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PROJECT DESCRIPTION: 
This is a Project Development Plan request to construct a 101,650 square foot building 
with a 107-room hotel and restaurant. 124 parking spaces will serve the development 
along with 32 bicycle parking spaces. 0.95 acres of the site will be a natural habit buffer 
zone along the south side of the site abutting the Poudre River. Most of the building is 
proposed to be three stories with one section rising to four stories. This site is located in 
the Community Commercial – Poudre River District (CCR) zone district.   
 
RECOMMENDATION:  Staff recommends approval of Spirit at the River, PDP170026. 
 
EXECUTIVE SUMMARY: 
Staff finds the proposed Spirit at the River Project Development Plan complies with the 
applicable requirements of the City of Fort Collins Land Use Code (LUC), more 
specifically: 
 

 The Project Development Plan complies with the process located in Division 2.2 
– Common Development Review Procedures for Development Applications of 
Article 2 – Administration. 
 

 The Modification of Standard to Section 3.2.1(E)(4) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(3).  
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 The Modification of Standard to Section 4.20(D)(3)(a)(1) that is proposed with 
this Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(4). 
 

 The Modification of Standard to Section 4.20(D)(3)(a)(2) that is proposed with 
this Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1). 
 

 The Project Development Plan/Final Plan complies with relevant standards of 
Article 3 – General Development Standards, so long as the modification to 
Section 3.2.1(E)(4) is approved. 
 

 The Project Development Plan/Final Plan complies with relevant standards 
located in Division 4.20 Community Commercial – Poudre River District (CCR) of 
Article 4 – Districts, so long as the modifications to Sections 4.20(D)(3)(a)(1) and 
4.20(D)(3)(a)(2) are approved.  

 
1. Background 
 
The subject property annexed into the City as part of the East Lincoln Avenue Second 
Annexation on July 16, 1991. On December 27, 1994, the City of Fort Collins approved 
the Baldwin Minor Subdivision, which encompasses this site. The site has operated as 
an office and storage yard for a construction company since the 1990’s. 
  
The surrounding zoning and land uses are as follows: 
 
Direction Zone District Existing Land Uses 

North Low Density Residential 
(RL), Industrial (I) 

Single-family detached residential, brewery 

South Public Open Lands (POL) Poudre River 

East Community Commercial, 
Poudre Rive District (CCR) 

Office, commercial/retail 

West Community Commercial, 
Poudre Rive District (CCR) 

Office, gas station 

 
 
A zoning and site vicinity map is presented on the following page. 
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Map 1: Spirit at the River Zoning & Site Vicinity  
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2. Compliance with Section 2.8.2(H) of the Land Use Code - Modification of 
Standards 

 
Modification #1 Description: 
The applicant requests a modification to Section 3.2.1(E)(4) to provide a 
pedestrian connection in lieu of landscaping along the western edge of the 
parking lot. 
 
Land Use Code Standard Proposed to be Modified (areas underlined and 
bolded for emphasis): 
 
Land Use Code 3.2.1(E)(4): 
 

Parking Lot Perimeter Landscaping . Parking lot perimeter 
landscaping (in the minimum setback areas required by Section 
3.2.2(J) (Access, Circulation and Parking) shall meet the following 
minimum standards:  
 
(a) Trees shall be provided at a ratio of one (1) tree per twenty-
five (25) lineal feet along a public street and one (1) tree per forty 
(40) lineal feet along a side lot line parking setback area… 
 
(b) Screening. Parking lots with six (6) or more spaces shall be 
screened from abutting uses and from the street. Screening 
from residential uses shall consist of a fence or wall six (6) feet in 
height in combination with plant material and of sufficient opacity to 
block at least seventy-five (75) percent of light from vehicle 
headlights. Screening from the street and all nonresidential 
uses shall consist of a wall, fence, planter, earthen berm, plant 
material or a combination of such elements, each of which 
shall have a minimum height of thirty (30) inches. Such 
screening shall extend a minimum of seventy (70) percent of the 
length of the street frontage of the parking lot and also seventy 
(70) percent of the length of any boundary of the parking lot 
that abuts any nonresidential use… 
 

Land Use Code Modification Criteria: 
 
“The decision maker may grant a modification of standards only if it finds that the 
granting of the modification would not be detrimental to the public good, and that: 
 
(1) the plan as submitted will promote the general purpose of the standard for 
which the modification is requested equally well or better than would a plan which 
complies with the standard for which a modification is requested; or 
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(2) the granting of a modification from the strict application of any standard 
would, without impairing the intent and purpose of this Land Use Code, 
substantially alleviate an existing, defined and described problem of city-wide 
concern or would result in a substantial benefit to the city by reason of the fact 
that the proposed project would substantially address an important community 
need specifically and expressly defined and described in the city's 
Comprehensive Plan or in an adopted policy, ordinance or resolution of the City 
Council, and the strict application of such a standard would render the project 
practically infeasible; or 
 
(3) by reason of exceptional physical conditions or other extraordinary and 
exceptional situations, unique to such property, including, but not limited to, 
physical conditions such as exceptional narrowness, shallowness or topography, 
or physical conditions which hinder the owner's ability to install a solar energy 
system, the strict application of the standard sought to be modified would result 
in unusual and exceptional practical difficulties, or exceptional or undue hardship 
upon the owner of such property, provided that such difficulties or hardship are 
not caused by the act or omission of the applicant; or 
 
(4) the plan as submitted will not diverge from the standards of the Land Use 
Code that are authorized by this Division to be modified except in a nominal, 
inconsequential way when considered from the perspective of the entire 
development plan, and will continue to advance the purposes of the Land Use 
Code as contained in Section 1.2.2. 
 
Any finding made under subparagraph (1), (2), (3) or (4) above shall be 
supported by specific findings showing how the plan, as submitted, meets the 
requirements and criteria of said subparagraph (1), (2), (3) or (4). 

 
Applicant’s Justification for Modification: 
 

 Pedestrian connection allows direct access point onto Lincoln Ave. 
 Sidewalk connection is in line with neighborhood to the north. 
 Keeps public sidewalk for trail and sidewalk for hotel separate. 

 
Staff Finding: 
 
Staff finds that the request for a Modification of Standard to Section 3.2.1(E)(4) is 
justified by the applicable standards in 2.8.2(H)(1). 
 
A. The granting of the Modification would not be detrimental to the public good 
B. The project design satisfies 2.8.2(H)(1): the plan as submitted will promote 

the general purpose of the standard for which the modification is requested 
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equally well or better than would a plan which complies with the standard for 
which a modification is requested. 

 
The purpose of this standard is to minimize the impact parking lots have on 
adjacent properties and from public streets. On this site, a sanitary sewer line 
runs directly underneath the western property line. The presence of this line 
prevents the planting of trees along the edge of the proposed parking lot. Since 
this sanitary sewer line exists, the hardship is not self-imposed. This prevents the 
proposed development from meeting the tree-planting standard of this Code 
section. 
 
For the screening standard, the landscape plan shows Autumn Amber Sumacs 
and Blue Oat Grass to provide screening from Lincoln Avenue. In lieu of shrubs, 
a berm, a low wall, or fence, the landscape plan shows a six-foot wide sidewalk 
along the western property line on the edge of the parking lot. Per the plat 
submitted, a public access easement covers the proposed sidewalk. No other 
site south of Lincoln Avenue provides such a connection in a public access 
easement to the Poudre Trail. This amenity is critical to providing enhanced 
pedestrian connectivity to the Poudre Trail for residents of the Buckingham 
neighborhood , patrons of New Belgium and O’Dell Brewing and hotel visitors 
and staff. For these reasons, staff finds the proposed plan is equal to or better 
than a compliant plan.    
 
Modification #2 Description: 
The applicant requests a modification to Section 4.20(D)(3)(a)(1) to have a 
portion of the building exceed three stories in height. 
 
Land Use Code Standard Proposed to be Modified (areas underlined and 
bolded for emphasis): 
 
Land Use Code 4.20(D)(3)(a)(1): 
 
Height/Mass. The maximum building height shall be three (3) stories. If multi-
story buildings are included in a development, such buildings shall be designed 
to step down to one (1) story directly abutting the natural area protection buffer.  
 
Applicant’s Justification for Modification: 
 
The proposed single hotel building with integral restaurant and garage located 
within the Innovation Subdistrict and having a portion of the property straddle the 
Poudre Corridor Subdsitrict, conforms to the design criteria of allowing buildings 
taller than 3 stories in appropriate character subdistricts while maximizing 
compatibility through appropriate design. The building is located in the depth of 
the property situated North to South. Facing Lincoln the building has a single 
level frontage and steps up to 3 stories. Facing the Poudre the building has a 
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single story stepping up to 4 stories with a setback at the fourth story to provide a 
2-step elevation fronting the Poudre. The middle portion of the building, directly 
over the main entry to the hotel has a 4-story design that steps down in a 
transitional fashion with vertical articulation in the building elevations. The small 4 
-story portion of the building at the middle portion of the hotel creates a tasteful 
and human scale building aesthetic due to its length. 
 
Staff Finding: 
 
Staff finds that the request for a Modification of Standard to Section 
4.20(D)(3)(a)(1) is justified by the applicable standards in 2.8.2(H)(4). 
 
A. The granting of the Modification would not be detrimental to the public good 
B. The project design satisfies 2.8.2(H)(4): the plan as submitted will not diverge 

from the standards of the Land Use Code that are authorized by this Division 
to be modified except in a nominal, inconsequential way when considered 
from the perspective of the entire development plan, and will continue to 
advance the purposes of the Land Use Code as contained in Section 1.2.2. 

 
The purpose of this standard is to create a district with similar scale buildings. 
125 feet of the building is shown rising to four stories towards the center of the 
site. Overall, the building is approximately 620 feet in length. This means around 
20% of the building will be four stories. The remainder of the building is three 
stories in height with the building stepping down to one story along Lincoln 
Avenue and on the south end of the site. By placing the four-story portion of the 
building towards the center of the site, the increase in height is mitigated. The 
fourth story is located over 90 feet away from the right-of-way and over 300 feet 
way from the Poudre Trail. The proposal also advances the purposes of the Land 
Use Code as articulated in Section 1.2.2 in the following ways: 
 

 Using materials that are sensitive to the Poudre River corridor character. 
 Stepping down the building to one story along Lincoln Avenue and the 

Poudre River to establish compatibility with its surroundings. 
 Enhancing the site with extensive landscaping. 
 Re-locating the Poudre Trail in a location that is less prone to washing out 

and establishing strong pedestrian and bicycle connections to this 
amenity. 

 Encouraging the use of bicycles by providing a bike share station on-site. 
 
Due to these reasons, staff finds that the plan diverges from the Land Use Code 
in a nominal and inconsequential way when considered from the perspective of 
the entire development plan. The plan, furthermore, advances the purposes of 
the Land Use Code found in Section 1.2.2. 
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Modification #3 Description: 
The applicant requests a modification to Section 4.20(D)(3)(a)(2) to have vehicle 
use areas located in the rear yard behind the building. 

 
Land Use Code Standard Proposed to be Modified: 

 
Land Use Code 4.20(D)(3)(a)(2): 
 
Parking lots. Buildings shall be sited so that any new parking lots and vehicle use 
areas are located in either: 1) interior block locations between buildings that face 
the street and buildings that face the River, or 2) side yards. 
 
Applicant’s Justification for Modification: 
 

 The property is exceptionally narrow, making it difficult to fit the building, 
drive aisles, and parking on the site with no vehicle use areas in the rear 
yard. 

 Easements on the west of the lot and limited access points on Lincoln 
further restrict the options in terms of building placement to meet the 
standard. 

 20% of parking lot is located in the rear yard, which is a minimal amount. 
 The additional landscaping, berm, and lowered level of light near the 

buffer zone mitigates the impact of the vehicle use area effectively. 
 
Staff Finding: 
 
Staff finds that the request for a Modification of Standard to Section 
4.20(D)(3)(a)(2) is justified by the applicable standards in 2.8.2(H)(1). 
 
A. The granting of the Modification would not be detrimental to the public good 
B. The project design satisfies 2.8.2(H)(1): the plan as submitted will promote 

the general purpose of the standard for which the modification is requested 
equally well or better than would a plan which complies with the standard for 
which a modification is requested. 

 
The purpose of this standard is to minimize the amount of parking lots and 
vehicle use areas in close proximity to the Poudre River. This standard also 
envisioned a traditional street and block pattern akin to downtown on the north 
side of the river. With the development of Woodward’s campus immediately to 
the east of this site, however, there is little opportunity left to develop a traditional 
street and block pattern in this zone district.  
 
The site plan shows an access drive with 25 parking spaces located behind the 
building. The access drive also serves as an emergency access easement. This 
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drive is necessary to ensure access for emergency vehicles to all portions of the 
building. The landscape plan also shows dense vegetation planted at the edge of 
the southernmost parking stalls in addition to a two-foot berm. Shrubs, trees, and 
ornamental grasses comprise the plants shown on the edge of the parking lot. 
The amount of landscaping shown, coupled with the berm, will provide ample 
screening of the parking lot and effectively mitigate the presence of a vehicle use 
area behind the building. As such, staff finds the plan is equal to a compliant 
plan.  
 

3. Compliance with Article 3 of the Land Use Code – General Development 
Standards: 

 
The project complies with all applicable General Development Standards as 
follows: 

 
A. Division 3.2.1(D)(1)(c) – Tree Planting Standards - Full Tree Stocking 

 
The proposed landscaping meets the minimum tree stocking standards.  
The proposed landscape plan shows groups of canopy, coniferous 
evergreen, and ornamental trees planted with spacing that meets this 
standard.   
 

B. Section 3.2.1(D)(2) - Tree Planting Standards - Street Trees 
 
The Land Use Code requires canopy shade trees to be planted at thirty to 
forty-foot spacing in the center of parkway areas where the sidewalk is 
detached from the street.  The landscape plan shows five street trees 
planted along Lincoln Avenue in accordance with this standard. 

C. Section 3.2.1(D)(3) – Minimum Species Diversity 
 

Landscape plans that show more than 60 trees may not have one species 
make up more than 15% of the overall number of trees. The applicant 
proposes 155 trees, which means that the maximum number of any one 
species of tree is 23. No one species exceeds 23 in number, which meets 
this standard.  

D. Section  3.2.1(E)(3)(b)(2) – Water Conservation 
 

The annual water use of a site may not exceed 15 gallons/square foot 
over the site. The proposed landscaping plan will use 4.17-gallons/square 
foot annually over the site. 
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E. Section 3.2.1(E)(5) - Parking Lot Interior Landscaping 
 
The proposed parking lot interior landscaping meets this code requirement 
by providing areas of shading and landscaped islands.  Each landscaped 
island will have at least one canopy shade tree with a complement of 
small shrubs and grasses.  The parking lot exceeds the 10% minimum 
landscaping requirement by landscaping 11.3% of the interior parking lot 
area. 
 

F. Section 3.2.2(C)(4)(b) - Bicycle Parking Space Requirements 
 

The Land Use Code requires one bicycle parking space per 4 units for the 
hotel with 60% provided in an enclosed location and 40% provided via 
fixed racks.  The restaurant use requires one bicycle parking space per 
1,000 square feet, all of which may be provided via fixed rack. This results 
in 34 bicycle parking spaces for the whole site with 16 in enclosed 
locations with the remaining 18 provided via fixed racks. The site plan 
shows 37 bicycle parking spaces. 21 of the spaces are in enclosed 
locations with 16 provided via fixed racks, which meets this standard. 

G. Section 3.2.2(C)(5) - Walkways 
 

Walkways must be provided to link sidewalks with building entries through 
parking lots.  These walkways must also provide direct connections to off-
site pedestrian and bicycle destinations.  The proposed walkways connect 
the main entrance to both the restaurant and hotel to the sidewalk along 
Lincoln Avenue. 

H. Section 3.2.2(C)(6) – Direct On-Site Access to Pedestrian and Bicycle 
Destinations 

 
The on-site pedestrian and bicycle circulation system must allow for 
connections to major pedestrian and bicycle destinations. As shown, the 
site provides direct sidewalk connections to Lincoln Avenue and the 
Poudre Trail, which facilitates pedestrians reaching destinations nearby. 
The site also directly ties into the bike lane along Lincoln Avenue and the 
Poudre Trail, which allows cyclists to reach nearby destinations as well. 

I. Section 3.2.2(D)(1) – Access and Parking Lot Requirements - 
Pedestrian/Vehicle Separation 
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To the maximum extent feasible, pedestrians and vehicles shall be 
separated through provisions of a sidewalk or walkway.  The site complies 
with this standard by providing an extensive sidewalk network around the 
building and site.  The sidewalk is separated from vehicle use areas by a 
curb. 
 

J. Section 3.2.2(E) - Parking Lot Layout 
 
The proposed parking lot layout is consistent with requirements of the 
Land Use Code in regards to circulation routes, orientation, landscaped 
islands, and points of conflict. 

K. Section 3.2.2(J) - Setbacks 
 

Parking lots must be setback more than 15 feet on average from arterial 
streets with the parking lot no closer than 5 feet at any point. The closest 
parking stall is 57 feet, six inches from Lincoln Avenue. 

L. Section 3.2.2(K)(2) - Nonresidential Parking Requirements 
 

The minimum, maximum and proposed parking are contained in the table 
below.  The proposed parking is within the range of required parking and 
thus meets the requirements of the Land Use Code.  

Table 1: Proposed Parking 
Use Min. Parking Max. Parking Parking Provided 

Hotel (107 rooms) 0.5 spaces per 
unit = 54 

1 space per unit = 
107 

75 

Restaurant (6,200 
sq. ft.) 

5 spaces per 
1,000 sq. ft. = 32 

10 spaces per 
1,000 sq. ft. = 62 

49 

Total 86 parking 
spaces 

169 parking 
spaces 

124 parking 
spaces 

 

M. Section 3.2.2(K)(5) - Handicap Parking 
 

Parking lots with less than 101-150 parking spaces are required to provide 
five handicap accessible spaces with one space being van accessible with 
an 8-foot wide access aisle.  The parking lot shows five handicap 
accessible spaces with one van accessible handicap parking space in 
accordance with this standard. 

N. Section 3.2.3 - Solar Access, Orientation, Shading 
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All developments must be designed to accommodate active and/or 
passive solar installations and must not deny adjacent properties access 
to sunshine.  The proposed building is designed and located to minimize 
the casting of shadows on adjacent properties and could accommodate 
future active and/or passive solar installations. 

O. Section 3.2.4 - Site Lighting 
 

The proposed lighting plan is consistent with the requirements of the Land 
Use Code in regards to the general standard, lighting levels and design 
standards.  

P. Section 3.2.5 - Trash and Recycling Enclosures 
 

Trash and recycling enclosures must be provided in locations abutting 
refuse collection or storage areas, shall be designed to allow walk-in 
access without having to open the main service gate, shall be screened 
from public view and shall be constructed on a concrete pad.  The 
proposed trash and recycling enclosure abuts a storage area, allows walk-
in access without having to open the main service gate, is screened from 
public view and is built on a concrete pad. 

Q. Section 3.4.1(D)(1) - Ecological Characterization Study  
 
An ecological characterization study (ECS) was conducted in February 
2017, with an emphasis on the Cache la Poudre River Corridor located to 
the southwest of the project. The existing site lacks any significant 
vegetation and is predominantly bare dirt, with a chain link fence 
separating the lot from the river corridor. To enhance ecological 
conditions, the ECS recommends the planting of a variety of native tree, 
shrub and grass species that are appropriate for the Poudre River 
ecosystem and provide year-round habitat for wildlife species.  
 

R. Section 3.4.1(E) - Establishment of Buffer Zones 
 
An average buffer of 201 feet from the Poudre River top of bank is 
proposed, ranging from 176 to 244 feet in width; this is narrower than the 
standard buffer for the Poudre River of 300 feet. Rather than a strict 
application of the standard buffer, the applicant proposes significant 
restoration and enhancement of the buffer area in order to protect the river 
corridor and meet the performance standards in section 3.4.1(E)(1). The 
following measures support the nine buffer zone performance standards: 
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a. No disturbance of the vegetation, wetlands or banks of the Poudre 
River.  

b. Significant restoration and planting of trees (54), shrubs and flowering 
plants (190), and native seed mixes within the buffer zone to enhance 
habitat and provide a visual buffer between the development and the 
river. 

c. Naturalistic grading of new detention ponds to provide additional 
habitat diversity. 

d. A paved path connecting to the Poudre Trail, which will direct 
pedestrian use away from the restored areas of the buffer zone. 

e. Partnership with the City to relocate the Poudre Trail farther from the 
river to allow for additional bank stabilization and restoration. 

f. Removal of existing fencing that serves as a barrier to wildlife 
movement. 

g. Elimination of all light spill into the buffer zone; use of a landscaped 
berm to eliminate the impact of vehicle headlights on the buffer zone. 

h. Low impact development techniques in the parking lot to minimize 
runoff and direct stormwater to rain gardens and detention ponds 
rather than directly to the Poudre River. 

i. Location of building entrances and high use outdoor areas away from 
the buffer zone. 

 
S. Section 3.4.1(I) - Design and Aesthetics 

 
Because the project is located in the vicinity of the Poudre River corridor, it 
must be designed in a way that reflects the visual and ecological character 
of that area. The materials (natural buff stone, stucco, lap siding) and 
colors selected for the building will visually complement the river corridor. 
The building, parking lot, and other site elements have been located and 
designed in a way that enhances ecological character and minimizes 
impacts on the river corridor.  
 

T. Sections 3.4.1(L-M) Compatibility With and Access to Natural Areas 
 
The project is immediately adjacent to Homestead Natural Area and 
across the river from Udall Natural Area. The natural habitat buffer zone 
will serve as an extension of Homestead Natural Area, improving the 
connectivity of wildlife habitat along that stretch of the Poudre River. The 
project would improve access to Homestead Natural Area with the 
addition of a bike and pedestrian connection to the Poudre Trail. 
 

U. Section 3.5.1 - Building and Project Compatibility 
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The proposed plan is consistent with the requirements of the Land Use 
Code in regards to building and project compatibility including building 
size, height, bulk, mass, scale, mechanical equipment screening and 
operational/physical compatibility. 
 
Size, Height, Bulk, Mass and Scale 
The context surrounding this site is varied. Buckingham, a neighborhood 
predominantly consisting of one and two-story single-family detached 
homes lies to the north. O’Dell Brewing also lies to the north. The tallest 
portion of the O’Dell building is 40 feet. Woodward Governor abuts the 
property to the east. The Woodward site consists of a series of three-story 
buildings. The tallest portion of Woodward’s buildings is 40 feet. In-Situ 
abuts the property to the west. In-Situ is housed in a two-story, 30-foot tall 
building. The styles and materials exhibited on these sites are varied 
without a predominant character. 
 
The Downtown Plan provides guidance with respect to building style for 
this parcel. Page 174 contains the following excerpt that describes the 
desired character of development in the Innovation District: 
 
Contemporary semi-industrial architecture should be the starting point for 
building programming and design. New buildings should reflect the 
industrial, agricultural and commercial buildings of the area in new, 
creative ways. Contemporary interpretations of simple building forms, 
juxtaposed masses, industrial materials and industrial details are 
encouraged. Historic resources in the Subdistrict will be a key determinant 
in the acceptable degree of programming and compatible design. 
 
The proposed building uses stone, lap sidings, and stucco, all of which are 
appropriate for achieving a semi-industrial character. The building’s mass 
is broken up through a series of projections, recesses, and changes in 
height. Along Lincoln Avenue and the south end of the site the building 
steps down to one story. As the building rises, the upper stories step back 
on the south end of the building to provide further relief and minimize the 
perceived scale of the building. Windows are sized to provide human 
scale with many of the windows containing sills and headers to provide 
further definition. Cornices line the top of each section of the building to 
add detail and interest to the building. The colors chosen are muted to tie 
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in well to the river corridor. All of these elements work together to create a 
building that is in scale and compatible with the area. 

Materials 
The proposed building uses materials of equal or better quality than those 
used on surrounding projects. The proposed building uses stone, stucco, 
and lap siding to meet this standard. 
 
Outdoor Storage Areas/Mechanical Equipment 
The proposed plan is consistent with the requirements of the Land Use 
Code in regards to the location of outdoor storage, screening of storage 
areas, and screening of rooftop mechanical equipment from public view. 
 
Operational/Physical Compatibility 
The proposed plan is consistent with the requirements of the Land Use 
Code in regards to hours of operation, placement of trash receptacles and 
location and number of off-street parking spaces. 

V. Section 3.5.1(G) – Building Height Review 
 
For buildings over 40 feet in height, the applicant must submit a shadow 
analysis. The building may not deny abutting properties their access to 
natural sunlight. The building must also be designed to minimize privacy 
concerns and be in scale with the surrounding area. 
 
While the building does cast shadows onto the In-Situ site, the building is 
sited in such a way to minimize the casting of shadows. The building is 
located on the eastern end of the site to mitigate for the casting of 
shadows.  Balconies and decks are located toward the center of the 
building to minimize privacy concerns for the Buckingham neighborhood. 
The building is a similar size and scale to the O’Dell Brewing building and 
In-Situ building, satisfying this standard. 

W. Section 3.5.3(C)(1) – Orientation to a Connecting Walkway 
 

At least one main entrance of any commercial or mixed-use building shall 
face and open directly onto a connecting walkway with pedestrian 
frontage. Both the entrance to the hotel and entrance to the restaurant tie 
directly into the sidewalk along Lincoln Avenue. 

X. Section 3.5.3(C)(2) – Orientation to Build-to Lines for Streetfront Buildings 
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Buildings abutting an arterial street shall be located 10-25 feet behind the 
street right-of-way. At its closest dimension, the building is located 15 feet, 
9-1/4 inches away from the right-of-way. 

Y. Section 3.5.3(D) - Variation in Massing 
 

The proposed building is consistent with the requirements of the Land Use 
Code in regards to horizontal massing and changes in massing being 
related to entrances, the integral structure and interior spaces of the 
building.  No horizontal plane exceeds a 1:3 height-width ratio.  The 
changes in massing also relate to building features such as doors and 
windows, which are integral to the interior spaces of the building. 

Z. Section 3.5.3(E) - Character and Image 
 

The proposed building is consistent with the relevant requirements of this 
Land Use Code section including façade treatments, entrances, and base 
and top treatments.  All walls break up their mass with windows, change in 
materials and fenestration pattern to provide a human scale.  Canopies 
define the main entrance to the restaurant and hotel.  Extruded bays with 
a masonry cap on top of stone define a clear base of the building.  
Cornices define a clear top of the building. The middle portion of the 
building is defined by a change in material to lap siding and stucco. 

AA. Section 3.6.6 – Emergency Access 
 
An emergency access easement is proposed that runs through the 
parking lot around the entire building.  The emergency access easement 
ensures emergency vehicles can gain proper access and maneuvering to 
reach all portions of the proposed building. 
 

4. Compliance with Article 4 of the Land Use Code – Community Commercial, 
Poudre River District (CCR), Division 4.20: 

 
The project complies with all applicable Article 4 standards as follows: 

 
A. Section 4.20(B)(2)(c) – Permitted Uses 

 
The proposed uses, lodging establishment and standard restaurant, are 
permitted in the CCR zone district. These uses are consistent with the 
district’s intent to provide locations for redevelopment or development of 
moderate intensity uses that are supportive of Downtown, subject to 
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floodplain restrictions that is compatible with the scenic, cultural, natural 
and historical context of the River and Downtown. 

 
B. Section 4.20(D)(2) – Streets and Connections 

 
The layout of new streets and walkways on-site shall emphasize the 
characteristics and views of the River landscape utilizing special street 
design features. The walkway leading to the Poudre Trail is lined with 
shrubs, trees, and an upland seed mix while emphasizing a view to the 
river. 

C. Section 4.20(D)(3)(b) – Character and Image 
 
Buildings should form outdoor spaces to integrate the development into 
the landscape. Windows should be individually defined with sills, lentils, 
and/or headers to visually establish and define the building stories and 
establish human scale and proportion. The building forms a courtyard on 
the east side of the building with extensive plantings to tie into the 
landscape. The windows featured on the building have sills and headers 
or frames to define building stories and establish human scale and 
proportion. 
 

D. Section 4.20(D)(3)(c) – Color/Materials 
 

Predominant building colors should be subdued or neutral shades. 
Textured unit masonry such as brick, stone and tinted, variously textured 
concrete masonry units, as well as treated wood siding, shall be used in 
repeating pattern as integral parts of the building fabric to the maximum 
extent feasible. All of the colors used are subdued or neutral shades. The 
base of the building is stone and is integral to the building’s fabric. 
 

E. Section 4.20(D)(4)(a) – Landscaping/Vegetation Protection 
 

The natural qualities of the River landscape shall be maintained and 
enhanced using plants and landscape materials native to the River 
corridor in the design of site and landscape improvements. All of the 
plantings used in the natural habitat buffer zone are native and 
enhancethe corridor. 

 
5. Findings of Fact/Conclusion: 

 
In evaluating the request for the Spirit at the River Project Development Plan, Staff 
makes the following findings of fact: 
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A. The Project Development Plan complies with the process located in Division 2.2 
– Common Development Review Procedures for Development Applications of 
Article 2 – Administration. 
 

B. The Modification of Standard to Section 3.2.1(E)(4) that is proposed with this 
Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1), in that the granting of the Modification would not be detrimental to 
the public good and the proposal submitted is equal to or better than a proposal 
that would meet the code.  
 

C. The Modification of Standard to Section 4.20(D)(3)(a)(1) that is proposed with 
this Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(4), in that the plan diverges from the Land Use Code in a nominal and 
inconsequential way from the perspective of the overall development and 
continues to advance the purposes of the Land Use Code. 
 

D. The Modification of Standard to Section 4.20(D)(3)(a)(2) that is proposed with 
this Project Development Plan meets the applicable requirements of Section 
2.8.2(H)(1), in that the granting of the Modification would not be detrimental to 
the public good and the proposal submitted is equal to or better than a proposal 
that would meet the code. 
 

E. The Project Development Plan/Final Plan complies with relevant standards of 
Article 3 – General Development Standards, so long as the modification to 
Section 3.2.1(E)(4) is approved. 
 

F. The Project Development Plan/Final Plan complies with relevant standards 
located in Division 4.20 Community Commercial – Poudre River District (CCR) of 
Article 4 – Districts, so long as the modifications to Sections 4.20(D)(3)(a)(1) and 
4.20(D)(3)(a)(2) are approved.  

 
RECOMMENDATION: 
 
Staff recommends approval of Spirit at the River, PDP170026. 
 
ATTACHMENTS: 
 

1. Vicinity Map 
2. Statement of Planning Objectives 
3. Modification of Standard Requests 
4. Spirit at the River Planning Document Set (Plat, Site Plan, Landscape Plan, 

Elevations, Materials Board & Photometric Plan) 
5. Spirit at the River Utility Plan 
6. Ecological Characterization Study 
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7. Ecological Characterization Study Report Addendum 
8. River Buffer Performance Standards 
9. Letter of Intent from Woodward, Inc. 
10. Transportation Impact Study 
11. Geotechnical Subsurface Exploration Report 
12. Compliance with Fort Collins Plans and Policies 
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Lincoln Planning Objectives 
 
 
Section i 
 
Recognize and implement design characteristics of the subdistricts and surrounding buildings.  
Applying appropriate design and building heights steps within subdistrict characteristics.  
Promotes high-quality building design and materials.  
Implements resources that contributes to the historic character and authenticity of the Innovation 
subdistrict.  
 
Section ii 
 
The Lincoln Hotel site is located along Lincoln Ave and extends south to the Poudre River Corridor. 
Currently the site has no vegetation/habitat area or access from the Poudre River for wildlife or 
people. The site is comprised of compressed gravel paving from Lincoln Ave to the existing Poudre 
trail.  A 6’ high barbed wire chain link surrounds the current site.  There is no visual buffering 
offered currently for users of the trail or for wildlife and their habitat area along the river. Machinery 
if often used and parked right along the trail. 
 
With the proposed plan chainlink fencing would be removed. The current access easement along 
the Poudre Trail would be widened to allow for the trail to be relocated further north from the 
eroding bank. An additional public access easement would be added on the west end of the 
property for the public to connect from Lincoln directly onto the Poudre Trail. A 6’-0” wide sidewalk 
transitioning to 10’-0” multi-modal trail would be installed within this new easement.  
 
With the circulation improvements from the walk and fencing being removed wildlife would benefit 
immensely with the new 0.9 acres of open space that will be restored for habitat area. Large tree 
and shrub groupings would add buffering at the south end of the parking to transition the uses from 
hotel to river corridor. All of the plantings that occur within this area would be native species or 
follow closely with a water wise approach. Many of the species and seed mix used come directly 
from the City of Fort Collins’ Stormwater and Natural Areas staff recommendations. Grading for 
detention within this area follows a natural topography look and works to reinforce the natural look 
of the areas along the river. 
 
The owner would work with the City of Fort Collins on an as needed basis to allow for temporary 
construction easements to be put in place when funds become available to reinforce the bank 
along the Poudre River. Any design for this bank restoration would be by the City and all tree 
mitigation would be by the City. This plan proposes no changes to the current condition of the site 
south of the existing trail. 
 
Section iii 
 
The property will be managed by Spirit Hospitality, LLC and owned by a Limited Liability Limited 
Partnership, of which Spirit Hospitality, LLC will be the general partner. The property is thoroughly 
maintained by on site maintenance staff and contracted maintenance vendors. Maintenance 
programming includes daily site clean up along with regular routine maintenance as well as 



monthly, semi-annual and annual inspections of exterior components to ensure proper aesthetic, 
safety and opportunity for enjoyment by staff, community and guests of the property.  Regular 
maintenance is included but not limited to landscape trimming, pruning & fertilization, snow 
removal, and other functions which would be considered routine maintenances. 
 
Section iv 
 
The hotel portion of the project is staffed 24 hours per day, 7 days per week and will employ 14 FTE 
and 11 PTE. The restaurant portion of the hotel will be staffed on a rolling schedule of two shifts per 
day, 7 days per week and will employ 35 FTE and 22 PTE.  
 
 
Section v 
 
The current lot for the Lincoln Hotel presents several limitations. These range from less than half of 
the site being outside of the 300’ buffer of the Poudre River available for development, multiple 
utility easement and access points that were specified on the Lincoln Corridor Plan. Because of 
these limitations many meetings occurred with City staff to present information with the TIS report 
on keeping the current entrance in place for the redevelopment of the site and not realigning with 
3rd Street as noted in the Lincoln Corridor Plan. This was agreed on and design continued with that 
being the full access intersection point for the site. The proposed design shows a parking garage 
that would serve as the turnaround point for all guests and visitors on the site. Staff only would be 
directed to use parking on the east side of the building, they would exit out at the full movement 
intersection on the west. An exit only drive would be on the east side of the building. This drive 
would be for service/trash and emergency vehicles only and would be a right out only.  
 
In order to help bring public access to the Poudre River a 6’ sidewalk that transitions to a 10 multi-
modal trail was placed on the west side of the site. Due to the narrow nature of the current lot the 
developers had to buy a piece of property on the east from Woodward to expand into. In order to 
keep costs down for additional land purchase from Woodward and still accommodate the trail it is 
located +/-6” from the west property line and will be for pedestrian use only until the end of the 
parking lot (modification request submitted). Bikes will utilize the drive lane before connecting at 
the south end of the parking on the 10’ multi-modal trail. 
 
A portion of the site extends into the 300’ river buffer. The site in this area seeks to use high 
performance standards to offset this. The building steps down to a 1-story garage, permeable 
paving is in all parking stalls, all parking stalls are reduced to a 17’ length with overhangs reduce 
the pavement impact, flush curbs, increased buffering for light conflicts and visual concerns, native 
species and natural grading. 
 
The parking lot off of Lincoln seeks to maintain the current street frontage offsets at adjacent Insitu 
site. This will create a more unified and cohesive street view along the corridor. (LCUASS variance 
request submitted). 
 
Section vi 
 
Documents will be provided upon completion.  



 
Section vii 
 
Because the site is currently completely devoid of any natural features (refer to section ii) there are 
no natural features being disturbed. The development will restore and reintroduces 0.9 acres of 
additional habitat space to the Poudre River corridor. 
 
Section viii 
 
No neighborhood meetings was held.  
 
Section ix 
 
Lincoln Hotel  



Lincoln Hotel Modification Requests: 
 
1. Building Height (Section 4.2.D.3(A)): The maximum building height shall be (3) three 

stories.  
  

Provided: 3 Story building with partial 4 Story Shown On a Small Portion Of The Building. 
This is in Accordance With Downtown Plan Innovation Subdistrict Guidelines. 

  
The proposed single hotel building with integral restaurant and garage located within the 
Innovation Subdistrict and having a portion of the property straddle the Poudre Corridor 
Subdsitrict, conforms to the design criteria of allowing buildings taller than 3 stories in 
appropriate character subdistricts while maximizing compatibility through appropriate 
design. The building is located in the depth of the property situated North to South. Facing 
Lincoln the building has a single level frontage and steps up to 3 stories. Facing the Poudre 
the building has a single story stepping up to 4 stories with a setback at the forth to provide 
a 2 step elevation fronting the Poudre. The middle portion of the building, directly over the 
main entry to the hotel has a 4 story design that steps down in a transitional fashion with 
vertical articulation in the building elevations. The small 4 story portion of the building at 
the middle portion of the hotel creates a tasteful and human scale building aesthetic due 
to its length.   

 
 2. Poudre River Buffer (Section 3.4.1(E): 300' buffer from top of bank. 
 

Provided: An average 200' buffer is shown on plans with high level of performance 
standards met in all (9) nine performance categories. 
 
Standard Used: #3: 
by reason of exceptional physical conditions or other extraordinary and exceptional situations, 
unique to such property, including, but not limited to, physical conditions such as exceptional 
narrowness, shallowness or topography, or physical conditions which hinder the owner's ability 
to install a solar energy system, the strict application of the standard sought to be modified 
would result in unusual and exceptional practical difficulties, or exceptional or undue hardship 
upon the owner of such property, provided that such difficulties or hardship are not caused by 
the act or omission of the applicant; or 

 
The current lot for the Lincoln Hotel presents several limitations. These range from less 
than half of the site being outside of the 300’ buffer of the Poudre River available for 
development as well as multiple utility easements that run along the west side of the 
property.  Additional property had to be acquired from the east (Woodward Property) to 
help alleviate some of the constraints for development on this site. 
 
As discussed in the June 13, 2017 meeting with City Staff the top of bank is eroding and 
has continued to creep into the Lincoln Hotel site. Staff is not sure of the timeline, but the 
centerline of the river was once the south property line.  The centerline of the river has 
pushed north 25-35’ from this original location, we can assume the top of bank has moved 
roughly the same distance. 
 



A portion of the proposed site plan extends into the 300’ river buffer. The site plan and 
landscape in this area use high performance standards to offset this. The building steps 
down to a 1-story garage, permeable paving is in all parking stalls, all parking stalls are 
reduced to a 17’ length with overhangs reduce the pavement impact, flush curbs, 
increased buffering for light conflicts and visual concerns, native species and natural 
grading all add to the enhancement of this area.  
 
Overall with this site and landscape plan  +/-0.9 acres of native habitat area has been 
added along the Poudre River Trail within the buffer zone. This replaces the current site 
which is almost entirely  compacted gravel parking and storage area to the north side of 
the Poudre Trail. 
 
See attached Exhibit 2.A Buffer Area and Utilities 

 
 3. Parking lot perimeter landscaping on west portion of parking Lot (Section 3.2.1.E.4(A-B)): 

1 Tree/25 Lf, Screening 30" Ht For 70% Of Length. 
 
  Provided: 6' wide public sidewalk connection from Lincoln Avenue to Poudre River Trail. 
  

Standard Used: #2: 
the granting of a modification from the strict application of any standard would, without 
impairing the intent and purpose of this Land Use Code, substantially alleviate an existing, 
defined and described problem of city-wide concern or would result in a substantial benefit to 
the city by reason of the fact that the proposed project would substantially address an important 
community need specifically and expressly defined and described in the city's Comprehensive 
Plan or in an adopted policy, ordinance or resolution of the City Council, and the strict 
application of such a standard would render the project practically infeasible; or 

 
The Pedestrian Plan  (pages 33-34) outlines the importance of improving the directness for 
pedestrians to access parks, trails etc. on their routes. The new 6’-0” concrete walk with 
allow for the public to have a direct access point along Lincoln without having to travel 
further west for the entry point on the trail. This new sidewalk is also in line with the 
residential neighborhood just to the north as well as Odell Brewing. (see attached Exhibit 
3.A Trail Connection).   
 
Earlier discussions and plans with staff showed the sidewalk in front of the hotel 
connecting with the multi-modal trail in the open space. This approach was changed to a 
separate sidewalk connection in order to work better with the public perception of sidewalk 
being a public access point that was intended verses a feeling of cutting through a property 
to get to a destination.  



Spi r i t  a t  the  Ri ve r  M o di f i c a ti o n Re que st:  
 
LUC Requirement:  Section 4.20.D.3(a)(2), Parking Lots: Buildings shall be sited so that any new parking lots 
and vehicle use areas are located in either: 1) interior block locations between buildings that face the street 
and buildings that face the River, or 2) side yards. 
 
Provided: A drive aisle loops around the building.  The majority of the parking is located in the parking garage 
or on either side of the building, however, a limited amount of parking and drive aisle occur behind the 
building. There is substantial landscaping and earthen berm that provides screening between the drive 
aisle/parking area and the River buffer. 
 
The applicant requests a modification from the above-referenced requirement for the location of parking and 
vehicle use areas on the grounds that (i) there exists exceptional and unique physical conditions not caused by 
the applicant which prevent compliance with the standard [See LUC 2.8.2(H)(3)] and, (ii) the plan submitted 
promotes the general purpose of the standard equally well or better than a plan that does comply with the 
standard [See LUC 2.8.2(H)(1)].  
 
LUC 2.8.2(H)(3): 
“by reason of exceptional physical conditions or other extraordinary and exceptional situations, unique to such property, 
including, but not limited to, physical conditions such as exceptional narrowness, shallowness or topography, or physical 
conditions which hinder the owner's ability to install a solar energy system, the strict application of the standard sought to 
be modified would result in unusual and exceptional practical difficulties, or exceptional or undue hardship upon the owner 
of such property, provided that such difficulties or hardship are not caused by the act or omission of the applicant” 
 
The extreme narrowness and configuration of the property, as well as the buffer and existing easements, 
present practical difficulties.  Even having taken the step of adding property acquired from Woodward, the 
overall lot width ranges from approximately 286 feet to 235 feet, for an average width of 267 feet.  This is 
exceptionally narrow and makes locating a building, drive aisles and Poudre Fire Authority emergency access 
way and the needed parking very difficult.   The first option under the standard requires parking and vehicle 
use areas to be located in an “interior block location between buildings that face the street and buildings that 
face the River.”   Note that the property is not located within a standard block; there is only one block face.  
The property extends all the way from the Lincoln Street frontage to the south bank of the River. Due to the 
need to preserve a River buffer and the fact that the narrowest portion of the lot is located at the edge of the 
River buffer, coupled with the existing utility easements on the west side of the lot and access points along 
Lincoln it is not possible to construct two buildings north of the buffer (one facing the street and one facing the 
River) with parking between the buildings.  
 
 
The second option under the standard requires parking and vehicle use areas to be located in “side yards.”  In 
order to satisfy other important LUC criteria for access and circulation, and emergency access requirements of 
the Poudre Fire Authority, the site is designed with a full movement access point and a drive aisle that loops 
around the building to an exit only driveway.  The building has been designed to be long and narrow, to fit 
within the lot constraints and enclose the courtyard area for minimal human impact to the buffer.  A total of 
124 parking spaces are provided.  Of these, 99 spaces (80%) are located either within the parking garage or 
along the drive aisles along the east and west side yards of the building.  Only 25 spaces or 20% of the total 



are not able to be located in either the garage or the side yards due to the narrowness and other challenges 
of the site. 
 
In order to mitigate any potential impact to the River from the location of the drive aisle and the limited 
number of parking spaces on the south side of the building, the applicant is providing a landscape buffer 
between the parking and the River that has been carefully designed with a two-foot tall earthen berm at the 
south edge of the parking spaces and dense landscaping, including 8 evergreen trees, 1 small ornamental 
trees, 34 shrubs, 20 ornamental grasses and interspersed with native grass mix.  In addition, the applicant 
has reduced lighting levels in this parking area to a level that eliminates all spillage into the natural Habitat 
Buffer Zone .  This combination of the berm, plantings and reduced lighting effectively mitigates any potential 
negative impact of locating the drive aisle and limited parking not within the side yards. 
 
LUC 2.8.2(H)(1): 
“the plan as submitted will promote the general purpose of the standard for which the modification is requested equally 
well or better than would a plan which complies with the standard for which a modification is requested.” 
 
The main purpose of the Development Standards for the C-C-R zone district is to foster a healthy and 
compatible relationship between the River and surrounding urban uses.”  By locating a majority of the parking 
in the side yards of the building with only a small number of parking spaces in the area between the building 
and the River buffer, which is then mitigated by an earthern berm and extensive landscaping, and by locating 
some of the parking spaces in an interior parking garage that is completely out of sight, the applicant 
achieves the purpose of the standard as well as a plan that meets the standard. 
 
 
Finally, the approval of this modification request will not be detrimental to the public good.  The applicant 
believes, to the contrary, that the creation of a new River buffer and the installation of native landscaping and 
trails within and connecting to the buffer will result in a significant benefit to the public. 
 

 
 
 



1.34 ac
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OLSSON ASSOCIATES ASSUMES
NO RESPONSIBILITY FOR
EXISTING UTILITY LOCATIONS
(HORIZONTAL OR VERTICAL). THE
EXISTING UTILITIES SHOWN ON
THIS DRAWING HAVE BEEN
PLOTTED FROM THE BEST
AVAILABLE INFORMATION.  IT IS
HOWEVER THE RESPONSIBILITY
OF THE CONTRACTOR TO FIELD
VERIFY THE LOCATION OF ALL
UTILITIES PRIOR TO THE
COMMENCEMENT OF ANY
CONSTRUCTION ACTIVITIES.

NOTE
THIS DOCUMENT HAS BEEN
RELEASED BY OLSSON
ASSOCIATES ONLY FOR REVIEW
BY REGULATORY AGENCIES AND
OTHER PROFESSIONALS, AND IS
SUBJECT TO CHANGE. THIS
DOCUMENT IS NOT TO BE USED
FOR CONSTRUCTION.

CALL 811 SEVENTY-TWO HOURS
PRIOR TO DIGGING, GRADING OR

EXCAVATING FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES

R

S
P

IR
IT

 A
T 

TH
E

 R
IV

E
R

 S
U

B
D

IV
IS

IO
N

LO
C

A
TE

D
 IN

 T
H

E
 S

E
 Q

U
A

R
TE

R
 O

F 
S

E
C

. 1
2,

 T
7N

, R
69

W

FO
R

T 
C

O
LL

IN
S

, C
O

LO
R

A
D

O
20

17

017-0150

10-26-2017

3

SPIRIT AT THE RIVER SUBDIVISION

FI
N

A
L 

P
LA

T
O

V
E

R
V

IE
W

 S
H

E
E

T

KEB
LMM
JCS

MAG

V_FPT_70150

1 of

BEING A REPLAT OF A PORTION OF BALDWIN MINOR SUBDIVISION AND A PORTION OF LOT 1, WOODWARD TECHNOLOGY CENTER
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 12, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE SIXTH PRINCIPAL MERIDIAN,

CITY OF FORT COLLINS, COUNTY OF LARIMER, STATE OF COLORADO

SITE 

VICINITY MAP  - NTS

SURVEYOR'S CERTIFICATE:
I, JUSTIN C. SCHEITLER, A  COLORADO  REGISTERED  PROFESSIONAL  LAND  SURVEYOR,  DO  HEREBY  STATE  THAT  THIS  SUBDIVISION
PLAT  WAS  PREPARED  FROM  AN  ACTUAL  SURVEY  UNDER  MY  PERSONAL  SUPERVISION,  THAT  THE  MONUMENTATION  AS
INDICATED  HEREON  WERE  FOUND  OR  SET  AS  SHOWN,  AND  THAT  THE  FORGOING  PLAT  IS  AN  ACCURATE  REPRESENTATION
THEREOF,  ALL  THIS  TO  THE  BEST  OF  MY  KNOWLEDGE, INFORMATION AND BELIEF.

JUSTIN C. SCHEITLER
PROFESSIONAL LAND SURVEYOR
COLORADO LICENSE NUMBER 38430

GENERAL NOTES:
1. THIS SURVEY DOES NOT CONSTITUTE A TITLE SEARCH BY OLSSON ASSOCIATES TO DETERMINE OWNERSHIP OR EASEMENTS OF RECORD. FOR ALL

INFORMATION REGARDING EASEMENTS, RIGHT-OF-WAY AND TITLE OF RECORD, OLSSON ASSOCIATES RELIED UPON A CLIENT PROVIDED TITLE
COMMITMENT FROM OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY ON BEHALF OF LAND TITLE GUARANTEE COMPANY, COMMITMENT NO.
FCC25140342, EFFECTIVE DATE MAY 03, 2016 AT 5:00 P.M. AND COMMITMENT FROM OLD REPUBLIC NATIONAL TITLE INSURANCE COMPANY ON BEHALF
OF LAND TITLE INSURANCE GUARANTEE COMPANY, COMMITMENT NO. FCC25146773, EFFECTIVE DATE JANUARY 20, 2017 AT 5:00 P.M. OLSSON
ASSOCIATES HAS EXAMINED THE ABOVE REFERENCED TITLE COMMITMENT AS WELL AS EACH INSTRUMENT LISTED THEREON.

2. NOTICE: ACCORDING TO COLORADO LAW YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY DEFECT IN THIS SURVEY WITHIN THREE
YEARS AFTER YOU FIRST DISCOVER SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY DEFECT IN THIS SURVEY BE COMMENCED
MORE THAN TEN YEARS FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

3. BASIS OF BEARINGS:  BEARINGS ARE BASED ON THE NORTH LINE OF THE SOUTHWEST PORTION OF SUBJECT PROPERTY BEING MONUMENTED AT
THE EAST END BY A FOUND BENT NUMBER 4 REBAR UPGRADED TO AN 18 INCH NUMBER 5 REBAR WITH A GREEN PLASTIC CAP STAMPED PLS 38430
FROM WHICH THE WEST END OF SAID LINE BEARS N89°57'00"W, A DISTANCE OF 170.00 FEET, MONUMENTED BY A FOUND NUMBER 4 REBAR WITH AN
ILLEGIBLE YELLOW PLASTIC CAP.

4. PROJECT COORDINATES ARE BASED ON COLORADO NORTHERN ZONE STATE PLANE NAD83 (2011) AND MODIFIED TO GROUND FROM A GRID
LOCATION OF NORTH 1457627.84 EAST 3122827.11 (EAST QUARTER OF SECTION 12 BEING MONUMENTED BY A 2" ALUMINUM CAP MARKED PLS 17497)
UTILIZING A COMBINED SCALE FACTOR OF 0.9997409228

5. UNITS SHOWN ON SURVEY ARE IN U.S. SURVEY FEET.

6. FLOOD ZONE:  THE SUBJECT PROPERTY LIES WITHIN ZONE C (AREA OF MINIMAL SHADING) ACCORDING TO FEMA FEDERAL INSURANCE RATE MAP
NUMBER 080266 0609 C, WITH A REVISED DATE OF SEPTEMBER 28, 1982.

7. STREET MAINTENANCE. IT IS MUTUALLY UNDERSTOOD AND AGREED THAT THE DEDICATED ROADWAYS SHOWN ON THIS PLAT WILL NOT BE
MAINTAINED BY THE CITY UNTIL AND UNLESS THE STREETS ARE CONSTRUCTED IN ACCORDANCE WITH THE SUBDIVISION REGULATIONS IN EFFECT
AT THE DATE CONSTRUCTION PLANS ARE APPROVED, AND PROVIDED THAT CONSTRUCTION OF SAID ROADWAY(S) IS STARTED WITHIN ONE (1) YEAR
OF THE CONSTRUCTION PLAN APPROVAL. THE OWNER(S), DEVELOPER(S) AND/OR SUBDIVIDER(S), THEIR SUCCESSORS AND/OR ASSIGNS IN
INTEREST, SHALL BE RESPONSIBLE FOR STREET MAINTENANCE UNTIL SUCH TIME AS THE CITY ACCEPTS THE RESPONSIBILITY FOR MAINTENANCE
AS STATED ABOVE.

8. DRIVES, PARKING AREAS AND UTILITY EASEMENTS MAINTENANCE. THE OWNERS OF THIS SUBDIVISION, THEIR SUCCESSORS AND/OR ASSIGNS IN
INTEREST, THE ADJACENT PROPERTY OWNER(S), HOMEOWNERS' ASSOCIATION OR OTHER ENTITY OTHER THAN THE CITY IS RESPONSIBLE FOR
MAINTENANCE AND UPKEEP OF ANY AND ALL DRIVES, PARKING AREAS AND EASEMENTS (CROSS-ACCESS EASEMENTS, DRAINAGE EASEMENTS,
ETC.)

9. DRAINAGE MAINTENANCE. THE PROPERTY OWNER SHALL BE RESPONSIBLE FOR MAINTENANCE OF ALL DRAINAGE FACILITIES INSTALLED PURSUANT
TO THE DEVELOPMENT AGREEMENT. REQUIREMENTS INCLUDE, BUT ARE NOT LIMITED TO, MAINTAINING THE SPECIFIED STORM WATER DETENTION/
RETENTION VOLUMES, MAINTAINING OUTLET STRUCTURES, FLOW RESTRICTION DEVICES AND FACILITIES NEEDED TO CONVEY FLOW TO SAID
BASINS. THE CITY SHALL HAVE THE RIGHT TO ENTER PROPERTIES TO INSPECT SAID FACILITIES AT ANY TIME. IF THESE FACILITIES ARE NOT
PROPERLY MAINTAINED, THE CITY SHALL NOTIFY THE PROPERTY OWNER IN WRITING AND SHALL INFORM THE OWNER THAT CORRECTIVE ACTION BY
THE OWNER SHALL BE REQUIRED WITHIN TEN (10) WORKING DAYS OF RECEIPT OF NOTIFICATION BY THE CITY, UNLESS AN EMERGENCY EXISTS, IN
WHICH CASE CORRECTIVE ACTION SHALL BE TAKEN IMMEDIATELY UPON RECEIPT OF NOTIFICATION BY THE CITY. IF THE OWNER FAILS TO TAKE
CORRECTIVE ACTION WITHIN TEN (10) WORKING DAYS, THE CITY MAY PROVIDE THE NECESSARY MAINTENANCE AND ASSESS THE MAINTENANCE
COST TO THE OWNER OF THE PROPERTY.

10. DRAINAGE LIABILITY. THE CITY DOES NOT ASSUME ANY LIABILITY FOR DRAINAGE FACILITIES IMPROPERLY DESIGNED OR CONSTRUCTED. THE CITY
REVIEWS DRAINAGE PLANS BUT CANNOT, ON BEHALF OF ANY APPLICANT, OWNER OR DEVELOPER, GUARANTEE THAT FINAL DRAINAGE DESIGN
REVIEW AND APPROVAL BY THE CITY WILL RELIEVE SAID PERSON, HIS SUCCESSORS AND ASSIGNS, FROM LIABILITY DUE TO IMPROPER DESIGN. CITY
APPROVAL OF A FINAL PLAT DOES NOT IMPLY APPROVAL OF THE DRAINAGE DESIGN WITHIN THAT PLAT.

11. LANDSCAPE MAINTENANCE. THE OWNERS OF THIS SUBDIVISION, THEIR SUCCESSORS AND/OR ASSIGNS IN INTEREST, THE ADJACENT PROPERTY
OWNER(S), HOMEOWNERS' ASSOCIATION OR ENTITY OTHER THAN THE CITY IS RESPONSIBLE FOR MAINTENANCE AND UPKEEP OF PERIMETER
FENCING OR WALLS, LANDSCAPING AND LANDSCAPED AREAS AND SIDEWALKS BETWEEN THE PROPERTY LINE AND ANY PAVED ROADWAYS. THE
OWNERS OF THIS SUBDIVISION, THEIR SUCCESSORS AND/OR ASSIGNS IN INTEREST OR AN ENTITY OTHER THAN THE CITY, AGREE TO THE
RESPONSIBILITY OF MAINTAINING ALL OTHER OPEN SPACE AREAS ASSOCIATED WITH THIS DEVELOPMENT.

12. THERE SHALL BE NO PRIVATE CONDITIONS, COVENANTS, OR RESTRICTIONS THAT PROHIBIT OR LIMIT THE INSTALLATION OF RESOURCE
CONSERVING EQUIPMENT OR LANDSCAPING THAT ARE ALLOWED BY SECTIONS 12-120 - 12-122 OF THE CITY CODE.

KNOW ALL PERSONS BY THESE PRESENTS, THAT THE UNDERSIGNED, BEING OWNERS OF THE FOLLOWING DESCRIBED LAND:

A TRACT OF LAND LOCATED IN THE SOUTHEAST QUARTER OF SECTION 12, TOWNSHIP 7 NORTH, RANGE 69 WEST OF THE 6TH P.M.,
LOT 1, BALDWIN MINOR SUBDIVISION AND A PORTION OF LOT 1, WOODWARD TECHNOLOGY CENTER, CITY OF FORT COLLINS,
COUNTY OF LARIMER, STATE OF COLORADO BEING MORE PARTICULARY DESCRIBED AS FOLLOWS:

BEARINGS ARE BASED ON THE NORTH LINE OF THE SOUTHWEST PORTION OF SUBJECT PROPERTY BEING MONUMENTED AT THE
EAST END BY A FOUND BENT NUMBER 4 REBAR UPGRADED TO AN 18 INCH NUMBER 5 REBAR WITH A GREEN PLASTIC CAP
STAMPED PLS 38430 FROM WHICH THE WEST END OF SAID LINE BEARS N89°57'00"W, A DISTANCE OF 170.00 FEET, MONUMENTED BY
A FOUND NUMBER 4 REBAR WITH AN ILLEGIBLE YELLOW PLASTIC CAP;

COMMENCING AT THE EAST QUARTER CORNER OF SECTION 12; THENCE N89°57'00”W ALONG THE NORTH LINE OF SAID SOUTHEAST
QUARTER, A DISTANCE OF 2179.79 FEET; THENCE S00°14'00”W, A DISTANCE OF 57.50 FEET TO THE NORTHEAST CORNER OF IN-SITU
SUBDIVISION DESCRIBED IN RECEPTION NUMBER 20040011665, ALSO BEING THE POINT OF BEGINNING;

THENCE S00°14'00”W ALONG THE EAST LINE OF SAID SUBDIVISION, A DISTANCE OF 427.51 FEET TO THE SOUTHEAST CORNER OF
SAID SUBDIVISION;

THENCE N89°57'00”W ALONG THE SOUTH LINE OF SAID SUBDIVISION, A DISTANCE OF 170.00 FEET TO A SOUTHEASTERLY CORNER
OF SAID SUBDIVISION;

THENCE S00°14'00”W ALONG A SOUTHEASTERLY LINE OF SAID SUBDIVISION, A DISTANCE OF 123.67 FEET;

THENCE S70°20'24”E, A DISTANCE OF 88.77 FEET;

THENCE S33°22'00”E, A DISTANCE OF 253.90 FEET;

THENCE N56°38'00”E, A DISTANCE OF 84.70 FEET TO A POINT ON THE WEST LINE OF WOODWARD TECHNOLOGY CENTER RECORDED
AT RECEPTION NUMBER 20130059933;

THENCE N09°06'15”E ALONG SAID WEST LINE, A DISTANCE OF 353.88 FEET;

THENCE N90°00'00”E, A DISTANCE OF 16.09 FEET;

THENCE N65°41'50”E, A DISTANCE OF 27.26 FEET;

THENCE N33°53'12”E, A DISTANCE OF 26.23 FEET;

THENCE N11°41'25”E, A DISTANCE OF 256.88 FEET;

THENCE N00°00'16”W, A DISTANCE OF 112.14 FEET TO A POINT ON A LINE THAT IS PARALLEL WITH AND 57.50 FEET SOUTH OF THE
NORTH LINE OF SAID SOUTHEAST QUARTER;

THENCE N89°57'00”W ALONG SAID PARALLEL LINE, A DISTANCE OF 285.33 FEET TO THE POINT OF BEGINNING.

(WHICH ABOVE DESCRIBED TRACT CONTAINS 4.370 ACRES, MORE OR LESS)

FOR THEMSELVES AND THEIR SUCCESSORS IN INTEREST (COLLECTIVELY, "OWNER") HAVE CAUSED THE ABOVE DESCRIBED LAND
TO BE SURVEYED AND SUBDIVIDED INTO LOTS, TRACTS AND STREETS AS SHOWN ON THIS PLAT TO BE KNOWN AS SPIRIT AT THE
RIVER SUBDIVISION (THE "DEVELOPMENT"), SUBJECT TO ALL EASEMENTS AND RIGHTS-OF-WAY NOW OF RECORD OR EXISTING OR
INDICATED ON THIS PLAT. THE RIGHTS AND OBLIGATIONS OF THE PLAT SHALL RUN WITH THE LAND.

STATEMENT OF OWNERSHIP AND SUBDIVISION:

CERTIFICATE OF DEDICATION:
THE OWNER DOES HEREBY DEDICATE AND CONVEY TO THE CITY OF FORT COLLINS, COLORADO (HEREAFTER “CITY”), FOR
PUBLIC USE, FOREVER, A PERMANENT RIGHT-OF-WAY FOR STREET PURPOSES AND THE “EASEMENTS” AS LAID OUT AND
DESIGNATED ON THIS PLAT; PROVIDED, HOWEVER, THAT (1) ACCEPTANCE BY THE CITY OF THIS DEDICATION OF
EASEMENTS DOES NOT IMPOSE UPON THE CITY A DUTY TO MAINTAIN THE EASEMENTS SO DEDICATED, AND (2)
ACCEPTANCE BY THE CITY OF THIS DEDICATION OF STREETS DOES NOT IMPOSE UPON THE CITY A DUTY TO MAINTAIN
STREETS SO DEDICATED UNTIL SUCH TIME AS THE PROVISIONS OF THE MAINTENANCE GUARANTEE HAVE BEEN FULLY
SATISFIED.  THE STREETS DEDICATED ON THIS PLAT ARE THE FEE PROPERTY OF THE CITY AS PROVIDED IN SECTION
31-23-107 C.R.S.  THE CITY’S RIGHTS UNDER THE EASEMENTS INCLUDE THE RIGHT TO INSTALL, OPERATE, ACCESS,
MAINTAIN, REPAIR, RECONSTRUCT, REMOVE AND REPLACE WITHIN THE EASEMENTS PUBLIC IMPROVEMENTS CONSISTENT
WITH THE INTENDED PURPOSE OF THE EASEMENTS; THE RIGHT TO INSTALL, MAINTAIN AND USE GATES IN ANY FENCES THAT
CROSS THE EASEMENTS; THE RIGHT TO MARK THE LOCATION OF THE EASEMENTS WITH SUITABLE MARKERS; AND THE RIGHT
TO PERMIT OTHER PUBLIC UTILITIES TO EXERCISE THESE SAME RIGHTS.  OWNER RESERVES THE RIGHT TO USE THE
EASEMENTS FOR PURPOSES THAT DO NOT INTERFERE WITH THE FULL ENJOYMENT OF THE RIGHTS HEREBY GRANTED. THE
CITY IS RESPONSIBLE FOR MAINTENANCE OF ITS OWN IMPROVEMENTS AND FOR REPAIRING ANY DAMAGE CAUSED BY ITS
ACTIVITIES IN THE EASEMENTS, BUT BY ACCEPTANCE OF THIS DEDICATION, THE CITY DOES NOT ACCEPT THE DUTY OF
MAINTENANCE OF THE EASEMENTS, OR OF IMPROVEMENTS IN THE EASEMENTS THAT ARE NOT OWNED BY THE CITY.
OWNER WILL MAINTAIN THE SURFACE OF THE EASEMENTS IN A SANITARY CONDITION IN COMPLIANCE WITH ANY APPLICABLE
WEED, NUISANCE OR OTHER LEGAL REQUIREMENTS.

EXCEPT AS EXPRESSLY PERMITTED IN AN APPROVED PLAN OF DEVELOPMENT OR OTHER WRITTEN AGREEMENT WITH THE
CITY, OWNER WILL NOT INSTALL ON THE EASEMENTS, OR PERMIT THE INSTALLATION ON THE EASEMENTS, OF ANY
BUILDING, STRUCTURE, IMPROVEMENT, FENCE, RETAINING WALL, SIDEWALK, TREE OR OTHER LANDSCAPING (OTHER THAN
USUAL AND CUSTOMARY GRASSES AND  OTHER GROUND COVER).  IN THE EVENT SUCH OBSTACLES ARE INSTALLED IN THE
EASEMENTS, THE CITY HAS THE RIGHT TO REQUIRE THE OWNER TO REMOVE SUCH OBSTACLES FROM THE EASEMENTS.
IF OWNER DOES NOT REMOVE SUCH OBSTACLES, THE CITY MAY REMOVE SUCH OBSTACLES WITHOUT ANY LIABILITY OR
OBLIGATION FOR REPAIR AND REPLACEMENT THEREOF, AND CHARGE THE OWNER THE CITY’S COSTS FOR SUCH REMOVAL.
IF THE CITY CHOOSES NOT TO REMOVE THE OBSTACLES, THE CITY WILL NOT BE LIABLE FOR ANY DAMAGE TO THE
OBSTACLES OR ANY OTHER PROPERTY TO WHICH THEY ARE ATTACHED.
THE RIGHTS GRANTED TO THE CITY BY THIS PLAT INSURE TO THE BENEFIT OF THE CITY’S AGENTS, LICENSEES, PERMITTEES
AND ASSIGNS.

OWNER:_________________________________________

BY:__________________________________________
SIGNATURE OF OWNER

STATE OF COLORADO )
) SS

COUNTY OF LARIMER )

THE FORGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE  ME THIS _____ DAY OF  _____________, 20___.

____________________________________AS___________________________________OF______________________________,

MY COMMISSION EXPIRES: ____________________.

WITNESS MY HAND OND OFFICIAL SEAL.

______________________________________________
NOTARY PUBLIC

MAINTENANCE GUARANTEE:
THE OWNER HEREBY WARRANTS AND GUARANTEES TO THE CITY, FOR A PERIOD OF TWO (2) YEARS FROM THE DATE OF
COMPLETION  AND  FIRST  ACCEPTANCE  BY THE CITY  OF  THE  IMPROVEMENTS  WARRANTED  HEREUNDER,  THE  FULL  AND
COMPLETE  MAINTENANCE  AND  REPAIR  OF  THE  IMPROVEMENTS TO  BE  CONSTRUCTED  IN  CONNECTION  WITH  THE
DEVELOPMENT WHICH IS THE SUBJECT OF THIS PLAT.  THIS WARRANTY AND GUARANTEE IS MADE IN ACCORDANCE WITH
THE CITY LAND USE CODE AND/OR THE TRANSITIONAL LAND USE REGULATIONS, AS APPLICABLE.  THIS GUARANTEE
APPLIES TO THE STREETS AND ALL OTHER APPURTENANT STRUCTURES AND AMENITIES LYING WITHIN THE RIGHTS-OF-WAY,
EASEMENTS  AND  OTHER  PUBLIC  PROPERTIES,  INCLUDING,  WITHOUT  LIMITATION,  ALL  CURBING,  SIDEWALKS,  BIKE
PATHS, DRAINAGE PIPES, CULVERTS, CATCH BASINS, DRAINAGE DITCHES AND LANDSCAPING.  ANY MAINTENANCE AND/OR
REPAIR REQUIRED ON UTILITIES SHALL BE COORDINATED WITH THE OWNING UTILITY COMPANY OR DEPARTMENT.
THE OWNER SHALL MAINTAIN SAID IMPROVEMENTS IN A MANNER THAT WILL ASSURE COMPLIANCE ON A CONSISTENT
BASIS WITH ALL CONSTRUCTION STANDARDS, SAFETY REQUIREMENTS AND ENVIRONMENTAL PROTECTION REQUIREMENTS
OF THE CITY.  THE OWNER SHALL ALSO CORRECT AND REPAIR, OR CAUSE TO BE CORRECTED AND REPAIRED, ALL DAMAGES
TO SAID  IMPROVEMENTS  RESULTING  FROM  DEVELOPMENT-RELATED  OR  BUILDING-RELATED  ACTIVITIES.    IN  THE  EVENT
THE OWNER FAILS TO CORRECT ANY DAMAGES WITHIN THIRTY (30) DAYS AFTER WRITTEN NOTICE THEREOF, THEN SAID
DAMAGES MAY BE CORRECTED BY THE CITY AND ALL COSTS AND CHARGES BILLED TO AND PAID BY THE OWNER.  THE CITY
SHALL ALSO HAVE ANY OTHER REMEDIES AVAILABLE TO IT AS AUTHORIZED BY LAW.  ANY DAMAGES WHICH OCCURRED PRIOR
TO THE END OF SAID TWO (2) YEAR PERIOD AND WHICH ARE UNREPAIRED AT THE TERMINATION OF SAID PERIOD SHALL
REMAIN THE RESPONSIBILITY OF THE OWNER.

REPAIR GUARANTEE:
IN CONSIDERATION OF THE APPROVAL OF THIS FINAL PLAT AND OTHER VALUABLE CONSIDERATION, THE OWNER DOES
HEREBY AGREE TO HOLD THE CITY HARMLESS FOR A FIVE (5) YEAR PERIOD, COMMENCING UPON THE DATE OF COMPLETION
AND FIRST ACCEPTANCE BY THE CITY OF THE IMPROVEMENTS TO BE CONSTRUCTED IN CONNECTION WITH THE
DEVELOPMENT WHICH IS THE SUBJECT OF THIS PLAT, FROM ANY AND ALL CLAIMS, DAMAGES, OR DEMANDS ARISING ON
ACCOUNT OF THE DESIGN AND CONSTRUCTION OF PUBLIC IMPROVEMENTS OF THE PROPERTY SHOWN HEREIN; AND THE
OWNER FURTHERMORE COMMITS TO MAKE NECESSARY REPAIRS TO SAID PUBLIC IMPROVEMENTS, TO INCLUDE, WITHOUT
LIMITATION, THE ROADS, STREETS, FILLS, EMBANKMENTS, DITCHES, CROSS PANS, SUB-DRAINS, CULVERTS, WALLS AND
BRIDGES WITHIN THE RIGHT-OF-WAY, EASEMENTS AND OTHER PUBLIC PROPERTIES, RESULTING FROM FAILURES CAUSED BY
DESIGN AND/OR CONSTRUCTION DEFECTS.  THIS AGREEMENT TO HOLD THE CITY HARMLESS INCLUDES DEFECTS IN
MATERIALS AND WORKMANSHIP, AS WELL AS DEFECTS CAUSED BY OR CONSISTING OF SETTLING TRENCHES, FILLS OR
EXCAVATIONS. FURTHER, THE OWNER WARRANTS THAT HE/SHE OWNS FEE SIMPLE TITLE TO THE PROPERTY SHOWN HEREON
AND AGREES THAT THE CITY SHALL NOT BE LIABLE TO THE OWNER OR HIS/HER SUCCESSORS IN INTEREST DURING THE
WARRANTY PERIOD, FOR ANY CLAIM OF DAMAGES RESULTING FROM NEGLIGENCE IN EXERCISING ENGINEERING TECHNIQUES
AND DUE CAUTION IN THE CONSTRUCTION OF CROSS DRAINS, DRIVES, STRUCTURES OR BUILDINGS, THE CHANGING OF
COURSES OF STREAMS AND RIVERS, FLOODING FROM NATURAL CREEKS AND RIVERS, AND ANY OTHER MATTER WHATSOEVER
ON PRIVATE PROPERTY.  ANY AND ALL MONETARY LIABILITY OCCURRING UNDER THIS PARAGRAPH SHALL BE THE LIABILITY OF
THE OWNER.  I FURTHER WARRANT THAT I HAVE THE RIGHT TO CONVEY SAID LAND ACCORDING TO THIS PLAT.

NOTICE OF OTHER DOCUMENTS:
ALL PERSONS TAKE NOTICE THAT THE OWNER HAS EXECUTED CERTAIN DOCUMENTS PERTAINING TO THIS DEVELOPMENT
WHICH CREATE CERTAIN RIGHTS AND OBLIGATIONS OF THE DEVELOPMENT, THE OWNER AND/OR SUBSEQUENT OWNERS OF
ALL OR PORTIONS OF THE DEVELOPMENT SITE, MANY OF WHICH OBLIGATIONS CONSTITUTE PROMISES AND COVENANTS
THAT, ALONG WITH THE OBLIGATIONS UNDER THIS PLAT, RUN WITH THE LAND.  THE SAID DOCUMENTS MAY ALSO BE AMENDED
FROM TIME TO TIME AND MAY INCLUDE, WITHOUT LIMITATION, THE DEVELOPMENT AGREEMENT, SITE AND LANDSCAPE
COVENANTS, FINAL SITE PLAN, FINAL LANDSCAPE PLAN, AND ARCHITECTURAL ELEVATIONS, WHICH DOCUMENTS ARE ON
FILE  IN  THE  OFFICE  OF  THE  CLERK  OF  THE CITY  AND  SHOULD  BE  CLOSELY  EXAMINED  BY  ALL  PERSONS  INTERESTED
IN PURCHASING ANY PORTION OF THE DEVELOPMENT SITE.

ATTORNEY'S CERTIFICATION:
I HEREBY CERTIFY THAT THIS SUBDIVISION PLAT HAS BEEN DULY EXECUTED AS REQUIRED PURSUANT TO SECTION
2.2.3(C)(3)(A) THROUGH (E) INCLUSIVE OF THE LAND USE CODE OF THE CITY OF FORT COLLINS AND THAT ALL PERSONS
SIGNING THIS SUBDIVISION PLAT ON BEHALF OF A CORPORATION OR OTHER ENTITY ARE DULY AUTHORIZED SIGNATORIES
UNDER THE LAWS OF THE STATE OF COLORADO.  THIS CERTIFICATION IS BASED UPON THE RECORDS OF THE CLERK AND
RECORDER OF LARIMER COUNTY, COLORADO AS OF THE DATE OF EXECUTION OF THE PLAT AND OTHER INFORMATION
DISCOVERED BY ME THROUGH REASONABLE INQUIRY AND IS LIMITED AS AUTHORIZED BY SECTION 2.2.3(C)(3)(F) OF
THE LAND USE CODE.

ATTORNEY:_________________________________________________

ADDRESS: _________________________________________________

_________________________________________________

REGISTRATION NO:__________________________________________

APPROVED AS TO FORM, CITY ENGINEER:
BY THE CITY ENGINEER OF THE CITY OF FORT COLLINS, COLORADO THIS  DAY OF  A.D. ,

CITY ENGINEER

PLANNING APPROVAL:
BY THE DIRECTOR OF COMMUNITY DEVELOPMENT AND NEIGHBORHOOD SERVICES OF THE CITY OF FORT COLLINS,
COLORADO THIS  DAY OF A.D. ,

DIRECTOR OF COMMUNITY DEVELOPMENT AND NEIGHBORHOOD SERVICES

NOTICE

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

SUBDIVIDER: ENGINEER: SURVEYOR: OWNER:
HYDRO CONSTUCTION CO INC
301 E LINCOLN AVE
FORT COLLINS, CO 80524

OLSSON ASSOCIATES
MIKE MAURER, PE

1880 FALL RIVER DR, ST 200
LOVELAND, CO 80538

970.635.371
mmaurer@olssonassociates.com

OLSSON ASSOCIATES
JUSTIN C. SCHEITLER

4690 TABLE MOUNTAIN DR, ST 200
GOLDEN, CO 80403

303.237.2072
jscheitler@olssonassociates.com

HYDRO CONSTRUCTION CO INC
301 E LINCOLN AVE

FORT COLLINS, CO 80524
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METAL PRIVACY 
SCREEN FOR 

BALCONIES

VINYL WINDOW - DARK 
BRONZE W/ LT. TAN 
STONE TRIM

VINYL WINDOW -
DARK BRONZE W/ 
DARK GRAY TRIM

CEMENTITIOUS PANEL -  
DARK GRAY

5
3

' -
 0

" 
T

.O
. 

H
IG

H
E

S
T

 R
O

O
F

LEVEL 1
100' - 0"

LEVEL 2
115' - 0"

LEVEL 3
125' - 8 7/8"

LEVEL 4
136' - 5 3/4"

GARAGE
95' - 0"

3
8

' -
 1

0
" 

T
.O

. 
M

A
IN

 R
O

O
F

STONE PILASTER WRAP

KAWNEER STOREFRONT 
SYSTEM - DARK BRONZE

KAWNEER STOREFRONT 
SYSTEM - DARK BRONZE

LAP SIDING -
LT. GRAY

CEMENTITIOUS 
PANEL - DARK GRAY

LAP SIDING -
LT. GRAY

2-COAT STUCCO -
DARK TAN

CEMENTITIOUS 
VERTICAL PLANK

CEMENTITIOUS 
VERTICAL 
PLANK

STEEL SUN SHADING 
DEVICE, DARK 
BRONZE

STEEL SUN SHADING 
DEVICE, DARK 
BRONZE

STANDING SEAM 
METAL CANOPY -
DARK BRONZE

STONE

EIFS CORNICE PROFILE

VINYL WINDOWS -
DARK BRONZE W/ 
DARK GRAY TRIM

STAIR CORE

LEVEL 1.7
155' - 4 7/8"

CEMENTITIOUS 
VERTICAL 
PLANK

5
3

' -
 0

" 
T

.O
. 

H
IG

H
E

S
T

 R
O

O
F

LEVEL 1
100' - 0"

LEVEL 2
115' - 0"

LEVEL 3
125' - 8 7/8"

LEVEL 4
136' - 5 3/4"

GARAGE
95' - 0"

LEVEL 1.5
105' - 0"

LAP SIDING -
LT. GRAY

2-COAT STUCCO -
DARK TAN

OPEN METAL MESH 
GARAGE SCREENING

2-COAT STUCCO -
DARK TAN

2-COAT STUCCO COLOR - DARK TAN

VINYL WINDOWS -
DARK BRONZE W/ 
DARK GRAY TRIM

STONE 

STEEL SUN 
SHADING 
DEVICE - DARK 
BRONZE

3
8

' -
 1

0
 1

/2
" 

T
.O

. 
M

A
IN

 R
O

O
F

5
' -

 0
"

MATCH PTAC COLOR TO 
FIELD COLOR

STANDING SEAM 
METAL CANOPY -
DARK BRONZE

METAL JULIET RAILINGS -
DARK BRONZEMETAL CORNICE -

DARK BRONZE

LEVEL 1.7
155' - 4 7/8"

PRIVATE BALCONIES
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A.200

ELEVATIONS

 1/16" = 1'-0"A.200

1 EAST ELEVATION

 1/16" = 1'-0"A.200

2 WEST ELEVATION

 1/16" = 1'-0"A.200

3 NORTH ELEVATION
 1/16" = 1'-0"A.200

4 SOUTH ELEVATION

NO. DESCRIPTION DATE

1 PDP Comment Response #1 09/08/2017



LEVEL 1
100' - 0"

LEVEL 2
115' - 0"

LEVEL 3
125' - 8 7/8"

LEVEL 4
136' - 5 3/4"

T.O. TRUSS
151' - 10 7/8"

VINYL WINDOWS -
DARK BRONZE

NATURAL STONE, WRAPPING 
PORTE-COCHERE SUPPORT 

COLUMN

STANDING SEAM METAL 
PORTE-COCHERE ROOF -

DARK BRONZE

STO  STUCCO - DARK TAN

CEMENTICIOUS PANEL -
GRAY

CEMENTICIOUS PANEL -
GRAY

KAWNEER SLIDING ENTRY 
SYSTEM - DARK BRONZE

NATURAL STONE -
BUFF SANDSTONE 
12" X 12"

STAIR CORE, STO - STUCCO -
DARK TAN

PTAC - MATCH 
ADJACENT FIELD 
COLOR

CORNICE - DARK BRONZE

FASCIA - BREAK METAL, 
DARK BRONZE

CORNICE - STONE

METAL JULIETTE RAIL -
DARK BRONZE

STUCCO REVEALS

NATURAL STONE -
BUFF SANDSTONE 

12" X 12"

MASONRY CAP - BUFF

KAWNEER STOREFRONT 
SYSTEM - DARK BRONZE

FASCIA - BREAK METAL, 
DARK BRONZE

1' - 1"

8' - 0"

6
' -

 6
"

8
' -

 9
 1

/4
"

BOLTED CONNECTION

2X4 @ 9" O.C. STEEL CLIPS

4 X 8 TIMBER STAINED

3 X 8 EACH SIDE OF 
POST, STAINED

4 X 6 TIMBER BRACE 
STAINED

4 X 8 TIMBER POST 
STAINED

THROUGH BOLTS

CONCRETE CAP

STONE

6" CMU W/ HORIZONTAL 
REINFORCEMENT @ 16" O.C.

4" CONCRETE SLAB WITH 10/10 
6 X 6 WWF ON GRAVEL.

CONCRETE PIER & FOOTING,
RE: STRUCT.

STEEL CLIPS

4 X 8 TIMBER 
STAINED

2
' -

 0
"

1
' -

 6
"

LEVEL 1
100' - 0"

STONE CAP

STANDING SEAM 
METAL ROOF
RE: LANDSCAPE FOR 
LOCATION

STONE

PRECAST STONE CAP

GRILL LOCATION

5
' -

 1
 1

/2
"

2
' -

 1
0

"

ACCESS DOOR

MAINTAIN 
5'-0" MIN. 
VERTICAL 
DISTANCE

CONCRETE PIER 
& FOOTING,
RE: STRUCT.

FINISH GRADE

4" CONC. SIDEWALK

4" TUBE STEEL,
RE: STRUCT.

STONE, TO MATCH 
EXTERIOR BLDG. FACADE

STONE CAP

STANDING SEAM 
METAL PANEL ROOF -
DARK BRONZE

EXTERIOR LIGHT4
"

7
' -

 8
"

8
' -

 0
"

LEVEL 1
100' - 0"

STAINED WOOD 
TRELLIS
RE: LANDSCAPE FOR 
LOCATION

STONE COLUMN 
BASE, MATCH STONE 
USED ON MAIN 
BUILDING FACADE

PRECAST STONE 
CAP

2
' -

 0
"

3
' -

 6
"

1' - 6" 6' - 0" 1' - 2 1/2" 6' - 0" 1' - 6"

1
' -

 0
"

6
' -

 0
"

1
' -

 0
 1

/2
"

16' - 6 5/8" 6' - 6 1/8"

2' - 1" 12' - 3" 2' - 2 5/8"

ELEC.

118

4
' -

 5
 1

/4
"

4
' -

 5
 3

/8
" 8

' -
 1

0
 5

/8
"

TRASH RECYCLE

*SEE SHEET A.200 DETAIL 1 FOR ELEVATION

MAN DOOR AS REQ'D 
FOR ACCESS

CANT STRIP

22 GA. PREFINISHED METAL 
PARAPET CAP, PROVIDE S-
LOCK STYLE EXPANSION 
JOINT EVERY 50' OR LESS 
BETWEEN COPING PIECES

MECHANICALLY ATTACHED 
METAL CLEAT (1 GUAGE 
HEAVIER THAN METAL CAP) 
FLASHING ATTACHEMENTS, 
EACH SIDE. SET CLEAT IN 
SEALANT AT 
ATTACHEMENTS AND SEAL 
ATTACHMENTS

FULLY ADHERED MEMBRANE 
ROOFING UP AND OVER 
PARAPET WALL, 4" MIN. 
DOWN WEATHER RESISTIVE 
BARRIER

>15˚

PARAPET CAP ANCHORING 
SCREWS WITH NEOPRENE 
RUBBBER AT 12" O.C.

7/16" OSB RE: SHEATHING

WEATHER RESISTIVE BARRIER

5 1/2"

STONE CAP W/ DRIP EDGE

FULLY ADHERED 
MEMBRANE ROOFING UP 
AND OVER PARAPET WALL, 
4" MIN. DOWN WATER 
RESISTIVE BARRIER

7/16" OSB SHEATHING, RE: 
STRUCTURAL

>15˚

STONE CORNICE

WEATHER RESISTIVE 
BARRIER

22 GA PREFINISHED 
METAL SILL FLASHING

NATURAL STONE 

AW-K

1 5.5"

2X FURRING TO ALLOW 
FOR FLUSH FINISH OF 
MASONRY SURFACES

HORIZONTAL MASONRY 
BANDING AT MAIN TOWER 
ELEMENT ONLY

22 GA PREFINISHED 
THROUGH WALL 
FLASHING

3 7/8"

NOTE:

THIS REPRESENTS A TYPICAL 
WINDOW INSTALLED AT STUCCO 
CLADDING LOCATIONS WITH 
CONTINUOUS INSULATION.  ALL 
OTHER CLADDING TYPES WILL 
EXCEED THIS INSET AND 
ACHIEVE MORE SIGNIFICANT 
SHADOW LINES AROUND 
WINDOWS.  

SCHEDULED EXTERIOR 
ASSEMBLY

TYPICAL WINDOW 
(SHOWN AT 
GUESTROOMS WITH VTAC 
UNITS)

2x4 FURRING TO CREATE 
TRIM DETAIL AT STUCCO 
CLADDING LOCATIONS, 
TYP. HEAD AND SILL

WEATHER RESISTIVE 
BARRIER

ROOF OVERHANG 
SOFFIT

(1x) CEMENTITIOUS 
TRIM

CEMENTITIOUS LAP 
SIDING, 4"EXPOSURE

ENGINEERED ROOF 
TRUSS, TYP.

DIMENSIONAL LUMBER 
HORIZONTAL BANDING 
SUBSTRATE, MATCH 
STUCCO CORNICE DETAIL 
DIMENSIONS

RIDGID INSULATION, THICKNESS 
VARIES BY APPLICATION
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ENLARGED
ELEVATIONS & DETAILS

 1/4" = 1'-0"A.202

1 ENLARGED WEST ELEVATION
 1/2" = 1'-0"A.202

7 ARBOR SECTION

 1/4" = 1'-0"A.202

6 PAVILLION ELEVATION

 1/4" = 1'-0"A.202

2 PAVILLION SECTION

 1/4" = 1'-0"A.202

9 ARBOR ELEVATION

 1/4" = 1'-0"A.202

5 ENLARGED TRASH ENCLOSURE

 1 1/2" = 1'-0"A.202

4 CORNICE DETAIL @ STUCCO
 1 1/2" = 1'-0"A.202

3 CORNICE DETAIL @ STONE

 1 1/2" = 1'-0"A.202

8 WINDOW DETAIL
 1 1/2" = 1'-0"A.202

10 CORNICE DETAIL @ LAP SIDING

NO. DESCRIPTION DATE

1 PDP Comment Response #1 09/08/2017

2 PDP Comment Response #2 10/27/2017

2



NOTE: 

SHADOWS SHOWN ARE FOR 3:00PM ON DECEMBER 
21ST, AT 301 EAST LINCOLN AVENUE, FORT COLLINS, 
COLORADO. ONLY A SMALL PORTION OF INTERIOR 
COURTYARD, ROAD ON E. LINCOLN AND LAWN OF THE 
NEIGHBORING HOMES WILL RECEIVE SHADOWS, NO 
ADJACENT BUILDINGS WILL RECEIVE SHADOWS CAST 
BY THE BUILDING.

N

NOTE: 

SHADOWS SHOWN ARE FOR 9:00AM ON DECEMBER 
21ST, AT 301 EAST LINCOLN AVENUE, FORT COLLINS, 
COLORADO. DURING THIS TIME LINCOLN STREET WILL 
BE IN SHADOW ALONG WITH A SMALL PORTION OF THE 
NEIGHBORING HOMES SIDEWALK AREA. THIS WILL 
ALSO CAST A SMALL SHADOW ON THE EAST SIDE 
ELEVATION OF THE IN SITU BUILDING.

N

NOTE: 

SHADOWS SHOWN ARE FOR 12 (NOON) ON DECEMBER 
21ST, AT 301 EAST LINCOLN AVENUE, FORT COLLINS, 
COLORADO. ONLY A SMALL PORTION OF INTERIOR 
COURTYARD, A PORTION OF E. LINCOLN AVENUE WILL 
RECEIVE SHADOWS, NO ADJACENT BUILDINGS WILL 
RECEIVE SHADOWS CAST BY THE BUILDING.

N
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BUILDING SHADOW
ANALYSIS

 1" = 60'-0"A.203

2 SITE PLAN - SHADOW STUDY 3PM
 1" = 60'-0"A.203

3 SITE PLAN - SHADOW STUDY 9AM
 1" = 60'-0"A.203

4 SITE PLAN - SHADOW STUDY 12PM

NO. DESCRIPTION DATE

1 PDP Comment Response #1 09/08/2017



C
O

P
Y

R
IG

H
T

 ©
 2

0
1
7
 P

A
U

L
 T

. 
B

E
R

G
N

E
R

, 
A

IA
, 
A

R
C

H
IT

E
C

T
, 
P

C
/A

L
L
 R

IG
H

T
S

 R
E

S
E

R
V

E
D

SHEET NUMBER

SHEET TITLE

CURRENT PHASE

ISSUE DATE

WILLCO  XIV
LLLP

PROJECT 
DEVELOPMENT PLAN

JULY 14, 2017

S
P

IR
IT

 A
T

 T
H

E
 R

IV
E

R

F
O

R
T

 C
O

L
L
IN

S
, 
C

O
L
O

R
A

D
O

1
0

/2
7
/2

0
1

7
 2

:4
6

:0
7

 P
M

A.301

PERSPECTIVES
A.301

1 PERSPECTIVE - SW CORNER

A.301

2 PERSPECTIVE - SE CORNER
A.301

4 PERSPECTIVE - NE CORNER

A.301

3 PERSPECTIVE - NW CORNER
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1 PDP Comment Response #1 09/08/2017



PERSPECTIVE - NORTHEAST CORNER 

PERSPECTIVE - NORTHWEST CORNER

WEST ELEVATION

HOTEL

[10] Precast Stone Termination
Color: Buff

[9] Metal Coping over Cornice
Color: Dark Bronze

[8] Metal Juliette Railing
Color: Dark Bronze

[7] Precast Tile
Color: Buff

[6] HardiePlank - Wood Texture - 
Vertical  Siding
Color: Woodtone - Mountain 
Cedar

[5] Sto - 2 Coat Stucco
Color: Sto - No. 31331

[4] Sto - 2 Coat Stucco
Color: Sto - No. 31337

[3] 12” x 12” Natural Stone
Color: Colorado Buff - 
Sandstone Mix

[2] HardiePanel Smooth
Color: Berridge - Charcoal Gray

[1] HardiePlank Smooth Lap 
Siding
Color: Sherwin Williams - 2848
Roycroft Pewter

FORT COLLINS, COLORADOARCHITECTURE PLANNING
1575 Gilpin Street | Denver CO 80218
T 303.592.2904     | F 303.592.2387

[6][7] [4] [3] [10] [1]

[3]

[3]

[1]

[1]

[8]

[8]

[9]

[9] [2]

[6]

[6][4]

[7][4]

[7]

[5]

[5]

[5] [8] [9] [2]

[10]

[10]

SPIRT AT THE RIVER
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OLSSON ASSOCIATES ASSUMES
NO RESPONSIBILITY FOR
EXISTING UTILITY LOCATIONS
(HORIZONTAL OR VERTICAL). THE
EXISTING UTILITIES SHOWN ON
THIS DRAWING HAVE BEEN
PLOTTED FROM THE BEST
AVAILABLE INFORMATION.  IT IS
HOWEVER THE RESPONSIBILITY
OF THE CONTRACTOR TO FIELD
VERIFY THE LOCATION OF ALL
UTILITIES PRIOR TO THE
COMMENCEMENT OF ANY
CONSTRUCTION ACTIVITIES.

NOTE
THIS DOCUMENT HAS BEEN
RELEASED BY OLSSON
ASSOCIATES ONLY FOR REVIEW
BY REGULATORY AGENCIES AND
OTHER PROFESSIONALS, AND IS
SUBJECT TO CHANGE. THIS
DOCUMENT IS NOT TO BE USED
FOR CONSTRUCTION.

CALL 811 SEVENTY-TWO HOURS
PRIOR TO DIGGING, GRADING OR

EXCAVATING FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES
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VICINITY MAP
SCALE 1"=500'

UTILITY PLANS FOR
SPIRIT AT THE RIVER HOTEL

LOT 1, BALDWIN MINOR SUBDIVISION
LOCATED IN THE SOUTHEAST QUARTER OF SECTION 12, TOWNSHIP 7

NORTH, RANGE 69 WEST OF THE 6TH P.M. CITY OF FORT COLLINS,
COUNTY OF LARIMER, STATE OF COLORADO

PROJECT TEAM CONTACTS
ARCHITECT
PBA STUDIO
1575 GILPIN STREET
DENVER, CO 80218
CONTACT: EDWIN MOCKE
PHONE: (720) 376-6853

CIVIL ENGINEER
OLSSON ASSOCIATES
1880 FALL RIVER DRIVE, SUITE 200
LOVELAND, CO 80538
CONTACT: MIKE MAURER
PHONE: (970) 461-7733

SURVEYOR
OLSSON ASSOCIATES
4690 TABLE MOUNTAIN DRIVE, SUITE 200
GOLDEN, CO 80403
CONTACT: JUSTIN SCHEITLER
PHONE: (303) 237-2072

OLSSON ASSOCIATES GENERAL NOTES:

LANDSCAPE ARCHITECT
RUSSELL + MILLS STUDIOS
141 SOUTH COLLEGE AVE, SUITE 104
FORT COLLINS, CO 80524
CONTACT: SHELLEY LA MASTRA
PHONE: (970) 484-8855

BEARINGS ARE BASED ON THE NORTH LINE OF THE
SOUTHWEST PORTION OF SUBJECT PROPERTY BEING
MONUMENTED AT THE WEST END BY A FOUND NUMBER 4
REBAR WITH AN ILLEGIBLE YELLOW PLASTIC CAP, FROM
WHICH THE EAST END OF SAID LINE BEARS S89°57'00"E, A
DISTANCE OF 170.00 FEET, BEING MONUMENTED BY A FOUND
BENT NUMBER 4 REBAR.

SITE BENCHMARK: A CHISELED "X" (POINT #100) SET AT THE
NORTH EDGE OF WALK LOCATED NEAR THE NORTHEASTERLY
CORNER OF PROJECT ALONGSIDE AND SOUTH OF EAST
LINCOLN AVENUE EL=4950.07' (NAVD88)

PROPOSED SITE

BASIS OF BEARING

BENCHMARKS

SITE MAP
SCALE 1"=100'

“ ”

“ ”

CITY OF FORT COLLINS GENERAL NOTES

E LINCOLN AVE.

E LINCOLN AVE.

RIVERSIDE AVE.

CITY OF FORT COLLINS, COLORADO
UTILITY PLAN APPROVAL

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

CHECKED BY:

DATE

DATE

DATE

DATE

DATE

DATE

CITY ENGINEER

WATER AND WASTEWATER UTILITY

STORMWATER UTILITY

PARKS AND RECREATION

TRAFFIC ENGINEER

ENVIRONMENTAL PLANNER

Sheet List Table
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OLSSON ASSOCIATES ASSUMES
NO RESPONSIBILITY FOR
EXISTING UTILITY LOCATIONS
(HORIZONTAL OR VERTICAL). THE
EXISTING UTILITIES SHOWN ON
THIS DRAWING HAVE BEEN
PLOTTED FROM THE BEST
AVAILABLE INFORMATION.  IT IS
HOWEVER THE RESPONSIBILITY
OF THE CONTRACTOR TO FIELD
VERIFY THE LOCATION OF ALL
UTILITIES PRIOR TO THE
COMMENCEMENT OF ANY
CONSTRUCTION ACTIVITIES.

NOTE
THIS DOCUMENT HAS BEEN
RELEASED BY OLSSON
ASSOCIATES ONLY FOR REVIEW
BY REGULATORY AGENCIES AND
OTHER PROFESSIONALS, AND IS
SUBJECT TO CHANGE. THIS
DOCUMENT IS NOT TO BE USED
FOR CONSTRUCTION.

CALL 811 SEVENTY-TWO HOURS
PRIOR TO DIGGING, GRADING OR

EXCAVATING FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES
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1. 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.

2. 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.

3. STANDARD HANDICAP RAMPS ARE TO BE CONSTRUCTED AT ALL CURB RETURNS AND AT ALL “T” INTERSECTIONS.

4. 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.

5. 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).

CITY OF FORT COLLINS GENERAL NOTE

1. THE EROSION CONTROL INSPECTOR MUST BE NOTIFIED AT LEAST TWENTY-FOUR (24) HOURS PRIOR TO ANY CONSTRUCTION ON THIS
SITE.

2. 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, 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
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
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 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-WAY SHALL REMAIN
EXPOSED BY LAND DISTURBING ACTIVITY FOR MORE THAN THIRTY (30) DAYS BEFORE REQUIRED TEMPORARY OR PERMANENT EROSION
CONTROL (E.G. SEED/MULCH, LANDSCAPING, ETC.) IS INSTALLED, UNLESS OTHERWISE APPROVED BY THE LOCAL ENTITY.

7. IN ORDER TO MINIMIZE EROSION POTENTIAL, ALL TEMPORARY (STRUCTURAL) EROSION CONTROL MEASURES SHALL:

a. BE INSPECTED AT A MINIMUM OF ONCE EVERY TWO (2) WEEKS AND AFTER EACH SIGNIFICANT STORM EVENT AND REPAIRED OR
RECONSTRUCTED AS NECESSARY IN ORDER TO ENSURE THE CONTINUED PERFORMANCE OF THEIR INTENDED FUNCTION.

b. REMAIN IN PLACE UNTIL SUCH TIME AS ALL THE SURROUNDING DISTURBED AREAS ARE SUFFICIENTLY STABILIZED AS DETERMINED BY
THE EROSION CONTROL INSPECTOR.

c. BE REMOVED AFTER THE SITE HAS BEEN SUFFICIENTLY STABILIZED AS DETERMINED BY THE EROSION CONTROL INSPECTOR.

8. 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
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 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 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 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 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 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 SHALL BE INSTALLED AND MAINTAINED UNTIL THE LOTS ARE SUFFICIENTLY STABILIZED, AS DETERMINED BY THE EROSION CONTROL
INSPECTOR, (WITHIN LOVELAND GMA AND CITY LIMITS ONLY).

a. BELOW ALL GUTTER DOWNSPOUTS.

b. OUT TO DRAINAGE SWALES.

c. ALONG LOT PERIMETER.

d. 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 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 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.

STANDARD GRADING AND EROSION AND SEDIMENT CONTROL CONSTRUCTION PLAN NOTES

1. 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 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 THE EXISTING EDGE, TO CREATE A CLEAN CONSTRUCTION JOINT. THE DEVELOPER SHALL BE REQUIRED TO REMOVE EXISTING
PAVEMENT TO A DISTANCE WHERE A CLEAN CONSTRUCTION JOINT CAN BE MADE. WHEEL CUTS SHALL NOT BE ALLOWED UNLESS
APPROVED BY THE LOCAL ENTITY ENGINEER IN LOVELAND.

4. 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. FT. COLLINS ONLY. VALVE BOXES AND MANHOLES ARE TO BE BROUGHT UP TO GRADE AT THE TIME OF PAVEMENT PLACEMENT OR
OVERLAY. VALVE BOX ADJUSTING RINGS ARE NOT ALLOWED.

6. 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
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 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
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 THAN 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 PERFORMED IN THE PRESENCE OF AN INSPECTOR.

STREET IMPROVEMENT 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 AND MARKING CONSTRUCTION NOTES LISTED HERE.

2. 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.

4. 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.

6. 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 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.

8. 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.

10. 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 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.

13. 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 PERIOD, THE LOCAL ENTITY ENGINEER RESERVES THE RIGHT TO REQUIRE ADDITIONAL SIGNAGE AND/OR STRIPING IF THE
LOCAL ENTITY 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
ADDITIONAL DETAIL.

TRAFFIC SIGNING AND PAVEMENT MARKING CONSTRUCTION NOTES

1. THE CITY OF FORT COLLINS SHALL NOT BE RESPONSIBLE FOR THE MAINTENANCE OF STORM DRAINAGE FACILITIES LOCATED ON PRIVATE
PROPERTY. MAINTENANCE OF ONSITE DRAINAGE FACILITIES SHALL BE THE RESPONSIBILITY OF THE PROPERTY OWNER(S).

2. ALL RECOMMENDATIONS OF THE FOOTHILLS REDEVELOPMENT FINAL DRAINAGE AND EROSION CONTROL STUDY PREPARED DECEMBER 5,
2013 BY R.A. SMITH NATIONAL, INC. SHALL BE FOLLOWED AND IMPLEMENTED. ALL RECOMMENDATIONS OF THE MAJOR AMENDMENT TO A
PORTION OF FOOTHILLS MALL REDEVELOPMENT PLANNING AREA 3 (LOTS 3, 4, 5, AND 6 OF FOOTHILLS MALL REDEVELOPMENT) FINAL
DRAINAGE AND EROSION CONTROL STUDY PREPARED FOR DECEMBER 18, 2015 BY OLSSON ASSOCIATES 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 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.

4. CERTIFYING ENGINEER SHALL BE PRESENT TO OBSERVE THE CONSTRUCTION OF THE STORM DRAINAGE IMPROVEMENTS. CONTRACTOR
TO COORDINATE WITH CERTIFYING ENGINEER.

5. CONTRACTOR SHALL  COMPLETE  DURING CONSTRUCTION INSPECTION CHECKLIST.

6. CERTIFYING ENGINEER SHALL COMPLETE THE THE OVERALL SITE AND DRAINAGE CERTIFICATION FORM AND CHECKLIST AND
CERTIFICATIONS OF LOT GRADING.

7. AS-BUILT SURVEY OF GRADING, DRAINAGE IMPROVEMENTS, AND DRAINAGE FACILITIES SHALL BE COMPLETED. SURVEY TO COORDINATE
WITH CERTIFYING ENGINEER.

8. ALL STORMWATER AND UNDERDRAIN PIPE SHALL BE ADS N-12 ST IB  OR EQUIVALENT. PIPE SHALL BE INSTALLED PER MANUFACTURES
RECOMMENDATIONS.

STORM DRAINAGE NOTES

1. 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.

2. ALL WATER MAINS TO BE INSTALLED AND TESTED PER CITY OF FORT COLLINS SPECIFICATIONS.

3. ALL WATER SERVICES SHALL BE INSTALLED PER CITY OF FORT COLLINS WATER METER INSTALLATION PROCEDURES AND SPECIFICATION
2646 "SERVICE LINES, METERS, AND APPURTENANCES."

4. CONTRACTOR TO COORDINATE WET TAPS & ABANDOMENTS WITH CITY OF FORT COLLINS (970-416-2165).

5. ABANDON WATER SERVICES SHALL BE REMOVED TO THE MAIN. REMOVE CURB STOP BOXES FROM ABANDONED WATER SERVICES.

6. ALL WATER MAINS SHALL BE PVC C900 PRESSURE CLASS 150

7. ALL WATER MAINS SHALL BE INSTALLED WITH TRACER WIRE.

8. ALL WATER MAIN VALVES SHALL HAVE VALVE BLOCKING. SEE DETAILS.

9. ALL FIRE LINES SHALL BE PVC C900 PRESSURE CLASS 150.

10. ALL SERVICES SHALL BE TYPE K COPPER.

WATERLINE NOTES

1. MOISTURE DENSITY TESTS: TESTS SHALL BE CONDUCTED ON REPRESENTATIVE SAMPLES OF EACH TYPE OF MATERIAL ENCOUNTERED
OR UTILIZED.

2. COMPACTION CONTROL: FIELD TESTS SHALL BE CONDUCTED TO DETERMINE COMPLIANCE WITH PROJECT REQUIREMENTS AND
GEOTECHNICAL REPORT.

3. ALL MATERIAL TESTS SHALL BE MADE BY THE GEOTECHNICAL ENGINEER. QUANTITY AND LOCATIONS SHALL BE AT THE DIRECTION OF THE
GEOTECHNICAL ENGINEER.

4. DENSITY TESTS SHALL BE TAKEN IN COMPACTED MATERIAL BELOW THE DISTURBED SURFACE. WHEN DENSITY TESTS INDICATE THAT THE
DRY DENSITY OR MOISTURE CONTENT OF ANY LAYER OF FILL OR PORTION THEREOF IS BELOW THAT REQUIRED, THE PARTICULAR LAYER
OR PORTION SHALL BE REWORKED UNTIL THE REQUIRED DRY DENSITY OR MOISTURE CONTENT HAS BEEN ACHIEVED.

5. UNLESS OTHERWISE DIRECTED BY GEOTECHNICAL ENGINEER, COMPACTION SHALL BE MINIMUM OF 95% OF OPTIMUM DENSITY, IN
ACCORDANCE WITH ASTM D 698, AT A MOISTURE CONTENT OF NOT LESS THAN 2% BELOW AND NOT MORE THAN 2% ABOVE THE OPTIMUM
MOISTURE CONTENT.

6. PARKING SUBGRADE SHALL BE PROOF ROLLED TO DETECT ANY AREAS OF INSUFFICIENT COMPACTION.  PROOF ROLLING SHALL BE
ACCOMPLISHED BY MAKING A MINIMUM OF TWO (2) COMPLETE PASSES WITH A FULLY LOADED TANDEM AXLE DUMP TRUCK, OR APPROVED
EQUIVALENT, IN EACH OF THE TWO PERPENDICULAR DIRECTIONS UNDER THE SUPERVISION AND DIRECTION OF THE GEOTECHNICAL
ENGINEER. AREAS OF FAILURE SHALL BE SCARIFIED, RECOMPACTED, AND RETESTED.

7. REFERENCE GEOTECHNICAL REPORT PREPARED BY XX, DATED XX XX, XXXX.

QUALITY CONTROL NOTES

1. LIMITS OF STREET CUT ARE APPROXIMATE. FINAL LIMITS ARE TO BE DETERMINED IN THE FIELD BY THE CITY ENGINEERING INSPECTOR.

2. ALL REPAIRS AND REPLACEMENT OF SIDEWALK, CURB, GUTTER AND ASPHALT SHALL BE IN ACCORDANCE WITH CITY STREET REPAIR
STANDARDS.

3. FOR LOCATIONS WHERE SERVICES ARE SHOWN UNDER SIDEWALK, SIDEWALK SHALL BE REMOVED AND REPLACED.

4. PERMIT(S) FOR ALL WORK SHOWN ON THESE PLANS SHALL BE OBTAINED PRIOR TO THE START OF ANY WORK SHOWN ON THESE PLANS.

5. CLEANOUTS LOCATED WITHIN SIDEWALK OR DRIVEWAY SHALL HAVE A TRAFFIC RATED LID.

6. 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.

GENERAL UTILITY NOTES

1. ALL SEWER MAINS AND SERVICES TO BE INSTALLED PER CITY OF FORT COLLINS SPECIFICATIONS.

2. CONTRACTOR TO COORDINATE WET TAPS & ABANDOMENTS WITH CITY OF FORT COLLINS (970-416-2165).

3. ALL SANITARY SEWER MAINS AND  SERVICES SHALL BE PVC SDR 35.

SANITARY SEWER NOTES
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OLSSON ASSOCIATES ASSUMES
NO RESPONSIBILITY FOR
EXISTING UTILITY LOCATIONS
(HORIZONTAL OR VERTICAL). THE
EXISTING UTILITIES SHOWN ON
THIS DRAWING HAVE BEEN
PLOTTED FROM THE BEST
AVAILABLE INFORMATION.  IT IS
HOWEVER THE RESPONSIBILITY
OF THE CONTRACTOR TO FIELD
VERIFY THE LOCATION OF ALL
UTILITIES PRIOR TO THE
COMMENCEMENT OF ANY
CONSTRUCTION ACTIVITIES.

NOTE
THIS DOCUMENT HAS BEEN
RELEASED BY OLSSON
ASSOCIATES ONLY FOR REVIEW
BY REGULATORY AGENCIES AND
OTHER PROFESSIONALS, AND IS
SUBJECT TO CHANGE. THIS
DOCUMENT IS NOT TO BE USED
FOR CONSTRUCTION.

CALL 811 SEVENTY-TWO HOURS
PRIOR TO DIGGING, GRADING OR

EXCAVATING FOR THE MARKING OF
UNDERGROUND MEMBER UTILITIES
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OLSSON ASSOCIATES ASSUMES
NO RESPONSIBILITY FOR
EXISTING UTILITY LOCATIONS
(HORIZONTAL OR VERTICAL). THE
EXISTING UTILITIES SHOWN ON
THIS DRAWING HAVE BEEN
PLOTTED FROM THE BEST
AVAILABLE INFORMATION.  IT IS
HOWEVER THE RESPONSIBILITY
OF THE CONTRACTOR TO FIELD
VERIFY THE LOCATION OF ALL
UTILITIES PRIOR TO THE
COMMENCEMENT OF ANY
CONSTRUCTION ACTIVITIES.

NOTE
THIS DOCUMENT HAS BEEN
RELEASED BY OLSSON
ASSOCIATES ONLY FOR REVIEW
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1.0 PROJECT DESCRIPTION  

Spirit Hospitality, LLC is proposing to build a three-story Staybridge Suites hotel in Fort Collins, 
CO. Staybridge Suites is an extended stay hotel that caters to travelers that are in Fort Collins for 
long periods of time and are looking for a more home-like living arrangement during that time. 
One-hundred-and-four units are planned for studio rooms, one bedroom, and two bedrooms. In 
addition to these, a large meeting area, indoor bike parking and repair rooms, and an indoor pool 
are planned. Outdoor spaces will provide for guest use of gas fire pits, arbors, and patio tables. 

Surface parking will be provided to support the needs of the 104 guest rooms and staff. All new 
landscape will be provided and will be in adherence to both the City of Fort Collins requirements 
as well as the future hotel brand requirements. A covered entry will be located at the main entry. 
A courtyard with seating and fire pit make up part of the landscape to the east of the building. The 
general building shape will be a 3-story horseshoe shape, roughly 300 feet in length with two legs 
at 162 feet and 130 feet independently. A single story pool building will be attached to the building 
on the southwest corner.  

Staybridge Suites will maintain an average 300-foot buffer from the Poudre River for the hotel 
portion of the building. The south portion of the site will be seeded and planted with native, zone 
appropriate plants to blend and enhance the buffer along the river. 

1.1 Location 

The proposed project is located within Section 12, Township 7 North, Range 69 West of the 6th 
Principle Meridian within the City of Fort Collins, Larimer County, Colorado (Figure 1). Located at 
301 East Lincoln Ave (parcel 9712412001), the Staybridge Suites site is a 3.87-acre lot bordered 
by the Odell Brewing Company to the north (across Lincoln Ave.), the new Woodward campus to 
the east, the Poudre River to the south, and In-situ Inc. to the west. Approximately one-half acre 
will be purchased from Woodward to allow for a secondary access point and parking on the east 
side of the property. 

The Poudre River 100-year floodway and flood fringe cover the southern portion of the site, while 
the northern portion is in the Poudre River 500-year floodplain. The site generally drains from the 
north to the south and there is side road drainage along E. Lincoln Ave to the east. 

The proposed building lot is immediately north of the Poudre River and northwest of the 
Homestead Natural Area. The area considered for hotel construction is within the current property 
boundary and north of the Poudre River Trail and an extension east to include a neighboring 
parking lot (project area). No work by Spirit Hospitality, LLC proposed beyond the Poudre River 
Trail. 

1.2 Background 

Currently, the site is used for commercial business with several small buildings and a small paved 
parking lot for Hydro Construction. The current owner will be moving forward with demolition of 
all existing structures and facilities. An adjacent paved parking lot immediately to the east is 
proposed for inclusion as additional parking and entry for the hotel. 
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1.3 Purpose 

This report has been prepared to meet the requirements of the City of Fort Collins Land Use Code 
Section 3.4.1 – Natural Habitats and Features. This Section applies, “if any portion of the 
development site is within five-hundred (500) feet of an area or feature identified as a natural 
habitat or feature on the City's Natural Habitats and Features Inventory Map. Natural habitats 
include aquatic resources, such as the Poudre River. Section 3.4.1 (D)(1) requires that an 
ecological characterization study be prepared for the entire property proposed for development if 
it is within 500 feet of a known natural habitat (Poudre River Corridor). 

Projects in the vicinity of the Poudre River must also comply with Section 3.4.1(I)(1) of the Land 
Use Code, which states the following: “Projects in the vicinity of large natural habitats and/or 
natural habitat corridors, including, but not limited to, the Poudre River Corridor and the Spring 
Creek Corridor, shall be designed to complement the visual context of the natural habitat. 
Techniques such as architectural design, site design, the use of native landscaping and choice of 
colors and building materials shall be utilized in such manner that scenic views across or through 
the site are protected, and manmade facilities are screened from offsite observers and blend with 
the natural visual character of the area. These requirements shall apply to all elements of a 
project, including any aboveground utility installations.” 

The project is also located adjacent to Homestead Nature Area, and as such, is subject to Section 
3.4.1(L) Compatibility with Public Natural Areas or Conserved Land which states: if the project 
contains or abuts a publicly owned natural area or conserved land, the development plan shall be 
designed so that it will be compatible with the management of such natural area or conserved 
land. In order to achieve this, the development plan shall include measures such as barriers or 
landscaping measures to minimize wildlife conflicts, setbacks or open space tracts to provide a 
transition between the development and the publicly owned natural area or conserved land, and 
educational signage or printed information regarding the natural values, management needs and 
potential conflicts associated with living in close proximity to such natural area or conserved land. 

2.0 METHODS 

In order to determine the ecological resources that may be impacted by the proposed project, an 
initial desktop assessment was conducted to assess aquatic resources (including wetlands) and 
state and federal-listed threatened and endangered species and/or their habitat which may be 
present at the site. Following the desktop assessment, an Olsson biologist conducted a site visit 
to document natural resources within the proposed development property. 

Online database information for the project area was collected from the U.S. Fish and Wildlife 
Service (USFWS) Information, Planning, and Conservation System (2017a) and National 
Wetlands Inventory (NWI) mapper (2017b), Google Earth aerial imagery, Natural Resource 
Conservation Service (NRCS 2017) Web Soil Survey, and Colorado Parks and Wildlife (2016). 

3.0 EXISTING ECOLOGICAL RESOURCES 

3.1 Vegetation 

During the desktop review of aerial imagery, the site appeared to lack vegetation save for a row 
of shrubs in the northern portion along the west side of a parking lot, a tree and small grass patch 
next to the building on the northeast corner of the lot, and scattered grass or weedy patches within 
the southwestern corner.  
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The identified areas of vegetation observed during the desktop assessment were confirmed 
during the site visit. A row of juniper (Juniperus sp.) are present in the northern parking lot and a 
small cottonwood tree (Populus deltoides) was observed against the building in the northeast 
corner of the lot (Appendix A). The southern portion of the lot was covered with snow at the time 
of the site visit, so vegetation could not be observed. However, last season’s grass species, such 
as fescue (Festuca sp.) and brome (Bromus sp.), were evident through snow on neighboring 
properties which suggests these grasses are unlikely to be present on the proposed development 
lot. No native vegetation communities are present within the project area. Although the site visit 
was conducted in the winter, no wetland areas are suspected (no previously mapped wetlands 
(Figure 2), depressions, or remnants of hydrophilic vegetation). The only feature mapped by NWI 
is the Cache la Poudre River, located outside the proposed construction area.  

The soil types mapped within the project area (Figure 2) are Loveland clay loam, 0 to 1 percent 
slopes and Table Mountain loam, 0 to 1 percent slopes. Both soils have low hydric soil ratings, 5 
and 4 (NRCS 2017), respectively, 100 being a soil only found under hydric conditions and 0 being 
a soil with no hydric components. These soils are more indicative of upland conditions than 
wetland conditions. Although no wetland features were observed during the site assessment, the 
ordinary high water mark (OHWM) and the top of the bank of the Cache la Poudre River were 
delineated (Figure 3).  

3.2 Sensitive Species 

Table 1 provides the likelihood of occurrence for state and federally threatened and endangered 
species listed by the USFWS as potentially occurring within Larimer County (Appendix B) or in 
other geographic areas which may be affected by the project (i.e., downstream). An effects 
assessment of each listed species is provided below.  

Five species are listed by USFWS for projects in Larimer County which may impact downstream 
river basins. The project will not impact the Cache la Poudre River or result in depletions to the 
river. Therefore, the project will not affect these downstream federally listed species: least tern 
(Sterna antillarum), piping plover (Charadrius melodus), whooping crane (Grus americana), pallid 
sturgeon (Scaphirhynchus albus), or western fringed prairie orchid (Plantanthera praeclara). 

Table 1 provides a likelihood of occurrence assessment for all federally listed species known or 
believed to occur in Larimer County based on preferred habitat. The unvegetated, highly disturbed 
nature of the project area and its location in the urban Fort Collins setting, make it unsuitable for 
each of the listed species.  
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Table 1. Sensitive species listed for Larimer County, Colorado. 
Species Status* Likelihood of Occurrence 

Birds 
Mexican spotted owl  
(Strix occidentalis lucida) 

FT, ST Not likely to occur. Preferred habitat, old-growth 
or mature forests that possess complex structural 
components (uneven-aged stands, high canopy 
closure, multi-storied levels, high tree density), 
is not present in the Project area or vicinity 

Fish 
Greenback cutthroat trout  
(Oncorhynchus clarki stomias) 

FT, ST Not likely to occur. Greenback cutthroat trout 
require clear, cold, well-oxygenated water; 
suitable habitat is not present in the project area 

Plants 
Colorado butterfly plant  
(Gaura neomexicana var. coloradensis) 

FT Not likely to occur. The project area is 
significantly disturbed and does not contain 
early-to mid-succession riparian (river bank) 
habitat required by Colorado butterfly plant 

North Park phacelia  
(Phacelia formosula) 

FE Not likely to occur. North Park phacelia is 
known only to an area measuring roughly 10 
miles in either direction at about 8,000 to 8,300 
feet in elevation 

Ute ladies’-tresses  
(Spiranthes diluvialis) 

FT Not likely to occur. Suitable habitat includes 
seasonally flooded river terraces, subirrigated or 
spring-fed abandoned stream channels and 
valleys, and lakeshores; the project area does not 
contain suitable habitat. The project will not 
impact seasonally flooded areas along the Cache 
la Poudre River which may contain suitable 
habitat 

Insects 
Arapahoe snowfly (Arsapnia arapahoe) FC Not likely to occur. Araphoe snowfly is only 

known to occur in eight first-order streams along 
the Front Range; these locations do not include 
the project area or the Cache la Poudre River 

Mammals 
Cananda lynx (Lynx canadensis) FT Not likely to occur. Suitable habitat, the classic 

boreal forest ecosystem known as the taiga, is 
not present in or near the project area 

North American wolverine  
(Gulo gulo luscus) 

FPT, SE Not likely to occur. Wolverines select areas that 
are cold and receive enough winter precipitation 
to reliably maintain deep persistent snow late 
into the warm season; the project area and 
vicinity do not maintain habitat conditions 
suitable for wolverine 

Preble’s meadow jumping mouse  
(Zapus hudsonius preblei) 

FT, ST Not likely to occur. Preble’s meadow jumping 
mouse inhabits well developed riparian habitat 
with adjacent, relatively undisturbed grassland 
communities, and a nearby water source. The 
project area does not contain riparian habitat and 
the adjacent section of Cache la Poudre River is 
along urban, disturbed area. Suitable habitat is 
not locally available 

* FT – federal threatened, FE – federal endangered, FPT – federal proposed threatened, FC – federal candidate,  
ST – state threatened, SE – state endangered. 

Sources: Belcher 2015; The Cornell Lab of Ornithology 2017; USFWS 2017c, 2017d, 2017e, 2017f, 2017g, 2017h, 
2017i.  
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3.3 General Wildlife Use and Habitat 

Colorado Parks and Wildlife (2016) lists the following species as having ranges inclusive of the 
project area: bald eagle (Haliaeetus leucocephalus), black bear (Ursus americanus), black-tailed 
prairie dog (Cynomys ludovicianus), Canada geese (Branta canadensis), great blue heron (Ardea 
herodias), mountain lion (Puma concolor), mule deer (Odocoileus hemionus), Preble’s meadow 
jumping mouse (Zapus hudsonius preblei), white pelican (Pelecanus erythrorhynchos), white-
tailed deer (Odocoileus virginianus). 

The project area does not contain any large trees suitable for roosting or nesting by hawks, 
eagles, or herons. The adjacent Cache la Poudre River corridor contains large cottonwood trees 
which are suitable for roosting and nesting for a variety of bird species, from passerines to hawks. 
The project will not result in the loss of any trees along the river corridor and the nature of 
construction and future business is not likely to cause increased disturbance to birds in the area 
over current ambient conditions. Other waterbirds and waterfowl use the Cache la Poudre River 
(two mallards were observed on the water during the site visit), but the project area does not 
contain any open water habitat. The proposed project will not impact open water or shoreline 
habitat along the Cache la Poudre River.  

The project area is currently fenced on the west, south, and east sides. East Lincoln Avenue is 
the northern border of the project area with a pedestrian sidewalk and driveway entrance/exit into 
the site. The chain-link fence prohibits easy movement through the area for medium to large-sized 
mammals (e.g., raccoons, foxes, and deer) and eliminates the site as a migration corridor. The 
project area does not contain habitat for other large mammals, such as mountain lion or black 
bear, and these species are unlikely to inhabit the project vicinity due to its urban setting and 
distance from suitable habitat along the mountain foothills. Black bear may occasionally follow 
the river corridor into Fort Collins, but providing habitat for this species in an urban setting is not 
favorable for public safety or the welfare of the animal.  

Small mammals, such as rodents and rabbits, may move through the site to vegetated areas 
surrounding the project area. Habitat within the project area consists of the juniper row, 
outbuildings (sheds), and scrap lumber piles which may be used for cover. The project will not 
impact the surrounding vegetation but will result in habitat improvements at the project area for 
small mammals and birds (see Section 4). No wildlife was observed in the project area during the 
site visit.  

 
3.4 Ecosystem Functions 

The site provides very few ecosystem functions. There is no naturally growing vegetation or 
significant landscape to contribute to wildlife habitat or air quality improvements. The pervious 
surface provides for infiltration of stormwater throughout the site. There are no aquatic areas to 
capture, filter, or provide nutrient sequestration, processes which improve water and soil quality.  

4.0 MITIGATION 

Although the project area does not provide suitable habitat for most local wildlife species, the 
project includes measures to increase the usability of the area. Native landscaping will be installed 
by way of trees within the parking lot and around the outside areas of the hotel. Similar to the lot 
just west of the project area, native landscaping and a trail to connect to the Poudre River trail is 
proposed on the south side of the lot (approximately 1.89 acres). Native trees, shrubs, and 
grasses which are ecologically appropriate for this location are proposed within a 250-foot buffer 
of the Cache la Poudre River. A conceptual design of the hotel and restored natural area is 
provided in Appendix C. The goals of the planting plan will be to provide for year-round use of the 
site by birds, small mammals, and beneficial insects, and provide for air and water quality 
treatment. 
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Additional measures to reduce stormwater runoff from the building and parking lot include 
permeable pavers and curbless edges within 300 feet of the Cache la Poudre River. Curbless 
edges will allow stormwater to flow towards vegetated areas where it can infiltrate the soil.  

The chain-link fence will be permanently removed on all sides of the lot to create an area more 
conducive to animal movements near the river. 

Construction mitigation measures aim to avoid direct impacts to wildlife species. Although the site 
contains only a single tree and juniper bush, vegetation clearing and grubbing will be scheduled 
to avoid the nesting season (mid-March – July) or will commence only after a qualified biologist 
conducts a nest survey of the site within one week of clearance work. If an occupied nest is 
located, work within the immediate area will stop and recommence after fledging.  

Project construction will follow best management practices (BMPs) outlined in a Stormwater 
Management Plan for the project. The preliminary design of the proposed drainage facilities will 
be completed in accordance with the criteria presented in the City of Fort Collins Stormwater 
Criteria Manual (City of Fort Collins 2011) and the drainage criteria for the stormwater basin. 
Following this plan will reduce the potential for downstream sedimentation, reduce offsite erosion 
and sedimentation, and reduce dust production during construction. Timing of construction and 
earthworks during fall and winter months will also minimize the risk of offsite erosion and 
sedimentation through avoidance of work during the wet season (July – August). 

 

 

  



Ecological Characterization Study Report 
Staybridge Suites  February 2017 

10 

 

5.0 REFERENCES 

Belcher, T.P. 2015. Estimating the Population Size and Distribution of the Arapahoe Snowfly 
(Arsapnia arapahoe) (Plecoptera: Capniidae) along the Northern Front Range of Coloado. 
Master’s Thesis; 53pp. 

City of Fort Collins. 2011. Stormwater Criteria Manual. 
http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-
guidelines-regulations/stormwater-criteria.  

Colorado Parks and Wildlife. 2016. CPW All Species Activity Mapping Data. 
https://www.arcgis.com/home/item.html?id=190573c5aba643a0bc058e6f7f0510b7.  

Fertig, W., Black, R., and P. Wolken. 2005. Rangewide Status Review of Ute Ladies’-Tresses 
(Spiranthes diluvialis). 101 pp. 

Natural Resource Conservation Service (NRCS) Web Soil Survey. 2017. 
https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx.  

The Cornell Lab of Ornithology. 2017. Birds of North America. https://birdsna.org/Species-
Account/bna/home.  

U.S. Fish and Wildlife Service (USFWS). 2017a. Information, Planning, and Conservation 
System. https://ecos.fws.gov/ipac/.  

USFWS. 2017b. National Wetlands Inventory Mapper. 
https://www.fws.gov/wetlands/data/mapper.HTML.  

USFWS. 2017c. Mexican Spotted owl (Strix occidentalis lucida); species profile. 
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B074.  

USFWS. 2017d. Species Profile for Greenback Cutthroat trout (Oncorhynchus clarki stomias). 
https://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=E00F 

USFWS. 2017e. Species Profile for Colorado Butterfly plant (Gaura neomexicana var. 
coloradensis). http://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=Q0VV.  

USFWS. 2017f. Species Profile for Ute ladies’-tresses (Spiranthes diluvialis); species profile. 
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=Q2WA.  

USFWS. 2017g. Species Profile for Canada Lynx (Lynx canadensis). 
https://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=A073.  

USFWS. 2017h. Species Profile for North American wolverine (Gulo gulo luscus). 
http://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=A0FA.  

USFWS. 2015i. Preble's Meadow Jumping Mouse (Zapus hudsonius preblei); Species Profile. 
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=A0C2.  

  

http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/stormwater-criteria
http://www.fcgov.com/utilities/business/builders-and-developers/development-forms-guidelines-regulations/stormwater-criteria
https://www.arcgis.com/home/item.html?id=190573c5aba643a0bc058e6f7f0510b7
https://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx
https://birdsna.org/Species-Account/bna/home
https://birdsna.org/Species-Account/bna/home
https://ecos.fws.gov/ipac/
https://www.fws.gov/wetlands/data/mapper.HTML
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=B074
https://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=E00F
http://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=Q0VV
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=Q2WA
https://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=A073
http://ecos.fws.gov/ecp0/profile/speciesProfile?spcode=A0FA
http://ecos.fws.gov/speciesProfile/profile/speciesProfile.action?spcode=A0C2


 

 

 

APPENDIX A 
  PHOTOS  



 

 

 

 

Photo 1. Looking east along the south side of the project area and along the Poudre 
River Trail. 

 

Photo 2. Looking northwest from the southeast property boundary of the bank of the 
Cache la Poudre River and the Poudre River Trail. 



 

 

 

 

Photo 3. Looking southeast at Homestead Natural Area from southeast corner of project 
area. 

 

 

Photo 4. Southeast corner of project area. Poudre River Trail on photo left. 



 

 

 

 

Photo 5. Looking northwest at the southern end of the project area. 

 

Photo 6. Looking south from the sidewalk along East Lincoln Avenue at the west side of 
the project area. 



 

 

 

 

Photo 7. Looking south from the center of the project area. Treed area is Poudre River 
corridor. 

 

Photo 8. Typical storage use within the project area. 



 

 

 

 

Photo 9. Looking west at southwestern corner of project area, devoid of vegetation. 

 

Photo 10. View to the north from the center of the project area. Juniper bush is left of 
cars parked in the photo center.  
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IPaC resource list
Location

Larimer County, Colorado 

Local office
Colorado Ecological Services Field Office

 (303) 236-4773
 (303) 236-4005

MAILING ADDRESS
Denver Federal Center
P.o. Box 25486
Denver, CO 80225-0486

PHYSICAL ADDRESS
134 Union Boulevard, Suite 670
Lakewood, CO 80228-1807

http://www.fws.gov/coloradoES
http://www.fws.gov/platteriver

U.S. Fish & Wildlife ServiceIPaC
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Endangered species
This resource list is for informational purposes only and should not be used for 
planning or analyzing project level impacts.

Section 7 of the Endangered Species Act requires Federal agencies to “request of 
the Secretary information whether any species which is listed or proposed to be 
listed may be present in the area of such proposed action”  for any project that is 
conducted, permitted, funded, or licensed by any Federal agency. 

A letter from the local office and a species list which fulfills this requirement 
can only be obtained by requesting an official species list either from the 
Regulatory Review section in IPaC or from the local field office directly.

For project evaluations that require USFWS concurrence/review, please return to 
the IPaC website and request an official species list by creating a project and 
making a request from the Regulatory Review section. 

Listed species

are managed by the Endangered Species Program of the U.S. Fish and Wildlife 
Service. 

1. Species listed under the Endangered Species Act are threatened or endangered; 
IPaC also shows species that are candidates, or proposed, for listing. See the listing 
status page for more information. 

The following species are potentially affected by activities in this location:

Birds

1

NAME STATUS

Least Tern Sterna antillarum
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/8505

Endangered 

Mexican Spotted Owl Strix occidentalis lucida
There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/8196

Threatened 
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Fishes

Flowering Plants

Piping Plover Charadrius melodus
There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/6039

Threatened 

Whooping Crane Grus americana
There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/758

Endangered 

NAME STATUS

Greenback Cutthroat Trout Oncorhynchus clarki 
stomias

No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/2775

Threatened 

Pallid Sturgeon Scaphirhynchus albus
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/7162

Endangered 

NAME STATUS

Colorado Butterfly Plant Gaura neomexicana var. 
coloradensis

There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/6110

Threatened 

North Park Phacelia Phacelia formosula
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/123

Endangered 

Ute Ladies'-tresses Spiranthes diluvialis
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/2159

Threatened 
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Insects

Mammals

Critical habitats
Potential effects to critical habitat(s) in this location must be analyzed along with 
the endangered species themselves.

THERE ARE NO CRITICAL HABITATS AT THIS LOCATION.

Western Prairie Fringed Orchid Platanthera praeclara
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/1669

Threatened 

NAME STATUS

Arapahoe Snowfly Arsapnia arapahoe
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/9141

Candidate 

NAME STATUS

Canada Lynx Lynx canadensis
There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/3652

Threatened 

North American Wolverine Gulo gulo luscus
No critical habitat has been designated for this species. 
http://ecos.fws.gov/ecp/species/5123

Proposed Threatened 

Preble's Meadow Jumping Mouse Zapus hudsonius 
preblei

There is a final critical habitat designated for this species. 
Your location is outside the designated critical habitat. 
http://ecos.fws.gov/ecp/species/4090

Threatened 
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4690 Table Mountain Drive, Suite 200 TEL 303.237.2072 
Golden, CO 80403 FAX 303.237.2659 www.olssonassociates.com 

November 30, 2017 
 
 
Spirit Hospitality, LLC 
4836 S. College Avenue, Suite 11 
Fort Collins, CO 80525 
 
 
RE: Ecological Characterization Study Report Addendum 
 Spirit at the River – Staybridge Suites 301 East Lincoln Ave 
 
To Whom it May Concern, 
 
On behalf of Spirit Hospitality, LLC, Olsson Associates (Olsson) prepared this Addendum to the 
Ecological Characterization Study (ECS) Report, dated February 2017.   

The purpose of the February 2017 ECS Report was to provide a description of existing natural 
conditions of the subject property, including vegetation, sensitive species, general wildlife use 
and habitat, and ecosystem functions.  Further, the February 2017 ECS Report provided an 
evaluation of ecological resources potentially impacted by the proposed project through an initial 
desktop assessment of aquatic resources (including wetlands) and state and federal-listed 
threatened and endangered species and/or their habitat which may be present at the site. 
Following the desktop assessment, an Olsson biologist conducted a site visit to document 
natural resources within the proposed development property. 

In November 2017, Spirit Hospitality, LLC provided Olsson with a Natural Habitats and Features 
Inventory Map made available by the City of Fort Collins GIS Department. Olsson reviewed the 
Natural Habitats and Features Inventory Map and has determined that this data does not 
change the findings of the February 2017 ECS Report prepared by Olsson. The February 2017 
ECS Report and conclusions were based on current and more detailed field observations than 
provided in the Natural Habitats and Features Inventory Map, and provides a greater description 
of wetland and natural habitat subcategories and functions. 

 
Sincerely, 
Olsson Associates 
 

 
Rachel Badger 
Environmental Team Lead 
 
 
 
 



The Spirit at the River redevelopment site (the “Property”) is 4.37 acres in size and extends from 
East Lincoln Avenue south to the centerline of the Cache la Poudre River (the “River”).  According to 
Land Use Code (“LUC”) Section 3.4.1(A), the River is a natural habitat identified for protection by the 
designation of a natural habitat buffer zone (“NHBZ”).  To aide in the determination of the appropriate 
NHBZ, Olsson Associates conducted a site visit and performed an Ecological Characterization Study 
Report in February 2017 (the “ECSR”). 

That part of the Property south of the existing on-site Poudre River Trail includes the River itself and, 
between the River and the trail, an area of vegetation and large cottonwood trees suitable for roosting 
and nesting for a variety of bird species.  Redevelopment of the Property will involve a City project to 
relocate the public trail farther to the north, restore the existing trail bed, stabilize the River bank and 
significantly enhance the existing vegetation and trees along the River.

That part of the Property north of the Poudre River Trail is described in the ECSR as a barren and 
desolate construction site consisting of compacted dirt with heavy construction equipment parking 
throughout and a 6-foot high chain-link fence on the north side of the Poudre River Trail.  The 
character of this area is further described in the ECSR as follows:

(a)  devoid of any wildlife use;
(b) including no wetlands;
(c)  without prominent views except southeast toward the Homestead Natural Area;
(d) without any native vegetation communities;
(e)  without any significant non-native trees or vegetation;
(f)  including the River’s top of bank;
(g) unlikely to be inhabited by any sensitive or specially valued species;
(h)     including no special habitat features;
(i)  with impediments to wildlife movement; and
(j)  with very few ecosystem functions.

The proposed redevelopment plans for this part of the Property are consistent with the purpose and 
general standards of LUC 3.4.1(B) and (C), respectively, in that the extended stay hotel and associated 
improvements will be constructed as far away as possible from the River; an appropriate NHBZ 
will be established to minimize impacts to the River and the Udall and Homestead Natural Areas; 
existing conditions in the River corridor will be significantly enhanced; and the natural resource values 
destroyed long ago with development of the existing use will be restored and replaced for the benefit 
of the community and as a complement to the adjacent natural areas.

Currently, the only undisturbed part of the Property is the area south of the Poudre River Trail; this 
area is only 1,960 square feet or .04 acres, representing only 1% of the Property.  LUC Table 5-2 lists 
300 feet as the general buffer zone distance for the River in this area, however, the decision maker is 
authorized to approve reduced and varying buffer widths on a case-by-case basis.  

The Applicant proposes to establish a NHBZ that measures 176.5 feet wide at the narrowest point 
and 244.5 feet at the widest point, for an average width of 201 feet, with an additional 5’ Transitional 
Buffer between the NHBZ and the parking lot.  The NHBZ will occupy 60,620 square feet or 1.39 
acres, which is equal to approximately 31% of the Property (including land acquired from Woodward).

The Applicant’s proposal is based on the Property’s current and historical condition and the fact that 
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Spirit at the River: Project Overview

LUC 3.4.1(E) Natural Habitat Buffer Zone



Existing lack of ecological character Existing lack of ecological character

Proposed ecological character Proposed ecological character

(a) The project shall be designed to preserve or enhance the ecological character or function 
and wildlife use of the natural habitat or feature and to minimize or adequately mitigate the 
foreseeable impacts of development.

The Property north of the Poudre River Trail provides zero ecological character or function or wildlife 
use area in its current condition.  

The proposed plans, however, will significantly enhance the ecological character and function of 
the Property and make wildlife use possible. Contoured grading for detention and raingardens will 
provide areas for plants and animals to find habitat outside of the River corridor. A diverse plant 
palette with both deciduous and evergreens trees, shrubs and grasses will provide for protection, 
nesting opportunities, food and habitat. All plants to be installed within the restored area are found 
on the Fort Collins Native Species List. The detention pond will be seeded with the City of Fort Collins 
“Detention Basin Seed Mix”. All other areas within the Natural Habitat Buffer Zone will be seeded with 
the City of Fort Collins “Upland Seed Mix”.

its redevelopment will not negatively impact the Property’s very limited existing ecological character, 
but will instead restore and significantly enhance the proposed NHBZ to create new ecological value 
and wildlife habitat within a much larger area.  Note that the proposed NHBZ is similar in width to 
approved buffer zones on adjacent properties (i.e. Woodward Technological Center and In-Situ).  In 
further support, the Applicant offers the following summary of how redevelopment of the Property 
with the proposed NHBZ achieves the buffer zone performance standards and complies with other 
applicable requirements of Sec. 3.4.1.

Spirit at the River January 15, 2018

LUC 3.4.1(E)(1) Buffer Zone Performance Standards



(b) The project, including, by way of example and not by way of limitation, its fencing, pedestrian/
bicycle paths and roadways, shall be designed to preserve or enhance the existence of wildlife 
movement corridors between natural habitats and features, both within and adjacent to the site.

The redevelopment plan will remove the existing 6-foot tall chain-link security fence that currently 
prevents wildlife movement through the Property.  No new fencing will be installed, therefore, wildlife 
will be free to move through and within the newly created habitat area.  Pedestrians and bicycles will 
be able to access through the NHBZ and Poudre River Trail via a new 10’ concrete trail that connects 
East Lincoln Avenue to the Poudre River Trail.  The trail is designed to take the most direct route 
through the Property, thereby limiting human activity in the area.

(c) The project shall be designed to preserve significant existing trees and other significant existing 
vegetation on the site.

The vegetation and significant tree stands along the Poudre River will be preserved. The City will be 
responsible for the bank stabilization and restoration of the eroding areas along the north bank of 
the River. Any trees that may have to be removed will be the responsibility of the City to mitigate for. 
There is no other existing significant vegetation or trees within the Property to be preserved, however, 
the Applicant will install a significant amount of landscaping throughout the project and in the NHBZ.

Spirit at the River January 15, 2018
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(d) The project shall be designed to protect from adverse impact species utilizing special habitat 
features such as key raptor habitat features, including nest sites, night roosts and key feeding 
areas as identified by the Colorado Parks and Wildlife Division (“CPW”) or the Fort Collins 
Natural Areas Department (“NAD”); key production areas, wintering areas and migratory 
feeding areas for waterfowl; heron rookeries; key use areas for wading birds and shorebirds; 
key use areas for migrant songbirds; key nesting areas for grassland birds; fox and coyote dens; 
mule deer winter concentration areas as identified by the CPW or NAD; prairie dog colonies 
one (1) acre or greater in size; key areas for rare, migrant or resident butterflies as identified by 
the NAD; areas of high terrestrial or aquatic insect diversity as identified by the NAD; remnant 
native prairie habitat; mixed foothill shrubland; foothill ponderosa pine forest; plains cottonwood 
riparian woodlands; and wetlands of any size.

The existing vegetation and trees along the River south of the Poudre River Trail will be preserved; to 
the extent those features serve as habitat, there will be no adverse impact.  The ECSR states that “the 
project will not result in the loss of any trees along the river corridor and the nature of the construction 
and future business is not likely to cause increased disturbance to birds in the area over current 
ambient conditions.”

The ECSR does not identify any other special habitat features on the Property.  The ECSR concluded, 
“The unvegetated, highly disturbed nature of the project area and its location in the urban Fort Collins 
setting, make it unsuitable for each of the listed species.”. Other species of wildlife are also unlikely 
to inhabit the Property because of the existing chain-link fence that eliminates the site as a migration 
corridor, the highly urban setting and the lack of suitable habitat.

Redevelopment of the Property as proposed will create approximately 1.39 acres of new potential 
habitat area within the NHZB that will provide plenty of new opportunities for increased usability of 
the site for nesting, migration and feeding for a variety of wildlife species.

(e) The project shall be designed so that the character of the proposed development in terms of 
use, density, traffic generation, quality of runoff water, noise, lighting and similar potential 
development impacts shall minimize the degradation of the ecological character or wildlife use of 
the affected natural habitats or features.

Use: The proposed plan for the hotel concentrates outside use of the Property to the patio areas 
located within the interior horseshoe area of the building, well outside the 300’ buffer area cited in 
Table 5-2 and even farther from the proposed boundary of the NHBZ. The building is designed to 
block both the noise created by humans and sight lines from the NHBZ to the areas of outdoor human 
activity. The main entrance to the hotel is on the west side of the building, over 250 feet from the 
proposed NHBZ, and the restaurant entrance is on the north side of the building at the furthest point 
possible from the NHBZ.

Density: The buildings are located as far north as possible within the Property. The parking garage 
on the south end of the building steps down to one-story where the building is closest to the 5’ 
Transitional Buffer and the NHBZ.

Quality of Runoff Water: Currently a majority of the Property is compacted dirt that allows  storm 
water to run directly into the River without any process to filter out construction equipment pollutants 
or to slow the speed of infiltration into the landscape. The proposed plan will direct surface drainage 
to the south end of the parking lot where permeable pavers allow for infiltration into the landscape. 
Any additional runoff is then directed into a raingarden for further filtration of sediment and pollutants. 
The third stage of filtration is a large detention pond located south of the raingarden which further 
protects against the possibility of any unfiltered runoff reaching the River.



Lighting: Site lighting has been designed to use full cut-off shields to minimize up-light, spill-light, 
glare and unnecessary diffusion on adjacent property.  The result is that light levels will be 0.0 foot-
candles at all points 20 feet beyond the property line, which is less than the maximum of 0.1 foot-
candles allowed by LUC Sec. 3.2.4(D)(8).

Special care has been taken in the selection and placement of lighting fixtures in the south parking 
lot adjacent to the 5’ Transitional Buffer and the NHBZ to ensure that there is adequate lighting in 
the parking lot to address the functional and security needs of the hotel’s guests, but also to ensure 
the absolute minimum amount of light diffusion into the NHBZ.  Note that light levels will be 0.1 
foot-candles on the southern edge of the parking lot.  South of the parking lot, in the 5’ Transitional 
Buffer, light levels dissipate further so that no light at all (0.0 foot candles) will be measured in any 
areas of the NHBZ.  To further mitigate any potential impact of headlights shining into the NHBZ 
from the parking lot, the Applicant will install a 2 foot tall, 15 foot wide berm the entire width of the 
southern end of the parking lot that will be planted with dense landscaping comprised of evergreens, 
deciduous trees, shrubs and grasses.

Noise: Traffic noise from Lincoln Street and human noise in the outdoor patio areas will be blocked by 
the building.  Sound emanating from the Property is also mitigated by the 2 foot high berm with dense 
landscaping comprised of evergreens, deciduous trees, shrubs and grasses along the south edge of 
the parking area.

Use: area of concentrated outdoor use

Quality of Runoff Water: water is filtered & slowed 
significantly before entering the Poudre River

Noise & Lighting: 2’ high berm and dense 
landscaping to mitigate light and noise
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(f) The project shall be designed to integrate with and otherwise preserve existing site topography, 
including, but not limited to, such characteristics as steepness of slopes, existing drainage 
features, rock outcroppings, river and stream terraces, valley walls, ridgelines and scenic 
topographic features.

As discussed in previous sections the site is devoid of any natural topography. It is currently graded 
out to be used as a parking and storage area with compacted dirt throughout. The existing river bank 
edge is also currently eroding away causing the trail to become dangerously close to unusable. The 
new plans grant an additional 20’ width to be added to the public access easement of the trail so that 
the trail can be relocated and the bank stabilized by the City of Fort Collins.

Existing Poudre River Trail: Bank erosion and undercutting at south 
end of site

(g) The project shall be designed to enhance the natural ecological characteristics of the site. 
If existing landscaping within the buffer zone is determined by the decision maker to be 
incompatible with the purposes of the buffer zone, then the applicant shall undertake restoration 
and mitigation measures such as regrading and/or the replanting of native vegetation.

As discussed in previous sections, the Property is devoid of any significant vegetation north of the 
Poudre River Trail. All of the new landscape species and seed mixes to be installed within the NHBZ 
are part of the City of Fort Collins Native Plants list. In addition to what the City will be providing 
between the new Poudre River Trail alignment and restored River bank, new landscaping in the NHBZ 
will include 54 new deciduous and evergreen trees, as well as over 190 shrubs and grasses.  A goal of 
the planting plan is to provide for year-round use of the site by birds, small mammals and beneficial 
insects. 
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(h) The project may be designed to provide appropriate human access to natural habitats and 
features and their associated buffer zones in order to serve recreation purposes, provided that 
such access is compatible with the ecological character or wildlife use of the natural habitat or 
feature.

In addition to the existing Poudre River Trail which will be widened and relocated farther from the 
stabilized River bank by the City, the redevelopment plan includes the dedication of a public access 
easement along the west Property line to allow pedestrian and bicycle access through the Property 
from East Lincoln Avenue to the Poudre River Trail.  The Property currently does not provide any 
human access through or into the site due to security chain-link fencing.
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(i) Fencing associated with the project shall be designed to be compatible with the ecological 
character and wildlife use of the natural habitat or feature.

Currently the entire Property is cut off from use for all land-moving wildlife with a 6’ high chain-link 
fence with security barbed wire on top. All fencing will be removed from the Property allowing land-
moving wildlife to access all of the restored and enhanced NHBZ. No fencing will be installed within 
the NHBZ.

LUC 3.4.1(E)(2)  Development Activities in NHBZ
Activities within the NHBZ will be limited to mitigation of development activities, restoration of the 
previously disturbed and degraded areas, enhancement of the NHBZ, necessary utility installations, 
and relocation of the Poudre River Trail and River stabilization to be done by the City.

LUC 3.4.1(F)(3)  Preservation of Natural Connections
The existing chain-link fencing on the Property eliminate the site as a migration corridor.  The 
significant widening and enhancement of the River buffer within the Property will provide new 
opportunities for wildlife connections to off-site natural habitats or features including the Udall Natural 
Area and Homestead Natural Area.

LUC 3.4.1(G)(2)  Streambank Stabilization
The City is undertaking a project to stabilize the north bank of the River within the Property in 
accordance with its plans and construction standards.  The Applicant is granting the necessary 
easements to the City to allow completion of this work.

LUC 3.4.1(I) Design and Aesthetics
The Property building uses a natural buff stone from a local quarry to anchor the building along the 
perimeter and enhanced portions of the elevations with increased height of the stone application. This 
stone matches the subdued and natural shades of the river landscape. The stone also compliments 
the surrounding buildings that have used stone on their facades, as seen at Odell’s Brewery across the 
street. The Project uses a limited palate of materials which include two shades of tan for the stucco 
and the lap siding which is a light gray, all to compliment the natural tones of the landscape and the 
subdued colors seen in the stucco at the In-Situ building immediately to the West. There will be a 
moderate amount of dark gray cementitious panel to round out our building colors for a subtle accent. 
The shape of the building is a non-intrusive and elongated rectangle with wings jutting to the East. 
The shape of the main entry is derived from the beautiful 4 story Harmony Mill building at 131 Lincoln. 
This shape is maintained and repeated tastefully at a reduced scale along the building elevations.

The Property site is designed to concentrate use and activity as far from the NHBZ and Poudre River 
Corridor as possible. The courtyard area is enclosed within the building footprint to block visual and 
sounds disturbances from the NHBZ and Poudre River Corridor. Special attention was taken to use 
low impact site design techniques in the areas of parking within the 300’ buffer by utilizing permeable 
pavers and flush curbs. Within the NHBZ all of the plants are native species found on the City of Fort 
Collins Native PlantList. Throughout the rest of the site native species combined with well adapted low 
water use plants are utilized. 

The visual character of the existing property is narrow with many man made intrusions (fences, 
equipment, compacted soil, etc.). There is no degradation of any natural features, only vast 
improvements. The aesthetics and habitat area has been greatly increased by the removal of fences 

Spirit at the River January 15, 2018

Additional Land Use Code



and establishment of native landscapes. Views to the Poudre River have been created by establishing 
a connection from Lincoln Ave to thePoudre River Trail that currently does not exist. 

LUC 3.4.1(J)  Stormwater Drainage/Erosion Control
The drainage and erosion control plans for the development have been reviewed by the City and 
found to meet the adopted standards.

LUC 3.4.1(L)  Compatibility with Natural Areas
The Property is located on the opposite side of the Poudre River from the Udall Natural Area 
preserved for water quality, flood control and wildlife habitat; redevelopment of the Property should 
have no negative impact on the Udall Natural Area, but will create areas more conducive to wildlife 
habitat and movement, complementing one of the purposes of the Udall Natural Area.

The Property is immediately adjacent to the Homestead Natural Area, a newly-created area that has 
recently undergone significant restoration efforts to begin a long-term regeneration of riparian habitat, 
cottonwood trees and wildlife movement corridors, with public access via the Poudre River Trail.  The 
Property’s NHBZ is a logical extension of the restoration efforts along the River corridor.  

LUC 3.4.1(M)  Access to Natural Areas
Redevelopment plans for the Property include retaining and widening the Poudre River Trail easement 
that allows access to the Homestead Natural Area to the east.

LUC 3.4.1(N)  Protection During Construction
The limits of development (LOD) will be shown on the Erosions and Sediment Control plans with 
the FDP package. It will be located between the current trail and top of bank of the river. The ECS 
report found that the site currently does not have any naturally growing vegetation or suitable habitat 
for most local species. LODs will be designated with a slit screen fence along the river between top 
of bank and the existing trail. There are no trees within the LOD that need tree protection during 
the construction. All existing tree stands along the Poudre River will be protected, removed and/or 
mitigated for by the City of Fort Collins during the bank stabilization. Construction timing will take into 
consideration any Sensitive or Specially Valued Species occupying or using adjacent natural habitats or 
features and make necessary adjustments at that time to minimize disturbing them.

Spirit at the River January 15, 2018



 

Approved Neighboring Site Plan in Relation to Spirit at the River

Hotel

Existing 
Insitu 
Building

Poudre River

Existing 
parking 
within 300’ 
buffer

Proposed 
parking 
within 
300’ buffer

Proposed 
building within 
300’ buffer

Approved parking 
expansion within 300’ 
buffer

Approved 
future 
expansion 
of building

Legend:

Existing parking area within 300’ Buffer
  
Approved future parking area within 300’ 
Buffer

Proposed parking within 300’ Buffer

Approved future building within 300’ Buffer

Proposed building within 300’  Buffer

Spirit at the River January 15, 2018

0 50 100 200’







 
DELICH Staybridge Hotel TIS, July 2017  
ASSOCIATES  

TABLE OF CONTENTS 
 

I.   INTRODUCTION ........................................................................................................ 1 
 

II.   EXISTING CONDITIONS .......................................................................................... 2 
Land Use ......................................................................................................................... 2 
Streets ............................................................................................................................. 2 
Existing Traffic ................................................................................................................. 5 
Existing Operation ........................................................................................................... 7 
Pederstrian Facilities ....................................................................................................... 7 
Bicycle Facilities .............................................................................................................. 7 
Transit Facilities .............................................................................................................. 7 
 

 
III.   PROPOSED DEVELOPMENT ................................................................................. 9 
Trip Generation ............................................................................................................... 9 
Trip Distribution ............................................................................................................. 11 
Background Traffic Projections ..................................................................................... 11 
Trip Assignment ............................................................................................................ 11 
Signal Warrants ............................................................................................................. 11 
Geometry ...................................................................................................................... 16 
Operation Analysis ........................................................................................................ 16 
Pedestrian Level of Service ........................................................................................... 16 
Bicycle Level of Service ................................................................................................ 20 
Transit Level of Service ................................................................................................. 20 

 
IV.   CONCLUSIONS .................................................................................................... 21 

 
 



 
DELICH Staybridge Hotel TIS, July 2017  
ASSOCIATES  

LIST OF TABLES 
 

1.   Current Peak Hour Operation .................................................................................... 8 
2.   Trip Generation ......................................................................................................... 9 
3.   Short Range (2021) Background Peak Hour Operation .......................................... 18 
4.   Short Range (2021) Total Peak Hour Operation ..................................................... 19 
 
 

 
 
 
 

LIST OF FIGURES 
 

1.   Site Location ............................................................................................................. 3 
2.   Existing Geometry ..................................................................................................... 4 
3.   Recent Peak Hour Traffic .......................................................................................... 6 
4.   Site Plan .................................................................................................................. 10 
5.   Trip Distribution ....................................................................................................... 12 
6.   Short Range (2021) Background Peak Hour Traffic ................................................ 13 
7.   Site Generated Peak Hour Traffic ........................................................................... 14 
8.   Short Range (2021) Total Peak Hour Traffic ........................................................... 15 
9.   Short Range (2021) Geometry ................................................................................ 17 
 
 
 
 
 

APPENDICES 
 

A. Base Assumptions Form 
B. Peak Hour Traffic Counts 
C. Current Peak Hour Operation/Level of Service Descriptions/Fort Collins Motor 

Vehicle LOS Standards (Intersections) 
D. Short Range (2021) Background Peak Hour Operation  
E. Short Range (2021) Total Peak Hour Operation  
F. Pedestrian/Bicycle Level of Service Worksheets 
  



 
DELICH Staybridge Hotel TIS, July 2017  
ASSOCIATES Page 1 

  I.  INTRODUCTION 
 
 

This intermediate transportation impact study (TIS) addresses the capacity, 
geometric, and control requirements at and near the proposed Staybridge Hotel site.  The 
proposed Staybridge Hotel site is located in the southwest quadrant of the Lincoln/3rd 
Street intersection in Fort Collins, Colorado.   
 

During the course of the analysis, numerous contacts were made with the project 
owner (Spirit Hospitality), project architects (Russell + Mills Studio), and the Fort Collins 
Traffic Engineering staff.  The Transportation Impact Study Base Assumptions form and 
related documents are provided in Appendix A.  This study generally conforms to the 
format set forth in the Fort Collins TIS Guidelines in the “Larimer County Urban Area Street 
Standards” (LCUASS).  A scoping discussion was held with the Fort Collins Traffic 
Engineering staff.  Due to the trip generation, this is an intermediate transportation impact 
study.  The study involved the following steps: 
 
  - Collect physical, traffic, and development data; 
  - Perform trip generation, trip distribution, and trip assignment; 
  - Determine peak hour traffic volumes; 
  - Conduct capacity and operational level of service analyses on key intersections; 
  - Analyze signal warrants; 
  - Conduct level of service evaluation of pedestrian, bicycle, and transit modes of 

transportation 
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II. EXISTING CONDITIONS 
 

 
The location of the Staybridge Hotel is shown in Figure 1.  It is important that a 

thorough understanding of the existing conditions be presented.   
 

 
Land Use 
 

Land uses in the area are primarily residential and commercial.  Land adjacent to 
the site is flat (<2% grade) from a traffic operations perspective.  The center of Fort 
Collins is south of this site.  
 
 
Streets 

 
The primary streets near the Staybridge Hotel are Lincoln Avenue, Lemay 

Avenue, Third Street, Mountain Avenue, Jefferson Street, and Riverside Avenue.  
Figure 2 shows a schematic of the existing geometry at the Lemay/Lincoln, Lincoln/3rd 
Street-Hydro Access, and Jefferson-Riverside/Mountain-Lincoln intersections. 

 
Lincoln Avenue is to the north of (adjacent to) the proposed Staybridge Hotel 

site.  It is an east-west street classified as a two-lane arterial street according to the Fort 
Collins Master Street Plan.  Lincoln Avenue has a two-lane cross section in this area.  
Improvements to East Lincoln Avenue adjacent to the site are currently underway by the 
City.  At the Lemay/Lincoln intersection, Lincoln Avenue has an eastbound and a 
westbound left-turn lane, a through lane in each direction, and an eastbound and a 
westbound right-turn lane.  At the Lincoln/3rd Street-Hydro Access intersection, Lincoln 
Avenue has eastbound and westbound movements combined into a single lane.  
Lincoln Avenue is the east leg of the Jefferson-Riverside/Mountain-Lincoln intersection.  
At the Jefferson-Riverside/Mountain-Lincoln intersection, Lincoln Avenue has a 
westbound left-turn lane, a through lane, and a westbound right-turn lane.  The 
Lemay/Lincoln and Jefferson-Riverside/Mountain-Lincoln intersections have signal 
control.  The Lincoln/3rd Street-Hydro Access intersection has stop sign control on 3rd 
Street and the Hydro Construction Site Access.  The posted speed limit in this area of 
Lincoln Avenue is 35 mph.   
  

Lemay Avenue is to the east of the proposed Staybridge Hotel site.  It is a north-
south street classified as a four-lane arterial street according to the Fort Collins Master 
Street Plan.  Currently, Lemay Avenue has a four-lane cross section, south of Lincoln 
Avenue and a two-lane cross section, north of Lincoln Avenue.  At the Lemay/Lincoln 
intersection, Lemay Avenue has a northbound and a southbound left-turn lane, a 
through lane in each direction, and a northbound right-turn lane.  The posted speed limit 
in this area of Lemay Avenue is 35 mph, south of Lincoln Avenue and 30 mph, north of 
Lincoln Avenue. 
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EXISTING GEOMETRY Figure 2
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Third Street is to the north of the proposed Extended Stay Hotel site.  It is a 
north-south street classified as a local street according to the Fort Collins Master Street 
Plan.  Third Street only has a north leg at the Lincoln/3rd Street-Hydro Access 
intersection.  The south leg is the site access to Hydro Construction.  At the Lincoln/3rd 
Street-Hydro Access intersection, 3rd Street has all southbound movements combined 
into a single lane and the Hydro Construction site access is open along Lincoln Avenue 
(approximately 220 feet.  The Hydro Construction site access will be analyzed as 
northbound movements combined into a single lane.  There is no posted speed limit on 
3rd Street.   

 
Mountain Avenue is to the west of the proposed Staybridge Hotel site.  It is an 

east-west street classified as a four-lane arterial street according to the Fort Collins 
Master Street Plan.  Currently, Mountain Avenue has a four-lane cross section in this 
area.  Mountain Avenue is the west leg of the Jefferson-Riverside/Mountain-Lincoln 
intersection.  At the Jefferson-Riverside/Mountain-Lincoln intersection, Mountain 
Avenue has an eastbound left-turn lane, a through lane, and an eastbound right-turn 
lane.  The posted speed limit in this area of Mountain Avenue is 25 mph. 

   
Jefferson Street is to the west of the proposed Staybridge Hotel site.  It is a 

northwest-southeast street classified as a four-lane arterial street according to the Fort 
Collins Master Street Plan.  Currently, Jefferson Street has a four-lane cross section in 
this area.  Jefferson Street is the northwest leg of the Jefferson-Riverside/Mountain-
Lincoln intersection.  At the Jefferson-Riverside/Mountain-Lincoln intersection, Jefferson 
Street has a northwestbound left-turn lane, a through lane, and a northwestbound 
through/right-turn lane.  The posted speed limit in this area of Jefferson Street is 30 
mph.   

 
 Riverside Avenue is to the west of the proposed Staybridge Hotel site.  It is a 
northwest-southeast street classified as a four-lane arterial street according to the Fort 
Collins Master Street Plan.  Currently, Riverside Avenue has a four-lane cross section in 
this area.  Riverside Avenue is the southeast leg of the Jefferson-Riverside/Mountain-
Lincoln intersection.  At the Jefferson-Riverside/Mountain-Lincoln intersection, Riverside 
Avenue has a southeastbound left-turn lane, a through lane, and a southeastbound 
through/right-turn lane.  The posted speed limit in this area of Riverside Avenue is 35 
mph.   
 
 
Existing Traffic 
 
 Recent morning and afternoon peak hour traffic volumes at the Lemay/Lincoln, 
Lincoln/3rd Street-Hydro Access, and Jefferson-Riverside/Mountain-Lincoln intersections 
are shown in Figure 3.  The traffic volumes at the Lemay/Lincoln intersection were 
collected in May 2016 by the City of Fort Collins.  The traffic volumes at the Lincoln/3rd 
Street-Hydro Access intersection were collected in July 2016.  The traffic volumes at the 
Jefferson-Riverside/Mountain-Lincoln intersection were collected in June 2015.  Raw 
traffic data is provided in Appendix B.  Improvements to East Lincoln Avenue are 
currently underway by the City.  Therefore, more recent counts cannot be obtained. 



RECENT PEAK HOUR TRAFFIC Figure 3
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Existing Operation 
 
Using the peak hour traffic shown in Figure 3, the Lemay/Lincoln, Lincoln/3rd 

Street-Hydro Access, and Jefferson-Riverside/Mountain-Lincoln intersections were 
evaluated and the morning and afternoon peak hour operation is shown in Table 1.  The 
intersections were evaluated using techniques provided in the 2010 Highway Capacity 
Manual (2010HCM).  Calculation forms are provided in Appendix C.  A description of 
level of service for signalized and unsignalized intersections from the 2010 Highway 
Capacity Manual and a table showing the Fort Collins Motor Vehicle LOS Standards 
(Intersections) are also provided in Appendix C.  The Staybridge Hotel site is in an area 
termed “mixed use districts.”  In areas termed “mixed use districts,” acceptable overall 
operation at signalized intersections during the peak hours is defined as level of service 
E or better.  At signalized intersections, acceptable operation of any leg and any 
movement is level of service E.  At arterial/arterial and collector/collector stop sign 
controlled intersections, acceptable operation is considered to be at level of service E, 
overall and level of service F, for any approach leg.  At arterial//collector, arterial/local, 
collector/local, and local/local stop sign controlled intersections, acceptable operation is 
considered to be at level of service D, overall and level of service F, for any approach 
leg.  The key intersections meet the City of Fort Collins Motor Vehicle LOS Standard 
during the morning and afternoon peak hours with existing control and geometry.   
 
 
Pedestrian Facilities 

 
 Sidewalks are sporadic along Lincoln Avenue.  There are sidewalks along both 
sides of Lemay Avenue, south of Lemay Avenue.  There are sidewalks along both sides 
of 3rd Street, Mountain Avenue, Jefferson Street, and Riverside Avenue.   

  
 

Bicycle Facilities 
 

There are bicycle lanes along Lincoln Avenue and Lemay Avenue.  There are no 
bicycle lanes along Mountain Avenue.  However, Mountain Avenue is a shared 
roadway/bike route.    
 
 
Transit Facilities 

 
This area of Fort Collins will be served by Transfort Routes 5 and 14.  The 

nearest stop is at the Lincoln/2nd Street intersection. 
  



 
DELICH Staybridge Hotel TIS, July 2017  
ASSOCIATES Page 8 

 
TABLE 1 

Current Peak Hour Operation 

Intersection Movement 
Level of Service 

AM PM 

Lemay/Lincoln 
(signal) 

EB LT D D 
EB T D D 

EB RT A D 
EB APPROACH D D 

WB LT D D 
WB T D E 

WB RT D D 
WB APPROACH D D 

NB LT A B 
NB T B B 

NB RT A A 
NB APPROACH B B 

SB LT A B 
SB T/RT B B 

SB APPROACH B B 
OVERALL B C 

Lincoln/3rd Street-Hydro 
Construction 
(stop sign) 

EB LT/T/RT A A 
WB LT/RT A A 

NB LT/T/RT B B 
SB LT/T/RT B C 
OVERALL A A 

Jefferson-Riverside/Mountain-
Lincoln 
(signal) 

EB LT C C 
EB T C C 

EB RT C B 
EB APPROACH C C 

WB LT C D 
WB T C C 

WB RT C C 
WB APPROACH C C 

NB LT A B 
NB T/RT A B 

NB APPROACH A B 
SB LT A B 

SB T/RT A B 
SB APPROACH A B 

OVERALL B B 
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III.  PROPOSED DEVELOPMENT 
 

The Staybridge Hotel is a 106 room hotel with a restaurant, located on the 
southwest quadrant of the Lincoln/3rd Street intersection.  Figure 4 shows a site plan of 
the Staybridge Hotel.  Currently the site has the Hydro Construction Company building 
on the site.  The building will be razed with Staybridge Hotel development.  The short 
range analysis (Year 2021) includes development of the Staybridge Hotel and an 
appropriate increase in background traffic due to normal growth and other potential 
developments in the area.  Access to the site will be via a full movement access to/from 
Lincoln Avenue (Site Access) and a right-out service/emergency access to/from Lincoln 
Avenue. 
 
 
Trip Generation 

 
Trip generation is important in considering the impact of a development such as this 

upon the existing and proposed street system.  All Suites Hotel (Code 310) and Quality 
Restaurant (Code 931) contain in Trip Generation, 9th Edition, ITE was used to estimate 
the trips that would be generated by the proposed/expected use at a site.  A trip is defined 
as a one-way vehicle movement from origin to destination.  Table 2 shows the expected 
trip generation on a daily and peak hour basis.  Internal trip capture was used for the 
Staybridge Hotel using Figure 6.2 in the Trip Generation Manual, 3rd Edition, ITE.   Passby 
trip factors were used for the restaurant portion using Table F.29 in the Trip Generation 
Manual, 3rd Edition, ITE.  The average passby trip percentage of 44 percent was used.  
The assigned trip generation of the Staybridge Hotel development resulted in 804 daily trip 
ends; 45 morning peak hour trip ends; and 65 afternoon peak hour trip ends.   

 
 
 

TABLE 2 
Trip Generation 

Code Use Size 
AWDTE AM Peak Hour PM Peak Hour 

Rate Trips Rate In Rate Out Rate In Rate Out 

931 Quality Restaurant 6.5 KSF 89.95 584 0.45 3 0.36 2 5.02 33 2.47 16 

Trip Generation less Internal Trip Capture  558      31  15 

Passby (44%)  246      10  10 

Assigned Restaurant trips  312  3  2  21  5 

310 All Suites Hotel 106 Rooms 4.90 520 0.21 22 0.17 18 0.18 19 0.22 23 

Trip Generation less Internal Trip Capture  492      18  21 

Total Passby Trips  246      10  10 

Total Assigned Trips  804  25  20  39  26 
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Trip Distribution 
 
The assigned trip distribution for the Staybridge Hotel was based on 

existing/future travel patterns, land uses in the area, consideration of trip 
attractions/productions in the area, and engineering judgment.  The passby trip 
distribution for the Staybridge Hotel was based on existing traffic movements at the 
Lincoln/3rd Street intersection.  Figure 5 shows the assigned and passby trip distribution 
for the short range (2021) analysis future.  The trip distribution was agreed to by City of 
Fort Collins staff in the scoping discussions.  
 
 
Background Traffic Projections 
 

Figure 6 shows the short range (2021) background morning and afternoon peak 
hour traffic at the Lemay/Lincoln, Lincoln/3rd Street, and Jefferson-Riverside/Mountain-
Lincoln intersections.  Background traffic volume forecasts for the short range (2021) 
future were obtained by reviewing traffic studies for other developments in this area and 
reviewing historic counts in the area.  Traffic volumes at the Lemay/Lincoln, Lincoln/3rd 
Street, and Jefferson-Riverside/Mountain-Lincoln intersections were increased at a rate 
of 2.0 percent per year.  The Woodward Governor, Capstone Cottages, and CBD Hotel 
developments were added to the background traffic.   

 
 

Trip Assignment 
  
 Trip assignment is how the generated and distributed trips are expected to be 
loaded on the street system.  The assigned and passby trips are the resultant of the trip 
distribution process.  The site generated trip assignment for the Staybridge Hotel 
development is shown in Figure 7.  The site generated traffic was combined with the 
background traffic to determine the total forecasted traffic for the study area.  Figure 8 
shows the short range (2021) total (site plus background) peak hour traffic at the key 
intersections. 
 
 
Signal Warrants 
  
 As a matter of policy, traffic signals are not installed at any location unless warrants 
are met according to the Manual on Uniform Traffic Control Devices. The Lemay/Lincoln 
and Jefferson-Riverside/Mountain-Lincoln intersections are currently signalized.  The 
Lincoln/3rd Street and Lincoln/Site Access intersection will not warrant signals in the 
future, nor do they meet the signal spacing criterion.   
 
 
 
 



TRIP DISTRIBUTION Figure 5
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SHORT RANGE (2021) BACKGROUND
PEAK HOUR TRAFFIC Figure 6
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Geometry 
  
 The recommended short range (2021) geometry is shown in Figure 9.  This is the 
existing geometry at the Jefferson-Riverside/Mountain-Lincoln intersection.  At the 
Lincoln/Site Access intersection, an eastbound right-turn lane is not required based on 
Figure 8-4 in LCUASS.  According to Figure 8-1 in LCUASS, left-turn lanes are required 
on all arterial streets.  However, based on the Lincoln Corridor Plan a two-way 
continuous left-turn lane will be installed between the Site Access and 3rd Street.    
According to Figure 8-4 in LCUASS, northbound and southbound right-turn lanes are 
required at the Jefferson-Riverside/Mountain-Lincoln intersection.  However, this project 
does not add traffic to these movements and not analyzed with these right-turn lanes.  
According to Figure 8-4 in LCUASS, a southbound right-turn lane is required at the 
Lemay/Lincoln intersection.  The Lemay/Lincoln intersection was not analyzed with a 
southbound right-turn lane. 
 
 
Operation Analysis 

 
 
 Operation analyses were performed at the Lemay/Lincoln, Lincoln/East Site 
Access, Lincoln/3rd Street, Lincoln/West Site Access, and Jefferson-Riverside/Mountain-
Lincoln intersections.  The operations analyses were conducted for the short range future, 
reflecting the year 2021 condition.   
 
 Using the traffic volumes shown in Figure 6, the Lemay/Lincoln, Lincoln/3rd Street, 
and Jefferson-Riverside/Mountain-Lincoln intersections operate in the short range (2021) 
background future as indicated in Table 3.  Calculation forms for these analyses are 
provided in Appendix D.  The Lemay/Lincoln, Lincoln/3rd Street, and Jefferson-
Riverside/Mountain-Lincoln intersections will meet the City of Fort Collins Motor Vehicle 
LOS Standard during the morning and afternoon peak hours.  

     
Using the traffic volumes shown in Figure 8, the Lemay/Lincoln, Lincoln/3rd Street, 

Lincoln/Site Access, and Jefferson-Riverside/Mountain-Lincoln intersections operate in 
the short range (2021) total future as indicated in Table 4.  Calculation forms for these 
analyses are provided in Appendix E.  The Lemay/Lincoln, Lincoln/East Site Access, 
Lincoln/3rd Street, Lincoln/West Site Access, and Jefferson-Riverside/Mountain-Lincoln 
intersections will meet the City of Fort Collins Motor Vehicle LOS Standards during the 
morning and afternoon peak hours.     

 
 
Pedestrian Level of Service 
 

Appendix F shows a map of the area that is within 1320 feet of the Staybridge 
Hotel site.  The Staybridge Hotel site is located within an area termed as “pedestrian 
district,” which sets the level of service threshold at LOS A for all measured categories, 
except for Street Crossing at LOS B.  There are three pedestrian destinations within 
1320 feet of the proposed Staybridge Hotel development.  These are: 1) the residential
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TABLE 3 
Short Range (2021) Background Peak Hour Operation 

Intersection Movement 
Level of Service 

AM PM 

Lemay/Lincoln 
(signal) 

EB LT D D 
EB T E D 

EB RT A D 
EB APPROACH D D 

WB LT D E 
WB T D E 

WB RT D D 
WB APPROACH D E 

NB LT C C 
NB T B D 

NB RT A C 
NB APPROACH C C 

SB LT A C 
SB T/RT C C 

SB APPROACH C C 
OVERALL C D 

Lincoln/3rd Street 
(stop sign) 

EB LT/T A A 
SB LT/RT B C 

OVERALL A A 

Jefferson-Riverside/Mountain-
Lincoln 
(signal) 

EB LT C C 
EB T D C 

EB RT C B 
EB APPROACH D C 

WB LT D E 
WB T C B 

WB RT C B 
WB APPROACH C C 

NB LT B C 
NB T/RT A B 

NB APPROACH A B 
SB LT B C 

SB T/RT A B 
SB APPROACH B B 

OVERALL B C 
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TABLE 4 

Short Range (2021) Total Peak Hour Operation 

Intersection Movement 
Level of Service 

AM PM 

Lemay/Lincoln 
(signal) 

EB LT D D 
EB T E D 

EB RT D D 
EB APPROACH D D 

WB LT D E 
WB T D E 

WB RT D D 
WB APPROACH D E 

NB LT D C 
NB T B D 

NB RT A A 
NB APPROACH C C 

SB LT A C 
SB T/RT C C 

SB APPROACH C C 
OVERALL C D 

Lincoln/3rd Street 
 (stop sign) 

EB LT A A 
SB LT/RT B C 

OVERALL A A 

Lincoln/Site Access 
 (stop sign) 

WB LT A A 
NB LT/RT C D 

OVERALL A A 

Jefferson-Riverside/Mountain-
Lincoln 
(signal) 

EB LT C C 
EB T D C 

EB RT C B 
EB APPROACH D C 

WB LT D E 
WB T C B 

WB RT C B 
WB APPROACH C C 

NB LT B C 
NB T/RT A B 

NB APPROACH A B 
SB LT B C 

SB T/RT A B 
SB APPROACH B B 

OVERALL B C 
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neighborhood to the north of the site; 2) the commercial area to the east of the site; and 
3) the commercial area and the Poudre Trail to the west of the site.  The Pedestrian 
LOS Worksheet is provided in Appendix F.  This development will build sidewalks along 
the site frontage and have a sidewalk connection to the Poudre Trail.  Appendix F 
contains a Pedestrian LOS Worksheet.  Improvements to East Lincoln Avenue are 
currently underway by the City.  With these improvements acceptable pedestrian level 
of service can be achieved.  
 
 
Bicycle Level of Service 
 

Based upon Fort Collins bicycle LOS criteria, there is one destination area within 
1320 feet of the Staybridge Hotel: the Poudre Trail.  The Bicycle LOS Worksheet is 
provided in Appendix F.  The minimum level of service for this site is C.  There are bike 
lanes on Lincoln Avenue and Lemay Avenue.  Therefore, it is concluded that acceptable 
bicycle level of service can be achieved.   
 
 
Transit Level of Service 
 

This area is served by Transfort Routes 5 and 14.  The nearest stop is at the 
Lincoln/2nd Street intersection.   
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IV. CONCLUSIONS 
 
 This study assessed the impacts of the Staybridge Hotel development on the street 
system in the vicinity of the proposed development in the short range (2021) future.  The 
Staybridge Hotel site is a proposed as a 106 room hotel with a restaurant, located on the 
southwest quadrant of the Lincoln/3rd Street intersection in Fort Collins, Colorado.  As a 
result of this analysis, the following is concluded: 
 

 The development of the Staybridge Hotel site is feasible from a traffic engineering 
standpoint.  The assigned trip generation of the Staybridge Hotel development 
resulted in 804 daily trip ends; 45 morning peak hour trip ends; and 65 afternoon 
peak hour trip ends.   
 

 Currently, the Lemay/Lincoln, Lincoln/3rd Street, and Jefferson-
Riverside/Mountain-Lincoln intersections meet the City of Fort Collins Motor 
Vehicle LOS Standard during the morning and afternoon peak hours.   
 

 The Lemay/Lincoln and Jefferson-Riverside/Mountain-Lincoln intersections are 
currently signalized.  The Lincoln/3rd Street and Lincoln/Site Access intersection 
will not warrant signals in the future, nor do they meet the signal spacing criterion.   
 

 The recommended short range (2021) geometry is shown in Figure 9.  At the 
Lincoln/Site Access intersection, an eastbound right-turn lane is not required 
based on Figure 8-4 in LCUASS.  According to Figure 8-1 in LCUASS, left-turn 
lanes are required on all arterial streets.  However, based on the Lincoln Corridor 
Plan a two-way continuous left-turn lane will be installed between the Site Access 
and 3rd Street.  According to Figure 8-4 in LCUASS, northbound and southbound 
right-turn lanes are required at the Jefferson-Riverside/Mountain-Lincoln 
intersection.  However, this project does not add traffic to these movements.  
According to Figure 8-4 in LCUASS, a southbound right-turn lane is required at 
the Lemay/Lincoln intersection.   
 

 In the short range (2021) future, given development of the Staybridge Hotel and an 
increase in background traffic, the Lemay/Lincoln, Lincoln/East Site Access, 
Lincoln/3rd Street, Lincoln/West Site Access, and Jefferson-Riverside/Mountain-
Lincoln intersections will meet the City of Fort Collins Motor Vehicle LOS 
Standards during the morning and afternoon peak hours.     
 

 With the improvements to East Lincoln Avenue that are currently underway, 
acceptable level of service is achieved for pedestrian, bicycle, and transit modes 
based upon the measures in the multi-model transportation guidelines.   
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Soilogic, Inc. 
3050 67th Avenue, Suite 200 • Greeley, CO 80634 • (970) 535-6144 

 P.O. Box 1121 • Hayden, CO 81639 • (970) 276-2087 

September 21, 2016 
 
 
Willco XIV, LLLP 
4836 S. College Avenue, Suite 11 
Fort Collins, Colorado 80525 
 
Attn: Mrs. Moira Bright 
  
Re: Geotechnical Subsurface Exploration Report  
 Proposed Staybridge Hotel – Lot 1, Baldwin Minor Subdivision 
 301 East Lincoln Avenue 
 Fort Collins, Colorado 
 Soilogic Project # 16-1213 
 
 
Mrs. Bright: 
 
Soilogic, Inc. (Soilogic) personnel have completed the geotechnical subsurface 
exploration you requested for the proposed Staybridge Hotel to be constructed on Lot 1 in 
the Baldwin Minor Subdivision and a small portion of the adjacent Lot 1 in the 
Woodward Technology Center, located at 301 East Lincoln Avenue in Fort Collins, 
Colorado.  The results of our subsurface exploration and pertinent geotechnical 
engineering recommendations are included with this report.  
 
In general, the subsurface materials encountered in the completed site borings can be 
summarized as follows.  A thin layer of vegetation and topsoil was encountered at the 
surface at the locations of borings B-2, B-4 and B-9.  Approximately 2½ inches of 
existing asphalt pavement was encountered at the surface at the location of boring B-7.  
Dark brown/brown/rust clayey to silty sand containing varying amounts of gravel was 
encountered underlying the vegetative soil layer, asphalt pavement or at the surface at the 
locations of the remaining site borings.  A portion of the near-surface clayey/silty sand 
extending to a depth of about 2½ feet below ground surface at the location of boring B-6 
was somewhat mottled in color and was identified as probable existing fill material which 
may have been placed to develop finish site grade.  The clayey/silty sand varied from 
loose to medium dense in terms of relative density, exhibited no swell potential at current 
moisture and density conditions and extended to depths between approximately 1 and 6 
feet below ground surface, where it transitioned to cleaner, brown/rust sand with varying 
amounts of silt, gravel and possible cobbles.  The sand with silt and gravel varied from 
loose to very dense in relative density, would be expected to be non-expansive based on 
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the physical properties and engineering characteristics of the material and extended to the 
bottom of all borings at a depth of approximately 15 feet below present site grades.   
 
Groundwater was encountered in borings B-1 through B-5 at depths of approximately 11 
to 13 feet below ground surface during drilling.  When checked immediately after 
completion of drilling, groundwater was measured at depths of 12½ and 11 feet below 
ground surface in borings B-2 and B-3 respectively.  Dry cave-ins were measured at 
depths of about 10, 7½ and 6 feet below ground surface in borings B-1, B-4 and B-5 
respectively at that time.  No groundwater was encountered to the depth explored (10 feet 
below ground surface) at the locations of borings B-6 through B-9 at the time of drilling.  
Borings B-2, B-3, B-4 and B-9 were left open to allow for a subsequent groundwater 
level measurement.  The remainder of the site borings were backfilled upon completion.  
When checked two (2) days after drilling, groundwater was measured at depths of about 
12 and 10 feet below ground surface in borings B-2 and B-3 respectively.  Dry cave-ins 
were measured at depths of approximately 7 and 6 feet below ground surface in borings 
B-4 and B-9 at that time.   
 
Based on the subsurface conditions encountered, results of laboratory testing and type of 
construction proposed, it is our opinion the proposed hotel building and associated site 
improvements could be constructed with conventional spread footing foundations bearing 
on natural, undisturbed clayey/silty sand, sand and gravel and/or removal area excavation 
backfill consisting of the site soils (where required).   
 
The site clayey/silty sand and sand and gravel soils would be considered low volume-
change (LVC) potential soils and could be used as fill to develop the site.  The 
reconditioned near-surface site clayey/silty sand and properly placed and compacted fill 
consisting of on-site soils and/or similar import LVC soils could be used for support of 
the building floor slabs, exterior flatwork and site pavements.  Pavement section design 
options for the site drive and parking area pavements are included with this report.  Other 
opinions and recommendations concerning design criteria and construction details for the 
proposed site improvements are also provided.    
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We appreciate the opportunity to be of service to you on this project.  If you have any 
questions concerning the enclosed information or if we can provide any further 
assistance, please do not hesitate to contact us. 
 
Very Truly Yours, 
Soilogic, Inc. Reviewed by: 
 
 
 
 
 
 
 
 
 
Darrel DiCarlo, P.E. Wolf von Carlowitz, P.E. 
Senior Project Engineer Principal Engineer 

36746 44271 
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INTRODUCTION 

 

This report contains the results of the completed geotechnical subsurface exploration for 
the proposed Staybridge Hotel to be constructed on Lot 1 in the Baldwin Minor 
Subdivision and a small portion of the adjacent Lot 1 in the Woodward Technology 
Center in Fort Collins, Colorado.  The purpose of our exploration was to describe the 
subsurface conditions encountered in the completed site borings and develop the test data 
necessary to provide recommendations concerning design and construction of the hotel 
building, trash enclosure, gazebo, porte-cochere, retaining wall, in-ground pool and high-
mast lighting foundations and support of floor slabs, exterior flatwork and site 
pavements.  Pavement section design recommendations are also provided.  The 
conclusions and recommendations outlined in this report are based on results of the 
completed field and laboratory testing and our experience with subsurface conditions in 
this area.   
 
PROPOSED CONSTRUCTION 

 
We understand the proposed hotel building will be a 3-story wood-frame structure 
constructed as slab-on-grade.  Foundation loads for the structure are expected to be light 
to moderate, with continuous wall loads on the order of 3.5 to 5 kips per lineal foot and 
individual column loads on the order of 150 kips or less.  Trash enclosure, high-mast 
lighting, retaining wall and indoor pool construction are also anticipated.  Paved drive 
and parking area pavements will be constructed as part of the proposed site 
improvements.  Traffic loading on site pavements is expected to consist of low volumes 
of light passenger vehicles, with occasional trash and delivery truck traffic.  Small grade 
changes (on the order of 4 feet or less) are anticipated to develop finish site grades in the 
building and pavement areas. 
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SITE DESCRIPTION 

 
The development property includes Lot 1 of the Baldwin Minor Subdivision (an 
approximate 4-acre parcel) and a small portion of the adjacent Lot 1 in the Woodward 
Technology Center, located at 301 East Lincoln Avenue in south Fort Collins, Colorado.  
At the time of our site exploration, the existing Hydro Construction facility occupied the 
property.  A single-story, wood-frame at-grade office, single-story at-grade brick 
shop/garage and other small single-story at-grade outbuildings were present on the site. 
Portions of the ground surface across the property were paved with asphalt concrete or 
gravel-surfacing, while limited areas contained a sparse to moderate growth of native 
grass and weed vegetation.  The proposed development area extending onto the adjacent 
Lot 1 in the Woodward Technology Center was mostly paved with asphaltic concrete.  
Limited areas of this site to the south of the existing parking lot contained a sparse to 
moderate growth of native grass and weed vegetation or appeared barren.  The site was 
observed to be relatively level, with a gentle overall slope downward to the south.  The 
maximum difference in ground surface elevation across the development site is estimated 
to be less than 10 feet based on review of available USGS topographic maps of the area.  
The Cache la Poudre River was also noted near the southern property boundary.   
 
SITE EXPLORATION 
  

Field Exploration 
 
To develop site specific subsurface information, a total of nine (9) soil borings were 
completed across the site.  Five (5) borings were drilled in the area of the proposed hotel 
building to a depth of approximately 15 feet below present site grades.  Four (4) borings 
were drilled in areas of proposed drive lanes/parking areas to a depth of approximately 10 
feet below present site grades. The boring locations were established in the field by 
Soilogic personnel based on a concept plan provided by the client dated June 7, 2016, 
using a mechanical surveyor’s wheel and estimating angles from identifiable site 
references.  The boring locations should be considered accurate only to the degree 
implied by the methods used to make the field measurements.  A diagram indicating the 
approximate boring locations is included with this report.  Graphic logs of each of the 
auger borings are also included.   
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The test holes were advanced using 4-inch diameter continuous flight auger powered by a 
truck-mounted CME-45 drill rig.  Samples of the subsurface materials were obtained at 
regular intervals using California barrel and split-spoon sampling procedures in general 
accordance with ASTM specification D-1586.  As part of the D-1586 sampling 
procedure, the standard sampling barrels are driven into the substrata using a 140-pound 
hammer falling a distance of 30 inches.  The number of blows required to advance the 
samplers a distance of 12 inches is recorded and helpful in estimating the consistency, 
relative density of the soils encountered.  In the California barrel sampling procedure, 
lesser disturbed samples are obtained in removable brass liners.  Samples of the 
subsurface materials obtained in the field were sealed and returned to the laboratory for 
further evaluation, classification and testing.   
 

Laboratory Testing 

 
The samples collected were tested in the laboratory to measure natural moisture content 
and were visually and/or manually classified in accordance with the Unified Soil 
Classification System (USCS).  The USCS group symbols are indicated on the attached 
boring logs.  An outline of the USCS classification system is included with this report.   
 
As part of the laboratory testing, a calibrated hand penetrometer (CHP) was used to 
estimate the unconfined compressive strength of essentially-cohesive specimens.  The 
CHP also provides a more reliable estimate of soil consistency than tactual observation 
alone.  Dry density, Atterberg limits, -200 wash and swell/consolidation tests were 
completed on selected samples to help establish specific soil characteristics.  Atterberg 
limits tests are used to determine soil plasticity.  The percent passing the #200 size sieve 
(-200 wash test) is used to determine the percentage of fine-grained materials (clay and 
silt) in a sample.  Swell/consolidation tests are performed to evaluate soil volume change 
potential with variation in moisture content.  The results of the completed laboratory tests 
are outlined on the attached boring logs and swell/consolidation test summaries.  Water 
Soluble Sulfates (WSS) tests were also completed on two (2) selected soil samples to 
evaluate corrosive soil characteristics with respect to buried concrete and results 
discussed subsequently in this report. 
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SUBSURFACE CONDITIONS  

 

The subsurface materials encountered in the completed site borings can be summarized as 
follows.  A thin layer of vegetation and topsoil was encountered at the surface at the 
locations of borings B-2, B-4 and B-9.  Approximately 2½ inches of existing asphalt 
pavement was encountered at the surface at the location of boring B-7.  Dark 
brown/brown/rust clayey to silty sand containing varying amounts of gravel was 
encountered underlying the vegetative soil layer, asphalt pavement or at the surface at the 
locations of the remaining site borings.  A portion of the near-surface clayey/silty sand 
extending to a depth of about 2 ½ feet below ground surface at the location of boring B-6 
was somewhat mottled in color and was identified as probable existing fill material which 
may have been placed to develop finish site grade.  The clayey/silty sand varied from 
loose to medium dense in terms of relative density, exhibited no swell potential at current 
moisture and density conditions and extended to depths between approximately 1 and 6 
feet below ground surface, where it transitioned to cleaner, brown/rust sand with varying 
amounts of silt, gravel and possible cobbles.  The sand with silt and gravel varied from 
loose to very dense in relative density, would be expected to be non-expansive based on 
the physical properties and engineering characteristics of the material and extended to the 
bottom of all borings at a depth of approximately 15 feet below present site grades.   
 
The stratigraphy indicated on the included boring logs represents the approximate 
location of changes in soil and bedrock types.  Actual changes may be more gradual than 
those indicated. 
 
Groundwater was encountered in borings B-1 through B-5 at depths of approximately 11 
to 13 feet below ground surface during drilling.  When checked immediately after 
completion of drilling, groundwater was measured at depths of 12½ and 11 feet below 
ground surface in borings B-2 and B-3 respectively.  Dry cave-ins were measured at 
depths of about 10, 7½ and 6 feet below ground surface in borings B-1, B-4 and B-5 
respectively at that time.  No groundwater was encountered to the depth explored (10 feet 
below ground surface) at the locations of borings B-6 through B-9 at the time of drilling.  
Borings B-2, B-3, B-4 and B-9 were left open to allow for a subsequent groundwater 
level measurement.  The remainder of the site borings were backfilled upon completion.  
When checked two (2) days after drilling, groundwater was measured at depths of about 
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12 and 10 feet below ground surface in borings B-2 and B-3 respectively.  Dry cave-ins 
were measured at depths of approximately 7 and 6 feet below ground surface in borings 
B-4 and B-9 at that time.   
 
Groundwater levels will vary seasonally and over time based on weather conditions, site 
development, irrigation practices and other hydrologic conditions.  Perched and/or 
trapped groundwater conditions may also be encountered at times throughout the year.  
Perched water is commonly encountered in soils overlying less permeable soil layers 
and/or bedrock.  The location and amount of perched/trapped water can also vary over 
time.   
 

ANALYSIS AND RECOMMENDATIONS 

 

Demolition and Site Development 

 
We understand the existing office, shop/garage, outbuildings and other associated site 
improvements will be razed prior to construction of the hotel building.  Within the new 
structure, exterior flatwork and pavement areas, all existing foundations, floor slabs/ 
flatwork, pavements and other site improvements should be completely removed.  Care 
will be needed to ensure all in-place fill/backfill materials associated with the existing 
site improvements are also completely removed at this time.  In addition, all tree root 
systems and dry and desiccated soils associated with the tree root systems should be 
completely removed from within the area of the proposed hotel building and beneath 
exterior flatwork and site pavements.  The depth and extent of required removal can best 
be established at the time of excavation through openhole observation.  If/where required, 
the excavated/removed materials should be replaced as controlled and compacted fill as 
outlined below.   
 
After stripping and completing all cuts and existing fill/backfill removal procedures and 
prior to placement of any new fill/backfill or flatwork concrete, we recommend the 
exposed subgrade soils be scarified to a depth of 9 inches, adjusted in moisture content 
and compacted to at least 95% of the materials standard Proctor maximum dry density.  
The moisture content of the scarified soils should be adjusted to be within the range of 
±2% of standard Proctor optimum moisture content at the time of compaction.  If some 
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backfilling of existing structure removal excavations is required to develop foundation 
bearing and/or finish floor slab subgrade elevations, we recommend the excavation be 
continuously benched during backfilling in order to reduce the potential for development 
of a shear plane between the natural site soils and controlled backfill.   
 
Fill and removal area backfill soils required to develop the site should consist of 
approved, low-volume-change (LVC) soils free from organic matter, debris and other 
objectionable materials.  Based on results of the completed laboratory testing, it is our 
opinion existing fill (if any) and natural site clayey/silty sand and sand and gravel could 
be used as fill and backfill provided the proper moisture content is developed in those 
materials at the time of placement and compaction.  Cobble-sized materials (greater than 
3 inches in any dimension) should not be used as fill within 12 inches of finish floor slab, 
exterior flatwork and pavement subgrade elevations to reduce the potential for point-
loading.  If required, imported soils could consist of approved essentially-granular 
structural fill soils free from organic matter, debris and other objectionable materials.  
Import structural fill consistent with Colorado Department of Transportation (CDOT) 
Class 6 or 7 Aggregate Base Course specifications could be considered and would be 
suitable for use as engineered fill below foundations.  Suitable fill and backfill soils 
should be placed in loose lifts not to exceed 9 inches thick, adjusted in moisture content 
and compacted as recommended for the scarified soils above.   
 
Care should be taken to avoid disturbing all subgrade soils prior to placement of any 
overlying improvements.  Soils which are allowed to dry out or become wet and softened 
or disturbed by the construction activities should be removed and replaced or reworked in 
place prior to concrete placement.   
 

Hotel Building Foundations 

 
Based on the subsurface conditions encountered, results of laboratory testing and type of 
construction proposed, it is our opinion the proposed hotel building and associated site 
improvements (including the lightly-loaded detached trash enclosure) could be 
constructed with conventional spread footing foundations bearing on natural, undisturbed 
clayey/silty sand, sand and gravel and/or removal area excavation backfill consisting of 
the onsite soils (where required).  For design of continuous spread footing and isolated 
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column pad foundations bearing on loose to dense clayey/silty sand, sand and gravel 
and/or properly placed and compacted removal area backfill, we recommend using a 
maximum net allowable soil bearing pressure of 1,500 psf.   
 
For design of footing foundations and foundation walls to resist lateral movement,  a 
passive equivalent fluid pressure value of 350 pcf could be used for the site clayey/silty 
sand, sand and gravel or similar soils.  A coefficient of friction of 0.45 could be used 
between floor slab concrete and the bearing/subgrade soils to resist sliding.  The 
recommended passive equivalent fluid pressure value and coefficients of friction do not 
include a factor of safety.   
 
Exterior footings should bear a minimum of 30 inches below finished adjacent exterior 
grade to provide frost protection.  We recommend formed strip footings have a minimum 
width of 12 inches and isolated pad foundations have a minimum width of 24 inches in 
order to facilitate construction and reduce the potential for development of eccentrically 
loaded footings.  Actual footing widths should be designed by a structural engineer.   
 
We estimate settlement of footing foundations designed and constructed as outlined 
above and resulting from the assumed structural loads would be on the order of 1 inch.  
Differential settlement could approach the amount of total settlement estimated above.   
 

Gazebo & High-mast Light Standard Foundations 

 

We anticipate the gazebo and high-mast light standards planned as part of site 
development will be constructed using shallow drilled shaft foundations.  For design of 
shallow drilled shaft foundations bearing on loose to dense site clayey/silty sand and/or 
sand and gravel, we recommend using a maximum net allowable soil bearing pressure of 
1,500 psf.  Additional pier capacity can be developed by accounting for friction capacity 
between the drilled pier and surrounding clayey/silty sand and sand and gravel stratum.  
An allowable skin friction value of 150 psf could be used for that portion of the pier 
concrete in contact with the site sand soils below frost depth.  Skin friction should be 
neglected within the top 30 inches of depth below finish grade due to the potential for 
frost action.   
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Drilled shaft foundations shall bear a minimum of 30 inches below finished adjacent 
exterior grade to provide frost protection.  For design of the foundation systems to resist 
overturning, a passive equivalent fluid pressure of 350 pcf could be used for that portion 
of the foundation system extended below frost depth.  The top 30 inches of soil could be 
considered a surcharge load but should not be used in passive resistance calculations.  A 
coefficient of friction of 0.45 could be used between foundation concrete and sand and 
gravel bearing soils to resist sliding.  The recommended passive equivalent fluid pressure 
value and coefficient of friction do not include a factor of safety.  For design of uplift 
resistance, an in-place soil unit weight of 120 pcf and angle of internal friction value of 
30° could be used.  Typically, light-pole base foundations are constructed with a 
minimum embedment length on the order of seven (7) feet below grade in accordance 
with current building code.   
 
We expect the pier excavations could be completed using conventional augering 
techniques.  Based on the presence of essentially-granular subgrade soils, pier 
excavations extended more than about 5 to 6 feet below ground surface would not be 
expected to remain stable for short periods during construction such that temporary 
casing of the drilled shafts or mudded (bentonite slurry) construction procedures may be 
required.  The presence of cobble-sized materials encountered at some locations within 
the sand and gravel strata may also present difficulty during drilling.  Pier concrete 
should have a slump in the range of 5 to 7 inches and be placed in the pier holes 
immediately after the completion of drilling, cleaning and placement of reinforcing steel.   
 
We estimate settlement of gazebo and light-pole standard foundations designed and 
constructed as outlined above and resulting from the assumed structural loads would be 
less than 1 inch.  If water from any source is allowed to infiltrate the foundation soils, 
additional movement of the foundations could occur.   

 

Foundation Backfill 

 

Backfill placed adjacent to foundation walls should consist of approved LVC soils free 
from organic matter, debris and other objectionable materials.  Based on results of the 
completed field and laboratory testing, it is our opinion the existing fill and native site 
clayey/silty sand and sand and gravel could be used as backfill in this area provided care 
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is taken to develop the proper moisture content in those materials at the time of 
placement and compaction.  Cobble-sized materials should be screened and removed 
prior to use as foundation wall backfill.  We recommend the existing fill, natural site 
clayey/silty sand and sand and gravel or similar soils be placed in loose lifts not to exceed 
9 inches thick, adjusted in moisture and compacted as previously outlined in the 
“Demolition and Site Development” section of this report.   
 
Excessive lateral stresses can be imposed on un-braced foundation walls when using 
heavier mechanical compaction equipment.  We recommend compaction of unbalanced 
foundation wall backfill soils be completed using light mechanical or hand compaction 
equipment. 
 

Seismicity 

 

Based on our review of the International Building Code (2003), a soil profile type D 
could be used for the site strata.  Based on our review of United States Geologic Survey 
(USGS) mapped information, design spectral response acceleration values of SDS = .282 
(28.2%) and SD1 = .119 (11.9%) could be used. 
 

Floor Slabs and Exterior Flatwork 
 
The building floor slab and exterior flatwork could be supported on reconditioned natural 
site soils or properly placed and compacted fill and/or removal area backfill developed as 
outlined in the “Demolition and Site Development” section of this report.  Care should be 
taken to avoid placing floor slab concrete directly on cobble-sized materials in order to 
reduce the potential for development of point loads on the slabs.  A modulus of subgrade 
reaction (k) value of 250 pci could be used for design of floor slabs supported on 
reconditioned natural site clayey/silty sand and sand and gravel soils or similar 
essentially-granular import LVC fill materials.  Disturbed subgrades or subgrade soils 
that have been allowed to dry out or become wet and softened should be removed and 
replaced or reconditioned in place prior to floor slab and exterior flatwork construction.   
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Floor slabs should designed and constructed as floating slabs, separated from foundation 
walls, columns and plumbing and mechanical penetrations by the use of block outs or 
appropriate isolation material.  Additionally, we recommend all partition walls supported 
above slabs-on-grade be constructed as floating walls to help reduce the potential for 
differential slab-to-foundation movement causing distress in upper sections of the 
structure.  A minimum one and one-half (1½) inch void space is recommended beneath 
all floating walls.  Special attention to door and stair framing, drywall installation and 
trim carpentry should be taken to isolate those elements from the floor slabs, allowing for 
some differential floor slab-to-foundation movement to occur without transmitting 
stresses to the overlying structure.   
 
Depending on the type of floor covering and floor covering adhesive used in finished 
slab-on-ground areas, a vapor barrier may be required immediately beneath the floor 
slabs to maintain flooring product manufacturer warranties.  A vapor barrier would help 
reduce the transmission of moisture through floor slabs.  However, the unilateral moisture 
release caused by placing concrete on an impermeable surface can increase slab curl.  
The amount of slab curl can be reduced by careful selection of an appropriate concrete 
mix and proper placement and curing procedures.  Slab curl cannot be eliminated.  
Soilogic recommends the owner, architect and flooring contractor consider the 
performance of the slab in conjunction with the proposed flooring products to help 
determine if a vapor barrier will be required and where best to position the vapor barrier 
in relation to the floor slab.  Additional guidance and recommendations concerning slab-
on-grade design can be found in American Concrete Institute (ACI) section 302.   
 
Exterior flatwork will experience some movement subsequent to construction as the 
subgrade soils increase in moisture content.  Based on results of the completed field and 
laboratory testing, we expect the amount of movement of exterior flatwork supported on 
reconditioned natural site soils and/or properly placed and compacted fill would be 
limited.  Care should be taken to ensure that when exterior flatwork moves, positive 
drainage will be maintained away from the structure. 
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Retaining Walls 

 

We understand concrete retaining walls may also be constructed as part of the site 
development.  For design of retaining wall footing foundations bearing on natural, 
undisturbed loose to medium dense clayey/silty sand and sand and gravel with no to low 
swell potential, we recommend using a maximum net allowable soil bearing pressure of 
1,500 psf.  The retaining wall footing foundation should bear a minimum of 30 inches 
below grade at the front (unretained earth) side of the wall to provide frost protection.  
We estimate settlement of the retaining wall footing foundation resulting from the 
assumed structural loads would be less than 1 inch.  Differential settlement along the 
length of the wall could approach the amount of total settlement estimated above.   
 
Care should be taken to prevent the development of unbalanced hydrostatic loads on site 
retaining walls.  A drainage blanket consisting of 12 inches of free-draining rock placed 
behind the wall and extending the full height of the wall from approximate grade at the 
front of the wall to approximately 12 to 18 inches below finish grade on the retained soil 
side of the wall should be constructed.  We recommend ¾-inch or larger washed rock be 
used to construct the drainage blanket.  The top 12 to 18 inches of retaining wall backfill 
should consist of an essentially-cohesive soil to reduce the potential for immediate 
surface water infiltration into the wall backfill.  The near-surface site clayey sand would 
be suitable for use in this area.  A filter fabric should be employed between all free-
draining aggregate and adjacent soil interfaces to reduce the potential for the migration of 
finer-grained soils into the gap-graded rock.   
 
Weep holes or other approved methods should be employed to help transfer any collected 
water to the front of the wall.  A water collection system, similar to a perimeter drain 
system could also be considered.  A typical collection drain system would consist of 4-
inch diameter rigid perforated pipe surrounded by a minimum of 6 inches of the free-
draining aggregate and placed at the base of the retained soils side of the wall.  The invert 
of the drain pipe at the high point of the system should be placed at approximate front-of-
wall grade and sloped a minimum of ⅛-inch per foot to facilitate efficient water removal 
to an appropriate outfall.  Flap gates or other approved methods should be employed at all 
free outfalls to reduce the potential for animal access and reverse flow in the system.   
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Retaining wall backfill should consist of approved low-volume-change (LVC) and 
essentially-granular materials free from organic matter and debris.  Essentially-granular 
soils offer better stacking characteristics and are less prone to movements associated with 
freezing through the face of the walls than finer-grained materials.  Materials consistent 
with Colorado Department of Transportation (CDOT) Class 6 or 7 aggregate base course 
or Class I structure backfill could be used as retaining wall backfill.  Cobble-sized 
materials should not be used as retaining wall backfill.  Retaining wall backfill should be 
placed in loose lifts not to exceed 9 inches thick, adjusted in moisture content and 
compacted to at least 95% of the materials standard Proctor maximum dry density.  The 
moisture content of the backfill soils should be adjusted to within ±2% of standard 
Proctor optimum moisture content at the time of compaction.   
 
Excessive lateral stresses can be imposed on retaining walls during backfilling when 
using heavier mechanical compaction equipment.  We recommend compaction of 
retaining wall backfill be completed using light mechanical or hand compaction 
equipment. 
 
For design of retaining walls protected from hydrostatic loading and backfilled with 
select granular fill, we recommend using an angle of internal friction of Φ=30° and active 
equivalent fluid pressure value of 40 pounds per cubic foot in addition to any surcharge 
loads.  The equivalent fluid pressure value outlined above is based on an active stress 
distribution analysis in which some rotation of the retaining wall is assumed.  The angle 
of internal friction and equivalent fluid pressure values outlined above do not include a 
factor of safety.  Sloped backfill geometry, surcharge loads on the retained soil side of the 
walls or point loads developed in the wall backfill can add to the lateral forces on 
retaining walls.  If parking areas are anticipated at the top of site retaining walls, we 
recommend the walls be designed to include surcharge loads from parked vehicles in 
these areas.   
 
The lateral driving forces on the walls will be resisted through a combination of the 
sliding friction of the footing foundations and passive earth pressure against the 
embedded portion of the wall below frost depth.   A passive equivalent fluid pressure 
value of 350 pcf could be used for that portion of the wall extended below frost depth, 
considered to be 30 inches in this area.  A coefficient of friction of 0.45 could be used 
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between foundation concrete and the bearing soils to resist sliding.  The recommended 
passive equivalent fluid pressure value and coefficient of friction do not include a factor 
of safety.   
 

Indoor Pool  

 
We understand an indoor, in-ground pool will be constructed extending to a maximum 
depth in the range of approximately 5 to 6 feet below present site grades.  Based on the 
materials encountered in the completed site borings and results of laboratory testing, it is 
our opinion the lightly-loaded swimming pool could be supported on natural, undisturbed 
clayey/silty sand and sand and gravel.  For design of the pool foundation bearing on 
natural, undisturbed loose to medium dense clayey/silty sand and sand and gravel, we 
recommend using a maximum net allowable soil bearing pressure of 1,500 psf.   
 
Care should be taken to avoid developing unbalanced hydrostatic loads on the pool walls 
and pool bottom.  Pressure relief valves could be considered to avoid developing uplift 
and excessive horizontal hydrostatic loads.  For design of the below-grade pool walls 
protected from unilateral hydrostatic loading, we recommend using an active equivalent 
fluid pressure value of 40 pounds per cubic foot.  Some rotation of the pool walls must 
occur to develop the active earth pressure state.  That rotation can result in cracking of 
the walls typically in between corners and other restrained points.  The amount of 
deflection of the top of the wall required to develop the “active” state can be estimated at 
0.5% times the height of the wall.  An equivalent fluid pressure value of 60 pounds per 
cubic foot could be used for restrained conditions.   
 
Variables that affect active lateral earth pressures include but are not limited to the swell 
potential of the backfill soils, backfill compaction and geometry, wetting of the backfill 
soils, surcharge loads and point loads developed in the backfill materials.  The 
recommended equivalent fluid pressure values do not include a factor of safety or an 
allowance for hydrostatic loading.  Use of expansive soil backfill, excessive compaction 
of the wall backfill or surcharge loads placed adjacent to the pool walls can add to the 
lateral earth pressures causing the equivalent fluid pressure values used in design to be 
exceeded.   
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If backfill is required adjacent to any below-grade pool walls, we recommend those 
materials consist of approved low-volume change (LVC) soils free from organic matter, 
debris and other objectionable materials.  We understand pea gravel is typically used as 
pool wall backfill due to the limited area that backfill will extend and inability to access 
these areas with compaction equipment.   If site clayey/silty sand and sand and gravel 
soils will be used as backfill adjacent to the pool and access with compaction equipment 
is possible, backfill soils should be placed in loose lifts not to exceed 9 inches thick, 
adjusted to in moisture and compacted as outlined in the “Demolition and Site 
Development” section of this report.  Cobble-sized materials should not be used as 
backfill adjacent to pool walls.   
 
Excessive lateral stresses can be imposed on below grade walls when using heavier 
mechanical compaction equipment.  We recommend compaction of unbalanced pool wall 
backfill soils be completed using light mechanical or hand compaction equipment. 
 
The essentially-granular site clayey/silty sand and sand and gravel soils would be 
particularly susceptible to caving and sloughing, therefore excavation of vertical pool 
walls may be difficult or impossible.  In addition, loose clayey/silty sand and sand and 
gravel soils were encountered near-surface in the completed site borings and may be 
encountered in the pool excavation.  The site soils would be expected to be loose near-
surface and could be easily disturbed by the construction activities.  Care should be taken 
at the time of construction to avoid disturbing the foundation bearing subgrade soils and 
the need for corrective action.  Materials which are loosened or disturbed by the 
construction activities or materials which become dry and desiccated or wet and softened 
should be removed and replaced or reworked in place prior to placement of pool 
concrete.  We estimate the long-term total and differential settlement of the pool 
constructed as outlined above would be less than 1 inch.   
  

Pavements 

 

Pavement subgrades should be develop as outlined in the “Demolition and Site 
Development” portion of this report.  Care should be taken to avoid disturbing the 
reconditioned subgrade soils prior to placement of site pavements and exterior flatwork.  
In addition, efforts to maintain the proper moisture content in the subgrade soils should 
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be made.  If subgrade soils are disturbed or allowed to dry out or become elevated in 
moisture content, those materials should be reworked in place or removed and replaced 
prior to paving or concrete placement.   
 

We anticipate the site drive and parking areas will be surfaced with asphaltic concrete 
and/or Portland cement concrete (PCC).  The pavement subgrades are expected to consist 
of reconditioned clayey/silty sand and sand and gravel.  The clayey/silty sand and sand 
and gravel soils classify as A-2-4 and A-4 soils in accordance with the American 
Association of State and Highway Transportation Officials (AASHTO) classification 
system and would be subject to moderate remolded shear strength.  A resistance value 
(R-value) of 20 was estimated for the clayey/silty sand subgrade soils and used in the 
pavement section design.  Traffic loading on the site pavements is expected to consist of 
areas of low volumes of automobiles and light trucks, as well as areas receiving heavier 
trash and delivery truck traffic.  Equivalent 18-kip single axle loads (ESAL’s) were 
estimated for the quantity of site traffic anticipated.  Two (2) general pavement design 
categories are outlined below in Table I.  Standard duty pavements could be considered 
in automobile drive and parking areas.  Heavy duty pavements should be considered for 
access drives and other areas of the site expected to receive heavy trash and delivery 
truck traffic.  Thicker pavements sections may be appropriate in some areas.  We would 
be happy to complete a pavement section design based on the actual type and quantity of 
heavy truck traffic anticipated to utilize site pavements.     
 
Proofrolling of the pavement subgrades should be completed to help identify unstable 
areas.  Areas which pump or deform excessively should be stabilized prior to surfacing.  
Depending on the in-place moisture content of the subgrade soils immediately prior to 
paving, the time of year when construction occurs and other hydrologic conditions, 
stabilization of the subgrade soils may become necessary to develop a suitable paving 
platform.  Isolated areas of subgrade instability can be mended on a case-by-case basis.  
If overall instability of the subgrade soils is observed at the time of proofrolling, chemical 
stabilization of the subgrade soils could be considered to develop a suitable paving 
platform.  If required, we recommend consideration be given to stabilization of the 
pavement subgrades with Class C fly ash.  With the increase in support strength 
developed by the fly ash stabilization procedures, it is our opinion some credit for the 
stabilized zone could be included in the pavement section design, reducing the required 
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thickness of overlying asphaltic concrete and aggregate base course.  Chemical 
stabilization can also eliminate some of the uncertainty associated with attempting to 
pave during periods of inclement weather.  Pavement section design options 
incorporating some structural credit for the chemically-stabilized subgrade soils are 
outlined below in Table 1.   
 

  TABLE 1 – PAVEMENT SECTION DESIGN 
 Standard Duty Heavy Duty 
Option A – Composite 
   Asphaltic Concrete (Grading S or SX) 
   Aggregate Base (Class 5 or 6) 

 
4” 
6” 

 
5” 
8” 

Option B – Composite on Stabilized Subgrade 
   Asphaltic Concrete (Grading S or SX) 
   Aggregate Base (Class 5 or 6) 
   Fly Ash Stabilized Subgrade 

 
3” 
4” 

12” 

 
4” 
6” 

12” 
Option C - Portland Cement Concrete Pavement         
   PCCP 

 
5” 

 
6” 

 
Asphaltic concrete should consist of a bituminous plant mix composed of a mixture of 
aggregate, filler, binders and additives (if required) meeting the design requirements of 
the City of Fort Collins.  Aggregate used in the asphaltic concrete should meet specific 
gradation requirements such as Colorado Department of Transportation (CDOT) grading 
S (¾-inch minus) or SX (½-inch minus) specifications.  Hot mix asphalt designed using 
“Superpave” criteria should be compacted to within 92 to 96% of the materials Maximum 
Theoretical Density.  Aggregate base should be consistent with CDOT requirements for 
Class 5 or Class 6 aggregate base, placed in loose lifts not to exceed 9 inches thick and 
compacted to at least 95% of the materials standard Proctor maximum dry density.   
 
If chemical stabilization procedures will be completed, we recommend the addition of 
12% Class ‘C’ fly ash based on component dry unit weights.  A 12-inch thick stabilized 
zone should be constructed by thoroughly blending the fly ash with the in-place subgrade 
soils.  Some “fluffing” of the finish subgrade level should be expected with the 
stabilization procedures.  The blended materials should be adjusted in moisture content to 
within the range of ±2% of standard Proctor optimum moisture content and compacted to 
at least 95% of the material’s standard Proctor maximum dry density within two (2) hours 
of fly ash addition.   
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For areas subjected to truck turning movements and/or concentrated and repetitive 
loading such as dumpster or truck parking and loading areas, we recommend 
consideration be given to the use of Portland cement concrete pavement with a minimum 
thickness of 6 inches.  The concrete used for site pavements should be air entrained and 
have a minimum 28-day compressive strength of 4,200 psi.  Woven wire mesh or fiber 
entrained concrete should be considered to help in the control of shrinkage cracking.  
Areas of the site expected to receive higher volumes of heavy truck traffic may require 
thicker pavement sections.  We would be happy to complete a pavement section design 
based on the actual type and quantity of heavy truck traffic anticipated.     
 
The proposed pavement section designs do not include an allowance for excessive 
loading conditions imposed by heavy construction vehicles or equipment.  Heavily 
loaded concrete or other building material trucks and construction equipment can cause 
some localized distress to site pavements.  The recommended pavement sections are 
minimums and periodic maintenance efforts should be expected.  A preventative 
maintenance program can help increase the service life of site pavements.   

 

Corrosive Soil Characteristics 

 

We measured the soluble sulfate concentration of two (2) representative samples of the 
subsoils which will likely be in contact with structural concrete.  The sulfate 
concentrations measured in the samples fell within the range of 0 to 150 parts per million.  
ACI rates the measured concentrations as being a ‘negligible’ to risk of concrete sulfate 
attack; therefore Type I cement should be suitable for concrete members on and below 
grade.  As an added precaution, Type I/II Portland cement could be considered for 
additional sulfate resistance of construction concrete.  Foundation concrete should be 
designed in accordance with the provisions of the ACI Design Manual, Section 318, 
Chapter 4.   

 

Drainage 

 
Positive drainage is imperative for satisfactory long-term performance of the proposed 
building, trash enclosure, gazebo and other associated site improvements.  We 
recommend positive drainage be developed away from the structures during construction 
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and maintained throughout the life of the site improvements, with twelve (12) inches of 
fall in the first 10 feet away from the buildings, where possible.  Shallower slopes could 
be considered in hardscape areas.  In the event that some settlement of the building 
backfill soils occurs and/or poor or negative drainage develops over time, the original 
grade and associated positive drainage outlined above should be immediately restored.    
 
Care should be taken in the planning of landscaping to avoid features which could result 
in the fluctuation of the moisture content of the foundation bearing and flatwork and 
pavement subgrade soils.  We recommend watering systems be placed a minimum of 5 
feet away from the perimeter of the site structure and be designed to discharge away from 
all site improvements.  Gutter systems should be considered to help reduce the potential 
for water ponding adjacent to the structures, with the gutter downspouts, roof drains or 
scuppers extended to discharge a minimum of 5 feet away from structural, flatwork and 
pavement elements.  Water which is allowed to pond adjacent to site improvements can 
result in unsatisfactory performance of those improvements over time.   
 

LIMITATIONS 

 

This report was prepared based upon the data obtained from the completed site 
exploration, laboratory testing, engineering analysis and any other information discussed.  
The completed borings provide an indication of subsurface conditions at the boring 
locations only.  Variations in subsurface conditions can occur in relatively short distances 
away from the borings.  This report does not reflect any variations which may occur 
across the site or away from the borings.  If variations in the subsurface conditions 
anticipated become evident, the geotechnical engineer should be notified immediately so 
that further evaluation and supplemental recommendations can be provided.   
 
The scope of services for this project does not include either specifically or by 
implication any biological or environmental assessment of the site or identification or 
prevention of pollutants or hazardous materials or conditions.  Other studies should be 
completed if concerns over the potential of such contamination or pollution exist. 
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The geotechnical engineer should be retained to review the plans and specifications so 
that comments can be made regarding the interpretation and implementation of our 
geotechnical recommendations in the design and specifications.  The geotechnical 
engineer should also be retained to provide testing and observation services during 
construction to help determine that the design requirements are fulfilled.   
 

This report has been prepared for the exclusive use of our client for specific application 
to the project discussed and has been prepared in accordance with the generally accepted 
standard of care for the profession.  No warranties express or implied, are made.  The 
conclusions and recommendations contained in this report should not be considered valid 
in the event that any changes in the nature, design or location of the project as outlined in 
this report are planned, unless those changes are reviewed and the conclusions of this 
report modified and verified in writing by the geotechnical engineer. 
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Estimated Swell % Passing
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Auger Type:
Drilling Rig:

Hammer Type:
Field Personnel:

8/24/2016
-



LOG OF BORING B-2

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

0 - 4" VEGETATION & TOPSOIL -

1

-

2

-

SC-SM CLAYEY to SILTY SAND 3

dark brown, brown, rust -

loose 4

-

5 CS 9 18.0 102.8 N/A None <500 NL NP 54.6%

-

6

-

7

-

8

-

9

-

SM SAND with varying amouts 10 CS 50/9" 2.4 111.9 N/A - - - - -

SP-SM of SILT and GRAVEL -

brown, rust 11

medium dense to dense -

12

-

13

-

14

-

15 CS 24 8.1 95.8 N/A - - - - -

BOTTOM OF BORING @ 15.0' -

16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling 12.5'
Finish Date 8/24/2016 Hammer Type: After Drilling 12.5'

Surface Elev. - Field Personnel: 2 Days After Drilling 12.0'

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-3

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

-

SC CLAYEY SAND with GRAVEL 1

dark brown, rust -

2

-

3

-

4

-

5 CS 9 20.7 108.1 N/A None <500 - - -

-

6

-

7

-

8

SM SAND with varying amouts -

SP-SM of SILT and GRAVEL 9

dark brown, brown, rust -

loose to medium dense 10 SS 10 3.3 - N/A - - - - -

-

11

-

12

-

13

-

14

-

15 SS 19 8.1 - N/A - - - - -

-

BOTTOM OF BORING @ 15.5' 16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling 11.0'
Finish Date 8/24/2016 Hammer Type: After Drilling 11.0'

Surface Elev. - Field Personnel: 2 Days After Drilling 10.0'

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-4

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

0 - 4" VEGETATION & TOPSOIL -

1

-

2

-

3 CS 45 1.6 = N/A - - - - -

-

4

-

5 SS 50/11" 2.4 = N/A - - NL NP 11.1%

-

6

-

SM SAND with varying amouts 7

SP-SM of SILT and GRAVEL -

brown, rust 8

medium dense to very dense -

9

-

10 SS 31 2.5 - N/A - - - - -

-

11

-

12

-

13

-

14

-

15 SS 34 7.8 - N/A - - - - -

-

BOTTOM OF BORING @ 15.5' 16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling 11.0'
Finish Date 8/24/2016 Hammer Type: After Drilling Dci @ 7.5'

Surface Elev. - Field Personnel: 2 Days After Drilling Dci @ 7.0'

U
S

C
S

S
a

m
p
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r

Atterberg Limits



LOG OF BORING B-5

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

SC CLAYEY SAND with GRAVEL -

dark brown, brown, rust 1

-

2

-

3 CS 24 0.8 128.9 N/A - - - - -

-

4

-

5 SS 39 1.3 - N/A - - - - 8.8%

-

6

-

SM SAND with varying amouts 7

SP-SM of SILT, GRAVEL and COBBLES -

brown, rust 8

medium dense to very dense -

9

-

10 SS 27 2.6 - N/A - - - - -

-

11

-

12

-

13

-

14

-

15 SS 50/10" 9.5 - N/A - - - - -

-

BOTTOM OF BORING @ 15.5' 16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling 12.0'
Finish Date 8/24/2016 Hammer Type: After Drilling Dci @ 6.0'

Surface Elev. - Field Personnel: 2 Days After Drilling B'filled

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-6

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

PROBABLE EXISTING FILL MATERIAL; -

SC-SM SILTY to CLAYEY SAND with GRAVEL 1

brown, rust -

loose 2

-

SC CLAYEY SAND 3 CS 8 13.9 106.6 N/A None <500 NL NP 46.4%

dark brown, brown -

loose 4

-

5 CS 29 0.9 - N/A - - - - -

-

6

SM SAND with varying amouts -

SP-SM of SILT and GRAVEL 7

brown, rust -

medium dense 8

-

9

-

10 SS 13 2.2 - N/A - - - - -

-

BOTTOM OF BORING @ 10.5' 11

-

12

-

13

-

14

-

15

-

16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling None
Finish Date 8/24/2016 Hammer Type: After Drilling None

Surface Elev. - Field Personnel: 2 Days After Drilling B'filled

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-7

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

2.5" ASPHALT PAVEMENT -

1

-

2

SC CLAYEY SAND with GRAVEL -

brown, rust 3 CS 25 5.6 106.1 N/A None <500 - - -

medium dense -

4

-

5 CS 27 6.4 107.8 N/A None <500 NL NP 32.8%

-

6

-

SM SAND with varying amouts 7

SP-SM of SILT and GRAVEL -

brown, rust 8

very dense -

9

-

10 SS 50/11" 1.6 - N/A - - - - -

-

BOTTOM OF BORING @ 10.5' 11

-

12

-

13

-

14

-

15

-

16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling None
Finish Date 8/24/2016 Hammer Type: After Drilling None

Surface Elev. - Field Personnel: 2 Days After Drilling B'filled

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-8

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

CLAYEY SAND with GRAVEL -

dark brown, brown 1

-

2

-

3 CS 11 1.9 - N/A - - - - -

-

4

-

5 CS 20 0.5 103.9 N/A - - - - -

SM SAND with varying amouts -

SP-SM of SILT and GRAVEL 6

brown, rust -

loose to medium dense 7

-

8

-

9

-

10 SS 23 1.3 - N/A - - - - -

-

BOTTOM OF BORING @ 10.5' 11

-

12

-

13

-

14

-

15

-

16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling None
Finish Date 8/24/2016 Hammer Type: After Drilling None

Surface Elev. - Field Personnel: 2 Days After Drilling B'filled

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



LOG OF BORING B-9

1/1 CME-45
4" CFA
Automatic
BMc/ZG

Estimated Swell % Passing
SOIL DESCRIPTION Depth "N" MC DD qu % Swell @ Pressure # 200 Sieve

 (ft) (%) (pcf) (psf) 500 psf (psf) LL PI (%)

0 - 4" VEGETATION & TOPSOIL -

SC CLAYEY SAND with GRAVEL 1

-

2

-

3 CS 29 0.8 - N/A - - - - -

-

4

-

5 CS 37 0.6 121.7 N/A - - - - -

SM SAND with varying amouts -

SP-SM of SILT and GRAVEL 6

brown, rust -

medium dense 7

-

8

-

9

-

10 SS 18 2.8 - N/A - - - - -

-

BOTTOM OF BORING @ 10.5' 11

-

12

-

13

-

14

-

15

-

16

-

17

-

18

-

19

-

20

-

21

-

22

-

23

-

24

-

25

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

Sheet Drilling Rig: Water Depth Information
Start Date 8/24/2016 Auger Type: During Drilling None
Finish Date 8/24/2016 Hammer Type: After Drilling None

Surface Elev. - Field Personnel: 2 Days After Drilling Dci @ 6.0'

U
S

C
S

S
a

m
p

le
r

Atterberg Limits



Liquid Limit NL

Plasticity Index NP

% Passing #200 54.6%

Dry Density (pcf) 102.8

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

SWELL/CONSOLIDATION TEST SUMMARY

Sample ID:  B-2 @ 4'

Sample Description:  Dark Brown/Brown Clayey Sand (SC)

(swell only)

Initial Moisture 18.0%

Final Moisture 25.6%

% Swell @ 500 psf None

Swell Pressure (psf) <500
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Applied Load (psf) 



Liquid Limit -

Plasticity Index -

% Passing #200 -

Dry Density (pcf) 108.1

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

SWELL/CONSOLIDATION TEST SUMMARY

Sample ID:  B-3 @ 4'

Sample Description:  Dark Brown/Brown Silty Sand (SM) with Gravel

(swell only)

Initial Moisture 20.7%

Final Moisture 16.9%

% Swell @ 500 psf None

Swell Pressure (psf) <500
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Liquid Limit NL

Plasticity Index NP

% Passing #200 46.4%

Dry Density (pcf) 106.6

Final Moisture 24.4%

% Swell @ 500 psf None

Swell Pressure (psf) <500

Sample ID:  B-6 @ 2'

Sample Description:  Dark Brown/Brown Clayey Sand (SC) with Gravel

(swell only)

Initial Moisture 13.9%

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

SWELL/CONSOLIDATION TEST SUMMARY
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Liquid Limit -

Plasticity Index -

% Passing #200 -

Dry Density (pcf) 106.1

Final Moisture 14.9%

% Swell @ 500 psf None

Swell Pressure (psf) <500

Sample ID:  B-7 @ 2'

Sample Description:  Dark Brown/Brown/Rust Clayey Sand (SC) with Gravel

(swell only)

Initial Moisture 5.6%

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

SWELL/CONSOLIDATION TEST SUMMARY
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Liquid Limit NL

Plasticity Index NP

% Passing #200 32.8%

Dry Density (pcf) 107.8

Final Moisture 16.6%

% Swell @ 500 psf None

Swell Pressure (psf) <500

Sample ID:  B-7 @ 4'

Sample Description:  Dark Brown/Brown Clayey Sand (SC) with Gravel

(swell only)

Initial Moisture 6.4%

STAYBRIDGE HOTEL
301 E. LINCOLN AVENUE, FORT COLLINS, COLORADO

Project #  16-1213
September 2016

SWELL/CONSOLIDATION TEST SUMMARY
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UNIFIED SOIL CLASSIFICATION SYSTEM 

Criteria for Assigning Group Symbols and Group Names Using Laboratory TestsA Soil Classification 

 Group 
Symbol 

 
Group NameB 

Cu ! 4 and 1 " Cc " 3E GW Well graded gravelF Clean Gravels  
Less than 5% finesC 

Cu < 4 and/or 1 > Cc > 3E GP Poorly graded gravelF 

Fines classify as ML or MH  GM Silty gravelF,G, H 

Coarse Grained Soils 

More than 50% retained 

on No. 200 sieve 

Gravels 
More than 50% of coarse 
fraction retained on 
No. 4 sieve Gravels with Fines    More 

than 12% finesC 
Fines classify as CL or CH GC Clayey gravelF,G,H 

Cu ! 6 and 1 " Cc " 3E SW Well graded sandI Clean Sands  
Less than 5% finesD 

Cu < 6 and/or 1 > Cc > 3E SP Poorly graded sandI 

Fines classify as ML or MH SM Silty sandG,H,I 

 Sands  
50% or more of coarse  
fraction passes  
No. 4 sieve Sands with Fines  

More than 12% finesD Fines classify as CL or CH SC Clayey sandG,H,I 

PI > 7 and plots on or above “A” lineJ CL Lean clayK,L,M Silts and Clays 
Liquid limit less than 50 

Inorganic 

PI < 4 or plots below “A” lineJ ML SiltK,L,M 

Liquid limit - oven 
dried 

Organic clayK,L,M,N 

Fine-Grained Soils  
50% or more passes the 
No. 200 sieve 

 Organic 

Liquid limit - not 
dried 

< 0.75 OL 

Organic siltK,L,M,O 

 Inorganic PI plots on or above “A” line CH Fat clayK,L,M 

 

Silts and Clays          
Liquid limit 50 or more  

 PI plots below “A” line MH Elastic siltK,L,M 

Liquid limit - oven dried Organic clayK,L,M,P   Organic 

Liquid limit - not dried 
< 0.75 OH 

Organic siltK,L,M,Q 

Highly organic soils Primarily organic matter, dark in color, and organic odor PT Peat 

 

A Based on the material passing the 3-in. (75-mm) sieve 
B If field sample contained cobbles or boulders, or both, add “with cobbles 

or boulders, or both” to group name. 
C Gravels with 5 to 12% fines require dual symbols:  GW-GM well graded 

gravel with silt, GW-GC well graded gravel with clay, GP-GM poorly 
graded gravel with silt, GP-GC poorly graded gravel with clay. 

D Sands with 5 to 12% fines require dual symbols:  SW-SM well graded 
sand with silt, SW-SC well graded sand with clay, SP-SM poorly graded 
sand with silt, SP-SC poorly graded sand with clay 

E Cu = D60/D10     Cc =  

F If soil contains ! 15% sand, add “with sand” to group name. 
G If fines classify as CL-ML, use dual symbol GC-GM, or SC-SM. 

 

HIf fines are organic, add “with organic fines” to group name. 
I If soil contains ! 15% gravel, add “with gravel” to group name. 
J If Atterberg limits plot in shaded area, soil is a CL-ML, silty clay. 
K If soil contains 15 to 29% plus No. 200, add “with sand” or “with 

gravel,” whichever is predominant. 
L If soil contains ! 30% plus No. 200 predominantly sand, add 

“sandy” to group name. 
M If soil contains ! 30% plus No. 200, predominantly gravel, add 

“gravelly” to group name. 
N PI ! 4 and plots on or above “A” line. 
O PI < 4 or plots below “A” line. 
P PI plots on or above “A” line. 
Q PI plots below “A” line. 

 
 

 



 

GENERAL NOTES 

  DRILLING & SAMPLING SYMBOLS: 

  SS:          Split Spoon - 1⅜" I.D., 2" O.D., unless otherwise noted HS:                Hollow Stem Auger 
  ST: Thin-Walled Tube – 2.5" O.D., unless otherwise noted PA: Power Auger 
  RS: Ring Sampler - 2.42" I.D., 3" O.D., unless otherwise noted HA: Hand Auger 
  CS: California Barrel - 1.92" I.D., 2.5" O.D., unless otherwise noted RB: Rock Bit 
  BS: Bulk Sample or Auger Sample WB: Wash Boring or Mud Rotary 

The number of blows required to advance a standard 2-inch O.D. split-spoon sampler (SS) the last 12 inches of the total 18-inch 
penetration with a 140-pound hammer falling 30 inches is considered the “Standard Penetration” or “N-value”.  For 2.5” O.D. 
California Barrel samplers (CB) the penetration value is reported as the number of blows required to advance the sampler 12 
inches using a 140-pound hammer falling 30 inches, reported as “blows per inch,” and is not considered equivalent to the 
“Standard Penetration” or “N-value”. 

  WATER LEVEL MEASUREMENT SYMBOLS: 
  WL: Water Level WS: While Sampling 
  WCI: Wet Cave in WD: While Drilling 
  DCI: Dry Cave in BCR: Before Casing Removal 
  AB: After Boring ACR: After Casing Removal 

Water levels indicated on the boring logs are the levels measured in the borings at the times indicated.  Groundwater levels at other 
times and other locations across the site could vary.  In pervious soils, the indicated levels may reflect the location of groundwater.  
In low permeability soils, the accurate determination of groundwater levels may not be possible with only short-term observations.   

DESCRIPTIVE SOIL CLASSIFICATION: Soil classification is based on the Unified Classification System. Coarse Grained Soils 
have more than 50% of their dry weight retained on a #200 sieve; their principal descriptors are: boulders, cobbles, gravel or sand.  
Fine Grained Soils have less than 50% of their dry weight retained on a #200 sieve; they are principally described as clays if they 
are plastic, and silts if they are slightly plastic or non-plastic.  Major constituents may be added as modifiers and minor constituents 
may be added according to the relative proportions based on grain size.  In addition to gradation, coarse-grained soils are defined 
on the basis of their in-place relative density and fine-grained soils on the basis of their consistency.   

FINE-GRAINED SOILS  COARSE-GRAINED SOILS BEDROCK 

(CB)  

Blows/Ft. 
(SS) 

Blows/Ft. 

 

Consistency  
 (CB) 

Blows/Ft. 

(SS)  

Blows/Ft. 
Relative 

Density 
(CB) 

Blows/Ft. 

(SS)  

Blows/Ft. 
 

Consistency  
< 3 0-2 Very Soft  0-5 < 3 Very Loose < 24 < 20 Weathered 
3-5 3-4 Soft  6-14 4-9 Loose 24-35 20-29 Firm 

6-10 5-8 Medium Stiff  15-46 10-29 Medium Dense 36-60 30-49 Medium Hard 
11-18 9-15 Stiff  47-79 30-50 Dense 61-96 50-79 Hard 
19-36 16-30 Very Stiff  > 79 > 50 Very Dense > 96 > 79 Very Hard 
> 36 > 30 Hard     

RELATIVE PROPORTIONS OF SAND AND 

GRAVEL 

 GRAIN SIZE TERMINOLOGY 

Descriptive Terms of 

Other Constituents 
Percent of  

Dry Weight 

 Major Component  

of Sample 
 

Particle Size 

Trace < 15  Boulders Over 12 in. (300mm) 
With 15 – 29  Cobbles 12 in. to 3 in. (300mm to 75 mm) 

Modifier > 30  Gravel 3 in. to #4 sieve (75mm to 4.75 mm) 

 
 

 

 Sand 
Silt or Clay 

#4 to #200 sieve (4.75mm to 0.075mm) 
Passing #200 Sieve (0.075mm) 

RELATIVE PROPORTIONS OF FINES   PLASTICITY DESCRIPTION  

Descriptive Terms of 

Other Constituents 
Percent of  

Dry Weight 

     
 Term Plasticity Index  

Trace 
With 

Modifiers 

< 5 
5 – 12 
> 12 

 
Non-plastic  

Low 
Medium 

High 

0 
1-10 

11-30 
30+ 

 

  
 

  

 
 



Economic Health Principles and Policies

Policy EH 1.1 – Support Job Creation 
Support the enhancement of the community’s economic base and job creation by focusing on retention, expansion, 
incubation, and recruitment efforts that bring jobs and import income or dollars to the community, particularly businesses 
in the adopted Target Industry Clusters.

SATR will create job opportunities within the hotel and restaurant, roughly 55-60 people will find new jobs. It will 
also allow for expansion of the local Corporate Spirit Hospitality. Further, SATR will help to support the job creation 
and education of several of the high end employers within Fort Collins by allowing for extended stay for training and 
education.

Policy EH 2.1 – Support Targeted Industry Clusters 
Actively support job creation within the five adopted Targeted Industry Clusters, including Clean Energy, Water Innovation, 
Bioscience, Technology, and Uniquely Fort Collins. Periodically re-evaluate the adopted Targeted Industry Clusters for 
relevance, success, and contribution to economic health and adjust as needed.

SATR will provide extended stay accommodation within the Downtown area that will allow for training and education 
training to continue for high end industry leaders within Fort Collins. Hotels are often considered to be imporatant 
infrastructure components to primary employers.

Policy EH 2.2 – Support an Innovative Economy
Support a regional innovation ecosystem that fuels business development and job creation by leveraging local assets 
including human capital, research institutions, industrial base, physical infrastructure, and quality of life.

SATR supports innovative economy within Fort Collins by providing for the quality of life of specialty training 
professionals, consultants, etc. that are here in Fort Collins fueling the business development of our industries.

Policy EH 3.1 – Support Programs Emphasizing Local Business
Work with the local business community to ensure economic development strategies and plans are identified to improve 
economic health. Support programs such as “Be Local” Northern Colorado and Shop Fort Collins First. “Be Local” supports 
independent businesses, advocates for a resilient community, and works collaboratively to serve Northern Colorado. The 
Shop Fort Collins First program encourages residents to spend retail dollars locally before looking elsewhere for goods and 
services.

Spirit Hospitality currently employs over 200 people in the northern Colorado region. By the time the property opens, 
that numbers will have grown to over 350 due to additional facility completion. Spirit Hospitality was founded in 1997 
and is located in Fort Collins.

Policy EH 3.4 – Support the Brewing Industry
Identify opportunities to support the local brewing industry and help to further establish the community as a nationally 
recognized craft brewing destination.

SATR is uniquely located along Lincoln avenue and is within a mile of over 10 breweries. Extended stay hotels provide 
for consultants, equipment firms, research teams, clients, etc. to come and increase the business component of 
breweries in a comfortable and home like atmosphere.

Environmental Health Principles and Policies

Policy ENV 1.1 – Protect and Enhance Natural Features 
Use regulatory powers to conserve, protect, and enhance the resources and values of high value biological resources such as 
wetlands, riparian areas, and wildlife habitat by directing development away from sensitive natural areas. When it is not 
possible to direct development away from sensitive natural resources the development will be integrated into these areas to 
minimize impacts and mitigate any losses.

The SATR plans calls for extensive enhancement of the Poudre River Corridor. The plan calls for 1.39 acres of natural 
habitat area to be restored from compacted gravel area that serves as parking and storage for the construction 
company. The development has not loss of habitat features, only adds features consistent with the natural habitat 
buffer areas.

Policy ENV 2.10 – Maintain Access Ensure that development activities provide and maintain access to public 
open land areas, where appropriate.

SATR provides new access to the Poudre River corridor for pedestrian and bikes from Lincoln Ave. Chainlink fencing is 
removed and provides new wildlife access to new habitat area.

Policy ENV 4.1 – Improve Connectivity
Explore opportunities for land conservation partnerships between Stormwater, Parks and Recreation, Transportation, 
and Natural Areas departments to provide and enhance trail corridors to connect open lands, to enhance wildlife habitat 
and corridors, and to improve bicycle and pedestrian access to schools, parks, natural areas, rivers, shopping areas, and 
neighborhoods.

The SATR plan allows for an additional easement to be added onto the existing Poudre Trail easement in order for the 
trail to be relocated. Without the additional easement the trail cannot be relocated and the bank cannot be restored 
which could potentially result in closure to the trail. The trail is further enhanced by the additional soft surface trail 
that is being added to the site.

Policy ENV 4.2 – Enhance and Restore Streams
Explore opportunities for Stormwater, Parks and Recreation, and Natural Areas departments to partner on acquiring and 
rehabilitating lands to enhance streams.

The SATR plans allows for additional access easement for the trail to be relocated as well as a temporary construction 
easement to be granted for th City of Fort Collins Stormwater and Parks and Recreation to go in a perform much 
needed bank stabilization and restoration on the north bank of the Poudre River.

Policy ENV 4.6 – Utilize Corridors
Provide public access, promote wildlife movement, and link neighborhoods, parks, and activity centers, commercial, and 
streets through a network of open lands and trails along streams, drainageways, and irrigation ditch
corridors, where compatible with natural habitats, utilizing environmentally sensitive trail design.

SATR provides public access from Lincoln Ave to the Poudre River trail creating a more direct connection for the  
Buckingham neighborhood and businesses along Lincoln. Wildlife movement is supported by the removal of the 
chainlink fence along the trail and opening of 1.39 acres of habitat area along the river.

Policy ENV 18.1 – Balance Environmental, Human and Economic Concerns
Recognize and manage floodplains with the intent to provide a balance between economic, environmental, and human 
(including safety) considerations within floodplain lands.

The SATR site plan locates all building and human gathering spaces outside of the newly approved floodplain. 8 
parking spaces are located within the floodplain and will be signed for owners to be on site overnight to move cars in 
the event of a flood.

Policy ENV 18.2 – Manage Risks
Seek to minimize risk to life and property by structural and non-structural design or modification of actions in the 
floodplain where it is not otherwise practical to place structures and human activities outside of the floodplain. Discourage 
new development in the 100-year floodplain to avoid additional modifications and structural controls.

The SATR site plan locates all building and human gathering spaces outside of the newly approved floodplain. 8 
parking spaces are located within the floodplain and will be signed for owners to be on site overnight to move cars in 
the event of a flood.

Policy ENV 18.3 – Minimize Flood Damage
Recognize that maintenance, restoration, and enhancement of the natural resources and the beneficial functions of 
floodplains is a concurrent goal with reducing human and wildlife vulnerability to flood damage.

A new detention pond and restored grass area will restore, provide beneficial protection and enhance the floodplain 
reducing the vulnerability of flood damage.

Policy ENV 19.1 – Employ a Watershed Approach to Stormwater Management
Design stormwater systems to minimize the introduction of human caused pollutants. Pursue educational programs and 
demonstration projects to enhance public understanding of pollution prevention efforts. Design tributary systems for water 
quality control with appropriate use of buffer areas, grass swales, detention ponds, etc. Include receiving water habitat 
restoration and protection in stormwater master plans in conjunction with habitat mapping efforts.

The SATR plan calls for permeable pavers on the south end of the parking lot, a grass raingarden and detention pond to 
filter and eliminate pollutants.

Spirit at the River (SATR) complies with the following policies 
of the Fort Collins City Plan:
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Policy ENV 19.2 – Pursue Low Impact Development
Pursue and implement Low Impact Development (LID) as an effective approach to address stormwater quality and impacts 
to streams by urbanization. Low Impact Development is a comprehensive land planning and engineering design approach 
with a goal of minimizing the impact of development on urban watersheds through the use of various techniques aimed at 
mimicking predevelopment hydrology.

The SATR plans create raingardens on the south end of the developed portion of the site that will filter water and allow 
for infiltration into the water table. A detention pond to the south of this will further allow for infiltration. Both of 
these will utilize City of Fort Collins seed mixes for cover that will allow for a natural and integrated appearance. 

Policy ENV 20.2 – Follow Design Criteria for Stormwater Facilities
Utilize stormwater facility design criteria that follow national Best Management Practices (BMPs).

The stormwater detention pond follows the BMP by providing natural grading of the pond, pockets of vegetation along 
the side slopes and no concrete drain pans.

Policy ENV 24.1 – Support Ecological Resilience
Support a healthy river ecosystem that is resilient; i.e., a river ecosystem that has the capacity to persist and adapt over 
time in the face of natural and human-caused challenges. Protect or enhance opportunities for natural processes to drive 
ecosystem renewal.

The SATR plan creates opportunity for the enhancement of the river corridor from a gravel parking and construction 
site to a functioning natural habitat area where plant growth can provide for ecosystem renewal.

Policy ENV 24.4 – Restore and Enhance
Restore or enhance degraded or disturbed areas of the Poudre River Corridor to improve natural habitat conditions, 
biodiversity, and aesthetic and recreational values. Restoration and enhancement projects may be performed cooperatively 
with adjacent private landowners and volunteer community groups.

SATR completely restores 1.39 acres along the Poudre River corridor and improves habitat conditions with diverse plant 
specifies that allow for habitat and foraging of wildlife. The recreational value is significant, public access through the 
new habitat area increase the recreational value of residents/businesses in the city.

Policy ENV 25.4 – Develop Trail/Path Linkages
Develop additional trails or paths, as appropriate, to link the Poudre River Corridor to adjacent city neighborhoods and 
districts to provide public access within the Poudre River Corridor. These trail/path connections will be located and designed 
to avoid or minimize impacts to environmentally sensitive areas.

The Buckingham neighborhood on the north side of Lincoln Ave will now have a direct connection to the Poudre Trail. 
The public will also have a closer and more direct connection to the trail from the south side of Lincoln, somthing that 
is current not provided.

Policy ENV 26.2 – Integrate Watershed and Stormwater Management
Design stormwater systems within the Poudre River watershed to minimize the introduction of human-caused pollutants. 
Educational programs and demonstration projects will be pursued to enhance public understanding of pollution prevention 
efforts.

The SATR plans shows the developed site draining to the south and filtering water with permeable pavers, a raingarden 
and detention pond to minimize human-cause pollutants to the river.

Policy ENV 27.2 – Maintain and Enhance Visual Resources
Locate and design development within the Poudre River Corridor to best maintain or enhance views of the River, its natural 
setting, the protected corridor features, and the foothills and mountains.

SATR plans open the viewshed to the river significantly by removing chainlink fence along the existing property 
boundary and allowing public access into the site. These views are further enhanced by a new 1.39 habitat area with 
native grasses, trees and shrubs.

Policy ENV 27.4 – Restore and Enhance
Restore or enhance degraded or disturbed areas of the Poudre River Corridor to improve ecological conditions, aesthetics, 
and recreation access. Restoration and enhancement projects may be performed cooperatively with private landowners and 

volunteer community groups.

SATR restores 1.39 acres of habitat area along the river corridor from a gravel parking and construction storage 
area. Recreation along the trail and river is significantly improved from the removal of equipment and debris. This 
restoration and enhancement is provided by the developer.

Community and Neighborhood Livability Principles and Policies

Principle LIV 5: The City will promote redevelopment and infill in areas identified on 
the Targeted Infill and Redevelopment Areas Map.
The SATR development is defined on the Targeted Infill and Redevelopment Areas Map as within the boundary of 
Targeted Redevelopment Area.

Policy LIV 5.1 – Encourage Targeted Redevelopment and Infill
Encourage redevelopment and infill in Activity Centers and Targeted Infill and Redevelopment Areas identified on the
Targeted Infill and Redevelopment Areas Map (See Figure LIV 1). The purpose of these areas is to:
· Promote the revitalization of existing, underutilized commercial and industrial areas.
· Concentrate higher density housing and mixed-use development in locations that are currently or will be served by high 
frequency transit in the future and that can support higher levels of activity.
· Channel development where it will be beneficial and can best improve access to jobs, housing, and services with fewer and 
shorter auto trips.
· Promote reinvestment in areas where infrastructure already exists.
· Increase economic activity in the area to benefit existing residents and businesses and, where necessary, provide the 
stimulus to redevelop.

The SATR development is within the Targeted Redevelopment Area. It will significantly revitalize an area that currently 
offers to contribution to either the street frontage or river corridor. Activity opportunities for the community at 
large will be increased with a public restaurant, new trail connection and outdoor patio spaces for the restaurant. 
Infrastructure is currently in place for the development to utilize. The new development will increase economic activity 
by providing job opportunities and special lodging taxes that support Fort Fund.

Policy LIV 5.4 – Contribute to Public Amenities
Explore options for private development to help contribute to the additional public amenities needed in areas where infill 
and redevelopment occurs. Public amenities will be key to transforming outdated areas into distinct places with identifiable 
character and more marketable frontage that promotes redevelopment. Needed amenities usually include pedestrian 
improvements like streetscapes, plazas, special walkways, and lighting; access improvements like new secondary streets; 
and landscaping and signage for identity and wayfinding. Options for helping developers with these amenities include 
tax increment financing, improvement districts, and context-sensitive design and engineering standards for streets and 
development.

SATR significantly improves the Lincoln Corridor street frontage with additional landscaping and beautiful architecture 
that compliments and echoes the surrounding character. The restaurant activates the street. Special trail connections 
to the Poudre River trail are provided creating new access points. This will be marked with wayfinding along Lincoln 
Ave.

Principle LIV 6: Infill and redevelopment
Within residential areas will be compatible with the established character of the neighborhood. In areas where the desired 
character of the neighborhood is not established, or is not consistent with the vision of City Plan, infill and redevelopment 
projects will set an enhanced standard of quality.

The SATR development offers a unique opportunity for a residential use within a commercial zone district. The 
average stay of guests at Staybridge is 12 night, over 98% of these guests will be traveling to Fort Collins for business 
purposes. This compliments the Buckingham neighborhood directly across Lincoln Ave. SATR is within the targeted 
redevelopment area. Currently the closest extended stay hotel to Downtown is located on the harmony Corridor. 
Businesses within the Innovation subdistrict, Downtown, and important corporate campuses which utilize extended 
stay hotels must provide vehicle transportation, typically car, adding vehicle miles and congestion to our roadways.

Policy LIV 6.3 – Encourage Introduction of Neighborhood-Related, Non-Residential 
Development
Encourage the addition of new services, conveniences, and/or gathering places in existing neighborhoods that lack 
such facilities, provided they meet performance and architectural standards respecting the neighborhood’s positive 
characteristics, level of activity, and parking and traffic conditions.

Spirit at the River (SATR) complies with the following policies 
of the Fort Collins City Plan:
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SATR development adds an upscale family style restaurant to the area that creats new service and a place to gather on 
a new outdoor patio that has a garden type feel and setting. The architecture o f the building steps down to one-story 
along Lincoln Ave respecting the smaller street frontage heights of the neighborhood across Lincoln Ave.

Policy LIV 11.2 – Incorporate Public Spaces
Incorporate public spaces and activities such plazas, pocket parks, patios, children’s play areas, transit facilities,
sidewalks, pathways, “street furniture” such as benches and planters, and public art into the urban designs for
residential, mixed-use, commercial, and civic development projects.

SATR provides new public access trails through the site from Lincoln Ave. to the Poudre Trail.

Policy LIV 12.1 – Design for Crime Prevention and Security
Employ a natural approach to crime prevention through the design and layout of new development. Natural crime
prevention means the natural community surveillance that results from visibility and observation by citizens who feel
a sense of ownership of the community. Foster these qualities through urban design and development patterns,
avoiding and addressing hidden areas and those difficult to access. (Also see the Safety and Wellness chapter.)

The SATR site will be monitored by the hotel and restaurant staff. As a 24 hour staffed facility, the hotel will be able to 
monitor on site activity within the developed area of the site. The site plan locates the gathering plazas and courtyard 
within the central portion of the building. Surrounded by three sides, the plaza can be monitored at all times.

Policy LIV 12.2 – Utilize Security Lighting and Landscaping
Provide security lighting at low, even levels to create comfortable area-wide visibility and pedestrian security, not highly 
contrasting bright spots and shadows. Design landscaping to avoid hidden areas, particularly where such areas may be 
used at night, such as near building approaches and entrances, transit stops and stations.

The SATR site plan meets the city requirements for lighting in the developed portion of the site. Per staff direction, 
no lighting is being provided within the Natural Habitat Buffer Zone. A 2’ high berm and heavy landscaping has been 
added to further prevent light spillage.

Principle LIV 14: Require quality and ecologically sound landscape design practices for 
all public and private development projects throughout the community.

The SATR will be under the brand standards for Staybridge Hotels. This will require a high standard of landscape 
maintenance and overall appearance. The area within the Natural Habitat Buffer Zone has been planted with 
only native species that appears on the City of Fort Collins Native Plant list. This area has been careful vetted with 
environmental staff to meet plant diversity that will provide habitat and foraging opportunities for wildlife. Diversity 
in trees sizes was also accounted for to provide for a middle story that will lend a more natural and functioning habitat 
area.

Policy LIV 14.1 – Encourage Unique Landscape Features
In addition to protecting existing natural features, encourage integration of unique landscape features into the design and 
architecture of development and capital projects. These unique features may range from informal and naturalized to highly 
structured and maintained features. Some examples include tree groves within a project, stormwater facilities that become 
naturalized over time, walls with vines, drainage way enhancements, and other small, uniquely landscaped spaces.

The hotel and restaurant area will have native and plant zone appropriate species that will compliment the hotel and 
outdoor spaces within the courtyard. Between the pool and south portion of the hotel large planter boxes and green 
screens with vines will provide an architectural green element. To the south within the Natural Habitat Buffer Zone all 
native species will be planted in order to naturalize and restore the river corridor. 

Policy LIV 14.2 – Promote Functional Landscape
Incorporate practical solutions to ensure a landscape design is functional in providing such elements as natural setting, 
visual appeal, shade, foundation edge to buildings, screening, edible landscapes, buffers, safety, and enhancement of built 
environment. Consider and address practical details such as sight distance requirements and long-term maintenance in 
landscape design.

The native species of the buffer will provide much needed function to the river corridor by reducing and filtering 
runoff, providing habitat for wildlife. Screening of the hotel from the river corridor is addressed with massing of large 
evergreen trees. Foundation plantings along the building use a mix or ornamental grasses, shrubs and smaller upright 
trees to provide texture and visual interest.

Spirit at the River (SATR) complies with the following policies 
of the Fort Collins City Plan:

Policy LIV 14.3 – Design Low Maintenance Landscapes
Design new landscaping projects based on maintainability over the life cycle of the project using proper soil amendment 
and ground preparation practices, as well as the appropriate use of hardscape elements, trees, mulches, turf grass, other 
plant materials, and irrigation systems. Low maintenance practices can be achieved in both turf and non-turf planting 
areas, provided these areas are designed and installed to minimize weeds, erosion and repairs.

SATR utilizes a high standard of City developed notes, specifications and design solutions to ensure a vibrant and 
healthy landscape.

Principle LIV15: Commercial developments create a powerful impression of the City, 
both individually and taken together as a whole. While corporate franchises and chain 
stores will remain vital and recognizable, commercial developments shall be
designed to contribute to Fort Collins’ distinct visual quality and uniqueness.

Staybridge and Johnny’s Restaurant brands provide certain guidelines that will be followed. Great care has been taken 
with SATR to ensure the architecture and site design reflect the character of Fort Collins Downtown area in not only 
architectural design and materials, but also in the level or integration into the unique fabric or the Lincoln and Poudre 
River Corridors through outdoor materials and landscape materials.

Policy LIV 15.1 – Modify Standardized Commercial Architecture
Provide site-specific design of commercial buildings to reflect local values, and modify standardized architectural
prototypes, if necessary, so that the city’s appearance remains unique. Development will not consist solely of repetitive 
design that may be found in other communities.

The Staybridge hotel facade has been significantly modified to reflect the high level of material quality within the 
Downtown and Lincoln Corridor. The developer continues to work with the Downtown Development Authority (DDA) to 
provide opportunity for further facade improvements. Once approved, the developer will seek for the site to be added 
into the DDA boundary. Development will be recording a covenant at closing of the land purchase which will require 
minimum standards for hotel brand and property condition in perpetuity.

Policy LIV 15.2 – Seek Compatibility with Surrounding Development
Design commercial buildings to contribute to the positive character of the area. Building materials, architectural details, 
color range, building massing, and relationships to streets and sidewalks will contribute to a distinctive local district, 
corridor, or neighborhood.

The architecture of the building has been careful designed to work with the character of the existing building along 
Lincoln as well as the neighborhood to the north. The developer has also pursued two meetings with the DDA to 
further enhance the building facade. The facility use is both residential and commercial.

Principle LIV 19: The City Structure Plan Map establishes the desired development 
pattern for the City, serving as a blueprint for the community’s desired future.

The SATR site plan offers an additional 1.39 acres to the Open Lands, Parks and Water Corridors. The relocated Poudre 
Trail to a safe distance from the bank edge assures the continued use of this corridor for public travel through the city.

Policy LIV 19.1 – Land Use Designations
Utilize the City Structure Plan Map to set forth a basic framework, representing a guide for future land use and
transportation decisions.

The SATR site plan offers an additional 1.39 acres to the Open Lands, Parks and Water Corridors. The relocated Poudre 
Trail to a safe distance from the bank edge assures the continued use of this corridor for public travel through the city.

Principle LIV 30: Commercial Districts will be designed to accommodate all modes of 
travel – pedestrian, bicycle, transit, and motor vehicle – in a compact setting.

The SATR development accommodates all modes of travel. Pedestrian sidewalks are provided around the entire 
building and connect to the Lincoln Ave street walk. Bicycles will be able to safely travel down the drive aisles 
with marked sharrows. A bike share station on the NW corner of the site near Lincoln Ave encourages alternative 
transportation. The hotel also provides free bike use to all guests. The Lincoln Corridor identifies bus stops locations. 
Safe walks are provided from the building entrances to the stops. Parking is provided on site within the code 
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Spirit at the River (SATR) complies with the following policies 
of the Fort Collins City Plan:

requirements.

Policy LIV 30.1 – Provide a Balanced Circulation System
Seek to create a balanced circulation system in Commercial Districts that supports pedestrian, bicycle, and transit, as well as 
motor vehicle use. (Also see the Transportation chapter.)

See above.

Policy LIV 30.3 – Improve Pedestrian and Bicycle Access
Improve pedestrian and bicycle connections within and to Commercial Districts as infill and redevelopment occur over time. 
(Also see the Transportation chapter.)
· Provide direct access between commercial Districts and adjoining uses.
· Clearly identify and distinguish pedestrian and bicycle travel routes from auto traffic through parking areas, across streets, 
and along building frontages.
· Improve pedestrian/bicycle linkages across arterial streets and along transportation corridors.
· Avoid superblocks, dead-end streets, and cul-de-sacs.
· Coordinate with impacted neighborhoods to find context-sensitive solutions to address connectivity and neighborhood 
needs.

SATR adds a more direct pedestrian and bicycle connection to the mid street commercial uses along Lincoln Ave from the 
poudre trail by the adding an additional trail connection through the site. The Buckingham Neighborhood also has a closer 
and more direct access point to the trail.

Policy LIV 30.4 – Reduce Visual Impacts of Parking
Reduce the visual impacts of parking lots from primary pedestrian streets, plazas, and public spaces and promote a more 
pedestrian-friendly environment by:
· Locating lots behind buildings, in side yards, or in the interior of blocks.
· Softening and screening their visual impacts with a perimeter landscape buffer.

Parking on the SATR site is along the west side yard. Additional parking along the south end of the development is heavily 
screened with planting and a 2’ high berm. The small employee parking on the east has a 5’ landscape area on the opposite 
side of the drive aisle that contains shrubs and upright evergreen trees. The remaining parking has been located within a 
screened parking garage.

Policy LIV 30.5 – Parking Structures
Do not allow parking structures to dominate the street frontage. Other parking structure considerations include the 
following:
a. Minimize interruptions in pedestrian interest and activity for parking structures fronting primary pedestrian streets with 
retail or other uses with a high level of walk-in clientele along the ground-level frontage.
b. On other streets where a parking structure’s ground level will be occupied by cars, require a landscaped setback to soften 
the visual impact on the street and sidewalk.
c. Use architectural elements to establish human scale at the street level along the frontage of primary pedestrian streets, 
plazas, and public spaces where practical.
d. Incorporate architectural design that is compatible with adjacent buildings.
e. Locate auto entrances so as to minimize pedestrian and traffic conflicts.
f. Provide a safe and secure environment for both pedestrians and vehicular traffic.

The building contains a parking structure as part of the south end of the building. This is on the opposite end of the building 
from the street frontage. As it is part of the building, the architecture of the parking structure is incorporated into the 
overall building facade. Entrances to the garage will be signed and lighted appropriately. Pedestrian crossings is limited to 
one of the entrance/exit points.

Policy LIV 30.6 – Reduce Land Devoted to Surface Parking Lots
To support transit use and a more pedestrian-friendly environment, reduce land devoted to surface parking lots as infill and 
redevelopment occur. Adhere to maximum parking ratios for commercial uses and reduce or eliminate minimum parking 
requirements for transit-supportive uses. Encourage alternatives such as structured parking, angled or parallel on-street 
parking, shared parking, and others as appropriate. 

SATR is 45 parking spaces under the maximum allowed parking. All of the surface spaces on the site are reduced stall depth.

Policy LIV 32.3 – Encourage After-Hour Activities
Encourage uses that expand the range of activities, such as entertainment (cinema, music, and live theater), restaurants, 
hotel/convention facilities, and residential uses, for all segments of the population, including families, students, retirees, 

couples, and singles. By incorporating a mix of uses within the Downtown District, a more active environment will be 
created during working hours and at night.

SATR provides the Johnny’s Steakhouse restaurant along the north Lincoln Ave street frontage. The Staybridge hotel is an 
extended stay hotel (similar to apartment use).

Policy LIV 32.5– Maintain Visual Character
Maintain and reinforce the visual distinctiveness of Downtown and its component sub-districts. With new buildings and 
public spaces, respect and be sensitive to the design integrity by enhancing visual continuity and sense of place through the 
use of building materials and design features sensitive to the character of Downtown and by reflecting excellence and high 
quality in their design.

SATR has worked closely with City staff and the Downtown Development Authority to ensure a building mass and facade 
treatments that enhance the overall street frontage and integrate into the architectural styles of the Downtown District.

Policy LIV 32.6 – Encourage Human-Scale Architectural Elements
Encourage human-scale design and architectural elements Downtown. Such elements may include signage, awnings,
storefronts, and proportional windows as well as other human-scale building details.

Johnny’s Steakhouse restaurant will have a large well defined entry point along Lincoln Ave. The north side of the building 
has metal awnings that provide a downtown feel street frontage.

Policy LIV 32.7 – Allow Various Building Heights
Allow taller buildings (over 3 stories) Downtown to support market vitality and reinforce Downtown as the primary focal 
point of the community. Carefully locate and shape taller buildings to respond to the surrounding context. Utilize standards 
for height, mass, and design in order to maintain a human scale and reflect defining historic characteristics in the different 
sub-districts.

The Staybridge hotel will have four (4) stories in a small portion of the building. It has been carefully massed to step down 
to one (1) story at both the street front, to respond to the human scale and north neighborhoods, as well as the south end to 
respond to the Natural Habitat Buffer Zone.

Policy LIV 32.8 – Design for Safety
Provide a sense of security and safety for users through the design of buildings, parking areas, and streets. Add to a secure 
24-hour Downtown environment for employees, students, and visitors by collectively addressing adequate lighting, 
visibility, and location of public facilities. (Also see the Safety and Wellness chapter.)

The building has been designed to incorporate the courtyard into the central area of the building to provide a safe and 
protected environment. The main entrance to the restaurant is one the main street frontage. 

Policy LIV 32.9– Design to Enhance Activity
Design streets and public spaces Downtown to be attractive, accessible, functional, and designed to enhance pedestrian and 
bicycle activity:
a. Use public art, landscaping, wayfinding signage, and other street features to create a comfortable and pleasant 
environment for the pedestrian while also providing continuous and clearly-expressed pedestrian circulation linkages to 
interconnect the Downtown District with surrounding neighborhoods and districts.
b. Ensure that city streets and gathering spaces will link and provide connections between Old Town, the Civic Center, 
surrounding neighborhoods, and the Poudre River.

The newly designed Lincoln Ave seeks to extend the downtown feel of streetscape to the east. Wayfinding signage along the 
Lincoln Ave will clearly define pedestrian linkages to the Poudre trail and river.

Principle LIV 35: Community Commercial Districts will be communitywide destinations 
and hubs for a high-frequency transit system. They will be quality mixed-use urban 
activity centers that offer retail, offices, services, small civic uses, and higher density 
housing, in an environment that promotes walking, bicycling, transit and ridesharing.

SATR is mixed use with both a restaurant and an extended stay hotel. The hotel offers free bike use for all hotel guests 
encouraging alternative transportation. Walking is encouraged by creating additional connections to existing pedestrian 
thoroughfares of Lincoln Ave and the Poudre Trail.

Policy LIV 35.1 –Location
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Community Commercial Districts are located along Enhanced Travel Corridors where they may be more readily served by 
existing or future transit.

SATR fronts the newly redesigned Lincoln Ave. Increasing the pedestrian experience and travel safety along this road were 
key goals for the project.

Policy LIV 35.2 – Mix of Uses
Community Commercial Districts may include a mix of uses, as follows:
· Principal uses: Retail, restaurants, offices, and other community services.
· Supporting uses: Higher density housing, day care (adult and child), civic and institutional uses, pocket parks and other 
outdoor gathering spaces, and other supporting uses.

SATR provides a restaurant as one of its principle uses. An extended stay hotel provides opportunity for community business 
to utilize the services for bringing in consultants and other industry players.

Policy LIV 35.3 –Scale
Encourage higher intensity infill and redevelopment in Community Commercial Districts to promote the creation of active 
destinations for surrounding neighborhoods and the community and to create concentrations of housing and employment 
sufficient to support high-frequency transit. Encourage vertical mixed-use; however, limit maximum building height to five 
(5) to six (6) stories.

SATR development plans concentrates the intensity of the infill as close to the public ROW as possible on the site. The 
restaurant will create a destination point for adjacent neighbors.

Policy LIV 35.4 – Transform through Infill and Redevelopment
Support the transformation of existing, underutilized Community Commercial Districts through infill and redevelopment 
over time to more intense centers of activity that include a mixture of land uses and activities, an enhanced appearance, 
and access to all transportation modes. (Also see the Infill and Redevelopment section in this chapter.)

SATR transforms an under utilized lot into a vibrant destination for restaurant goers and hotel guests with plazas and pools. 
The enhanced street frontage is invaluable to overall character of the Lincoln Corridor. The plan provides access for bike, 
pedestrian and auto transportation needs.

Policy LIV 44.2 – Provide Parks Facilities
Maintain and facilitate the development of a wellbalanced system of parks, trails, and recreation facilities to provide a 
variety of recreational opportunities, as identified in the Parks and Recreation Policy Plan (2008). (Also see the Culture, 
Parks and Recreation chapter’s Parks and Recreation section.)

SATR allows for the upgrade and maintenance of the Poudre Trail along the south end of the site. Without the additional 
easement the trail cannot be safely relocated an the bank restored and armored to protect the trail for the future.

Policy LIV 44.4 – Utilize Buffers
Utilize buffers and other requirements for development along water corridors and near other natural features to preserve, 
protect, enhance, and restore important wildlife habitat, riparian areas, wildlife corridors, and other natural features, and 
to maintain channel stability, water conveyance, and flood protection.

SATR restores 1.39 acres of buffer area along the Poudre River that is currently not present. The buffer meets or exceeds all 
nine performance standards as outline in the LUC.

Policy LIV 45.1 – Land Uses
Permit land uses within the Poudre River Corridor that are consistent with the protection of ecological, floodplain,historic, 
scenic, safety, recreational, and other public values. Appropriate land uses in the Poudre River Corridor may include public 
conservation and recreational sites, mixed-use commercial areas, rural/agricultural estate, urban estate, residential, 
employment, industrial, educational, and utilities.

SATR is a commercial site that offers both a restaurant and an extended stay hotel. In addition, is not only protects, but 
restores 1.39 acres of ecologically valuable habitat area along the river. 

Policy LIV 45.2 – Development Standards and Design Guidelines
Apply development standards and design guidelines to land uses in the Poudre River Corridor in order to ensure 
compatibility with the river landscape.

SATR complies with the development standards for the LUC (seeking two modifications for building height and parking lot 

Spirit at the River (SATR) complies with the following policies 
of the Fort Collins City Plan:

buffering). The site also meets or exceeds the nine (9) performance standards for the Natural Buffer Habitat Zone.

Policy LIV 45.3 – River Segments
The Poudre River Corridor has distinct segments containing unique characteristics, opportunities, and constraints as defined 
below and shown in Figure LIV 5.
3. Historic and Cultural Core Segment (College Avenue to Lemay Avenue). This segment of the river includes many of the
community’s oldest and most significant historic and cultural features, the Old Town Historic District, and Downtown. It also 
contains innovative, and integrated, stormwater and natural area features. Land uses in the area should be more flexible 
than in other river segments and emphasize connecting the river to Downtown, providing multi-purpose spaces that 
celebrate the historic relevance of the river to the community, continuing the important and unique relationship between 
the waterway and surrounding urban environment, and maintaining those natural elements of the river as it passes 
through Downtown. The natural and beneficial floodplain functions will be protected. Natural habitat, wildlife movement, 
and flood hazards will be managed to protect public safety while maintaining recreational values.
Redevelopment opportunities are permitted and shall be harmonious with the river corridor and its values.

SATR development adds natural habitat and provides for wildlife movement by removing chainlink fencing and opening the 
area directly adjacent to the river. 

Spirit at the River
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May 20, 2014
Lincoln Corridor Plan

February 15,  2011
Pedestrian

    

Spirit at the River is located on the south side of the new Lincoln Avenue Corridor.

“The Lincoln Corridor is a critical connection to Downtown Fort Collins, the Poudre River Trail, and the eastern side of the community. (page 1)

Goals for the project: 
• “Improving the mobility, safety, and experience for bicyclists, pedestrians, transit users, and vehicles.”
• “Celebrating, protecting, and enhancing the Poudre River.”
• “Creating an environment where businesses can thrive.” (page 4)

“Lincoln Avenue provides a critical connection to the Poudre River. Currently, the Poudre Trail adjacent to the river can only be accessed on the 
north side of the street, forcing bicyclists and pedestrians traveling on the south to cross the road to access the trail.” (page 24)

Spirit at the River as it relates to the Pedestrian Plan:

“Directness is a measurement of walking trip length. The measure of directness is simply how well an environment provides direct pedestrian 
connections to destinations such as transit stops, schools, parks, commercial areas, or activity areas. The grid pattern typifies the ideal
system where a person can go north or south, or east or west, to easily get to their destination. The common curvilinear residential subdivision 
which may have cul-de-sacs that back onto a commercial center, transit stop, school, or park might be physically proximate to a potential
pedestrian destination. However, many areas often require a circuitous route which deters pedestrian trips.” (page 33)

Spirit at the River at it relates to the Northside Neighborhoods Plan:

“We aim to improve our trail connections to the Poudre Trail and to provide better links to Old Town and other surrounding 
neighborhoods.”(page 18)

“The Northside Neighborhoods area has a dynamic mix of industry and neighborhoods. We will continue to ensure that commercial and 
residential areas develop in a balanced way so that one type of use does not dominate the other.” (page 19)

“Provide a mix of industrial and residential uses that protects the residential character of the neighborhoods and honors the traditional 
coexistence of small businesses, industry, and neighborhoods.” (page 24)

“T-8. Provide Trails. Provide trail connections to the Poudre Trail from the neighborhoods and businesses.” (page 40)

“OL-9. Cluster Jobs and Housing Together. Promote development of jobs and housing that are in close proximity to one another to minimize 
dependency on energy resources for transportation.

Spirit at the River
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Maintain a substantial habitat and floodplain 

protection buffer along the Poudre River as 

properties redevelop.

Provide a buffer and transition between higher-

intensity industrial/commercial uses and the 

Buckingham neighborhood to minimize impacts.

Innovation Subdistrict (2)

N

Riverside

Note: This is an illustration, not a photo. Some detail may be missing.

Promote light industrial and mixed uses that offer 

activity and visual interest along Lincoln Avenue.

Consider a transit circulator connecting the 

Historic Core.

Commercial development along Lemay north 

of Mulberry should respect and express the 

site proximity to the river.

Mulberry

Lem
ay 

Lincoln

 The 2017 Fort Collins

Downtown Plan

Downtown subdistricts: pages 170-171 Innovation Subdistrict: pages 178-179

Spirit at the River is part of the Innovation Subdistrict as defined within the 2017 Fort Collins Downtown Plan.

“Despite the Innovation Subdistrict’s proximity to the rest of Downtown, it has been somewhat disconnected physically, culturally and in 
public perception. The ongoing, transformative changes are achieving Fort Collins’ longstanding Comprehensive Plan goals for Downtown-
supportive uses and urban improvements that weave the area into Downtown’s fabric.” (page 173)

“The term ‘innovation district’ generally refers to a cluster of incubator, research, startup, educational, and creative uses along with 
cultural and recreational assets in a walkable, bikeable setting connected with collaborative spaces and technology.” (page 173)

“Development should include outdoor spaces such as patios, courtyards, terraces, plazas, decks and balconies to add interest and facilitate 
interaction.” (page 174)

“Site design and landscaping should reinforce the character of the area with features and materials that reflect the industrial nature of the 
area and the river landscape corridor setting.” (page 174)
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the River
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Figure	2.55	 Master	Plan	for	Reach	6

Poudre	River	Downtown	Master	Plan	
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UNSTABLE BANKS AND/OR BANKS CONTAINING 
CONCRETE RUBBLE AND DEBRIS ARE SHOWN IN 
BOTH RED AND GREEN  (AREAS IN GREEN ARE 
BEING ADDRESSED BY CURRENT PROJECTS) 

Figure	2.60 Bank	Stabilization	Needs	Map	for	Reach	6

Flood	Mitigation	and	Bank	Stabilization	

Specific issues and potential opportunities associated with flood mitigation 
and bank stabilization include the following: 

 There are several insurable structures located within the regulatory 
floodplain north of the river through of this reach.  Consequently, 
particular care will be required to ensure that any project which includes 
improvements within the river corridor (i.e., floodway) does not increase 
100‐year water surface elevations. 

 Proposed bank improvements along the Udall Natural Area may provide 
modest reductions in 100‐year flood elevations.  Other opportunities for 
reducing 100‐year flood elevations within this reach are limited due to 
the close proximity of the dedicated water quality ponds within the Udall 
Natural Area and the presence of private property north of the river.  
However, future improvements should investigate the possibility of 
incorporating additional flood mitigation elements. 

 
Figure	2.59	 Steep	High	Bank	Adjacent	to	the	Former	Pickle	Plant	Site	

 A portion of the City’s Mulberry Wastewater Treatment Facility, 
including several insurable structures, are located within the regulatory 
floodplain southwest of the river, directly upstream of Mulberry Street.  
While the wastewater treatment plant’s buildings and facilities have 
been flood proofed, particular care will be required to ensure that any 
project which includes improvements within the river corridor (i.e., 
floodway) does not increase 100‐year water surface elevations. 

 Flood mitigation measures are currently being implemented as part of 
the new 31‐acre Natural Area Project.  These consist primarily of 
lowering a significant portion of the overbank north and east of the river, 
thereby reconnecting the river to the floodplain. 

 Flood levels should be reduced when CDOT completes the replacement 
of the Mulberry Bridge (project for completion in 2015). 

 Opportunities for eliminating overtopping of Lemay Avenue during the 
100‐year flood are being addressed by the City and CDOT as part of 
another project. 

 Investigating wetland and habitat enhancements in conjunction with the 
planned water Quality pond enlargement in the Udall Natural Area. 

 Bank stabilization and improvements for the areas illustrated in 
Figure 2.60 include revegetation of both banks along with either rock 
riprap toe protection or, along steeper banks, stacked boulder toe 
protection.  The southwest bank along the Pickle Plant Site will require 
special treatment with earthen terracing (as shown in Figure 2.62, 
provided on the following page) or terracing of two or more stacked 
boulder installations (as identified previously in Figure 2.51 for Reach 5).  
The banks through this reach provide opportunities for incorporating 
root wad installations (in conjunction with rock riprap toe protection).  

Habitat/Ecological	Restoration	and	Protection	

Specific issues and potential opportunities associated with habitat/ecological 
restoration and protection include the following: 

 The new 31‐acre Natural Area is being converted from a golf course to a 
natural area.  Changes include:  re‐grading (lowering) much of the site to 
improve lateral connectivity to floodplains at high flows, an oxbow pond, 
wetlands, expansion of the riparian forest (native tree plantings), 
riparian grasslands, native landscape restoration, and realignment of the 
Poudre Trail away from the river. 

 Increasing the upland vegetation buffer between the river and urban 
development within the western portion of this reach.  

 Restoring the southwest riverbank directly downstream of Lincoln Street 
to:  increase riparian forest width and enhance in‐channel wetlands. 

 Removing old automobiles, concrete rubble, and other non‐natural 
materials from the riverbank and improving near shore aquatic habitat, 
including in‐stream cover. 

 Relocating the large storm drain outfall and headwall located 
downstream of Lincoln Avenue back away from the river channel, and 
creating an outfall pool. 

 Protecting existing riparian forest and the wetland mosaic, including 
offsetting trails to maintain buffers.  

 Re‐grading and improving the southwest river bank at the Pickle Plant 
Site using a natural terraced treatment. 

 Integrating upland shrub plantings along the edge of the forest to 
increase structural diversity for improved riparian bird habitat. 

 Creating low vegetated bench features along the river’s  
  edge to reduce the channel width in over‐widened areas,  
  where feasible, and providing riparian habitat  
  enhancements. 

Recreation	and	Access	

Specific issues and potential opportunities associated with 
recreation and access include the following:  

 Incorporating a public education feature in the Udall 
  Natural Area concerning the treatment of stormwater  
  runoff in a natural setting.  

 Incorporating a river overlook with the planned bank  
restoration in the Udall Natural Area.  
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Spirit at the River is adjacent to the area defined as “Reach 6 - Lincoln Avenue to Mulberry Street” within the Poudre River Downtown Master Plan.

“emphasis in this river reach is placed on: restoration and enhancement of natural habitat, creating and improving sustainable access to the river” 
(page 2-41)

“Other opportunities for reducing 100 year flood elevations within this reach are limited due to the close proximity of the dedicated water quality ponds 
within the Udall Natural Area and the presence of private property north of the river.” (page 2-42)

“This leg of the trail is one of the least inviting sections within the entire master planning area due to the adjacent chain link fencing, outdoor storage of 
industrial equipment and materials, and noise.” (page2-43)

“Access to the river corridor between Lincoln and Mulberry is limited due to private ownership of adjacent property, the presence of the UP Railroad 
paralleling Riverside Avenue, and a lack of intervening streets and bridges crossing the river. Where possible, trail connections to the Poudre Trail should 
be pursued.” (page2-43)

Spirit at 
the River

Spirit at 
the River

Extending natural area will meet code 
requirement 3.4.1(L) Compatibility with 
Public Natural Areas or Conserved Land 
which states: if the project contains or abuts 
a publicly owned natural area or conserved 
land, the development plan shall be 
designed so that it will be compatible with 
the management of such natural area or 
conserved land.
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