICKLE CHANNEL SETUP @

CURB INLET WATTLE PROTECTION SETUP @

WATTLE MAINTENANCE NOTES:

1. THE CONTRACTOR SHALL INSPECT WATTLES EVERY TWO WEEKS AND AFTER ANY SIGNIFICANT STORM EVENT AND MAKE REPAIRS OR REMOVE SEDIMENT
ACCUMULATED BEHIND WATTLE AS NECESSARY.

2. SEDIMENT ACCUMULATED BEHIND WATTLE SHALL BE REMOVED WHEN THE SEDIMENT HAS ACCUMULATED TO ONE HALF THE DIAMETER OF THE WATTLE.

3. WATTLES SHALL REMAIN IN PLACE UNTIL THE UPSTREAM DISTURBED AREA IS STABILIZED AND IS ACCEPTED BY THE CITY.

e (W)

SIDEWALK CULVERT/CHASE/PAN

TOP BACK CURB

04 WATTLE INSTALLATION

INSTALLATION NOTES:

1. VEHICLE TRACKING CONTROL PAD SHALL BE LOCATED AT EVERY ACCESS POINT TO THE CONSTRUCTION SITE.

2. A SIGN SHALL BE PLACED NEXT TO THE VEHICLE TRACKING CONTROL PAD TO DESIGNATE THE LOCATION AS THE CONSTRUCTION ENTRANCE /EXIT.

3. VEHICLE TRACKING CONTROL PADS SHALL CONSIST OF HARD, DENSE, DURABLE STONE, ANGULAR IN SHAPE AND RESISTANT TO WEATHERING.

ROUNDED STONE (i.e. RIVER ROCK AND COBBLES) SHALL NOT BE USED. THE STONES SHALL BE A MINIMUM OF 3" AND A MAXIMUM OF 6"

DIAMETER. THE STONES SHALL HAVE A SPECIFIC GRAVITY OF AT LEAST 2.6. CONTROL OF GRADATION WILL BE BY VISUAL INSPECTION.

ANY CRACKED OR DAMAGED CURB AND GUTTER AND SIDEWALK SHALL BE REPLACED BY CONTRACTOR.

ALTHOUGH NOT NORMALLY USED, THE CITY RESERVES THE RIGHT TO REQUIRE VEHICLE TRACKING CONTROL WITH A TEMPORARY CATTLE GUARD

AND/OR WHEEL WASH FACILITIES AT SITES WHERE TRACKING ONTO PAVED AREAS BECOMES A SIGNIFICANT PROBLEM AS DETERMINED BY THE CITY

INSPECTOR.

6. IF VEHICLE TRACKING CONTROL WITH WHEEL WASH FACILITIES ARE REQUIRED, ALL WHEELS ON EVERY VEHICLE LEAVING THE SITE SHALL BE
CLEANED OF MUD USING A PRESSURE—WASHER. THE CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING A WATER SOURCE AND CONSTRUCTING
A WASHWATER SEDIMENT TRAP.

o>

MAINTENANCE NOTES:

1. CONTRACTOR SHALL INSPECT VEHICLE TRACKING CONTROL PAD DAILY. ROCK SURFACE SHALL BE CLEAN AND LOOSE ENOUGH TO RUT SLIGHTLY
UNDER WHEEL LOADS AND CAUSE LOOSE ROCK TO DISLODGE MUD FROM TIRES. WHEN ROCK BECOMES COMPACTED OR FILLED WITH SEDIMENT SO
THAT THE EFFECTIVENESS OF THE PAD IS DIMINISHED, CONTRACTOR SHALL RIP, TURN OVER, OR OTHERWISE LOOSEN ROCK, PLACE ADDITIONAL NEW
ROCK, OR REPLACE WITH NEW ROCK AS NECESSARY TO RESTORE EFFECTIVENESS.

2. SEDIMENT AND OTHER MATERIAL SPILLED, DROPPED OR TRACKED ONTO PAVED SURFACES SHALL BE REMOVED IMMEDIATELY OR BY THE END OF
EACH WORKING DAY.

3. VEHICLE TRACKING CONTROL PAD SHALL BE REMOVED AT THE END OF CONSTRUCTION. THE AREA SHOULD BE TOPSOILED, SEEDED, CRIMPED, AND
MULCHED OR OTHERWISE STABILIZED.

4. IF VEHICLE WHEEL WASH FACILITIES ARE REQUIRED, CONTRACTOR SHALL INSPECT VEHICLE TRACKING CONTROL AND WHEEL WASH FACILITIES DAILY.
ACCUMULATED SEDIMENTS SHALL BE REMOVED FROM THE PAD SURFACE.

5. ACCUMULATED SEDIMENT IN THE WASHWATER/SEDIMENT TRAP SHALL BE. REMOVED WHEN THE SEDIMENT REACHES AN AVERAGE DEPTH OF 12—INCHES.

| 50" MIN.

PLAN

PAVED SURFACE

/=3" — 6" ROCK
=) S @O U1

R R R R
Eresvaveteviavet et

20" MIN.

CURB CUT

o
( /S\GN "CONSTRUCTION ENTRANCE”

CONSTRUCTION FENCE, TYP., TO DISCOURAGE
VEHICLE ACCESS EXCEPT AT VTC

r 6" MIN. |

NO MATERIALS INCLUDING 2x4'S, PIPES,
DIRT, GRAVEL OR ASPHALT, SHALL BE
PLACED IN GUTTER TO FACILITATE
MOUNTING CURB; HOWEVER, CURB
MAY BE CUT DOWN TO A HEIGHT OF 2"
OR HIGHER FOR EASIER ACCESS AND
REPLACED AT PROJECT COMPLETION.
OTHER ACCESS DEVICES MAY BE USED
AS ACCEPTED BY THE CITY.

3" — 6" ROCK

SECTION A

SIGN TO INDICATE THE
LOCATION OF THE
CONCRETE WASHOUT AREA

BERM AROUND PERIMETER

GROUND SURFACE

0" ON BEDROCK
12" MIN OR HARD SURFACE,
’——— 2" IN SOIL

2'-0" MIN.

GROUND SURFACE/

13" (MINUS) CRUSHED ROCK
ENCLOSED IN WIRE MESH

WIRE TIE ENDS

4" TO 6” MAX AT CURBS,
OTHERWISE 6"—10" DEPENDING
ON EXPECTED SEDIMENT LOADS

— \/-m ROCK SOCK SECTION ROCK SOCK PLAN
COMPACTED EMBANKMENT
MATERIAL, TYP.
31V OR FLATTER ANY GAP AT JOINT SHALL BE FILLED WITH AN ADEQUATE
SIDE SLOPES AMOUNT OF 13" (MINUS) CRUSHED ROCK AND WRAPPED
o Ag’ngéumNED o WITH ADDITIONAL WIRE MESH SECURED TO ENDS OF ROCK
CONTAIN WASTE CONGRETE REINFORCED SOCK. AS AN ALTERNATIVE TO FILLING JOINTS
BETWEEN ADJOINING ROCK SOCKS WITH CRUSHED ROCK AND
ROCK SOCK 12" 1o ADDITIONAL WIRE WRAPPING, ROCK SOCKS CAN BE
(TyP.) i OVERLAPPED (TYPICALLY 12—INCH OVERLAP) TO AVOID GAPS.
=
zeeced CECRCECE)
P00 0.
GRADATION TABLE
MASS PERCENT
ROCK SOCK JOINTING SIEVE SIZE PASSING SQUARE
MESH SIEVES
NOTES: NO. 4
1. CONCRETE WASHOUT AREA SHALL BE INSTALLED PRIOR TO ANY CONCRETE PLACEMENT ON SITE. z 100
1-1/2" 90-100
2. VEHICLE TRACKING CONTROL IS REQUIRED IF ACCESS TO CONCRETE WASHOUT AREA IS OFF PAVEMENT. 1{ 20-55
3. SIGNS SHALL BE PLACED AT THE CONSTRUCTION ENTRANCE, AT THE WASHOUT AREA, AND ELSEWHERE AS NECESSARY 3/4" 0-15
TO CLEARLY INDICATE THE LOCATION OF THE CONCRETE WASHOUT AREA TO OPERATORS OF CONCRETE TRUCKS AND
PUMP RIGS. 3/8" 0-5
4. THE CONCRETE WASHOUT AREA SHALL BE REPAIRED AND ENLARGED OR CLEANED OUT AS NECESSARY TO MAINTAIN MATCHES SPECIFICATIONS FOR NO. 4 COARSE
CAPACITY FOR WASTED CONCRETE. ROCK_SOCK_INSTALLATION NOTES AGGREGATE FOR CONCRETE PER AASHTO M43. ALL
ROCK SHALL BE FRACTURED FACE, ALL SIDES

5. AT THE END OF CONSTRUCTION, ALL CONCRETE SHALL BE REMOVED FROM THE SITE AND DISPOSED OF AT AN 1. SEE PLAN VIEW FOR:
ACCEPTED WASTE SITE.

6. WHEN THE CONCRETE WASHOUT AREA IS REMOVED, THE DISTURBED AREA SHALL BE SEEDED AND MULCHED OR

— LOCATION (S) OF ROCK SOCKS.

OTHERWISE STABILIZED IN A MANNER ACCEPTED BY THE CITY. 2. CRUSHED ROCK SHALL BE 13" (MINUS) IN SIZE WITH A FRACTURED FACE (ALL

7. LOCATION OF CONCRETE WASHOUT AREA IS CONCEPTUAL ONLY. FINAL LOCATION TO BE DETERMINED IN THE FIELD AT
CONTRACTOR'S DISCRETION.

WITH A MAXIMUM OPENING OF %"

SIDES) AND SHALL COMPLY WITH GRADATION SHOWN ON THIS SHEET (13" MINUS).

3. WIRE MESH SHALL BE FABRICATED OF 10 GAGE POULTRY MESH, OR EQUIVALENT,
, RECOMMENDED MINIMUM ROLL WIDTH OF 48”.

4, WIRE MESH SHALL BE SECURED USING "HOG RINGS” OR WIRE TIES AT 6" CENTERS
ALONG ALL JOINTS AND AT 27 CENTERS ON ENDS OF SOCKS.

o J 5. SOME MUNICIPALITIES MAY ALLOW THE USE OF FILTER FABRIC AS AN ALTERNATIVE

TO WIRE MESH FOR THE ROCK ENCLOSURE.

EC2

NOT TO SCALE

705\ VEHICLE CONTROL TRACKING PAD

EC2 NOT TO SCALE

06 CONCRETE WASHOUT AREA 07

ROCK SOCK

EC2 NOT TO SCALE EC2

NOT TO SCALE

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
Call before you dig.

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL
APPROVED:
City Engineer Date
CHECKED BY:
Water & Wastewater Utility Date
CHECKED BY:
Stormwater Utility Date
CHECKED BY:
Parks & Recreation Date
CHECKED BY:
Traffic Engineer Date
CHECKED BY:
Environmental Planner Date

DIG, GRADE, OR EXCAVATE FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES.
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http://www.northernengineering.com

June 1, 2015

Variance Request for Site Structures Crossing Property Lines
910 Hill Pond Road - Project Development Plan (PDP)

Variance Description:

The Hill Pond Properties project, previously approved through the PDP process, has
been resubmitted for approval of a major amendment. The major amendment consists of a re-
plat for additional property lines within the original lot to allow for individual lots for 18 dwelling
units.

The need for the re-plat is driven strictly by financing and marketing concerns and not
by any desire to change the approved design. Indeed, the site design has very intentionally
been left unchanged, as it has been accepted and approved by the design team, the owner
and the PDP process.

However, the current site plan and the new property lines of the proposed re-plat come
into conflict with regards to the Entry Trellis features which are shared by 2 dwelling units.
These free standing structures will span the new property lines and thereby will be in violation
of the International Residential Code (Table R302.1).

We ask that a variance be granted for these structures so as to preserve the approved
site design with all its aesthetic amenities. The construction of the Entry Trellises will be of
non-combustible materials (heavy timber and metal - see attached detail drawing) which
should mitigate the life safety concerns for which the IRC regulations were created.

These Entry Trellises, along with landscaping and other site features, will be
maintained by the Home Owners Association. Their construction will be prescribed by the
future Permit documents, which will include the attached detail drawings that specify non-
combustible materials, and will not be dictated in any way by the wishes of home owners. The
HOA will oversee these features in perpetuity and insure that their non-combustible nature is
not compromised. They will never be subject to changes or modifications at the whim of
individual residents.

Jonathan Day  arcHitect
John Dengler & Associates
5336 Highcastle Court

Fort Collins, CO 80525
970.223.1512
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SITE NOTES:

Property Lines, Easements and all Metes and Bounds
Information provided by:
Intermill Land Surveying, Ine. Project # P-13-7461

Parcel Number: 41232-15-028
Existing Zoning.  M-M-N
Parcel Size: Gross Area = 2,118 Acres (44412 s.f)

(No Dedicated Easements existing within the property so
Net Area = Sross Area = 2178 Acres)

SITE PLAN

DWELLING UNITS
Type A - & (2 Story, 3 Bed Room, 2392 .F.)
Type B - 10 (2 Story, 3 Bed Room, 2,095 s f)
Tye C - > (2 Story, 3 Bed Room, 2,032 s t)
Totarl 5

Moximum Bullding Helght = 2d'-0"
1& Units/2.1& Acres = £.26 Dueling Units per Acre

ELOOR AREA RATIO
Total Floor Area = 39366 sf.

Site Area = A4412 s.f.
Floor Area Ratlo =  42%

LOT COVERAGE
Site Area = 944412 sf.

Bullding coverage = 31300 sf. / 94412 sf. = 33%

Driveway/Parking = 27236 sf /44412 s§ = 24%

Private Patios = 3280 sf. / 4442l sf. = 4%
Open space = 32,496 5. / d4dI12 5. = 34%
100%

EARKING (no parking outside of designated spaces)
car.

Each Duelling Unit has a 2-Car Garage.
(2 spaces required for a 3 bedroom dnelling unit)

Additional Guest Spaces: 10 (including | HC space)

Typlcal Guest Space Dimensions: 4'-O"W x I4'-O"L

HC Space Dimensions: '~
adjacent striped area at G-

"W X 19'-O"L with
"W x 19'-0"L

Bleycle:

| Central Fixed Rack = 4 bicycle spaces.

PARKING/DRIVENAT | ANDSCAPING:
Gross Vehicle Use Area = 19295 sf.
Londscaped Area = 273l sf
Londscaping Coverage = 14%

5336 highcastle court fort collins, colorado 80525 (970) 223-1512

P2 diameter
24%c) () Existing Tree to Remain
18"(D) / Existing Tree to be Removed
conlferous
'‘decidvovs

(see Landscape Dranings for detalled Mitigation Plan)
aerial

PAVEMENT | EGEND

Baver #1. concrote #l
Vehicle use Entry arive,
area Sideialks,
(color #) Parking, Patios

7] Concrete #2:
2" nide apron
around pavers

WesT FROSPECT ROAD

SITE

ﬁ% ¥
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SOUTH SHIELDS STREET

WEST BRAKE ROAD'

9210 Hill Pond Road
Fort Collins, Colorado
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HILL POND PROPERTIES PDP
VARIANCE REQUEST

3"x3" metal center post

2"x2" metal cross bars

3"x6" metal truss members

\ \ 4'x10" heavy timber

_ beams (2)

PROPERTY LINE

ww J
o \
/ _ &"x8" heavy timber
A columns (4) anchored
7\3 %7 to concrete slab.
= //%\\
2 / 530 5-3

column bases: 2x
framing with thetic
mgs&oaowf and

I stone top cap.

TIMBER (4X6 min size)

12'-6"

/2" = 10"

@mzjm« TRELLIS "A" DETAIL

6.1.2015



HILL POND PROPERTIES PDP
VARIANCE REQUEST

_ 2"x2" metal cross bars

3"x8" curved metal beams

n-3"

ql_oﬂ

N.‘O:

4"'x10" heavy timber
_ beams (2)

:
W
_ \ /J@.xw. heavy timber
I\
7:

columns (4) anchored
to concrete slab.

column bases: 2x
framing with thetic
mgs&oaowf and

I stone top cap.

TIMBER (4X6 min size)

12'-6"

ENTRY TRELLIS "B" DETAIL

©,

/2" = I'-0"
6.1.2015



From: Russell Hovland

To: "Jonathan Day"; Jason Holland

Cc: Charles Bailey; John Dengler; "Nick Haws"; Andy Reese

Subject: RE: Hill Pond Major Amendment - Variance Request for Entry Trellises
Date: Tuesday, June 02, 2015 3:08:11 PM

This is approved.

Russ Hovland

Plans Examiner

City of Fort Collins
970-416-2341
rhovland@fcgov.com

From: Jonathan Day [mailto:Jonathan@johndengler.com]

Sent: Monday, June 01, 2015 9:57 AM

To: Russell Hovland; Jason Holland

Cc: Charles Bailey; John Dengler; ‘Nick Haws'; Andy Reese

Subject: RE: Hill Pond Major Amendment - Variance Request for Entry Trellises

Russ,

Here is the document again with additional description of the future care and maintenance of the
trellises. Let me know if looks good. Thank you.

Jonathan qu ARCHITECT
John Dengler & Associates
5336 Highcastle Court

Fort Collins, CO 80525
970.223.1512

From: Russell Hovland [mailto:RHovland@fcgov.com]
Sent: Thursday, May 28, 2015 8:13 AM

To: Jason Holland
Cc: Jonathan Day; Charles Bailey; John Dengler; ‘Nick Haws'; Andy Reese
Subject: RE: Hill Pond Major Amendment - Variance Request for Entry Trellises

Jonathan, | need more language in this document that tells me the HOA will control and maintain the
Trellis so this is problems with who owns/maintains what in the future. Also the structure needs to
stay heavy timber/non-combustible and not be modified from that.

Russ Hovland
Plans Examiner
City of Fort Collins
970-416-2341

rhovland@fcgov.com

From: Jason Holland
Sent: Wednesday, May 27, 2015 4:47 PM
To: Russell Hovland


mailto:/O=CITY OF FORT COLLINS/OU=EXCHANGE ADMINISTRATIVE GROUP (FYDIBOHF23SPDLT)/CN=RECIPIENTS/CN=RHOVLAND
mailto:Jonathan@johndengler.com
mailto:JHolland@fcgov.com
mailto:charles.bailey1@comcast.net
mailto:John@johndengler.com
mailto:nick@northernengineering.com
mailto:andy@northernengineering.com
mailto:RHovland@fcgov.com
mailto:rhovland@fcgov.com

Cc: 'Jonathan Day'; Charles Bailey; John Dengler; 'Nick Haws'; Andy Reese
Subject: FW: Hill Pond Major Amendment - Variance Request for Entry Trellises

Hi Russ, here is the variance request for your review.

Thanks,
Jason

From: Jonathan Day [mailto:Jonathan@johndengler.com]
Sent: Wednesday, May 27, 2015 3:34 PM

To: Jason Holland
Cc: Charles Bailey; John Dengler; 'Nick Haws'; Andy Reese
Subject: Hill Pond Major Amendment - Variance Request for Entry Trellises

Jason,

Attached is the Variance Request for the entry trellises spanning the new property lines. The
document contains a description of the elements in conflict and a detail of the trellis with non-
combustible materials. Let me know if you think it needs anything more. If you are satisfied with it |
would ask that please you forward it to those departments that need to see it. Thank you.

Jonathan Day ARCHITECT
John Dengler & Associates
5336 Highcastle Court

Fort Collins, CO 80525
970.223.1512
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A FREE PERMIT MUST BE OBTAINED FROM THE CITY FORESTER BEFORE ANY STREET TREES ARE PLANTED IN PARKWAYS " EXISTING
BETWEEN THE SIDEWALK AND CURB. STREET TREE LOCATIONS AND NUMBERS MAY CHANGE TO MEET ACTUAL UTILITY/TREE -~ TREETO 2
SEPARATION STANDARDS. LANDSCAPE CONTRACTOR MUST OBTAIN APPROVAL OF STREET TREE LOCATIONS AFTER UTILITY REMAIN I_EG EN D ' '
LOCATES. STREET TREES MUST BE INSPECTED AN APPROVED BEFORE PLANTING AND ISSUANCE OF THE PERMIT. FAILURE TO ) Catamount
OBTAIN THIS PERMIT IS A VIOLATION OF THE CODE OF THE CITY OF FORT COLLINS. -
PROPERTIES
—————— LTD
- EXISTING TREES
w landscape architecture +
urban design +
— planning
\ TREE BUFFER ALONG PROPERTY LINES »
\ VN 4By —
\ \"\ \ SHAD E TR EES boulder / steamboat springs, co
Vo \ AP 7 570367 5100
4 3 - o-sla@r-ne.c-om
" VINES AND v
ORNAMENTAL @ ORNAMENTAL TREES
GRASSES BETWEEN ‘
GARAGES W2
L) EVERGREENS
 SHADE TREES i
- AT ENTRIES
o T %
TREE TO LL]
REMAIN @)
2 __ O
SHRUB BEDS BUFFER
POROUS PAVERS - TYPE 1 w3
- o O
POROUS PAVERS - TYPE 2 Noo
u c©
1-\WC PATIO PAVERS (center area) o' 8 s
Q — IE
T O
HILL POND PLANT LIST 02/13/15 P4 g O
! < : , LA b 5o = ¢ =\ [0 : N \ KEY COMMON NAME BOTANICALL NAME QrTy. SIZE % RMKS. MITIGATION m ; .g
BIKE RACK Vi el ] ‘ 2 L | : A= ,. 7 SHADE TREES | | | | | | o
g \ X “ \\ ) \ g ' BO Bur Oak Quercus macrocarpa 6 3" cal. 9.0% B&B upsized for mitigation I
o BTM Big Tooth Maple Acer grandidentatum 3 3" cal. 4.5% B&B upsized for mitigation I
T CPO Chinkapin Oak Quercus muehlenbergii 4 3" cal. 6.0% B&B upsized for mitigation —
CSO Crimson Spire Oak Quercus Crimson Spire 7 3" cal. 11.5% B&B upsized for mitigation I
GL Glenleven Linden Tilia x flavenscens 'Glenleven' 8 3" cal. 11.9% B&B upsized for mitigation
GMSM  |Green Mountain Sugar Maple Acer saccharum 'Green Mountain' 3 3" cal. 4.5% B&B upsized for mitigation
HB Northern Hackberry Celtis ocidentalis 4 3" cal. 6.0% B&B upsized for mitigation
KCT Kentucky Coffeetree Gymnocladus dioicus 3 3" cal. 4.5% B&B upsized for mitigation
SHL Shademaster Honeylocust Gleditsia triacanthos inermis 'Shademaster 2 3" cal. 3.0% B&B upsized for mitigation
WC Western Catalpa Catalpa speciosa 5 3" cal. 7.5% B&B upsized for mitigation
45 45 TREES TOTAL
1 ORNAMENTAL TREES
_— TC Thunderchild Crabapple Malus Thunderchild' 5 2.5" cal. 7.5% B&B upsized for mitigation
5 2.5 TREES TOTAL
FIREPLACE EVERGREEN TREES
T AP Austrian Pine Pinus nigra 7 8' ht. 10.4% B&B upsized for mitigation NOTICE DUTY OF COOPERATION
B TRELLIS \X// CBS Hoopsii Blue Spruce Picea pungens'Hoopsii' 4 8' ht. 6.0% B&B upsized for mitigation Release f’f these plar;]s contemil.ates further
KITCHEN PP Pinyon Pine Pinus edulis 2 8' ht. 3.0% B&B upsized for mitigation coZEZr:;flr;:::z:getafc?‘::;\:: El)se:;:t;zrllztor,
SWWP  |Southwestern White Pine Pinus strobus 4 8' ht. 6.0% B&B upsized for mitigation | ZonStrUCtiif‘ are co;1|:‘le?(. A|th°|Ugh th:
i1 17.0 TOTAL g e i conens e
9_.HB TOTAL TREES: 67 87.6% 64.5 TREES TOTAL Ziligence, thtey connot guara:\tee perfection.
- Communication is imperfect, and every
DECIDUOUS SHRUBS contingency cannot be anticipated. Any
BPL Miss Canada Lilac Syringa x prestoniae 'Miss Canada' 5 gallon 6'o.c. ambiguityfo; discrlepancg' ﬁi;covered bz the
GDP Gold Drop Potentilla Potentilla fruticosa 'Gold Drop' 5 gallon 3'o.c immelzzt;yttss;ep ::cshsit:ct. Ea:IeuPrZr:ce:o notify
EXISTING IBR |ceberg Rose Rosa x 'lceberg' Floribunda Rose 5 gallon 3'o.c. ) the Iandsc.ape architect compounds )
TREE TO MBCB Magic Berry Coralberry Symphoricarpos x doorenbosii 'Magic Berry' 5 gallon 2.5 0.c. mlz;:iér;t?;;ﬂ:eg :gi;r:;‘::;tees;yozssti::;lon
REMAIN MCB Marleen Coralberry Symphoricarpos x doorenbosii 5 gallon 2.5 0.c notice to the landscape architect shall relieve
MKL Muiss Kim Lilac Syringa patula 'Miss Kim' 5 gallon 4'o.c. th:”Ii';:iceapueeizce};iteé}::;oz '::Z:nfifﬂtzhf:r
//_,,,/-»/“”'/( NWR Nearly Wild Rose (Floribunda) Rosa x 'Nearly Wild' 5 gallon 3'o.c plans wc':thout c.onsentgof the landscape
- OGH Oregon Grape Holly Mahonia aquifolium 5 gallon 7'o.c. :rclhitjct are un;gthorizfed, and shaIII relfieveII
PBBB Petite Plum Dwarf Butterfly Bush Buddleja davidii nanhoensis * Monum* 5 gallon 5'o.c. tcinzlqslf:E:ezr:r:ficr:\tgZuzez’;:::flclrtlngj
/. PL Royalty Lilac Syringa x josiflexa 'Royalty' 5 gallon 6'o.c.
9.\WC e giis RKOR Rainbow Knock Out Rose Rosa x 'Radcor' 5 gallon 3'o.c.
B N SC Spreading Cotoneaster Cotoneaster divaricatus 5 ga"on 5'o.c. Issue Date:
‘AQ/A“. . WL Mount Baker Canadian Lilac Syringa x hyacinthiflora 'Mount Baker' 5 gallon 6'o.c. ]
- é"%"":’//ﬁ % YSR Harison's Yellow Shrub Rose Rosa x harisonii 5 gallon 4'o.c. 09117114 dwn by: osla
\\\ 4“/ 3 TOTAL 0 rev'd by: osla
il |\t e N & ~ % ' EVERGREEN SHRUBS Revisions
/,//// B W \ Pl 2 : / \ S y BSJ Blue Star Juniper Juniperus squamata 'Blue Star 5 gallon 3'o.c.
T - X \ \ ‘ TOTAL 0 per staff comments 01/20/2015
e TOTAL SHRUBS: 0
ORNAMENTAL GRASSES per staff comments 02/13/2015
o= e B |- G / ‘-‘{\ ) : // DFG Dwarf Fountain Grass Pennisetum a|opecuroic|es 'Hameln' 5 ga"on 18" o.c.
f VMG Varigated Maiden Grass Miscanthus sinensis 'Varigatus' 5 gallon 24" o.c. FINAL SUBMITTAL 06/04/2015
. TOTAL SHRUBS: 0
N /%%/g' PERENNIALS, GROUNDCOVERS & VINES
,/‘E—;%EX|ST|NG ‘r,, DL Stella De Oro Dwarf Daylily Hemerocallis x 'Stella de Oro' 5 gallon 12" o.c.
__&%"TREE TO =+ HL Hidcote Lavender Lavandula angustifolia 'Hidcote' 5 gallon 15" o.c.
f/“/—J?—‘REMAlN — - ML English Lavender Lavandula angustifolia '"Munstead 5 gallon 15"o.c.
SW Sweet Woodruff Galium odoratum (Asperu|a odorata) 5 ga||on 12" o.c.
TOTAL PERENNNIALS: 0
NOTE: EXACT SPECIES OF SHRUBS AND PERENNIALS TO BE SELECTED FROM THE FORT COLLINS RECOMMENDED PLANT LIST AT TIME OF FINAL
HILL POND ROAD  &ismne |
TREE TO NATIVE SEED MIX:
REMAIN 30% Western Wheatgrass
25% Sheep Fescue
20% Perennial Rye
15% Chewings Fescue
10% Kentucky Bluegrass
SEED MIX TO BE DRILLED AT RATE OF 16-24 LBS/PLS/ACRE.
Sheet No.
STREET TREE NOTES: ' S | AN e
: PLAN
1. STREET TREES SHALL BE SUPPLIED AND PLANTED BY THE DEVELOPER USING A QUALIFIED LANDSCAPE CONTRACTOR.
2. A PERMIT MUST BE OBTAINED FROM THE CITY FORESTER BEFORE ANY TREES OR SHRUBS AS NOTED ON THIS PLAN ARE PLANTED, PRUNED OR REMOVED ON THE PUBLIC RIGHT-OF-WAY. THIS INCLUDES THE ZONES BETWEEN THE SIDEWALK AND CURB, MEDIANS AND OTHER CITY PROPERTY. THIS PERMIT SHALL APPROVE THE LOCATION AND SPECIES TO BE PLANTED.
FAILURE TO OBTAIN THIS PERMIT MAY RESULT IN REPLACING OR RELOCATING TREES AND A HOLD ON CERTIFICATE OF OCCUPANCY.
3. CONTRACT THE CITY FORESTER TO INSPECT ALL STREET TREE PLANTINGS AT THE COMPLETION OF EACH PHASE OF THE DEVELOPMENT. ALL TREES NEED TO HAVE BEEN INSTALLED AS SHOWN ON THE LANDSCAPE PLAN. APPROVAL OF STREET TREE PLANTING IS REQUIRED BEFORE FINAL APPROVAL OF EACH PHASE.
L 4
4.  THE DEVELOPER SHALL REPLACE DEAD OR DYING STREET TREES AFTER PLANTING UNTIL FINAL MAINTENANCE INSPECTION AND ACCEPTANCE BY THE CITY OF FORT COLLINS FORESTRY DIVISION. ALL STREET TREES IN THE PROJECT MUST BE ESTABLISHED, OF AN APPROVED SPECIES AND OF ACCEPTABLE CONDITION PRIOR TO MAINTENANCE ACCEPTANCE.
STREET TREE LOCATIONS AND NUMBERS MAY BE ADJUSTED TO ACCOMMODATE DRIVEWAY LOCATIONS, UTILITY SEPARATIONS BETWEEN TREES, STREET SIGNS AND STREET LIGHTS. QUANTITIES SHOWN ON PLAN MUST BE INSTALLED UNLESS A REDUCTION OCCURS TO MEET SEPARATION STANDARDS.
_

© 2014 outside LA, LLC



jholland
Strikethrough


(2) 12" X 1 1/2" NYLON/COTTON WEAVE
TIE

S
WITH 3/4" GROMMETS AND 12 GUAGE
WIRE
FASTENED. WRAP OTHER END OF WIRE
AROUND STAKE AND TWIST TO SECURE.

LANDSCAPE NOTES:

1. ALL PLANT MATERIAL SHALL MEET SPECIFICATIONS OF THE AMERICAN ASSOCIATION OF NURSERYMEN (AAN) FOR NUMBER ONE GRADE. ALL
TREES SHALL BE BALLED AND BURLAPPED OR EQUIVALENT.

COVER TRUNK WITH TREE WRAP - (3) 12" x 1 1/2" NYLON/COTTON WEAVE TIES C t t
4" BROWN CREPE PAPER. WITH 3/4" GROMMETS. a amoun

(2) 2" LODGEPOLE PINE STAKES. ALIGN

2. TREES SHALL NOT BE PLANTED CLOSER THAN 4' TO ANY GAS LINE CLOSER THAN 6' TO ANY WATER OR SEWER SERVICE LINE, AND NO CLOSER
THAN 10' TO ANY WATER OR SEWER MAIN. TREE PLANTING SHALL BE COORDINATED WITH PUBLIC SERVICE COMPANY. A HORIZONTAL

#12 GAUGE WIRE FASTENED W/ (2) ZINC PLATED
DISTANCE OF 40' BETWEEN STREET TREES AND STREET LIGHTS AND 15' BETWEEN ORNAMENTAL TREES AND STREET LIGHTS SHALL BE MAINTAINED. STAKES PARALLEL W/ ROADIWALKS OR L CLAMPS COVER SUve N R B DA PROPERTIES
SHRUBS ARE NOT TO BE PLANTED WITH 4' OF ANY WATER OR SEWER MAINS. PLANT MATERIALS SHALL BE ADJUSTED IN THE FIELD TO MAINTAIN WIND. ALL STAKES TO BE CONSISTENT SLIP PLASTIC TUBING. — LTD
THE ABOVE CLEARANCES PER EACH STREET. COORDINATE W/
’ LANDSCAPE ARCHITECT. PLANT CROWN AT 2" ABOVE SURROUNDING

REMOVE PLANT FROM CONTAINER OR
W/ B&B MATERIAL, REMOVE WIRE
BASKET FROM ROOT BALL AND PEEL
BACK BURLAP AFTER 2/3 BURIED IN PIT.

landscape architecture +
urban design +
planning

FINISH GRADE.

3. A PERMIT MUST BE OBTAINED FROM CITY FORESTER BEFORE ANY TREES OR SHRUBS AS NOTED ON THIS PLAN ARE PLANTED, PRUNED OR
REMOVED ON THE PUBLIC RIGHT-OF-WAY. THIS INCLUDES ZONES BETWEEN THE SIDEWALK AND THE CURB, MEDIANS AND OTHER CITY PROPERTY.
THIS PERMIT SHALL APPROVE THE LOCATION AND SPECIES TO BE PLANTED. FAILURE TO OBTAIN THIS PERMIT MAY RESULT IN REPLACING OR

PLANT SO CROWN IS 2" ABOVE

SURROUNDING FINISH GRADE. COVER W/ MULCH 3" DEEP.

COVER W/ MULCH 3" DEEP

A

3" HIGH WATER RETENTION BERM IN
RELOCATING TREES AND A HOLD ON CERTIFICATE OF OCCUPANCY. e EASE BACK SLOPE ON UPHILL SIDE NON-IRRIGATED TURF AREAS. PLANT GROWN AT 2" ABOVE FINISHED
”é 552 WHERE APPLICABLE. EASE BACK SLOPE ON UPHILL SIDE, GRADE. boulder/ teamboat springs, oo
4. TREE REMOVAL TO BE OUTSIDE SONGBIRD NESTING SEASON (FEB 1 - JULY 31) OR CONDUCT A SURVEY OF TREES ENSURING NO ACTIVE NESTS widd 4" HIGH WATER RETENTION BERM IN WHERE APPLICABLE. 3" DEEP MULCH, WHERE T 9703675180
IN THE AREA. é g 5 é NON-IRRIGATED TURF AREAS. (3) 1"x2"x18" STAKES TO ANCHOR GUYS. APPLICABLE. osla@me.com
e ® e o e _ EASE BACK SLOPE ON UPHILL SIDE,
5. LANDSCAPE SHALL BE INSTALLED OR SECURED WITH A LETTER OF CREDIT, ESCROW, OR A PERFORMANCE BOND FOR 125% OF THE VALUE OF THE EIEEE CEIETEL= gggré\ENTDA'?\JEDM(%\ﬁEE/%LFL:SSTTe%IETY\yERE o e %JET) QTLD gTE%%VERAJTAELcLT?\TETTAi ¥VEII;5\ E:QS_KET WHERE APPLICABLE.
LANDSCAPING AND INSTALLATION PRIOR TO THE ISSUANCE OF A CERTIFICATE OF OCCUPANCY. L= T ans il MATERIAL (ie burlap) AFTER THE ROOT BALL EELSIERS Burlap) AFTER THE ROOT BALL HAS BEEN (ie. 3" HIGH WATER RETENTION BERM
=l ST HAS BEEN STABLIZED IN THE PIT. MAKE AL STABILIZED IN THE PIT. MAKE SURE ALL ROPE i EXCEPT IN DRIP IRRIGATED AREAS,
URHIF N\ TR ]| SURE ALL ROPE AND TAGS ARE REMOVED == . : ==l REMOVE AT END OF MAINTENANCE
6. CONTACT THE CITY FORESTER TO INSPECT ALL STREET TREE PLANTINGS AT THE COMPLETION OF EACH PHASE OF THE DEVELOPMENT. ALL TREES & it pan g Sl 2L FROM AROUND THE TRUNK. U] ~ =S and TACS rVE BEEN REMOVED FROM AROUND i BERISPY SIDES OF HOLE PRIOR TO
NEED TO HAVE BEEN INSTALLED AS SHOWN ON THE LANDSCAPE PLAN. APPROVAL OF STREET TREE PLANTINGS IS REQUIRED BEFORE FINAL Se—— m;mfm‘zmk\mf SCARIFY SIDES OF HOLE PRIOR TO = T T T T SCARIFY SIDES OF HOLE PRIOR TO === PLANTING.
APPROVAL OF EACH PHASE. = | BACKFILLING. =lE=l=lE=] EW% ’ BACK FILLING. == BACK FILL MIX:
BACKFILL MIX.: IR I T = = | { . B[ O G M - 75% NATIVE SOIL EXCAVATED FROM PIT
7. LANDSCAPING WITH PUBLIC ROW AND COMMON OPEN SPACE AREAS SHALL BE INSTALLED BY THE DEVELOPER AND MAINTAINED BY THE N 2 X ROOT BALL < 75% NATIVE SOIL EXCAVATED FROM PIT 2 X ROOT BALL B e L EXCAVATED FROM PIT === === - 25% ORGANIC COMPOST
OWNER. MIN! WIDTH, MIN. NOTE: IF HOLE IS TOO DEEP, ANY SOIL WIDTH, MIN. - 25% ORGANIC COMPOST i\@ﬁf@ﬁ@ﬁ@ﬁ:‘ ‘ Il FOOT-TAMPED COMPACTED BACK
ég?ﬂ%%g?E%A'SE THE ROOTBALL SHOULD BE NOTE: IF HOLE IS TOO DEEP, ANY SOIL ADDED TO - = =l FILL UNDER ROOT BALL TO
8. DEVELOPER SHALL ENSURE THAT THE LANDSCAPE PLAN IS COORDINATED WITH THE PLANS DONE BY OTHER CONSULTANTS SO THAT THE ' RAISE THE ROOT BALL SHOULD BE COMPACTED. sl NDISTURBED SUBSOIL
PROPOSED GRADING, STORM DRAINAGE, OR OTHER CONSTRUCTION DOES NOT CONFLICT NOR PRECLUDE INSTALLATION AND MAINTENANCE UNDISTURBED SUB-SOIL. — UNDISTURBED SUB-SOIL. WIDTH, MIN. -SOIL.
OF LANDSCAPE ELEMENTS ON THIS PLAN. DECIDUOUS TREE PLANTING & STAKING EVERGREEN TREE PLANTING & STAKING TYPICAL SHRUB PLANTING
9. ALL LANDSCAPE AREA WITHIN THE SITE SHALL BE IRRIGATED WITH AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM. AN IRRIGATION SCALE: NTS SCALE: NTS SCALE: NTS

PLAN, REVIEWED AND APPROVED BY THE WATER UTILITIES, WILL BE REQUIRED PRIOR TO ISSUANCE OF A BUILDING PERMIT.

ALL TURF AREA TO BE IRRIGATED WITH AN AUTOMATIC POP-UP SYSTEM. ALL SHRUB BEDS AND TREES, INCLUDING IN NATIVE SEED AREAS, ARE
10. TO BE IRRIGATED WITH AN AUTOMATIC DRIP (TRICKLE) IRRIGATION SYSTEM, OR ACCEPTABLE ALTERNATIVE. THE IRRIGATION SYSTEM IS TO BE TURF GRASS MULCH

ADJUSTED TO MEET THE WATER REQUIREMENTS OF THE INDIVIDUAL PLANT MATERIAL.
FINISHED GRADE

ALL SHRUB BEDS TO BE MULCHED WITH A 3" LAYER OF SPECIFIED MULCH OR COBBLE O ARRIER.
11.

EDGING BETWEEN GRASS AND SHRUB BEDS SHALL BE 1/8" X 4" STEEL SET LEVEL WITH TOP OF SOD.

12.
IRRIGATED TURF TO BE SODDED WITH REVEILLE BLUEGRASS. 1/8" X 4" RYERSON

13. STEEL EDGING WITH "I\IOI;FIIIE\ISIéHED GRADE FOR SOD AND MULCH TO
TO THE MAXIMUM EXTENT FEASIBLE, TOPSOIL THAT IS REMOVED DURING CONSTRUCTION ACTIVITY SHALL BE CONSERVED FOR LATER USE. D RO BE AT GRADE WITH TOP OF EDGING AND

14, 15" STEEL STAKES _/ EDGING SHOULD NOT BE VISIBLE.
THE SOIL IN ALL LANDSCAPE AREAS, INCLUDING PARKWAYS AND MEDIANS, SHALL BE THOROUGHLY LOOSENED TO A DEPTH OF NOT LESS SPACED AT 30" O G, 5 TAMP MULCH AT EDGING SO THAT IT DOES
THAN 8" AND SOIL AMENDMENT SHALL BE THOROUGHLY INCORPORATED INTO THE SOIL OF ALL LANDSCAPE AREAS TO A DEPTH OF AT LEAST NOT SPILL INTO TURF.

15. 6"BY TILLING, DISCING OR OTHER SUITABLE METHOD, AT A RATE OF AT LEAST 3 CUBIC YARDS OF SOIL AMENDMENT PER 1,000 SF OF EDGING
LANDSCAPE AREA. TO PROTECT EXISTING TREES FROM ROOT DAMAGE, SO NOT CULTIVATE MORE THAN 2" DEEP WITH DROP ZONE OF
EXISTING TREES. SCALE: NTS

STREET LANDSCAPING, INCLUDING STREET TREES, SHALL BE SELECTED AND MAINTAINED IN ACCORDAMG CITY CODES AND POLICIES.

HILL POND RESIDENCES
910 Hill Pond Road
Fort Collins, Colorado
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16. ALL TREE PRUNING AND REMOVAL WORKS SHALL BE PERFORMED BY A CITY OF FORT COLLINS LICENSED ARBORS WHERE REQUIRED BY CODE. METAL LOGS IN |%| % ’:{ \x\ ?
VOLANIC ROCK i N &i 2
| |
17. STONE TO MATCH 3
ARCH SHADE TREES IN COLORFUL SHRUB BEDS T T T
TURF AREA
_— L L LLCL L/ I‘:tLL AN RN POROUS DECORATIVE PAVER TYPE 2 NLLLLLLLLLLL
1. EXISTING TREES MARKED FOR PROTECTION AND PRESERVATION SHALL NOT BE REMOVED. S 20 N o Y S S A A N O I

LLL'LLL B B POROUS PAVER TYPE 1 Sy
Y N /= = /2 .~y vy e B Ty NOTICE DUTY OF COOPERATION

9. HEAVY EQUIPMENT SHOULD NOT BE ALLOWED TO COMPACT OVER THE ROOT ZONE OF EXISTING TREES. AR RN AR L_tthLﬁﬁﬁLLLﬁﬁﬁﬁLLtﬁEtLL@ﬁ LLLLLE_ELLLLLL
A A g O O P WO LB‘JLL&LLBLLM Release of these plans contemplates further
3. AVOID CUTTING SURFACE ROOTS WHENEVER POSSIBLE. SIDEWALKS AND PAVING LEVELS SHOULD BE CONTOURED SUFFICIENTLY TO AVOID LLL tttt ttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttttﬁ o L L L L L |! coZEZr:;flr;:‘rj:z:fet;cmlzcetn E;z;t;:t;iztor,
DAMAGE. ' :
1 L IBNE IBNE NE RNE INE RE RE R Ll L L BRE L construction are complex. Although the
R AN A o A AT T i s e A s et s B g ) landscape architect and their consultants have
4. ROQT CUTS FROM EXCAVATION SHOULD BE DONE RAPIDLY. SMOOTH FLUSH CUTS SHOULD BE MADE. BACKFILL BEFORE THE ROOTS HAVE A _LLLLLLL?LLLLL 7Y S [ p.erformed their services with due care z.md
CHANCE TO DRY OUT AND WATER THE TREE IMMEDIATELY. GAS FIREPIT Ftttttttétttt\[ b ttttttttttttt% [ dlIgzr:::‘,::iec);:i:g:r;:fﬁ;::?:;cteeaﬁjr;el:t;on.
TLLLLLLLLLLLLLL ] e contingencycannotbeantici;aated. Any
5. PRIOR TO CONSTRUCTION , ALL PROTECTED TREES SHALL HAVE ORANGE PROTECTION BARRIER FENCING ERECTED, WHICH AS A MINIMUM ARE SCALE: NTS Ltttttttﬁ{tttﬁ i e L ambiguity or discrepancy discovered by the
SUPPORTED BY 1" X 1" OR SIMILAR STURDY STOCK, FOR SHIELDING OF PROTECTED TREES, NO CLOSER THAN 6' FROM THE TRUNK OR 1/2 OF THE RN R 8 Cor [  use of hese plans shll be roported "
= Immediately to the architect. Failure to noti
DRIP LINE, WHICH EVER IS GREATER, WITHIN THIS PROTECTION ZONE, THERE SHALL BE NO MOVEMENT OF EQUIPMENT OR STORAGE OF TEEEEEEE%EEE& s e the landscape architect compounds
EQUIPMENT, MATERIALS, DEBRIS, FILL OR CUT UNLESS APPROVED BY THE CITY FORESTER. Sl Ll Ll 1y misunderstanding and increases construction
LLLLLLLLFLLLLL g costs. A failure to cooperate by a simple
WITHIN THE DRIP LINE OF ANY PROTECTED EXISTING TREE, THERE SHALL BE NO CUT OR FILL OVER A 4" DEPTH UNLESS A QUALIFIED ARBORS OR ;tttttttﬁttt& T notice to the landscape architect shal relieve
6. FORESTER HAS EVALUATED AND APPROVED THE DISTURBANCE. GRILLS IN KITCHEN [:LLLLLLL Lty all conseqpuences Changes maze from tyhe
COUNTER /< Y lans without c.onsent of the landscape
CCCLCECCrrry " P . b
DURING THE CONSTRUCTION STAGE OF DEVELOPMENT, THE APPLICANT SHALL PREVENT THE CLEANING OF EQUIPMENT OR MATERIAL OR THE Y 8 architectare unauthorzed and sl relieve
7. STORAGE OR DISPOSAL OF WASTE MATERIAL SUCH AS PAINTS, OILS, SOLVENTS, ASPHALT, CONCRETE, MOTOR OIL OR ANY OTHER MATERIAL N o O B L the fandscape architect of responsiotity for a
STONE TO MATCH "L BRI B8 consequences arriving out of such changes.
HARMFUL TO THE LIFE OF A TREE, WITHIN THE DRIP LINE OF ANY PROTECTED TREE OR GROUP OF TREES. /" ARCH&PLANTERS | | | | @& | [ L -~ " 1
T I I is = ko
NO DAMAGING ATTACHMENT, WIRES, SIGNS OR PERMITS MAY BE FASTENED TO ANY PROTECTED TREE. %tttttt?ttti =t E Issue Date:
TR NERN RN = Iz )
8. LARGE PROPERTY AREAS CONTAINING PROTECTED TREES AND SEPARATED FROM CONSTRUCTION OR LAND CLEARING AREAS, ROAD ROW AND ttttttt@ttttt T T K# 09/17/14 dwn by: osla
UTILITY EASEMENTS MAY BE RIBBON OFF', RATHER THAN ERECTING PROTECTIVE FENCING AROUND EACH TREE AS REQUIRED IN NOTE (5) ABOVE. gug%_ﬁgugulLLu = =T — %m PLANTERS SURROUND TURF AREA '
9. THIS MAY BE ACCOMPLISHED BY PLACING METAL T-POSTS STAKES A MAXIMUM OF 50' APART AND TYING A RIBBON OR ROPE FROM sLUTL LLflLLLL — < ’ L revidby: o
STAKE-TO-STAKE ALONG THE OUTSIDE PERMITTER OF SUCH AREAS BEING CLEARED. I N o fﬁ .
SR I N B - L evisions
. ’ HEEEEREYRENE i Sl
ALL EXISTING TREES SHALL BE PRUNED TO THE CITY FORESTER'S MANAGEMENT PRUNE STANDARDS". %tttttttﬁttttt T E ttttttttttttﬁ_ . . oir0/0ls
= ‘;::% | & per stait comments
10. THE INSTALLATION OF UTILITIES, IRRIGATION LINES OR ANY UNDERGROUND FIXTURE REQUIRING EXCAVATION DEEPER THAN SIX (6) INCHES SHALL [tttttttﬁtttﬁ = & R
BE ACCOMPLISHED BY BORING UNDER THE ROOT SYSTEM OF PROTECTED EXISTING TREES AT A MINIMUM DEPTH OF TWENTY-FOUR (24) INCHES. SCCCCCCLglCrll = % | OO0 et 211015
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Fort COllinS MEETING DATE _February 23, 2015
M STAFF Holland

HEARING OFFICER
STAFF REPORT

PROJECT: Hill Pond Residences Project Development Plan, PDP #140015

APPLICANT: Catamount Properties
Charles Bailey
7302 Rozena Drive
Longmont, Colorado 80503

OWNER: Robert and Karen Yovanoff
910 Hill Pond Road
Fort Collins, CO 80526

PROJECT DESCRIPTION:

This is a proposed residential development containing 18 dwelling units consisting of 8
single-family attached dwellings (commonly referred to as duplexes) and 2 single-family
detached dwellings. The project is located at 910 Hill Pond Road, north of the
intersection of Hill Pond Road and Gilgalad Way, and is in the M-M-N, Medium Density
Mixed-Use Neighborhood zone district. The existing single family home on the 2.18 acre
site is proposed to be demolished along with the existing community pool and tennis
courts. All of the proposed dwellings are two-stories and have 2-car attached garages.
The dwellings are centered around an interior drive isle containing a central gathering
area.

One Modification of Standard is proposed to Land use Code Section 3.5.2(D)(1),
Relationship of Dwellings to Streets and Parking, requesting to eliminate the connecting
sidewalk requirement and provide an alternative pedestrian and bicycle connection
network with an "enhanced shared drive".

The proposed single-family and single-family attached uses are permitted in the M-M-N
zone district, subject to a Type One administrative review.

Planning Services 281 N College Ave — PO Box 580 — Fort Collins, CO 80522-0580
fcgov.com/developmentreview/ 970.221.6750
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RECOMMENDATION:

Approval of the Hill Pond Residences Project Development Plan and Modification of
Standard to 3.5.2(D)(1), Relationship of Dwellings to Streets and Parking — Orientation
to a Connecting Walkway.

EXECUTIVE SUMMARY:

The Hill Pond Residences Project Development Plan (PDP) complies with the
applicable requirements of the City of Fort Collins Land Use Code (LUC), more
specifically:

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

e The PDP complies with relevant standards located in Division 4.6, Medium
Density Mixed-Use Neighborhood (M-M-N) zone district.

e The Modification of Standard to Section 3.5.2(D)(1) meets the applicable
requirements of Section 2.8.2(H), and the granting of this Modification would
not be detrimental to the public good.

e The PDP complies with the relevant standards located in Article 3 — General
Development Standards, provided that the Modification of Standard is
approved.
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COMMENTS:

1. Background:

The surrounding zoning and land uses are as follows:

Direction | Zone District Existing Land Uses

North Medium Density Mixed-Use | One single-family residence on
Neighborhood District approximately 4 acres (1900 South Shields
(M-M-N) Street)

South Medium Density Mixed-Use | Sundering Townhomes PUD - single-family
Neighborhood District attached neighborhood
(M-M-N)

East Medium Density Mixed-Use | One single-family residence on
Neighborhood District approximately 4 acres (1900 South Shields
(M-M-N); Street);
Low Density Residential Windtrail on Spring Creek PUD - single-
District (R-L) family detached residences

West Medium Density Mixed-Use | Hill Pond On Spring Creek PUD — a mix of
Neighborhood District single-family attached and detached
(M-M-N) residences

Land Use History:

e The property was annexed into the City of Fort Collins with the Spring Creek
Third Annexation in 1969.

e The 2 acre site originally served as a private amenity facility — including tennis
courts, pool, etc. — for the Hill Pond on Spring Creek PUD, and was originally
platted in 1972 as part of the Second Replat of the Hill Pond on Spring Creek
First Filing. At some point thereafter the facility was sold and is currently
used as a single-family residence.

2. Compliance with Medium Density Mixed-Use Neighborhood (M-M-N) Zone

District Standards:

The project is in compliance with all applicable M-M-N standards with the
following relevant comments provided. Language in this staff report that is taken
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directly from the Land Use Code (LUC) is shown in italics, with certain relevant
elements underlined for emphasis.

Section 4.6(B)(2)(a) - Permitted Uses

The proposed single-family attached and single-family detached uses are
permitted in the M-M-N zone district subject to a Type One review.

Section 4.6(D)(1) — Density

The proposed density is of 8.26 dwelling units per net acre is in compliance with
the density range of this section, which requires that residential developments
containing 20 acres or less have an overall minimum density of 7 dwelling units
per acre. The minimum density for developments that are more than 20 acres is
12 dwelling units per net acre. There is no specific maximum density in the M-M-
N District.

Section 4.6(D)(3) — Building Height

The project proposes a maximum building height of two stories, which is in
conformance with the maximum building height of three stories in M-M-N District.

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

1) Section 3.2.1(D)(1)(c) Full tree stocking. Canopy shade trees, evergreen
trees and ornamental trees are provided around the perimeter of the
proposed buildings in accordance with the minimum standards.

2) Section 3.2.1(D)(2) Street trees. Canopy shade trees are provided at
approximately 40-foot intervals along the project's Hill Pond Road and
Gilgalad Way frontages, accordance with the standards of this section. In
order to provide a more natural character, trees are planted in informal
groupings along these street frontages, which is permitted provided that
the minimum overall spacing requirement is met.

3) Section 3.2.1(D)(3) Minimum Species Diversity. The PDP provides not
more than 15% of any one tree species in compliance with this standard.
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4) 3.2.1(E)(1) Buffering Between Incompatible Uses and Activities: In

situations where the Director determines that the arrangement of uses or
design of buildings does not adequately mitigate conflicts reasonably
anticipated to exist between dissimilar uses, site elements or building
designs, one (1) or more of the following landscape buffering techniques
shall be used to mitigate the conflicts.

(a) Separation and screening with plant material: planting dense stands of
evergreen trees, canopy shade trees, ornamental trees or shrubs;

(b) Integration with plantings: incorporating trees, vines, planters or other
plantings into the architectural theme of buildings and their outdoor spaces
to subdue differences in architecture and bulk and avoid harsh edges;

(c) Establishing privacy: establishing vertical landscape elements to
screen views into or between windows and defined outdoor spaces where
privacy is important, such as where larger buildings are proposed next to
side or rear yards of smaller buildings;

(d) Visual integration of fences or walls: providing plant material in
conjunction with a screen panel, arbor, garden wall, privacy fence or
security fence to avoid the visual effect created by unattractive screening
or security fences;

(e) Landform shaping: utilizing berming or other grade changes to alter
views, subdue sound, change the sense of proximity and channel
pedestrian movement.

Staff analysis:

Generally, staff finds that the landscape plan provides sufficient plant
material to satisfy this standard. Additionally, the overall proposed layout
of buildings — providing a backyard-to-backyard transition around the
perimeter of the proposal, as well as a 26-foot buffer to the west —
contributes to a compatible transition from the building perimeter to the
adjacent existing uses surrounding the project.

Also contributing to this this transition (particularly to the west) is a
perimeter shrub bed along the buildings’ perimeter that softens and
partially screens the proposed dwelling units’ perimeter patios. The
adjacent existing homes to the west also have some perimeter wood
privacy fencing enclosing portions of the adjacent rear yards.

In order to screen headlights and soften noise from the drive aisle
terminating between units 12 and 13, three evergreen trees and a
perimeter shrub bed are provided west of the drive aisle.
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Lastly, in the southeast corner of the site, southeast of dwelling unit 1
(units are labeled on the site plan for reference), an additional shade tree
would be beneficial. Staff is recommending that a Bur Oak proposed in
the center of the site be moved to this location, and this will also provide
for additional access in the center of the site for snow stockpiling in the
lawn area.

This standard is mainly intended to address adequately mitigating conflicts
where the arrangement of uses or design of buildings does not adequately
mitigate conflicts reasonably anticipated to exist between dissimilar uses,
site elements or building designs. Typically, staff does not consider that
this standard reasonably applies to transitions where single-family homes
(in this case located to the west) are adjacent to proposed single-family
and two-family homes.

However, staff finds this particular buffering standard is applicable given
the context — although the proposed uses and building designs are not
dissimilar to the existing residential uses to the west, these existing
buildings were constructed on the property line and are 1.5 to 2.5 feet
lower than the patios of the proposed dwellings to the east. Because of
this condition, the proposed PDP provides a buffer yard that is 26 feet in
depth in conjunction with ten trees (3 of which are existing) within the
buffer yard, as well as perimeter shrubs along the proposed building
foundations.

B. Section 3.2.1(E)(5)(d) Parking Lot Interior Landscaping — Walkways and

Driveways.

This section requires that all interior walkways and driveways have one
canopy shade tree per 40 linear feet of driveway/walkway frontage. The
project proposes a private drive system which combines the connecting
sidewalk and private drives into a “shared street”. Along this shared street
system, canopy shade trees are provided along the interior drive frontages in
excess of the minimum 40-foot spacing requirement.

This provision of new canopy shade trees within the interior
driveway/walkway system is an important component of staff's
recommendation of the PDP’s proposed shared street design, because the
alternative proposed design does not preclude the development from
providing an adequate urban tree canopy. Additionally, the provision of
canopy shade trees along the “fronts” of the dwellings contributes to the
purpose of the City landscape standards and building standards by:
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(3.2.1 Landscaping - purpose and general standard):

a) supporting functional purposes such as spatial definition,
enhancement of outdoor spaces, visual screening, creation of
privacy;

b) enhancing the appearance of the development and neighborhood;

c) ensuring significant canopy shading to reduce glare and heat build-
up;

d) contributing to the visual quality and continuity within the
development;

e) providing screening and mitigation of potential conflicts between
activity areas and site elements and;

f) enhancing the pedestrian environment and scale;

(3.5.2 Residential Building Standards — purpose and general
standard):

g) promoting variety, pedestrian interest and pedestrian-oriented
streets in residential developments and;

h) placing a high priority on building entryways and their relationship
to the street.

C. 3.2.1(F) Tree Protection and Replacement.

This standard requires that the project preserve and protect existing
significant trees within the Limits of Development to the extent reasonably
feasible, and that these trees may help satisfy the landscaping requirements
of the development. Streets, buildings and lot layouts shall be designed to
minimize the disturbance to significant existing trees. All required landscape
plans shall accurately identify the locations, species, size and condition of all
significant trees, each labeled showing the applicant’s intent to either remove,
transplant or protect.

The tree protection standards state that: Where it is not feasible to protect
and retain significant existing tree(s) or to transplant them to another on-site
location, the applicant shall replace such tree(s) according to the following
schedule and requirements. Replacement trees shall be used to satisfy the
tree planting standards of this Section. Replacement trees shall be planted
either on the development site or in the closest available and suitable planting
site. The City Forester shall determine the most suitable planting location if
planting is required off-site.

A significant tree is defined in Article 5 as any tree that has a DBH (diameter
at breast height) of six inches or more.

Any affected tree that is removed shall be replaced with not less than one (1)
or more than six (6) replacement trees sufficient to mitigate the loss of value
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of the removed significant tree. The rated value of the trees is determined by
the City Forester in conjunction with the Applicant’s certified arborist.

The mitigation value of each existing tree is determined by a number of
factors, including, but not limited to: shade, canopy, aesthetic, environmental
and ecological value of the tree to be removed and by using the species and
location criteria in the most recent published appraisal guide by the Council of
Tree and Landscape Appraisers.

Replacement trees shall meet the following minimum size requirements:
€)) Canopy Shade Trees: 3.0" caliper balled and burlap or equivalent.
(b)  Ornamental Trees: 2.5" caliper balled and burlap or equivalent.
(c) Evergreen Trees: 8' height balled and burlap or equivalent.

Additionally, the tree protection standards of this section provide
exemptions from the replacement requirements for trees that meet one or
more of the following criteria:

(@) dead, dying or naturally fallen trees, or trees found to be a threat to
public health, safety or welfare;

(b)  trees that are determined by the City to substantially obstruct clear
visibility at driveways and intersections;

(c) Siberian elm less than eleven (11) inches DBH and Russian olive
less than eight (8) inches DBH;

(d) Russian Olive and Siberian Elm of wild or volunteer origin, such as
those that have sprouted from seed along fence lines, near structures or in
other unsuitable locations;

(e) Russian Olive and Siberian EIm determined by the City Forester to
be in poor condition.

In order to address the tree mitigation requirements outlined above, the PDP
has submitted a tree mitigation plan. The plan describes the species,
condition, and size of the existing trees and assigns a mitigation value (0
through 6) for the existing trees.

A total of 72 significant existing trees are located within the project’s limits of
development. Of this total, 9 are proposed to remain, with the remaining 63
trees proposed to be removed and mitigated. Through the process of several
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on-site evaluations involving both the City Forester and the Applicant’s
qualified arborist, the health of the existing trees was evaluated and a
mitigation value was assigned to each tree by the City Forester, as required
by the LUC standard.

Through this evaluation process, it was observed that many of the perimeter
trees along Hill Pond Road and Gilgalad Way are in poor health. These
perimeter trees are located in places on the proposed site plan where they
could be retained, however these trees (mainly cottonwoods) are in poor or
potentially hazardous condition and are proposed to be removed.

The majority of the trees that are in an acceptable condition to be retained are
in locations that are interior to the site, where there is a reasonable
expectation that buildings and circulation patterns would occur that would
conflict with the existing tree locations. Additionally, these existing trees have
a caliper size (trunk diameter) that is too large to have a reasonable
expectation for successful on-site transplanting. Lastly, seven of the trees
that are proposed to be retained in their current locations are along the
western portion of the project — this is a location that helps with the project’s
transition and buffering from existing homes to the west. This transition is
aided by the project’s increased western building setback — the minimum side
setback at this location is 5 feet, and the project proposes a 26 foot setback.

The project satisfies the mitigation requirements by providing at least new 67
upsized mitigation trees which satisfies the identified overall mitigation value
of 64.5 as assessed on the Tree Mitigation Plan.

Based on the existing tree evaluation process and aspects of the site plan
configuration outlined above, staff's opinion is that the project satisfies the
tree protection and replacement standards of this section by preserving and
protecting existing significant trees within the Limits of Development to the
extent reasonably feasible, and by providing an adequate number of new
upsized mitigation trees in locations and with species selections that are
suitable to provide a long-term contribution to the City urban tree canopy.

3.2.1(H) Placement and Interrelationship of Required Landscape Plan
Elements. In approving the required landscape plan, the decision maker shall
have the authority to determine the optimum placement and interrelationship
of required landscape plan elements such as trees, vegetation, turf, irrigation,
screening, buffering and fencing, based on the following criteria:

(1) protecting existing trees, natural areas and features;

(2) enhancing visual continuity within and between neighborhoods;
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(3) providing tree canopy cover;
(4) creating visual interest year round;
(5) complementing the architecture of a development;

(6) providing screening of areas of low visual interest or visually
intrusive site elements;

(7) establishing an urban context within mixed-use developments;
(8) providing privacy to residents and users;

(9) conserving water;

(10) avoiding reliance on excessive maintenance;

(11) promoting compatibility and buffering between and among
dissimilar land uses;

(12) establishing spatial definition.

Should it be determined that additional landscaping is warranted to satisfy the
criteria above, this LUC section provides the decision maker some flexibly in
the arrangement of landscaping on the site. This provision can also be
applied at the Final Plan phase if the situation is warranted as the plans
(including utility plans) are finalized.

E. Section 3.2.2 — Access, Circulation and Parking

Minimum off-street parking quantities required for the project are based on
the number of bedrooms for each two-family dwelling, and in this case all of
the dwellings are 3 bedroom units, which require two off-street parking
spaces per dwelling. The project proposes two-car garages for each dwelling
which provide parking in conformance with this standard. Two single-family
detached dwellings are also proposed and the required parking is also met for
these units with an attached two-car garage for each unit.

Ten additional guest parking spaces are provided in the center of the site.
Parking stall and drive aisle dimensions are provided in accordance with the
standards of this section, as well as parking lot islands and landscaping in
accordance with the minimum standards of this section.

Other relevant standards in Section 3.2.2 are discussed in conjunction with
the Modification request later in this staff report.
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F. Section 3.3.1 — Plat Standards.

The lot’s orientation provides direct access to a public street. The layout of
roads, driveways, utilities, drainage facilities, 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.

. Section 3.4.1 Natural Habitats and Features.

Staff finds that the findings of the project’s Ecological Characterization Study
are acceptable, which conclude that, due to past development of the site, no
significant ecological resources will be adversely impacted by the
development proposal. The study outlines that the primary concern on-site is
the timing of the construction and removal of trees to avoid disturbing nesting
birds, and this requirement is noted on the site plan.

. Section 3.5.1(A)(B)(C) Building and Project Compatibility

This standard requires that new projects be compatible with the established
architectural character and context of the surrounding area.

The project provides four distinct housing designs that are appropriate to the
context in terms of size, bulk, massing, scale, detail and articulation in the
following ways:

e The primary elements of the proposed architecture — including the overall
outline of the buildings, the use of roof gables, second-story porches, and
second-story floor space that is integrated into the overall roof line — are
designed with a moderate size, bulk, and massing that provides an
appropriate transition and compatible fit with existing homes in the vicinity.

e An appropriate number of secondary elements, including building
projections and recesses that are appropriately scaled, provide visual
interest and articulated massing on all sides of the homes.

e A significant amount of architectural detailing provided, particularly along
the “shared street”, including the use of two distinctly different enhanced
garage door designs, entrance “shade arbor” structures between the
buildings, projecting trellis elements above the garage doors, outdoor
living spaces above the garages, large articulated windows and masonry.

e The use of materials and patterns is balanced, with colors and textures
helping to emphasize and articulate overall building forms.
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Section 3.5.1(D) Building and Project Compatibility — Privacy Considerations.

This section requires that elements of the development plan be arranged to
maximize the opportunity for privacy by the residents of the project and
minimize infringement on the privacy of adjoining land uses. Staff finds that
the project adequately addresses this standard by providing a 26-foot buffer
yard to the west where the project abuts existing residences, and by providing
landscape elements within the buffer space including deciduous shade trees,
evergreen trees and perimeter foundation shrubs.

Section 3.5.2(H) Land Use Transition.

This section requires that, when land uses with significantly different visual
character are proposed abutting each other and where gradual transitions are
not possible or not in the best interest of the community, the development
plan shall, to the maximum extent feasible, achieve compatibility through the
provision of buffer yards and passive open space in order to enhance the
separation between uses.

Generally staff's analysis based on previous applications of this standard is
that the visual character of the adjacent land uses is not significantly different.
However, the project does provide a 26-foot buffer yard to the west in
conformance with this standard. This is mainly to compensate for the existing
condition in which the existing homes to the west were built partially abutting
property line.

Section 3.5.2 Residential Building Standards

1) Section 3.5.2(B) Residential Building Standards — General Standard. Staff
finds that the proposed building designs meet the standards of this section
by providing significantly enhanced architectural articulation and variation,
with distinctive building entrances that are oriented towards the enhanced
private drive in accordance with the general standard.

2) Section 3.5.2(C) Housing Model Variety and Variation Among Repeated
Buildings. This standard requires that any development containing fewer
than one hundred (100) single-family or two-family dwelling units shall
have at least three (3) different types of housing models. Each housing
model shall have at least three (3) characteristics which clearly and
obviously distinguish it from the other housing models, which
characteristics may include, without limitation, differences in floor plans,
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exterior materials, roof lines, garage placement, placement of the footprint
on the lot and/or building face.

Staff finds that the four housing models provided (three two-family models
and one single-family model), provide distinctive architectural features that
are noticeably different in accordance with this standard.

3) Section 3.5.2(D)(1) Relationship of Dwellings to Streets and Parking —
Orientation to a Connecting Walkway.

The applicant requests a modification to this standard which is discussed
later in this staff report.

4) Section 3.5.2(E) Residential Building Setbacks. The project is in
conformance and exceeds the minimum building setback standards:

Minimum setback required: Setback Provided:
Front: 15 feet (Hill Pond and Gilgalad) Varies — 15 to 22 feet
Side: 5 feet (west) 26 feet

Side: 5 feet (west) 10 to 19 feet

Rear: 8 feet 15 feet

4, Modification of Standard Request to Section 3.5.2(D)(1) — Relationship of
Dwellings to Streets and Parking

Modification Description:

This is a Modification Request to Section 3.5.2(D)(1), which addresses
orientation to a connecting walkway.

The Applicant requests that an enhanced shared drive be used to satisfy the
connecting walkway and major walkway spine requirement in LUC 3.5.2(D), so
that the project dwelling’s primary entrances connect to the public street using an
enhanced shared drive in which vehicle, pedestrian and bicycle routes are
shared within the enhanced drive areas of the proposed plan.

Land Use Code Standard Proposed to be Modified (areas underlined for
emphasis):

LUC 3.5.2(D)(1):
(D) Relationship of Dwellings to Streets and Parking.
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(1) Orientation to a Connecting Walkway. Every front facade with a primary
entrance to a dwelling unit shall face the adjacent street to the extent reasonably
feasible. Every front facade with a primary entrance to a dwelling unit shall face a
connecting walkway with no primary entrance more than two hundred (200) feet
from a street sidewalk. The following exceptions to this standard are permitted:

(a) Up to two (2) single-family detached dwellings on an individual lot that has
frontage on either a public or private street.

(b) A primary entrance may be up to three hundred fifty (350) feet from a street
sidewalk if the primary entrance faces and opens directly onto a connecting
walkway that qualifies as a major walkway spine.

(c) If a multi-family building has more than one (1) front facade, and if one (1) of
the front facades faces and opens directly onto a street sidewalk, the primary
entrances located on the other front facade(s) need not face a street sidewalk or
connecting walkway.

Other Relevant Standards:

Any modification to the connecting walkway standard must demonstrate
compliance with 3.2.2(A),(B),(C)(1)(a) and 3.2.2(D)(1), which state:

3.2.2 Access, Circulation and Parking (areas underlined for emphasis)

(A) Purpose. This Section is intended to ensure that the parking and circulation
aspects of all developments are well designed with regard to safety, efficiency
and convenience for vehicles, bicycles, pedestrians and transit, both within the
development and to and from surrounding areas. Sidewalk or bikeway
extensions off-site may be required based on needs created by the proposed
development. This Section sets forth parking requirements in terms of numbers
and dimensions of parking stalls, landscaping and shared parking. It also
addresses the placement of drive-in facilities and loading zones.

(B) General Standard. The parking and circulation system within _each
development shall _accommodate the movement of vehicles, bicycles,
pedestrians and transit, throughout the proposed development and to and from
surrounding _areas, safely and conveniently, and shall contribute to the
attractiveness of the development. The on-site pedestrian system must provide
adequate directness, continuity, street crossings, visible interest and security as
defined by the standards in this Section. The on-site bicycle system must
connect to the city’s on-street bikeway network. Connections to the off-road trail
system shall be made, to the extent reasonably feasible.
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(C) Development Standards. All developments shall meet the following
standards:

(1) Safety Considerations. To the maximum extent feasible, pedestrians shall be
separated from vehicles and bicycles.

(a) Where complete separation of pedestrians and vehicles and bicycles is not
possible, potential hazards shall be minimized by the use of technigues such as
special paving, raised surfaces, pavement marking, signs or_striping, bollards,
median_refuge areas, traffic_calming features, landscaping, lighting or_other
means to clearly delineate pedestrian areas, for both day and night use.

(D) Access and Parking Lot Requirements. All vehicular use areas in_any
proposed development shall be designed to be safe, efficient, convenient and
attractive, considering use by all modes of transportation that will use the system,
(including, without limitation, cars, trucks, buses, bicycles and emergency

vehicles).

(1) Pedestrian/Vehicle Separation. To the maximum extent feasible, pedestrians
and vehicles shall be separated through provision of a sidewalk or walkway.
Where complete separation of pedestrian and vehicles is not feasible, potential
hazards shall be minimized by using landscaping, bollards, special paving,
lighting and other means to clearly delineate pedestrian areas.

Relevant LUC Definitions:

A connecting walkway and major walkway spine are defined in Article 5 of
the LUC as:

Connecting walkway shall mean (1) any street sidewalk, or (2) any walkway that
directly connects a main entrance of a building to the street sidewalk without
requiring pedestrians to walk across parking lots or driveways, around buildings
or around parking lot outlines which are not aligned to a logical route.

Major walkway spine shall mean a tree-lined connecting walkway that is at least
five (5) feet wide, with landscaping along both sides, located in an outdoor space
that is at least thirty-five (35) feet in its smallest dimension, with all parts of such
outdoor space directly visible from a public street.

Maximum extent feasible is defined in Article 5 of the LUC as:

Maximum extent feasible shall mean that no feasible and prudent alternative
exists, and all possible efforts to comply with the regulation or minimize potential
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harm or adverse impacts have been undertaken. (code already includes
underline emphasis)

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).

Summary of Applicant’s Justification:
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The Applicant requests that the modification be approved and provides the
following justification for Criteria 1 and Criteria 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.

Applicant’s Justification Narrative for Criteria 1:

e The enhanced shared drive proposed in the design, while appearing non-
compliant, can be shown to satisfy the intent of the “connecting walkway”
required by the LUC Standard.

e The enhanced shared drive provides circulation for auto, bicycle and
pedestrian traffic without many of the standard means of separation between
the modes. However, there are many features at play in the proposed design
to ensure the safety of all users:

- Speed bump and “slow” signage (see attached photos) at the entrance to
the development send a visual and physical message to drivers that they
are entering a pedestrian zone and must be cautious.

- Color differentiation of pavement to delineate auto/bicycle lane from
pedestrian walkway. Similarly, changes in paving imply an edge between
common drive/walkway and dwelling entries, garage entries and parking.

- The drive layout consists of short straight-a-ways ending in T intersections.
As a result cars could reasonably be expected to remain at lower speeds,
not having the distance required to easily, or inadvertently, attain higher
speeds.

- The small scale of the interior plaza and driveway constrains traffic
sufficiently to raise awareness and reduce speed, but still provides
adequate visibility to reasonably avoid surprises

- Though the enhanced shared drive is “street-like”, it is a private drive and
thereby only serves a limited number of users (18 dwelling units). Conflicts
associated with increasing traffic will be practically nonexistent for the life
of the project regardless of how the surrounding neighborhood evolves.

- The landscaping in the planting beds at the dwelling facades fulfills a
traffic calming function as well as provides a 7 foot deep buffer between
private garages/entrances and public circulation.

e These elements of the proposed design, when combined, provide strong cues
for car operators to recognize the shared nature of the space, to appreciate
the potential for conflict afforded by irresponsible driving, and to adjust to
appropriate speeds and behavior.

e These, and many similar, features have been successfully utilized in urban
areas to safely accommodate multi-modal transportation as well as other



Hill Pond Residences Project Development Plan and Modification of Standard, PDP #140015
Administrative Hearing, February 23, 2015
Page 19

social activities (most notably, perhaps, in examples of the Dutch woonerf).
See attached photos.

e By providing detached walks at the project entry and a distinct, color
differentiated, walking zone in the multimodal area, the enhanced shared
drive, we believe, provides pedestrian users with a safe, direct path to the
public street sidewalk equally well or better than a traditional connecting
walkway as described in the LUC Standard

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.

Applicant’s Justification Narrative for Criteria 4:

e The interior, private shared enhanced drive is designed to comfortably, and
safely accommodate auto traffic within the same area as pedestrian
circulation. A separated car alley around the perimeter of the lot, behind the
dwelling units, is a common feature in similar developments. However, this
“back” alley would typically not be adorned with traffic calming devices, would
consist of longer straight-a-ways encouraging higher speeds, but would still
realistically be used by bikes and pedestrians and would in many ways pose a
greater risk to these users than a shared, interior drive with the above
mentioned safety features.

e The predominant orientation of the surrounding dwellings is with garages to
the front and back yards facing each other. By eliminating the outside
perimeter car alley we present the landscaped rear facades of our dwelling
units to the back yards of the neighboring homes (1.2.2(M) ensuring that
development proposals are sensitive to the character of existing
neighborhoods).

e The garage doors share the front facade of the dwelling units with the main
entry but because they are given different design treatments they serve to help
differentiate, rather than homogenize, the facades. The variations in plane,
material and massing of the facades combined with other design features
serves to promote the spirit of other relevant portions of the LUC:

- 1.2.2(J) improving the design, quality and character of new development.

- 3.5.3(E)(2)(3) Facades. Facades that face streets or connecting pedestrian
frontage shall be subdivided and proportioned using features such as
windows, entrances, arcades, arbors, awnings, treillage with vines, along
no less than fifty (50) percent of the fagcade.
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- 3.5.3(E)(2)(4) Entrances. Primary building entrances shall be clearly
defined and recessed or framed by a sheltering element such as an
awning, arcade or portico in order to provide shelter from the summer sun
and winter weather.

e We believe that the central plaza arrangement enhances the design in
several other significant ways. Each unit faces a landscaped, common, open
space as opposed to the rear of another unit, which in turn enhances social
engagement and a sense of community. Practically, this arrangement allows
for greater density of dwelling units while minimizing and consolidating
driveway surfaces. 1.2.2(J) improving the design, quality and character of
new development. Orienting the dwelling units toward the adjacent streets
would negate many of the positive qualities of the proposed design. See the
attached architectural renderings of the proposed development.

e While some features mark a departure from more standard layouts, we
believe that the overall design of the proposed development does not diverge
from the underlying intent of the LUC except in nominal and inconsequential
ways, and is not detrimental to the public good in any way.

Staff Finding

Staff finds that the request for a Modification of Standard to Section 3.5.2(E)(2)
is justified by the applicable standards in 2.8.2(H) (1) and (4).

A. The granting of the Modification would not be detrimental to the public good
and;

B. The project design satisfies Criteria 1 (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.

Staff finds that the overall pattern of drive aisles servicing 18 dwelling units
within the development is reasonably small in scale, with the circulation
pattern providing four “T” intersections within the development and two dead-
end drive aisles that significantly contribute to the safety of the “shared drive”
configuration, and in combination with the other elements provided — including
a distinct paving pattern that defines the pedestrian edge, a detached
transitional sidewalk near the project entrance, speed bumps and caution
signage — the plan provides an alternative design to a connecting walkway in
a manner that is equal to a development plan that complies with the standard.

Additionally, the proposed design does not deviate from the intent of the
residential building standards that encourage, and in most cases require, that
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the visual impacts of garage doors are mitigated if located at the front of the
house along with a front door. The intent of this standard is described in the
purpose and general standard of Section 3.5.2 Residential Building Standards
that states (underlined for emphasis):

(A) Purpose. The standards of this Section are intended to promote variety,
visual interest and pedestrian-oriented streets in residential development.

(B) General Standard. Development projects containing residential buildings
shall place a high priority on building entryways and their relationship to the
street. Pedestrian usability shall be prioritized over vehicular usability.
Buildings shall include human-scaled elements, architectural articulation, and
in projects containing more than one (1) building, design variation.

Typically when a standard connecting walkway is provided, this ensures that
the garage door faces are either located behind building entrances with
covered porches that project out in front of the garages, or the garages are
located in alleys so that the front of the buildings are not dominated by garage
doors, but rather the front porch becomes the dominant front-facing element.

The typical way that the purpose and general standard is achieved is outlined
in Section 3.5.2(F) Garage Doors:

(F) Garage Doors. To prevent residential streetscapes from being dominated
by protruding garage doors, and to_allow the active, visually interesting
features of the house to dominate the streetscape, the following standards
shall apply:

(1) Street-facing garage doors must be recessed behind either the front
facade of the ground floor living area portion of the dwelling or a covered
porch (measuring at least six [6] feet by eight [8] feet) by at least four (4) feet.
Any street-facing garage doors complying with this standard shall not
protrude forward from the front facade of the living area portion of the dwelling
by more than eight (8) feet.

(2) Garage doors may be located on another side of the dwelling ("side- or
rear-loaded") provided that the side of the garage facing the front street has
windows or other architectural details that mimic the features of the living
portion of the dwelling.

(3) Garage doors shall not comprise more than fifty (50) percent of the ground
floor street-facing linear building frontage. Alleys and corner lots are exempt
from this standard.
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(4) Attached and multi-family dwellings which also face a second street or a
major walkway spine shall be exempt from subsections (1) through (3) above.
The facade oriented to the second street or walkway spine shall include
windows, doorways and a structured transition from public to private areas
using built elements such as porch features, pediments, arbors, low walls,
fences, trellis work and/or similar elements integrated with plantings.

(5) Alternative garage door treatments shall be accepted by the Director if:

(a) the configuration of the lot or other existing physical condition of the lot
makes the application of these standards impractical; and

(b) the proposed design substantially meets the intent of this Code to line
streets with active living spaces, create pedestrian-oriented streetscapes and
provide variety and visual interest in the exterior design of residential

buildings.

Typically, if a development orients its building towards a street sidewalk or
connecting walkway (as defined by the code), as is typically required by the
code — then the potential negative impacts of garage doors are mitigated,
because the garages doors would be recessed or located behind the
dwellings in an alley. Therefore, while the garage door standards don't
directly apply (because the buildings do not face a street sidewalk), any
alternative design that eliminates the connecting walkway needs to
demonstrate that it significantly, and overwhelmingly, complies with the
purpose and general standard of the residential building standards, as well as
the intent of the garage door standards as described and emphasized above.

The alternative garage door standards outlined above also provide direction
on how this alternative design may be achieved without a connecting
walkway. In summary, eliminating the connecting walkway must not only
provide a safe, attractive alternative walkway design — which it does by
providing the “enhanced shared drive” components outline above — it must
also mitigate the garage doors and provide appropriate entrance features.

Staff finds that the Modification request's overall “shared street” design
provides an appropriate alternative design that continues to promote the
general purpose of the standard by meeting the purpose and general
standard of Section 3.5.2 Residential Building Standards and intent of the
garage door standards by providing:

e Enhanced garage doors with two distinctly different garage door
designs;

e A variety of entrance “shade arbor” structures that project out in front of
the garage doors to provide a varied edge;
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e Projecting trellis elements above the garage doors;
e Outdoor living spaces above the garages;
e Canopy shade trees that project out in front of the garage doors.

Staff finds that all of these “streetscape” elements work in tandem with the
“shared street” design to meet the intent of the standards by:

e lining streets with active living spaces, creating pedestrian-oriented
streetscapes, providing variety and visual interest in the exterior
design of residential buildings;

e promoting variety, visual interest and pedestrian-oriented streets in
residential development;

e placing a high priority on building entryways and their relationship to
the street;

e including human-scaled elements, architectural articulation, and
building design variation.

C. The project design satisfies Criteria 4 (2.8.2(H)(4): The plan as submitted will

5.

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.

Staff finds that the modification is nominal and inconsequential when
considered from the perspective of the entire development plan because the
circulation pattern, paving and traffic control enhancements provided
contribute to a safe condition and provide residents and visitors notice of the
“shared drive” condition — while enabling the development area to be
compressed towards the interior of the property, so that additional buffer
space is available to the west — and the plan continues to advance the
purposes of the Land Use Code as contained in Section 1.2.2 including:

1.2.2 (J) improving the design, quality and character of new development.

1.2.2 (M) ensuring that development proposals are sensitive to the character
of existing neighborhoods.

Neighborhood Meeting

Two neighborhood meetings were held for the proposed project, on April 28, 2014 and
November 17, 2014. Detailed meeting minutes and letters from the neighbors are
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attached with this staff report. A summary of the neighbor's concerns and the
applicant’s responses is included below:

1% Neighborhood meeting (perimeter alleyway design with garages facing
outward):

1) Privacy — concerns that the decks in the rear yards of adjacent homes to
the west will be visible from the proposed development.
» The applicant may elect to comment further on this at the hearing.
The building/patios were set back further from the west property
line to provide more space for blocking site-lines and transitional
landscaping.

2) Preference for a layout plan with a backyard-to-backyard relationship.
» The applicant changed the site plan layout to eliminate the
perimeter alley and provide a backyard-to-backyard relationship.

3) Concern with the safety of the detention pond located along Gilgalad,
children playing in the detention area.
» The detention pond has been eliminated.

4) Concerns that the new entrance location from Gilgalad will affect safety for
the school bus stop.
» This concern may warrant further discussion and clarification at the
hearing. City Traffic Operations staff may also be available to
provide comments at the hearing if needed.

5) Concerns that the project’s stormwater drains to the storm drain in Hill
Pond Road and then drains through the Windtrail development; and that
the Applicant should have to ask the Windtrail HOA if a project can drain
through the Windtrail HOA property.

» The applicant may elect to comment further on this at the hearing.
City Stormwater staff may also be available to provide comments at
the hearing if needed.

2" Neighborhood meeting (current site plan layout):

1) Concerns that residents will park along the main drive aisles along the
interior portions of the property.
» No parking / fire lane signage will be required by Poudre Fire
Authority along appropriate portions of the interior drive aisles to
address this concern.

2) Concerns that the drainage outflow onto the street should not be allowed
and that the drainage should tie directly into Spring Creek.
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» The applicant may elect to comment further on this at the hearing.
City Stormwater staff may also be available to provide comments at
the hearing if needed.

3) Concerns that residents or guests will park too close to the Hill Pond /
Gilgalad intersection.
» The applicant may elect to comment further on this at the hearing.
City Traffic Operations staff may also be available to provide
additional comments at the hearing if needed.

4) An existing tree along west side of property has dead branches —
concerns that the branches will fall on the neighbor’s house to the west.
» This tree was re-evaluated by staff and the applicant’s arborist and
is now proposed to be removed.

5) Not enough guest parking is provided.
» The applicant may elect to comment further on this at the hearing.
Staff did comment on this subject at the 2" neighborhood meeting
explaining that on-street parking is permitted along the Hill Pond
and Gilgalad street frontages.

6) Locations for on-site snow stockpiling should be considered.

» One adjustment to the plans that staff can address should the
project proceed to the final plan stage is moving one of the
proposed bur oaks from the east side of the central lawn area to the
southeast portion of the site. This will accommodate better access
to the central lawn area for snow stockpiling.

6. Findings of Fact/Conclusion

In evaluating the Hill Pond Residences Project Development Plan (PDP), 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 PDP complies with relevant standards located in Division 4.6, Medium
Density Mixed-Use Neighborhood (M-M-N) zone district.
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C. The PDP complies with the relevant standards located in Article 3 — General

Development Standards, provided that the Modification of Standard is
approved.

. The Modification of Standard to Section 3.5.2(D)(1) meets the applicable

requirements of Section 2.8.2(H), and the granting of this Modification would
not be detrimental to the public good.

The Modification satisfies Criteria 1 (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.

Staff finds that the overall pattern of drive aisles servicing 18 dwelling units
within the development is small in scale, with the circulation pattern providing
four “T” intersections within the development and two dead-end drive aisles
that significantly contribute to the safety of the “shared drive” configuration,
and in combination with the other elements provided — including a distinct
paving pattern that defines the pedestrian edge, a detached transitional
sidewalk near the project entrance, speed bumps and caution signage — the
plan provides an alternative design to a connecting walkway in a manner that
is equal to a development plan that complies with the standard.

Staff finds that the Modification Request’s “enhanced private drive” design
provides an appropriate alternative design that continues to promote the
general purpose of the standard by meeting the purpose and general
standard of Section 3.5.2 Residential Building Standards and intent of the
garage door standards by providing:

e Enhanced garage doors with two distinctly different garage door
designs;

e A variety of entrance “shade arbor” structures that project out in front of
the garage doors to provide a varied edge;

e Projecting trellis elements above the garage doors;

e Outdoor living spaces above the garages;

e Canopy shade trees that project out in front of the garage doors.

Staff finds that all of these “streetscape” elements work in tandem with the
“shared street” design to meet the intent of the standards by:

e lining streets with active living spaces, creating pedestrian-oriented
streetscapes, providing variety and visual interest in the exterior
design of residential buildings;
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e promoting variety, visual interest and pedestrian-oriented streets in
residential development;

e placing a high priority on building entryways and their relationship to
the street;

e including human-scaled elements, architectural articulation, and
building design variation.

The Modification satisfies Criteria 4 (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.

Staff finds that the modification is nominal and inconsequential when
considered from the perspective of the entire development plan because the
circulation pattern, paving and traffic control enhancements provided
contribute to a safe condition and provide residents and visitors visual notice
of the “shared drive” condition — while enabling the development area to be
compressed towards the interior of the property, so that additional buffer
space is available to the west — and the plan continues to advance the
purposes of the Land Use Code as contained in Section 1.2.2 including:

1.2.2 (J) improving the design, quality and character of new development.

1.2.2 (M) ensuring that development proposals are sensitive to the character
of existing neighborhoods.

RECOMMENDATION:

Approval of the Hill Pond Residences Project Development Plan and Modification of

Standard

ATTACHMENTS:

©CoNokrwhE

Applicant’s Modification of Standard Request
Site Plan

Landscape Plan

Tree Mitigation Plan

Building Elevations

Setback Exhibit

Plat

Utility Plans

Drainage Report
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10. Letters from Neighbors

11. Meeting Minutes from 1* Neighborhood Meeting
12.Meeting Minutes from 2nd Neighborhood Meeting
13. Ecological Characterization Study
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