
PRELIMINARY DESIGN REVIEW:

APPLICATION 

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

Development Review Guide – STEP 2 of 8

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

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

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

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

Section to be filled out by City Staff 

Date of Meeting 11/18/15 

Submittal Date 11/4/15 

Project Planner Ted Shepard

Fee Paid ($500) X 

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

Project Name ___________________________________________________________________________ 

Project Address (parcel # if no address) _____________________________________________________ 
_______________________________________________________________________________________ 

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

Business Name (if applicable) _______________________________________________________________ 

Applicant Mailing Address___________________________________________________________________ 

Phone Number __________________________E-mail Address ____________________________________ 

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

Zoning ___________ Proposed Use _______________________ Existing Use ______________________ 

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

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

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

One Cherry Street

Lot 2, Penny Flats Subdivision

New PDP for Phase 2 of previously approved Penny Flats Subdivision PDP & Amendments

Vacant

Danielle Lynn & Bill Holicky (Planner & Architect)

Coburn Partners

2560 18th St. #200

303-442-3351 x 1116 dlynn@coburnpartners.com

Downtown District (D) 
Civic Center Sub-District

Multi-family residential

3 & 4

N/A

Approx. 190' x 200'

Approx. 34,500 sf

Approx. 53,377
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One Cherry Street 
(Phase 2, Penny Flats Subdivision) 
 
Preliminary Design Review Application, November 4, 2015 
 
New PDP for Phase 2 of the Penny Flats Subdivision (Original PDP Approval expired) 
 
Project Narrative: 
 

(a) The proposed use is two (2) multifamily residential buildings containing at total of 
approximately 53,377 s.f. of habitable floor area, with 22 dwelling units, 35 (26 + 9 tandem) 
enclosed parking spaces in private garages, bike parking in private garages and 15 additional 
uncovered bicycle parking spaces (8 are in the N. Mason St. ROW).  The proposed project is a 
new PDP for phase 2 of the original PDP approval for the Penny Flats Subdivision (now expired).  
The proposal includes revisions to buildings 7 & 8 with a change to private at grade parking 
garages as opposed to the previously approved underground parking structure.  Following is a 
summary of proposed changes from the previously approved PDP and subsequent amendments: 

Parameter Previous Phase 2 Approval  Current  Phase 2 Proposal 

Total Units  49 22 

Total Building Area 60,138 53,377 

Total Habitable Floor Area 60,138 42,333 (11,044 is garage) 

Total Commercial Floor Area 7,281 0 

Total Residential Floor Area 49,232 42,333 

Building Stories 4 3 & 4 

Total Car Parking Spaces 
36 surface, 71 underground  

+ 12 tandem 
35 (26 + 9 tandem) 

Total Bicycle Parking Spaces 12 surface 12 garage, 15 surface (8 in ROW  

Total Number of Buildings 2 2 

 
 

(b) The site is currently vacant. 
 

  



 

 
(c) Site access is as follows: 

• Automobile access will remain unchanged from the previous approval.  The previously 
approved Northeast Private Driveway (Emergency Access Easement) will connect Cherry 
Street with the existing emergency access easements constructed on Re-Plat Lot 1 
associated with buildings 3, 4, & 5.  This “Northeast Private Driveway” will provide access to 
individual parking garages per unit.    

• Pedestrian access to the site will remain unchanged from the previous approval 
 

(d) The proposal, similar to previously approved, consists of two multi-family buildings.  One along 
North Mason Street, and one along the Pedestrian Spine. 

• The North Mason Street building (Building 8) is proposed to have 11 multi-family 
residential units, three stories, with individual ground floor access per unit.  Each unit 
will have a small yard space fronting along the public walk along North Mason Street.  
These units will have main floor living space and a combination of attached and 
detached one or two car garages accessed by the Northeast Private Driveway.  Private 
open space is provided through a combination of front yards, rear patios, and rooftop 
decks.  Architectural character is proposed to be substantially more traditional than the 
previous approval, with a focus on traditional massing and materials (predominately 
brick).  The building footprint is largely the same as the previously approved building 8, 
however the design utilizes the portion of land at the northeast corner that previously 
contained a railroad easement.  The previous railroad easement has been terminated 
and the space will be utilized to contain additional building footprint.  The previous PDP 
included ground floor commercial which has been removed. 

• The Pedestrian Spine building (Building 7) is proposed to have 11 multi-family residential 
units, four stories, with individual access per unit along a raised walk.  Private tuck under 
two garages are provided with each unit, along with rooftop decks.  Similar to building 8, 
the architectural character is proposed to be substantially more traditional than the 
previous approval, with a focus on traditional massing and materials (predominately 
brick).  This building is adjacent to the historic Trolley Barn structure and is designed to 
complement the building with traditional massing, materials, and detailing.  The building 
footprint is largely the same as the previously approved building  
 

(e) The proposed use is substantially consistent to the previously approved design.  Overall the 
proposal results in a decrease in building square footage, and a decrease in units.  The proposed 
development plan is well below the 6 story, 85’ threshold established in the Land Use Code. 
 

  



 

(f) Water detention is not proposed, this is consistent with the prior approval.  While the new 
proposal does increase the impervious area of the site slightly, additional drainage basins have 
will be incorporated into the design (see attached drainage exhibit). 
 
 

(g) The previous approval had this portion of the site with surface drainage to the north into Cherry 
Street and roof drainage to the Pedestrian Spine and public rights of way at the north and east. 
The proposed design includes three basin areas, see attached drainage exhibit.  The Western 
Basin will drain via overland flow to a bio-swale along the western bio-swale.  The Central Basin 
will consist of 25% permeable pavers with an area inlet at the north end of the drive aisle.  The 
Eastern Basin will be collected the front portion of roofs then released directly into the existing 
storm sewer system (consistent with the approved drainage design for Penny Flats). 
 

(h) See above for runoff treatment. 

 
(i) Proposed impact on natural features is unchanged from the original approval. 

 
(j) The proposed structure would be provided with and NFPA Type 13 fire sprinkler system. 

 
(k) The previous railroad easement at the northeast corner of the property has been terminated by 

“Affadavit of Termination of Railroad Easement” 
 

(l) Previous approvals include the original Penny Flats Subdivision, Re-Plat of Lot 1, Penny Flats PDP 
and subsequent Major Amendments addressing changes to Buildings 3 & 4.  

 
(m) Specific questions to be addressed in this PDR application are as follows: 

1. There is an existing “campus” fire pump for Penny Flats, would the city support a direct tie 
in to the existing campus system?  

2. Does staff support our strategy for drainage and runoff treatment without the incorporation 
of onsite detention? 

3. We have received feedback that additional utility easements may be required along Cherry 
St. & North Mason Street.  We are proposing to comply with easements currently recorded 
on the plat for Penny Flats.  Easements are not currently dedicated along Cherry St. & N. 
Mason St. and would be detrimental to building footprints (both proposed & previously 
approved) if enforced.  

  



 

4. An earlier work session with the LPC in January gave positive support for the project 
architecture adjacent to the Trolley Barn structure.  Does staff feel that the architectural 
form and character is a complimentary adjacency to the Trolley Barn structure? 

5. Does staff agree with the amount of parking illustrated?  We have conformed with TOD 
standards for phase 2 and are proving 35 (26+9 tandem) spaces in individual parking 
garages.  25.25 is required per TOD standards. 

6. We received some neighbor comments to extend on street parking along N. Mason Street.  
Does staff support the extension of the on street parking area along N. Mason Street? 

7. Bike parking will be provided within each of the 12 private garages on site, with an 
additional 7 surface racks in the pedestrian spine.  Additional surface racks have been 
illustrated in the ROW along N. Mason St.  Would staff support a revocable ROW permit to 
allow for the installation of 8 bike racks as shown in the ROW along N. Mason Street? 

8. Small fenced front yards have been illustrated along N. Mason Street directly adjacent to 
the ROW.  Would staff support a variance to allow low fencing directly adjacent to the 
public ROW?  

9. The existing sidewalk connecting to the crosswalk along Cherry has a portion of retaining 
wall constructed.  Does staff support removal of a potion of the existing retaining wall in 
order to provide for the crosswalk connection from the Pedestrian Spine as illustrated? 
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