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STAFF REPORT                   December 17, 2015 
Planning and Zoning Board 
 
 
 
 
PROJECT NAME 
 
CENTRE FOR ADVANCED TECHNOLOGY 22ND FILING, COMMUNITY HORTICULTURE CENTER 
#MJA150006 
 
 
STAFF 
 
Jason Holland, City Planner 
 
 
PROJECT INFORMATION  
 
PROJECT DESCRIPTION: This is a Major Amendment to the Centre for Advanced Technology 22nd Filing, 

Community Horticulture Center, which is the formal name and location of the 
Gardens on Spring Creek. The proposed plan reflects the major components 
outlined in the original master plan, which was approved in 2001. At that time, the 
master plan included a number of future components, which are now planned in 
detail with this amended plan. Specifically, the amended components that are 
shown with these proposed plans include: 
 

• expanded garden areas including – Plant Select Garden, Fragrance 
Garden, 

• Rose Garden, Moon Garden, Undaunted Garden, Prairie Garden, Bird 
Garden, and Foothills Garden; 

• a stage structure and sound walls for outdoor performances; 
• modified circulation through the gardens and to the existing Spring Creek 

Trail; 
• a parking area for approximately 150 bikes;  
• small arbor structures at various gardens and one larger structure in the 

Undaunted Garden; and 
• operational and management standards for events. 

 
APPLICANT: 

 
John Beggs 
Senior Landscape Architect 
Russell + Mills Studios 
141 South College Avenue, Suite 104 
Fort Collins, CO 80524 
 

OWNER: City of Fort Collins 
P.O. Box 580 
Fort Collins, CO 80522 

 
RECOMMENDATION: Approval 
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EXECUTIVE SUMMARY 
 
The Centre for Advanced Technology 22nd Filing, Community Horticulture Center Major Amendment (MJA), 
commonly referred to as the Gardens on Spring Creek, complies with the applicable requirements of the City of 
Fort Collins Land Use Code (LUC), more specifically:  
 

• The MJA complies with the Common Development Review Procedures for Development Applications of 
Article 2 - Administration. 

 
• The MJA complies with the relevant standards of the Employment District (E) located in Division 4.27 of 

Article 4. 
 

• The MJA complies with the relevant standards located in Article 3 - General Development Standards. 
 
COMMENTS: 
 
1. Background: 
 
The surrounding zoning and land uses are as follows: 
 
Direction Zone District Existing Land Uses 
North Employment (E) Undeveloped CSU parcel  
South Employment (E) Child care facility, residential student housing 
East Employment (E) Offices, including the Natural Resources Research 

Center (NRRC)  
West Low Density Residential  (R-L) Residential - single-family lots and open space tracts   
 

• The property was annexed in September 1965 as part of the 4th College Annexation. 
 

• The property was included in the Centre for Advanced Technology Overall Development Plan (ODP) in 
1983. At that time, the use for the property was designated as Recreation on the ODP. The ODP was 
revised in 1985, 1988, 1994, and 1999, all with the same Recreation use designation for the parcel. The 
ODP was then revised several times from 2002 through 2012.  

 
• As the current use was finalized with the approved master plan for the Gardens on Spring Creek facility, 

the parcel was eventually removed from the Centre for Advanced Technology ODP boundary.  
 

• The Gardens on Spring Creek (GSC) facility was approved by a Hearing Officer in 2001 as the Centre for 
Advanced Technology 22nd Filing Community Horticulture Center. The approved plan includes two 
primary uses - Community Facility and Neighborhood Park. The park designation applies to portions of the 
Plan along the Spring Creek Trail, known as Lilac Park. The approved plan includes all of the elements of 
the GSC facility that currently exist today, including the main facility building and greenhouse/conservatory, 
themed gardens, parking area, trail alignment and perimeter landscaping. The approved plan also includes 
several elements to be built with future phase construction, including additional themed gardens, a great 
lawn, gazebo and bandstand. In conjunction with the great lawn, gazebo and bandstand, the approved 
plan proposes a maximum of 350 people on-site for amplified music performances and other events. A 
copy of the current plan is included with this staff report. The amended plans propose to expand the scope 
of the amplified music performances to accommodate a maximum of 1,500 people. 

 
2. Compliance with Applicable L-M-N Standards: 
 
The project remains in compliance with all applicable Employment District standards with the following relevant 
comments provided: 
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A.  Section 4.27 - Permitted Uses 
 
While the current approval describes the Gardens on Spring Creek facility as a “Community Horticulture Center”, 
the designated permitted use per the Land Use Code (LUC) is community facility.  This specific land use 
designation is listed in Section 4.27(B)(2)(b)(4) of the Employment District as a permitted use subject to 
Administrative Review with a Hearing Officer.  
 
However, effective July 21, 2015, under Ordinance No. 82, 2015, all projects in which the City is the applicant are 
reviewed by the Planning and Zoning Board. The new review process is described in Division 2.17: 
 

City Projects. Development projects for which the City is the applicant shall be processed in the manner 
described in this Land Use Code, as applicable, but shall be subject to review by the Planning and Zoning 
Board in all instances, despite the fact that certain uses would otherwise have been subject to 
administrative review. 

 
Additionally, the process may include an Alternate Review as follows: 
 

Section 2.2.12 - Step 12: Appeals/Alternate Review  
(A) Appeals. Appeals of any final decision of a decision maker under this Code shall be only in accordance 
with Chapter 2, Article II, Division 3 of the City Code, unless otherwise provided in Divisions 2.3 through 
2.11 and 2.16 of this Code. 
 
(B) Alternate Review. Despite the foregoing, if the City is the applicant for a development project, there 
shall be no appeal of any final decision regarding such development project to the City Council. In 
substitution of an appeal of a development project for which the City is the applicant, the City Council may, 
by majority vote, as an exercise of its legislative power and in its sole discretion, overturn or modify any 
final decision regarding such project, by ordinance of the City Council. Any Councilmember may request 
that the City Council initiate this exercise of legislative power but only if such request is made in writing to 
the City Clerk within fourteen (14) days of the date of the final decision of the Planning and Zoning Board. 
City Council shall conduct a hearing prior to the adoption of the ordinance in order to hear public testimony 
and receive and consider any other public input received by the City Council (whether at or before the 
hearing) and shall conduct its hearing in the manner customarily employed by the Council for the 
consideration of legislative matters. When evaluating City projects under alternate review, the City Council 
may, in its legislative discretion, consider factors in addition to or in substitution of the standards of this 
Land Use Code. 

 
3. Compliance with Article 3 of the Land Use Code - General Development Standards 
 
The project complies with all applicable General Development Standards with the following relevant comments 
provided: 
 
A.  Division  -  3.2, Site Planning and Design Standards 
 
The project plan, as amended, remains in compliance with the standards in this Division of the code, which 
includes Landscaping and Tree Protection, Access, Circulation and Parking, Solar Access, Orientation and 
Shading, Site Lighting, and Trash and Recycling Enclosures. The majority of the site elements that relate to these 
standards have already been constructed, including the on-site parking lot, main building/conservatory, street trees 
along Centre Avenue, alignment of the Spring Creek Trail, and perimeter plantings. 
 
1) Section 3.2.4  - Site Lighting. A photometric plan is provided for the additional light fixtures that are included in 
the amended phases of the facility. The additional lighting provided incorporates down-directional and sharp cut-off 
fixtures. All lighting complies with the lighting levels and design standards of this section.  
 
2) Section 3.2.2  -  Access, Circulation and Parking. The amended plans comply with the minimum parking 
required by providing off-site parking for events as needed. The minimum parking required is based on the City’s 
standards for Alternative Compliance, and is based on the minimum parking required for the peak demand 
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anticipated at a ticketed performance event, for a maximum of 1,500 people.  
 
Parking demand for a 1,500 person event is anticipated to arrive using the following travel modes: 
 

• 150 visitors travel to events via bicycle 
• 50 visitors travel to events via MAX 
• 1300 visitors travel to events via car w/2 persons per vehicle average. 

 
This demand estimate requires total of 650 parking spaces. A total of 700 parking spaces are provided with the 
plans as follows: 
 

• 65 vehicles will utilize the existing Gardens on Spring Creek on-site parking lot, of the 74 spaces available 
in this parking lot. 

• 350 vehicles will utilize the NRRC facility parking lot located across Centre Avenue to the east. 
• 285 vehicles will utilize the CSU Research Blvd parking Lot, which is located 1,800 feet (.34 miles) along 

Center Avenue to the south of the Gardens. 
 
The applicant’s alternative compliance narrative attached with this staff report provides more detail. Staff finds that 
the off-site parking arrangement provides an adequate solution within acceptable proximity to the facility to 
accommodate larger planned events. The operational standards provided with the site plan outline the need for 
traffic control and other measures that will be provided in conjunction with this off-site event parking. 
 
B.  Division  -  3.3 Engineering Standards 
 
Utility Plans are provided for the amended project that comply with all City requirements. Site grading and 
stormwater drainage design are the major focus of these plans. The proposed design and drainage analysis 
demonstrates that the project complies with the original design from the approved drainage and erosion control 
report for the project, dated January 31, 2003 and prepared by EDAW, Inc. 
 
Portions of the site are in the City floodplain and a Floodplain Use Permit is required, which must show that there 
will be no rise in the Base Flood Elevation on neighboring properties. 
 
C.  Section 3.4.1 Natural Habitats and Features 
 
The project is located within 500 feet of a number of special features that require protection, including the Spring 
Creek and associated wetlands, the re-routed Sherwood Lateral ditch and associated wetlands, and a series of 
small wetlands on the eastern edge of the site. Based on the updated Ecological Characterization Study for the 
site and the requirements of Section 3.4.1(E), the following Natural Habitat Buffer Zones apply to this project, 
which have been delineated on the site and landscape plans:  
 

• Spring Creek Corridor and wetlands (100 feet) 
• Sherwood Lateral Ditch and wetlands (50 feet) 
• Two groups of wetlands on east side of property (50 feet for each wetland area) 

 
Section 3.4.1(E) limits the type of development activity that may occur within these buffer zones. As proposed, this 
project conflicts neither with the intended purpose nor the specific requirements for these buffer zones. While some 
disturbance will occur within the buffers (e.g., the addition of paths and walkways), these impacts will be 
adequately mitigated through the restoration of disturbed areas with additional plantings and habitat enhancements 
throughout the site. 
 
D.  Municipal Code Chapter 20, Article II - Noise.  
 
Noise levels from the Gardens on Spring Creek Facility must be below the maximum decibel levels (dBA) at the 
following adjacent receiving land uses: 
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Low Density Residential District (R-L): 
 
7:00 a.m. to 8:00 p.m. 55 dBA 
8:00 p.m. to 7:00 a.m. 50 dBA 
 
Employment District (E): 
7:00 a.m. to 8:00 p.m. 70 dBA 
8:00 p.m. to 7:00 a.m. 65 dBA 
 
An acoustical model was developed by the applicant’s consultant in conjunction with the design of the outdoor 
stage and great lawn seating area. The design narrative provided by the applicant is attached with this staff report. 
In conjunction with the outdoor stage orientation, a series of sound walls are provided to absorb and diffuse sound 
from amplified music performances. The design recommends a series of four sound barrier walls, ranging in height 
between 12 and 19.5 feet above the stage level. The proposal demonstrates that compliance with the maximum 
permissible noise levels at the receiving land uses can be achieved.  
In addition, staff recommends that operational and management standards be provided, which are attached with 
this staff report. These standards outline the type, frequency and duration of events that may occur, requirements 
for sound monitoring at events, and general operational standards.  
 
4. Neighborhood Meeting 
 
Two neighborhood meetings were held for the proposed project. Neighborhood meeting summaries are attached 
with this staff report.  
 
5. Findings of Fact/Conclusion 
 

A. The Major Amendment complies with the process located in Division 2.2 - Common Development 
Review Procedures for Development Applications of Article 2 - Administration. 

 
B. The Major Amendment complies with relevant standards located in Article 3 - General Development 

Standards. 
 

C. The Major Amendment complies with the applicable Employment District standards in Division 4.27 of 
Article 4. 

 
RECOMMENDATION:   
 
Staff recommends Planning and Zoning Board approval with the following motion:  
 
Approve the Major Amendment of the Centre for Advanced Technology 22nd Filing, Community Horticulture 
Center #MJA150006 based on the findings of fact found on page 7 of the staff report. 
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ATTACHMENTS 

1. Vicinity map  (PDF) 
2. Zoning map  (PDF) 
3. Applicant's Planning Narrative (PDF) 
3a. Operational and Management Standards (PDF) 
4. Site Plan (PDF) 
5. Landscape Plan (PDF) 
6. Elevations and Perspectives  (PDF) 
7. Applicant's Sound Model Report (PDF) 
8. Alternative Compliance Parking Request (PDF) 
9. Off-site parking letter of intent (PDF) 
10. Traffic analysis memorandum (PDF) 
11. Drainage memorandum (PDF) 
12. Ecological characterization memo (PDF) 
13. Utility Plans  (PDF) 
14. Notes - 1st neighborhood meeting (PDF) 
15. Notes - 2nd neighborhood meeting (PDF) 
16. Meeting notification boundary map (PDF) 
17. 1st neighborhood meeting letter (PDF) 
18. 2nd neighborhood meeting letter (PDF) 
19. Supplemental letter for 2nd neighborhood meeting (PDF) 
20. Sound demonstration notes from 2nd Neighborhood meeting (PDF) 
21. Background - Alternate Review Ordinance 082,2015  (PDF) 
22. Background - Gardens planning objectives from 2000 (PDF) 
23. Background - Approved site plan from 2003 (PDF) 
24. Background - 2001 decision and staff report (PDF) 
25. Background - Ecological Study 2001 (PDF) 
26. Background - Windtrail PUD plat (PDF) 
27. Letter from Resident  (DOC) 
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CENTRE FOR ADVANCED TECHNOLOGY 22ND FILING COMMUNITY 
HORTICULTURE CENTER – MAJOR AMENDMENT  
Statement of Proposed Planning Objectives 
September 16, 2015 
 
This project shall be titled Centre For Advanced Technology 22nd Filing Community 
Horticulture Center – Major Amendment. 
 
The project components include the following: 
 

• 5.78 AC project site area 
• Stage structure for outdoor performances 
• Expanded garden areas – including botanical/display gardens  
• Improved circulation through-out gardens and to existing Spring Creek Trail 
• 150 total bike parking spaces 
• Existing property zoning – Employment District 
 

SITE PLAN 
This project is a major amendment to the approved PDP submittal titled – Centre for 
Advanced Technologies 22nd Filing “Community Horticultural Center” PDP, #53-85AV.  
This plan reflects the major components outlined in the approved master plan.  The 
proposed plan also fulfills a need of providing an outdoor performance facility outlined in 
the Cultural Plan approved in 2008.   
 
Some outdoor events will require additional parking from adjacent parking locations 
surrounding the Gardens.  These parking areas have been identified on the LS002 sheet 
in the site submittal.  These parking areas have also been outlined in a memorandum of 
understanding (MOU) that was developed in 2000.  This MOU outlines the agreements 
that have been reached between surrounding landowners and the City regarding the use 
of these parking areas.    
 
The proposed major amendment is needed to approve increased occupancy during events 
at the facility.    
 
Other site improvements include: 

• Expanded garden areas including – Plant Select Garden, Fragrance Garden, 
Rose Garden, Moon Garden, Undaunted Garden, Prairie Garden, Bird Garden, 
and Foothills Garden. 

• Stage structure for outdoor performances  
• Improved connectivity through gardens and to existing Spring Creek Trail 
• Bike parking area that will accommodate approx. 150 bikes. 
• Small arbor structures at gardens and larger structure in Undaunted Garden. 

 
ARCHITECTURE 
The proposed stage structure has been designed to accommodate outdoor performances 
that will be held at the Gardens.  See architectural elevations and perspectives. 
 
1. CITY PLAN PRINCIPLES AND POLICIES ACHIEVED BY THE PROPOSED PLAN 
 
ENV 1.1 – Protect and Enhance Natural Features 
The Gardens expansion is planned to showcase and highlight natural features of the 
region.  Where existing features exist on site the Gardens will conserve and protect those 
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features.  Those include the existing wetland area to the NE of the site and Sherwood 
Lateral running through the middle of the site.  
 
ENV 2.2 – Outreach to the Public 
The Gardens will promote activities and events occurring at the facility and provide a 
variety of formal, non-formal education and interpretive programs. 
 
ENV 4: The City will pursue new opportunities to provide multifunctional open lands. 
The gardens act as a multi-functional use by providing a variety of educational 
opportunities, as well as entertainment and passive recreation for the community. 
 
ENV 4.3 – Improve Water Quality and Detention 
The site will highlight a water quality feature that starts in the foothills garden, travels 
through a bio-swale and ends in a detention area.  The existing wetland area, that acts as 
another water quality area will be retained and will be an additional highlight of the site. 
 
ENV 4.5 – Support Community Horticulture 
As the City’s community horticultural center, they will continue to encourage and support 
community horticulture programs.  This is a core value of the gardens and it’s mission 
statement, “To improve the lives of people and foster environmental stewardship through 
horticulture.” 
 
ENV 15.1 – Encourage Composting 
The Gardens will explore and encourage composting on site and educate visitors to the 
beneficial use of composting. 
 
ENV 18.5 – Provide Education 
Careful planning of the site was needed in order to maintain a no-rise condition in this 
flood area – this presents a unique educational opportunity for all visitors to understand 
the delicate balance of developing within one of these areas. 
 
ENV 20.2 – Follow Design Criteria for Stormwater Facilities 
All stormwater BMP’s will be followed for all the stormwater facilities. 
 
LIV 11.2 – Incorporate Public Space 
Public spaces will be included throughout the entire site with a variety of café seating 
types, overlooks, children’s play area and plazas/walkways.  
 
LIV 14.1 – Encourage Unique Landscape Features 
The garden expansion will highlight many unique landscape features – these include: 
The undaunted garden, foothills garden, prairie garden, great lawn, café grove, along with 
a variety of smaller unique, highly designed landscaped spaces. 
 
LIV 14.2 – Promote Functional Landscape 
All planting will be designed with native/adaptive plants, as well as highlighting a variety of 
botanical planting areas that will showcase unique plants of the region. 
 
LIV 14.3 – Design Low Maintenance Landscapes  
Native and adaptive planting and the great lawn turf area, reserved for functional/multi-use  
will allow a minimum of maintenance. Shrub beds will be maintained without excessive 
pruning or ‘snow-balling’ of shrubs.  
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LIV 21.2 – Establish an Interconnected Street and Pedestrian Network  
The pedestrian network will allow access to all proposed garden areas as well as providing 
easy access to other structures within The Garden areas.  
 
LIV 23.1 – Provide Neighborhood Parks and Outdoor Spaces 
The garden expansion will provide a unique neighborhood and community asset by 
providing a passive park setting with unique and highly designed outdoor spaces.  The 
Gardens are within walking distance of several residential neighborhoods. 
 
LIV 23.2 – Integrate Natural Features 
The existing Spring Creek as well as the existing wetland areas on site will be protected 
and will be integrated into the design of The Gardens expansion. 
 
LIV 30.3 – Improve Pedestrian and Bicycle Access  
Additional bike parking to the north of the gardens expansion will be provided.  This will 
accommodate approximately 150 bikes. 
 
LIV 31.4 – Design for Pedestrian Activity 
The pedestrian walks ensure connectivity throughout the facility. 
 
SW 3.1 – Encourage Community Gardens and Markets 
The Gardens will continue to encourage and support cooperative efforts for the 
establishment and continuation of community gardens and markets throughout the 
community.  The gardens will foster its partnerships with several local programs and 
community events at The Gardens and around the community.  
 
CPR 2.2 – Build Identity 
The Gardens has and will continue to help solidify Fort Collins as a world-class cultural 
center and destination by providing an invaluable horticultural education and entertainment 
experience through classes, events and partnerships within the community. 
 
CPR 4.1 - Provide World-Class Facilities 
The expansion will provide an invaluable facility that will educate and foster smart and 
sustainable horticulture practices. 
 
CPR 5.2 – Provide Multi-Purpose Lands 
The Gardens expansion will bring together several City departments to maintain and 
develop a valuable City resource and provide a passive recreation experience through an 
extensive expansion of walking trails that will connect to the existing facility and the Spring 
Creek Trail. 
 
HI 1.3 – Welcome and Support Volunteerism in the City Organization 
The expansion will provide more opportunities for volunteer work within the Garden by 
providing insight into how the Gardens can provide a range of opportunities for citizens to 
volunteer and learn about the Gardens on Spring Creek. 
 
HI 2.1 – Support a Learning Community 
Several classes will be offered with the addition of classes and events once the additional 
garden areas are complete.  These will support an already robust educational experience 
for the entire community.  These will be in conjunction with many informal learning 
opportunities throughout the community that are sponsored by a wide range of 
organizations. 
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HI 4.1 – Forge Partnerships 
The development and growth of partnerships between the Gardens, City and other local 
agencies will help to share information, use resources efficiently, and avoid duplication of 
efforts.  
 
 
2. DEVELOPMENT SCHEDULE 
Planning Phase (PL) 

Neighborhood Meeting #1    Completed 

 Neighborhood Meeting #2    Completed 

 Submit Major Amendment     September 16, 2015 

 Receive Major Amendment Comments  October 14, 2015 

 Submit FP       October 21, 2015 

 Receive FP Comments     November 18, 2015 

 D.A. approved/mylars signed    December 2, 2015 

Building Design (DD-CD) 
Backgrounds to S/E consultants    Completed 

Design Development Submittal    Completed 

Cost Estimate Due     Completed 

Design Development Comments Due   Completed 

80% CDs Due      November 16, 2015 

80% CD Comments Due    November 30, 2015 

Final Construction Documents    December 14, 2015 

Permit and Bidding Phase (B) 
Submit CD drawings for permit review and start  

Bid        January 11, 2016 

Bids Due       January 25, 2016 

Building permit approved     Feb. 8, 2016 

Construction Phase (CA) 
Begin site work & core and shell building   Feb. 15, 2016 
construction      

Complete construction     May 16, 2016 

 
3. NEIGHBORHOOD MEETING ISSUES/CONCERNS 
 
NEIGHBORHOOD MEETING #1 – JULY 24, 2014 
 

Q: The limit was capped before at 500, why is the cap expanding? 
A: Another public process is needed to accommodate something of this size. 
Standard will be enforced. 
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Q: Do you think people will sit on the trail, or around my house? 
A: Security will be on site 
Q: For how long?  
A: No answer at this point in time  
 
Q: The limit was capped before at 500, why is the cap expanding? 
A: Another public process is needed to accommodate something of this size. 
Standard will be enforced. 
 
Q: Our property values will go down if we don’t have life, liberty and the use of our 
property. This is the city reviewing the city, and trust is gone. How will the city 
enforce noise? 
A: Decibel limits for sound levels are enforced by Neighborhood Services Code 
Compliance staff 
 
Q: Neighborhood Services doesn’t show up now.  Why will they show up then? 
A: They respond as they can  
 
Q: Why does the city need to be in this business? Why would you dump another 
problem on our neighborhood? Would you buy my house right next to all of this? 
None of this matters. What happens when a city blights another neighborhood? 
Police don’t show up when called.  
A: That is not our intent as a city  
 
Q: Is there a limit to weddings and smaller events? 
A: Won’t be going past 8 pm. Will be within sound limits required by the City of Fort 
Collins in the municipal code 
  
Q: Where do you measure these lines? 
A: property lines with a decibel meter 
C: Measure of decibels: 90, which is like a diesel truck 10 m away 
C:  The sound models proposed must be false (before sound mitigation walls) 
because the sound on my porch from a wedding reception this past weekend was 
much louder than your saying it will be.  
A: We will be moving away from the wedding reception venue, and more of a 
wedding ceremony event 
A: Alternative sound options when moving the stage is the same amount of 
decibels in an average household (50 -55 decibels)   
A: Grove of trees around the wall sound barriers will begin at 15 feet, stucco and 
transparent on top, surround the walls with Evergreen trees 
  
Q: Why are the walls so close to the houses?  
A: There is plenty of room between the house and the wall 
 
Q: Is topography accounted for here?  
A: Floodplain technology used to account for that  
 
C: The wall is an eyesore and it right up against our houses. The wall will have too 
much graffiti.  
A: Conifers will cover the wall 
 
C: Conifers need space, they will die  
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A: What about vine covered walls? 
C: They take too long to grow over a wall 
 
C: You put the stage so close to the houses. Move Spring Creek Trail to move the 
stage away from neighborhoods  
A: This is the already approved framework 
   
Q: Why go back to the Master Plan when you’re trying to modify Master Plan? 
 A: We are trying to make the Master Plan a reality   
C: This is not implementing the Master Plan when you add 1000 people on top 
ofthe 500 originally stated in the Master Plan  
 
Q: Can the fence be moved? 
 Q: Is revenue not decent enough for the city right now? 
A: We are trying to be a more self-sustaining  
   
C: If you can’t support yourself, tax us more 
A: That is not my call  
 
Q: Increasing number of attendees…will this help your business problem? 
A: Admission revenues, donations, and grants  
 
Q: Where did the 1500 people come from? Why 1500 of all numbers?  
A: Quality acts to charge admission for, and people in the industry tell me this is 
the game changer number  
 
C: Chataqua in Boulder seats 1300, and this is larger than Chataqua  
A:  I was not aware of that, I will look into that 
 
Q: Has this money already been allocated? 
A: No, we are in the process of getting donations 
 
Q: What is the offer?  
A: 2.5 million in total. Comprehensive capital campaign is in order. Building is 3 
million and gardens are 2.5 million. We will raise 5.5 million and receive a 
$500,000 endowment  
 
Q: So this is under Bob 2 in the BFO? 
A: Yes, we don’t have the BFO numbers for this project yet, but we proposed 2 
million  
 
Q: Are you asking for additional revenue from the city? 
A: We will be operating and supporting ourselves  
 
Q: Is providing financial models part of the review process? 
A: I don’t know, I will look into it   
 
Q: Will the 1500 be coming all at one time? 
A: All attendance numbers are tracked  
 
Q: How does Lincoln Center get involved? 
A: They handle getting the performers involved  
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Q: Our neighborhood does not have a pocket park. There’s no place for kids to 
play. What do you think Ted? 
A: Ted Shepard: Parks and Rec won’t replicate services so close to Rolland Moore. 
I understand the concern, we don’t have an answer. 
  
Q: Are there places around here where a playground could go? 
A: Currently not supporting pocket parks of the original plan in the Master Plan  
 
Q: Flood plain issue, where the stage might sit in terms of flood plain. Our 
neighborhood was adversely affected by the Grove by the changes in flood plain.  
A: We have been working with flood plain folks. Great Lawn acts as a basin for 
flood control  
 
Q: What’s the surface of the bike parking area? Will there be bike racks? 
A: The bike parking area will be a permeable surface or permeable pavers. This 
will be permanent bike parking.  
 
Q: Concern about parking—only 66 guaranteed spots, but 1500 people coming in, 
is this a concern? 
A: Synergistic relationship between shared parking facilities, plus connections to 
MAX and bike parking  
 
Q: What is break down time like for performances? 
A: By 9:00 everyone would be gone including performers and stray folks after 
concerts  
 
Q: Lighting impacts? 
A: Small ball lighting in the ground  
 
Q: Lighting around bike parking?  
A: We haven’t submitted anything yet  
 
Q: Will the walls impact flood plain? 
A: That shouldn’t be an issue 
 
Q: Are there any plans for all day festival events? 
A: No 
 
Q: Will people begin to park on our street? 
A: Permits can be issued  
 
Q: Gardens of Spring Creek is a failed operation. You are not paying interest. At 
what point do you say this doesn’t make any sense? Yes it’s beautiful, but this is 
not botanical  
A: This is very botanical  
 
Q: What are all of your revenue streams? 
A: Charge admission, museum memberships, education programs, increasing 
attendance in general with 60,000 residents last year with only half the facility 
completed, donations, and an annual campaign.  Essentially anyway a non-profit 
supports themselves is what we are doing     

Attachment 3

139



 
Centre for Advanced Technology 22nd Filing Community Horticulture Center-Major Amendment  Page 8 of 12 
STATEMENT OF PROPOSED PLANNING OBJECTIVES 
Russell + Mills Studios | September 2015 
	
  

 
Q: What other avenues have you explored to obtain the same objective other than 
an event venue? 
A: Other smaller options, but the Great Lawn is the fundraising magnet  
 
Q: We need this place to raise money? 
A: Encompassed by surrounding garden open 365 days per year which will bring in 
revenue as well   
 
Q: Can we stick with the original 500 as stated in the Master Plan? 
A: There wasn’t a lot of original thought in that number. This all depends on the 
types of performers we are going to showcase. The types of performances we will 
have will have larger crowds than 500 people  
 
Q: Do they have police for trails in Boulder? 
A: Yes 
 
Q: I can envision trash in my yard, but your responsibility ends at your fence lane. 
So that’s alright, but then we would have to call the police which is another 
responsive issue. They are slow to respond if they respond at all  
A: We are trying to build in regulations to avoid creep in the future  
 
Q: Timing of this and public input in front of City council…what is this timeline? 
A: Public meetings will occur where all of you will be invited  
 
Q: When will ground be broken to begin this project?  
A: Spring of 2015 
 
Q: Is private fundraising dependent on the whole package? 
A: Assumption we would have to raise 5.5 million dollars (Spring Creek 
representatives) 
 
Q: Is this a Type 1 review, requiring an administrative hearing officer?  
A: Cameron Gloss: Yes 
 
Q: Why is this Type 1? Is it listed as a Type 1 review use? 
A: Cameron Gloss: It’s based on the original approval. Increasing number of 
people from the Master Plan constitutes a Type 1 hearing and major amendment.  
 
Q: When will there be further detail in the progress of the plan? 
A: In the coming months. Is there anything to be done to generally help with your 
concern? 
C: move the Great Lawn further away from homes 
C: We don’t want the dense forest with no lighting near the wall  
 
Q: Has this facility seen more traffic from the Grove? 
A: More kids at the bus stops, many coming in to volunteer but no significant 
increase in traffic.   
 
Q: What do you foresee as the demographics who would be interested in this kind 
of music? 
A: Middle aged 
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NEIGHBORHOOD MEETING #2 – SEPTEMBER 8, 2014 
 

Q: Where does Lilac Park go?   
A: We’re having discussions with Park Planning.  We want to create an expression 
of a neighborhood pocket park and it would likely be more linear along the creek.   
 
Q: Won’t developing Lilac Park mean more people hanging out at Lilac Park during 
concerts?   
A: There would be a separate planning and design process for Lilac Park.  
C: Concern was expressed that reconfiguring Lilac Park would sacrifice the wildlife 
corridor for the benefit of an event venue.   
 
Q: The Employment zone doesn’t allow for this as a permitted use.  Starting at a 
macro level – the amphitheater use is not permitted in the Employment zone 
district.  Does this zone allow for an amphitheater? 
A: (City staff) Staff looked at the use when this question came up after the first 
neighborhood meeting. The current use listed on the plan is a neighborhood park.  
The closest appropriate use for the whole center is a Community Facility, and the 
amphitheater would be permitted as part of the facility. 
C: If it’s a community facility, it has to be open to the community.  This would be 
walled off and there would be an entrance fee – the definition of a community 
facility does not speak to that. 
 
Q:  Concerns with ability of pedestrians to cross Center Avenue.  Will there be a 
signal/light at grade crossing?  
A:  Don’t know yet, the City’s traffic review might address this once the project is 
submitted for staff review. 
 
Q: Are the Gardens on Spring Creek a part of the Park Department?  Is this 
proposal from them?   
A: It is a facility within the Parks Department and owned by them. 
 
C: Why would Parks Department pick a small site for an amphitheater? I don’t 
remember an amphitheater being a part of the mission/vision of the Gardens.  The 
original approval was for 300 people, this is over 800% bigger.  There are also 
already more than 6-8 events and they run later than 8 p.m. 
A: We would end the performance music at 8 p.m. and these events would be 
done by 8:30. 
 
Q: Will alcohol be served?    
A: Still undecided.  May be served, cannot be sold.   
 
C: We want to see the Garden’s budget, rate of return, etc.  We want to see the 
numbers.  We’re worried that there will be a ton of events to make it work 
financially. 
A: We’re offering to cap the performance events.   
 
C: Concern that fire truck/emergency vehicles can’t get to great lawn. 
A:  (City staff) Poudre Fire Authority will be reviewing the access if the formal 
submittal comes in for review.  
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Q:  The original plan projected sound away from the residents.  Why does this not 
need to go to the Planning and Zoning Board?   
A:  (City staff) It’s based on the original approval. Because the original approval 
was approved by a hearing officer, the major amendment also is reviewed by a 
hearing officer. 
 
Q:  An appeal stills goes to City Council even if it’s not a Planning and Zoning 
Board project?   
A:  (City staff) Yes, and appeal of a hearing officer would go to City Council, same 
as if the Planning and Zoning Board reviewed the project. 
 
Q:  How will events be counted?   
A:  All performances would be hosted by the Gardens through the Lincoln Center, 
and we would be able to count and schedule the number of events.  
 
C:  Concern with a multi-day event only being counted as one event. 
A: There would not be any multi-day performance events. 
 
Q: Will there still be wildlife corridors? 
A: (City staff) There is still a buffer requirement along the Spring Creek corridor and 
the Gardens would be required to provide an ecological study that staff will review 
with their formal submittal. 
   
Q: Will there be sound mitigation between the crowd and the residents? 
A: Yes, the sound walls are intended to buffer crowd noise and the music. 
(Applicant continues presentation showing where the proposed walls are located) 
 
Q: What is the size of the walls and what will they look like? 
 
Q: How do they know there won’t be more or longer events?  What happens if they 
don’t follow it? 
A:  (City staff) They would need to incorporate notes/requirements into the plans 
with a much tighter approval document. The enforcement would be through City 
zoning. 
 
C: An event needs to be defined as one day, not multi-day. You should also 
include the max number of events per calendar year. 
A:  (Applicant) All events will be ticketed and we can control the timing of the 
events.  
 
Q: How will security work and how far along trail will security be placed?  Already 
concerns now, will be worse with 1,500 people dispersing.   
A:  This could be provided by off-duty police and park rangers.  It’s unclear what a 
reasonable distance would be.  Security would make sure artists end on time. 
C: This will be primarily foot and bike traffic, 1,500 people through the 
neighborhoods, concerned if people linger after an event is over. 
 
Q: Can there be additional lighting along the trail?   
A: There will be some additional lighting within the grounds but not more along the 
trail due to Parks Department policy on trail lighting.  
 
Q: How did you decide on 1,500 people for an event? 
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A:  Lincoln Center staff has advised that in order to get high quality ticketed events, 
this is the number to make it work. 
C:  Need to make sure it’s clear that this proposal is bigger than the Lincoln Center 
venue. 
 
Q: The music already seems over the allowable noise level.  I can hear it in my 
basement.  What about when you include the crowd noise?  That will push the 
noise levels louder. 
A: Crowd noise is factored into the sound models. 
 
Q: In “perpetuity” in the notes, what does that mean?  When can it be changed? 
A:  (City Staff) There’s no guarantee that a plan will not change and will remain the 
same “in perpetuity”. If they proposed a change, it would need to go through a 
review process and new public hearing for any major change. 
C: More concerns were expressed about how to enforce the plan and how to 
enforce conditions written on the plan. 
 
Q: Would this be viable with a smaller venue (less than 1,500 people)?   
A: We don’t think so, and the event stage is pretty common with other botanical 
gardens around the country. 
 
C: More concerns were expressed about the frequency of the events, and that 8 
events per season could be more than 2 events per month.  Concerns were 
expressed that 8 events seem like a lot for the surrounding neighborhoods. 
 
C: Concerns were expressed about how loud 1,500 people would be before, after 
and during the performance and the role alcohol would play in increasing the crowd 
noise. 
 
Q: How can sound walls be put into the flood plain? What would happen if it 
flooded like in 1997?   
A:  The stage and lawn area is part of the flood storage zone, not the conveyance 
zone.  Also all of the removable structures must be cabled down. 
 
Q: Why do the Gardens need to be self-sustaining?  Other City services are not. 
A:  We are currently 50% self-funded. 
 
Q: What about lowering the stage and lawn seating and putting it into a bowl? 
A:  We have lowered it about 3 feet, but there are ground water issues with 
lowering it further. 
 
Q: What is the effect on noise levels if the sound wall and stage / lawn are moved 
further east? 
A:  The sound model shows only a small reduction in the sounds levels if the venue 
is moved east. 
 
C: The property line is not the correct line where the sound levels should be 
measured.  This should be the HOA line further east. 
 
C: Other alternatives should be explored to generate revenue other than the 
performance venue.  
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Q: Will the mission / vision of the gardens be re-done?  The venue seems to be a 
change philosophically. 
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GARDENS ON SPRING CREEK OPERATIONAL AND MANAGEMENT STANDARDS 
 
THE FOLLOWING OPERATIONAL AND MANAGEMENT STANDARDS SHALL REMAIN IN 
EFFECT FOR ALL FUTURE GARDENS ON SPRING CREEK EVENTS.  
  
GENERAL STANDARDS: 
 

1. ALL EVENTS, INCLUDING TICKETEED, NON-TICKETED, WEDDINGS OR OTHER 
EVENTS SHALL COMPLY WITH THE APPLICABLE FORT COLLINS MUNICIPAL CODE 
NOISE STANDARDS OF CHAPTER 20, ARTICLE II. 

 
2. THERE SHALL BE A MAXIMUM OF (8) PERFORMANCE EVENTS WITH AN 

ATTENDANCE CAP OF 1,500 PERSONS. THE MAXIMUM ATTENDANCE SHALL BE 
MANAGED AND REGULATED THROUGH TICKET SALES. 

   
3. EACH TICKETED PERFORMANCE EVENT SHALL BE LIMITED TO ONE EVENING. 

THERE SHALL BE NO MULTI-DAY TICKETED PERFORMANCE EVENTS SUCH AS 
MUSIC FESTIVALS.  
 

4. THERE SHALL BE NO ATTENDANCE CAP FOR NON-TICKETED EVENTS (I.E. 
WEDDINGS, GARDEN OF LIGHTS, ETC.).  SUCH EVENTS MAY PROVIDE AMPLIFIED 
MUSIC IN COMPLIANCE WITH THE MUNICIPAL CODE. 

  
ALL EVENTS SHALL FOLLOW STANDARDS AS DESCRIBED BELOW. 
   
TIME LIMITATION STANDARDS: 

1. ALL MUSIC AND ANY ASSOCIATED SOUNDS GENERATED FROM ANY EVENT SHALL 
CONCLUDE NO LATER THAN 8PM. 
  

2. EGRESS FOR ALL VISITORS DURING PERFORMANCE EVENTS SHALL BEGIN AT 8PM 
AND CONCLUDE NO LATER THAN 9PM. NO PERFORMANCE RELATED SOUNDS 
SHALL BE GENERATED DURING THIS TIMEFRAME. 
  

3. ALL EVENT OPERATIONS PERSONNEL SHALL EXIT THE GARDENS ON SPRING 
CREEK PREMISES NO LATER THAN 10PM. 
  

4. ALL TICKETED, NON-TICKETED AND NON-MUSICAL PERFORMANCE EVENTS 
SHALL CONCLUDE BY 9PM AND ALL PERSONNEL SHALL EXIT THE GARDENS ON 
SPRING CREEK PREMISES NO LATER THAN 10PM. 

  
SOUND MONITORING STANDARDS: 

1. DURING ALL AMPLIFIED PERFORMANCE EVENTS, A PROFESSIONAL SOUND 
ENGINEER SHALL BE PRESENT ON SITE AND ACTIVELY MONITOR AND REGULATE 
SOUND LEVELS TO MEET THE CITY OF FORT COLLINS MUNICIPAL CODE 
STANDARDS – NOT TO EXCEED 55 DBA AT THE DESIGNATED LOW DENSITY 
RESIDENTIAL DISTRICT (R-L) RECEIVING PROPERTY LINE AND 70 DBA AT THE 
EMPLOYMENT DISTRICT (E) RECEIVING PROPERTY LINE. 
 

2. FOR ALL OTHER EVENTS, GARDENS ON SPRING CREEK STAFF SHALL BE PRESENT 
ON SITE AND ACTIVELY MONITOR AND REGULATE SOUND LEVELS TO MEET THE 
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CITY OF FORT COLLINS MUNICIPAL CODE NOISE STANDARDS – NOT TO EXCEED 
55 DBA AT  THE R-L ZONE RECEIVING PROPERTY LINE AND NOT TO EXCEED 70 
DBA AT THE EMPLOYMENT ZONE RECEIVING PROPERTY LINE. 

  
 SECURITY AND SAFETY STANDARDS: 

1. DESIGNATED SECURITY STAFF SHALL BE PRESENT AT THE GARDENS ON SPRING 
CREEK ENTRY POINTS AND PERIMETER OF THE PREMISES DURING ALL 
PERFORMANCE EVENTS. DESIGNATED SECURITY STAFF SHALL CONSIST OF 
EITHER GARDENS ON SPRING CREEK STAFF OR A PRIVATE SECURITY COMPANY 
CONTRACTED THROUGH THE GARDENS ON SPRING CREEK. 
  

2. EGRESS LIGHTING CONSISTING OF LOW LIGHT LEVEL, FULL CUT-OFF 
PEDESTRIAN LEVEL LIGHTS SHALL BE USED TO FACILITATE EGRESS FROM ALL 
TICKETED PERFORMANCE EVENTS. EGRESS LIGHTING SHALL BE ACTIVATED 
USING A TIMER AND ALL EVENT-RELATED LIGHTING SHALL BE TURNED OFF NO 
LATER THAN 10PM. 
 

3. CROSSING ASSISTANTS SHALL BE PRESENT AT CENTRE AVENUE TO FACILITATE 
CROSSING FROM THE NRCS PARKING DURING ALL TICKETED PERFORMANCE 
EVENTS, UNLESS A SIGNALIZED PEDESTRIAN CROSSING IS CONSTRUCTED AT 
THIS LOCATION IN THE FUTURE. 

  
ADDITIONAL STANDARDS: 

1. ANY ALCOHOLIC BEVERAGES SOLD DURING EVENTS SHALL REQUIRE A 
PROFESSIONAL CONCESSIONAIRE TO SERVE AND FOLLOW ALL ASSOCIATED 
REGULATIONS AND MONITORING AS REQUIRED WITH ALCOHOLIC BEVERAGE 
SALES AT OTHER COMMUNITY FACILITIES WITHIN THE CITY OF FORT COLLINS.  
 

2. NO PARKING ALONG CENTRE AVENUE SHALL BE STRICTLY ENFORCED  
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August 26, 2015 

 

 

 

Mr. Craig Russell, Principal 

Russell + Mills Studios 

141 S College Street, Suite 104 

Fort Collins, Colorado 80524 

 

RE: Gardens on Spring Creek – Noise Modeling Narrative (DLAA #9678A) 

 

Dear Craig, 

 

Per your request, we have updated our acoustical model based on the most recent stage design 

and expanded modeling area for the Gardens on Spring Creek in Fort Collins, Colorado. 

Included in this report are results from the updated model and a narrative explaining the analysis 

and modeling methodology. 

 

Please note that our comments and recommendations are based entirely on meeting acoustical 

objectives.  Compliance with building codes should be reviewed by qualified personnel prior to 

implementing any recommendations.  

 

Modeling 

 

We have modeled several scenarios to predict the noise impact of the proposed Gardens on 

Spring Creek Amphitheatre based on architectural and landscape drawings, locations of adjacent 

buildings and neighborhoods, the surrounding topography, conversations with the architect, and 

meetings with the City of Fort Collins and representatives from the Gardens. The models were 

made in CadnaA, a computer aided environmental noise assessment and predictions software 

which allows for 3D noise mapping based on the layout of the environment and designated 

source and receiver locations. 

 

The model was constructed by overlaying the plans for the proposed Gardens renovations over a 

map of the existing site with building locations and terrain contours. Three dimensional models 

of sound reflecting features such as buildings, sound barriers, and the stage were then placed 

according to their location on the site plan. The building models account for their roles in regard 

to both blocking and reflecting sound.  

 

Receiver locations indicating resulting sound levels were placed in the neighborhoods of concern 

to the west, northwest, and south of the Gardens. Another receiver location was placed in the 

center of the lawn at the assumed mixing console location in order to calibrate source levels. The 

sound source used in the model consisted of two subwoofers on the stage and two line array 

stacks placed on the stage and directed toward the audience area. This sound source is similar to 
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what we would expect for concerts and events. Source levels were calibrated so that the level at 

the assumed mixing console location was 90 dBA. We recommend that a 90 dBA limit at the 

assumed mixing location will need to be established in order to prevent excessive sound levels at 

the nearest properties. 

 

In addition to the loudspeakers, an audience area was added to the lawn in front of the stage to 

simulate the noise impact that a 1,500 member audience may have on nearby sound levels. The 

predicted sound spectrum of the audience was based on prior concert crowd noise measurements, 

and the overall level was calibrated based on the expected sound level of concerts at the Gardens. 

 

Design Criteria 

 

Section 20-23 Maximum permissible noise levels of the Fort Collins Municipal Code and Charter 

establishes maximum noise levels in Low Density Residential zones (R-L) to be 55 dBA from 

7:00 am to 8:00 pm and 50 dBA from 8:00 pm to 7:00 am. It is our understanding that the 

Gardens on Spring Creek have agreed to stop performances at 8:00 pm in order to remain in the 

55 dBA limit window. Our recommendations will be based on meeting the 55 dBA noise limits. 

The maximum noise levels in Employment zones (E) is 70 dBA from 7:00 am to 8:00 pm. 

 

The surrounding area of the Gardens on Spring Creek consist of both Low Density Residential, 

and Employment zones. Zone boundaries as well as property lines are shown and labeled in the 

noise mapping graphic attached.  

 

Recommendations 

 

Stage Design 

 

Our recommendations shown in Figure 1 are based on the latest design of the Gardens on Spring 

Creek stage. The design features a segmented wall along the north and west edges of the stage, 

and a curved floating roof structure. The northwestern and western segments of the wall extend 

up to the bottom of the roof structure, which will help prevent a direct path for sound to travel 

form the stage to the residential zone to the west. 

 

The curved western segment of the wall extends south beyond both the stage and the footprint of 

the roof. We recommend this portion of the wall extend up to at least 12 feet above stage level 

and 17 feet south of the west corner of the stage. 
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While the stage walls are beneficial for mitigating the sound directed towards the adjacent 

neighborhoods, the curved walls will provide unwanted sound focusing and reflections back to 

the stage and audience area. To address this, we recommended finishing the inner side of the 

stage walls with a sound absorbing material such as Pyrok Acoustement 40. Product literature is 

attached. Another option would be to use a splayed, tiered, or rough finish with varying depths 

for the stage walls that would diffuse incoming sound. Smooth, sound reflecting finishes should 

be avoided. 

 

Sound Barriers 

 

In addition to the stage walls, sound barriers will be needed along the western edge of the lawn. 

The barriers should be at least 23 feet tall; or a minimum of 17’ above the stage level on the 

northern end of the barrier, and a minimum of 19.5’ above stage level on the southern end.  

Figure 1 shows recommendations for the barriers in regards to minimum height and approximate 

location relative to the stage. If the barriers are curved to match the perimeter of the lawn, the 

barriers will focus sound, and similar treatment to the stage walls will be needed; either a sound 

absorbing or sound diffusing finish should be used.  

 

Breaking up the sound barriers into smaller or straight segments will also help prevent unwanted 

reflections. If this is done, the barrier segments should be staggered to fully block the line of 

sight from the stage with no gaps and at least 7 feet of overlap between them. 

 

Loudspeaker Placement and Restrictions 

 

In order to keep the sound barriers down to a reasonable size, height limits for loudspeakers 

brought in for shows need to be established. All loudspeakers used for events should be stage 

mounted and be no higher than 9 feet above the stage. The sound pressure level in the center of 

the audience area should not exceed 90 dBA.  

 

Predicted Results 

 

Noise contours showing the predicted conditions with our recommendations incorporated is 

displayed in Figure 2. The map shows the predicted sound level at receiver points in various 

locations throughout the surrounding area. The predicted sound level at the worst case condition 

in the residential zone is below the 55 dBA limit. Sound levels in the adjacent properties zoned 

for employment are not expected to exceed 68 dBA, which is below the 70 dBA limit. 

 

As shown by the noise contours in Figure 2, the building to the south of the Gardens will not 

provide significant sound reflections back to the lawn or the adjacent neighborhoods. The 

reflections are minimized due to the directionality of the loudspeakers on the stage being aimed 

downward toward the audience and reducing the sound that is directed to the buildings.  The 

sound level in the audience area and adjacent neighborhoods from sound reflected off the 

building will be well below the level of direct sound from the stage and main loudspeakers. 
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The sound generated by the audience will be mostly directed toward the stage. The level of any 

noise from the audience reflected off the buildings is expected to be below the direct sound level 

from the main loudspeakers. The reflected audience noise is not predicted impact the overall 

sound level in the adjacent neighborhoods.  

 

Please let us know if you have any questions. 

 

Sincerely, 

Ian Patrick 

Staff Consultant 

 

Enclosed:  Figures 1 and 2 

 Product Literature 

Attachment 7

181



17'

Extend wall 17' south
of west stage corner.
Minimum 12' above
stage level.

Figure 1Stage Wall and Sound Barrier Layout
not to scaleAugust 26, 2015

Interior barrier finish
shall be sound
absorbing or diffusive.

Curved stage walls
shall be sound
absorbing or diffusive.

Interior barrier finish sInterior barrier finish
shall be sound
absorbing or diffusive.

Extend to a minimum
17' above stage level.

Extend to a minimum
19.5' above stage level.

Extend to a minimum
19' above stage level.
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Pyrok Acoustement 40 
Decorative/Acoustical Surfacing Material Product Data 
 
 
1. Description 
Pyrok Acoustement 40 is a nominal 41 PCF (air-dried density) Portland cement/exfoliated vermiculite spray-applied formulation 
100% free from asbestos and mineral fibers, polystyrene, and cellulose. Pyrok Acoustement 40 is highly abuse resistant (impact, 
abrasion, moisture, hostile industrial environments), has excellent adhesion to a variety of substrates, allows substrates to breath 
and be cleaned by a variety of methods. 
 
2. Uses 
Pyrok Acoustement 40 can be used as a decorative surfacing material or as a combination of these qualities even in conjunction 
as a fireproofing material. 
 
This material is recommended for exterior exposures where resistance to environmental pollution, rain, corrosion, and spalling 
is required. It may be used in interior exposures where superior abuse resistance is required. 
 
Typically Pyrok Acoustement 40 is specified for transportation facilities, correctional projects, lobbies, atriums, tunnels, 
natatoriums, gymnasiums, manufacturing facilities, contact wall areas, and any other area requiring high abuse resistance and 
sound absorption qualities. 
 
It can also be used on interior surfaces of walkways, hallways, and rooms where a purely decorative finish is desired. 
 
Pyrok Acoustement 40 may also be used on ceilings as a combination acoustical finish and fireproofing material. 
 
Custom integral coloration is available within the limits of iron oxide pigmentation. 
 
3. Packaging 
35lb. Kraft paper/polyethylene lined bags 
55 bags shrink wrapped pallet (minimum) 
1100 bags per truckload 
 
4. Yield 
17 Bd. ft./bag (ideal) 
 
5. Applications 
Pyrok, Inc. recommends application of Pyrok Acoustement 40 be performed only by approved Pyrok applicators. An approved 
applicator list is available from Pyrok, Inc. 
 
6. Application Procedures Summary 
Pyrok Acoustement 40 may be applied directly to clean, bare steel, clean galvanized steel or a wide variety of unpainted concrete, 
cement board and other clean, sound substrates. Some substrates will require metal lath. Contact Pyrok, Inc. for verification of 
compatibility with substrate, suitability of primer and potential requirement of expanded metal lath. 
 
Mix in mechanical type mixer with paddle or ribbon type blades. Use 4-5 gallons of clean, potable water per each 35-pound bag 
of Pyrok Acoustement 40. Mix 1 to 3 minutes. 
 
Spray-apply using equipment recommended by Pyrok, Inc. Air supply at the spray nozzle shall be a minimum of 40 pounds per square 
inch. Wet density at the nozzle shall be 70-85 pounds per cubic foot. 
 
Application 
Brush or roll-apply a liberal coat of Weldcrete to substrate immediately prior to application of Acoustement 40. Apply a splatter coat 
covering 60% to 80% of the substrate surface. Allow splatter coat to cure overnight. Successive coats of Pyrok Acoustement 40 
shall not exceed 1/4 inch thick per application. Thicknesses that exceed 2 1/8 inches may require metal lath. Contact Pyrok, Inc. 
to determine if metal lath is required. 
 
Topcoating/Curing 
Pyrok Acoustement 40 may be supplied in several integral colors or may be topcoated for more pleasing aesthetic finish or for curing. 
Consult Pyrok, Inc. for further information regarding suitable topcoating and curing compounds. 
 
Patching or Repair 
Contact Pyrok, Inc. or your construction representative for patching or repair procedures. 
 
Cleaning 
Wet Pyrok Acoustement 40 may be removed by brushing or with water. Dry Pyrok Acoustement 40 may require scraping or 
chipping to remove. 
 
Pyrok Acoustement 40 may be steam cleaned or pressure washed after full cure (minimum 28 days). 
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Storage and Shelf Life 
Store Pyrok Acoustement 40 off the ground in unopened, original packages and keep dry. Pyrok Acoustement 40, kept dry, 
has a five (5) year shelf life. 
 
Warranty 
Manufacturer warrants the material to be supplied, agreeing to replace that which has cracked, flaked, dusted excessively, peeled or 
fallen from substrate, or otherwise deteriorated to a condition where it would not perform effectively as intended for fire protection and 
sound absorbent purposes; due to defective materials and not due to abuse, or improper maintenance, unforeseeable ambient 
exposures or other causes beyond anticipate conditions by manufacturer. The warranty period will be 10 years from date of installation. 
Manufacturer’s liability under any expressed or implied warranty is limited solely to replacement of Pyrok products proved defective and 
does not include labor or other consequential damages. The suitability of the product for any intended use shall be solely up to the user. 
 
The express warranties set forth herein are in lieu of all other warranties, express or implied, including without limitation, any warranties 
or merchantability or fitness for a particular purpose. In no event shall manufacturer be liable for any direct, indirect, incidental, or 
consequential damages resulting from any defect in the material even if manufacturer has been advised of the possibility of such 
damages. 
 
Physical Performance Properties 
Property    Test Method   Value 
Asbestos Content    EPA 400/4M-82-020  No Asbestos 
       No Mineral Fiber 
Bond Strength    ASTM E 736   5000 PSF 
Compressive Strength   ASTM E 761   300 PSI 
Density     ASTM E 605   41 PCF (Avg) 
Sound Absorption    ASTM C 423   0.60 NRC @1” 
Surface Burning    ASTM E 84   0 Flame Spread 
       0 Smoke Developed 
Toxicity     University of Pittsburgh  LC(50)>300 Grams 
    Toxicity Test 
Combustibility    ASTM E 136   Non-Combustible 
 
Sound absorption coefficient on solid backing with no air gap ASTM C 423 

Frequency (HZ)    125  250  500  1000  2000  4000  NRC 

Absorption Coefficient @ 3/8”  0.17  0.20  0.29  0.34  0.56  1.00  0.35 
Absorption Coefficient @ 1/2”  0.01  0.20  0.43  0.68  0.75  0.80  0.50 
Absorption Coefficient @ 1”   0.18  0.35  0.64  0.73  0.73  0.77  0.60 
Absorption Coefficient @ 1 1/2”  0.36  0.51  0.64  0.74  0.84  0.91  0.70 
Absorption Coefficient @ 1 5/8”  0.24  0.59  0.74  0.81  0.91  0.97  0.75 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

     Acoustement 40 Data | Distributed by Pyrok, Inc. | info@pyrok.com | www.pyrok.com   
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Alternative Compliance – Section 3.2.2(K) – Parking Lots - Required Number of Off-Street 
Spaces for Type of Use
Gardens on Spring Creek Major Amendment – Alternative Parking Strategy 
10/21/2015 

Gardens on Spring Creek Alternative Parking Strategy 

The following parking strategy outlines assumptions made for ticketed events with a maximum of 
1500 people at the Gardens on Spring Creek. Number of tickets sold will serve as the means of 
controlling attendance at these events. The events will allow visitors to arrive at 5pm, begin at 
6pm, then conclude promptly at 8pm. Egress for all ticketed visitors shall begin at 8pm and 
conclude no later than 9pm. Entry points are provided at the north edge of the facility along the 
Spring Creek Trail, as well as the south main facility entry.  

Gardens on Spring Creek Parking Availability: 

Location Available Parking Distance to Gardens on Spring Creek 
Existing Gardens on Spring Creek facility 74 On-Site 

NRRC facility 397 350 feet (.06 miles) 

CSU Research Blvd Parking Lot 900 1800 feet (.34 miles) 

Total 1371 

General parking assumptions include the following visitor travel mode estimates: 

• 150 visitors travel to events via bicycle
• 50 visitors travel to events via MAX
• 1300 visitors travel to events via car w/2 persons per vehicle average.
• Requires total of 650 parking spaces.

Based on the above estimated modes of travel used by visitors, it is assumed that 65 vehicles will 
utilize the existing Gardens on Spring Creek parking. Nine staff and/or board members will likely 
occupy the remaining spaces.  

It is assumed that approximately 350 vehicles will utilize the NRRC facility parking lot, (with the 
remaining 47 spaces potentially being used by NRRC employees working after business hours) 
then walk 350 feet, crossing Centre Avenue with the help of a crossing assistant, or walk to the 
Spring Creek Trail underpass at the northeast edge of the property, entering the facility at the 
north entry point.  

The remaining 285 vehicles will utilize the CSU Research Blvd. Parking Lot, then walk 1800 feet 
(.34 miles) to the Gardens along Center Ave. and use the south/main entry to the facility 

No shuttle service is currently planned from the parking lots, however, this could be arranged 
through Transfort if necessary. 

Bicycle parking is provided on-site with approximately 20 available spaces at the south entry and 
150 available spaces on the north side of the facility. Additional temporary bicycle parking will be 
provided during events along the edge of the Spring Creek Trail, directly north of the trail from the 
north entry point. 200 temporary bicycle parking spaces will be provided here initially, with 
additional bicycle parking provided as demand is encountered.  
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Alternative Compliance – Section 3.2.2(K) – Parking Lots - Required Number of Off-Street 
Spaces for Type of Use 
Gardens on Spring Creek Major Amendment – Alternative Parking Strategy 
10/21/2015 
	
  
This narrative requests that the decision maker approve an alternative compliance of the required 
number of off-street spaces and the alternative parking areas for the Gardens on Spring Creek 
Major Amendment – which the expansion of the gardens and subsequent enlarged performance 
capacity would necessitate the need for additional off-street parking. 
 
Please see the text of Section 3.2.2(K)(2) below:  
 
3.2.2(K)(2) Nonresidential Parking Requirements:  
 
Nonresidential uses shall provide a minimum number of parking spaces, and will be limited to 
a maximum number of parking spaces as defined by the standards defined below. 
 

Use Minimum Parking 
Spaces 

Maximum Parking Spaces 

Restaurants 
a. Fast Food 
b. Standard 

 
7/1000 sq. ft. 
5/1000 sq. ft. 

 
15/1000 sq. ft. 
10/1000 sq. ft. 

Bars, Taverns, and 
Nightclubs 

5/1000 sq. ft. 10/1000 sq. ft. 

Commercial Recreational 
a. Limited Indoor Recreation 
b. Outdoor 
c. Bowling Alley 

 
3/000 sq. ft. 
.1/person cap. 
2.5/1000 sq. ft. 

 
6/1000 sq. ft. 
.3/person cap. 
5/1000 sq. ft. 

Theaters 1/6 seats 1/3 seats 

General Retail 2/1000 sq. ft. 4/1000 sq. ft. 

Personal Business and 
Service Shop 

2/1000 sq. ft. 4/1000 sq. ft. 

Shopping Center 2/1000 sq. ft. 5/1000 sq. ft. 

Medical Office 2/1000 sq. ft. 4.5/1000 sq. ft. 

Financial Services 2/1000 sq. ft. 3.5/1000 sq. ft. 

Grocery Store, Supermarket 3/1000 sq. ft. 6/1000 sq. ft. 

General Office 1/1000 sq. ft. 3/1000 sq. ft. or .75/employee on the largest shift or 4.5/1000 
sq. ft. if all additional parking spaces gained by the increased 
ratio (over 3/1000 sq. ft.) are contained within a parking 
garage/structure 

Vehicle Servicing & 
Maintenance 

2/1000 sq. ft. 5/1000 sq. ft. 

Low Intensity Retail, Repair 
Service, Workshop and 
Custom Small Industry 

1/1000 sq. ft. 2/1000 sq. ft. 

Lodging Establishments 0.5/unit 1/unit 

Health 
Facilities 
a. Hospitals 
b. Long-Term Care Facilities 

0.5/bed  
1/bed 
.33/bed 
plus 1/two employees on major shift 

Industrial: Employee 
Parking 

0.5/employee .75/employee 

 
 
Explanation of need for alternative compliance: 
 
The required number of stalls for the project is 323 spaces.  There are 74 existing parking spaces 
on site.  As mentioned above in the alternative parking strategy, the need for additional parking in 
the amount outlined in this document would only be necessary 8 times a year for scheduled 
outdoor events.   
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Alternative Compliance – Section 3.2.2(K) – Parking Lots - Required Number of Off-Street 
Spaces for Type of Use 
Gardens on Spring Creek Major Amendment – Alternative Parking Strategy 
10/21/2015 
	
  
As a size comparison to another similar Community Facility, ticketed events at the Lincoln Center 
near Downtown Fort Collins are capped at 1200 visitors. Parking is found throughout downtown 
with limited on site parking available. Given that this is an existing site the project is spatially 
constrained in providing the additional parking that is required per code.  Additional parking would 
be a difficult task without making an inoperable and inefficient parking layout that would be a 
detriment to the project and the public good.  Also given the minimal use of the alternative-
parking scenario it would an irresponsible use of public funds to require this facility to 
accommodate the required parking per the land use code.  
 
  
Justification for alternative compliance 
 
The alternative compliance for the off-street parking requirement will not be detrimental to the 
public good.  The off-street parking alternative areas outlined above will satisfy the parking 
requirement per the land use code.  In addition, alternate modes of transportation are also an 
option for visitors – MAX station to the northeast and Spring Creek Trail and associated 
pedestrian and bike entrance to the north of the gardens expansion.  
 
For all the reasons cited above, the Applicant requests the approval of the alternative compliance 
per the parking alternative strategy outlined above. The project completes the vision of the master 
plan and will serve as a valuable cultural and educational facility.  
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September 9, 2015 
 
Basil Hamdan, P.E., CFM 
Stormwater Quality Engineer 
Fort Collins Utilities, Stormwater 
700 Wood Street 
Fort Collins, CO 80521 
 
RE: City of Fort Collins Gardens on Spring Creek – Drainage & Erosion Control Memo 
 JVA Job No. 2257c 
 
Dear Mr. Hamdan: 
 
This letter has been prepared to summarize the drainage concept, solutions and changes in 
impervious area associated with the site improvements for the Gardens on Spring Creek project 
located at the Community Horticulture Center, 2145 Centre Avenue, Fort Collins, Colorado.  This 
letter represents an addendum to the Center for Advanced Technologies 22nd Filing (“Community 
Horticulture Center”) Final Project Development Drainage and Erosion Control Report, dated 
January 31, 2003, prepared by EDAW, Inc. (EDAW). 
 
Overview 
 
The existing 18.3 acre site consists of the Community Horticulture Center (CHC) and outdoor 
classrooms, visitor parking lot, Children’s Garden, Garden of Eatin’, Experiential Garden, and the 
Rock Garden, all constructed as part of the first phase of the Master Plan for the development of 
the City-owned property.  In general, as part of the final buildout of the project (phase 2) on the 
remaining 5+ acres of undeveloped land, proposed improvements include the addition of the Great 
Lawn and bandstand/stage, the Prairie Garden, Foothills Garden, Undaunted Garden, extensive 
trail system expansion, and enlargement of the stormwater detention pond/Wetlands 
Demonstration Site to the east.  The project site is located in the FEMA 100-year regulatory 
floodway and City of Fort Collins Spring Creek Drainage Basin (SWMM Subbasin 130), and no 
stormwater detention is required (refer to the project Floodplain Memo prepared by JVA, Inc. 
dated September 8, 2015 for compliance with Chapter 10 of City Municipal Code: Flood 
Prevention and Protection).  The referenced Final Drainage and Erosion Control Report for the 
project accounts for the anticipated phase 2 buildout of the gardens and corresponding increase in 
runoff into Spring Creek.  This letter will serve to supplement the original report and demonstrate 
that the final development of the Gardens on Spring Creek complies with the approved stormwater 
drainage plan designed by EDAW.    
 
Existing Drainage Design 
 
As discussed in the approved drainage report, the predeveloped site historically drained overland 
directly into Spring Creek.  The original storm design by EBAW mimics the historic drainage 
pattern; runoff from the site flows via curb & gutter (in the existing parking lot), grass swales, 
culverts, and through a perforated underdrain system within the water quality porous landscape 
detention areas, ultimately discharging into Spring Creek.  The southern portion of the site is 
interrupted by the Sherwood Ditch Lateral, and the original suspended CMP storm culverts were 
replaced with RCP culverts underneath the ditch to convey runoff into Spring Creek as part of the 
phase 1 project.  Other than the area immediately adjacent to the Sherwood Lateral, no runoff will 
enter the ditch except in the 100-year event.   
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CoFC Gardens on Spring Creek Drainage Memo 

September 9, 2015 

2 of 2 

 

Proposed Drainage Design 
 
The drainage characteristics of the phase 2 buildout of the Gardens on Spring Creek comply with 
the original stormwater design intent as described in the approved drainage report and no major 
variations are proposed.  Runoff will continue to be conveyed to Spring Creek via a combination 
of overland flow, vegetated swales, and perforated piping.  The existing constructed wetlands basin 
(previously referred to as the Wetlands Demonstration Site) will be expanded to approximately 
15,000 square feet of area and 0.491 acre-feet of volume.  This enlarged basin will encompass and 
replace the existing southeastern porous landscape detention (PLD) area (identified as water 
quality basin A1a in the original Report) while retaining the existing concrete sill structure and 
downstream PLD area to the north, eventually outfalling into Spring Creek.  The wetlands basin 
will provide 11,843 cubic feet of storage volume above the permanent water surface created by 
the concrete sill at an elevation of approximately 4990.94 feet (NAVD88 datum), an increase of 
8,149 cubic feet over the existing condition.   The small PLD area to the north referred to in the 
original plans as basin A1b will also remain.  See the attached grading plans, sheets C1.0-C1.2.  
EBAW’s Report anticipated the Gardens full buildout by assuming an overall runoff coefficient 
value of 0.35 and an approximated 10% imperviousness.  Based on as-built drawings of the 
Horticulture Center, the existing/post-phase 1 overall site imperviousness was calculated to be 
12.5%, with a coefficient of 0.40.  The Gardens final proposed layout was calculated to be 17.8% 
and 0.44 respectively, resulting in a minor increase over the existing and an insignificant deviation 
from the original assumptions.  The associated increase in runoff is more than offset by the 
increased volume in the constructed wetlands basin.  See attached calculations. 
 

Erosion and Sediment Control  
 
During construction, temporary erosion and sediment control practices will be used to limit soil 
erosion and sediment discharge off the site.  An erosion and sediment control plan with stormwater 
management plan and details will be provided in the utility plans for construction.  Refer to the 
Erosion Control Report prepared by JVA dated September 9, 2015. 
 
Please feel free to contact myself or Karen Brigman to discuss any questions you may have. 
 
Sincerely, 
 
JVA, INCORPORATED 
 
 
 
 
By:    ______________________________     By: ________________________________ 
          Brian Campbell, P.E.    Karen Brigman                          
          Regional Manager    Design Engineer 
 

 
 
 
By: ________________________________ By: ________________________________ 

Brian Campbell, P.E.     Karen Brigman                          
Project Manager     Design Engineer 

 
 

 
 
 
By: ________________________________ By: ________________________________ 

Brian Campbell, P.E.     Karen Brigman                          
Project Manager     Design Engineer 

 
 

 
 
 
By: ________________________________ By: ________________________________ 

Brian Campbell, P.E.     Karen Brigman                          
Project Manager     Design Engineer 
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JVA Incorporated Job Name: Gardens on Spring Creek I% C2 C5 C10 C100

25 Old Town Square Job Number: 2257c Streets Paved 100% 0.95 0.00 0.95 1.00

Fort Collins, CO 80524 Date: 9/15/15 Concrete Drives/Walks 90% 0.95 0.00 0.95 1.00

Ph: 970.225.9099 By: KRB Roof 90% 0.95 0.00 0.95 1.00

Fax: 970.225.6923 Gravel 40% 0.50 0.00 0.50 0.63

Landscaping (B soil) 0% 0.15 0.00 0.15 0.19

Gardens on Spring Creek Landscaping (C/D soil) 0% 0.25 0.00 0.25 0.31

Historic Runoff Coefficient Calculations Playground 10% 0.11 0.00 0.11 0.14

Location: Fort_Collins Artificial Turf 25% 0.20 0.00 0.20 0.25

Minor Design Storm: 2

Major Design Storm: 100

Soil Type: C/D

Basin Design Data

I (%) = 100% 90% 90% 40% 10% 25% 0% 0% I (%)

Basin 

Name

Design 

Point

Apaved 

streets 

(sf)

Adrives/c

onc   (sf)

Aroof   

(sf)

Agravel   

(sf)

Aplygnd   

(sf)

Aart. turf   

(sf)

Alscape (B 

soil)             

(sf)

Alscape 

(C/D soil)             

(sf)

ATotal      

(sf)

ATotal   

(ac)

Imp     

(%)
C2 C5 C10 C100

H 1 49,942 39,309 10,331 12,087 5,900 678,427 795,996 18.27 12.5% 0.34 0.00 0.34 0.40

Runoff Coeff's

2257c - Rational Calculations.xlsx Historic C Page 1 of 1
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JVA Incorporated Job Name: Gardens on Spring Creek I% C2 C5 C10 C100

25 Old Town Square Job Number: 2257c Streets Paved 100% 0.95 0.00 0.95 1.00

Fort Collins, CO 80524 Date: 9/15/15 Concrete Drives/Walks 90% 0.95 0.00 0.95 1.00

Ph: 970.225.9099 By: KRB Roof 90% 0.95 0.00 0.95 1.00

Fax: 970.225.6923 Gravel 40% 0.50 0.00 0.50 0.63

Landscaping (B soil) 0% 0.15 0.00 0.15 0.19

Gardens on Spring Creek Landscaping (C/D soil) 0% 0.25 0.00 0.25 0.31

Developed Runoff Coefficient Calculations Playground 10% 0.11 0.00 0.11 0.14

Location: Fort_Collins Artificial Turf 25% 0.20 0.00 0.20 0.25

Minor Design Storm: 2

Major Design Storm: 100

Soil Type: C/D

Basin Design Data

I (%) = 100% 90% 90% 40% 10% 25% 0% 0% I (%)

Basin 

Name

Design 

Point

Apaved 

streets 

(sf)

Adrives/c

onc   (sf)

Aroof   

(sf)

Agravel   

(sf)

Aplygnd   

(sf)

Aart. turf   

(sf)

Alscape (B 

soil)             

(sf)

Alscape 

(C/D soil)             

(sf)

ATotal      

(sf)

ATotal   

(ac)

Imp     

(%)
C2 C5 C10 C100

D 1 49,942 79,073 10,817 27,864 5,900 622,400 795,996 18.27 17.8% 0.38 0.00 0.38 0.44

Runoff Coeff's

2257c - Rational Calculations.xlsx Developed C Page 1 of 1
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Gardens on Spring Creek
Critical Pond Elevations

Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Urban Storm Drainage Criteria Manual, Urban Drainage and Flood Control District, June 2001

Stage Storage

Volume (pond volume calculated using the prismoidal formula):

CONTOUR (FT) AREA (FT
2
) AREA (ACRE)

VOLUME 

(ACRE-FT)
DEPTH (FT)

CUMULATIVE VOLUME 

(ACRE-FT)

CUMULATIVE VOLUME 

(CUBIC FT)

4987.50 0.00 0.000 0.000 0.00 0.000 0.00

4988.0 790.00 0.018 0.003 0.50 0.003 131.67

4989.0 1,480.00 0.034 0.026 1.50 0.029 1248.77

4990.0 4,200.00 0.096 0.063 2.50 0.091 3973.16

4990.94 7,860.00 0.180 0.128 3.44 0.219 9552.25 *Permanent WSE

4991.0 8,075.00 0.185 0.011 3.50 0.230 10030.29

4992.0 15,010.00 0.345 0.261 4.50 0.491 21395.07

4992.5

K. Brigman

JVA, Inc.

2257c

September 9, 2015

4987.00

4988.00

4989.00

4990.00

4991.00

4992.00

4993.00

0.0 0.1 0.2 0.3 0.4 0.5 0.6

E
L

E
V
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T

IO
N

 (
F

T
)

DETENTION POND VOLUME (AC-FT)

DETENTION POND VOLUME 
VERSUS ELEVATION

( )
3

2121
DepthAAAA

V
++

=

2257c Pond Calcs.xls - Pond Stage Storage #1 JVA, Inc.
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1

Jason Holland

Subject: Gardens on Spring Creek ECS Memo

 
Hi Rebecca,   
 
Attached is a letter/memo from Mike Phelan at Cedar Creek Associates as well as a map documenting the 
overall site conditions and change that has taken place since the previous ECS was completed in 2001. A map 
outlining habitat types is included as well.  
 
 
Thanks,  
 
Craig Russell  RLA, ASLA 
Principal 
 
Russell + Mills Studios 
141 S. College Ave, Suite 104 
Fort Collins, CO 80524 
p: 970.484.8855 
c: 970.631.2072 
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Craig, 
 
This e-mail is submitted as an update to the 2001 ECS Report for CSURF 
property that covered the Gardens at Spring Creek Property before the 
development of the Gardens and other project on nearby CSURF properties. 
 
I reviewed site conditions of the Gardens at Spring Creek Property today and 
produced the attached habitat map that documents current site conditions. 
 Based on today’s field review some habitat changes have occurred since the 
2001 ECS report on undeveloped portions of the property.  The primary upland 
shift in habitats has been the conversion of what was formerly alfalfa hayfield to 
native/non-native grassland and mowed turf grass areas (see attached Figure 1). 
 Native/non-native grassland and mowed turf grass areas do not meet any City of 
Fort Collins criteria for protection or buffer setbacks.  In addition their habitat 
quality is low for wildlife use since they are consistently mowed. 
 
The other habitat change has been the development of wetlands in two areas 
that were formerly alfalfa hayfield uplands.  This includes wetland development 
along the re-routed segment of the Sherwood Lateral and wetland creation along 
a constructed swale along the eastern property boundary (see Figure 1).  In 
addition, wetlands continue to be supported along the original segment of the 
Sherwood Lateral adjacent to the west property boundary.  All of these wetlands 
are dominated primarily by narrow-leaf cattail (Typha angustifolia), and sandbar 
willow (Salix exigua).  The swale wetlands would likely be considered non-
jurisdictional by the U.S. Army Corps of Engineers since they have no continuous 
wetland or hydrologic connection to Spring Creek.  Wetlands in the original and 
rerouted segments of the Sherwood lateral would likely be considered 
jurisdictional since they have continuous hydrologic connection to Spring Creek. 
 
The largest swale wetland at the northeast corner of the property was created as 
a Wetland Demonstration Site and also serves as a wetland mitigation area for 
wetlands lost on a nearby CSURF development parcel.  All wetland parcels 
appear to less than 0.3 acre in size, although the largest swale wetland may be 
approaching 0.3 acre.  The wetland site would need to be surveyed to determine 
its exact size.  Wetlands over 0.3 acre would require a 100-foot buffer. 
 
Wetlands are the only special habitat feature on the property, and the City of Fort 
Collins buffer requirement of 50 feet for wetlands under 0.3 acre would apply to 
these features.  Wetlands and riparian habitat along Spring Creek appear to 
similar to stream corridor conditions documented by the 2001 ECS Report so no 
additional buffer or mitigation recommendations would apply for Spring Creek. 
 
The Spring Creek corridor represents the only potential threatened or 
endangered species habitat near the Gardens at Spring Creek Property.  As long 
a buffer setback are applied to the wetland areas connected to Spring Creek and 
no new development encroaches into the existing Spring Creek corridor, no 
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threatened or endangered species consultation would be required with the U.S. 
Fish and Wildlife Service. 
 
Craig, this concludes my update of the 2001 ECS Report for the Gardens at 
Spring Creek Property.  Let me know if you have any questions or need a more 
formal report for the update. 
 
Mike 
 
T. Michael Phelan 
Senior Wildlife Biologist 
Cedar Creek Associates, Inc. 
916 Willshire Ave. 
Fort Collins, CO 80521 
Office - 970-493-4394 
FAX - 970-493-4394 
Cell - 970-231-3680	
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GENERAL NOTES: 1. ALL MATERIALS AND WORKMANSHIP SHALL BE IN CONFORMANCE WITH THE LATEST STANDARDS AND SPECIFICATIONS OF THE CITY OF FORT COLLINS, LARIMER COUNTY URBAN AREA STREET STANDARDS (LCUASS), COLORADO DEPARTMENT OF TRANSPORTATION (CDOT),  JURISDICTIONAL FIRE PROTECTION JURISDICTIONAL FIRE PROTECTION REQUIREMENTS, AND APPLICABLE STATE AND LOCAL STANDARDS AND SPECIFICATIONS.  THE CONTRACTOR SHALL HAVE IN POSSESSION AT THE JOB SITE AT ALL TIMES ONE (1) SIGNED COPY OF APPROVED PLANS, STANDARDS AND SPECIFICATIONS.  CONTRACTOR SHALL CONSTRUCT AND MAINTAIN EMERGENCY ACCESS ROUTES TO THE SITE AND STRUCTURE AT ALL TIMES PER THE APPLICABLE JURISDICTIONAL FIRE PROTECTION DISTRICT REQUIREMENTS.  THE CONTRACTOR SHALL OBTAIN WRITTEN APPROVAL FOR ANY VARIANCE TO THE ABOVE DOCUMENTS.  NOTIFY ENGINEER OF ANY CONFLICTING STANDARDS OR SPECIFICATIONS.  IN THE EVENT OF ANY CONFLICTING STANDARD OR SPECIFICATION, THE MORE STRINGENT OR HIGHER QUALITY STANDARD, DETAIL OR SPECIFICATION SHALL APPLY. 2. THE CONTRACTOR SHALL OBTAIN, AT HIS OWN EXPENSE, ALL APPLICABLE CODES, LICENSES, STANDARD SPECIFICATIONS, PERMITS, BONDS, ETC., WHICH ARE NECESSARY TO PERFORM THE PROPOSED WORK, INCLUDING, BUT NOT LIMITED TO A LOCAL AND STATE GROUNDWATER DISCHARGE AND COLORADO DEPARTMENT OF HEALTH AND ENVIRONMENT (CDPHE) STORM WATER DISCHARGE PERMIT ASSOCIATED WITH CONSTRUCTION ACTIVITY. 3. THE CONTRACTOR SHALL BE RESPONSIBLE FOR NOTIFYING THE REQUIRED PARTY (OWNER, OWNER'S REPRESENTATIVE, MUNICIPAL/DISTRICT INSPECTOR, GEOTECHNICAL ENGINEER, ENGINEER AND/OR UTILITY OWNER) AT LEAST 48 HOURS PRIOR TO START OF ANY CONSTRUCTION.  PRIOR TO BACKFILLING, AND AS REQUIRED BY JURISDICTIONAL AUTHORITY AND/OR PROJECT SPECIFICATIONS, THE CONTRACTOR SHALL CONTINUE WITH NOTIFICATIONS THROUGHOUT THE PROJECT AS REQUIRED BY THE STANDARDS AND SPECIFICATIONS. 4. THE LOCATIONS OF EXISTING UTILITIES ARE SHOWN IN THE APPROXIMATE LOCATION BASED ON INFORMATION BY OTHERS.  NOT ALL UTILITIES MAY BE SHOWN.  THE CONTRACTOR SHALL DETERMINE THE EXACT LOCATION OF ALL EXISTING UTILITIES WHETHER SHOWN OR NOT BEFORE COMMENCING WORK.  THE CONTRACTOR SHALL BE FULLY AND SOLELY RESPONSIBLE FOR ANY AND ALL DAMAGES AND COSTS WHICH MIGHT OCCUR BY THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UTILITIES.  THE CONTRACTOR SHALL NOTIFY ALL PUBLIC AND PRIVATE UTILITY COMPANIES AND DETERMINE THE LOCATION OF ALL EXISTING UTILITIES PRIOR TO PROCEEDING WITH GRADING AND CONSTRUCTION.  ALL WORK PERFORMED IN THE AREA OF UTILITIES SHALL BE PERFORMED AND INSPECTED ACCORDING TO THE REQUIREMENTS OF THE UTILITY OWNER.  LIKEWISE, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND MAPPING ANY EXISTING UTILITY (INCLUDING DEPTH) WHICH MAY CONFLICT WITH THE PROPOSED CONSTRUCTION, AND FOR RELOCATING ENCOUNTERED UTILITIES AS DIRECTED BY THE ENGINEER.  CONTRACTOR SHALL CONTACT AND RECEIVE APPROVAL FROM CITY OF FORT COLLINS, OWNER, AND ENGINEER BEFORE RELOCATING ANY ENCOUNTERED UTILITIES.  CONTRACTOR RESPONSIBLE FOR SERVICE  BEFORE RELOCATING ANY ENCOUNTERED UTILITIES.  CONTRACTOR RESPONSIBLE FOR SERVICE BEFORE RELOCATING ANY ENCOUNTERED UTILITIES.  CONTRACTOR RESPONSIBLE FOR SERVICE CONNECTIONS,  AND RELOCATING AND RECONNECTING AFFECTED UTILITIES AS COORDINATED WITH UTILITY OWNER AND/OR ENGINEER, INCLUDING NON-MUNICIPAL UTILITIES (TELEPHONE, GAS, CABLE, ETC., WHICH SHALL BE COORDINATED WITH THE UTILITY OWNER). THE CONTRACTOR SHALL IMMEDIATELY CONTACT ENGINEER UPON DISCOVERY OF A UTILITY DISCREPANCY OR CONFLICT.  AT LEAST 48 HOURS PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL NOTIFY THE UTILITY NOTIFICATION CENTER OF COLORADO (1-800-922-1987, WWW.UNCC.ORG). 5. THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS AT AND ADJACENT TO THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING THE PERFORMANCE OF THE WORK.  THE CONTRACTOR SHALL PREPARE A TRAFFIC CONTROL PLAN FOR OWNER APPROVAL AND PROVIDE ALL LIGHTS, SIGNS, BARRICADES, FENCING, FLAGMEN OR OTHER DEVICES NECESSARY TO PROVIDE FOR PUBLIC SAFETY.  THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO NORMAL WORKING HOURS.  THE CONTRACTOR AGREES TO COMPLY WITH THE PROVISIONS OF THE TRAFFIC CONTROL PLAN AND THE LATEST EDITION OF THE "MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES," PART VI, FOR CONSTRUCTION SIGNAGE AND TRAFFIC CONTROL.  ALL TEMPORARY AND PERMANENT TRAFFIC SIGNS SHALL COMPLY TO THE MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES (MUTCD) WITH REGARD TO SIGN SHAPE, COLOR, SIZE, LETTERING, ETC. UNLESS OTHERWISE SPECIFIED.  IF APPLICABLE, PART NUMBERS ON SIGNAGE DETAILS REFER TO MUTCD SIGN NUMBERS.  6. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVING ANY GROUNDWATER ENCOUNTERED DURING THE CONSTRUCTION OF ANY PORTION OF THIS PROJECT.  GROUNDWATER SHALL BE PUMPED, PIPED, REMOVED AND DISPOSED OF IN A MANNER WHICH DOES NOT CAUSE FLOODING OF EXISTING STREETS NOR EROSION ON ABUTTING PROPERTIES IN ORDER TO CONSTRUCT THE IMPROVEMENTS SHOWN ON THESE PLANS.   7. RIM AND GRATE ELEVATIONS SHOWN ON PLANS ARE APPROXIMATE ONLY AND ARE NOT TO BE TAKEN AS FINAL ELEVATIONS.  THE CONTRACTOR SHALL ADJUST RIMS AND OTHER IMPROVEMENTS TO MATCH FINAL PAVEMENT AND FINISHED GRADE ELEVATIONS.  8. THE EXISTING AND PROPOSED ELEVATIONS OF FLATWORK, SIDEWALKS, CURBS, PAVING, ETC. AS SHOWN HEREON ARE BASED ON EXTRAPOLATION OF FIELD SURVEY DATA AND EXISTING CONDITIONS.  AT CRITICAL AREAS SUCH AS RAMPS AND SITE FEATURES, CONTRACTOR SHALL HAVE FORMWORK INSPECTED AND APPROVED BY OWNER PRIOR TO PLACING CONCRETE.  MINOR ADJUSTMENTS, AS APPROVED BY OWNER, TO PROPOSED GRADES, INVERTS, ETC. MAY BE REQUIRED TO PREVENT PONDING.  ALL FLATWORK MUST PREVENT PONDING AND PROVIDE POSITIVE DRAINAGE AWAY FROM EXISTING AND PROPOSED BUILDINGS, WALLS, ROOF DRAIN OUTFALLS, ACROSS DRIVES AND WALKS, ETC., TOWARDS THE PROPOSED INTENDED DRAINAGE FEATURES AND CONVEYANCES.  9. FINAL LIMITS OF REQUIRED ASPHALT SAWCUTTING AND PATCHING MAY VARY FROM LIMITS SHOWN ON PLANS.  CONTRACTOR TO PROVIDE SAWCUT AND PATCH WORK TO ACHIEVE POSITIVE DRAINAGE AND A SMOOTH TRANSITION TO EXISTING ASPHALT WITHIN ACCEPTABLE DRIVE SLOPE STANDARDS PER ENGINEER.  CONTRACTOR SHALL PROVIDE ADDITIONAL SAWCUTTING AND PATCHING AT UTILITY WORK, ETC. THAT MAY NOT BE DELINEATED ON PLANS. 10. ANY EXISTING MONITORING WELLS, CLEANOUTS, VALVE BOXES, ETC. TO BE PROTECTED AND TO REMAIN IN SERVICE.  IF FEATURES EXIST, EXTEND OR LOWER TO FINAL SURFACE WITH LIKE KIND CAP WITH STANDARD CAST ACCESS LID WITH SAME MARKINGS.  IN LANDSCAPED AREAS PROVIDE A CONCRETE COLLAR (18"x18"x6" THICK) AT ALL EXISTING AND PROPOSED MONITORING WELLS, CLEANOUTS, VALVE BOXES, ETC.  11. OWNER TO APPROVE ALL CONCRETE FINISHING, JOINT PATTERNS AND COLORING REQUIREMENTS PRIOR TO CONSTRUCTION.  SUBMIT JOINT LAYOUT PLAN TO OWNER FOR APPROVAL PRIOR TO CONSTRUCTION.   12. PIPE LENGTHS AND HORIZONTAL CONTROL POINTS SHOWN ARE FROM CENTER OF STRUCTURES, END OF FLARED END SECTIONS, ETC.  SEE STRUCTURE DETAILS FOR EXACT HORIZONTAL CONTROL LOCATION.  CONTRACTOR IS RESPONSIBLE FOR ADJUSTING ACTUAL PIPE LENGTHS TO ACCOUNT FOR STRUCTURES AND LENGTH OF FLARED END SECTIONS.  13. ALL SURPLUS MATERIALS, TOOLS, AND TEMPORARY STRUCTURES, FURNISHED BY THE CONTRACTOR, SHALL BE REMOVED FROM THE PROJECT SITE BY THE CONTRACTOR.  ALL DEBRIS AND RUBBISH CAUSED BY THE OPERATIONS OF THE CONTRACTOR SHALL BE REMOVED, AND THE AREA OCCUPIED DURING CONSTRUCTION ACTIVITIES SHALL BE RESTORED TO ITS ORIGINAL CONDITION, WITHIN 48 HOURS OF PROJECT COMPLETION, UNLESS OTHERWISE DIRECTED BY THE MUNICIPALITY OR OWNER'S REPRESENTATIVE. 14. THE CONTRACTOR IS REQUIRED TO PROVIDE AND MAINTAIN EROSION AND SEDIMENT CONTROL MEASURES IN ACCORDANCE WITH THE LOCAL JURISDICTION, FORT COLLINS STORMWATER CRITERIA MANUAL, AND THE APPROVED EROSION CONTROL PLAN. JURISDICTIONAL AUTHORITY MAY REQUIRE  MAY REQUIRE MAY REQUIRE THE CONTRACTOR TO PROVIDE ADDITIONAL EROSION CONTROL MEASURES AT THE CONTRACTOR'S EXPENSE DUE TO UNFORESEEN EROSION PROBLEMS OR IF THE PLANS DO NOT FUNCTION AS INTENDED.  THE CONTRACTOR IS RESPONSIBLE FOR PROHIBITING SILT AND DEBRIS LADEN RUNOFF FROM LEAVING THE SITE, AND FOR KEEPING ALL PUBLIC AREAS FREE OF MUD AND DEBRIS.  THE CONTRACTOR IS RESPONSIBLE FOR RE-ESTABLISHING FINAL GRADES AND FOR REMOVING ACCUMULATED SEDIMENTATION FROM ALL AREAS INCLUDING SWALES AND DETENTION/WATER QUALITY AREAS. CONTRACTOR SHALL REMOVE TEMPORARY EROSION CONTROL MEASURES AND REPAIR AREAS AS REQUIRED AFTER VEGETATION IS ESTABLISHED AND ACCEPTED BY OWNER AND MUNICIPALITY.  15.  ADA COMPLIANCE: THE CROSS-SLOPE OF ALL WALKS MUST BE 2.0% MAX. PERPENDICULAR TO DIRECTION OF TRAVEL.  MAXIMUM GRADE OF HANDICAPPED ACCESSIBLE WALKS MUST BE 5.0% MAX. IN DIRECTION OF TRAVEL.  MAXIMUM GRADE OF ALL HANDICAP RAMPS IS 8.3% OVER A MAXIMUM 6" RISE.  MAXIMUM GRADE AT HANDICAP PARKING IS TYPICALLY 2.0% IN ALL DIRECTIONS.  CONTRACTOR TO NOTIFY ENGINEER PRIOR TO PLACEMENT OF FLATWORK OF SITE CONDITIONS OR DISCREPANCIES WHICH PREVENT TYPICAL REQUIRED GRADES FROM BEING ACHIEVED.  ALL RAMPS, STAIRS AND RAILING SHALL BE CONSTRUCTED IN ACCORDANCE WITH CURRENT ADA STANDARDS.  HANDICAP RAMPS SHALL CONFORM TO CITY OF FORT COLLINS CONSTRUCTION DETAILS. 16. PROJECT DATUM: NAVD88 (CITY OF FORT COLLINS DATUM) BENCHMARK #1: 	28-92, SOUTHWEST CORNER OF WEST PROSPECT RD. AND CENTRE AVE., ON A WATER VALVE PIT. 28-92, SOUTHWEST CORNER OF WEST PROSPECT RD. AND CENTRE AVE., ON A WATER VALVE PIT. ELEVATION: 		5010.65 FEET 5010.65 FEET BENCHMARK #2:	14-97, APPROXIMATELY 100 FEET WEST OF THE INTERSECTION OF CENTRE AVE. AND RESEARCH BLVD., ON THE WEST END OF THE 	14-97, APPROXIMATELY 100 FEET WEST OF THE INTERSECTION OF CENTRE AVE. AND RESEARCH BLVD., ON THE WEST END OF THE 	SOUTH HEADWALL ON CENTRE AVE. ELEVATION:		5051.76 FEET 5051.76 FEET NOTE: IF NGVD29 DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING EQUATION SHOULD BE USED: NGVD29 = NAVD88 - 3.17' 17. THE CONTRACTOR SHALL FURNISH THE CITY OF FORT COLLINS, ENGINEER, AND OWNER WITH A SET OF CONSTRUCTION RECORD DRAWINGS MARKED "AS-BUILT", IN ACCORDANCE WITH THE CITY OF FORT COLLINS STANDARDS.  THE PLANS SHALL SHOW FINAL PAVEMENT AND, FLOW LINE ELEVATIONS,  STANDARDS.  THE PLANS SHALL SHOW FINAL PAVEMENT AND, FLOW LINE ELEVATIONS, STANDARDS.  THE PLANS SHALL SHOW FINAL PAVEMENT AND, FLOW LINE ELEVATIONS, CONTOURS AT POND/DRAINAGE FEATURES (AS SURVEYED AND CERTIFIED BY A COLORADO P.L.S.), MANHOLE, PIPE, AND INLET LOCATIONS, INVERTS, GRADE ELEVATIONS, AND SIZES OF ALL UTILITIES, AND ANY VARIATIONS FROM THE APPROVED PLAN.  18. LOCATIONS OF CLEANOUTS, LIGHTS, SIGNAGE, JUNCTION BOXES, AND OTHER SIGNIFICANT SITE FEATURES TO BE STAKED FOR ENGINEER AND OWNER APPROVAL PRIOR TO WORK.  CLEANOUTS, JUNCTION BOXES, AND ADJACENT GRADES TO MATCH GRADES AT ASPHALT/CONCRETE (OR RAISE 1" AT LANDSCAPING) TO PROVIDE POSITIVE DRAINAGE AWAY FROM FEATURES.

AutoCAD SHX Text
%%uSYMBOLS

AutoCAD SHX Text
%%UDETAIL MARKER

AutoCAD SHX Text
1

AutoCAD SHX Text
%%UDETAIL TITLE

AutoCAD SHX Text
DETAIL TITLE

AutoCAD SHX Text
SCALE

AutoCAD SHX Text
1

AutoCAD SHX Text
-

AutoCAD SHX Text
1

AutoCAD SHX Text
C1.0

AutoCAD SHX Text
DETAIL NUMBER IDENTIFICATION

AutoCAD SHX Text
SHEETS WHERE THE DETAIL IS DRAWN - INDICATES SAME DRAWING

AutoCAD SHX Text
REVISION CLOUD

AutoCAD SHX Text
REVISION NUMBER

AutoCAD SHX Text
DETAIL NUMBER IDENTIFICATION

AutoCAD SHX Text
SHEETS WHERE THE SECTION OR ELEVATION IS CUT OR CALLED OUT - INDICATES SAME DRAWING

AutoCAD SHX Text
V:\2257C GARDENS ON SPRING CREEK\DRAWINGS\C0.1 - LEGEND NOTES & ABBREVIATIONS.DWG, 9/15/2015 3:33 PM, 9/15/2015 3:33 PM9/15/2015 3:33 PM



’

SHEET  NUMBER

C   JVA, INC

DATE:

JOB  NUMBER:

CHECKED  BY:

DRAWN  BY:

DESIGNED  BY:

N
O

.
D

A
T

E
D

R
A

W
N

D
E

S
I
G

N
E

D
R

E
V

I
S

I
O

N
 
 
/
 
 
I
S

S
U

E
 
 
D

E
S

C
R

I
P

T
I
O

N

JVA, Incorporated 25 Old Town Square
Suite 200 Fort Collins, CO 80524
E-mail: info@jvajva.com
Phone: 970.225.9099 Fax: 970.225.6963

CONSULTING ENGINEERS

C
E

N
T

R
E

 
F

O
R

 
A

D
V

A
N

C
E

D
 
T

E
C

H
N

O
L
O

G
Y

 
2
2
N

D
 
F

I
L
I
N

G

C
O

M
M

U
N

I
T

Y
 
H

O
R

T
I
C

U
L
T

U
R

E
 
C

E
N

T
E

R

M
A

J
O

R
 
A

M
E

N
D

M
E

N
T

 
-
 
U

T
I
L

I
T

Y
 
P

L
A

N
S

2257c

SEPT 2015

BJC

KRB

CRH

C
I
T

Y
 
O

F
 
F

O
R

T
 
C

O
L
L
I
N

S
 
N

O
T

E
S

C0.2

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

Date

Date

Date

Date

Date

Date

City of Fort Collins, Colorado

UTILITY PLAN APPROVAL

Parks and Recreation

Traffic Engineer

Stormwater Utility

Water & Wastewater Utility

City Engineer

CHECKED BY:

APPROVED:

Date

Environmental Planner

Attachment 13

208

AutoCAD SHX Text
CITY OF FORT COLLINS GENERAL NOTES 1.	ALL MATERIALS, WORKMANSHIP, AND CONSTRUCTION OF PUBLIC IMPROVEMENTS SHALL MEET OR EXCEED THE STANDARDS AND SPECIFICATIONS 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 LOCAL ENTITY.  2.	ALL REFERENCES TO ANY PUBLISHED STANDARDS SHALL REFER TO THE LATEST REVISION OF SAID STANDARD, UNLESS SPECIFICALLY STATED ALL REFERENCES TO ANY PUBLISHED STANDARDS SHALL REFER TO THE LATEST REVISION OF SAID STANDARD, UNLESS SPECIFICALLY STATED OTHERWISE.  3.	THESE PUBLIC IMPROVEMENT CONSTRUCTION PLANS SHALL BE VALID FOR A PERIOD OF THREE YEARS FROM THE DATE OF APPROVAL BY THE THESE PUBLIC IMPROVEMENT CONSTRUCTION PLANS SHALL BE VALID FOR A PERIOD OF THREE YEARS FROM THE DATE OF APPROVAL BY THE LOCAL ENTITY ENGINEER. USE OF THESE PLANS AFTER THE EXPIRATION DATE WILL REQUIRE A NEW REVIEW AND APPROVAL PROCESS BY THE LOCAL ENTITY PRIOR TO COMMENCEMENT OF ANY WORK SHOWN IN THESE PLANS.  4.	THE ENGINEER WHO HAS PREPARED THESE PLANS, BY EXECUTION AND/OR SEAL HEREOF, DOES HEREBY AFFIRM RESPONSIBILITY TO  THE THE ENGINEER WHO HAS PREPARED THESE PLANS, BY EXECUTION AND/OR SEAL HEREOF, DOES HEREBY AFFIRM RESPONSIBILITY TO  THE LOCAL ENTITY, AS BENEFICIARY OF SAID ENGINEER'S WORK, FOR ANY ERRORS AND OMISSIONS CONTAINED IN THESE PLANS, AND APPROVAL OF THESE PLANS BY THE LOCAL ENTITY 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 LOCAL ENTITY, AND ITS OFFICERS AND EMPLOYEES, FROM AND AGAINST ALL LIABILITIES, CLAIMS, AND DEMANDS WHICH MAY ARISE FROM ANY ERRORS AND OMISSIONS CONTAINED IN THESE PLANS.  5.	ALL SANITARY SEWER, STORM SEWER, AND WATER LINE CONSTRUCTION, AS WELL AS POWER AND OTHER "DRY" UTILITY INSTALLATIONS, SHALL ALL SANITARY SEWER, STORM SEWER, AND WATER LINE CONSTRUCTION, AS WELL AS POWER AND OTHER "DRY" UTILITY INSTALLATIONS, SHALL CONFORM TO THE LOCAL ENTITY STANDARDS AND SPECIFICATIONS CURRENT AT THE DATE OF APPROVAL OF THE PLANS BY THE LOCAL ENTITY ENGINEER.  6.	THE TYPE, SIZE, LOCATION AND NUMBER OF ALL KNOWN UNDERGROUND UTILITIES ARE APPROXIMATE WHEN SHOWN ON THE DRAWINGS. IT SHALL THE TYPE, SIZE, LOCATION AND NUMBER OF ALL KNOWN UNDERGROUND UTILITIES ARE APPROXIMATE WHEN SHOWN ON THE DRAWINGS. IT SHALL BE THE RESPONSIBILITY OF THE DEVELOPER TO VERIFY THE EXISTENCE AND LOCATION OF ALL UNDERGROUND UTILITIES ALONG THE ROUTE OF THE WORK BEFORE COMMENCING NEW CONSTRUCTION. THE DEVELOPER SHALL BE RESPONSIBLE FOR UNKNOWN UNDERGROUND UTILITIES.  7.	THE ENGINEER SHALL CONTACT THE UTILITY NOTIFICATION CENTER OF COLORADO (UNCC) AT 1800-922-1987, AT LEAST 2 WORKING DAYS THE ENGINEER SHALL CONTACT THE UTILITY NOTIFICATION CENTER OF COLORADO (UNCC) AT 1800-922-1987, AT LEAST 2 WORKING DAYS PRIOR TO BEGINNING EXCAVATION OR GRADING, TO HAVE ALL REGISTERED UTILITY LOCATIONS MARKED. OTHER UNREGISTERED UTILITY ENTITIES (I.E. DITCH / IRRIGATION COMPANY) ARE TO BE LOCATED BY CONTACTING THE RESPECTIVE REPRESENTATIVE. UTILITY SERVICE LATERALS ARE ALSO TO BE LOCATED PRIOR TO BEGINNING EXCAVATION OR GRADING. IT SHALL BE THE RESPONSIBILITY OF THE DEVELOPER TO RELOCATE ALL EXISTING UTILITIES THAT CONFLICT WITH THE PROPOSED IMPROVEMENTS SHOWN ON THESE PLANS.  8.	THE DEVELOPER SHALL BE RESPONSIBLE FOR PROTECTING ALL UTILITIES DURING CONSTRUCTION AND FOR COORDINATING WITH THE THE DEVELOPER SHALL BE RESPONSIBLE FOR PROTECTING ALL UTILITIES DURING CONSTRUCTION AND FOR COORDINATING WITH THE APPROPRIATE UTILITY COMPANY FOR ANY UTILITY CROSSINGS REQUIRED.  9.	IF A CONFLICT EXISTS BETWEEN EXISTING AND PROPOSED UTILITIES AND/OR A DESIGN MODIFICATION IS REQUIRED, THE DEVELOPER SHALL 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 LOCAL ENTITY PRIOR TO BEGINNING CONSTRUCTION.  10.	THE DEVELOPER SHALL COORDINATE AND COOPERATE WITH THE LOCAL ENTITY, AND ALL UTILITY COMPANIES INVOLVED, TO ASSURE THAT THE THE DEVELOPER SHALL COORDINATE AND COOPERATE WITH THE LOCAL ENTITY, AND ALL UTILITY COMPANIES INVOLVED, TO ASSURE THAT THE WORK IS ACCOMPLISHED IN A TIMELY FASHION AND WITH A MINIMUM DISRUPTION OF SERVICE. THE DEVELOPER SHALL BE RESPONSIBLE FOR CONTACTING, IN ADVANCE, ALL PARTIES AFFECTED BY ANY DISRUPTION OF ANY UTILITY SERVICE AS WELL AS THE UTILITY COMPANIES.  11.	NO WORK MAY COMMENCE WITHIN ANY PUBLIC STORM WATER, SANITARY SEWER OR POTABLE WATER SYSTEM UNTIL THE DEVELOPER NOTIFIES NO WORK MAY COMMENCE WITHIN ANY PUBLIC STORM WATER, SANITARY SEWER OR POTABLE WATER SYSTEM UNTIL THE DEVELOPER NOTIFIES THE UTILITY PROVIDER. NOTIFICATION SHALL BE A MINIMUM OF 2 WORKING DAYS PRIOR TO COMMENCEMENT OF ANY WORK. AT THE DISCRETION OF THE WATER UTILITY PROVIDER, A PRE-CONSTRUCTION MEETING MAY BE REQUIRED PRIOR TO COMMENCEMENT OF ANY WORK.  12.	THE DEVELOPER SHALL SEQUENCE INSTALLATION OF UTILITIES IN SUCH A MANNER AS TO MINIMIZE POTENTIAL UTILITY CONFLICTS. IN GENERAL, THE DEVELOPER SHALL SEQUENCE INSTALLATION OF UTILITIES IN SUCH A MANNER AS TO MINIMIZE POTENTIAL UTILITY CONFLICTS. IN GENERAL, STORM SEWER AND SANITARY SEWER SHOULD BE CONSTRUCTED PRIOR TO INSTALLATION OF THE WATER LINES AND DRY UTILITIES.  13.	THE MINIMUM COVER OVER WATER LINES IS 4.5 FEET AND THE MAXIMUM COVER IS 5.5 FEET UNLESS OTHERWISE NOTED IN THE PLANS AND THE MINIMUM COVER OVER WATER LINES IS 4.5 FEET AND THE MAXIMUM COVER IS 5.5 FEET UNLESS OTHERWISE NOTED IN THE PLANS AND APPROVED BY THE WATER UTILITY.  14.	A STATE CONSTRUCTION DEWATERING WASTEWATER DISCHARGE PERMIT IS REQUIRED IF DEWATERING IS REQUIRED IN ORDER TO INSTALL A STATE CONSTRUCTION DEWATERING WASTEWATER DISCHARGE PERMIT IS REQUIRED IF DEWATERING IS REQUIRED IN ORDER TO INSTALL UTILITIES OR WATER IS DISCHARGED INTO A STORM SEWER, CHANNEL, IRRIGATION DITCH OR ANY WATERS OF THE UNITED STATES.  15.	THE DEVELOPER SHALL COMPLY WITH ALL TERMS AND CONDITIONS OF THE COLORADO PERMIT FOR STORM WATER DISCHARGE (CONTACT THE DEVELOPER SHALL COMPLY WITH ALL TERMS AND CONDITIONS OF THE COLORADO PERMIT FOR STORM WATER DISCHARGE (CONTACT COLORADO DEPARTMENT OF HEALTH, WATER QUALITY CONTROL DIVISION, (303) 692-3590), THE STORM WATER MANAGEMENT PLAN, AND THE EROSION CONTROL PLAN.  16.	THE LOCAL ENTITY SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF STORM DRAINAGE FACILITIES LOCATED ON PRIVATE PROPERTY.  THE LOCAL ENTITY SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF STORM DRAINAGE FACILITIES LOCATED ON PRIVATE PROPERTY.  MAINTENANCE OF ONSITE DRAINAGE FACILITIES SHALL BE THE RESPONSIBILITY OF THE PROPERTY OWNER(S).  17.	PRIOR TO FINAL INSPECTION AND ACCEPTANCE BY THE LOCAL ENTITY, CERTIFICATION OF THE DRAINAGE FACILITIES, BY A REGISTERED PRIOR TO FINAL INSPECTION AND ACCEPTANCE BY THE LOCAL ENTITY, CERTIFICATION OF THE DRAINAGE FACILITIES, BY A REGISTERED ENGINEER, MUST BE SUBMITTED TO AND APPROVED BY THE STORMWATER UTILITY DEPARTMENT. CERTIFICATION SHALL BE SUBMITTED TO THE STORMWATER UTILITY DEPARTMENT AT LEAST TWO WEEKS PRIOR TO THE RELEASE OF A CERTIFICATE OF OCCUPANCY FOR SINGLE FAMILY UNITS. FOR COMMERCIAL PROPERTIES, CERTIFICATION SHALL BE SUBMITTED TO THE STORMWATER UTILITY DEPARTMENT AT LEAST TWO WEEKS PRIOR TO THE RELEASE OF ANY BUILDING PERMITS IN EXCESS OF THOSE ALLOWED PRIOR TO CERTIFICATION PER THE DEVELOPMENT AGREEMENT.  18.	THE LOCAL ENTITY SHALL NOT BE RESPONSIBLE FOR ANY DAMAGES OR INJURIES SUSTAINED IN THIS DEVELOPMENT AS A RESULT OF THE LOCAL ENTITY 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 LOCAL ENTITY FAILURE TO PROPERLY MAINTAIN ITS WATER, WASTEWATER, AND/OR STORM DRAINAGE FACILITIES IN THE DEVELOPMENT.  19.	ALL RECOMMENDATIONS OF THE DRAINAGE AND EROSION CONTROL MEMO DATED 09/09/2015 BY JVA INC. SHALL BE FOLLOWED AND ALL RECOMMENDATIONS OF THE DRAINAGE AND EROSION CONTROL MEMO DATED 09/09/2015 BY JVA INC. SHALL BE FOLLOWED AND IMPLEMENTED.  20.	TEMPORARY EROSION CONTROL DURING CONSTRUCTION SHALL BE PROVIDED AS SHOWN ON THE EROSION CONTROL PLAN. ALL EROSION TEMPORARY EROSION CONTROL DURING CONSTRUCTION SHALL BE PROVIDED AS SHOWN ON THE EROSION CONTROL PLAN. ALL EROSION CONTROL MEASURES SHALL BE MAINTAINED IN GOOD REPAIR BY THE DEVELOPER, UNTIL SUCH TIME AS THE ENTIRE DISTURBED AREAS IS STABILIZED WITH HARD SURFACE OR LANDSCAPING.   21.	THE DEVELOPER SHALL BE RESPONSIBLE FOR INSURING THAT NO MUD OR DEBRIS SHALL BE TRACKED ONTO THE EXISTING PUBLIC STREET 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 LOCAL ENTITY STREET INSPECTOR.  22.	NO WORK MAY COMMENCE WITHIN ANY IMPROVED OR UNIMPROVED PUBLIC RIGHT-OF-WAY UNTIL A RIGHT-OF-WAY PERMIT OR DEVELOPMENT NO WORK MAY COMMENCE WITHIN ANY IMPROVED OR UNIMPROVED PUBLIC RIGHT-OF-WAY UNTIL A RIGHT-OF-WAY PERMIT OR DEVELOPMENT CONSTRUCTION PERMIT IS OBTAINED, IF APPLICABLE.   23.	THE DEVELOPER SHALL BE RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS FOR ALL APPLICABLE AGENCIES PRIOR TO COMMENCEMENT THE DEVELOPER SHALL BE RESPONSIBLE FOR OBTAINING ALL NECESSARY PERMITS FOR ALL APPLICABLE AGENCIES PRIOR TO COMMENCEMENT OF CONSTRUCTION. THE DEVELOPER SHALL NOTIFY THE LOCAL ENTITY ENGINEERING INSPECTOR (FORT COLLINS - 221-6605) AND THE LOCAL ENTITY 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 LOCAL ENTITY ENGINEER IS NOT AVAILABLE AFTER PROPER NOTICE OF CONSTRUCTION ACTIVITY HAS BEEN PROVIDED, THE DEVELOPER MAY COMMENCE WORK IN THE ENGINEER ABSENCE. HOWEVER, THE LOCAL ENTITY RESERVES THE RIGHT NOT TO ACCEPT THE IMPROVEMENT IF SUBSEQUENT TESTING REVEALS AN IMPROPER INSTALLATION.  24.	THE DEVELOPER SHALL BE RESPONSIBLE FOR OBTAINING SOILS TESTS WITHIN THE PUBLIC RIGHT-OF-WAY AFTER RIGHT OF WAY GRADING AND 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 LOCAL ENTITY'S 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 LOCAL ENTITY ENGINEER APPROVES THE FINAL REPORT.  25.	THE CONTRACTOR SHALL HIRE A LICENSED ENGINEER OR LAND SURVEYOR TO SURVEY THE CONSTRUCTED ELEVATIONS OF THE STREET 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 LOCAL ENTITY INSPECTOR.  THE ENGINEER OR SURVEYOR MUST CERTIFY IN A LETTER TO THE LOCAL ENTITY THAT THESE ELEVATIONS CONFORM TO THE APPROVED PLANS AND SPECIFICATIONS.  ANY DEVIATIONS SHALL BE NOTED IN THE LETTER AND THEN RESOLVED WITH THE LOCAL ENTITY BEFORE INSTALLATION OF BASE COURSE OR ASPHALT WILL BE ALLOWED ON THE STREETS.  26.	ALL UTILITY INSTALLATIONS WITHIN OR ACROSS THE ROADBED OF NEW RESIDENTIAL ROADS MUST BE COMPLETED PRIOR TO THE FINAL STAGES ALL UTILITY INSTALLATIONS WITHIN OR ACROSS THE ROADBED OF NEW RESIDENTIAL ROADS MUST BE COMPLETED PRIOR TO THE FINAL STAGES OF ROAD CONSTRUCTION. FOR THE PURPOSES OF THESE STANDARDS, ANY WORK EXCEPT C/G ABOVE THE SUBGRADE IS CONSIDERED FINAL STAGE WORK. ALL SERVICE LINES MUST BE STUBBED TO THE PROPERTY LINES AND MARKED SO AS TO REDUCE THE EXCAVATION NECESSARY FOR BUILDING CONNECTIONS.  27.	N/A  N/A  28.	ALL ROAD CONSTRUCTION IN AREAS DESIGNATED AS WILD FIRE HAZARD AREAS SHALL BE DONE IN ACCORDANCE WITH THE CONSTRUCTION ALL ROAD CONSTRUCTION IN AREAS DESIGNATED AS WILD FIRE HAZARD AREAS SHALL BE DONE IN ACCORDANCE WITH THE CONSTRUCTION CRITERIA AS ESTABLISHED IN THE WILD FIRE HAZARD AREA MITIGATION REGULATIONS IN FORCE AT THE TIME OF FINAL PLAT APPROVAL.  29.	PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION, THE CONTRACTOR SHALL CONTACT THE LOCAL ENTITY FORESTER TO SCHEDULE A SITE PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION, THE CONTRACTOR SHALL CONTACT THE LOCAL ENTITY FORESTER TO SCHEDULE A SITE INSPECTION FOR ANY TREE REMOVAL REQUIRING A PERMIT.  30.	THE DEVELOPER SHALL BE RESPONSIBLE FOR ALL ASPECTS OF SAFETY INCLUDING, BUT NOT LIMITED TO, EXCAVATION, TRENCHING, SHORING, THE DEVELOPER SHALL BE RESPONSIBLE FOR ALL ASPECTS OF SAFETY INCLUDING, BUT NOT LIMITED TO, EXCAVATION, TRENCHING, SHORING, TRAFFIC CONTROL, AND SECURITY. REFER TO OSHA PUBLICATION 2226, EXCAVATING AND TRENCHING.  31.	THE DEVELOPER SHALL SUBMIT A CONSTRUCTION TRAFFIC CONTROL PLAN, IN ACCORDANCE WITH MUTCD, TO THE APPROPRIATE RIGHT-OF-WAY THE DEVELOPER SHALL SUBMIT A CONSTRUCTION TRAFFIC CONTROL PLAN, IN ACCORDANCE WITH MUTCD, TO THE APPROPRIATE RIGHT-OF-WAY AUTHORITY. (LOCAL ENTITY, COUNTY OR STATE), FOR APPROVAL, PRIOR TO ANY CONSTRUCTION ACTIVITIES WITHIN, OR AFFECTING, THE RIGHT-OF-WAY. THE DEVELOPER SHALL BE RESPONSIBLE FOR PROVIDING ANY AND ALL TRAFFIC CONTROL DEVICES AS MAY BE REQUIRED BY THE CONSTRUCTION ACTIVITIES.  32.	PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION THAT WILL AFFECT TRAFFIC SIGNS OF ANY TYPE, THE CONTRACTOR SHALL CONTACT PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION THAT WILL AFFECT TRAFFIC SIGNS OF ANY TYPE, THE CONTRACTOR SHALL CONTACT LOCAL ENTITY TRAFFIC OPERATIONS DEPARTMENT, WHO WILL TEMPORARILY REMOVE OR RELOCATE THE SIGN AT NO COST TO THE CONTRACTOR; HOWEVER, IF THE CONTRACTOR MOVES THE TRAFFIC SIGN THEN THE CONTRACTOR WILL BE CHARGED FOR THE LABOR, MATERIALS AND EQUIPMENT TO REINSTALL THE SIGN AS NEEDED.  33.	THE DEVELOPER IS RESPONSIBLE FOR ALL COSTS FOR THE INITIAL INSTALLATION OF TRAFFIC SIGNING AND STRIPING FOR THE DEVELOPMENT 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 S LOCAL STREET OPERATIONS. IN ADDITION, THE DEVELOPER IS RESPONSIBLE FOR ALL COSTS FOR TRAFFIC SIGNING AND STRIPING RELATED TO DIRECTING TRAFFIC ACCESS TO AND FROM THE DEVELOPMENT.  34.	THERE SHALL BE NO SITE CONSTRUCTION ACTIVITIES ON SATURDAYS, UNLESS SPECIFICALLY APPROVED BY THE LOCAL ENTITY ENGINEER, AND THERE SHALL BE NO SITE CONSTRUCTION ACTIVITIES ON SATURDAYS, UNLESS SPECIFICALLY APPROVED BY THE LOCAL ENTITY ENGINEER, AND NO SITE CONSTRUCTION ACTIVITIES ON SUNDAYS OR HOLIDAYS, UNLESS THERE IS PRIOR WRITTEN APPROVAL BY THE LOCAL ENTITY.  35.	THE DEVELOPER IS RESPONSIBLE FOR PROVIDING ALL LABOR AND MATERIALS NECESSARY FOR THE COMPLETION OF THE INTENDED THE DEVELOPER IS RESPONSIBLE FOR PROVIDING ALL LABOR AND MATERIALS NECESSARY FOR THE COMPLETION OF THE INTENDED IMPROVEMENTS, SHOWN ON THESE DRAWINGS, OR DESIGNATED TO BE PROVIDED, INSTALLED, OR CONSTRUCTED, UNLESS SPECIFICALLY NOTED OTHERWISE.  36.	DIMENSIONS FOR LAYOUT AND CONSTRUCTION ARE NOT TO BE SCALED FROM ANY DRAWING. IF PERTINENT DIMENSIONS ARE NOT SHOWN, DIMENSIONS FOR LAYOUT AND CONSTRUCTION ARE NOT TO BE SCALED FROM ANY DRAWING. IF PERTINENT DIMENSIONS ARE NOT SHOWN, CONTACT THE DESIGNER FOR CLARIFICATION, AND ANNOTATE THE DIMENSION ON THE AS-BUILT RECORD DRAWINGS.  37.	THE DEVELOPER SHALL HAVE, ONSITE AT ALL TIMES, ONE (1) SIGNED COPY OF THE APPROVED PLANS, ONE (1) COPY OF THE APPROPRIATE THE DEVELOPER SHALL HAVE, ONSITE AT ALL TIMES, ONE (1) SIGNED COPY OF THE APPROVED PLANS, ONE (1) COPY OF THE APPROPRIATE STANDARDS AND SPECIFICATIONS, AND A COPY OF ANY PERMITS AND EXTENSION AGREEMENTS NEEDED FOR THE JOB.  38.	IF, DURING THE CONSTRUCTION PROCESS, CONDITIONS ARE ENCOUNTERED WHICH COULD INDICATE A SITUATION THAT IS NOT IDENTIFIED IN THE 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 LOCAL ENTITY ENGINEER IMMEDIATELY.  39.	THE DEVELOPER SHALL BE RESPONSIBLE FOR RECORDING AS-BUILT INFORMATION ON A SET OF RECORD DRAWINGS KEPT ON THE 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 LOCAL ENTITY'S INSPECTOR AT ALL TIMES.  UPON COMPLETION OF THE WORK, THE CONTRACTOR(S) SHALL SUBMIT RECORD DRAWINGS TO THE LOCAL ENTITY ENGINEER.  40.	THE DESIGNER SHALL PROVIDE, IN THIS LOCATION ON THE PLAN, THE LOCATION AND DESCRIPTION OF THE NEAREST SURVEY BENCHMARK FOR THE DESIGNER SHALL PROVIDE, IN THIS LOCATION ON THE PLAN, THE LOCATION AND DESCRIPTION OF THE NEAREST SURVEY BENCHMARK FOR THE PROJECT AS WELL AS THE BASIS OF BEARINGS. THE INFORMATION SHALL BE AS FOLLOWS:  NAVD88 (CITY OF FORT COLLINS DATUM) BENCHMARK #1: 	28-92, SOUTHWEST CORNER OF WEST PROSPECT RD. AND CENTRE AVE., ON A WATER VALVE PIT. 28-92, SOUTHWEST CORNER OF WEST PROSPECT RD. AND CENTRE AVE., ON A WATER VALVE PIT. ELEVATION: 		5010.65 FEET 5010.65 FEET BENCHMARK #2:	14-97, APPROXIMATELY 100 FEET WEST OF THE INTERSECTION OF CENTRE AVE. AND RESEARCH BLVD., ON THE WEST END 14-97, APPROXIMATELY 100 FEET WEST OF THE INTERSECTION OF CENTRE AVE. AND RESEARCH BLVD., ON THE WEST END OF THE SOUTH HEADWALL ON CENTRE AVE. ELEVATION:		5051.76 FEET 5051.76 FEET NOTE: IF NGVD29 DATUM IS REQUIRED FOR ANY PURPOSE, THE FOLLOWING EQUATION SHOULD BE USED: NGVD29 = NAVD88 - 3.17' BASIS OF BEARINGS: N/A 41.	ALL STATIONING IS BASED ON CENTERLINE OF ROADWAYS UNLESS OTHERWISE NOTED. ALL STATIONING IS BASED ON CENTERLINE OF ROADWAYS UNLESS OTHERWISE NOTED. 42.	DAMAGED CURB, GUTTER AND SIDEWALK EXISTING PRIOR TO CONSTRUCTION, AS WELL AS EXISTING FENCES, TREES, STREETS, SIDEWALKS, DAMAGED CURB, GUTTER AND SIDEWALK EXISTING PRIOR TO CONSTRUCTION, AS WELL AS EXISTING FENCES, TREES, STREETS, SIDEWALKS, CURBS AND GUTTERS, LANDSCAPING, STRUCTURES, AND IMPROVEMENTS DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS PROJECT, SHALL BE REPLACED OR RESTORED IN LIKE KIND AT THE DEVELOPER'S EXPENSE, UNLESS OTHERWISE INDICATED ON THESE PLANS, PRIOR TO THE ACCEPTANCE OF COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST CERTIFICATE OF OCCUPANCY.  43.	WHEN AN EXISTING ASPHALT STREET MUST BE CUT, THE STREET MUST BE RESTORED TO A CONDITION EQUAL TO OR BETTER THAN ITS 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 LOCAL ENTITY CONSTRUCTION INSPECTOR BEFORE ANY CUTS ARE MADE. PATCHING SHALL BE DONE IN ACCORDANCE WITH THE LOCAL ENTITY 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 LOCAL ENTITY ENGINEER AND/OR THE LOCAL ENTITY INSPECTOR AT THE TIME THE CUTS ARE MADE.  44.	UPON COMPLETION OF CONSTRUCTION, THE SITE SHALL BE CLEANED AND RESTORED TO A CONDITION EQUAL TO, OR BETTER THAN, THAT WHICH UPON COMPLETION OF CONSTRUCTION, THE SITE SHALL BE CLEANED AND RESTORED TO A CONDITION EQUAL TO, OR BETTER THAN, THAT WHICH EXISTED BEFORE CONSTRUCTION, OR TO THE GRADES AND CONDITION AS REQUIRED BY THESE PLANS.  45.	STANDARD HANDICAP RAMPS ARE TO BE CONSTRUCTED AT ALL CURB RETURNS AND AT ALL "T" INTERSECTIONS.  STANDARD HANDICAP RAMPS ARE TO BE CONSTRUCTED AT ALL CURB RETURNS AND AT ALL "T" INTERSECTIONS.  46.	AFTER ACCEPTANCE BY THE LOCAL ENTITY, PUBLIC IMPROVEMENTS DEPICTED IN THESE PLANS SHALL BE GUARANTEED TO BE FREE FROM AFTER ACCEPTANCE BY THE LOCAL ENTITY, PUBLIC IMPROVEMENTS DEPICTED IN THESE PLANS SHALL BE GUARANTEED TO BE FREE FROM MATERIAL AND WORKMANSHIP DEFECTS FOR A MINIMUM PERIOD OF TWO YEARS FROM THE DATE OF ACCEPTANCE.  47.	THE LOCAL ENTITY SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF ROADWAY AND APPURTENANT IMPROVEMENTS, INCLUDING STORM THE LOCAL ENTITY SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF ROADWAY AND APPURTENANT IMPROVEMENTS, INCLUDING STORM DRAINAGE STRUCTURES AND PIPES, FOR THE FOLLOWING PRIVATE STREETS: N/A 48.	APPROVED VARIANCES ARE LISTED AS FOLLOWS: N/A  APPROVED VARIANCES ARE LISTED AS FOLLOWS: N/A  CITY OF FORT COLLINS CONSTRUCTION NOTES  A. STANDARD GRADING AND EROSION AND SEDIMENT CONTROL CONSTRUCTION PLAN NOTES  1.	THE EROSION CONTROL INSPECTOR MUST BE NOTIFIED AT LEAST TWENTY-FOUR (24) HOURS PRIOR TO ANY CONSTRUCTION ON THIS SITE.  THE EROSION CONTROL INSPECTOR MUST BE NOTIFIED AT LEAST TWENTY-FOUR (24) HOURS PRIOR TO ANY CONSTRUCTION ON THIS SITE.  PRIOR TO ANY CONSTRUCTION ON THIS SITE.   TO ANY CONSTRUCTION ON THIS SITE.  2.	THERE SHALL BE NO EARTH-DISTURBING ACTIVITY OUTSIDE THE LIMITS DESIGNATED ON THE ACCEPTED PLANS.  THERE SHALL BE NO EARTH-DISTURBING ACTIVITY OUTSIDE THE LIMITS DESIGNATED ON THE ACCEPTED PLANS.  3.	ALL REQUIRED PERIMETER SILT AND CONSTRUCTION FENCING SHALL BE INSTALLED PRIOR TO ANY LAND DISTURBING ACTIVITY (STOCKPILING, ALL REQUIRED PERIMETER SILT AND CONSTRUCTION FENCING SHALL BE INSTALLED PRIOR TO ANY LAND DISTURBING ACTIVITY (STOCKPILING, STRIPPING, GRADING, ETC).  ALL OTHER REQUIRED EROSION CONTROL MEASURES SHALL BE INSTALLED AT THE APPROPRIATE TIME IN THE CONSTRUCTION SEQUENCE AS INDICATED IN THE APPROVED PROJECT SCHEDULE, CONSTRUCTION PLANS, AND EROSION CONTROL REPORT.  4.	AT ALL TIMES DURING CONSTRUCTION, THE DEVELOPER SHALL BE RESPONSIBLE FOR PREVENTING AND CONTROLLING ON-SITE EROSION AT ALL TIMES DURING CONSTRUCTION, THE DEVELOPER SHALL BE RESPONSIBLE FOR PREVENTING AND CONTROLLING ON-SITE EROSION INCLUDING KEEPING THE PROPERTY SUFFICIENTLY WATERED SO AS TO MINIMIZE WIND BLOWN SEDIMENT.  THE DEVELOPER SHALL ALSO BE RESPONSIBLE FOR INSTALLING AND MAINTAINING ALL EROSION CONTROL FACILITIES SHOWN HEREIN.  5.	PRE-DISTURBANCE VEGETATION SHALL BE PROTECTED AND RETAINED WHEREVER POSSIBLE.  REMOVAL OR DISTURBANCE OF EXISTING PRE-DISTURBANCE VEGETATION SHALL BE PROTECTED AND RETAINED WHEREVER POSSIBLE.  REMOVAL OR DISTURBANCE OF EXISTING VEGETATION SHALL BE LIMITED TO THE AREA(S) REQUIRED FOR IMMEDIATE CONSTRUCTION OPERATIONS, AND FOR THE SHORTEST PRACTICAL PERIOD OF TIME.  6.	ALL SOILS EXPOSED DURING LAND DISTURBING ACTIVITY (STRIPPING, GRADING, UTILITY INSTALLATIONS, STOCKPILING, FILLING, ETC.) SHALL BE 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 RIGHTSOF-WAYSHALL 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 STORMWATER DEPARTMENT. 7.	IN ORDER TO MINIMIZE EROSION POTENTIAL, ALL TEMPORARY (STRUCTURAL) EROSION CONTROL MEASURES SHALL:  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 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 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.   BE REMOVED AFTER THE SITE HAS BEEN SUFFICIENTLY STABILIZED AS DETERMINED BY THE EROSION CONTROL INSPECTOR.   8.	WHEN TEMPORARY EROSION CONTROL MEASURES ARE REMOVED, THE DEVELOPER SHALL BE RESPONSIBLE FOR THE CLEAN UP AND REMOVAL OF WHEN TEMPORARY EROSION CONTROL MEASURES ARE REMOVED, THE DEVELOPER SHALL BE RESPONSIBLE FOR THE CLEAN UP AND REMOVAL OF ALL SEDIMENT AND DEBRIS FROM ALL DRAINAGE INFRASTRUCTURE AND OTHER PUBLIC FACILITIES.  9.	THE CONTRACTOR SHALL CLEAN UP ANY INADVERTENT DEPOSITED MATERIAL IMMEDIATELY AND MAKE SURE STREETS ARE FREE OF ALL THE CONTRACTOR SHALL CLEAN UP ANY INADVERTENT DEPOSITED MATERIAL IMMEDIATELY AND MAKE SURE STREETS ARE FREE OF ALL MATERIALS BY THE END OF EACH WORKING DAY.  10.	ALL RETAINED SEDIMENTS, PARTICULARLY THOSE ON PAVED ROADWAY SURFACES, SHALL BE REMOVED AND DISPOSED OF IN A MANNER AND ALL RETAINED SEDIMENTS, PARTICULARLY THOSE ON PAVED ROADWAY SURFACES, SHALL BE REMOVED AND DISPOSED OF IN A MANNER AND LOCATION SO AS NOT TO CAUSE THEIR RELEASE INTO ANY WATERS OF THE UNITED STATES.  11.	NO SOIL STOCKPILE SHALL EXCEED TEN (10) FEET IN HEIGHT.  ALL SOIL STOCKPILES SHALL BE PROTECTED FROM SEDIMENT TRANSPORT BY NO SOIL STOCKPILE SHALL EXCEED TEN (10) FEET IN HEIGHT.  ALL SOIL STOCKPILES SHALL BE PROTECTED FROM SEDIMENT TRANSPORT BY SURFACE ROUGHENING, WATERING, AND PERIMETER SILT FENCING.  ANY SOIL STOCKPILE REMAINING AFTER THIRTY (30) DAYS SHALL BE SEEDED AND MULCHED.   12.	THE STORMWATER VOLUME CAPACITY OF DETENTION PONDS WILL BE RESTORED AND STORM SEWER LINES WILL BE CLEANED UPON COMPLETION 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 LOCAL ENTITY OR HOMEOWNERS ASSOCIATION (HOA).  13.	CITY ORDINANCE AND COLORADO DISCHARGE PERMIT SYSTEM (CDPS) REQUIREMENTS MAKE IT UNLAWFUL TO DISCHARGE OR ALLOW THE CITY ORDINANCE AND COLORADO DISCHARGE PERMIT SYSTEM (CDPS) REQUIREMENTS MAKE IT UNLAWFUL TO DISCHARGE OR ALLOW THE DISCHARGE OF ANY POLLUTANT OR CONTAMINATED WATER FROM CONSTRUCTION SITES.  POLLUTANTS INCLUDE, BUT ARE NOT LIMITED TO DISCARDED BUILDING MATERIALS, CONCRETE TRUCK WASHOUT, CHEMICALS, OIL AND GAS PRODUCTS, LITTER, AND SANITARY WASTE.  THE DEVELOPER SHALL AT ALL TIMES TAKE WHATEVER MEASURES ARE NECESSARY TO ASSURE THE PROPER CONTAINMENT AND DISPOSAL OF POLLUTANTS ON THE SITE IN ACCORDANCE WITH ANY AND ALL APPLICABLE LOCAL, STATE, AND FEDERAL REGULATIONS.  14.	A DESIGNATED AREA SHALL BE PROVIDED ON SITE FOR CONCRETE TRUCK CHUTE WASHOUT.  THE AREA SHALL BE CONSTRUCTED SO AS TO A DESIGNATED AREA SHALL BE PROVIDED ON SITE FOR CONCRETE TRUCK CHUTE WASHOUT.  THE AREA SHALL BE CONSTRUCTED SO AS TO CONTAIN WASHOUT MATERIAL AND LOCATED AT LEAST FIFTY (50) FEET AWAY FROM ANY WATERWAY DURING CONSTRUCTION.  UPON COMPLETION OF CONSTRUCTION ACTIVITIES THE CONCRETE WASHOUT MATERIAL WILL BE REMOVED AND PROPERLY DISPOSED OF PRIOR TO THE AREA BEING RESTORED.  15.	TO ENSURE THAT SEDIMENT DOES NOT MOVE OFF OF INDIVIDUAL LOTS ONE OR MORE OF THE FOLLOWING SEDIMENT/EROSION CONTROL BMPS TO ENSURE THAT SEDIMENT DOES NOT MOVE OFF OF INDIVIDUAL LOTS ONE OR MORE OF THE FOLLOWING SEDIMENT/EROSION CONTROL BMPS SHALL BE INSTALLED AND MAINTAINED UNTIL THE LOTS ARE SUFFICIENTLY STABILIZED, AS DETERMINED BY THE EROSION CONTROL INSPECTOR.  a.	BELOW ALL GUTTER DOWNSPOUTS.  BELOW ALL GUTTER DOWNSPOUTS.  b.	OUT TO DRAINAGE SWALES.  OUT TO DRAINAGE SWALES.  c.	ALONG LOT PERIMETER.  ALONG LOT PERIMETER.  d.	OTHER LOCATIONS, IF NEEDED.  OTHER LOCATIONS, IF NEEDED.  16.	CONDITIONS IN THE FIELD MAY WARRANT EROSION CONTROL MEASURES IN ADDITION TO WHAT IS SHOWN ON THESE PLANS.  THE DEVELOPER 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/COUNTY.  17.	A VEHICLE TRACKING CONTROL PAD SHALL BE INSTALLED WHEN NEEDED FOR CONSTRUCTION EQUIPMENT, INCLUDING BUT NOT LIMITED TO A VEHICLE TRACKING CONTROL PAD SHALL BE INSTALLED WHEN NEEDED FOR CONSTRUCTION EQUIPMENT, INCLUDING BUT NOT LIMITED TO PERSONAL VEHICLES EXITING EXISTING ROADWAYS. NO EARTHEN MATERIALS, I.E. STONE, DIRT, ETC. SHALL BE PLACED IN THE CURB & GUTTER OR ROADWAY AS A RAMP TO ACCESS TEMPORARY STOCKPILES, STAGING AREAS, CONSTRUCTION MATERIALS, CONCRETE WASHOUT AREAS, AND/OR BUILDING SITES.  18.	THE PROPERTY MUST BE WATERED AND MAINTAINED AT ALL TIMES DURING CONSTRUCTION ACTIVITIES SO AS TO PREVENT WIND-CAUSED THE PROPERTY MUST BE WATERED AND MAINTAINED AT ALL TIMES DURING CONSTRUCTION ACTIVITIES SO AS TO PREVENT WIND-CAUSED EROSION. ALL LAND DISTURBING ACTIVITIES SHALL BE IMMEDIATELY DISCONTINUED WHEN FUGITIVE DUST IMPACTS ADJACENT PROPERTIES, AS DETERMINED BY THE CITY ENGINEERING DEPARTMENT. 19.	ALL TEMPORARY (STRUCTURAL) EROSION CONTROL MEASURES MUST BE INSPECTED AND REPAIRED OR RECONSTRUCTED AS NECESSARY AFTER ALL TEMPORARY (STRUCTURAL) EROSION CONTROL MEASURES MUST BE INSPECTED AND REPAIRED OR RECONSTRUCTED AS NECESSARY AFTER EACH RUNOFF EVENT AND EVERY 14 DAYS IN ORDER TO ASSURE CONTINUED PERFORMANCE OF THEIR INTENDED FUNCTION. 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 DRAINAGEWAY. 20.	NO SOIL STOCKPILE SHALL EXCEED TEN (10) FEET IN HEIGHT. ALL SOIL STOCKPILES SHALL BE PROTECTED FROM SEDIMENT TRANSPORT BY 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 30 DAYS SHALL BE SEEDED AND MULCHED. 21.	CITY ORDINANCE PROHIBITS THE TRACKING, DROPPING, OR DEPOSITING OF SOILS OR ANY OTHER MATERIAL ONTO CITY STREETS BY OR FROM CITY ORDINANCE PROHIBITS THE TRACKING, DROPPING, OR DEPOSITING OF SOILS OR ANY OTHER MATERIAL ONTO CITY STREETS BY OR FROM ANY VEHICLE. ANY INADVERTENT DEPOSITED MATERIAL SHALL BE CLEANED IMMEDIATELY BY THE CONTRACTOR. B. STREET IMPROVEMENTS NOTES  1.	ALL STREET CONSTRUCTION IS SUBJECT TO THE GENERAL NOTES ON THE COVER SHEET OF THESE PLANS AS WELL AS THE STREET ALL STREET CONSTRUCTION IS SUBJECT TO THE GENERAL NOTES ON THE COVER SHEET OF THESE PLANS AS WELL AS THE STREET IMPROVEMENTS NOTES LISTED HERE.  2.	A PAVING SECTION DESIGN, SIGNED AND STAMPED BY A COLORADO LICENSED ENGINEER, MUST BE SUBMITTED TO THE LOCAL ENTITY ENGINEER A PAVING SECTION DESIGN, SIGNED AND STAMPED BY A COLORADO LICENSED ENGINEER, MUST BE SUBMITTED TO THE LOCAL ENTITY ENGINEER FOR APPROVAL, PRIOR TO ANY STREET CONSTRUCTION ACTIVITY, (FULL DEPTH ASPHALT SECTIONS ARE NOT PERMITTED AT A DEPTH GREATER THAN 8 INCHES OF ASPHALT). THE JOB MIX SHALL BE SUBMITTED FOR APPROVAL PRIOR TO PLACEMENT OF ANY ASPHALT.  3.	WHERE PROPOSED PAVING ADJOINS EXISTING ASPHALT, THE EXISTING ASPHALT SHALL BE SAW CUT, A MINIMUM DISTANCE OF 12 INCHES FROM 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.  4.	STREET SUBGRADES SHALL BE SCARIFIED THE TOP 12 INCHES AND RE-COMPACTED PRIOR TO SUBBASE INSTALLATION. NO BASE MATERIAL 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 LOCAL ENTITY ENGINEER.  5.	VALVE BOXES AND MANHOLES ARE TO BE BROUGHT UP TO GRADE AT THE TIME OF PAVEMENT PLACEMENT OR OVERLAY. VALVE BOX VALVE BOXES AND MANHOLES ARE TO BE BROUGHT UP TO GRADE AT THE TIME OF PAVEMENT PLACEMENT OR OVERLAY. VALVE BOX ADJUSTING RINGS ARE NOT ALLOWED.  6.	WHEN AN EXISTING ASPHALT STREET MUST BE CUT, THE STREET MUST BE RESTORED TO A CONDITION EQUAL TO OR BETTER THAN ITS 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 LOCAL ENTITY ENGINEER. ALL OVERLAY WORK SHALL BE COORDINATED WITH ADJACENT LANDOWNERS SUCH THAT FUTURE PROJECTS DO NOT CUT THE NEW ASPHALT OVERLAY WORK.  7.	ALL TRAFFIC CONTROL DEVICES SHALL BE IN CONFORMANCE WITH THESE PLANS OR AS OTHERWISE SPECIFIED IN M.U.T.C.D. (INCLUDING ALL TRAFFIC CONTROL DEVICES SHALL BE IN CONFORMANCE WITH THESE PLANS OR AS OTHERWISE SPECIFIED IN M.U.T.C.D. (INCLUDING COLORADO SUPPLEMENT) AND AS PER THE RIGHT-OF-WAY WORK PERMIT TRAFFIC CONTROL PLAN.  8.	THE DEVELOPER IS REQUIRED TO PERFORM A GUTTER WATER FLOW TEST IN THE PRESENCE OF THE LOCAL ENTITY INSPECTOR AND PRIOR TO THE DEVELOPER IS REQUIRED TO PERFORM A GUTTER WATER FLOW TEST IN THE PRESENCE OF THE LOCAL ENTITY INSPECTOR AND PRIOR TO INSTALLATION OF ASPHALT. GUTTERS THAT HOLD MORE THAN ¼ INCH DEEP OR 5 FEET LONGITUDINALLY, OF WATER, SHALL BE COMPLETELY REMOVED AND RECONSTRUCTED TO DRAIN PROPERLY.  9.	PRIOR TO PLACEMENT OF H.B.P. OR CONCRETE WITHIN THE STREET AND AFTER MOISTURE/DENSITY TESTS HAVE BEEN TAKEN ON THE PRIOR TO PLACEMENT OF H.B.P. OR CONCRETE WITHIN THE STREET AND AFTER MOISTURE/DENSITY TESTS HAVE BEEN TAKEN ON THE SUBGRADE MATERIAL (WHEN A FULL DEPTH SECTION IS PROPOSED) OR ON THE SUBGRADE AND BASE MATERIAL (WHEN A COMPOSITE SECTION IS PROPOSED), A MECHANICAL "PROOF ROLL" WILL BE REQUIRED. THE ENTIRE SUBGRADE AND/OR BASE MATERIAL SHALL BE ROLLED WITH A HEAVILY LOADED VEHICLE HAVING A TOTAL GVW OF NOT LESS THAN 50,000 LBS. AND A SINGLE AXLE WEIGHT OF AT LEAST 18,000 LBS. WITH PNEUMATIC TIRES INFLATED TO NOT LESS THAT 90 P.S.I.G. "PROOF ROLL" VEHICLES SHALL NOT TRAVEL AT SPEEDS GREATER THAN 3 M.P.H. ANY PORTION OF THE SUBGRADE OR BASE MATERIAL WHICH EXHIBITS EXCESSIVE PUMPING OR DEFORMATION, AS DETERMINED BY THE LOCAL ENTITY ENGINEER, SHALL BE REWORKED, REPLACED OR OTHERWISE MODIFIED TO FORM A SMOOTH, NON-YIELDING SURFACE. THE LOCAL ENTITY ENGINEER SHALL BE NOTIFIED AT LEAST 24 HOURS PRIOR TO THE "PROOF ROLL." ALL "PROOF ROLLS" SHALL BE PREFORMED IN THE PRESENCE OF AN INSPECTOR.   C. TRAFFIC SIGNING AND PAVEMENT MARKING CONSTRUCTION NOTES  1.	ALL SIGNAGE AND MARKING IS SUBJECT TO THE GENERAL NOTES ON THE COVER SHEET OF THESE PLANS, AS WELL AS THE TRAFFIC SIGNING ALL SIGNAGE AND MARKING IS SUBJECT TO THE GENERAL NOTES ON THE COVER SHEET OF THESE PLANS, AS WELL AS THE TRAFFIC SIGNING AND MARKING CONSTRUCTION NOTES LISTED HERE.  2.	ALL SYMBOLS, INCLUDING ARROWS, ONLYS, CROSSWALKS, STOP BARS, ETC. SHALL BE PRE-FORMED THERMO-PLASTIC.  ALL SYMBOLS, INCLUDING ARROWS, ONLYS, CROSSWALKS, STOP BARS, ETC. SHALL BE PRE-FORMED THERMO-PLASTIC.  3.	ALL SIGNAGE SHALL BE PER LOCAL ENTITY STANDARDS AND THESE PLANS OR AS OTHERWISE SPECIFIED IN MUTCD.  ALL SIGNAGE SHALL BE PER LOCAL ENTITY STANDARDS AND THESE PLANS OR AS OTHERWISE SPECIFIED IN MUTCD.  4.	ALL LANE LINES FOR ASPHALT PAVEMENT SHALL RECEIVE TWO COATS OF LATEX PAINT WITH GLASS BEADS.   ALL LANE LINES FOR ASPHALT PAVEMENT SHALL RECEIVE TWO COATS OF LATEX PAINT WITH GLASS BEADS.   5.	ALL LANE LINES FOR CONCRETE PAVEMENT SHOULD BE EPOXY PAINT.  ALL LANE LINES FOR CONCRETE PAVEMENT SHOULD BE EPOXY PAINT.  6.	PRIOR TO PERMANENT INSTALLATION OF TRAFFIC STRIPING AND SYMBOLS, THE DEVELOPER SHALL PLACE TEMPORARY TABS OR TAPE DEPICTING 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 LOCAL ENTITY TRAFFIC ENGINEER PRIOR TO PERMANENT INSTALLATION OF STRIPING AND SYMBOLS.  7.	PRE-FORMED THERMO-PLASTIC APPLICATIONS SHALL BE AS SPECIFIED IN THESE PLANS AND/OR THESE STANDARDS.  PRE-FORMED THERMO-PLASTIC APPLICATIONS SHALL BE AS SPECIFIED IN THESE PLANS AND/OR THESE STANDARDS.  8.	EPOXY APPLICATIONS SHALL BE APPLIED AS SPECIFIED IN CDOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION.  EPOXY APPLICATIONS SHALL BE APPLIED AS SPECIFIED IN CDOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION.  9.	ALL SURFACES SHALL BE THOROUGHLY CLEANED PRIOR TO INSTALLATION OF STRIPING OR MARKINGS.  ALL SURFACES SHALL BE THOROUGHLY CLEANED PRIOR TO INSTALLATION OF STRIPING OR MARKINGS.  10.	ALL SIGN POSTS SHALL UTILIZE BREAK-AWAY ASSEMBLIES AND FASTENERS PER THE STANDARDS.  ALL SIGN POSTS SHALL UTILIZE BREAK-AWAY ASSEMBLIES AND FASTENERS PER THE STANDARDS.  11.	A FIELD INSPECTION OF LOCATION AND INSTALLATION OF ALL SIGNS SHALL BE PERFORMED BY THE LOCAL ENTITY TRAFFIC ENGINEER. ALL A FIELD INSPECTION OF LOCATION AND INSTALLATION OF ALL SIGNS SHALL BE PERFORMED BY THE LOCAL ENTITY TRAFFIC ENGINEER. ALL DISCREPANCIES IDENTIFIED DURING THE FIELD INSPECTION MUST BE CORRECTED BEFORE THE 2-YEAR WARRANTY PERIOD WILL BEGIN.  12.	THE DEVELOPER INSTALLING SIGNS SHALL BE RESPONSIBLE FOR LOCATING AND PROTECTING ALL UNDERGROUND UTILITIES.  THE DEVELOPER INSTALLING SIGNS SHALL BE RESPONSIBLE FOR LOCATING AND PROTECTING ALL UNDERGROUND UTILITIES.  13.	SPECIAL CARE SHALL BE TAKEN IN SIGN LOCATION TO ENSURE AN UNOBSTRUCTED VIEW OF EACH SIGN.  SPECIAL CARE SHALL BE TAKEN IN SIGN LOCATION TO ENSURE AN UNOBSTRUCTED VIEW OF EACH SIGN.  14.	SIGNAGE AND STRIPING HAS BEEN DETERMINED BY INFORMATION AVAILABLE AT THE TIME OF REVIEW. PRIOR TO INITIATION OF THE WARRANTY SIGNAGE AND STRIPING HAS BEEN DETERMINED BY INFORMATION AVAILABLE AT THE TIME OF REVIEW. PRIOR TO INITIATION OF THE WARRANTY PERIOD, THE LOCAL ENTITY TRAFFIC ENGINEER RESERVES THE RIGHT TO REQUIRE ADDITIONAL SIGNAGE AND/OR STRIPING IF THE LOCAL ENTITY TRAFFIC ENGINEER DETERMINES THAT AN UNFORESEEN CONDITION WARRANTS SUCH SIGNAGE ACCORDING TO THE MUTCD OR THE CDOT M AND S STANDARDS. ALL SIGNAGE AND STRIPING SHALL FALL UNDER THE REQUIREMENTS OF THE 2-YEAR WARRANTY PERIOD FOR NEW CONSTRUCTION (EXCEPT FAIR WEAR ON TRAFFIC MARKINGS).  15.	SLEEVES FOR SIGN POSTS SHALL BE REQUIRED FOR USE IN ISLANDS/MEDIANS.  REFER TO CHAPTER 14, TRAFFIC CONTROL DEVICES, FOR 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 THE CITY OF FORT COLLINS SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF STORM DRAINAGE FACILITIES LOCATED ON PRIVATE PROPERTY.  MAINTENANCE OF ONSITE DRAINAGE FACILITIES SHALL BE THE RESPONSIBILITY OF THE PROPERTY OWNER(S).  2.	ALL RECOMMENDATIONS OF THE DRAINAGE AND EROSION CONTROL MEMO DATED 09/09/2015 BY JVA INC. SHALL BE FOLLOWED AND ALL RECOMMENDATIONS OF THE DRAINAGE AND EROSION CONTROL MEMO DATED 09/09/2015 BY JVA INC. SHALL BE FOLLOWED AND IMPLEMENTED. 3.	PRIOR TO FINAL INSPECTION AND ACCEPTANCE BY THE CITY OF FORT COLLINS, CERTIFICATION OF THE DRAINAGE FACILITIES, BY A REGISTERED 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.  
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GENERAL NOTES: 1.	EXISTING UTILITY LOCATIONS ARE APPROXIMATE AND DEPTHS ARE UNKNOWN. EXISTING UTILITY LOCATIONS ARE APPROXIMATE AND DEPTHS ARE UNKNOWN. THERE MAY BE OTHER UTILITIES NOT SHOWN ON THE DRAWINGS WHICH PRESENTLY EXIST IN THE AREA OF CONSTRUCTION.  CONTRACTOR MUST MUST VERIFY DEPTH AND LOCATION OF ALL EXISTING UTILITY CONNECTIONS AND CROSSINGS PRIOR TO ANY CONSTRUCTION.  IF A CONFLICT OCCURS BETWEEN EXISTING AND PROPOSED UTILITIES AND/OR A DESIGN MODIFICATION IS REQUIRED, THE CONTRACTOR SHALL COORDINATE WITH THE ENGINEER TO MODIFY THE DESIGN. THE ENGINEER AND/OR OWNER ASSUMES NO RESPONSIBILITY FOR THE ACCURACY OR COMPLETENESS SHOWN. 2.	CONTRACTOR IS RESPONSIBLE FOR ALL SURFACE REPAIR/REPLACEMENT TO CONTRACTOR IS RESPONSIBLE FOR ALL SURFACE REPAIR/REPLACEMENT TO RESTORE ALL IMPROVEMENTS SHOWN AND NOT SHOWN ON THIS PLAN DISTURBED BY THIS WORK, TO EXISTING CONDITION OR BETTER. 3.	EXISTING CONCRETE AND ASPHALT PAVING SHALL BE SAW CUT AND EXISTING CONCRETE AND ASPHALT PAVING SHALL BE SAW CUT AND REMOVED PRIOR TO EXCAVATION.  REMOVE CONCRETE TO NEAREST JOINT. 4.	ALL UTILITY CONNECTION MEANS AND SCHEDULE SHALL BE COORDINATED ALL UTILITY CONNECTION MEANS AND SCHEDULE SHALL BE COORDINATED WITH FORT COLLINS UTILITIES. 5.	CONTRACTOR TO PROVIDE ALL NECESSARY EROSION CONTROL DURING CONTRACTOR TO PROVIDE ALL NECESSARY EROSION CONTROL DURING CONSTRUCTION.  PLACE EROSION CONTROL PROTECTION AT ALL PROPOSED AND EXISTING INLETS DOWNSTREAM FROM THE CONSTRUCTION AREA.  EROSION CONTROL PROTECTION SHALL REMAIN IN PLACE UNTIL CONSTRUCTION IS COMPLETE AND ALL DISTURBED GROUND IS ADEQUATELY VEGETATED WITH THE OWNER'S APPROVAL FOR REMOVAL. 6.	ANY DAMAGED CURB, GUTTER AND SIDEWALK EXISTING PRIOR TO ANY DAMAGED CURB, GUTTER AND SIDEWALK EXISTING PRIOR TO CONSTRUCTION, AS WELL AS STREETS, SIDEWALKS, CURBS AND GUTTERS, DESTROYED, DAMAGED OR REMOVED DUE TO CONSTRUCTION OF THIS PROJECT, SHALL BE REPLACED OR RESTORED TO CITY OF FORT COLLINS STANDARDS AT THE DEVELOPER'S EXPENSE PRIOR TO THE ACCEPTANCE OF COMPLETED IMPROVEMENTS AND/OR PRIOR TO THE ISSUANCE OF THE FIRST CERTIFICATE OF OCCUPANCY.
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STORMWATER MANAGEMENT PLAN (SWMP) THIS STORMWATER MANAGEMENT PLAN IS TO BE RETAINED AND MAINTAINED ONSITE INCLUDING FINAL LANDSCAPING  PLANS AND ANY OTHER EROSION CONTROL DOCUMENTATION.  A SWMP ADMINISTRATOR WILL BE DESIGNATED BY THE  CONTRACTOR AND IS RESPONSIBLE FOR DEVELOPING, IMPLEMENTING, MAINTAINING, AND REVISING THIS SWMP.  THE  SWMP ADMINISTRATOR IS THE CONTACT FOR ALL SWMP-RELATED ISSUES AND IS RESPONSIBLE FOR ITS ACCURACY,  COMPLETENESS, AND IMPLEMENTATION. THE FOLLOWING HAS BEEN DESIGNATED AS THE SWMP ADMINISTRATOR  FOR THIS PROJECT: NAME:		________________________________________ ________________________________________ CONTACT INFO:		________________________________________ ________________________________________ ________________________________________ THE SITE IS LOCATED AT 2145 CENTRE AVENUE IN THE CITY OF FORT COLLINS, COLORADO.  THE PROPOSED PROJECT  CONSISTS OF PAVING OF SIDEWALKS, CONSTRUCTION OF A STAGE STRUCTURE, AND LANDSCAPING IN THE CITY OF FORT  PAVING OF SIDEWALKS, CONSTRUCTION OF A STAGE STRUCTURE, AND LANDSCAPING IN THE CITY OF FORT   IN THE CITY OF FORT  CITY OF FORT  COLLINS.  THE TOTAL SITE AREA IS APPROXIMATELY 18.3 ACRES WITH AT TOTAL DISTURBANCE OF 5.2 ACRES.  NO  .  THE TOTAL SITE AREA IS APPROXIMATELY 18.3 ACRES WITH AT TOTAL DISTURBANCE OF 5.2 ACRES.  NO  AREAS GREATER THAN 40 ACRES SHALL BE DISTURBED AT ANY GIVEN TIME.  NO CONSTRUCTION ACTIVITIES SHALL  OCCUR OFFSITE OR OUTSIDE OF THE CONSTRUCTION LIMITS SHOWN ON THE CONSTRUCTION DOCUMENTS.  THE SEQUENCE OF CONSTRUCTION STARTS IS AS FOLLOWS: PHASE	ESTIMATED	ACTUAL ESTIMATED	ACTUAL ACTUAL CONSTRUCTION START 	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ ROAD AND OVERLOT GRADING	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ UTILITY CONSTRUCTION	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ BUILDING CONSTRUCTION	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ PAVING	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ SITE RESTORATION	MONTH, YEAR	_____________________ MONTH, YEAR	_____________________ _____________________ THE EXISTING SITE CONSISTS OF DEVELOPED LAND, NATIVE GRASSLAND, AND VEGETATION AND IS APPROXIMATELY 95% COVERED WITH VEGETATIVE GROUND COVER. THE ESTIMATED HISTORIC AND DEVELOPED RUNOFF COEFFICIENTS ARE 0.40 AND 0.44 RESPECTIVELY. OTHER POTENTIAL POLLUTION SOURCES SUCH AS VEHICLE FUELING, STORAGE OF FERTILIZER OR CHEMICALS, VEHICLE WASHING, WASTE INCINERATION, HAUL-ROADS, LOADING/ UNLOADING AREAS DO NOT EXIST AT THIS SITE.  THERE ARE NO NON-STORMWATER COMPONENTS OF THE DISCHARGE, SUCH AS SPRINGS, LANDSCAPE IRRIGATION RETURN FLOW, ETC. BEST MANAGEMENT PRACTICES FOR STORMWATER MANAGEMENT  NON STRUCTURAL BMPS WILL BE IMPLEMENTED TO THE MAXIMUM EXTENT POSSIBLE.  THE UTILIZATION OF NON STRUCTURAL BMPS WILL BE AN ONGOING PROCESS DIRECTED AT PREVENTING EROSION.  THE NON STRUCTURAL BMPS WILL RECEIVE CONTINUOUS EMPHASIS THROUGHOUT CONSTRUCTION BECAUSE THEY AVERT PROBLEMS BEFORE THEY OCCUR AND REDUCE THE NEED FOR STRUCTURAL BMPS. NON STRUCTURAL BMPS WILL CONSIST PRIMARILY OF PRESERVATION OF EXISTING MATURE VEGETATION AND TREES, PLANNING AND SCHEDULING CONSTRUCTION ACTIVITIES AIMED AT ACHIEVING THE GOAL OF MINIMIZING EROSION. FURTHERMORE, CONSTRUCTION PERSONNEL WILL BE INSTRUCTED AND SUPERVISED IN CONSTRUCTION METHODS CONSISTENT WITH EROSION PREVENTION PRACTICES.   PLANNED STRUCTURAL BMPS FOR EROSION AND SEDIMENT CONTROL ARE SHOWN ON THE EROSION AND SEDIMENTATION CONTROL PLAN.  IMPLEMENTING THESE MEASURES SHOULD MINIMIZE NUISANCE SILT AND SEDIMENTATION EXITING THE SITE AND PREVENT CLOGGING EXISTING STORM SEWERS AND STREET GUTTERS. APPLICATION OF THESE BMPS FOR STORMWATER MANAGEMENT ARE FOR CONSTRUCTION PERIODS AND ARE CONSIDERED TEMPORARY.  POST-DEVELOPMENT STORMWATER MANAGEMENT IS PROVIDED THROUGH VEGETATED LANDSCAPED AREAS, GRASSED SWALES, STORM COLLECTION SYSTEM, AND THE UTILIZATION OF THE PERMANENT WATER QUALITY POND.  VEHICLE TRACKING CONTROL (VTC):  A STABILIZED CONSTRUCTION ENTRANCE WILL BE PROVIDED AT THE EXISTING PARKING LOT.  THE CONSTRUCTION ACCESS AND PARKING WILL BE GRADED AND COVERED WITH A CRUSHED STONE BASE COURSE DURING CONSTRUCTION.  THE VEHICLE TRACKING CONTROL WILL BE RELOCATED WITH THE CONSTRUCTION ACCESS AS NECESSARY. DUST CONTROL MEASURES: DISTURBED AREAS NOT YET READY TO BE SEEDED, LANDSCAPES, PAVED, OR OTHERWISE STABILIZED SHALL BE WATERED, OR RIPPED AS NECESSARY TO PRECULDE VISIBLE DUST EMISSIONS. ITEMS ARE SCHEDULED TO BE IMPLEMENTED ACCORDING TO THE CONSTRUCTION SCHEDULE.  AS WORK PROCEEDS, IMPLEMENTATION OF INDIVIDUAL BMPS IS TO COINCIDE WITH THE CONSTRUCTION THEREBY MINIMIZING THE EXPOSURE OF UNPROTECTED AREAS.  THE SILT FENCE, INLET PROTECTION (FOR EXISTING INLETS), AND GRAVELING OF THE CONSTRUCTION ENTRANCE WILL BE PERFORMED WHEN THE GRADING BEGINS.  THE INLET PROTECTION WILL BE INSTALLED AS THE STORM SEWER STRUCTURES ARE CONSTRUCTED.  THE RIPRAP PROTECTION WILL BE INSTALLED AS THE STORM SEWER OUTFALLS OR CULVERTS ARE CONSTRUCTED.  THE STRUCTURAL BMPS THAT DO NOT BECOME PART OF THE PERMANENT STORMWATER MANAGEMENT PLAN ARE TO BE REMOVED, AS THE PAVING, LANDSCAPING, AND OTHER PERMANENT GROUNDCOVER INSTALLATIONS ARE COMPLETED.  FUGITIVE DUST EMISSIONS RESULTING FROM GRADING ACTIVITIES AND/OR WIND SHALL BE CONTROLLED USING THE BEST AVAILABLE CONTROL TECHNOLOGY AS DEFINED BY THE COLORADO DEPARTMENT OF HEALTH AT THE TIME OF GRADING.  THE GRAVELING IS TO BE MAINTAINED AND EXTENDED CONSTRUCTION PROGRESSES ESPECIALLY AROUND THE BUILDING SITE. THE STRUCTURAL BMPS ARE TO BE REMOVED, AS THE PERMANENT LANDSCAPING INSTALLATIONS ARE COMPLETED. THE EROSION AND SEDIMENT CONTROL PLAN MAY BE MODIFIED BY THE CITY OF FORT COLLINS OR ITS AUTHORIZED REPRESENTATIVE AS FIELD CONDITIONS WARRANT.  STORMWATER DETENTION AND WATER QUALITY:  STORMWATER DETENTION IS NOT REQUIRED ON THIS SITE.  WATER QUALITY TREATMENT IS PROVIDED ONSITE IN WATER QUALITY AREA.  THE PROPOSED WATER QUALITY AREA WILL BE UTILIZED AS A SEDIMENT BASIN. TEMPORARY SEEDING AND MULCHING: ALL SEEDS FURNISHED SHALL BE FREE FROM NOXIOUS SEEDS (SUCH AS RUSSIAN OR CANADIAN THISTLE, COURSE FESCUE, EUROPEAN BINDWEED, JOHNSON GRASS, KNAPWEED, AND LEAFY SPURGE.  THE FORMULA USED FOR DETERMINING THE QUALITY OF PURE LIVE SEED (PLS) SHALL BE (POUNDS OF SEED) X (PURITY) X  (GERMINATION) = POUNDS OF PURE LIVE SEED (PLS).  SEEDING RECOMMENDATIONS ARE PROVIDED BELOW, BUT MAY BE MODIFIED WITH THE OWNER'S APPROVAL TO MAKE THE BEST USE OF EXISTING CLEARINGS AND GRUBBINGS:   SPECIES                    COMMON NAME         VARIETY     LBS/ACRE SPECIES                    COMMON NAME         VARIETY     LBS/ACRE   AGROPYRON SMITHI         WESTERN WHEATGRASS    ARRIBA       8.0   ARRHENATHERUM ELATES   TALL OATGRASS                        3.0   LOLIUM PERENNE           PERENNIAL RYEGRASS     PENNFINE      2.0 ALL SEEDS SHALL BE DRILLED NOT HYDROSEEDED.  ALL DISTURBED AREAS SHALL BE SEEDED AND CRIMP MULCHED IF PERMANENT VEGETATION IS NOT IMMEDIATELY INSTALLED.  AFTER SEEDING HAS BEEN COMPLETED, A RATE OF 4,000 LBS. OF STRAW PER ACRE SHALL BE APPLIED UNIFORMLY, CRIMPED IN WITH A CRIMPER OR OTHER APPROVED EQUIPMENT OR OTHERWISE ATTACHED.  A TACKIFIER OR JUTE NETTING TO ATTACH MULCH MAY BE USED WITH THE OWNER'S APPROVAL. THE SEEDED AREA SHALL BE CRIMPED MULCHED AND THE MULCH ATTACHED WITHIN TWENTY-FOUR (24) HOURS AFTER SEEDING.  AREAS NOT MULCHED AND ATTACHED WITHIN TWENTY-FOUR (24) HOURS AFTER SEEDING MUST BE RESEEDED WITH THE SPECIFIED MIX AT THE CONTRACTOR'S EXPENSE, PRIOR TO MULCHING AND ATTACHING. ON STEEP SLOPES OR OTHER SPECIFIED AREAS AS SHOWN ON THE PLANTING PLAN, WHICH ARE DIFFICULT TO MULCH AND ATTACH BY  CONVENTIONAL METHOD, BURLAP OR OTHER BLANKETING MATERIALS PROPERLY ANCHORED AND SECURED MAY BE USED WHEN APPROVED BY THE CITY OF FORT COLLINS ENGINEER.  PERMANENT STABILIZATION MEASURES: RIPRAP FOR STORM DRAIN OUTFALLS AND ROCK CHECK DAMS WILL BECOME PART OF THE PERMANENT STORMWATER MANAGEMENT PLAN AND WILL NOT BE REMOVED.  PERMANENT LANDSCAPING WILL INCLUDE SODDING, SEEDING, TREES, SHRUBS, OR OTHER VEGETATIVE COVER TO OPEN AREAS.  NATIVE PERENNIAL SEEDING WILL BE ESTABLISHED IN NON-IRRIGATED AREAS AND SOD OR OTHER VEGETATIVE COVER WILL BE ESTABLISHED IN IRRIGATED OPEN AREAS.  ALL PERMANENT STABILIZATION MEASURES WILL BE SPECIFIED BY THE LANDSCAPE ARCHITECT OR OWNER. MATERIALS AND SPILL PREVENTION:  THE CONTRACTOR WILL STORE CONSTRUCTION MATERIALS AND EQUIPMENT IN CONFINED AREAS ON SITE FROM WHICH RUNOFF WILL BE CONTAINED AND FILTERED.  MATERIALS WILL BE STORED OFF THE GROUND AND PROTECTED FROM THE WEATHER BY A COVER OR STORED IN A CONTAINER SUCH AS A VAN OR TRAILER.  AN EARTHEN DIKE WILL BE CONSTRUCTED AROUND THE PERIMETER OF THE FUEL STORAGE AREA TO PREVENT MATERIALS FROM CONTACT WITH SURFACE RUNOFF.  EQUIPMENT MAINTENANCE WILL BE PERFORMED IN A DESIGNATED AREA AND STANDARD MAINTENANCE PROCEDURES, SUCH AS THE USE OF DRIP PANS, WILL BE USED TO CONTAIN PETROLEUM PRODUCTS.  INSPECTION AND MAINTENANCE:  THE EROSION CONTROL MEASURES WILL BE INSPECTED DAILY DURING CONSTRUCTION BY THE CONTRACTOR AND AFTER EACH RAIN EVENT.  ALL INSPECTIONS SHALL BE DOCUMENTED AND SHALL INCLUDE THE DATE OF INSPECTION, ANY INCIDENCE OF NON-COMPLIANCE, SIGNED CERTIFICATION THAT THE SITE IS IN COMPLIANCE, AND ANY NOTES, DRAWINGS, MAPS, ETC. PERTAINING TO REPAIRS. COPIES OF ALL DOCUMENTATION SHALL BE DISTRIBUTED TO MUNICIPALITIES AND OWNER ON A REGULAR BASIS AS SPECIFIED BY OWNER.  SILT FENCE AND STRAW BALE BARRIERS WILL BE CHECKED FOR UNDERMINING AND BYPASS AND REPAIRED OR EXPANDED AS NEEDED.  SEDIMENT SHOULD BE REMOVED FROM INLET FILTERS AND SILT FENCING BEFORE ONE HALF OF THE DESIGN DEPTH HAS BEEN FILLED.  SEDIMENTS DEPOSITED IN THE PUBLIC RIGHTS-OF-WAY WILL BE REMOVED IMMEDIATELY.  THE TEMPORARY VEGETATION OF BARE SOILS WILL BE CHECKED REGULARLY AND AREAS WHERE IT IS LOST OR DAMAGED WILL BE RESEEDED.  AT MINIMUM THE CONTRACTOR OR HIS AGENT SHALL INSPECT ALL BMPS EVERY 14 DAYS AND AFTER SIGNIFICANT PRECIPITATION OR SNOWMELT EVENTS.  INSTALLATIONS AND MODIFICATIONS AS REQUIRED BY THE CITY OF FORT COLLINS WILL BE IMPLEMENTED IMMEDIATELY AFTER NOTIFICATION. CONTRACTOR SHALL REMOVE TEMPORARY EROSION CONTROL MEASURES AND REPAIR AREAS AS REQUIRED AFTER VEGETATION IS ESTABLISHED AND ACCEPTED BY OWNER AND MUNICIPALITY.    FINAL STABILIZATION AND LONG-TERM STORMWATER QUALITY: FINAL STABILIZATION IS REACHED WHEN ALL SOIL DISTURBING ACTIVITIES AT THE SITE HAVE BEEN COMPLETED, AND UNIFORM VEGETATIVE COVER HAS BEEN ESTABLISHED WITH A DENSITY OF AT LEAST 70% OR PRE-DISTURBANCE LEVELS OR EQUIVALENT PERMANENT, PHYSICAL EROSION REDUCTION METHODS HAVE BEEN EMPLOYED.  FINAL STABILIZATION WILL BE ACHIEVED USING SOD, NATIVE SEEDING, PERMANENT BMP'S, AND OTHER METHODS.  CONTRACTOR SHALL BE RESPONSIBLE FOR FINAL STABILIZATION REGARDLESS OF ACCEPTANCE BY OWNER OF THE CONTRACTOR ITEM.
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 Gardens on Spring Creek Master Plan 
Major Amendment  

Neighborhood Meeting  
July 24th, 2014  

 
1. Introductions  
 Proposed amendment to original Master Plan 

 
2. Overview of West Central Area Plan (WCAP) also provided: 
 Overview of WCAP 
 Council work session August 26th  

 
3. Main  presentation for the proposed master plan amendment: 

 
Presenters: 

Consultants: Craig Russell and John Beggs with Russell Mills; Ben Seeps with DLM 
associates in Denver 

 
Applicant:  Michelle Provaznik, Director, The Gardens on Spring Creek 

 Introductions of the vision  
o Building on Master Plan from 2000 
o Find new solutions for growing a garden 
o Garden must be revenue generating  
o Developing remaining 5 acres with various landscapes  

 Project goals and objectives 
o Welcoming and inspirational settings for events, including 1500 people for 

events  
o Create a foothills landscape that “captures regional context”  
o Develop Undaunted Garden—xeriscaping  

 Storm water will grow slightly, but buffer along Spring Creek Trail will remain intact  
 Large bike parking area  
 Sound mitigation walls next to the stage will be nestled in trees 15-20 feet in height. 
 More like a park setting and less like an amphitheater  
 Themed gardens meant to be a showing/viewing area  
 Stage structure will play off of structures already existing in the gardens, and is 

shaped for sound mitigation  
 CSU Master Plan  

o Using shared parking with new tennis facility  
o Currently in the stages of proposed plans that aren’t currently funded  

 Connectivity  
o MAX   
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o Potential CSU shared parking garage 
o Bike parking off Spring Creek Trail   
o Shared parking across the street  
o Parking ratio: 1.4 people per vehicle  

 Performances 
o Frequency: 6-8 Events per season, 1 every 2 weeks 
o Times: 6-8 PM-No music after 8pm 

Q: have afternoon events been planned? 
A: possibility  

o Programming: Acoustic, adult contemporary  
 Q: Are tickets sold, to limit the number of people?  
 A: Yes 
 

4. Question and answer portion  
 
             Q: Your sign said + or – 1500, what does this mean? 

A: Current calculations are based on comfort of square foot per person, so about 
15 feet per person 
 
Q: Do you think people will sit on the trail, or around my house? 
A: Security will be on site 
Q: For how long?  
A: No answer at this point in time  
 
Q: The limit was capped before at 500, why is the cap expanding? 
A: Another public process is needed to accommodate something of this size. 
Standard will be enforced. 

 
Q: Our property values will go down if we don’t have life, liberty and the use of 
our property. This is the city reviewing the city, and trust is gone. How will the 
city enforce noise? 
A: Decibel limits for sound levels are enforced by Neighborhood Services Code 
Compliance staff 

 
Q: Neighborhood Services doesn’t show up now.  Why will they show up then? 
A: They respond as they can  
 
Q: Why does the city need to be in this business? Why would you dump another 
problem on our neighborhood? Would you buy my house right next to all of this? 
None of this matters. What happens when a city blights another neighborhood? 
Police don’t show up when called.  
A: That is not our intent as a city  

 
Q: Is there a limit to weddings and smaller events? 
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A: Won’t be going past 8 pm. Will be within sound limits required by the City of 
Fort Collins in the municipal code 
  
Q: Where do you measure these lines? 
A: property lines with a decibel meter 
C: Measure of decibels: 90, which is like a diesel truck 10 m away 
C:  The sound models proposed must be false (before sound mitigation walls) 
because the sound on my porch from a wedding reception this past weekend 
was much louder than your saying it will be.  
A: We will be moving away from the wedding reception venue, and more of a 
wedding ceremony event 
A: Alternative sound options when moving the stage is the same amount of 
decibels in an average household (50 -55 decibels)   
A: Grove of trees around the wall sound barriers will begin at 15 feet, stucco and 
transparent on top, surround the walls with Evergreen trees 

  
Q: Why are the walls so close to the houses?  
A: There is plenty of room between the house and the wall 

 
Q: Is topography accounted for here?  
A: Floodplain technology used to account for that  

 
C: The wall is an eyesore and it right up against our houses. The wall will have 
too much graffiti.  
A: Conifers will cover the wall 
 
C: Conifers need space, they will die  
A: What about vine covered walls? 
C: They take too long to grow over a wall 

 
C: You put the stage so close to the houses. Move Spring Creek Trail to move the 
stage away from neighborhoods  

  A: This is the already approved framework 
   

Q: Why go back to the Master Plan when you’re trying to modify  
  Master Plan? 
   A: We are trying to make the Master Plan a reality   
  C: This is not implementing the Master Plan when you add 1000 people on top of 
  the 500 originally stated in the Master Plan  
 
  Q: Can the fence be moved? 
   Q: Is revenue not decent enough for the city right now? 
  A: We are trying to be a more self-sustaining  
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C: If you can’t support yourself, tax us more 
  A: That is not my call  
 

Q: Increasing number of attendees…will this help your business problem? 
A: Admission revenues, donations, and grants  

 
Q: Where did the 1500 people come from? Why 1500 of all numbers?  
A: Quality acts to charge admission for, and people in the industry tell me this is 
the game changer number  

 
C: Chataqua in Boulder seats 1300, and this is larger than Chataqua  
A:  I was not aware of that, I will look into that 

 
Q: Has this money already been allocated? 
A: No, we are in the process of getting donations 
 
Q: What is the offer?  
A: 2.5 million in total. Comprehensive capital campaign is in order. Building is 3 
million and gardens are 2.5 million. We will raise 5.5 million and receive a 
$500,000 endowment  
 
Q: So this is under Bob 2 in the BFO? 
A: Yes, we don’t have the BFO numbers for this project yet, but we proposed 2 
million  
 
Q: Are you asking for additional revenue from the city? 
A: We will be operating and supporting ourselves  
 
Q: Is providing financial models part of the review process? 
A: I don’t know, I will look into it   
 
Q: Will the 1500 be coming all at one time? 
A: All attendance numbers are tracked  

 
Q: How does Lincoln Center get involved? 
A: They handle getting the performers involved  

 
Q: Our neighborhood does not have a pocket park. There’s no place for kids to 
play. What do you think Ted? 
A: Ted Shepard: Parks and Rec won’t replicate services so close to Rolland 
Moore. I understand the concern, we don’t have an answer. 
  
Q: Are there places around here where a playground could go? 
A: Currently not supporting pocket parks of the original plan in the Master Plan  
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Q: Flood plain issue, where the stage might sit in terms of flood plain. Our 
neighborhood was adversely affected by the Grove by the changes in flood plain.  
A: We have been working with flood plain folks. Great Lawn acts as a basin for 
flood control  

 
Q: What’s the surface of the bike parking area? Will there be bike racks? 
A: The bike parking area will be a permeable surface or permeable pavers. This 
will be permanent bike parking.  

 
Q: Concern about parking—only 66 guaranteed spots, but 1500 people coming 
in, is this a concern? 
A: Synergistic relationship between shared parking facilities, plus connections to 
MAX and bike parking  

 
Q: What is break down time like for performances? 
A: By 9:00 everyone would be gone including performers and stray folks after 
concerts  

 
Q: Lighting impacts? 
A: Small ball lighting in the ground  

 
Q: Lighting around bike parking?  
A: We haven’t submitted anything yet  

 
Q: Will the walls impact flood plain? 
A: That shouldn’t be an issue 

 
Q: Are there any plans for all day festival events? 
A: No 

 
Q: Will people begin to park on our street? 
A: Permits can be issued  

 
Q: Gardens of Spring Creek is a failed operation. You are not paying interest. At 
what point do you say this doesn’t make any sense? Yes it’s beautiful, but this is 
not botanical  
A: This is very botanical  

 
Q: What are all of your revenue streams? 
A: Charge admission, museum memberships, education programs, increasing 
attendance in general with 60,000 residents last year with only half the facility 
completed, donations, and an annual campaign.  Essentially anyway a non-profit 
supports themselves is what we are doing     
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Q: What other avenues have you explored to obtain the same objective other 
than an event venue? 
A: Other smaller options, but the Great Lawn is the fundraising magnet  

 
Q: We need this place to raise money? 
A: Encompassed by surrounding garden open 365 days per year which will bring 
in revenue as well   

 
Q: Can we stick with the original 500 as stated in the Master Plan? 
A: There wasn’t a lot of original thought in that number. This all depends on the 
types of performers we are going to showcase. The types of performances we 
will have will have larger crowds than 500 people  

 
Q: Do they have police for trails in Boulder? 
A: Yes 

 
Q: I can envision trash in my yard, but your responsibility ends at your fence 
lane. So that’s alright, but then we would have to call the police which is another 
responsive issue. They are slow to respond if they respond at all  
A: We are trying to build in regulations to avoid creep in the future  

 
Q: Timing of this and public input in front of City council…what is this timeline? 
A: Public meetings will occur where all of you will be invited  

 
Q: When will ground be broken to begin this project?  
A: Spring of 2015 

 
Q: Is private fundraising dependent on the whole package? 
A: Assumption we would have to raise 5.5 million dollars (Spring Creek 
representatives) 

 
Q: Is this a Type 1 review, requiring an administrative hearing officer?  
A: Cameron Gloss: Yes 

 
Q: Why is this Type 1? Is it listed as a Type 1 review use? 
A: Cameron Gloss: It’s based on the original approval. Increasing number of 
people from the Master Plan constitutes a Type 1 hearing and major 
amendment.  

 
Q: When will there be further detail in the progress of the plan? 
A: In the coming months. Is there anything to be done to generally help with 
your concern? 
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  C: move the Great Lawn further away from homes 
C: We don’t want the dense forest with no lighting near the wall  

 
Q: Has this facility seen more traffic from the Grove? 
A: More kids at the bus stops, many coming in to volunteer but no significant 
increase in traffic.   

 
Q: What do you foresee as the demographics who would be interested in this 
kind of music? 
A: Middle aged 
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Gardens on Spring Creek Master Plan 
Major Amendment  

Neighborhood Meeting #2 
September 8, 2014  

 
 

Project Applicants: 
• Consultants: Craig Russell and John Beggs of Russell + Mills Studios 
• Michelle Provaznik, Gardens on Spring Creek Manager 

 
Questions and answers:  
Q: Question; A: Answer; C: Comment  
(Unless noted, answers provided are from the applicants) 
 
Q: Where does Lilac Park go?   
A: We’re having discussions with Park Planning.  We want to create an expression of a 
neighborhood pocket park and it would likely be more linear along the creek.   
 
Q: Won’t developing Lilac Park mean more people hanging out at Lilac Park during concerts?   
A: There would be a separate planning and design process for Lilac Park.  
C: Concern was expressed that reconfiguring Lilac Park would sacrifice the wildlife corridor for 
the benefit of an event venue.   
 
Q: The Employment zone doesn’t allow for this as a permitted use.  Starting at a macro level – 
the amphitheater use is not permitted in the Employment zone district.  Does this zone allow 
for an amphitheater? 
A: (City staff) Staff looked at the use when this question came up after the first neighborhood 
meeting. The current use listed on the plan is a neighborhood park.  The closest appropriate use 
for the whole center is a Community Facility, and the amphitheater would be permitted as part 
of the facility. 
C: If it’s a community facility, it has to be open to the community.  This would be walled off and 
there would be an entrance fee – the definition of a community facility does not speak to that. 
 
Q:  Concerns with ability of pedestrians to cross Center Avenue.  Will there be a signal/light at 
grade crossing?  
A:  Don’t know yet, the City’s traffic review might address this once the project is submitted for 
staff review. 
 
Q: Are the Gardens on Spring Creek a part of the Park Department?  Is this proposal from them?   
A: It is a facility within the Parks Department and owned by them. 
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C: Why would Parks Department pick a small site for an amphitheater? I don’t remember an 
amphitheater being a part of the mission/vision of the Gardens.  The original approval was for 
300 people, this is over 800% bigger.  There are also already more than 6-8 events and they run 
later than 8 p.m. 
A: We would end the performance music at 8 p.m. and these events would be done by 8:30. 
 
Q: Will alcohol be served?    
A: Still undecided.  May be served, cannot be sold.   
 
C: We want to see the Garden’s budget, rate of return, etc.  We want to see the numbers.  
We’re worried that there will be a ton of events to make it work financially. 
A: We’re offering to cap the performance events.   
 
C: Concern that fire truck/emergency vehicles can’t get to great lawn. 
A:  (City staff) Poudre Fire Authority will be reviewing the access if the formal submittal comes 
in for review.  
 
Q:  The original plan projected sound away from the residents.  Why does this not need to go to 
the Planning and Zoning Board?   
A:  (City staff) It’s based on the original approval. Because the original approval was approved 
by a hearing officer, the major amendment also is reviewed by a hearing officer. 
 
Q:  An appeal stills goes to City Council even if it’s not a Planning and Zoning Board project?   
A:  (City staff) Yes, and appeal of a hearing officer would go to City Council, same as if the 
Planning and Zoning Board reviewed the project. 
 
Q:  How will events be counted?   
A:  All performances would be hosted by the Gardens through the Lincoln Center, and we would 
be able to count and schedule the number of events.  
 
C:  Concern with a multi-day event only being counted as one event. 
A: There would not be any multi-day performance events. 
 
Q: Will there still be wildlife corridors? 
A: (City staff) There is still a buffer requirement along the Spring Creek corridor and the Gardens 
would be required to provide an ecological study that staff will review with their formal 
submittal. 
   
Q: Will there be sound mitigation between the crowd and the residents? 
A: Yes, the sound walls are intended to buffer crowd noise and the music. (Applicant continues 
presentation showing where the proposed walls are located) 
 
Q: What is the size of the walls and what will they look like? 
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Craig Russell continues the presentation showing the proposed wall design and buffer 
landscaping. 
 
Q: How do they know there won’t be more or longer events?  What happens if they don’t 
follow it? 
A:  (City staff) They would need to incorporate notes/requirements into the plans with a much 
tighter approval document. The enforcement would be through City zoning. 
 
C: An event needs to be defined as one day, not multi-day. You should also include the max 
number of events per calendar year. 
A:  (Applicant) All events will be ticketed and we can control the timing of the events.  
 
Q: How will security work and how far along trail will security be placed?  Already concerns 
now, will be worse with 1,500 people dispersing.   
A:  This could be provided by off-duty police and park rangers.  It’s unclear what a reasonable 
distance would be.  Security would make sure artists end on time. 
C: This will be primarily foot and bike traffic, 1,500 people through the neighborhoods, 
concerned if people linger after an event is over. 
 
Q: Can there be additional lighting along the trail?   
A: There will be some additional lighting within the grounds but not more along the trail due to 
Parks Department policy on trail lighting.  
 
Q: How did you decide on 1,500 people for an event? 
A:  Lincoln Center staff has advised that in order to get high quality ticketed events, this is the 
number to make it work. 
C:  Need to make sure it’s clear that this proposal is bigger than the Lincoln Center venue. 
 
Craig Russell continues with a presentation of the revised master plan and sound level 
exhibits, and an outline of the proposed event restrictions that will be in perpetuity with the 
project. 
 
Q: The music already seems over the allowable noise level.  I can hear it in my basement.  What 
about when you include the crowd noise?  That will push the noise levels louder. 
A: Crowd noise is factored into the sound models. 
 
Q: In “perpetuity” in the notes, what does that mean?  When can it be changed? 
A:  (City Staff) There’s no guarantee that a plan will not change and will remain the same “in 
perpetuity”. If they proposed a change, it would need to go through a review process and new 
public hearing for any major change. 
C: More concerns were expressed about how to enforce the plan and how to enforce 
conditions written on the plan. 
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Q: Would this be viable with a smaller venue (less than 1,500 people)?   
A: We don’t think so, and the event stage is pretty common with other botanical gardens 
around the country. 
 
C: More concerns were expressed about the frequency of the events, and that 8 events per 
season could be more than 2 events per month.  Concerns were expressed that 8 events seem 
like a lot for the surrounding neighborhoods. 
 
C: Concerns were expressed about how loud 1,500 people would be before, after and during 
the performance and the role alcohol would play in increasing the crowd noise. 
 
Q: How can sound walls be put into the flood plain? What would happen if it flooded like in 
1997?   
A:  The stage and lawn area is part of the flood storage zone, not the conveyance zone.  Also all 
of the removable structures must be cabled down. 
 
Q: Why do the Gardens need to be self-sustaining?  Other City services are not. 
A:  We are currently 50% self-funded. 
 
Q: What about lowering the stage and lawn seating and putting it into a bowl? 
A:  We have lowered it about 3 feet, but there are ground water issues with lowering it further. 
 
Q: What is the effect on noise levels if the sound wall and stage / lawn are moved further east? 
A:  The sound model shows only a small reduction in the sounds levels if the venue is moved 
east. 
 
C: The property line is not the correct line where the sound levels should be measured.  This 
should be the HOA line further east. 
 
C: Other alternatives should be explored to generate revenue other than the performance 
venue.  
 
Q: Will the mission / vision of the gardens be re-done?  The venue seems to be a change 
philosophically. 
 
With no more questions, the meeting was adjourned at approximately 8:15 p.m. 
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Development Review Center 
281 North College Avenue 
PO Box 580 
Fort Collins, CO 80522-0580   
970-221-6750 
fcgov.com/DevelopmentReview 

N E I G H B O R H O O D  
M E E T I N G  I N V I T A T I O N  
 
July 10, 2014 
 
This letter is being sent to let you know of a potential development proposal 
near your property and to invite you to the neighborhood meeting, where you 
can learn more about the proposal. Specific information about this 
development proposal is to the right and on the back. We welcome and 
encourage your participation, as your input is an important part of the 
development review process. 
 
Check out our online guide explaining how you can participate in the 
development review process by visiting fcgov.com/CitizenReview. You may also 
contact me or Sarah Burnett, Neighborhood Development Review Liaison, at 
970-224-6076 or sburnett@fcgov.com. Sarah is available to assist residents 
who have questions about the review process and how to participate.  
 
You received this notice because records from the Larimer County Assessor’s 
Office indicate you own property near the proposed development site. Because 
of the lag time in recordkeeping, or because of rental situations, some 
neighbors may be missed. Please feel free to notify your neighbors of the 
neighborhood meeting so they can attend. 
 
This letter and attachments are available online at fcgov.com/ReviewAgendas.  
 
We look forward to your participation at the neighborhood meeting. Public 
comment is encouraged during all phases of the review process. If you have 
questions at any time, please feel free to contact us. 
  
Sincerely, 

 
Jason Holland, PLA  |  City Planner 
City of Fort Collins 
281 North College Avenue 
Fort Collins, CO 80522 
970.224.6126 
jholland@fcgov.com 
 
The City of Fort Collins will make reasonable accommodations for access to City services, programs, and 
activities and will make special communication arrangements for persons with disabilities. Please call 970-
220-6750 for assistance. 
Esta es una notificación sobre la reunión de su vecindario o sobre una audiencia pública sobre el desarrollo o 
proyecto en la propiedad cerca de donde usted es el dueño de propiedad.  Si usted desea que esta notificación 
sea traducida  al español sin costo alguno,  favor enviar un correo electrónico en español a la siguiente 
dirección electrónica:  titlesix@fcgov.com.

 
 
MEETING TIME AND LOCATION  
Thursday, July 24, 2014 
6-8:00 p.m. 
Meeting will be at The Gardens on 
Spring Creek facility at: 
2145 Centre Ave, Fort Collins, CO 
80526 
  
PROPOSAL NAME & LOCATION 
The Gardens on Spring Creek Master 
Plan -- Major Amendment 
2145 Centre Ave, Fort Collins, CO 
80526 
 
(Please see location map on the back of 
this letter) 
 
PROPOSAL DESCRIPTION 
 Update to the Garden’s master plan 

to create a welcoming and 
inspirational setting for 
performances and other events 

 Accommodate approximately 1500 
visitors for performances with a 
Great Lawn and performance stage 
including sound barrier walls  

 Create a foothills, prairie and 
wetland landscape that captures 
and celebrates our regional context 

 Develop the Undaunted Garden in 
which xeriscape principles are 
easily translatable 

 
ZONING INFORMATION 
 Employment District (E) 
 
HELPFUL RESOURCES 
 Information About the Review 

Process:  
fcgov.com/CitizenReview 
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ORDINANCE NO. 082, 2015 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

AMENDING THE LAND USE CODE WITH REGARD TO 
CITY DEVELOPMENT PROJECTS 

WHEREAS, currently the Land Use Code provides that City development projects must 
go through the same process and analysis as any other project subject to the Land Use Code; and 

WHEREAS, the City Council has determined that although such City projects should be 
reviewed under the full terms and conditions of the Land Use Code, all such reviews should be 
conducted by the Planning and Zoning Board, and there should be no right of quasi-judicial 
appeal to the City Council of any final decision regarding such City projects; and 

WHEREAS, the City Council has further determined that in substitution of right of quasi­
judicial appeal, the City Council in its legislative function should, by majority vote, have the 
power to overturn or modify any final decision regarding such City project; and 

WHEREAS, the City Council has determined that it is in the best interests of the City that 
the Land Use Code be amended accordingly. 

NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 

Section 1. 
follows: 

That Section 2.2.12 of the Land Use Code is hereby amended to read as 

2.2.12 Step 12: Appeals/Alternate Review 

(A) Appeals. Appeals of any final decision of a decision maker under this Code shall 
be only in accordance with Chapter 2, Article II, Division 3 of the City Code, unless oth­
erwise provided in Divisions 2.3 through 2.11 and 2.16 of this Code. 

(B) Alternate Review. Despite the foregoing, if the City is the applicant for a 
development project, there shall be no appeal of any final decision regarding such 
development project to the City Council. In substitution of an appeal of a development 
project for which the City is the applicant, the City Council may, by majority vote, as an 
exercise of its legislative power and in its sole discretion, overturn or modify any final 
decision regarding such project, by ordinance of the City Council. Any Councilmember 
may request that the City Council initiate this exercise of legislative power but only if 
such request is made in writing to the City Clerk within fourteen (14) days of the date of 
the final decision of the Planning and Zoning Board. City Council shall conduct a 
hearing prior to the adoption of the ordinance in order to hear public testimony and 
receive and consider any other public input received by the City Council (whether at or 
before the hearing) and shall conduct its hearing in the manner customarily employed by 
the Council for the consideration of legislative matters. When evaluating City projects 

- 1 -
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under alternate review, the City Council may, in its legislative discretion, consider factors 
in addition to or in substitution of the standards of this Land Use Code. 

Section 2. That Article 2 of the Land Use Code is hereby amended by the addition of 
a new Division 2.17 which reads in its entirety as follows: 

Division 2.17 City Projects 
.· 

Development projects for which the City is the applicant shall be processed in the manner 
described in this Land Use Code, as applicable, but shall be subject to review by the 
Planning and Zoning Board in all instances, despite the fact that certain uses would 
otherwise have been subject to administrative review. 

Introduced, considered favorably on first reading, and ordered published this 7th day of 
July, A.D. 2015, and to be presented for final passage on the 21st day of July, A.D. 2015. 

Mayor 7 

ATTEST: 

City Clerk 

Passed and adopted on final reading on the 21st day of July, A.D. 2015. 

ATTEST: 

City Clerk ( 
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December 7, 2015 
 
Jason Holland 
City of Fort Collins Current Planning Department 

 
 

Dear Mr. Holland, 
 
As a homeowner in the Windtrail on Spring Creek neighborhood, directly impacted by the 
Center for Advanced Technology/Gardens on Spring Creek major development change, I 
would like the following questions answered prior to the Planning and Zoning Board 
meeting on December 17th. My questions are specific to the change to the plan allowing a 
large amplified sound stage in the Gardens. 

 
• Why has my neighborhood, which will be negatively impacted by the addition of the 

sound stage, been excluded from event planning meetings?  We are definitely 
'stakeholders' in this project, much more than arts organizations that have been 
included. We were part of two neighborhood meetings held at the Gardens a long 
time ago, at which large lists of concerns were collected. None of us has ever been 
contacted about this project since that time and it appears that none of our 
concerns have been addressed in the amended plan. 

• How can the City abandon the minimal 'park' space required on the north side of 
the  Garden boundaries (called Lilac Park and never developed as required) i n the 
original  PDP when the density i n this area continues to grow?  The report talks 
about recreation offered by the Gardens to the neighborhood, but it is not open 
to the public in the evenings or on Sunday, and is trying to move to an admission-
only model.  Most square miles have a park and a school playground. There is 
neither in our area. 

• Regarding the amplified sound stage, what is the actual total number of amplified 
events (not just ··ticketed music events") that will be held at the sound stage per 
year? The major funder of this sound stage frequently provides concerts that do 
not require a paid ticket-so include those concerts and other theatre events, non-
ticketed/free music events. The noise and traffic impact will be the same on our 
neighborhood, whether an event is ticketed/paid or not. 

• Will a maximum event number be written i n a contract somewhere and who 
will  enforce this number? 

• Who will enforce noise ordinances? We were part of a sound test during our 
neighborhood meeting process, and the test failed.  We expect that these failed 
test results will be part of the information given to the Planning and Zoning 
Board. 

• Will the event parking be free?  If our neighborhood (and adjacent ones) needs a 
permit parking program as a result of the sound stage, will the City pick up costs of 
the program? We were told earlier that the Gardens did NOT have permission to 
use the federal building parking across the street-has that changed and if so, do 
they have a long term written agreement? The same question exists for the new 
CSU lot at Research and Centre. 
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• How is it legal or safe to put an event venue like this sound stage, with its sound 
walls and porta-potties, in the FEMA-designated floodplain (even if anchored). If 
cars aren't allowed in the floodplain during the summer, how can porta-potties, 
food trucks and bike parking be allowed? Has the engineering been done to show 
how the potential flood waters will react to the obstructions created by the sound 
walls and stage as the flows migrate to the north and east during a 100 year plus 
event, including further obstruction caused by debris buildup along the length of 
200 feet of wall/stage with a minimum height of 5'? 

• Are porta-potties realistic for the1500 people who would attend an event and 
what  safeguards will be put in place to ensure that people do not wal k on to 
adjacent property to relive themselves at both ticketed/paid events and non-
paid events? 

 
Thank you for your time, 

 
Stacy Poncelow 
620 Gilgalad Way 
Fort Collins, CO 80526 
(970) 219-7390 
sponcelow@comcast.net 

 

cc: Windtrai l on Spring Creek HOA 
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---------- Forwarded message ---------- 
From: "Jennifer Lowry" <jelowry@frii.com> 
Date: Wed, Dec 9, 2015 at 7:44 PM -0800 
Subject: The plan for big concerts at the Gardens on Spring Creek 
To: "Ross Cunniff" <rcunniff@fcgov.com>, "Jason Holland" <JHolland@fcgov.com> 
 

Hi Ross and Jason 
I’m a resident on Gilgalad Way and have been a long time supporter of the Gardens, even donating $1000.00 to 
build the original building.  I’m pretty unhappy with the plan for the Gardens to host large concerts of 1000 people 
or more.  I remember the early planning stages when Jim Clark was involved and they talked of a small 
amphitheater area to host weddings and family events like that.  With sound mitigation, I was on board with 
that.  But large concerts of over a thousand participants and all the noise, trash and parking issues is something I 
never imagined.  Is there any way this can be blocked? 
Thanks, 
Jennifer Lowry 
820 Gilgalad Way 
690-3062 
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From: Kevin Barrier [mailto:kevin@kevinbarrier.com]  
Sent: Thursday, December 10, 2015 10:15 AM 
To: Jason Holland; Ross Cunniff; Polly Lauridsen; Delynn Coldiron; Jan Sawyer 
Subject: The Gardens counter points for P&Z review in work session 
 
Jason, 
 
Please confirm once this email has been presented to the planning and zoning board.  Your notice of 
hearing is deceptive and incorrect.  You told the public the attendance caps are being modified to 1,500 
when in fact, as proposed, all attendance caps are removed.  Only 8 ticketed concerts are limited to 
1,500 attendees. We discussed this with Jan, Cameron, Polly and Delynn well before the neighborhood 
notice went out. 
 
Ross,  
Once this has been through planning and zoning either way I believe it takes one councilman to propose 
a review and a majority of council to agree to hear the issue.  Can you confirm this? Essentially this 
means no appeal by either party without a majority of council.  Even though an amphitheater specifically 
must go through type II approval.  I will be able to give you more reasons for appeal than we had on the 
grove if necessary. 
 
 

The Gardens on Spring Creek Master Plan Major Amendment 
Dec. 2015 

 It’s not about finishing the planting.  It is a ruse to steal a public, city park and turn it into a walled, gated 
amphitheater and concert venue.  If you’ve donated to the Gardens on Spring Creek, because you like their 
philosophy and mission statement, you might want to ask for your money back.   

 The control of The Gardens has been taken from Parks and Rec and turned over to the government body that 
manages Lincoln Center.  If you approve of this, it’s no longer our park or gardens it’s their for profit concert 
venue. 

 The Horticulture Center was approved as a city park allowing a children’s garden, green house, classroom, 
great lawn and band stand for 5 piece quartets and 300 to 350 person gatherings.  It is surrounded by 
residential homes on three sides it functions well as a park even though there is no enforcement of noise or 
gathering size so far.  Weddings, receptions and events have far surpassed noise and size limits from the 
original approval. 

 The request to Planning and Zoning to remove all event attendance caps on unticketed concerts and 
increasing the size of the ticketed events 500% to 1,500 while building a 1,400 square foot amphitheater 
instead of the band stand, as designed, is a massive change in scope and use.  This would replace the primary 
use of Horticulture Center with Concert venue all summer long. 

1.      Amphitheaters are allowed in seven zoning districts but NOT in employment zoning. They not 
compatible with residential development.  Period.   

a.     Hiring an Amphitheater Design firm, calling it an Amphitheater for two years, keeping the 
design then referring to it as a, “stage area” shouldn’t fool you.  It is an amphitheater and it 
belongs in another zoning. 

b.     Staff claiming that a Park can have an entertainment venue thus allowing a stage is 
ridiculous.  This is gated, fenced and recently turned over to the Lincoln Center from Parks 
and Rec.  It’s no longer run as a park at all. 
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c.      Amphitheaters, for compatibility reasons, are allowed in other zoning districts.   And yes 
now that concert venue is admittedly the primary use that’s what it is not a park not a public 
facility with secondary, secondary use.  The majority of the income and expense and even the 
management is for a concert venue no longer parks.  Amphitheaters are specifically allowed in 
specific zoning with type II approvals.  Not this back door approval. 

 

2.       The request for 1,500 person, ticketed events is 3-5 times greater in scope of the original approval.  Even if 
Employment Zoning allowed this use it wouldn't be approved as its not compatible to what already exists.  The 
eight ticketed "small" events would eclipse almost every weekend all summer long.  There is no way P&Z ever 
would have approved this originally.  You might note the original approval bypassed P&Z by executive 
signature. 

3.       In the operation standards of the application, the eight “ticketed events” is the ruse.   The defining term 
should be, "events" or “concert events” or “amplified events”. Like Bohemian Nights. The Bohemian Foundation 
is the Horticulture Center’s biggest donor and they don’t charge for music remember?  This is surrounded on 
three sides by residential homes.  Jason you left out Wallenberg in your recommendation.  Definitely not zoned 
for this use. Definitely not compatible. 

4.       The original approval had a drawing of a band stand the size of a gazebo.  The proposed half shell 
amphitheater is 1,400 square feet and larger than the average main floor of the neighboring homes.  It's not 
compatible. 

5.       P&Z should consider that this does not fit adjacent to residential neighborhoods in any way. 

a.       Infrastructure.  There are no bathroom facilities.  They want to bring in portalets for 1,500 
people.  And, that’s at the small ticketed events!  Have you ever seen a line at a big concert 
for portalets?  Goodbye Spring Creek natural area.  If it doesn’t fit the zoning, why would you 
consider bringing this to the area?  Note, portalet vendors state that 28 portalets per concert 
with concessions would be needed for each of the small 1,500 attendee events. 

b.      Picture in your mind a flood, this is a FEMA flood plain, the ONLY FLOOD PLAIN where 
people have died in a flood in Fort Collins.  This doesn’t belong in the zoning, its not 
compatible to the neighborhood and it certainly isn’t compatible to the terrain next to our 
homes in a floodplain.   CARS ARE NOT ALLOWED IN FLOOD PLAINS IN THE SUMMER 
MONTHS WHY ARE Sound walls, a minimum of 28 portalets (for 1,500) and stage?   When 
these are washed against Center Avenue, which was not there in the last flood, it will be 
catastrophic.  Again it isn’t compatible socially, per code or geographically in this area at 
all.  Monsoon season is concert season, Spring Creek floods. 

c.       The noise from 1,500 people at a concert belongs in the proper zoning.  The manager of 
the Lincoln Center stated, at the neighborhood meeting, that this is where he would hold his, 291



“big events” 2,000 plus.  And, any fines for noise would be charged to the performer.  That 
doesn’t help us.  Their largest donor has massive concerts in town.  In residential 
neighborhoods, in employment zoning what part of compatibility don’t they understand?  I'm 
sure they will say, "oh the noise came from the 2,000 people listening outside the fence not 
us, Parks is responsible not the Lincoln Center" 

d.      The Horticulture Center has plenty of parking for its approved use.  If it’s ever been full it is 
because their events were larger than allowed by the original approval.  Changing this use will 
wreak havoc on surrounding residential neighborhoods.  The parking documented in the 
application is ridiculous and dangerous and no one should believe it for a second.  Let’s not lie 
to each other.  People will park closest to the concert event in the residential neighborhoods.  I 
would.  You would.  Note the agreement with CSU for parking states reciprocal use.  That 
simply means the applicant’s stated eight events are now joined by CSU tailgates.  Ten more 
huge events!  Remember the underpass at Prospect and Center?  Now its incredibly 
incompatible with the neighborhood.  You’re replacing a Garden Center with a concert venue 
and the old Sonny Lubic Stadium tailgating! Their parking plan is a nightmare for the city and 
neighborhoods. 

e.       Biking to the proposed 1,500 bike stalls.  The Spring Creek trail under Center Avenue is 
not only flooded most of the summer concert season it’s the only way east from the 
Horticulture Center without crossing Center.  So new crossing lights need to be installed for all 
these people to cross Center.  But to go where, the Max couldn’t move half that many people 
in 5 hours if it was dedicated to just that use.  Center avenue will be complete gridlock from 
Drake Shields and Prospect. 

f.        Noise.  Self-measured tests have never been allowed.  The city must do this 
independently as done in Oxbow.  The weddings at the Horticulture Center routinely break the 
law for noise.  We call them, they hang up on us.  We call the police and they can hear it in the 
phone were calling from 120 feet away.  They blame a DJ but don’t stop.  We’re told it will be 
strict enforcement but it never has been.  And, the fine for the noise violation is paid to the 
city… not the neighbor damaged by the broken law.  If you approve the change in use to 
concerts with 1,500 people and an amphitheater this illegal use will cost the city a lot more 
money in fines for noise violations.  But who is damaged?  Not the city.  We’re the ones that 
cannot enjoy our homes in the summer anymore. 

g.       Noise 2: The Mayor, and city council trounced CSU for the stadium and the noise it will 
bring to our neighborhood.  They even required a multimillion dollar distributed sound system 
for the stadium.  If P&Z approved this use as proposed, in a zoning it is not allowed in, will you 
also require a similar system for your own facility? 

The Planning and Zoning Board needs to see the dangers and impact this would impose on the neighbors and 
city itself, recognize the violation of zoning being requested and turn this down.  If we as a city are really going 
to start walling off our parks to charge entry fees, blatantly disregard, flood plains, zoning laws, health safety, 
infrastructure, neighborhood input the city council needs to own the decision themselves.  Turn this down. 

 

Remember this the next time you get a recommendation to, “approve” without any mention of neighborhood 
compatibility, be suspicious.  Planning and Zoning board is the check and balance. 

 
Footnote: Look at December 17th 2015 agenda item #5 of the staff report to the Planning and Zoning 
Board (on page 125 of 286) 
  

Page 159 General Standards Number 2 states: 

THERE SHALL BE A MAXIMUM OF (8) PERFORMANCE EVENTS WITH AN ATTENDANCE CAP OF 1,500 
PERSONS. THE MAXIMUM ATTENDANCE SHALL BE MANAGED AND REGULATED THROUGH TICKET SALES 292



The (8) Ticked events are the small ones.  The, unlimited, non ticketed events, according to the 
neighborhood meeting and the manager at the Lincoln Center, will be the “BIG EVENTS” that he cant fit 
at the Lincoln Center.  His words.  But add to it, if you’ve been to the Gardens the fence won’t bother 
another 2-3,000 people from camping along Spring Creek.  You only need a ticket if you come inside. 

Page 159 General Standards Number 3 states: 

EACH TICKETED PERFORMANCE EVENT SHALL BE LIMITED TO ONE EVENING. THERE SHALL BE NO MULTI-
DAY TICKETED PERFORMANCE EVENTS SUCH AS MUSIC FESTIVALS.   

No “multiday ticketed events” is clearly worded to mean non ticketed events can be multiday.  Their 
largest donor the Bohemian foundation does not charge for music this is a ruse to get approval but will 
be in writing and enforceable non the less. 

Page 159 General Standards Number 4 states: 

THERE SHALL BE NO ATTENDANCE CAP FOR NON-TICKETED EVENTS (I.E. WEDDINGS, GARDEN OF 
LIGHTS, ETC.). SUCH EVENTS MAY PROVIDE AMPLIFIED MUSIC IN COMPLIANCE WITH THE MUNICIPAL 
CODE. 

Sound like a familiar concert series hosted by the Bohemian Foundation? 

You approved the grove with 35 macro level code and zoning violations and now you are reaping the 
whirlwind trying to collect fines.  Don't make that mistake here again.  We built our homes and lives in 
this location based on knowledge of zoning and city codes.  Our use of our homes depends on your 
following the codes and zoning laws. 
 
 
Thank you, 
Kevin K. Barrier, 602 Gilgalad Way 
970 310 3450 
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