
PRELIMINARY DESIGN REVIEW:

APPLICATION 

Community Development & Neighborhood Services – 281 North College Avenue – Fort Collins, CO 80522-0580 

Development Review Guide – STEP 2 of 8

General Information 
Preliminary design review is an opportunity for an applicant to discuss the requirements, standards, procedure, and 
potential modifications of standards or variances that may be necessary for a project and to generally consider the 
development proposal design which has been evaluated as a part of the conceptual review process. While the conceptual 
review process is a general consideration of the development proposal, a Preliminary Design Review considers the 
development proposal in greater detail.  Problems of both a major and minor nature can be identified and solved during 
the preliminary design review before a formal application is made. 

Preliminary design review applications must be submitted to City Staff no later than 5 pm, two weeks prior to the 
Wednesday meeting date.  Application materials can be e-mailed to currentplanning@fcgov.com or sent to/dropped off at 
281 North College Avenue. 

Representatives of Community Development and Neighborhood Services (Zoning, Environmental Planning, Current 
Planning, and Development Review Engineering), Light and Power, Stormwater, Water/Waste Water, Advance Planning 
(Long Range Planning and Transportation Planning), Historic Preservation and Poudre Fire Authority regularly attend 
preliminary design review meetings.  Additionally, other public or quasi-public agencies which may be impacted by the 
development project are invited and encouraged to attend the preliminary design review.  These agencies may include the 
gas utility, water and/or wastewater utility districts, ditch companies, railroads, cable television service providers and  
other similar agencies. 

Upon receipt of a preliminary development proposal for review, and after review of such proposal with the applicant, the 
staff shall furnish the applicant with written comments and recommendations regarding such proposal in order to inform 
and assist the applicant prior to preparing components of the development application. The staff shall provide the applicant 
with a “critical issues” list, which will identify those critical issues that have surfaced in the preliminary design review as 
issues that must be resolved during the review process of the formal development application. To the extent that there is a 
misunderstanding or a misrepresentation of facts, the opinion of the staff may change during the course of development  
review.  

Section to be filled out by City Staff 

Date of Meeting ____________ Project Planner _________________________ 

Submittal Date ___________ Fee Paid ($500) ______________ 

*BOLDED ITEMS ARE REQUIRED* *The more info provided, the more detailed your comments from staff will be.*

Project Name ___________________________________________________________________________ 

Project Address (parcel # if no address) _____________________________________________________ 
_______________________________________________________________________________________ 

Contact Name(s) and Role(s) (Please identify whether Consultant or Owner, etc) _________________________ 
_______________________________________________________________________________________ 

Business Name (if applicable) _______________________________________________________________ 

Applicant Mailing Address___________________________________________________________________ 

Phone Number __________________________E-mail Address ____________________________________ 

Basic Description of Proposal (a detailed narrative is also required) ________________________________ 
_______________________________________________________________________________________ 

Zoning ___________ Proposed Use _______________________ Existing Use ______________________ 

Total Building Square Footage ___________ S.F. Number of Stories ______ Lot Dimensions _____________ 

Age of any Existing Structures _____________________________________________________________ 
Info available on Larimer County’s Website: http://www.co.larimer.co.us/assessor/query/search.cfm 
*If any structures are 50+ years old, good quality, color photos of all sides of the structure are required.

Increase in Impervious Area __________________________________________________________ S.F. 
(Approximate amount of additional building, pavement, or etc. that will cover existing bare ground to be added to the site) 
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SUBMITTAL INFORMATION: 

PRELIMINARY DESIGN REVIEW (PDR)  

Community Development & Neighborhood Services – 281 N College Ave – Fort Collins, CO 80522-0580 

Development Review Guide – STEP 2 of 8

 
 
1) Preliminary Design Review Application form and filing fee ($500).   
 
2) Project Narrative – Please include the following information: 
 

(a) What are you proposing/use?  
 

(b) What improvements and uses currently exist on the site? 
 

(c) Describe the site circulation (auto and pedestrian), parking and how it coordinates with the 
existing neighborhood. 

 
(d) Describe site design and architecture. 

 
(e) How is your proposal compatible with the surrounding area? 

 
(f) Is water detention provided?  If so, where? (show on site plan) 

 
(g) How does the site drain now (on and off site)?  Will it change?  If so, what will change? 

 
(h) What is being proposed to treat run-off? 

 
(i) How does the proposal impact natural features? 

 
(j) Do any existing structures have automatic fire sprinklers? Will the new structures have fire 

sprinklers? 
 

(k) Are there any unusual factors and/or characteristics are present that may restrict or affect your 
proposal? 

 
(l) Have you previously submitted an application? 

 
(m) What specific questions, if any, do you want addressed? 

 
3) Site Plan – Please consider including the following: 
 

(a) Project site boundary and adjacent property uses 
 
(b) Proposed circulation system, and how it ties into existing infrastructure (pedestrian and auto) 
 
(c) Existing and proposed landscaping (Will trees be removed?) 
 
(d) Existing and proposed buildings (Will they remain?  If they will change, how?) 
 
(e) Existing natural features (Will these be impacted by the proposal?) 
 
(f) On and off site improvements 
 
(g) Location of detention, drainage and water quality features 
 
(h) Emergency vehicle access and fire hydrant locations 
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Home2	Suites	Harmony	Village	 	 	/ /
Project Narrative

Homes2 Suites at Harmony Village is proposed to be built on a 1.85 acre site known as Lot 11A
at Harmony Village PUD.   Currently there are no existing structures built on the site however
the subject property does have an existing 98 car parking lot and shared vehicular access drives
located on and across the property which are currently used by other adjacent uses within the
Harmony Village PUD.  The Harmony Village PUD is located at the southwest intersection of the
Harmony & Timberline Roads.  Lot 11A is specifically located north of the Cinemark Theater and
south of the Texas Roadhouse Restaurant.  The Harmony Village PUD is a commercial, retail and
entertainment development consisting of a movie theater, bank, restaurants, office, and
miscellaneous retail uses.  Harmony Village PUD is bounded by Harmony Road on the north,
Timberline Road on the east, Harmony Crossing subdivision on the south and Union Pacific
Railroad to the west.  The site is  zoned HC-Harmony Corridor.   Two major  points  of  vehicular,
pedestrian and bicycle access to the site currently exist.  Delany Drive provides access to the
site for east bound travelers along Harmony Road and Timberwood Drive provides access for
both North and Southbound travelers along Timberline Road.

The applicant believes the 1.85 acre site is ideally suited for extended stay lodging and is
proposing  to  build  a  Home2  Suites  by  Hilton  Hotels  on  the  site.   Lodging  is  a  permitted  use
within the HC-Harmony Corridor Zoning District.  Home2 Suites by Hilton is an innovative mid-
scale, all-suite extended stay hotel thoughtfully designed for savvy, sophisticated, cost-
conscious travelers that may be staying only a few nights or for several months.  Designed with
comfort and convenience in mind visitors will find a world of complimentary amenities at the
Harmony Village location.  Such amenities include expansive community spaces, fitness center
and an outdoor heated pool and patio.  Home2 Suites hotels are pet friendly which comes in
handy especially in a dog friendly community like Fort Collins.  We believe that the continual
rise in market demand for extended stay mid-scale lodging opportunities combined with the
current mix of dining and entertainment within the Harmony Village PUD and the surrounding
area makes this site ideal for a Home2 Suites Hotel.  The proposed Home2 Suites property is
also conveniently located approximately 500 feet south of the Transfort Route #16 Transit
Route which serves the East Harmony Road employment corridor with access to the South Fort
Collins  Transit  Center  and  Fossil  Ridge  High  School.   With  this  new  Home2  Suites  hotel  being
located within the Harmony Corridor it can be expected to further foster the overall goals and
objectives of the Harmony Corridor Master Plan.

The Home2 Suites hotel is proposed to be four (4) story structure containing 107 guest rooms
and will be fully fire sprinkled.  The site will provide a total of 111 parking spaces located
entirely on-site.  The hotel has a ground floor area of approximately 15,600 square feet and a
total building square footage of approximately 62,400 square feet.  The hotels main entrance



Home2	Suites	Harmony	Village	 	 	/ /
Project Narrative

will be located on the east side of the building and will provide a Porte Cochere for loading and
unloading of guests.  The existing parking lot with 89 spaces located on the east side of the site
will accommodate the majority of the hotel guests while 22 additional parking spaces will be
developed on the west side of the building which will include a new north/south access drive to
provide connectivity to the existing adjacent properties.  Pedestrian and vehicle connectivity
shall also be provided from the existing east parking lot to the proposed west parking area via a
20 foot wide permeable paver access drive located on the north side of the hotel.  The site lies
within the McClelland drainage basin and drains west to east.  The site will continue to drain
west  to  east  through  a  series  of  LID  basins  which  shall  be  conveyed  to  an  existing  detention
pond  located  along  the  east  side  of  the  Harmony  Village  PUD.   For  additional  information
regarding site drainage see the attached drainage memo dated 08/03/2015.  JR Engineering has
also provided a Sanitary Sewer Capacity Analysis which demonstrates that the existing 8 inch
Sanitary Sewer located on the west side of the subject property has the residual capacity
necessary to carry the expected flows from the Home2 Suites hotel development.  For
additional information regarding the Off-Site Sanitary Sewer Capacity Analysis see the attached
report dated 08/04/2015.











2900 South College Avenue, Suite 3D Fort Collins, CO 80525
970-491-9888  Fax: 303-721-9019  www.jrengineering.com

8/4/2015

Mr. Boyle
East Avenue Development LLC
1001 Cypress Creek Road
 #203
Cedar Park, TX 78613

RE: Offsite Sanitary Sewer Capacity Analysis

The purpose of this study was to determine whether the current sanitary sewer system within the Harmony
Crossing subdivision can handle the flow that would come from the addition of the Home2Suites hotel. This
analysis was to determine that there is no pipe within the system that is flowing with a depth that is greater
than 50% of their maximum capacity in order to prevent a sewer line backup into the taps.

To run the analysis, it was assumed that there is a peaking factor of 4.0 throughout the subdivision, there is an
average of 2.5 residents per building, and that the demand per person would be set at 180 gallons per day for
residential loading equivalent to a ¾ inch meter or 1 EQR. The commercial buildings’ demands were determined
based on the size of meter located on the service line for each building. A 1 inch meter was set to the equivalent
of 2 residential buildings, a 1.5 inch meter was the equivalent of 4 residential buildings, and a 2 inch meter
building’s demand was assumed to be the equivalent of 8 residential units.

The proposed Home2Suites building was assumed to add 14,400 gallons per day to the system (2 inch Meter).
The hotel flow was combined with the rest of the commercial flow and routed through the Harmony Crossing
subdivision.  The results of this routing analysis are summarized within the attached map and spreadsheet. The
map shows that the pipes within the system are never filled greater than 50% of their max capacity which means
that the system is still adequate to handle the additional flows that come from the proposed Home2Suites
building.

Respectfully submitted,

JR ENGINEERING, LLC

Timothy J. Halopoff, PE
Land Dev/WR Group Lead

http://www.jrengineering.com
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2900 South College Avenue, Suite 3D Fort Collins, CO 80525
970-491-9888  Fax: 303-721-9019  www.jrengineering.com
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