ITEM NO __________________
MEETING DATE __June 26, 2014____
STAFF __Seth Lorson_____

ADMINISTRATIVE HEARING

STAFF REPORT
PROJECT:

Legacy Auto (1845 N. College Ave.) #PDP120001

APPLICANT/OWNER:

Legacy Tractor and Auto Sales
1845 N. College Ave.
Fort Collins, CO 80524

PROJECT DESCRIPTION:
This project proposes to construct a 6,000 square foot addition to the existing 1,221 square foot
Legacy Auto building, construct a 4,800 square foot warehouse, and pave 41 customer parking
spaces, 36 display spaces, 38 storage spaces and the accompanying drive aisles. The construction
is proposed to be completed in four phases. This project is an expansion of existing vehicle sales
facilities for “urban tractors”, ATVs, trailers, personal water/snow crafts, cars, light trucks, and
conversion vans, including the sales offices and storage warehouse.
Map 1: Legacy Auto Location (1845 N. College Ave.)

Planning Services
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RECOMMENDATION: Approval
EXECUTIVE SUMMARY:
The proposed PDP has been reviewed by staff and is in compliance with all applicable Land Use
Code (LUC) standards with the exception of two proposed modifications of standard for which
staff is recommending approval based on findings that the modifications are not detrimental to
the public good, and that: 1) by reason of exceptional physical conditions of the site, and 2) do
not diverge from the standards except in a nominal and inconsequential way (Sec. 2.8.2.).
COMMENTS:
1.

Background

The project site is zoned Service Commercial (CS) and the surrounding zoning and land uses are
as follows:
Direction
Zone District
Existing Land Uses
North
Larimer County:
Retail (liquor store)
Commercial (C)
Residential (mobile home park)
Multi-family (MF-1)
South
Service Commercial (CS)
Commercial (Lamplighter Hotel)
East
Community Commercial North Commercial (North College Marketplace)
College (CCN)
West
Service Commercial (CS)
Commercial (warehouse)
2.

Compliance with Applicable Service Commercial (CS) District Standards [Division
4.22]
A.

Purpose: The purpose of the Service Commercial District is as follows:
The Service Commercial District is intended for high traffic commercial corridors where
a range of uses is encouraged to create a transition from commercial operations on a
highway, arterial street or rail spur, to less intensive use areas or residential
neighborhoods. This designation is only for areas that have been designated under an
adopted subarea plan as being appropriate for the C-S District.

The proposed project is consistent with the stated purpose of the zone district as
the use proposed is an existing use along a high traffic highway and does not
directly abut a residential neighborhood.
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B.

Permitted Land Uses: [Section 4.22 (B)] The proposed use of Vehicle Sales is
permitted in this zone district provided that it is limited to ten percent of the
frontage of both sides of North College Avenue between Vine Drive and the
northern City limits. However, the vehicle sales use on the subject property is
existing and predates the standard, which was established based on the North
College Corridor Plan process. All the existing vehicle sales uses are permitted.

C.

Land Use Standards: [Section 4.22 (D)]
The maximum building height shall be three stories.
The proposed one-story buildings have a maximum height of 27 feet 5 ¼ inches.

3.

Compliance with Applicable General Development Standards – Article 3
A.

Site Planning and Design Standards [Division 3.2]
3.2.1(D)(2) Street Trees:
Three street trees exist and the proposed development is providing additional
street trees to ensure an average of 30 to 40 foot intervals as required.
3.2.1(E)(2) Landscape Area Treatment:
The areas of the site that are not covered by buildings, structures, paving or
impervious surface are proposed to be landscape areas that incorporate turf grass,
shrubs, and trees as required.
3.2.1(E)(4) Parking Lot Perimeter Landscaping:
Trees are provided between all parking lots (and vehicle use areas) and public
streets at an average ratio of one per 25 lineal feet, and in the side lot setback at
an average ratio of one per 40 lineal feet.
3.2.1(E)(4) Parking Lot Interior Landscaping:
Parking lot landscape islands are provided throughout the site greater than six
percent of the interior space of the parking lots. The landscape islands are used to
buffer the vehicle use area from College Avenue with plantings of shrubs and
trees.
3.2.2(K)(2) Nonresidential Parking Requirements:
The maximum amount of parking permitted for General Retail (which is the most
similar use listed) is four parking spaces per 1,000 square feet. The project is
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proposing a total of 12,011 square feet of floor area and thus is permitted a
maximum of 48 parking spaces ([12,011/1,000]*4). The project proposes to
provide 44 parking spaces. All other vehicle use areas, totaling 74 parking spaces,
are for storage and display and do not count toward the maximum parking
requirement.
3.2.4 Site Lighting:
The maximum light level permitted on the site is 10 foot candles and the
maximum level shown on the lighting plan is 8.7 foot candles. The site lighting
does not spill over the lot lines beyond 20 feet in excess of 0.1 foot candles.
B.

Natural Habitats and Features [Division 3.4.1]
The Legacy Auto site is south of the Larimer and Weld Canal; the standard buffer
for an irrigation ditch serving as a wildlife corridor is 50’ (Section 3.4.1(E)(1).
The existing site’s habitat value is very limited due to no vertical diversity exists
as only non-native grasses are found within the 50’ buffer zone.
To meet the standards associated with Section 3.4.1, the project has proposed to
apply the quantitative (50’ buffer) and qualitative standards contained in Section
3.4.1(E) of the Land Use Code:
The proposed buffer is 50’ in width, meeting the quantitative standard.
The project meets the qualitative performance standards in Section 3.4.1 by
incorporating the following elements into the design:
•
•

•

C.

No fencing is proposed between the ditch and the development, which
will allow for wildlife movement across the site (Section
3.4.1(E)(1)(b)).
The project enhances the vegetation by providing additional trees,
shrubs, and native grasses to enhance the value of the ditch as a
wildlife corridor. A mix of deciduous and evergreen species will
provide cover for wildlife in all seasons (Section 3.4.1(E)(1)(g)).
There is no light spillover into the buffer zone to minimize impacts to
the area as a wildlife corridor (Section 3.4.1(E)(1)(e)).

Building Standards [Division 3.5]
3.5.1 Building and Project Compatibility
The proposed development is compatible with the existing surrounding
development in terms of height, bulk, mass, and scale. The buildings are
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proposed at one-story and the existing buildings across the street (Chase Bank)
are one story and the motel (America’s Best Value Inn, directly abutting to the
south) has one-and two-story buildings.
3.5.3 Mixed-Use, Institutional, and Commercial Buildings
Relationship of Buildings to Streets, Walkways, and Parking. [Section 3.5.3(C)]
The main entrances of the building face onto a sidewalk with crosswalks across
the drive aisle attaching to the College Avenue sidewalk. An existing canopy
from a previous gas station, with a pedestrian crosswalk underneath, will remain
as an architectural feature that carries the existing and proposed buildings to the
College Avenue frontage. However, the applicant has requested an exception to
the build-to line standard requiring that the building be located no more than 15
feet from the College Avenue ROW. And, the applicant has requested a
Modification of Standard to permit a vehicular use area between the building and
the street (discussed below).
An exception to the 15 foot build-to line standard may be granted “if the building
abuts a four-lane or six-lane arterial street, and the Director has determined that
an alternative to the street sidewalk better serves the purpose of connecting
commercial destinations due to one or more of the following conditions:”
The proposed building addition abuts College Avenue, a 4-lane arterial in this
location, and the existing building and the buildings to the south have established
a pattern of development that has similar setbacks as the proposed addition.
Setbacks from ROW:
Existing Building: 64’ 3”
Proposed Addition: 60’ 7”
America’s Best Value Inn: 51’ 2”
Loaf-n-Jug: 66’ 4”
Additionally, the proposed site plan provides walkways connecting to the
College Avenue sidewalk, extensive landscaping and pedestrian benches all
meant to engage the public realm and mitigate the impact of the additional
setback distance.
Variation in Massing. [Section 3.5.3 (D)] and Character and Image. [Section
3.5.2 (E)]
The proposed buildings are simple in form but provide variation with a variety of
materials and architectural features. The easternmost building, an existing
building and a proposed addition, has a pronounced entrance and canopied
abutting walkway. Along its west elevation, gable dormer windows break up the
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massing. The westernmost building (warehouse) also has a central pronounced
entrance and four other double-door entrances along its south side. The north
side has garage doors that are separated with brick pilasters. Both buildings
feature cultured stone wainscot with stone sills and primarily consist of wood
siding.
4.

Modification of Standards [Division 2.8]
A.

Relationship of Buildings to Streets, Walkways and Parking.
[3.5.3(C)(1)&(2)]
The applicant is requesting a modification to the standard requiring that
developments have “no vehicle use area between building faces and the street” as
a function of the 15 foot build-to line requirement. The proposed vehicle use area
precludes compliance with the requirement to orient to a Connecting Walkway
which is defined as a walkway that directly connects a main entrance of a
building to the street sidewalk without requiring pedestrians to walk across
parking lots or driveways.
The project proposes nine display spaces for their inventory directly between the
street and the proposed building, and an additional 18 display spaces along the
College Avenue frontage.
The applicant requests that the Hearing Officer find that the requested
modification be granted on the grounds that it is not detrimental to the public
good and by reason of exceptional physical conditions or other extraordinary and
exceptional situations, unique to such property.
The College Avenue streetscape was improved and installed by the City of Fort
Collins as a capital project which created an access to this site directly adjacent to
the proposed addition. Said access would be entirely blocked if this addition were
to meet the required build-to line standard. Additionally, site circulation around
the back of the existing building is difficult due to a significant grade drop
directly to the west. Please see attached the applicant’s request for a modification
of standard and existing condition images.

B.

Industrial uses located at least 200 feet from North College Avenue
[4.22(B)(d)(1)&(5)]
The applicant is requesting a modification to the standard requiring that
warehouses and wholesale distribution facilities are setback at least 200 feet from
North College Avenue.
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The project proposes a 4,800 square foot warehouse and distribution facility
located on the western portion of the lot, 182 feet setback from North College
Avenue.
The applicant asks that the Hearing Officer find that the requested modification
be granted on the grounds that it is not detrimental to the public good and that the
modification does not diverge from the standard except in a nominal,
inconsequential way when considered from the perspective of the entire
development plan.
The proposed warehouse and distribution building is sited behind the existing
building, the proposed 6,000 square foot addition, and a 6-foot-high fence used to
screen vehicle storage. The 18 foot difference between the requirement and the
proposal represents the exact distance that was dedicated as ROW for the North
College Avenue streetscape improvements.
5.

Findings of Fact/Conclusion
In evaluating Legacy Auto (1845 N. College Ave.), #PDP120001, Staff makes the
following findings of fact:
A.

The request for a modification of standard to permit a vehicle use area between
the building face and the street (3.5.3(C)(2)) is not detrimental to the public good
and by reason of exceptional physical conditions or other extraordinary and
exceptional situations, unique to such property because the North College Avenue
streetscape improvements created a curb cut access in the logical area to site an
addition to the existing building that would comply with said standard.

B.

The request for a modification of standard to reduce the required setback for a
warehouse and wholesale distribution building (4.22(B)(d)(1)&(5)) is not
detrimental to the public good and does not diverge from the standard except in a
nominal, inconsequential way when considered from the perspective of the entire
development plan. This is because the proposed setback of 182 feet is hidden
behind the principal addition and screening and represents a divergence of 9%
from the required setback.

C.

The PDP contains permitted uses and complies with the applicable land
development standards of the Service Commercial District in accordance with
Article 4 of the Land Use Code with the exception of the requested modification
of standards.

D.

The PDP complies with the applicable General Development Standards of Article
3 of the Land Use Code with the exception of the requested modification of
standards.
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E.

The PDP complies with the applicable procedural and administrative
requirements of Article 2 of the Land Use Code.

RECOMMENDATION:
Staff recommends approval of Legacy Auto (1845 N. College Ave.), #PDP120001
ATTACHMENTS:
1 – PDP Plan Set
2 – Modification Requests
3 – Applicant Narrative
4 – Existing Site Images
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May 1, 2014

Legacy Tractor
Modification to a Standard
We are requesting Modification to a Standard for two aspects of this proposed development.

Modification 1:
SECTION 3.5.3(C)(2): Build to line.
The proposed future addition to the existing Legacy Auto building (designated #PH2/PH3) will be 3'-8" in front of the
east edge of the existing building and 64’-3” from the N. College right-of-way. We are requesting an exemption to
SECTION 3.5.3(C)(2)(a) based on SECTION 3.5.3(c)(D)(5) in order to conform to an established pattern of building and
street relationships, a contextual build-to line may fall at any point between the required build-to line and the build-to line
that exists on a lot that abuts, and is oriented to, the same street as the subject lot. The Americas Best Value Inn building
(former Lamplighter Inn) adjacent to the south is 51’-2” from the North College right-of-way. The fueling canopy at the
Loaf-n-Jug south of the site is 66’-4” from the North College right-of-way.
We also request a modification to allow a vehicular use area between the existing Legacy Auto building (#PH1)/ additions
#PH2/PH3, and North College Ave. to the east to include drives and nine (9) decorative display spaces. This request is
based on SECTION 2.8.2(H)(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, the strict application of the standard sought to be modified would result in unusual and
exceptional practical difficulties.
During Phase 1 the property will utilize the existing service station in it's current configuration. Immediately to the west
of the building the topography of the site drops precipitously rendering this area unusable for vehicle circulation, storage
or display thereby requiring vehicle use between the building and the street. In subsequent additions this area to the west
is used for emergency access drives and storm water detention again rendering this area unusable. In addition to the
topography hardship a new roadway is required to be established along the south edge of the property connecting College
Avenue to Willox Court. The requirement for this new roadway encroaches into the area south of the existing building to
the extent it is unusable as well. The site is further limited by a 50’ wildlife buffer along the north property line; 25’ of this
buffer is on site.
In addition, site access and emergency circulation is limited by the existing drives established by the City during the
design and installation of the North College improvements. The south existing driveway is required for access to the
Lamplighter and for emergency access/ emergency circulation. The north existing driveway and the drive between the
building and North College are required for emergency access/emergency circulation. It’s location was dictated by the
p.o. box 270788
fort collins, co 80527
p. 970.493.2025
f. 970.493.2026
dons@wgarchitects.com
www.wgarchitects.com

City because of the u-turn lane through the N. College median to eliminate a left turn access across south-bound traffic. It
should be noted that the existing Legacy Auto business has nine (9) vehicles displayed between the building and the
street. The proposed nine (9) decorative paved display spaces between the building and the street have been spread out
and their visual impact has been mitigated by enhanced landscaping and a pedestrian connection walkway and outdoor
pedestrian plaza space utilizing the existing gas station canopy (from a previous use) which will be created between the
existing building and the North College Avenue sidewalk. Per SECTION 2.8.2(H)(4), these vehicle display spaces do not
diverge from the standards of the Land Use Code except in a nominal and inconsequential way when considered from the
perspective of the entire development plan, as they constitute only 25% of the total number of vehicle display spaces
along the North College frontage and their visual impact will be softened by enhanced landscaping. I might also point out
that there is recent precedent for allowing vehicle display spaces between a building and the street as allowed at Fort
Collins Mitsubishi, 2712 South College Ave. which was built within the last year.
Modification 2:
SECTIONS 4.22(B)(2)(d)(1) & 4.22(B)(2)(d)(5): Building Setback.
The future warehouse/wholesale distribution facility (designated Building #PH4) located to the west of the existing
building and future expansions will be located 182’ from the North College Avenue right-of-way which is less than the
200' required by SECTIONS 4.22(B)(2)(d)(1) and 4.22(B)(2)(d)(5) . We are requesting an exemption to SECTIONS
4.22(B)(2)(d)(1) and 4.22(B)(2)(d)(5) based on SECTION 2.8.2(H)(4) as the granting of an 182’ building setback (18’
less than the standard) does not diverge from the standards of the Land Use Code except in a nominal and inconsequential
way when considered from the perspective of the entire development plan. Specifically, the warehouse/wholesale
distribution facility (designated Building #PH4) will be screened from North College by the primary buildings along
North College, enhanced landscaping along North College, and the 6-foot-high parking screening fence between this
building and North College. In addition, I would like to point out that during recent improvements to North College
Avenue the City acquired 18' of r.o.w. from this property. If the city had not taken the 18' of r.o.w. the building would be
in compliance with the 200’ setback.
Thanks you for your time and consideration.
Best regards,

Don Shields
Project Manager
WG Architects
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Legacy Auto PDP
Statement of Planning Objectives
November 21, 2011
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Statement of Appropriate City Plan Principles and Policies
Economic Health
•
•
•
•
•

This project supports job creation with a potential for a minimum of 30 jobs.
This project maximizes retail sales tax revenue by allowing an existing retail business at this site to
expand within the city limits in lieu of moving to the county.
This project allows for the creation of a new office/warehouse tax generator on the western portion of
the site.
This project supports a local, established, entrepreneurial business selling medium sized tractors which
is unique within the Fort Collins city limits.
This is an infill project which lies within a targeted infill and redevelopment area.

Environmental Health
•

This project protects and enhances the natural features by creating a 50 feet wildlife buffer along the
Larimer-Weld Canal in order to maintain a wildlife corridor through the city. This buffer also helps to
ensure the ongoing conservation of plants, animals and their associate ecosystems, supports biodiversity,
and improves the aesthetics of the city.

Community and Neighborhood Livability
•
•

The development of this project promotes the revitalization of an existing, underutilized commercial
area where infrastructure already exists.
This project is a redevelopment infill project along the College Avenue “community spine.”

City Structure Plan Map Principles and Policies
•
•

The development provides for a future local commercial street along the south property line as per the
City Master Street Plan and the North College Corridor Plan.
The development provides a wildlife buffer to the wildlife corridor along the Larimer-Weld Canal.

Design Principles and Policies for All Commercial Districts
•
•
•
•

The project provides a balanced circulation system with adjacent pedestrian sidewalk access to the site
through a canopy structure with a raised sidewalk.
A bus stop is located adjacent to the site to provide for public mass transit.
Bicycle parking is provided at each building. Covered bicycle parking is provided at the eastern
building.
Provision is made for a local commercial street along the south side of the site in order to connect
College Avenue with Willox Court to the west.
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Transportation Principles and Policies
•
•
•
•

A bus stop is located adjacent to the site to provide for public mass transportation.
Adequate sidewalks are provided along College Avenue and along the future local commercial street at
the south property line.
A strong, covered pedestrian access is provided to the development.
The development dedicates a half-right-of-way for the local commercial street along the southern
property line as shown an the Fort Collins Street Master Plan and the North College Corridor Plan to
provide a connection from North College Avenue to Willox Court to the west.

Description of proposed open space, wetlands, natural habitats and
features, landscaping, circulation, transition areas, and associated
buffering on site and in the general vicinity of the project.
•
•
•
•

•
•
•
•
•
•

Open space is provided by the development as a landscaped water detention pond.
There are no wetlands associated with this project or adjacent to this project.
There is a recognized wildlife corridor along the Larimer-Weld Canal adjacent to the north property line
of the development.
This development provides for a 50 foot wildlife buffer from the top of the south bank of the LarimerWeld Canal toward the development. This buffer includes a 25 foot area, south of the north property
line, which is landscaped and provides evergreen trees to offer screening between the canal and the
development.
The Larimer-Weld Canal is the current northern city limit of Fort Collins in this area.
The wildlife buffer and the Larimer-Weld Canal provide a transition between this commercial
development and the existing mobile home park (outside the city limits) on the north side of the canal.
On site landscaping complies with Section 3.2.1 of the Land Use Code.
Vehicular circulation to the site is provided by existing curb cuts.
Pedestrian circulation to the site is provided along the center of the existing covered canopy to the
existing building on the site by means of a raised sidewalk.
The development dedicates a half-right-of-way for the local commercial street along the southern
property line as shown an the Fort Collins Street Master Plan and the North College Corridor Plan to
provide a connection from North College Avenue to Willox Court to the west. Existing buildings to the
south and west preclude the installation of the street at this time.

Statement of proposed ownership and maintenance of public and
private open space areas; applicant’s intentions with regard to future
ownership of all portions of the project development plan.
•
•
•

The half-right-of-way of the proposed local commercial street shall be dedicated to the City with the
paved area maintained by the city. The landscaped portions right-of-ways adjacent to the site and private
open space areas will be maintained by the Developer.
It is the intent of the Developer to build and own and/or lease the buildings shown in Phases I, II, and III
on the eastern portion of the development.
It is the intent of the Developer to lease or sell the pad site of pad site for the building shown in Phase IV
on the western portion of the site.
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Estimate the number of employees for business and commercial uses.
•

It is estimated that there will be approximately 30 business or commercial employees.

Description of the rational behind the assumptions and choices made
by the applicant
This is a request to replat 1845 North College (200 foot frontage) and the property to the north into a single
parcel. The new parcel will contain two building pad sites. The east building pad will be comprised of the existing
building (1,211 s.f.) and a 6,000 s.f. addition. The existing 1,000 s.f. canopy, which is connected to the existing building,
will remain as a covered pedestrian gateway to the site. The west building pad will be a 5,000 s.f. single story
office/warehouse.
The existing vehicular accesses to the development off of North College Avenue will be utilized as is and without
change.
The existing building is currently used for the sales of urban tractors, ATVs, trailers, personal water/snow craft
(jet-ski and snowmobile types of crafts), conversion vans, cars, and light trucks, and minor vehicle repair. The existing
building and addition will be used for the sales offices for urban tractors, ATVs, trailers (25 feet maximum length),
personal water/snow craft, conversion vans, cars, and light trucks. Also, part of this building will be used for retail sales
and part will be used for minor vehicle repair.
The existing building is sited on a parcel with a 200 foot frontage along College Avenue from which they sell cars
and light trucks. The Land Use Code states that vehicle sales and leasing for cars and light trucks shall be limited to ten
(10) percent of the total linear frontage of both sides of North College Avenue between Vine Drive and the northern City
limits or the intersection of North College Avenue and State Highway 1, whichever results in the shortest linear distance.
This limitation is currently maximized and includes the existing 200 linear foot of frontage noted above. We propose to
relocate the existing, allowed 200 linear foot of frontage used for the sale of cars and light trucks from the southeast
frontage of the site to the northeast frontage of the site along College Avenue. (See Site Plans.)
The second building pad would be a 5,000 s.f. single-story building located on the western part of the site. The
proposed uses for this building will be office/warehouse, personal and business service shops, artisan and photography
studios and galleries, retail establishments, retail stores with vehicle servicing, vehicle minor repair, servicing and
maintenance establishments, equipment rental establishments (without outdoor storage, plumbing, electrical and carpenter
shops, print shops, and food catering or small food product preparation.
A storm water detention pond will be located in the southwest corner of the site as this is the low point of the site.
The historic drainage to the south is very shallow. The lands to the west are at a higher elevation and paved. The civil
engineer has designed the detention pond to gravity feed through an underground storm sewer to the existing storm sewer
inlet located in the northeast corner of the adjacent motel parcel to the south.
The existing Street Master Plan and North College Corridor Plan show a future local commercial street straddling
the south property line of this development. The Owner will dedicate a 36 foot half right-of-way along the southern
property line of the development. As this street can not be constructed until the properties to the south and west redevelop,
the construction of the local commercial street will be delayed until the adjacent properties to the south and west
redevelop.
The Larimer-Weld Canal along the northern property line of the development is a possible wildlife migration
route. In deference to this wildlife migration route we have shown a 50 foot wide wildlife buffer south of the south top of
bank of the Larimer-Weld Canal. 25 foot of this buffer is located south of the development’s north property line.
The Developer would limit the display areas for urban tractors, ATV’s, personal water/snow crafts, and trailers of
25’ length or less to 36 display models on the entire tract (both the current PUD site and the undeveloped site). 36 display
spaces allows for six (6) urban tractors, six (6) ATV’s, six (6) personal water/snow crafts, six (6) trailers, six (6) cars, and
six (6) light trucks. A screened outdoor storage area will be used for the storage of additional inventory of the items listed
above. In Phase 1 the screened outdoor storage area will contain 66 items, Phases 2 and 3 will contain 46 items, and
Phase 4 will contain 57 items.
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Narrative description of how conflicts between land uses, or
disturbances to natural habitats and features, and/or wildlife are
mitigated.
Conflicts between land uses:
•

The current zoning for this development is Service Commercial District (CS). The parcel to the west is
zoned CS; the building is occupied by Pack Rat Freight and Shipping. The parcel to the south is also
zoned CS; the building is occupied by Americas Best Value Inn. To avoid conflicts with the Inn we have
kept the illumination levels from site lighting to less than 2 foot-candles along the north wall of the Inn.
To the east of the development are North College Avenue and the North College Marketplace. North
College Marketplace is zoned Community Commercial-North College District (CCN). To the north of
the development, in Larimer County, are commercial businesses fronting along North College Avenue
with a mobile home park to the west of these businesses. This development is separated from the land
uses to the north by the Larimer-Weld Canal and 25 feet of landscaping along the north property line. To
avoid conflicts with the mobile home park we minimized site lighting long the north property line to less
than 0.5 foot-candles.

Disturbances to natural habitats and wildlife are mitigated:
•

Along the north property line of the development runs the Larimer-Weld Canal. The canal is
approximately 50 feet wide from top of bank to top of bank. From the top of bank along the south side
of the canal to the north property line of the development is approximately 25 feet. The canal provides a
migration route for local wildlife. To mitigate the development’s impact on this wildlife corridor we
have maintained a 50 foot wide wildlife buffer from the top of the south bank of the canal. This buffer
extends approximately 25 feet south of the north property line of the development. The wildlife buffer
within the development will be landscaped with evergreen trees. To minimize the impact of site lighting
on this wildlife corridor, we have utilized forward throw, cut-off area lights. The maximum lighting
level within the corridor is 3 foot-candles. The maximum lighting level at the north property line is 0.5
foot-candles.

A written narrative addressing each concern/issue raised at the
neighborhood meeting(s), if a meeting has been held.
•

No neighborhood meetings have been held.

P.O. Box 270788. Fort Collins, CO 80527-0788 970-493-2025

Fax: 970-493-2026

Email: dons@wgarchitects.com

Legacy Auto – Existing Site Images
Image 1: South along College Avenue

Image 2: North along College Avenue

Image 3: Northwest (Existing building)

Image 4: West

Image 5: South within the site

Image 6: Southwest within the site

Image 7: West at Larimer-Weld Canal

