
 
 
 
 

Fort Collins City Council Agenda 
Regular Meeting 

6:00 p.m., Tuesday, April 16, 2024 
City Council Chambers at City Hall, 300 Laporte Avenue, Fort Collins, CO 80521 

Zoom Webinar link: https://zoom.us/j/98241416497 
 

NOTICE: 
Regular meetings of the City Council are held on the 1st and 3rd Tuesdays of each month in 
the City Council Chambers.  Meetings are conducted in a hybrid format, with a Zoom 
webinar in addition to the in person meeting in Council Chambers. 

 
City Council members may participate in this meeting via electronic means pursuant to 
their adopted policies and protocol. 

How to view this Meeting:
Meetings are open to the public 
and can be attended in person 
by anyone. 

 
 

Meetings are available through 
the Zoom platform, 
electronically or by phone. 

Meetings are televised live 
on Channels 14 & 881 on cable 
television. 

 
 
 

Meetings are livestreamed on 
the City's website, fcgov.com/fctv 

 

Upon request, the City of Fort Collins will provide language access services for individuals who have 
limited English proficiency, or auxiliary aids and services for individuals with disabilities, to access 
City services, programs and activities. Contact 970.221.6515 (V/TDD: Dial 711 for Relay Colorado) for 
assistance. Please provide advance notice. Requests for interpretation at a meeting should be made by 
noon the day before. 
 
A solicitud, la Ciudad de Fort Collins proporcionará servicios de acceso a idiomas para personas que 
no dominan el idioma inglés, o ayudas y servicios auxiliares para personas con discapacidad, para 
que puedan acceder a los servicios, programas y actividades de la Ciudad. Para asistencia, llame al 
970.221.6515 (V/TDD: Marque 711 para Relay Colorado). Por favor proporcione aviso previo. Las 
solicitudes de interpretación en una reunión deben realizarse antes del mediodía del día anterior. 

 
 
 
 
 

Meeting agendas, minutes, an 
 
  
Meeting agendas, minutes, and archived videos are available on the City's meeting portal at 

https://fortcollins-co.municodemeetings.com/ 

https://fcgov.zoom.us/j/98241416497
https://fcgov.zoom.us/j/98241416497
https://fcgov.zoom.us/j/98241416497
https://fcgov.zoom.us/j/98241416497
https://www.fcgov.com/fctv/
https://www.fcgov.com/fctv/
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https://www.fcgov.com/fctv/
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There are in person and remote options for members of the public who 
would like to participate in Council meetings: 
 

Comment in real time: 
During the public comment portion of the meeting and discussion items: 

In person attendees can address the Council in the Chambers. 
The public can join the Zoom webinar and comment from the remote 
meeting, joining online or via phone. 

 
All speakers are required to sign up to speak using the online sign up 
system available at www.fcgov.com/agendas. 
Staff is also available outside of Chambers prior to meetings to assist with 
the sign up process for in person attendees. 

Full instructions for online participation are available at fcgov.com/councilcomments. 
 

Join the online meeting using the link in this agenda to log in on an internet-enabled 
smartphone, laptop or computer with a speaker and microphone. Using earphones with a 
microphone will greatly improve audio experience. 
 
To be recognized to speak during public participation portions of the meeting, click the 'Raise 
Hand' button. 

 
Participate via phone using this call in number and meeting ID: 
Call in number: 720 928 9299 
Meeting ID: 982 4141 6497 
During public participation opportunities in the meeting, press *9 to indicate a desire to speak. 

 
Submit written comments: 

 
 

Email comments about any item on the agenda 
to cityleaders@fcgov.com 

 
Written comments can be mailed or dropped off at the City Manager's Office 
at City Hall, at 300 Laporte Ave, Fort Collins, CO  80521 

 
 
 

Documents to Share during public participation: Persons wishing to display presentation materials using 
the City’s display equipment under the Public Participation portion of a meeting or during discussion of any 
Council item must provide any such materials to the City Clerk in a form or format readily usable on the 
City’s display technology no later than two (2) hours prior to the beginning of the meeting at which the 
materials are to be presented. 
 
NOTE: All presentation materials for appeals, addition of permitted use applications or protests related to 
election matters must be provided to the City Clerk no later than noon on the day of the meeting at which the 
item will be considered. See Council Rules of Conduct in Meetings for details. 

https://www.fcgov.com/agendas
https://www.fcgov.com/agendas
https://www.fcgov.com/agendas
https://www.fcgov.com/agendas
mailto:cityleaders@fcgov.com
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City Council 
Regular Meeting Agenda 

April 16, 2024 at 6:00 PM 

Jeni Arndt, Mayor 
Emily Francis, District 6, Mayor Pro Tem 
Susan Gutowsky, District 1 
Julie Pignataro, District 2 
Tricia Canonico, District 3 
Melanie Potyondy, District 4 
Kelly Ohlson, District 5 

City Council Chambers 
300 Laporte Avenue, Fort Collins 

& via Zoom at 
https://zoom.us/j/98241416497 

Cablecast on FCTV 
Channel 14 on Connexion 

Channel 14 and 881 on Xfinity 

Carrie Daggett Kelly DiMartino Heather Walls 
City Attorney City Manager Interim City Clerk 

PROCLAMATIONS & PRESENTATIONS 
5:00 PM 

A) PROCLAMATIONS AND PRESENTATIONS 

PP 1. Declaring April 21 through 27, 2024 as National Crime Victims' Rights Week. 

PP 2. Declaring April 21 through 27, 2024 as National Volunteer Week. 

PP 3. Declaring April 2024 as National Donate Life Month. 

PP 4. Declaring April 2024 as Asian American, Native Hawai’ian, and Pacific Islander 
Heritage (AANHPI) Month. 

 

REGULAR MEETING 
6:00 PM 

B) CALL MEETING TO ORDER 

C) PLEDGE OF ALLEGIANCE 

D) ROLL CALL 

E) CITY MANAGER'S AGENDA REVIEW 

•  City Manager Review of Agenda 

•  Consent Calendar Review, including removal of items from Consent Calendar for individual 
discussion. 

F) COMMUNITY REPORTS - None. 
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G) PUBLIC COMMENT ON ANY TOPICS OR ITEMS OR COMMUNITY EVENTS 
(Including requests for removal of items from Consent Calendar for individual discussion.) 

Individuals may comment regarding any topics of concern, whether or not included on this agenda. 
Comments regarding land use projects for which a development application has been filed should be 
submitted in the development review process** and not to Council. 

•  Those who wish to speak are required to sign up using the online sign-up system available at 
www.fcgov.com/council-meeting-participation-signup/  

•  Each speaker will be allowed to speak one time during public comment. If a speaker comments on 
a particular agenda item during general public comment, that speaker will not also be entitled to 
speak during discussion on the same agenda item. 

•  All speakers will be called to speak by the presiding officer from the list of those signed up. After 
everyone signed up is called on, the presiding officer may ask others wishing to speak to identify 
themselves by raising their hand (in person or using the Raise Hand option on Zoom), and if in 
person then will be asked to move to one of the two lines of speakers (or to a seat nearby, for those 
who are not able to stand while waiting). 

•  The presiding officer will determine and announce the length of time allowed for each speaker. 

•  Each speaker will be asked to state their name and general address for the record, and, if their 
comments relate to a particular agenda item, to identify the agenda item number. Any written 
comments or materials intended for the Council should be provided to the City Clerk. 

•  A timer will beep one time and turn yellow to indicate that 30 seconds of speaking time remain and 
will beep again and turn red when a speaker’s time has ended. 

[**For questions about the development review process or the status of any particular development, 
consult the City's Development Review Center page at https://www.fcgov.com/developmentreview,  or 
contact the Development Review Center at 970.221.6760.] 

H) PUBLIC COMMENT FOLLOW-UP 

I) COUNCILMEMBER REMOVAL OF ITEMS FROM CONSENT CALENDAR FOR DISCUSSION 

CONSENT CALENDAR 

The Consent Calendar is intended to allow Council to spend its time and energy on the important 
items on a lengthy agenda. Staff recommends approval of the Consent Calendar. Agenda items pulled 
from the Consent Calendar by either Council or the City Manager will be considered separately under 
their own Section, titled “Consideration of Items Removed from Consent Calendar for Individual 
Discussion.” Items remaining on the Consent Calendar will be approved by Council with one vote. The 
Consent Calendar consists of: 

•  Ordinances on First Reading that are routine; 
•  Ordinances on Second Reading that are routine; 
•  Those of no perceived controversy; 
•  Routine administrative actions. 
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1. Consideration and Approval of the Minutes of the March 19, 2024 Regular Meeting. 

The purpose of this item is to approve the minutes of the March 19, 2024 regular meeting.  

2. Second Reading of Ordinance No. 049, 2024, Reappropriating Funds Previously 
Appropriated in 2023 but Not Expended and Not Encumbered in 2023. 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, reappropriates monies 
in 2024 that were previously authorized by Council for expenditures in 2023 for various purposes. 
The authorized expenditures were not spent or could not be encumbered in 2023 because: 

● There was not sufficient time to complete bidding in 2023 and therefore, there was no known 
vendor or binding contract as required to expend or encumber the monies; or 

● The project for which the dollars were originally appropriated by Council could not be completed 
during 2023 and reappropriation of those dollars is necessary for completion of the project in 
2024. 

Additionally, there may have been sufficient unspent dollars previously appropriated in 2023 to 
carry on programs, services, and facility improvements in 2024 for those specific purposes.  

In the above circumstances, the unexpended and/or unencumbered monies lapsed into individual 
fund balances at the end of 2023 and reflect no change in Council policies.   

Monies reappropriated for each City fund by this Ordinance are as follows: 

General Fund                                 $2,498,249 
Cultural Services Fund                          55,000 
Recreation Fund                                  251,064 
Museum Fund                                       61,265 
Transportation Service Fund            1,288,625 
Water Fund                                            52,500 
Date & Communications Fund             390,600 

                                             Total   $4,597,303 

3. Second Reading of Ordinance No. 050, 2024, Approving the Conveyance of a Temporary 
Construction Easement for the Construction of Permanent Stormwater Improvements on 
City Property to DHIC-Enclave, LLC. 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance 
that would permit the conveyance of a Temporary Construction Easement (the “Easement”) on 
approximately 4.36 acres (189,996 sf) of City property known as the Redwood Detention Pond 
and the Redwood Channel (collectively, the “City Property”) to DHIC – Enclave, LLC 
(“Developer”), in exchange for the construction of permanent stormwater master plan 
improvements on the City Property. 

Please note that this Second Reading Agenda Item Summary has been amended to address 
concerns brought up by Councilmember Ohlson at First Reading (see below). 
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4. Second Reading of Ordinance No. 051, 2024, Approving the Conveyance of a Permanent 
Easement for Stormwater Drainage, a Temporary Construction Easement for the 
Construction of Stormwater Drainage Improvements, and a Temporary Construction 
Easement for the Construction of Sewer Facilities on City Property to PS-Poudre River, 
LLC. 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance 
that would permit the conveyance of one  permanent drainage easement (the “Drainage 
Easement”), one temporary construction easement (the “Drainage TCE”) for the modification of 
current drainage facilities, and one temporary construction easement (the “Sewer TCE”) for the 
installation of public sewer facilities to PS-Poudre River, LLC (“PSPR”), on City Property located 
at 101 1st Street, which is the current location of Buckingham Park (“Buckingham Park”). 
Construction pursuant to the Drainage TCE will modify existing floodplain boundaries, and the 
Drainage Easement will allow PSPR to store additional stormwater on a portion of Buckingham 
Park. The Sewer TCE is for the installation of public sewer facilities required by the City so that 
PSPR may proceed with the development of the adjoining lands. The actual conveyance of the 
easements will be conditional upon PSPR, or its successors and assigns, obtaining City 
development approval of the contemplated work within the easements. 

This Second Reading Agenda Item Summary has been amended to address questions raised by 
Councilmember Ohlson at First Reading regarding review by Boards and Commissions (see 
below). 

5. Second Reading of Ordinance No. 052, 2024, Approving the Conveyance of One Permanent 
Easement and One Temporary Construction Easement for the Construction of a Portion of 
Phemister Trail on City Property to Colorado State University. 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance 
that would permit the conveyance of one (1) permanent easement (the “Trail Easement”) and one 
(1) temporary construction easement (the “TCE”) to Colorado State University (“CSU”), for the 
construction, operation, and maintenance of a public multi-modal trail (the “Phemister Trail”) on 
City Property located at 2145 Centre Street, which is the current location of The Gardens on 
Spring Creek (the “Gardens on Spring Creek”).   

Please note that this Second Reading Agenda Item Summary has been amended to address 
concerns brought up by Councilmember Ohlson at First Reading. Specifically, amendments to 
address Tree Restoration and Council/Board approvals. Kim Manajek from Cultural Resources 
has also been added as a staff resource. 

6. First Reading of Ordinance No. 053, 2024, Appropriating Prior Year Reserves in the Natural 
Areas Fund and the Sales and Use Tax Fund for the Purpose of Land Conservation, Visitor 
Amenities, Restoration and Other Related Natural Areas Stewardship Activities Not 
Included in the 2024 Adopted City Budget. 

The purpose of this item is to appropriate $7,924,969 in prior year reserves in the Natural Areas 
Fund and $269,466 in prior year reserves in the Sales and Use Tax fund to be transferred to the 
Natural Areas Fund. These appropriations are for land conservation, resource management, 
planning, construction of trails and other visitor amenities, restoration of wildlife habitat, and other 
Natural Areas Department programs and activities to benefit the residents of the City, in 
accordance with the Natural Areas Master Plan. 
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7. First Reading of Ordinance No. 054, 2024, Appropriating Philanthropic Revenue Received 
by City Give for FC Moves to Fund an Asphalt Art Installation. 

The purpose of this item is to request an appropriation of $25,000 in philanthropic revenue 
received by City Give for FC Moves, a department within the City’s Planning Development and 
Transportation Service Area, for an asphalt art installation as designated by the grant award.  This 
installation is consistent with the City’s Active Modes Plan. 

In 2019, the City of Fort Collins launched City Give, a formalized enterprise-wide initiative to create 
a transparent, non-partisan governance structure for accepting and appropriating charitable gifts. 

8. Resolution 2024-059 Supporting the Grant Application for the United States Department of 
the Interior, Bureau of Reclamation’s WaterSMART Grants:  Planning and Project Design 
for the Poudre Flows Project and Authorizing the City Manager to Execute Agreements 
Regarding Such a Grant. 

The purpose of this item is to obtain support for the City to apply for funds under the United States 
Department of the Interior, Bureau of Reclamation’s (“Reclamation”) WaterSMART Planning and 
Project Design (“WaterSMART”) Grant Program for the Poudre Flows Project. The Reclamation 
requires a resolution demonstrating (1) Council’s support of the City’s request for funds under the 
WaterSMART Grant Program and, assuming the City is selected to receive funding, (2) the City’s 
commitment to work with Reclamation in finalizing an agreement that, among other things, 
demonstrates the City’s adherence to meet financial obligations as represented in the grant 
application. 

9. Resolution 2024-060 Approving Fort Fund Program Support Disbursements. 

The purpose of this item is to approve Fort Fund grants from the Cultural Development and 
Programming Account and the Tourism Programming Account for the selected community events 
in the Program Support Grant – March Deadline category, based upon the recommendations of 
the Cultural Resources Board. 

10. Resolution 2024-061 Finding Substantial Compliance and Initiating Annexation 
Proceedings for the I-25 & Mulberry Annexation. 

The purpose of this item is to determine substantial compliance and initiate annexation 
proceedings for voluntary annexation of the I-25 & Mulberry Annexation, located at the northeast 
corner of East Mulberry Street and Interstate 25. The Applicant has submitted a written petition 
requesting the annexation and proposed zoning. The I-25 & Mulberry Annexation totals 46.9216-
acres in size. 

The requested zoning for this annexation is General Commercial (C-G) and Industrial (I), which 
is in alignment with the City of Fort Collins Structure Plan designation for this area. No project 
development plan proposal was submitted in conjunction with the annexation application; 
however, it is anticipated that the landowner will submit an application to construct public 
infrastructure to prepare the site for future users and development. 

The site is part of a county-approved metro district; however, this is not relevant to satisfying State 
statue but will be an important consideration during First Reading. 

This annexation request is in conformance with the State of Colorado Revised Statutes as they 
relate to annexations, the City of Fort Collins City Plan, and the Larimer County and City of Fort 
Collins Intergovernmental Agreement Regarding Growth Management. 
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11. Resolution 2024-062 Approving a Purchase and Sale Agreement with Poudre School 
District to Acquire Land for the Southeast Community Center. 

The purpose of this item is to approve a Purchase and Sale Agreement between the City of Fort 
Collins and Poudre School District (“PSD”) for the acquisition of approximately 10 acres at the 
southeast corner of Ziegler Road and Rock Creek Drive adjacent to Fossil Ridge High School. 
This acquisition is for the City to construct a new Southeast Community Center in accordance 
with the Intergovernmental Agreement (IGA), between the City of Fort Collins and PSD, previously 
approved by Council by Resolution 2023-112. 

12. Resolution 2024-063 Confirming and Approving an Appointment to the Board of 
Commissioners of the Fort Collins Urban Renewal Authority. 

The purpose of this item is to accept the Mayor’s appointment to the Urban Renewal Authority 
(URA) Board. 

END OF CONSENT CALENDAR 

J) ADOPTION OF CONSENT CALENDAR 

K) CONSENT CALENDAR FOLLOW-UP (This is an opportunity for Councilmembers to comment on 
items adopted or approved on the Consent Calendar.) 

L) STAFF REPORTS 

Staff Report: U.S. Fish and Wildlife Service Award to Natural Areas and Utilities. 

The purpose of this item is to give Council and the community an update regarding the U.S. Fish and 
Wildlife Service Award presented to Utilities and Natural Areas in acknowledgement of work supporting 
the reintroduction of the Black-footed Ferret, an endangered species. Along with an update on Natural 
Areas land management and recognition of the recent presentation of the Natural Areas Conservation 
Award to Linda Stanley. 

M) COUNCILMEMBER REPORTS 

N) CONSIDERATION OF ITEMS REMOVED FROM THE CONSENT CALENDAR FOR INDIVIDUAL 
DISCUSSION 

O) CONSIDERATION OF ITEMS PLANNED FOR DISCUSSION 

The method of debate for discussion items is as follows: 

•  Mayor introduced the item number and subject; asks if formal presentation will be made by staff 
•  Staff presentation (optional) 
•  Mayor requests public comment on the item (three minute limit for each person) 
•  Council questions of staff on the item 
•  Council motion on the item 
•  Council discussion 
•  Final Council comments 
•  Council vote on the item 

Note: Time limits for individual agenda items may be revised, at the discretion of the Mayor, to ensure 
all have an opportunity to speak. The timer will buzz when there are 30 seconds left and the light will 
turn yellow. It will buzz again at the end of the speaker’s time. 
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13. Items Related to the Adoption of a New Land Use Code. 

A. First Reading of Ordinance No. 055, 2024, Repealing and Reenacting Section 29-1 of the Code 
of the City of Fort Collins to Adopt a Revised Land Use Code by Reference that Advances 
Adopted City Policy Goals and Incorporates Foundational Improvements and Separately Codify 
the 1997 Land Use Code as Transitional Land Use Regulations. 

B. First Reading of Ordinance No. 056, 2024, Updating City Code References to Align with the 
Adoption of the Revised Land Use Code. 

C. First Reading of Ordinance No. 057, 2024, Amending the Zoning Map of the City of Fort Collins 
to Rename All Neighborhood Conservation Low Density, Neighborhood Conservation Medium 
Density, and Neighborhood Conservation Buffer Zone Districts to the Old Town Zone District 
in Conjunction with the Adoption of the Revised Land Use Code. 

The purpose of this item is to consider adoption of changes to the City’s Land Use Code. The 
Land Use Code (LUC) Phase 1 Update implements policy direction in City Plan, the Housing 
Strategic Plan, and the Our Climate Future Plan.  Regarding Ordinance No. 055, 2024, 
corrections to clean up inadvertent numbering in Article 4 are recommended, and a suggested 
motion to do so is on page 5. 

Additionally, this item updates City Code references to match changes to the Land Use Code 
including updating section references and wording. 

Finally, because the revised Land Use Code renames the Neighborhood Conservation Low 
Density, Neighborhood Conservation Medium Density, and Neighborhood Conservation Buffer 
zone districts to the Old Town zone district with corresponding subdistricts A, B, and C, updates 
to the zoning map to reflect the name changes are proposed. This change only affects the name 
of the zone districts and no changes to the boundaries are proposed. 

14. Appeal of Planning and Zoning Commission Approval of the Union Park Project 
Development Plan. 

The purpose of this quasi-judicial item is to consider an appeal of the Planning and Zoning 
Commission’s decision on February 15, 2024, approving the Union Park Project Development 
Plan (#PDP230005) located on the west side of Ziegler Road between Front Range Village and 
The English Ranch neighborhood.  

A Notice of Appeal was filed on February 29, 2024, alleging the Planning and Zoning Commission 
failed to conduct a fair hearing when it considered evidence relevant to its findings which was 
substantially false or grossly misleading and failed to properly interpret and apply relevant 
provisions of the Land Use Code, City Code, and/or Charter. 

Participation in an appeal hearing is limited to persons who qualify as parties-in-interest as defined 
in the City Code. Time for presentation of argument for and against the appeal is limited and the 
appellant will determine who may speak during the time allocated for support of the appeal.  Those 
parties-in-interest opposing the appeal must coordinate and share the time allocated for opposing 
the appeal. 
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P) OTHER BUSINESS 

OB 1. Possible consideration of the initiation of new ordinances and/or resolutions by 
Councilmembers. 

(Three or more individual Councilmembers may direct the City Manager and City Attorney to 
initiate and move forward with development and preparation of resolutions and ordinances 
not originating from the Council's Policy Agenda or initiated by staff.) 

Q) ADJOURNMENT 
 

 
Every regular Council meeting will end no later than midnight, except that: (1) any item of business 
commenced before midnight may be concluded before the meeting is adjourned and (2) the Council may, 
at any time prior to adjournment, by majority vote, extend a meeting beyond midnight for the purpose of 
considering additional items of business. Any matter that has been commenced and is still pending at the 
conclusion of the Council meeting, and all matters for consideration at the meeting that have not yet been 
considered by the Council, will be deemed continued to the next regular Council meeting, unless Council 
determines otherwise. 

Upon request, the City of Fort Collins will provide language access services for individuals who have limited 
English proficiency, or auxiliary aids and services for individuals with disabilities, to access City services, 
programs and activities. Contact 970.221.6515 (V/TDD: Dial 711 for Relay Colorado) for assistance. 
Please provide advance notice. Requests for interpretation at a meeting should be made by noon the day 
before. 

A solicitud, la Ciudad de Fort Collins proporcionará servicios de acceso a idiomas para personas que no 
dominan el idioma inglés, o ayudas y servicios auxiliares para personas con discapacidad, para que 
puedan acceder a los servicios, programas y actividades de la Ciudad. Para asistencia, llame al 
970.221.6515 (V/TDD: Marque 711 para Relay Colorado). Por favor proporcione aviso previo cuando sea 
posible. Las solicitudes de interpretación en una reunión deben realizarse antes del mediodía del día 
anterior. 
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PROCLAMATION 
 

 WHEREAS, the Crime Victim Rights Act was passed in Colorado in 1992, followed by the 

Federal Crime Victim Rights Act passing in 2004; and 
 

 WHEREAS, the term “victim” is more than just a label and has legal standing and protections 

that go along with it; which guarantees victims the right to meaningfully participate in the criminal justice 

process. Victim service providers, advocates, law enforcement officers, attorneys, and other allied 

professionals can help survivors find their justice by enforcing these rights; and 
 

WHEREAS, victims of repeat victimization who fail to receive support services are at a greater 

risk for long-term consequences. Intervening early with services that support and empower victims 

provides a pathway to recovering from crime and abuse; and 
 

WHEREAS, the victim services community in Fort Collins, as well as throughout Larimer 

County, has worked for decades to create an environment for victims that is safe, supportive, and 

effective. Honoring the rights of victims, including the right to be heard and treated with fairness, dignity, 

and respect; and working to meet victims’ needs rebuilds their trust in the criminal justice and social 

service systems and restores hope to victims and survivors, as well as their communities; and 
 

WHEREAS, National Crime Victims’ Rights Week, April 21 through 27, 2024, is the perfect 

time to recommit that all victims of crime receive accessible, appropriate, and trauma-informed services, 

ensuring equity and inclusion for all. 
 

NOW, THEREFORE, I, Jeni Arndt, Mayor of the City of Fort Collins, do hereby proclaim the 

week of April 21 through 27, 2024, as 
 

NATIONAL CRIME VICTIMS’ RIGHTS WEEK 
 

Reaffirming the commitment to creating a victim service and criminal justice response that assists all 

victims of crime during  National Crime Victims’ Rights Week and throughout the year; and expressing 

our sincere gratitude and appreciation for those community members, victim service providers, and 

criminal justice professionals who are committed to improving our response to all victims of crime so 

they may find relevant assistance, support, justice, and peace. 
 

 IN WITNESS WHEREOF, I have hereunto set my hand and the seal of the City of Fort Collins 

this 16th day of April, 2024. 

 

 

 

 ___________________________________ 

                  Mayor 
 

ATTEST: 

 

 

 

___________________________________ 

Interim City Clerk 
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PROCLAMATION 
  

 WHEREAS, volunteers can connect with local community service opportunities through 

hundreds of community service organizations; and 

 

 WHEREAS, individuals and communities are at the center of social change, discovering 

their power to make a difference; and 

 

 WHEREAS, during National Volunteer Week, all over the nation, service projects will be 

performed and volunteers recognized for their community service; and 

 

 WHEREAS, April is a month for volunteers, with the occurrences of National Service 

Recognition Day, CSUnity, Earth Day and numerous City volunteer projects; and 

 

 WHEREAS, Fort Collins has the sixth largest volunteer rate of any mid-sized city in the 

country at 38 percent; and 

 

 WHEREAS, volunteers are vital to our future as a caring and productive nation. 

 

NOW, THEREFORE, I, Jeni Arndt, Mayor of the City of Fort Collins, do hereby 

proclaim April 21 through 27, 2024, as 

 

NATIONAL VOLUNTEER WEEK 
 

in Fort Collins, and urge my fellow citizens to volunteer in their respective communities. By 

volunteering and recognizing those who serve, we can come together to make a difference. 

 

 IN WITNESS WHEREOF, I have hereunto set my hand and the seal of the City of Fort 

Collins this 16th day of April, 2024. 

 

 

         

___________________________________ 

       Mayor 

 

ATTEST: 

 

 

 

___________________________________ 

Interim City Clerk 
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PROCLAMATION 
  

 WHEREAS, this April is the twenty-first National Donate Life Month with a goal to raise 

awareness about organ, eye and tissue donation, encourage Americans to register as donors and 

honor those that have saved  and healed lives through the gift of donation; and 

 

 WHEREAS, Colorado has been one of the leaders in the nation with a donor registry of  

66.21 percent of driver license/ID card applicants signing up to be organ and tissue donors, and 

Fort Collins remains in the top five cities in Colorado with a Donor Designation rate of 71.4 percent 

– a decision that reflects deep commitment to one another and confirms that there is good inside 

all of us; and 

 

 WHEREAS, one donor can save up to 8 lives through organ donation and save and heal 

more than 75 lives through tissue donation; and 

 

 WHEREAS, a record 307 heroic organ donors provided 918 lifesaving transplants which 

is a 10.6 percent increase from 2022; and Donor Alliance recovered tissue for transplant from 

1,703 heroic tissue donors saving and healing with nearly 144,000 tissue grafts; and 

 

 WHEREAS, registering gives hope back to the more than 1,300 people waiting for a 

lifesaving organ transplant in Colorado and Wyoming while compassionately celebrating donors 

and their families for the gift of life. 

 

 WHEREAS, organ, eye and tissue donation would not be possible without our community 

coming together for one united purpose. Saying “Yes” to be an organ, eye and tissue donor, you 

are not just checking a box – you are saving and healing lives. 

 

NOW, THEREFORE, I, Jeni Arndt, Mayor of the City of Fort Collins, do hereby 

proclaim the month of April 2024, as 

 

NATIONAL DONATE LIFE MONTH 
 

 IN WITNESS WHEREOF, I have hereunto set my hand and the seal of the City of Fort 

Collins this 16th day of April, 2024. 

 

 

    

___________________________________ 

       Mayor 

 

ATTEST: 

 

 

 

___________________________________ 

Interim City Clerk 
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PROCLAMATION 
    

 WHEREAS, the City of Fort Collins, working with various individuals and organizations 

serving the diverse segments of our Asian American, Native Hawai’ian, and Pacific Islander 

(AANHPI) communities, recognizes the growing and expanding Asian American community of 

Fort Collins to celebrate and honor the triumphs and challenges of its community members through 

their historically unique journeys and struggles; and 

 

WHEREAS, AANHPI communities have a long history of contributing to the Fort Collins, 

northern Colorado, and Colorado histories and presently continue to offer diverse contributions in 

the arts, business, education, government, non-profit, and interdisciplinary sectors of Fort Collins; 

and 

 

WHEREAS, AANHPI communities continue to work and hope for an inclusive, 

prosperous, and welcoming future in the Fort Collins community, even in the face of systemic 

challenges and the need to assimilate to American customs and ideals, while simultaneously 

honoring AANHPI communities’ values, history, and languages; and 

 

WHEREAS, AANHPI communities continually enrich our community through food, art, 

cultural programs, and representation which encompasses the whole of Fort Collins’ AANHPI 

community, from immigrant populations to generations born in our City and the United States, all 

of whom hope for an inclusive future free from marginalization in times of peace and turmoil. 

 

NOW, THEREFORE, I, Jeni Arndt, Mayor of the City of Fort Collins, do hereby 

proclaim April 2024, as 

 

ASIAN AMERICAN NATIVE HAWAI’IAN  

PACIFIC ISLANDER HERITAGE MONTH 
 

 IN WITNESS WHEREOF, I have hereunto set my hand and the seal of the City of Fort 

Collins this 16th day of April, 2024. 

 

 

 

                    ___________________________________ 

  Mayor 

 

ATTEST: 

 

 

 

___________________________________ 

Interim City Clerk 
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City Council Agenda Item Summary – City of Fort Collins Page 1 of 1 

 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Heather Walls, Interim City Clerk 

SUBJECT 

Consideration and Approval of the Minutes of the March 19, 2024 Regular Meeting. 

EXECUTIVE SUMMARY 

The purpose of this item is to approve the minutes of the March 19, 2024 regular meeting.  

STAFF RECOMMENDATION 

Staff recommends approval of the minutes. 

ATTACHMENTS 

1. Draft Minutes, March 19, 2024 
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March 19, 2024 

COUNCIL OF THE CITY OF FORT COLLINS, COLORADO 

Council-Manager Form of Government 

Regular Meeting – 6:00 PM 

 

PROCLAMATIONS AND PRESENTATIONS 
5:00 PM 

A) PROCLAMATIONS AND PRESENTATIONS 

PP 1. Declaring March 2024 as Fix a Leak Month. 

Mayor Jeni Arndt presented the above proclamations at 5:00 p.m. 

REGULAR MEETING 
6:00 PM 

B) CALL MEETING TO ORDER 

Mayor Jeni Arndt called the regular meeting to order at 6:00 p.m. in the City Council Chambers at 
300 Laporte Avenue, Fort Collins, Colorado, with hybrid participation available via the City’s Zoom 
platform. 

C) PLEDGE OF ALLEGIANCE 

Mayor Jeni Arndt led the Pledge of Allegiance to the American Flag. 

D) ROLL CALL 

PRESENT 
Mayor Jeni Arndt 
Mayor Pro Tem Emily Francis 
Councilmember Susan Gutowsky 
Councilmember Julie Pignataro  
Councilmember Tricia Canonico 
Councilmember Kelly Ohlson 
Councilmember Melanie Potyondy 
 
STAFF PRESENT 
City Manager Kelly DiMartino 
City Attorney Carrie Daggett 
Interim City Clerk Heather Walls  

E) CITY MANAGER'S AGENDA REVIEW 

City Manager Kelly DiMartino provided an overview of the agenda, including: 

 All items on the consent agenda were recommended for approval. 

 The items on the discussion agenda were reviewed. 
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F) COMMUNITY REPORTS   

None.  

G) PUBLIC COMMENT ON ANY TOPICS OR ITEMS OR COMMUNITY EVENTS 
(Including requests for removal of items from Consent Calendar for individual discussion.) 

Nathan Wallace commented on feeling unsafe at the March 5th Council meeting and thanked Council 
for keeping its focus on local events. 

Jan Stallones, on behalf of North College neighborhoods and businesses, acknowledged the 
Hickory detention pond is generally needed for flood control but expressed concern it is part of steps 
toward the new 24/7 shelter. Stallones expressed support for a shelter, but noted there are concerns 
among the Hickory Village residents.  

Emily Gallichotte thanked Council and staff for work on making appointments per Consent Item No. 
20, Items Relating to Appointments to Various Boards and Commissions, specifically citing the 
Women and Gender Equity Advisory Board to which she will be appointed. 

Cheryl Trine discussed Palestinians living under Israeli occupation and commented on murder rates 
in Gaza. Trine stated people came to Council to request a cease fire resolution to help elevate their 
voices.   

Karen Schwartz urged Council to postpone consideration of Item No. 20, Items Relating to 
Appointments to Various Boards and Commissions, specifically the appointments to the Human 
Relations Commission. Schwartz stated the Human Relations Commission received a letter that said 
it enabled violations of constitutional rights and stated the Commission violated its own mandate 
related to enhancing diversity and embracing inclusion and different ideas and perspectives, and 
ignored its own bylaws by violating non-discrimination and equal protection laws. Schwartz also 
stated the Commission has worked in opposition to the City’s strategic objectives that call for Fort 
Collins to build trust with its increasingly diverse community through meaningful engagement. 

Isabella Zapata discussed the war in Gaza and stated a cease fire resolution would help put 
pressure on the state and federal governments to stop letting American tax dollars fund Israel  
Zapata questioned how calling for a cease fire would harm the community.  

Sterling Linville discussed a 1985 Council resolution related to the apartheid in South Africa and 
stated the South African delegation to the International Court of Justice has now brought charges 
against Israel of an apartheid even more extreme than what was suffered in South Africa. Linville 
suggested Council’s moral and legal obligations under federal law, the Genocide Convention 
Implementation Act, compel it to do everything possible to prevent the crime of genocide or be found 
complicit and legally liable. Additionally, Linville requested Council bring for a resolution stating that 
Fort Collins will not do business with persons and corporations that invest in a state engaged in 
genocide   

Julie Rowen-Zoch stated the cease fire resolution issue is important because this is the Holocaust of 
our time and it is important the Council listen to its constituents on the issue. 

G Inguanta opposed the characterization of those speaking in support of a pro-Palestine cease fire 
as a fanatical mob and commented on the diversity of the group. 

August-Carter Nelson requested Council consider a cease fire resolution and stated the purpose of 
government should be to listen to people. 
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Alex Scott requested Council consider a cease fire resolution as recommended by the Human 
Relations Commission and commented on feeling as though Council does not care about the 
desires of its constituents. 

Derrin Scott Evans suggested Council should require one green initiative and a certain number of 
trees for all new builds  Additionally, Evans supported Council having a fully remote meeting option 
for security reasons and stated Council is required to listen to its constituents, but is not required to 
obey its constituents.  

Rich Stave opposed remote meetings and expressed concern there is no notification of the order of 
speakers in the lobby   

Killian Clear expressed concern about the primary short-term rental Code and stated listing a long-
term renter on a trust puts the renter in an ownership position, thereby allowing them to utilize the 
other part of the home as a short-term rental. Clear stated this situation at a neighboring property 
has had negative impacts and suggested the long-term renter should at least be required to be the 
host of the short-term rental. 

Laura Lenhart requested Council consider a cease fire resolution.  

Brooklyn Hansen, known as Sabbath, stated Council’s refusal to consider a cease fire resolution 
indicates it supports genocide, ethnic cleansing, an apartheid state, forced starvation and 
displacement, and the brutal killing of 32,000 people. 

Hannah (no last name given) opposed Council’s refusal to consider a cease fire resolution and 
stated it is explicitly a local issue as Fort Collins sends over $2 million a year to fund Israel and 
Woodward, which manufactures GPS devices for Israeli-American missiles, is located here   

Adam Hirschhorn stated Fort Collins has always been international. 

Cheryl Distaso read a statement from Alli Owens regarding attacks and threats she has received 
from Zionists, including one incident after a Council meeting at City Hall. 

Claire K. (no last name given) discussed feeling unsafe at a recent peaceful protest because of the 
continuous and inaccurate portrayal of the constituents who have been coming to Council peacefully 
requesting a cease fire resolution.  

Blaine (no last name given) discussed feeling fear as a trans individual. 

Jack Armstrong stated there have been a lot of assumed statements about how Councilmembers 
feel and what they believe and stated there are a lot of people who appreciate the work of Council  
Armstrong opposed those who accused Council of not caring about genocide occurring.  

Sunflower Flores discussed being a pre-school teacher and suggested it would be absurd to show a 
photo of a child who may be in danger, referencing a Councilmember who showed a photo of her 
child. 

Kimberly Conner stated that not voting for a cease fire resolution is taking a side and is allowing 
community division to continue.  Conner stated fear should not direct our actions. 

B. Cunningham commended the midtown infrastructure improvements and suggested using the 
Hughes Stadium land as a refugee camp. 

H) PUBLIC COMMENT FOLLOW-UP 
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Councilmember Potyondy thanked the speakers and clarified no Councilmembers have used the 
term ‘angry mob’ to reference the pro-cease fire speakers. Additionally, she stated Council 
communicating doxing of public officials does not mean it is equating their level of struggle with 
people living in a war zone and requested people do some reflection before making statements that 
paint who Councilmembers are as people without having the requisite information to do so.  

Councilmember Pignataro stated tree policies will be on next week’s work session. She asked if the 
rental registration program will include aspects that may help a situation such as the one mentioned 
by Killian Clair. City Manager DiMartino replied the program will not specifically address that topic, 
though Ginny Sawyer is aware of the situation and there is a service area request in play currently.  

Councilmember Pignataro thanked the speakers and noted she encouraged those who have been 
politically charged to look into running for office at last night’s meeting. She commented on seeing a 
photo of a dead child during the Syrian refugee crisis which affected her deeply and informed her 
decision to run for office as her next step. She stated the City’s immigration legal defense fund 
translated what can be done locally to help immigrants. 

Councilmember Canonico asked if there would be an option for speaker order notification in the 
Chambers lobby. City Manager DiMartino replied staff will look into some options. 

Mayor Pro Tem Francis thanked the speakers and stated the Human Relations Commission fulfilled 
Council’s request to consider the cease fire resolution; however, as the City’s Boards and 
Commissions are advisory, Council is not bound by the Commission’s recommendation. She noted 
the Commission will be moving forward its other business and will no longer be considering the 
topic.   

I) COUNCILMEMBER REMOVAL OF ITEMS FROM CONSENT CALENDAR FOR DISCUSSION 

None. 

J) CONSENT CALENDAR 

1. Consideration and Approval of the Minutes of the February 6, 2024 and February 20, 2024 
Regular Meetings. 

The purpose of this item is to approve the minutes of the February 6, 2024 and February 20, 
2024 regular meetings.  

Approved. 

2. Second Reading of Ordinance No. 032, 2024, Appropriating Prior Year Reserves and 
Unanticipated Philanthropic Revenue Received Through City Give for Various Programs 
and Services as Designated by the Donors. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024, appropriates 
$18,025.20 in philanthropic revenue received through City Give. These miscellaneous gifts to 
various City departments support a variety of programs and services and are aligned with both 
the City’s strategic priorities and the respective donors’ designation. In 2019, City Give, a 
formalized enterprise-wide initiative was launched to create a transparent, non-partisan 
governance structure for the acceptance and appropriations of charitable gifts.  

Adopted on Second Reading. 
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3. Second Reading of Ordinance No. 033, 2024, Appropriating Prior Year Reserves in the 
Conservation Trust Fund for the Future Design and Construction of the Fossil Creek Trail 
Spur. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024, appropriates 
partial funding for the future construction of the Fossil Creek Trail spur. This revenue is 
contributed from the developer. This trail spur is identified in the South College Corridor 
Subarea Plan as “City built and maintained.” The easement for the future trail spur was secured 
during the development review process of the Fort Collins Nissan-Kia project. Per the South 
College Avenue Access Control Plan, this trail is of regional significance and the Developer 
agreed to contribute their proportional share of the public access trail project in the amount of 
$35,000. The Developer was required to provide the funds prior to issuance of the project’s first 
building permit. The design and construction date of the future trail spur at this time is unknown. 

Adopted on Second Reading. 

4. Second Reading of Ordinance No. 034, 2024, Authorizing Transfers of Appropriations for 
the Xeriscape Incentive Program. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024, supports 
businesses, homeowner associations (“HOAs”) and other commercial properties pursuing costly 
landscape projects that reduce water use long-term through the Xeriscape Incentive Program by 
utilizing $75,104 in existing 2024 appropriations to fund the City’s match requirement under this 
grant project.  

Adopted on Second Reading. 

5. Second Reading of Ordinance No. 035, 2024, Authorizing the Release of Restrictive 
Covenants on Property at 2850 Sykes Drive, Developed by Fort Collins Habitat for 
Humanity. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024, authorizes the 
termination of the HOME Investment Partnership Funding Development Contract with Fort 
Collins Habitat for Humanity (Habitat) and release the Agreement of Restrictive Covenants 
Affecting Real Property on the single-family home located at 2850 Sykes Drive. Termination of 
the contract and release of the Agreement of Restrictive Covenants is required for Fort Collins 
Habitat for Humanity to move forward with the sale of the home to the buyer.  

Adopted on Second Reading. 

6. Second Reading of Ordinance No. 036, 2024, Approving the Vacation of a Portion of Two 
Easements Originally Dedicated in that Certain Replat of Coachlight Plaza PUD. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024,  approves the 
vacation of a 1,077 square foot portion of two easements (8’ Electrical Easement and an 8’ 
Telephone Easement) (the “Easements”) that are no longer required by the City because they 
are currently located beneath a newly constructed building envelope. 

Adopted on Second Reading. 
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7. Second Reading of Ordinance No. 037, 2024, Authorizing the Conveyance to N College 
1311, LLC, of a Portion of the City Property Designated as the Future Hickory Detention 
Pond in Exchange for Adjoining Property and Other Valuable Consideration. 

This Ordinance, unanimously adopted on First Reading on February 20, 2024, permits the 
conveyance of approximately 1.31 acres (57,064 sf) of City property (the “Conveyed Parcel”) to 
N College 1311, LLC, (“Owner”), as well as a possible temporary construction easement or 
license to enter, and acceptance of Natural Habitat Buffer Zone on City property, in exchange 
for approximately 2.43 acres (105,723 sf) of Owner’s adjoining property (the “Received Parcel”) 
and other valuable consideration. 

Adopted on Second Reading. 

8. Items Relating to the Laporte Avenue Multimodal Improvement Project. 

A.  Resolution 2024-025 Authorizing an Amendment to an Existing Intergovernmental 
Agreement between the City of Fort Collins, Colorado, and the Colorado Department of 
Transportation for the Laporte Avenue Multimodal Improvement Project. 

B. First Reading of Ordinance No. 038, 2024, Making Supplemental Appropriations, 
Appropriating Prior Year Reserves and Authorizing Transfers of Appropriations for the Laporte 
Avenue Multimodal Improvement Project and Related Art in Public Places.   

The purpose of this item is to enable the City to receive and expend Colorado Department of 
Transportation (CDOT) funds for the Laporte Avenue Multimodal Improvement Project (Laporte 
Project). The funds will be used for construction of improvements along Laporte Ave from 
Fishback Avenue to Sunset Street. If approved this item will: 1)  authorize the Mayor to execute 
an amendment to the Intergovernmental Agreement (IGA) for the Laporte Project with CDOT; 2) 
appropriate $2,500,000 of Transportation Alternative grant funds for the Laporte Project; 3) use 
$122,727 from the Bicycle Infrastructure Improvements Community Capital Improvement 
Program (CCIP Bike Program) as part of the local match; 4) use $102,273 from the Pedestrian 
Infrastructure Improvements Community Capital Improvement Program (CCIP Pedestrian 
Program) as part of the local match; 5) appropriate as part of the local match contribution 
$223,425  from the Transportation Capital Expansion Fee Reserves (TCEF); 6) appropriate as 
part of the local match contribution $222,750  from General Fund Reserves; 7) appropriate 
$1,755 (0.78% of the TCEF amount of the 1% contribution for the artwork portion of APP) from 
TCEF Reserves to the Art in Public Places Program; 8) appropriate $495 (0.22% of the TCEF 
amount of the 1% contribution to APP) from the Transportation Fund Reserves to the Art in 
Public Places Program; 9) appropriate $2,250 (1% of the General Fund amount) from the 
General Fund to the Art in Public Places Program.  

Resolution Adopted. Ordinance Adopted on First Reading.  

9. Items Relating to a State Grant for Clean Energy Vehicles.  

A.  First Reading of Ordinance No. 040, 2024, Making a Supplemental Appropriation in the 
General Fund of Grant Funds from the Colorado Department of Public Health and Environment 
and Appropriating Prior Year Reserves in the Water Fund to Support Transitioning City Fossil 
Fuel Vehicles to Clean Energy Vehicles. 

B.  Resolution 2024-027 Authorizing the Execution of an Intergovernmental Agreement Between 
the City of Fort Collins and the Colorado Department of Public Health and Environment for the 
Receipt of Grant Proceeds for Clean Energy Vehicles. 
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The purpose of these items is to support the City of Fort Collins (City) in transitioning fossil fuel 
vehicles to clean energy vehicles as a measure of reducing greenhouse gas emissions to 
achieve maximum air quality benefits for the people of Fort Collins and Colorado.  

The City was awarded $910,000 from the State’s Clean Fleet Vehicle and Technology (CFVT) 
grant program in support of the City purchasing clean energy vehicles that align with vehicles 
approved through the State’s CFVT grant program. The awarded funds will support purchase of 
approved vehicles, with the City contributing the remaining needed funds. Based on needs of 
City departments, Operation Services and departments within City Utilities will be funding the 
additional funds needed for purchase of approved vehicles.  

Approval of these items would support the City in transitioning fossil fuel fleet vehicles to clean 
energy by: 

●  Authorizing the Mayor, by Resolution, to execute an Intergovernmental Agreement (IGA) with 
the State of Colorado for purchase of approved clean energy fleet vehicles; 

● Appropriating $910,000 of unanticipated grant revenue from the State of Colorado’s CFVT 
grant program; and 

●  Appropriating $96,504 from Water Fund reserves. 

Ordinance Adopted on First Reading.  Resolution Adopted.  

10. Items Relating to the Power Trail and Harmony Grade Separated Crossing Project. 

A. Resolution 2024-028 Authorizing an Intergovernmental Agreement Between the City of Fort 
Collins, Colorado, and the Colorado Department of Transportation for the Power Trail and 
Harmony Grade Separated Crossing Project. 

B. First Reading of Ordinance No. 041, 2024, Making Supplemental Appropriations in the 
Capital Projects Fund of Colorado Department of Transportation Alternative Program Grant 
Funds and the Congestion Mitigation and Air Quality Grant Funds, for the Power Trail and 
Harmony Grade Separated Crossing Project.   

The purpose of this item is to enable the City to receive and expend federal pass-thru funds for 
the Power Trail and Harmony Grade Separated Crossing Project (the Project). The funds will be 
used for construction of a pedestrian and bicycle underpass located approximately 500 feet 
west of the intersection of Harmony Road and Union Pacific Railroad. If approved this item will: 

 Authorize the Mayor to execute an Intergovernmental Agreement (IGA) for the Project with 
the Colorado Department of Transportation (CDOT);  

 Appropriate $800,000 of unanticipated Transportation Alternative Program (TAP) grant 
funds for the Project; and 

 Appropriate $2,700,000 of Congestion Mitigation and Air Quality (CMAQ) grant funds for the 
Project.  

Previously appropriated funds will be used for local match requirements.  

Resolution Adopted. Ordinance Adopted on First Reading. 
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11. First Reading of Ordinance No. 042, 2024, Appropriating Prior Year Reserves in the 
General Fund for Cultural Development and Programming Activities, Tourism 
Programming, and Convention and Visitor Program Services. 

The purpose of this item is to appropriate $560,178, of which $392,125 is proposed for 
Convention and Visitors Bureau, $140,044 is proposed for Cultural Development and 
Programming Activities (Fort Fund), and $28,009 is proposed for Tourism Programming (Fort 
Fund) all from unanticipated 2023 Lodging Tax revenue collections. 

Lodging taxes are annually collected by the City of Fort Collins for Cultural Development and 
Tourism programming activities.  Anticipated revenue is projected through each Budgeting for 
Outcomes (BFO) cycle and then adjusted annually as needed based on final actual collections.  
For 2023, total Lodging tax revenues collected came in $560,178 above projected collections. 

Adopted on First Reading.  

12. First Reading of Ordinance No. 043, 2024, Appropriating Prior Years Reserves Received 
in the General Fund By City Give for Fort Collins Police Services for the 2024 Police 
Leaders’ Summit. 

The purpose of this item is to request appropriation of $30,000 in philanthropic revenue received 
by City Give for Fort Collins Police Services for the 2024 Police Leaders’ Summit as designated 
by the donor. 

In 2019, City Give, a formalized enterprise-wide initiative was launched to create a transparent, 
non-partisan governance structure for the acceptance and appropriations of charitable gifts. 

Adopted on First Reading. 

13. First Reading of Ordinance No. 044, 2024, Appropriating Prior Year Reserves Received 
By City Give for Fort Collins Police Services for the Safe Futures Initiative. 

The purpose of this item is to request appropriation of $80,000.00 in philanthropic revenue 
received by City Give for Fort Collins Police Services for the Safe Futures initiative. 

In 2019, City Give, a formalized enterprise-wide initiative was launched to create a transparent, 
non-partisan governance structure for the acceptance and appropriations of charitable gifts. 

Adopted on First Reading. 

14. First Reading of Ordinance No. 045, 2024, Making a Supplemental Appropriation in the 
General Fund of the Internet Crimes Against Children Grant in Support of Fort Collins 
Police Services Cyber Crimes Unit.  

The purpose of this item is to support the Fort Collins Police Services’ Cyber Crimes Unit by 
appropriating $6,585 of unanticipated grant revenue awarded by the Colorado Springs Police 
Department. 

Adopted on First Reading. 
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15. First Reading of Ordinance No. 046, 2024, Amending Chapter 26 of the Code of the City of 
Fort Collins to Clarify Terminology Regarding Control Valves and Water Service and Fire 
Lines. 

The purpose of this item is to clarify and make consistent certain terminology in City Code.  This 
item will remove “curb stop” from City Code, to be replaced by “control valve.” Replacement of 
this terminology removes any potential assumption that a water control valve on a service or fire 
line must have proximity to a street or sidewalk curb to define ownership of the valve and of the 
line extending from the valve. 

Adopted on First Reading. 

16. First Reading of Ordinance No. 047, 2024, Establishing Rental Rates and Delivery 
Charges for Use of Water Available Under Fort Collins Utilities’ Raw Water Interests for 
2024 Through March 2027. 

The purpose of this item is to obtain Council approval for the proposed formulas for calculating 
rental rates and delivery charges for Fort Collins Utilities’ (Utilities) raw water supplies for the 
next three years, including proposed rental rates and delivery charges for fully consumable 
water. The rates and charges would be effective through March 2027. Setting the rates and 
charges via formula ensures Utilities can recoup the ownership and administrative costs for 
rented supplies and provides planning certainty for the agricultural rental community.  

Proposed formulas for most supply sources remain consistent with those from the previous 
rental rate and delivery charge ordinance (Ordinance No. 038, 2021). Staff is recommending an 
increase in the rental rate and delivery charge for fully consumable water to be in line with 
market conditions for this type of water. In addition, staff is recommending the rental rate for 
Water Supply and Storage Company supplies to be 130% of assessment versus the prior rate 
of assessment plus a flat administration fee. These are the only changes to rental rates and 
delivery charge methods.  

Adopted on First Reading. 

17. Items Relating to Water Service for the Northern Colorado Regional Airport’s New 
Terminal. 

A. Resolution 2024-029 Authorizing the Execution of an Intergovernmental Agreement Between 
the City of Fort Collins, the City of Loveland and the Fort Collins-Loveland Water District for the 
Purchase of a Water Tap for the New Terminal at the Northern Colorado Regional Airport.  

B. First Reading of Ordinance No. 048, 2024 Authorizing the Conveyance of a Permanent Non-
Exclusive Domestic Waterline Easement on Property Jointly Owned by the City of Fort Collins 
and the City of Loveland at the Northern Colorado Regional Airport for the New Airport Terminal 
Facility. 

The purpose of Resolution A is to authorize the City Manager to execute an intergovernmental 
agreement for the purchase of a water tap from the Fort Collins-Loveland Water District for 
water service at the Airport’s new terminal.  Ordinance B would authorize a conveyance of an 
easement to the water district to allow for a water service line for the terminal. The easement is 
over a portion of the Northern Colorado Regional Airport property, which is owned jointly by the 
City of Fort Collins and the City of Loveland. 

Resolution Adopted. Ordinance Adopted on First Reading. 
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18. Resolution 2024-030 Adopting the City of Fort Collins 2024 Strategic Plan. 

The purpose of this item is to formally adopt the 2024 Strategic Plan. The adopted plan will 
guide the 2025-2026 Budgeting for Outcomes process. All adopted Council Priorities have been 
included in the 2024 Strategic Plan. 

Adopted.  

19. Resolution 2024-031 Authorizing the City Manager to Execute an Agreement Between the 
City of Fort Collins and the State of Colorado Regarding Implementation of Portions of 
the Fish and Wildlife Mitigation and Enhancement Plan for the Halligan Water Supply 
Project (Cheat Grass and Big Horn Sheep Collaring).  

The purpose of this item is to seek Council approval of a proposed agreement (“Agreement”) 
between the City and the State of Colorado acting through Colorado Parks and Wildlife (“CPW”) 
regarding certain aspects of the Halligan Water Supply Project (“Halligan Project”). The purpose 
of this Agreement is to implement Section 4.2.3.18 (Bighorn Sheep Habitat Improvements) and 
Section 4.2.3.19 (Bighorn Sheep Collaring Study) of the Halligan Project’s Fish and Wildlife 
Mitigation and Enhancement Plan (“Mitigation Plan”), under which 1) the City intends to transfer 
funds to CPW; and 2) habitat treatments and bighorn sheep monitoring are to be started at least 
two years in advance of construction.  Based on the City’s expected construction schedule, the 
Parties desire to begin implementing those Mitigation Plan sections early in 2024 before a full 
agreement related to the Mitigation Plan is expected to be completed. 

CPW will use the funds for chemical treatment to abate invasive cheat grass. CPW will use its 
best efforts to treat a minimum of at least 500 acres with a focus on the Lower Unit of the State 
Wildlife Area. CPW may additionally use the funds for the installation of up to two remote 
passive water sources on the State Wildlife Area.  Any funds not needed for the cheat grass 
treatment or the water sources installation may be used by CPW for habitat treatment on 
additional acreage within the State Wildlife Area. 

CPW will also use the funds for the purpose of supporting a GPS (global positioning system) 
collaring and monitoring study of bighorn sheep from the Lone Pine herd that will include 
tracking their movements and habitat use, and conducting disease testing, before, during, and 
immediately after Halligan Project construction. 

Adopted. 

20. Items Relating to Appointments to Various Boards and Commissions. 

A. Resolution 2024-032 Making Appointments to the Active Modes Advisory Board. 

B. Resolution 2024-033 Making Appointments to the Affordable Housing Board. 

C. Resolution 2024-034 Making Appointments to the Air Quality Advisory Board. 

D. Resolution 2024-035 Making Appointments to the Art in Public Places Board. 

E. Resolution 2024-036 Making Appointments to the Building Review Commission. 

F. Resolution 2024-037 Making Appointments to the Citizen Review Board. 

G. Resolution 2024-038 Making an Appointment to the Cultural Resources Board. 
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H. Resolution 2024-039 Making Appointments to the Disability Advisory Board. 

I. Resolution 2024-040 Making Appointments to the Economic Advisory Board. 

J. Resolution 2024-041 Making Appointments to the Energy Board. 

K. Resolution 2024-042 Making an Appointment to the General Employees Retirement 
Committee. 

L. Resolution 2024-043 Making Appointments to the Human Relations Commission. 

M. Resolution 2024-044 Making Appointments to the Human Services and Housing Funding 
Board. 

N. Resolution 2024-045 Making Appointments to the Land Conservation and Stewardship 
Board. 

O. Resolution 2024-046 Making Appointments to the Natural Resources Advisory Board. 

P. Resolution 2024-047 Making Appointments to the Parks and Recreation Board. 

Q. Resolution 2024-048 Making Appointments to the Senior Advisory Board. 

R. Resolution 2024-049 Making Appointments to the Transportation Board. 

S. Resolution 2024-050 Making Appointments to the Water Commission. 

T. Resolution 2024-051 Making Appointments to the Women and Gender Equity Advisory 
Board. 

U. Resolution 2024-052 Making Appointments to the Youth Advisory Board.  

The purpose of this item is to fill vacancies on various Boards and Commissions.  

In 2023, the City Council adopted a Code of Conduct and updated Boards and Commissions Policy, 
along with other policies and procedures that apply to service on City boards and commissions. 
Each board and commission appointee is required to acknowledge and accept these requirements 
in order to take appointed office. Each Resolution provides that no person appointed may take office 
until they have completed the required acknowledgement and acceptance of the Code of Conduct 
and the applicable laws and policies that govern service on City of Fort Collins boards and 
commissions. 

Resolutions A-U Adopted. 

        END OF CONSENT CALENDAR  

Mayor Pro Tem Francis moved, seconded by Councilmember Gutowsky, to approve the 
recommended actions on items 1-20 on the Consent Calendar. 

Mayor Arndt noted there were a record number of applications for Boards and Commissions and 
encouraged those who were not selected to reapply. 

Councilmember Canonico commented on Item No. 10, Items Relating to the Power Trail and 
Harmony Grade Separated Crossing Project, noting the project is now fully funded and construction 
will begin no later than the spring of 2025. 
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Councilmember Potyondy thanked the staff who helped coordinate the Boards and Commissions 
interviews. 

The motion carried 7-0. 
Ayes: Mayor Arndt, Mayor Pro Tem Francis, Councilmembers Canonico, Pignataro, 
Potyondy, Gutowsky, and Ohlson. 
Nays: None. 

K) CONSENT CALENDAR FOLLOW-UP (This is an opportunity for Councilmembers to comment on 
items adopted or approved on the Consent Calendar.) 

Councilmember Ohlson asked if the Boards and Commissions recommendations mentioned were in 
the packet for Item No. 10, Items Relating to the Power Trail and Harmony Grade Separated 
Crossing Project, and if they were not, to please include them in a future packet. Additionally, 
Councilmember Ohlson raised a number of questions regarding Item No. 16, First Reading of 
Ordinance No. 047, 2024, Establishing Rental Rates and Delivery Charges for Use of Water 
Available Under Fort Collins Utilities’ Raw Water Interests for 2024 Through March 2027, including 
ensuring the City is charging for its rental water what the private sector would be charging and that 
all costs to administer the program are being recovered. He also requested a staff response to 
questions raised by the Water Board prior to Second Reading. 

L) STAFF REPORTS  

None. 

M) COUNCILMEMBER REPORTS 

Councilmember Potyondy 

 Reported on attending an urban and rural forestry event at O’Dell Brewery during which the City 
Forester spoke. 

Clerk’s Note: Mayor Arndt called for a 10-minute break at 7:08 p.m. The meeting resumed at 7:21 
p.m. 

N) CONSIDERATION OF ITEMS REMOVED FROM THE CONSENT CALENDAR FOR INDIVIDUAL 
DISCUSSION 

None. 

O) CONSIDERATION OF ITEMS PLANNED FOR DISCUSSION 

21. Strauss Lakes Metropolitan Districts Conceptual Review Hearing 

The purpose of this item is to conduct a Conceptual Review Hearing pursuant to the City Policy 
for Reviewing Service Plans for Metropolitan Districts (Metro District Policy) to allow Council and 
members of the public to provide preliminary comments in response to an applicant’s Letter of 
Interest so that the applicant may better determine whether or not to submit a formal application 
and what a formal application should include. 

Metropolitan Districts (Metro Districts) must provide exceptional public benefits in a variety of 
categories to gain Council approval. Staff evaluates the Metro Districts’ proposed public benefits 
guided by the current 2021 Council-approved Metro District Policy, which includes a score card 
related to housing and residential development. The City’s Metro District Policy requires this 
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Conceptual Review Hearing with Council to give the applicant the opportunity to present its 
proposal and to seek feedback from Councilmembers and the public about the proposed Metro 
Districts, which the applicant may use to determine whether to submit a formal application. 

Hearing Process Overview  

The process for reviewing and considering approval of Metro Districts generally proceeds as 
follows:  

1. Applicant submits Letter of Interest  

2. Staff reviews Letter of Interest and provides an informal, non-binding response  

3. Council Conceptual Review is conducted, where Council considers and discusses the public 
benefits proposed in the Letter of Interest  

4. If Applicant decides to proceed, Applicant submits formal application for Metro District(s) 
along with Service Plan  

5. Staff reviews application and Service Plan  

6. Council Finance Committee reviews submittal and provides feedback to applicant  

7. Council considers application and Service Plan at a public hearing 

As stated in the Metro District Policy, if it so chooses to do so, Council may consider a motion at 
the conclusion of the hearing to express its opinion whether the service plan of the Strauss 
Lakes Metro Districts, as proposed, should be brought forward to Council for its formal 
consideration. That motion may also include any recommendations Council may have 
concerning what should or should not be included in the applicant’s formal application. 
However, the Policy also clearly states that any such motion adopted and any comments, 
suggestions, or recommendations made by any Councilmember concerning the proposal will 
not bind or otherwise obligate any Councilmember or other City decision maker to any course of 
conduct or decision in any subsequent formal application under the Policy. Sample motions are 
provided below. 

It should be noted that the Council is not required to adopt a motion related to the Metro 
Districts, and the Conceptual Review Hearing is meant solely for Councilmembers to 
provide feedback on the proposed Metro Districts and is not meant for the Council to 
comment on, or make specific recommendation regarding, any development aspects that 
may later come to Council for review and decision-making. 

Strauss Lakes is a proposed mixed-use development at the northeast corner of Horsetooth 
Road and Ziegler Road proposed by Cottonwood Land and Farms, LLC (“Cottonwood”). On 
February 5, 2024, Cottonwood submitted a revised Letter of Interest outlining the public benefits 
to be provided by the proposed Strauss Lakes Metropolitan Districts, pursuant to the City’s 
Metro District Policy. Staff finds the applicant’s proposed public benefits generally conform with 
the requirements of the Metro District Policy; however, all elements of the proposed public 
benefits will require additional analysis by staff to confirm they meet the requirements of the 
Metro District Policy. Staff will provide a final assessment and recommendation on the Strauss 
Lakes Districts upon formal submittal. 

Josh Birks, Deputy Director of Sustainability Services, provided a history of the City’s metro 
district policy noting the conceptual review hearing aspect was added to the process in 2021 
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and noted the purpose of the conceptual review hearing is to allow Council and members of the 
public to provide preliminary comments in response to the letter of interest.  

Birks noted the project site is at the northeast corner of Horsetooth and Ziegler and outlined the 
metro district policy requirement that extraordinary public benefits be delivered as part of the 
metro district’s activities. He noted staff has not conducted a very deep analysis of the metro 
district request at this time given the policy is designed to allow Council to have this opportunity 
to provide feedback to the applicant.   

Birks called Council’s attention to a few open questions based on staff’s initial review of points, 
including looking at the smaller units through only finished space, not including unfinished 
basement space, and looking at the different energy efficiency solutions for the affordable 
housing versus the market rate units. Additionally, Birks noted the metro district policy adopted 
in 2021 includes reference to specific energy performance standards that the basic Code now 
surpasses, though the policy still allows for the applicant to receive points under the residential 
metro district point system for that because it refers to a hard and fast threshold as opposed to a 
variable one.  

Birks outlined staff’s preliminary thoughts on the letter of interest, including that the proposal 
generally conforms with the guidelines, and that by self-assessment at least, the minimum 
number of points required seems to be provided. He reiterated that staff’s detailed analysis 
would come following a formal application and noted Council is not required to take any formal 
action this evening; however, guidance is included should Council desire to make a motion.   

APPLICANT PRESENTATION 

Robert Rogers, White, Bear, Ankele, Tanaka & Waldron, thanked staff for the information that 
has been provided to this point and introduced the project team. Rogers stated this is the first 
metro district proposal to come before the City since the 2021 policy adoption and noted the bar 
for metro districts in Fort Collins is the highest in the State. Rogers stated the proposed metro 
districts not only meet the new requirements but will qualitatively exceed them. 

Bill McDowell, Cottonwood Land and Farms, LLC, property owner, commented on donating land 
to Fort Collins for natural area properties, Hageman Earthcycle, and the preservation of the 
Strauss Cabin home site. Additionally, McDowell stated the Strauss Lakes property was 
originally 515 acres; however, the property has shrunk due to the City’s need for two storm 
drainage channels, the Rigden Water Storage Reservoir, and a park location, the land for which 
Cottonwood Land and Farms sold the City for $812,000 less than market rate. 

Cathy Mathis, TB Group, provided information on the concept plan for the site, including the mix 
of product types such as live-work lots, large townhomes, single-family homes, carriage home 
lots, small townhomes, medium townhomes, CSU community workforce apartments, paired 
homes, affordable housing apartments, and mixed-use units.  

Rogers stated the main reason metro districts are needed is to fill the gap required to fund 
significant public benefits, including significant regional infrastructure in the estimated amount of 
$92 million, and other planned public benefits such as significant carbon footprint reductions 
and significant affordable housing contributions. Additionally, Rogers stated metro districts will 
help ensure that growth pays its own way for this development by filling a capital void in funding 
essential projects that no other public entity is willing or able to fund at the time the 
improvements are needed, and they can do so at a reduced cost through tax-exempt financing 
amortized over thirty to forty years. Rogers stated this allows for property owners to pay 
proportionately for their use of the improvements over the time that they live in the development 
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rather than through an up front, lump sum payment that increases the cost of the purchase price 
of individual homes.  

Rogers outlined the specific public benefits anticipated for this project and discussed the ways 
in which it meets the City’s requirements. Rogers provided information on the plans for the 
project to address energy conservation and renewables through energy-efficient ventilation, air 
tight homes with heater energy recovery, above Code standard thermostats, and installation of 
50-70% of the total energy needs in the form of solar for all market rate units. Rogers outlined 
the energy conservation approach for the affordable units. 

Rogers went on to discuss how the project will address indoor and outdoor water conservation, 
neighborhood livability, and affordable housing.  

Arthur McDermott, McDermott Properties, discussed the affordable housing communities 
McDermott has developed, including one in Fort Collins. McDermott discussed the plan for 
between 144 and 168 Strauss Lakes affordable apartment units in one-, two-, and three-
bedroom configurations with a variety of area median incomes satisfied. He stated McDermott is 
committed to energy efficiency for the project. 

Rogers discussed more specifics of the service plan noting the total anticipated public 
improvement cost for the project is currently estimated at $92.5 million for on-site and off-site 
improvements such as water, sanitary sewer, a lift station, storm sewer, landscaping, parks, and 
recreation and trail improvements. Rogers noted that dollar amount does not include the 
significant additional private investment required to subsidize the affordable housing effort and 
some of the private energy commitments that are going to be made in both the market rate and 
affordable units. Rogers stated the proposed service plan will conform with the City’s model 
service plan. 

Rogers discussed additional public benefits related to environmental sustainability, critical public 
infrastructure, high-quality smart growth, and strategic priorities. 

PUBLIC COMMENT 

Rich Stave questioned where the water from the site will go noting aggregate has been 
removed from the site for decades. Stave also questioned how much infill will need to be added 
to make basements feasible and stated it is likely the cost of that work will be added into the 
cost of the units. Additionally, he stated the metro districts will increase the mill levy for the 
homes which will increase the ownership and rental costs. 

Richard Kraemer stated he has no relationship with the developers and commented on the New 
Urbanist components of the project including small lot sizes and small yards. Kraemer 
expressed support for the project.  

COUNCIL DISCUSSION  

Mayor Arndt clarified questions can go to staff and the applicant.  

City Attorney Daggett noted this is discussion of the proposed metro district, not the subdivision 
itself. 

Potyondy requested additional information about how costs for homeowners and renters would 
be impacted by the inclusion of a metro district and, in those agreements, several formulas were 
applied to limit the total cost for renters, and that includes any mill levy that would be passed on. 
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Rogers stated the plan is for the rent amounts to be in the 30-60% AMI average and all mill 
levies will be paid by the property owner.  

Councilmember Pignataro asked when the public can provide preliminary public comment. Birks 
replied that the formal application and service plan consideration will go before Council allowing 
for public input. Birks noted there is no public engagement process as part of the review, though 
there will be opportunities for public input through the development review process.  

Councilmember Pignataro commented on other metro districts across the state that had issues 
with residents not understanding what living in a metro district meant, and that is what Fort 
Collins is attempting to avoid. She asked if more than one metro district is planned. Rogers 
replied the plan is for multiple districts due to the state requirement that any governmental entity 
that imposes a tax impose a uniform tax across its boundaries, and due to the number of 
different product types anticipated, there will be different assessment ratios across the site.  

Councilmember Pignataro noted one of the housing types was listed as CSU community and 
workforce and asked if there is an agreement in place with CSU. McDowell replied former City 
Manager Atteberry asked him to be involved when the Hughes Stadium site was being sold and 
McDowell became the third part that allowed an MOU to be structured wherein McDowell would 
provide some land to CSU for their affordable housing they wanted to put on the Hughes site, 
CSU was then going to sell the ground to the City, and at the time, that plan was to meet the 
affordable housing need for this project this evening. However, two months after the MOU was 
signed, the Board of Governors at CSU decided to move forward with the Hughes sale and 
McDowell was no longer involved. McDowell stated there are no formal agreements in place, 
though discussions have occurred. 

Mayor Pro Tem Francis commended the decision to extend the energy program to the 
affordable housing units and noted Council did not like the fact that the affordable housing units 
were so separate from the community in Northfield; therefore, she requested the affordable 
housing be more incorporated within the project. She commended the New Urbanism aspects, 
mix of housing types, wide sidewalks, and small streets. She stated a request was received 
from Housing Catalyst to shift the AMI to at or below 80%. Birks replied staff has yet to dig into 
that request and that will be done during the formal application process.  

Mayor Arndt asked if the use of grey water has ever been considered. McDowell replied that is 
being considered for the park areas and rather than having large lawns, the plan is for homes to 
have small xeriscaped areas. Mayor Arndt noted she was just curious. 

Councilmember Gutowsky requested more information on the live-work units. McDowell replied 
the units have a ground floor space dedicated to an office or in-law suite perhaps with the 
residential floor space above. 

Councilmember Canonico commented on the possibility of a grade-separated crossing and 
asked if there is a plan for the planned trail that will connect the west subdivisions to the east 
side park going across Ziegler. McDowell replied options are being evaluated, though the 
current issues are how close Ziegler is to the Fossil Creek Reservoir Inlet Ditch and 
groundwater concerns.  McDowell stated a light is currently planned at William Neal and Ziegler 
and stated an overpass, or grade-separated crossing, would be costly and block views.  

Birks stated a pedestrian overpass may be something that is better handled as part of the land 
use conversation, though an overpass or any pedestrian improvement could certainly be funded 
by a metro district.  
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Angela Hygh, land use counsel for the applicant, stated these types of improvements will be 
included in the land use submittals and noted the applicant will work with staff to ensure all 
requirements are met and options are considered.  

Councilmember Potyondy asked if the minimum requirements are already extraordinary as 
compared to other communities or if there is an expectation that projects exceed the minimum 
requirements. Birks replied he would like to follow up on that, but stated Fort Collins is unique in 
having a very clear and stated requirement for extraordinary public benefits in its metro district 
policy and is unique in having a residential scoring system, which could be considered 
extraordinary in itself. Birks stated the minimum standard is what staff uses to determine when a 
project is ready for Council to start providing comment.  

Councilmember Gutowsky asked about the improved bus stop on William Neal. McDowell 
replied the bus line will be extended into the project in order to serve the community park and 
the stop will include benches and a shelter.  

Councilmember Gutowsky asked about the timeline for completion of that part of the project. 
McDowell replied that part of the project will be the first part off William Neal to be developed, 
though no formal commitments to builders other than McDermott have been made. Additionally, 
McDowell noted the affordable housing will be constructed near the beginning of the 
development and will be placed in the heart of the site.  

Councilmember Ohlson commented on the history of metro districts in Fort Collins and asked if 
the energy requirements will be changed for metro districts given the bar is higher in the Code, 
though he acknowledged it would be unfair to change the requirements for this project given it is 
already in process. Birks replied conversations have begun about changing that part of the 
policy, perhaps in a way that is dynamic to allow it to always stay ahead of the Code.  

Councilmember Ohlson asked about the impacts of large property tax increases for metro 
districts. Birks replied the impacts would be the same as for any governmental entity that 
collects property taxes, though there is a mill cap and debt cap for metro districts; therefore, 
those increases would accelerate the metro district paying off the debt it issued with bonds.  

Councilmember Ohlson stated he did not believe this should be voted upon this evening, though 
he will give it a fair and objective look moving forward. He requested the applicant team give the 
utmost consideration to the protection of natural features and habitats and noted consolidating 
wetlands is not the best environmental approach.  

Mayor Arndt stated this development appears to adhere to Fort Collins’ values in terms of open 
space, the integration of affordable housing, and variety of housing types. She expressed 
thanks for the work of prior Councils and staff to develop the metro district policy.  

Councilmember Ohlson requested affirmation that Council does not need to take any formal 
action unless desired. Birks replied there is no requirement to take formal action; the purpose of 
the hearing is for the applicant and staff to get Council’s preliminary thoughts for moving forward 
with the formal application process.   

No Action taken.  
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P) OTHER BUSINESS 

OB 1. Possible consideration of the initiation of new ordinances and/or resolutions by 
Councilmembers. 

Councilmember Pignataro commented on a meeting she recently attended discussing the  
newly designated pollinator district in Manitou Springs and stated she has information on 
what it would take to certify Fort Collins as well. She requested a memo to see what would 
be required. City Manager DiMartino replied staff will put together an assessment and initial 
memo.  

Councilmember Potyondy requested more information on commercial breeding ordinances 
passed by other municipalities. Mayor Arndt noted a memo had already been provided and 
asked if additional information is needed. 

Councilmember Pignataro stated she is curious to know if shutting down pet stores leads to 
the closing of puppy mills and stated she would like more information on that topic. 

Q) ADJOURNMENT 

There being no further business before the Council, the meeting was adjourned at 8:35 p.m. 
 
 
                       

                     ______________________________ 
                     Mayor  
 
ATTEST: 
 
 
 

______________________________ 
Interim City Clerk 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Lawrence Pollack, Budget Director 

SUBJECT 

Second Reading of Ordinance No. 049, 2024, Reappropriating Funds Previously Appropriated in 
2023 but Not Expended and Not Encumbered in 2023. 

EXECUTIVE SUMMARY 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, reappropriates monies in 2024 
that were previously authorized by Council for expenditures in 2023 for various purposes. The authorized 
expenditures were not spent or could not be encumbered in 2023 because: 

● There was not sufficient time to complete bidding in 2023 and therefore, there was no known vendor or 

binding contract as required to expend or encumber the monies; or 

● The project for which the dollars were originally appropriated by Council could not be completed during 
2023 and reappropriation of those dollars is necessary for completion of the project in 2024. 

Additionally, there may have been sufficient unspent dollars previously appropriated in 2023 to carry on 
programs, services, and facility improvements in 2024 for those specific purposes.  

In the above circumstances, the unexpended and/or unencumbered monies lapsed into individual fund 
balances at the end of 2023 and reflect no change in Council policies.   

Monies reappropriated for each City fund by this Ordinance are as follows: 

General Fund                                 $2,498,249 
Cultural Services Fund                          55,000 
Recreation Fund                                  251,064 
Museum Fund                                       61,265 
Transportation Service Fund            1,288,625 
Water Fund                                            52,500 
Date & Communications Fund             390,600 

                                             Total   $4,597,303 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on Second Reading. 
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BACKGROUND / DISCUSSION 

The Executive Team has reviewed the Reappropriation requests to ensure alignment with organization 
priorities and the Budget staff reviewed the requests to verify that all met qualification requirements. The 
2024 Reappropriation requests are as follows, by fund: 

GENERAL FUND 

City Clerk’s Office 

1) City Clerk Elections - $188,375 

Purpose for funds:  This offer was developed to fund the 2023 regular municipal election on the presumption 
that a regular municipal election would occur in April of 2023 and would be conducted by the City Clerk's 
Office. Council put a ballot question before the voters in November 2022 which changed the regular 
municipal election date to November in odd numbered years. 

Reason funds not expensed in 2023:  The 2023 election expenditures resulted in cost savings due to the 
election being coordinated with Larimer County in a November election and not conducted by the City.  

The remaining funds are requested to be reappropriated to support the 2024 coordinated election, which 
will include the City's anticipated sales tax renewal ballot questions. A 2024 election was not fully budgeted 
in the 23-24 BFO cycle. 

2) Legislative Management System Implementation - $27,945 

Purpose for funds:  A legislative management system provides the backbone for how information about 
policy decisions gets to and from the Council. Currently, the City uses an agenda management system that 
is past its useful life for receiving ongoing support and updates from the vendor, and is not as robust as 
newer solutions on the market. Implementation of a new legislative management system will provide the 
public with greater access to City legislative information, provide time savings for staff and the Clerk’s 
Office, and decrease demands on IT for setup and support. 

Reason funds not expensed in 2023:  The City's competitive selection process took place in the second 
half of 2023, resulting in a vendor engagement and the start of software implementation in first quarter of 
2024. Now with a vendor under contract, first-year costs have been priced at $127,945, as compared to 
the original first-year project estimate of $150,000 in 2023. No expenditures occurred in the first year of the 
project budget. This request is to reappropriate $27,945 of the unspent $150,000 to increase the 2024 
budget to meet the new first-year software implementation cost. Year-two and annual ongoing costs of the 
Legislative Management System have been priced at $89,600, as compared to the original project estimate 
budget of $100,000 ongoing. 

Community Development and Neighborhood Services 

3) Administration of 1041 Regulations - $320,000 

Purpose for funds:  Ordinance 2023-076 was adopted in June 2023 to ensure the City had adequate 
oversight of 1041 regulations by retaining the services of a third-party consultant to assist in the review of 
proposals and permit applications to conduct designated activities or develop within a designated area, 
and to conduct follow up inspections and monitoring related to issued permits. 

Reason funds not expensed in 2023:  Although several Request For Proposals (RFP) were initiated, 
followed by local vendor interviews, an RFP re-scoping exercise, direct outreach to out-of-state companies, 
and timeline extensions to the RFP, staff did not receive any proposals to contract services for this program. 
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On January 4, 2024, the City Manager approved a hiring exception for a Classified FTE (1) for the purpose 
of administering 1041 regulations. 

4) Rental Housing Services - $65,000 

Purpose for funds:  Last year, Council passed an ordinance that will require most housing providers to 
register their rental properties annually (exceptions are mobile home parks and owner-occupied rentals). 
They also approved staffing to develop educational opportunities and provide resources for both housing 
providers and tenants. This is an exciting opportunity for the City to be a partner to housing providers and 
tenants, and an active supporter of quality affordable rental housing in the community. This budget was 
designed to cover the startup costs of the program, including materials for new staff, for community 
consultants to build equity and inclusivity into the program, and to create communication materials for both 
housing providers and tenants. 

Reason funds not expensed in 2023:  Funding appropriation was delayed and hiring of the Rental Housing 
Manager was not complete until October of 2023, which left little time for expenditure of funds. These 
startup funds are critical for ensuring that the rental housing program is a success. If these funds are not 
appropriated, we will have reduced capacity for education and engagement with the thousands of 
community members who are part of the rental market. These funds are pivotal to the start-up phase of the 
program which was built to have higher hourly and consultant needs. 

5) Digital Transformation (Licensing, Permitting, and Code Enforcement) - $757,000   

Purpose for funds:  This project represents a vital opportunity to simplify, standardize, and improve 
processes in preparation for a dramatic and sustained increase in community demand for licensing and 
permitting. The current licensing and permitting environment relies on a patchwork of Accela-based 
systems, spreadsheets, paper applications, and online forms. This means that customers must navigate 
multiple different systems and requirements depending on the specific license/permit they are seeking. In 
addition, process improvements and system changes within Accela currently require the investment of 
significant funding and rely on extensive IT support and use of third-party contractors. This initiative will 
include simplifying and standardizing business processes alongside the evaluation of optimal digital 
solutions to build a more holistic, customer-centered software ecosystem that incorporates a wider range 
of internal users. The result will be implementation of a more holistic, customer-centered software 
ecosystem to increase efficiency, advance accessibility, and improve the overall customer experience. 

Reason funds not expensed in 2023:  Project funds were partially encumbered ($170,000) and spent 
($22,500) in 2023 to procure an additional contractor at the strong recommendation of the City's IT 
department, since the scope of the desired software functionality expanded significantly to include the 
needs of Utilities, Clerk, IT, and Community Development within this "digital transformation" priority. This 
contractor was utilized to synthesize needs from these multiple parties, to better ensure that the future 
software solution meets the project's vision, guiding principles, and key success factors, ultimately 
providing a more consistent user experience, and better internal coordination and efficiencies. With the 
expansion of the project scope, the selection contractors helped assemble a 600-page RFP which was 
released on January 12, 2024; and closed February 16, 2024. Initial vendor evaluation phase is in progress 
with procurement anticipated in May. The funds requested for reappropriation in 2024 are expected to be 
encumbered in 2024 with the selected vendor, and the work is expected to extend into 2025. The team 
anticipates that the remaining budget will be fully utilized for this phase of configuration and implementation. 
Future budget appropriations are anticipated for any expansion of the scope, additional implementation 
phases, necessary change management tasks, and ongoing maintenance and subscriptions for user and 
administrator accounts. 
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Economic Health Office 

6) Placer AI Software - $32,750 

Purpose for funds:  Placer AI is a location-based analytics company. Charting both foot and vehicular traffic, 
Placer data provides insight into how people move through the City. This data will be used to better 
understand and mitigate capital project construction impacts on local business, as well as assist in other 
economic development efforts like site selection and business retention. 

Reason funds not expensed in 2023:  This reappropriation is necessary because contract negotiations 
between Placer AI, City Purchasing, and CAO were not completed before the end of 2023. 

7) Small Business Revolving Loan Fund - $25,000  

Purpose for funds:  The accumulated economic development fund was set aside to create the City of Fort 
Collins Revolving Loan Fund for Small Businesses and Startup companies operating in Fort Collins. The 
City will use the funds to support program access to capital for small businesses in Fort Collins city limits, 
including those that have historically not had access to traditional financial capital markets. 

Reason funds not expensed in 2023:  $25,000 is set aside each year to cover administrative and marketing 
costs of the third-party and City Economic Health Office. The Revolving Loan Fund was not launched at 
the end of Q4, 2023, so these funds need to be reappropriated and held for a Q1/Q2 2024 launch of the 
fund. 

Emergency Preparedness and Security (EPS) 

8) Security Technology for Emergency Preparedness - $13,456 

Purpose for funds:  This offer provides funding for security technology upgrades to Community Services 
public facilities, with priorities being set by Community Services staff in conjunction with EPS. Specifically, 
this reappropriation request is to finish security camera infrastructure projects at Northside Aztlan, Museum 
of Discovery, and the Lincoln Center. 

Reason funds not expensed in 2023:  Security cable installation at the three forementioned public facilities 
was planned and contracted in 2023. However, the projects were not completed until late 2023 and early 
2024 due to schedule coordination with contractors. Three invoices for the completed work have been 
received and are scheduled to be paid in 2024, totaling $13,456. 

Environmental Services 

9) CivicSpark Fellowship for Our Climate Future - $22,800  

Purpose for funds:  This Fellowship provides an opportunity for an early-career professional to work full-
time in local government, partially subsidized by the federal AmeriCorps program, through a nonprofit called 
CivicWell. The City’s contribution is roughly the same as what has been historically allocated for a part-
time program assistant, thanks to the partnership with CivicWell. Typically, the 11-month Fellowship runs 
from September to August of the following year and there is a slight discount if the funds are paid in full at 
the start of the contract period. 

Reason funds not expensed in 2023:  This cycle, the placement was shortened to a three-quarter 
placement, beginning in January 2024. This resulted in a timing issue for funding held in 2023 for the 2023-
24 cohort. We are requesting the 2023 funds be reappropriated to support the original request that 
historically would have been funded in full beginning in Q4, 2023. 
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Municipal Court 

10)   Larimer County Jail Contract - $18,260 

Purpose for funds:  Through an annual contract with Larimer County, the City of Fort Collins is provided 
joint use of the Jail and Larimer County Sheriff services. Instead of paying per bed space used, per bond 
issued at the jail, and per in-custody hearing held, the City pays a set price for the use of these services. 
In 2023, City reserved two bed spaces per day to ensure there was space available if a Municipal Court 
defendant upon conviction of an applicable municipal ordinances or a finding of contempt of court by a 
Judge was sentenced to serve jail. The Court held approximately 140 in-custody hearings involving over 
800 cases and used approximately 900 jail bed spaces in 2023. Accordingly, the City's reserved bed 
spaces for 2024 has increased from two to three bed spaces per day, as it had been prior to 2023. 

Reason funds not expensed in 2023:  The 2023 Annual Jail Services contract with Larimer County totaled 
$106,500, while the Municipal Court budgeted $125,000 in 2023 for this service. For 2024, the contract 
was raised to $195,000 while our budget is only $130,000. To offset this difference, we are requesting the 
2023 savings to be reappropriated to the 2024 budget. 

11)   Opioid Relief Fund - $75,000 

Purpose for funds:  To date, the City has received a total of $170,169 as part of a national opioid settlement. 
The Council Finance Committee and City Council supported an appropriation of $75,000 in August 2023 
to establish a municipal drug court program that would provide evidence based problem-solving court 
practices. No expenditure occurred in 2023 as part of the new Drug Court program. 

Reason funds not expensed in 2023:  Municipal Court is in the process of hiring 1 FTE Probation Officer. 
Because this program is one of the first in its kind for a Municipal Court in Colorado, the Court is carefully 
vetting potential candidates and their qualifications to make sure that the creation of this program is 
considered a best practice from the start. The position was originally planned to start in 2023 but is now 
anticipated to start in the second quarter of 2024. 

Police Information Systems 

12)   Northern Colorado Regional Communication Network (NCRCN) Radio   Redundancy- $30,000 

Purpose for funds:  This reappropriation is for additional needed radio infrastructure to create redundancy 
to the communication system within the Northern Colorado Radio Communication Network. 

Reason funds not expensed in 2023:  In 2023, ORD 41 was approved to fund needed repairs on the radio 
towers on top of Poudre Valley Hospital and just north of Horsetooth Mountain, however, there is a final 
phase of this project that is necessary to close weaknesses in the communication system. This last phase 
will create redundancy between the 911 call center and Platte River Power Authority so that communication 
could continue if the existing fiber node was not functioning. This will be completed by Q3 of 2024. 

Police Office of the Chief 

13)  City Give - Rifle Plates - $102,563 

Purpose for funds:  This reappropriation is for the remaining portion of a charitable gift designated by the 
donor as a demonstration of appreciation for Police Services to be used toward personal protection 
equipment. 

Reason funds not expensed in 2023:  In 2022 and 2023 Police Services purchased personal protection 
equipment for all applicable officers. The Chief of Police continues to explore ways to spend the remaining 
amount that will meet the current needs of Police Services and also honor the donor’s designated intent. 
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14)   Santa Cops Donation - $500 

Purpose for funds:  In 2023 ORD 093 was approved by Council as a part of the City Give program. This 
donation was made by Santa Cops to help purchase gifts for kids in need during the holidays. 

Reason funds not expensed in 2023:  Changes in programming resulted in the donation not being deployed 
in 2023. The funds will be used in 2024 per the designated intent. 

Police Patrol 

15)  Police Handheld Radios - $620,000 

Purpose for funds:  In 2023 ORD 108 was approved by Council in September to purchase handheld radios 
for Police Services as a critical piece of equipment to be effective in providing safety for the community. 

Reason funds not expensed in 2023:  Because of the size of the order that was placed in the later part of 
2023 and the extensive process to get all of the radios ready for use, the payment will not be made until 
the early part of 2024. 

Social Sustainability 

16)  Electrical Vehicle (EV) Infrastructure Offset Credits - $199,600 

Purpose for funds:  These funds address the cost differential between current Colorado Housing and 
Finance Authority requirements and the updated Building Code requirements for Electric Vehicle (EV) 
infrastructure for affordable developments. The program provides cost-sharing of these additional 
infrastructure requirements by providing credits of flat fees calculated per project based on eligible parking 
spaces. 

Reason funds not expensed in 2023:  Two developments were awarded these EV credits in 2023. All future 
affordable housing developments will be built to the standards in the 2021 Building Code and will therefore 
qualify for this incentive. Amounts will vary depending on the number of parking spaces per development. 

CULTURAL SERVICES & FACILITIES FUND 

Cultural Services – Gardens on Spring Creek 

17)  The Gardens on Spring Creek Nutrien Donation - $55,000 

Purpose for funds:  Nutrien donated $100,000 to The Gardens on Spring Creek in 2023 which is designated 
for supporting healthy eating programs, including exterior capital improvements of the Outdoor Teaching 
Kitchen at The Gardens. 

Reason funds not expensed in 2023:  The donation from Nutrien was appropriated in April 2023. The donor 
did not place a deadline for expending the funds.  In some cases, in 2023, purchases were held up trying 
to get pricing quotes from vendors. Gardens staff have been looking at best uses for the funds going 
forward. 

In 2023 The Gardens used the donation funds to hold cooking classes for adults and for summer camp, 
purchased supplies for the outdoor kitchen, and completed minor capital work including new locks, concrete 
and engraving work, and water heater and weather-stripping repairs. The Gardens is working with City 
Give so that the next time a donation of this type is received the funds will be put into a non-lapsing business 
unit. 
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RECREATION FUND 

Recreation 

18)  EPIC Asset Repair & Replacement - $251,064 

Purpose for funds:  2023 Offer 43.16 proposed three projects to address severe facility maintenance issues 
at EPIC. The offer was then scaled down to include only one of the projects to address drainage of the 
EPIC Pool deck. Low spots and inadequate slopes cause water to create puddles and not drain properly. 
To improve the safety and comfort of pool users it is necessary to rework the deck tile so water that splashes 
onto the deck will flow to one of the existing deck drains. EPIC was designed to be a competitive pool, but 
because of this issue some outside groups no longer want to use EPIC for swim meets as it does not meet 
their standards. 

While the pool deck remains a high priority, further assessment is needed to capture the full scope of 
repairs that are necessary along with budgeting for the total repair. We would like to shift these funds in 
2024 to the second priority listed in Offer 43.16 of replacing the flooring that surrounds the ice rinks. 

Reason funds not expensed in 2023:  Project became underfunded due to escalated costs in 2023. $13,316 
had been spent on Project Management fees assessing the deck in 2023. 

MUSEUM FUND 

Cultural Services – FC Museum of Discovery 

19)  The Museum of Discovery Artifact Housing Furniture - $61,265 

Purpose for funds:  This offer will provide funds to purchase and install a collections storage system and 
special archival quality equipment and supplies at the Fort Collins Museum of Discovery (FCMoD). This 
enhancement includes a one-time expense for the purchase, delivery and installation of shelving and 
cabinetry custom designed for specific types of artifacts and contract staff to move and rehouse artifacts 
using specialized supplies including general conservation materials such as ethafoam, buffered tissue, and 
acid free archival boxes. 

As the artifact collection continues to grow the need to complete the buildout of the storage furniture is 
reaching critical mass. Approximately half of the collection’s storage furniture is installed and is safely 
housing historical collections owned by the City of Fort Collins. It is important to properly house historic 
collections like the one held at FCMoD to industry standards to preserve history and to help the community 
to tell stories of all and our place in time. The Archive & Collections are a valuable community resource, 
they are accessible and free for any member of the public. 

Reason funds not expensed in 2023:  The furniture was received in late 2023 and the Museum needs to 
use the remaining funds for staffing to set up the new furniture and make sure that all artifacts are properly 
handled and stored.   

TRANSPORTATION FUND 

Streets 

20) Roof Replacement for Salt Barn - $185,000 

Purpose for funds:  The purpose of this request is to reappropriate $185,000 for the Streets Department 
Salt Barn roof replacement. The existing EPDM (ethylene propylene diene terpolymer) roof has been 
leaking, the membrane has become de-laminated from the substrate, and the roof is well past its life. 
Additionally, the interior leaks of the roof at the perimeter; the scuppers and downspout collector heads are 
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also leaking. These leaks and the freeze/thaw cycling during the winter months are causing damage to the 
interior and exterior of the brick structure of the historic building. 

Reason funds not expensed in 2023:  The Streets Department and Operation Services conducted a 
thorough review of concerns arising from the roof of the Salt Barn due to the severe weather events during 
the Spring and Summer of 2023. The structural age of the facility required an asbestos test prior to obtaining 
a quote, adding additional time to the project. Once the quotes were received the total cost of the roof 
exceeded the RFP work order on-call max of $120,000. As a result, an RFP or bidding process needs to 
be completed for the roof which could not be completed by the end of 2023.   

21) Centre Avenue Paving Project - $657,000 

Purpose for funds:  The purpose of this request is to reappropriate $657,000 from the 2023 Street 
Maintenance Program (SMP) budget to cover the costs of the Centre Avenue project which was scheduled 
to be completed in 2023. This project includes an asphalt overlay of three streets: Centre Avenue between 
Prospect Road and Worthington Circle, Worthington Avenue between Centre Avenue and Drake Road, 
and Research Boulevard between Centre Avenue and Drake Road. 

Reason funds not expensed in 2023:  The Centre Avenue project was scheduled to be repaved in 2023 
during the summer when Colorado State University (CSU) was on break to minimize the impact to the 
students and faculty since this project is adjacent to the CSU campus. The project was postponed to 2024 
to coordinate with the pedestrian and bicycle underpass project that goes under Prospect Road (just west 
of Centre Avenue). The Prospect Road underpass project was delayed and completed as CSU returned 
to school in August. To minimize the traffic impact to CSU, the Centre Avenue project was postponed to 
the following year.   

22) MAX/BRT Bus Line Pavement Upgrade - $366,625 

Purpose for funds:  The purpose of this request is to reappropriate $366,625 from the 2023 Street 
Maintenance Program (SMP) budget to cover the costs of the Mason BRT/ MAX project which was 
scheduled to be completed in 2023. The work was not completed north of Mountain Avenue to Maple Street 
in 2023. 

Reason funds not expensed in 2023:  This project was delayed due to contract negotiations with BNSF. 
Work ceased as the winter and colder temperatures shut down the project towards the end of the 2023 
construction season. This final phase of the project includes an asphalt overlay and concrete improvements 
on Mason Street between Mountain Avenue and Maple Street. These last two blocks of work will complete 
the approved 2023 Asset Management Enhancement Offer 7.12 – Street Maintenance Program – MAX/ 
BRT Bus Line – Downtown Concrete Pavement Upgrade project.   

Traffic 

23) Neighborhood Traffic Mitigation Program Project Construction - $80,000 

Purpose for funds:  Traffic in neighborhoods can affect the quality of life for residents, bicycles, pedestrians, 
as well as drivers. The Neighborhood Traffic Mitigation Program is a collaborative effort between 
neighborhoods and staff to implement traffic calming options. In 2023, Traffic received $150,000 funding 
for traffic calming devices and an additional $65,000 funding for medians and/or pedestrian refuge islands, 
sidewalk curb extensions and traffic diverters in order to achieve a more "complete streets" approach to 
traffic calming. The offer included funding for professional (consulting) services and funding for the 
construction of traffic mitigation devices on neighborhood streets. Traffic is requesting $80,000 to be re-
appropriated from the 2023 budget to construct these mitigation improvements.  
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Reason funds not expensed in 2023:  Due to staffing changes and consultant availability, design of the 
mitigation improvements for Stuart and Stover was not started until fall. Survey and design will be 
completed in the Spring of 2024, and the construction will start in the summer/fall.   

WATER FUND 

Utilities Water Resources 

24) Northern Integrated Supply Project (NISP) Response & Engagement - $52,500 

Purpose for funds:  Since 2008, the City has developed and contributed science-based input to the various 
planning stages of the Northern Integrated Supply Project (NISP) project with the goal of minimizing 
adverse impacts on the Poudre River and the Fort Collins community. The City’s efforts have resulted in 
positive changes to this project which are reflected in the NISP operations and mitigation plan. Funding 
from this 2022 offer is intended to provide technical consulting and engineering support to inform the City’s 
engagement in future NISP planning efforts. Specifically, staff will engage in NISP adaptive management 
and master planning stakeholder processes; however, additional technical and consulting support will be 
needed to achieve the desired outcomes. Funds from this offer would support: 1) Water resources 
engineering and analysis to advise the NISP flow operations and ensure the proposed flow mitigation 
program is realized; 2) Advisement for the development of NISP’s proposed Master Plan and Adaptive 
Management Program; and 3) Additional discipline-specific representation on technical advisory groups 
and input for project infrastructure proposed within the City limits. 

Reason funds not expensed in 2023:  The NISP project Record of Decision (ROD) was released in late 
2022, and Northern Water's Adaptive Management and River master Planning discussions with Poudre 
basin stakeholders did not commence until Q3 of 2023. To date, however, there has only been one meeting 
to restart the planning process. More active engagement is expected in 2024, per communication from 
Northern Water. Staff will continue to respond to the project timeline and engagement process that Northern 
Water develops for their project. Funds from this budget offer will be used for the original intended purpose 
of developing science-based input with the assistance from technical and engineering consultants, on how 
the NISP project impacts should be managed, mitigated and monitored.   

DATA AND COMMUNICATIONS FUND 

Information Technology 

25) GIS Cloud Modernization - $90,600 

Purpose for funds:  The GIS Cloud Modernization support efforts to modernize the existing ArcGIS 
Enterprise Portal implementation. This work will simplify and stabilize the existing platform in order to 
reduce the support required from IT to maintain this system. This also frees resources to focus on higher 
value work. The modernization will reduce the support needed for the GIS infrastructure while ensuring the 
stability, availability, and security of the environment for its 1121 users. Migrating existing solutions onto 
ArcGIS Online where appropriate, establishing GIS Governance, implementing advanced monitoring, 
deprecating outdated applications, and upgrading to current versions of software will allow for reduced 
confusion and application fatigue. There is a need to work with other teams, including IT Security, to make 
sure this solution meets all requirements. 

Reason funds not expensed in 2023:  These funds were not fully expended in 2023, as the team spent the 
beginning of the year focusing on procuring an Esri Advantage Program that provides guidance and 
assistance with accomplishing the identified modernization efforts. Efforts in 2023 were focused on the first 
stage of upgrading the ArcGIS Enterprise platform to the current version. As this is a planned multi-year 
project, activities in 2024 will be focused on establishing governance for GIS, implementing advanced 
monitoring of the system, deprecating the use of applications that are no longer supported by Esri, and 
continuing the process to upgrading to the current versions of all applications on the platform.   
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26) ERP System Replacement - $300,000 

Purpose for funds:  This offer will identify the components necessary for the City to implement a modernized 
ERP ecosystem, accounting for all readiness components, and will focus on the first two phases necessary 
to transform our business processes into a modern solution while minimizing customizations that 
exponentially increase implementation and support costs. To succeed this must become a business-led, 
technology-enabled transformation and we must plan this modernization in six key phases: 1) discovery 
and planning, 2) business process transformation, 3) design and development, 4) change management 
and training, 5) testing and implementation, and 6) operational support. Maintaining our current platform 
amplifies the need for high-touch, manual support. A new ERP solution will implement industry best 
practices necessary to standardize and streamline processes, reduce costly customization, address talent 
resiliency while improving our risk management, and disaster recovery practices, and ensure compliance 
with our pending end-of-life support. Also, implementing a standard solution will reduce the 32+ interfaces 
necessary to support today. 

Reason funds not expensed in 2023:  These funds were not expended in 2023, as the team was focusing 
efforts on aligning with the following statement from the original offer: "To succeed, this must become a 
business-led, technology-enabled transformation…" Efforts in 2023 were focused on transforming this into 
a business-led plan by coordinating with outside vendors and multiple counties and municipalities, such as 
Alight, Denver, Boulder, and Kitsap County, who walked Finance, HR, and IT staff through their unique 
experiences with previous implementations to help the City prepare for ERP preparation and replacement, 
before the City spends any of the allocated and future funds.  

For 2024, continuation of this work includes hiring a consultant to facilitate a collaboration effort between 
the key City departments to provide strategic planning, readiness, change management planning, business 
process review, data considerations, and other key initiatives required to develop and support the business 
processes to be served by a future ERP system. 

CITY FINANCIAL IMPACTS 

This Ordinance increases 2024 appropriations by $4,597,303. A total of $2,498,249 is requested for 
reappropriation from the General Fund, $1,288,625 is requested from the Transportation Fund, and 
$810,429 from other funds. Reappropriation requests represent amounts budgeted in 2023 that could not 
be encumbered at year-end. The appropriations are from prior year reserves. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

None. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

First Reading attachments not included. 
 

1. Ordinance for Consideration 
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ORDINANCE NO. 049, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

REAPPROPRIATING FUNDS PREVIOUSLY APPROPRIATED IN 
2023 BUT NOT EXPENDED AND NOT ENCUMBERED IN 2023 

 
A. City Council authorized expenditures in 2023 for various purposes in the 

General Fund, the Cultural Services Fund, the Recreation Fund, the Museum Fund, the 
Transportation Services Fund, the Water Fund, and the Data and Communications Fund, 
portions of which were not spent or encumbered in 2023. 

 
B. Article V, Section 11 of the City Charter provides that all appropriations 

unexpended or unencumbered at the end of the fiscal year lapse to the applicable general 
or special fund, unless it is an appropriation for capital projects or for federal, state, or 
private grants or donations that has been previously designated by City Council as a non-
lapsing appropriation.  

 
C. Article V, Section 9 of the City Charter permits the City Council, upon the 

recommendation of the City Manager, to make supplemental appropriations by ordinance 
at any time during the fiscal year such funds for expenditure as may be available from 
reserves accumulated in prior years, notwithstanding that such reserves were not 
previously appropriated. 

 
D. The City Manager has recommended the appropriations described herein 

and has determined that the amounts to be appropriated as described herein are 
available and currently unappropriated and will not cause the total amount appropriated 
in the Funds as described herein to exceed the current estimate of actual and anticipated 
revenues and all other funds to be received in those Funds during this fiscal year. 

 
E. It is in the best interests of the City and its residents to re-appropriate funds 

for the expenditures below, in furtherance of these expenditures and their respective 
public purposes authorized in 2023 for which such appropriated funds were not expended 
and not encumbered during 2023. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. There is hereby appropriated from prior year reserves in the General 
Fund the sum of TWO MILLION FOUR HUNDRED NINETY-EIGHT THOUSAND TWO 
HUNDRED FORTY-NINE DOLLARS ($2,498,249) to be expended in the General Fund 
for the following purposes:  

  
City Clerk Elections $188,375  

Legislative Management System Implementation $27,945  

Administration of 1041 Regulations $320,000  

Rental Housing Services $65,000  
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Digital Transformation (Licensing, Permitting, and Code Enforcement) $757,000  

Placer AI SaaS for EHO $32,750  

Small Business Revolving Loan Administrative Fund $25,000  

Security Technology $13,456  

CivicSpark Fellowship for Our Climate Future $22,800  

Larimer County Jail Contract $18,260  

Opioid Relief Fund $75,000  

NCRCN radio redundancy $30,000  

City Give Rifle Plates $102,563  

Santa Cops Donation $500  

Police Handheld Radios $620,000  

EV Infrastructure Offset Credits $199,600  

GENERAL FUND TOTAL $2,498,249 

 
Section 2. There is hereby appropriated from prior year reserves in the Cultural 

Services Fund the sum of FIFTY-FIVE THOUSAND DOLLARS ($55,000) to be expended 
in the Cultural Services Fund for the following purposes:  
 

The Gardens on Spring Creek Nutrien Donation $55,000  

CULTURAL SERVICES FUND TOTAL $55,000 

 
Section 3. There is hereby appropriated from prior year reserves in the 

Recreation Fund the sum of TWO HUNDRED FIFTY-ONE THOUSAND SIXTY-FOUR 
DOLLARS ($251,064) to be expended in the Recreation Fund for the following purposes:
  

EPIC Asset Repair & Replacement $251,064 

RECREATION FUND TOTAL $251,064 

 
Section 4. There is hereby appropriated from prior year reserves in the Museum 

Fund the sum of SIXTY-ONE THOUSAND TWO HUNDRED SIXTY-FIVE DOLLARS 
($61,265) to be expended in the Museum Fund for the following purposes:  
 

The Museum of Discovery Artifact Housing Furniture $61,265 

MUSEUM FUND TOTAL $61,265 

 
Section 5. There is hereby appropriated from prior year reserves in the 

Transportation Services Fund the sum of ONE MILLION TWO HUNDRED EIGHTY-
EIGHT THOUSAND SIX HUNDRED TWENTY-FIVE DOLLARS ($1,288,625) to be 
expended in the Transportation Services Fund for the following purposes:  
 

Roof Replacement for Salt Barn $185,000  

Centre Avenue Paving Project $657,000  

MAX/BRT Bus Line Pavement Upgrade $366,625  
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Neighborhood Traffic Mitigation Program Project Construction $80,000  

TRANSPORTATION SERVICES FUND TOTAL $1,288,625 

 
Section 6. There is hereby appropriated from prior year reserves in the Water 

Fund the sum of FIFTY-TWO THOUSAND FIVE HUNDRED DOLLARS ($52,500) to be 
expended in the Water Fund for the following purposes:  
 

Northern Integrated Supply Project (NISP) Response & Engagement $52,500  

WATER FUND TOTAL $52,500 

 
Section 7. There is hereby appropriated from prior year reserves in the Data & 

Communications Fund the sum of THREE HUNDRED NINETY THOUSAND SIX 
HUNDRED DOLLARS ($390,600) to be expended in the Data & Communications Fund 
for the following purposes:  
 

GIS Cloud Modernization $90,600  

ERP System Replacement $300,000  

DATA & COMMUNICATIONS FUND TOTAL $390,600 

 
Introduced, considered favorably on first reading on April 2, 2024, and approved 

on second reading for final passage on April 16, 2024. 
 
 
 

___________________________________ 
           Mayor 
 
ATTEST: 
 
 
 
___________________________________ 
Interim City Clerk 
 
Effective Date: April 26, 2024 
Approving Attorney: Ryan Malarky 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Jonathan Piefer, Senior Real Estate Specialist 
Ralph Campano, Real Estate Services Manager 
Matt Simpson, Civil Engineer III 

SUBJECT 

Second Reading of Ordinance No. 050, 2024, Approving the Conveyance of a Temporary 
Construction Easement for the Construction of Permanent Stormwater Improvements on City 
Property to DHIC-Enclave, LLC. 

EXECUTIVE SUMMARY 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance that would 
permit the conveyance of a Temporary Construction Easement (the “Easement”) on approximately 4.36 
acres (189,996 sf) of City property known as the Redwood Detention Pond and the Redwood Channel 
(collectively, the “City Property”) to DHIC – Enclave, LLC (“Developer”), in exchange for the construction 
of permanent stormwater master plan improvements on the City Property. 

Please note that this Second Reading Agenda Item Summary has been amended to address concerns 
brought up by Councilmember Ohlson at First Reading (see below). 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on Second Reading. 

BACKGROUND / DISCUSSION 

Redwood Detention Pond and Redwood Channel 

A portion of the City Property was dedicated to the City for public use on June 7,1977, as part of the Replat 
of Evergreen Park Second Filing (the “Redwood Detention Pond”). Redwood Detention Pond is a regional 
detention pond currently serving various properties in the Dry Creek Basin. Redwood Detention Pond 
currently provides stormwater runoff detention, water quality treatment, and a stormwater outfall for new 
and existing developments in the area. Approximately 54 acres of existing developed area within the City 
drain to the existing Redwood Detention Pond. The enlargement of the existing Redwood Detention Pond 
is specified in the Northeast College Corridor Outfall plan (NECCO) and will provide important flood 
protection to existing residences immediately south of the existing Redwood Detention Pond as well as 
flood protection to southern portions of the Dry Creek Basin. 

The other portion of the City Property was purchased by the City on July 20,1990, from Century Bank, and 
is 2.064 acres, more or less (the “Redwood Channel”). The Redwood Channel was originally constructed 
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to provide stormwater drainage from northern properties into the City Evergreen Detention Pond, located 
to the east of Redwood Detention Pond. 

Development Project 

The Easement is required as part of the development review process for the Developer’s adjoining 
development known as the Enclave at Redwood, being a 238 unit residential development (the 
“Development”) of approximately 30.178 acres originally purchased by the Developer on December 16, 
2021, (the “Developer Property”). The Developer has submitted plans to the City for the Development, 
which is currently in the final stages of the development review process. A portion of the Development, 
being approximately 1/5th of the Developer Property, will also use Redwood Detention Pond as an off-site 
stormwater detention facility. 

Under the terms of the Easement, the Developer will enlarge Redwood Detention Pond to provide an 
additional 6 acre-feet of stormwater storage, but only approximately 1.5 acre-feet are needed for the 
Development.  

The Easement 

The Easement is required for the Developer to access the City Property to construct the master drainage 
plan improvements (the “Stormwater Improvements”) to the existing Redwood Detention Pond, which 
include the removal of existing stormwater infrastructure, significant regrading, increased storage capacity, 
improved functionality, enhanced natural habitat, trees, and vegetation. The estimated total cost of the 
Stormwater Improvements, excluding revegetation and restoration, is $408,846, which shall be borne 
solely by the Developer. However, the City will be providing a repayment to the Developer for “enhanced 
vegetation” and the costs of the storm main(s), and such costs would normally be expenses incurred by 
the City. The Easement will provide that any damaged surface areas, including any trees, will be restored 
in accordance with a City plans, specifications, and requirements.  

Staff have relied primarily on the Developer and/or its contractors to provide accurate surveys, legal 
descriptions, and title review for the Easement. 

Easement Valuation 

The City Property is presently valued at approximately $189,996, being $1.00/sf because Redwood 
Detention Pond is restricted for public use and Redwood Channel is irregularly shaped and non-buildable 
as a stand-alone parcel. The Easement is valued at $75,998, being 40% of the value of the City Property, 
or 10% per year of Developer’s occupancy for a total of four (4) years. There are no other improvements 
that will be negatively impacted as part of the Easement because all existing stormwater improvements 
and landscaping will be replaced according to the Final Development Plans. 

CITY FINANCIAL IMPACTS 

Other than staff time and related expenses, the only additional cost to the City associated with the 
Easement is the waiver of the $75,998 in potential revenue for the Easement, which is offset by the 
$408,846 estimated total cost of the Stormwater Improvements. The City will reimburse the Developer for 
the enhanced vegetation and costs of storm mains, which would ordinarily be City expenses. 

Staff recommends that the Easement be granted for no monetary consideration because the Fort Collins 
Utilities ratepayers will be adequately compensated as summarized above. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

This Water Commission does not need to consider or approve of this Ordinance. 
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PUBLIC OUTREACH 

None. 

QUESTIONS RAISED AT FIRST READING 

Question 1 – Why is the City paying for the “enhanced vegetation’ costs? 

The Redwood Detention pond is a regional facility that is owned and maintained by the City. Public 
Regional Detention ponds are expected to be multi-purpose public amenities, with stormwater flood control, 
water quality treatment, enhanced vegetation, habitat value and trails, if appropriate. The Redwood Pond 
is being designed to take this into account and will improve stormwater quality through naturalistic 
stormwater design and include “enhanced vegetation.” A sinuous wetland channel bottom and an extended 
detention slow release from the outlet structure will provide water quality treatment for existing City areas 
and provide additional habitat value. Stormwater Staff has worked extensively with City Planning, 
Environmental Planning, and Forestry Staff to update the previous 2009 concept design to incorporate the 
wetland bottom as well as preserve an existing emergent wetland and tree grove near the northeast corner 
of the parcel.  

Question 2 – What does “enhanced vegetation” mean? 

If this were to be a private detention pond, it could be designed as a dryland pond in accordance with the 
City’s “Landscape Design Standards and Guidelines for Stormwater and Detention Facilities.” As a City-
owned, regional pond, Redwood Detention Pond will have “enhanced vegetation,” which is above and 
beyond standard requirements for a dryland detention pond, and for this facility includes 54 new trees, 92 
new shrubs, and four tailored seed mixes. Attached is the Redwood Pond Landscaping plan for reference. 

Question 3 -- What are the shared responsibilities with the developer, the developer’s 
responsibilities,  and what is the level of vegetation and habitat, etc. -- in descriptive and  financial 
terms? 

City Code allows for private development to construct City master plan drainage improvements and receive 
a reimbursement once constructed and accepted. In this situation, the Enclave Development is required to 
construct the public A2 and A3 stormwater mains, which cross the site, with the option of constructing the 
adjacent Redwood pond enlargement. 

Since the Developer requested to construct the Redwood pond in exchange for the earthwork, the City is 
only providing repayment for the “enhancement trees and shrubs.” The developer is responsible for all 
other items, including re-establishment of all grasses and wetlands – with the ‘four tailored seed mixes’ - 
and all the civil construction. 

The following list summarizes the construction cost breakdown and distribution between the City 
Stormwater department and the Developer. This shows that the majority of the cost for the City regional 
stormwater pond will be borne by the Developer.  

Developer Costs:  

 Civil work (earth work and concrete work):  $408,846 (estimated)  

 Revegetation, wetland bottom, and restoration:  $72,081 (estimated)  

 Temporary irrigation system: $87,000 (estimated)  
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City Costs (via post-project repayment):  

 Permanent irrigation system: $52,000 (estimate and being negotiated)  

 Water development fees for permanent irrigation service on City parcel - $65,000   

 Enhanced Vegetation (54 trees and 92 shrubs): $33,000 (estimate and being negotiated) 

In addition, the Developer will owe the City approximately $286,000 in NECCO repayment fees. These 
repay the City for the design and construction of the NECCO backbone stormwater main and outfall.  

ATTACHMENTS 

First Reading attachments not included. 
 

1. Ordinance for Consideration 
2. Exhibit A to Ordinance 
3. Exhibit B to Ordinance 
4. Enclave at Redwood Landscape Plan 
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ORDINANCE NO. 050, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 
APPROVING THE CONVEYANCE OF A TEMPORARY 

CONSTRUCTION EASEMENT FOR THE CONSTRUCTION OF 
PERMANENT STORMWATER IMPROVEMENTS ON CITY 

PROPERTY TO DHIC-ENCLAVE, LLC 
 

A. The City owns a parcel of real property located southeast and adjacent to 
the intersection of Conifer Street and Redwood Street as shown and described on Exhibit 
“A”, attached and incorporated herein by reference (the “City Property). 

 
B. DHIC-Enclave, LLC (the “Developer”) intends to develop vacant land near 

the City Property for a 238-unit residential development known as the Enclave at 
Redwood (the “Development”), and a portion of the Development will use the Redwood 
Detention Pond as an off-site stormwater detention facility. 

 
C. The Developer has submitted plans for the Development to the City (the 

“Development Plans”), which have been reviewed by City staff and are in the final stages 
of the development review process.  As part of that process City staff asked the Developer 
to acquire a temporary construction easement for the Development to allow for certain 
work within the City Property to improve the Redwood Detention Pond. 

 
D. The temporary construction easement to the Developer covers 189,996 

square feet of the City Property as shown and described on Exhibit “B”, attached and 
incorporated herein by reference (the “TCE”).  The TCE will allow Developer to enlarge 
the Redwood Detention Pond to provide approximately 6 acre-feet of additional 
stormwater storage, while the Development would only require approximately 1.5 acre-
feet of storage. 

 
E. The TCE will allow the Developer to access the City Property to construct 

improvements to the existing Redwood Detention Pond consistent with the City’s master 
drainage plan improvements, including the removal of existing stormwater infrastructure, 
significant re-grading, increased storage capacity, improved functionality, enhanced 
natural habitat, trees, and vegetation. 
 

F. Section 23-111(a) of the City Code authorizes the City Council to sell, 
convey or otherwise dispose of any interest in real property owned by the City, provided 
that the City Council first finds, by ordinance, that such sale or other disposition is in the 
best interests of the City.  

 
G. In addition, Section 23-114 of the City Code requires that any sale or other 

conveyance of property interests approved under section 23-111(a) be for an amount 
equal to or greater than the fair market value of such interest. 

 
H. City staff estimates the value of the TCE at $75,998; however, staff also 

estimates that the work the Developer will do on the City Property in the TCE has a value 

Page 49

Item 3.



-2- 

of approximately $408,846. While City staff anticipates reimbursing the Developer for a 
portion of that work for enhanced vegetation and storm mains as part of ordinary City 
expenses for stormwater, staff has recommended that the City convey the Easements to 
the Developer for no additional monetary compensation.  
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. The City Council finds that granting the TCE to the Developer on the 
terms and conditions described herein is in the best interests of the City.   

 
Section 2. The City Council authorizes the Mayor to execute such documents 

as are necessary to convey the TCE to Developer on terms and conditions consistent 
with this Ordinance, together with such additional terms and conditions as the City 
Manager, in consultation with the City Attorney, determines are necessary or appropriate 
to protect the interests of the City, including, but not limited to, any necessary changes to 
the legal description of the TCE, as long as such changes do not materially increase the 
size or change the character of the interests to be conveyed. 
 
 Introduced, considered favorably on first reading on April 2, 2024, and approved 
on second reading for final passage on April 16, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 26, 2024 
Approving Attorney: Ryan Malarky 
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City Property 

 

Description:  
 

Parcel 1:  4.02 acres, more or less, located in the S/2 of Section 1, T7N, R69W, 6th PM, Larimer 

County, Colorado, being more particularly described as Tract A, Replat of Evergreen Park Second 

Filing recorded June 13, 1977, in Book 1775, Page 584, Clerk and Recorder’s Records, Larimer 

County, Colorado. 

 

Parcel 2:  2.064 acres, more or less, located in the E/2 of Section 1, T7N, R69W, 6th PM, Larimer 

County, Colorado, being more particularly described in that certain Warranty Deed recorded 

August 31, 1990, at Reception No. 19900039473, Clerk and Recorder’s Records, Larimer County, 

Colorado. 

 

Location Address:  
 

Vacant Land located in the S/2 of Section 1, T7N, R69W, 6th PM, Larimer County, Colorado. 

 

Assessor Parcel Number:  
 

9701436901 and 9701400931 

 

Map:  

 

   

Parcel 2 Parcel 1 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Jonathan Piefer, Senior Real Estate Specialist 
Ralph Campano, Real Estate Services Manager 
Matt Simpson, Water Utility Engineer 
Missy Nelson, Parks Senior Technical Project Manager 
Mike Calhoon, Parks Director 

SUBJECT 

Second Reading of Ordinance No. 051, 2024, Approving the Conveyance of a Permanent Easement 
for Stormwater Drainage, a Temporary Construction Easement for the Construction of Stormwater 
Drainage Improvements, and a Temporary Construction Easement for the Construction of Sewer 
Facilities on City Property to PS-Poudre River, LLC. 

EXECUTIVE SUMMARY 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance that would 
permit the conveyance of one  permanent drainage easement (the “Drainage Easement”), one temporary 
construction easement (the “Drainage TCE”) for the modification of current drainage facilities, and one 
temporary construction easement (the “Sewer TCE”) for the installation of public sewer facilities to PS-
Poudre River, LLC (“PSPR”), on City Property located at 101 1st Street, which is the current location of 
Buckingham Park (“Buckingham Park”). Construction pursuant to the Drainage TCE will modify existing 
floodplain boundaries, and the Drainage Easement will allow PSPR to store additional stormwater on a 
portion of Buckingham Park. The Sewer TCE is for the installation of public sewer facilities required by the 
City so that PSPR may proceed with the development of the adjoining lands. The actual conveyance of the 
easements will be conditional upon PSPR, or its successors and assigns, obtaining City development 
approval of the contemplated work within the easements. 

This Second Reading Agenda Item Summary has been amended to address questions raised by 
Councilmember Ohlson at First Reading regarding review by Boards and Commissions (see below). 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on Second Reading. 

BACKGROUND / DISCUSSION 

The Project 

The Drainage Easement, the Drainage TCE, and the Sewer TCE (the “Conveyance Documents” and the 
“Easements”) are part of a PSPR development of lands adjacent to Buckingham Park (the “Development”), 
and staff has requested the Conveyance Documents from PSPR as part of the development review 
process for the Development.   
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PSPR has submitted plans (the “Construction Plans”) to the City for the Development, which have been 
reviewed by staff. Work within the Drainage TCE – the majority of which is within the Drainage Easement 
- will include grading and regrading to modify the stormwater storage capacity. Additional improvements to 
be installed within the Easements are the sanitary sewer pipe, which will be located below the surface of 
Buckingham Park. There are no foreseeable construction impacts to access, use, and parking at 
Buckingham Park. The Conveyance Documents will provide that any damaged surface areas, including 
any trees, will be restored in accordance with City plans, specifications, and requirements.   

The grading and re-grading on Buckingham Park will include $68,558 of work that benefits the City, 
including importing topsoil, irrigation system modifications, and removal of man-made debris (including 
concrete debris) that is undesirable for park operations. Park staff has concluded that the $68,558 of work 
is dollar-for-dollar beneficial to Buckingham Park. 

Staff have relied primarily on PSPR and/or its contractors to provide accurate surveys, legal descriptions, 
and title review for the Conveyance Documents. 

The Drainage Easement 

The Drainage Easement is comprised of 62,419 square feet of City Property adjoining the eastern 
boundary of the Development. The Drainage Easement is for the perpetual right to store 100-year flood 
water and the Development’s stormwater runoff on Buckingham Park and will not include the right to install 
any permanent improvements or alter the Drainage Easement area after completion of the initial grading 
and regrading construction pursuant to the Drainage TCE, as discussed below.   

The Drainage TCE 

The Drainage TCE is comprised of 40,648 square feet of City Property adjoining the eastern boundary of 
the Development. Although the Drainage TCE includes lands outside of the Drainage Easement, most of 
the Drainage TCE is located within the boundaries of the Drainage Easement. All construction for the 
Drainage Easement will be conducted during the term of the Drainage TCE.  The Drainage TCE will allow 
PSPR the right of temporary access to regrade the surface of said area so that the storage and capacity 
of the Drainage Easement area will be able to accommodate stormwater runoff from the Development.  
Work under the TCE will also include the removal of unwanted concrete and debris from the City’s prior 
levy construction on and near Buckingham Park. This re-grading and debris removal substantially benefits 
the drainage and future development of Buckingham Park. 

The Sewer TCE  

The Sewer TCE is comprised of 4,562 square feet of City Property adjoining the eastern boundary of the 
Development and is located entirely within the boundaries of the Drainage Easement. The Sewer TCE is 
for the installation of an underground sanitary sewer connecting the Development sewer line to the City 
system. Subsequent to installation of the sewer, the City will assume ownership and maintenance 
responsibilities for all improvements installed pursuant to the Sewer TCE. 

CITY FINANCIAL IMPACTS 

Other than staff time and other expenses reimbursable to the City by PSPR, there is no cost to the City 
associated with Conveyance Documents or the Easements. However, staff estimates the fair market value 
of the Easements to total $18,615, being itemized as follows (the “Property Values”):  

1. Drainage Easement-$8,225; 

2. Drainage TCE-$10,162; and 

3. Sewer TCE-$228. 
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Staff recommends that the Easements should be conveyed to PSPR for no monetary consideration as the 
Parks Department will be benefitting from the removal of concrete and debris, importing topsoil, and 
irrigation system modifications, the value of which is estimated at $68,558 which substantially exceeds the 
Property Values. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

Not required. 

 The duties of Parks and Recreation Board speak more generally to “rules, regulations, policies and 
administrative and budgetary matters” 

 When staff deems easements on Parks properties to have minimal impact to the underlying properties 
purpose and function, it is not a part of our typical practice to bring them to the boards. 

 For larger more impactful land purchases/sales or policies, it is more common to seek input from the 
boards. 

 This Agenda item was evaluated to show minimal or no impact on the underlying uses. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

First Reading attachments not included. 
 

1. Ordinance for Consideration 
2. Exhibit A to Ordinance 
3. Exhibit B to Ordinance 
4. Exhibit C to Ordinance 
5. Exhibit D to Ordinance 
6. Vicinity Map 
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ORDINANCE NO. 051, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROVING THE CONVEYANCE OF A PERMANENT EASEMENT FOR 
STORMWATER DRAINAGE, A TEMPORARY CONSTRUCTION EASEMENT 

FOR THE CONSTRUCTION OF STORMWATER DRAINAGE 
IMPROVEMENTS, AND A TEMPORARY CONSTRUCTION EASEMENT FOR 
THE CONSTRUCTION OF SEWER FACILITIES TO PS-POUDRE RIVER, LLC 

 
A. The City owns a parcel of real property located north of East Lincoln Avenue 

and adjacent to the Poudre River as shown and described on Exhibit “A”, attached and 
incorporated herein by reference, upon which is located the City’s Buckingham Park (the 
“City Property”). 

 
B. PS-Poudre River, LLC (“PSPR”) intends to develop a vacant parcel of land 

(the “Development”) to the north of adjacent to the City Property (the “PSPR Property”). 
 
C. PSPR has submitted plans for the Development to the City (the 

“Development Plans”), which have been reviewed by City staff.  As part of the 
development review process City staff asked PSPR to acquire necessary easements for 
the Development, including three easements on the City Property. 

 
D. These easements (collectively, “the Easements”) include: 
 

1. A perpetual drainage easement to PSPR over 62,419 square feet of the City 
Property to allow for the right to store 100-year flood water and stormwater 
drainage from the Development as shown and described on Exhibit “B”, 
attached and incorporated herein by reference (the “Drainage Easement”).  
After the completion of grading and re-grading to allow for such storage 
pursuant to the Drainage TCE identified below, the Drainage Easement will 
not allow for any further alteration of the easement area or the installation 
of any permanent improvements. 
 

2. A temporary construction easement to PSPR for a period of up to four years 
over 40,648 square feet of the City Property as shown and described on 
Exhibit “C”, attached and incorporated herein by reference (the “Drainage 
TCE”). The majority of the Drainage TCE area lies within the boundaries of 
the Drainage Easement and will allow PSPR the temporary ability to 
perform work to re-grade the surface to accommodate stormwater runoff 
from the Development.  Work under the Drainage TCE will also include 
PSPR’s removal of unwanted concrete and other debris from the City’s prior 
levy construction for Buckingham Park.  The re-grading and debris removal 
substantially benefits the drainage and future development of the park.  
 

3. A temporary construction easement to PSPR for a period of up to four years 
over 4,562 square feet of the City Property as shown and described on 
Exhibit “D”, attached and incorporated herein by reference (the “Sewer 
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TCE”).  The Sewer TCE is located entirely within the Drainage Easement 
and will allow PSPR to install an underground sanitary sewer line 
connecting the Development sewer line to the City’s sanitary sewer system.  
After installation, PSPR will convey the sewer line to the City. 

 
E. Section 23-111(a) of the City Code authorizes the City Council to sell, 

convey or otherwise dispose of any interest in real property owned by the City, provided 
that the City Council first finds, by ordinance, that such sale or other disposition is in the 
best interests of the City.  

 
F. In addition, Section 23-114 of the City Code requires that any sale or other 

conveyance of property interests approved under section 23-111(a) be for an amount 
equal to or greater than the fair market value of such interest. 

 
G. City staff estimates the value of the Easements at $18,615; however, staff 

also estimates that the work PSPR will do on the City Property in the Easements – 
including grading and re-grading, importing topsoil, removal of concrete and debris, 
modifications to the city’s irrigation system, and installation of a sewer line – has a value 
of approximately $68,558 and substantially benefits the drainage and future development 
of Buckingham Park.  Therefore, staff has recommended that the City convey the 
Easements to PSPR for no additional monetary compensation.  
 
 H. Because the work contemplated in the Easements must still obtain 
development review approval from the City, City staff recommends the actual conveyance 
of the Easements be conditional upon PSPR, or its successors and assigns, obtaining 
such approval. 
 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. The City Council finds that granting the Easements to PSPR on the 
terms and conditions described herein is in the best interests of the City.   

 
Section 2. The City Council authorizes the Mayor to execute such documents 

as are necessary to convey the Easements to PSPR on terms and conditions consistent 
with this Ordinance, together with such additional terms and conditions as the City 
Manager, in consultation with the City Attorney, determines are necessary or appropriate 
to protect the interests of the City, including, but not limited to, any necessary changes to 
the legal descriptions of the Easements, as long as such changes do not materially 
increase the size or change the character of the interests to be conveyed. 
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 Introduced, considered favorably on first reading on April 2, 2024, and approved 
on second reading for final passage on April 16, 2024.  
 
 
 

    ______________________________ 
                Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 26, 2024 
Approving Attorney: Ryan Malarky 
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River Property 
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EXHIBIT A TO ORDINANCE NO. 051, 2024
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Jonathan Piefer, Senior Real Estate Specialist 
Ralph Campano, Real Estate Services Manager 
Dave Kemp, Parks Senior Trails Planner 
Kim Manajek, Senior Manager Horticulture 

SUBJECT 

Second Reading of Ordinance No. 052, 2024, Approving the Conveyance of One Permanent 
Easement and One Temporary Construction Easement for the Construction of a Portion of 
Phemister Trail on City Property to Colorado State University. 

EXECUTIVE SUMMARY 

This Ordinance, unanimously adopted on First Reading on April 2, 2024, approves an Ordinance that would 
permit the conveyance of one (1) permanent easement (the “Trail Easement”) and one (1) temporary 
construction easement (the “TCE”) to Colorado State University (“CSU”), for the construction, operation, 
and maintenance of a public multi-modal trail (the “Phemister Trail”) on City Property located at 2145 
Centre Street, which is the current location of The Gardens on Spring Creek (the “Gardens on Spring 
Creek”).   

Please note that this Second Reading Agenda Item Summary has been amended to address concerns 
brought up by Councilmember Ohlson at First Reading. Specifically, amendments to address Tree 
Restoration and Council/Board approvals. Kim Manajek from Cultural Resources has also been added as 
a staff resource. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on Second Reading. 

BACKGROUND / DISCUSSION 

The Property 

The Gardens on Spring Creek is comprised of 18.050 acres, more or less, being all of Tract A of the Centre 
for Advanced Technology 22nd Filing, Community Horticulture Center, as depicted in that certain Plat 
recorded April 2, 2003, at Reception No. 20030039524, Clerk and Recorder’s Records, Larimer County, 
Colorado. The land was originally conveyed to the City by Colorado State University Research Foundation 
in that certain Special Warranty Deed dated February 29, 2000, recorded April 2, 2003, at Reception No. 
20030039524, Clerk and Recorder’s Records, Larimer County, Colorado. The City subsequently 
constructed The Gardens on Spring Creek on the land, which opened in 2004. The land is currently 
managed by the City’s Cultural Services Department. 
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The Project 

The Trail Easement and the TCE (the “Conveyance Documents” and the “Easements”) are part of the 
Phemister Trail Project of CSU, located on the west side of Centre Avenue between The Gardens on 
Spring Creek and the underpass at Prospect Road. The trail will connect to Spring Creek Trail at the 
Gardens on Spring Creek and will run north along the east side of the CSU Horticulture Center before 
reaching the underpass at Prospect Road. Phemister Trail will improve access and safety for pedestrians 
and cyclists heading toward CSU’s main campus by circumventing the need to use and cross Centre 
Avenue. The trail will also include a new bridge over Spring Creek (the “Bridge”), which will provide a 
potential detour route if the Spring Creek Trail tunnel under Centre Avenue is blocked by seasonal flooding. 

CSU has submitted plans (the “Construction Plans”) for Phemister Trail to the City for review, which has 
undergone the Site Plan Advisory Review process. CSU has also submitted CDOT Right of Way plans to 
the Colorado Department of Transportation, which are currently under review. Construction on the 
Phemister Trail is expected to start this year. 

There are no foreseeable construction impacts to access, use, and parking at The Gardens on Spring 
Creek. The Conveyance Documents will provide that any damaged surface areas, including any trees, will 
be restored in accordance with City plans, specifications, and requirements.   

Staff have relied primarily on CSU and/or its contractors to provide accurate surveys, legal descriptions, 
and title review for the Conveyance Documents. 

Second Reading Clarification:  The current plans do not show that any additional trees will be planted 
as part of this project. Furthermore, the trail alignment is not shown to impact any existing trees.  

This Trail construction is part of a larger stormwater/trail project associated with Ordinance 113-2016, 
which resulted in the addition of 38 Trees and 33 Shrubs as outlined on the attached Landscape Plan. 

The Trail Easement 

The Trail Easement consists of 13,120 square feet of City property on the northern portion of the Gardens 
on Spring Creek, being comprised of two separate areas (7,323 square feet and 5,797 square feet) 
separated by property owned by CSU. The Trail Easement will permit CSU to construct, operate, and 
maintain a 10’ wide public multi-modal trail on City property. The Trail Easement will also provide that CSU 
will own and maintain the improvements installed pursuant thereto, being Phemister Trail and the Bridge. 
The Trail Easement will ensure that any damaged surface areas, including any trees, will be restored in 
accordance with a City plans, specifications, and requirements.    

The TCE 

The TCE consists of 26,944 square feet of City property adjoining the Bridge, being comprised of three 
separate areas (10,981 square feet, 8,715 square feet, and 7,248 square feet). Work within the TCE will 
mainly include grading, regrading, and construction activities to support the trail and the Bridge. The TCE 
will provide that any damaged surface areas, including any trees, will be restored in accordance with a City 
plans, specifications, and requirements. 

CITY FINANCIAL IMPACTS 

Other than staff time and other expenses reimbursable to City by CSU, there is no cost to the City 
associated with Conveyance Documents or the Easements. However, staff estimates the fair market value 
of the Easements to total $15,159, being itemized as follows (the “Property Values”):  

1. Trail Easement-$12,464; and 

2. TCE-$2,695. 
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Staff recommends that the Easements should be conveyed to CSU for no monetary consideration because 
such transactions serve a bona fide public purpose and satisfy the requirements of Section 23-114 of the 
City Code.   

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

At its August 24, 2016, meeting, the Parks and Recreation Board voted 8-0 to recommend approval of the 
easement and found it appropriate to utilize this portion of the City’s land to develop and construct the 
water quality pond and trail connectivity with the City’s assistance in the design and neighborhood outreach. 

The Parks and Recreation Board was also updated on the project status during the New Business report 
on December 6, 2023. 

Approval or review by the Cultural Resources Board is not required. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

First Reading attachments not included. 
 

1. Ordinance for Consideration 
2. Landscape Plan 
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ORDINANCE NO. 052, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROVING THE CONVEYANCE OF ONE PERMANENT EASEMENT 
AND ONE TEMPORARY CONSTRUCTION EASEMENT FOR THE 

CONSTRUCTION OF A PORTION OF PHEMISTER TRAIL ON CITY 
PROPERTY TO COLORADO STATE UNIVERSITY 

 
A. The City’s Gardens on Spring Creek property is comprised of 18.050 acres 

and contains a portion of the City’s Spring Creek Trail, a multi-modal trail. 
 

B. Colorado State University (“CSU”) seeks two easements (“the Easements”) 
from the City on a portion of the Gardens on Spring Creek property, including one 
temporary construction easement and one permanent easement to allow for the 
construction, operation, and maintenance of a portion of the multi-modal Phemister Trail, 
which allows for the connection of the Phemister Trail and the Spring Creek Trail. 

 
C. The permanent easement consists of 13,120 square feet of City property 

on the northern portion of the Gardens on Spring Creek, being comprised of two separate 
areas (7,323 square feet and 5,797 square feet) separated by property owned by CSU.   

 
D. The temporary construction easement consists of 26,944 square feet of City 

property, being comprised of three separate areas (10,981 square feet, 8,715 square feet, 
and 7,248 square feet).  Work within the temporary construction easement will mainly 
include grading, regrading, and construction activities to support the trail and a bridge 
over Spring Creek.   

 
E. City staff estimates that the fair market value of the Easements to total 

$15,159.  
 

F. Section 23-111 of the City Code authorizes the City Council to dispose of 
interests in real property owned in the name of the City provided that the City Council first 
finds, by ordinance, that such disposition is in the best interests of the City.  

 
G. Section 23-114 of the City Code authorizes the City Council to dispose of 

interests in real property for less than fair market value provided that the City Council 
determines that such disposition serves a bona fide public purpose. 

 
H. City staff has recommended that the City grant the Easements at no cost to 

CSU. The City Council concurs and determines that the disposition of this property 
interest serves a bona fide public purpose in accordance with the requirements of Section 
23-114 of the City Code because:  

 
a. The Easements promote health, safety or general welfare and benefits a 

significant segment of the citizens of Fort Collins because it allows for 
expanded use of multi-modal trails available to the public;  
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b. The expansion of multi-modal trails supports City active modes goals;  
 

c. The financial support provided through the grant of the Easements to CSU 
can be leveraged through benefits to the City’s cooperative relationship with 
CSU;  

 

d. The financial benefit to CSU is not substantial relative to the public purpose 
of expanding the multi-modal trail system in the city; and 

 

e. The grant of the Easements will not interfere with current City projects or 
work programs, hinder workload schedules or divert resources needed for 
primary City functions or responsibilities. 

 

I. The City Council finds that granting the Easements to CSU as described 
above is in the best interests of the City. 

 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. The City Council finds that granting the Easements to CSU on the 
terms and conditions described herein is in the best interests of the City.   

 

Section 2. The City Council authorizes the Mayor to execute such documents 
as are necessary to convey the Easements to CSU on terms and conditions consistent 
with this Ordinance, together with such additional terms and conditions as the City 
Manager, in consultation with the City Attorney, determines are necessary or appropriate 
to protect the interests of the City, including, but not limited to, any necessary changes to 
the legal descriptions of the Easements, as long as such changes do not materially 
increase the size or change the character of the interests to be conveyed. 
 
 Introduced, considered favorably on first reading on April 2, 2024, and approved 
on second reading for final passage on April 16, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 26, 2024 
Approving Attorney: Ted Hewitt 
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TREES
Ponderosa Pine

Austrian Pine

SHRUBS
Chokecherry

Apache Plume
Rabbit Brush

Three Leaf Sumac
- CSU Irrigation System

TREES
Ponderosa Pine
Austrian Pine

SHRUBS
Chokecherry
Apache Plume
Rabbit Brush
Three Leaf Sumac
- Irrigation TBD

TREES
Ponderosa Pine
Austrian Pine
- CSU Irrigation System

CSU to maintain and are responsible for irrigation. 

COFC to maintain and irrigation responsibility TBD 
until after site visit/plant staking meeting.

NOTES:
1. Plant quantities in each zone to be verified during site visit 
with CSU, Bath Nursery, and COFC Park Planning and Forest-
ry on Thursday March 2nd. Further discussion needs to hap-
pen regarding responsibilities for irrigation on the south side 
of the project area.
2. Trees to be 2” caliper min., balled and burlaped. Shrubs to 
be 5 gallon containers.

TREES
Plains and Lanceleaf Cottonwood

River Birch

SHRUBS
Coyote Willow

 - CSU Irrigation System

SHRUBS
River Birch

Coyote Willow
- Irrigation TBD

TREES
Plains and Lanceleaf Cottonwood
- COFO Hand Water as Needed

TREES
Plains and Lanceleaf Cottonwood
- COFC Hand Water or Irrigation System

TREES
Plains and Lanceleaf Cottonwood

- CSU Irrigation System

SHRUBS
Chokecherry
Apache Plume
- CSU Irrigation System
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lbently
Text Box
TREESAustrian Pine (3), min. 6' tree, protection includedSHRUBSThree Leaf Sumac (5)-CSU  Temp Irrigation System

lbently
Text Box
SHRUBSThree Leaf Sumac (9)Assumed for budgeting; once the outlet structure and wing walls are built, we will have another site meeting to determine if this is appropriate.-CSU Temp Irrigation System

lbently
Text Box
Delete this zone: discussed that this area was not conducive to planting currently with heavily compacted soil from drive access

lbently
Text Box
Delete this zone: screening for pond is already provided to the south and west with existing vegetation and trees

lbently
Text Box
TREESCottonwood (3), protection includedRiver Birch 2 sets of (3) with 10' spacing-CSU Temp Irrigation System

lbently
Text Box
TREESLanceleaf Cottonwood (4), protection included-COFC Irrigation System

lbently
Text Box
TREESPonderosa Pine (3) with 2-'spacing, min.6' tree, protection includedChoke Cherry (3), min. 5 gallon, protection included-CSU Temp Irrigation System

lbently
Text Box
Street Trees on CentreChinquapin Oak (3 or 4)COFC to confirm which ones need to be replaced-CSU Irrigation existing

lbently
Text Box
TREESRiver Birch (3), 10' spacing, protection included-CSU Temp Irrigation System

lbently
Text Box
TREESPlains Cottonwood (3), protection included SHRUBSRabbit Brush 1 set of (3), min. 5 gallon, 8' spacingRabbit Brush 1 set of (5), min 5 gallon, 8' spacingApache Plume 1 set of (3), min. 5 gallon, 8' spacing-CSU Temp Irrigation System

lbently
Text Box
TREESChoke Cherry 2 sets of (3), min. 5 gallon, protection included-CSU Temp Irrigation System

lbently
Text Box
TREESRiver Birch (3) with 10' spacing, protection includedSHRUBS Rabbit Brush 1 set of (3), min. 5 gallon, 8' spacing Apache Plume 1 set of (5), 8' spacing, min. 5 gallon-CSI Temp Irrigation System

lbently
Text Box
LegendTREESAustrian PinePonderosa PineRiver BirchPlains CottonwoodLanceleaf CottonwoodChoke CherrySHRUBSThree Leaf SumacRabbit BrushApache Plume
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Katie Donahue, Director, Natural Areas Department 
Barb Brock, Financial Analyst II, Natural Areas Department 

SUBJECT 

First Reading of Ordinance No. 053, 2024, Appropriating Prior Year Reserves in the Natural Areas 
Fund and the Sales and Use Tax Fund for the Purpose of Land Conservation, Visitor Amenities, 
Restoration and Other Related Natural Areas Stewardship Activities Not Included in the 2024 
Adopted City Budget. 

EXECUTIVE SUMMARY 

The purpose of this item is to appropriate $7,924,969 in prior year reserves in the Natural Areas Fund and 
$269,466 in prior year reserves in the Sales and Use Tax fund to be transferred to the Natural Areas Fund. 
These appropriations are for land conservation, resource management, planning, construction of trails 
and other visitor amenities, restoration of wildlife habitat, and other Natural Areas Department programs 
and activities to benefit the residents of the City, in accordance with the Natural Areas Master Plan. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on First Reading. 

BACKGROUND / DISCUSSION 

Funding for the Natural Areas Department (NAD) for purposes other than capital projects lapses each 
year if not spent. Unspent prior year funds and unanticipated revenues need to be appropriated 
into the following year’s budget before they can be used. The purpose of this item is to appropriate 
$7,924,969 in unspent funds and unanticipated revenues in the Natural areas Fund to fund land 
conservation, resource management, planning, construction of trails and other visitor amenities, restoration 
of wildlife habitat and other Natural Areas Department programs and activities to benefit the residents of 
the City, in accordance with the Natural Areas Maser Plan. 

In addition, the sales and use tax revenue received in 2023 was higher than projected and existing 
appropriations were not adequate to make the full transfer from the Sales and Use Tax Fund to the Natural 
Areas Fund for the one quarter cent Natural Areas tax in the amount of $269,466. 

Of the total appropriation $7,100,000 will be used for land conservation. With over $8.0 million in land 
acquisitions under negotiation, and an additional $20.0 million in properties identified as high priorities for 
conservation, there is reasonable likelihood that most of these funds specifically for land conservation will 
be spent in 2024.  
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The funds for NAD come from the following designated sources of revenue: the City - Open Space Yes! ¼ 
cent sales tax; the Larimer County - Help Preserve Open Space ¼ cent sales tax; and miscellaneous 
anticipated and unanticipated revenues. All these funds are restricted to the purposes of the NAD, including 
unanticipated revenues, which consist generally of income from sales tax revenues, sale of easements 
and leases, and grants. The prior year reserve funds being appropriated in this Ordinance are more 
specifically described as: 

$7,470,859  Unspent 2023 Budgeted Funds – appropriated for same purpose. 

$   454,110  Unanticipated Revenues & Unspent Funds – appropriated for new purposes. 

$   269,466  Transfer from Sales and Use Tax Fund 

$8,194,435  Total Appropriation from 2023 Prior Year Reserves  

The anticipated use of these funds is as follows: 

Land Conservation - $7,100,000: $6,915,424 in unspent land conservation funds plus $184,576 in new 
funds for land conservation efforts per the Natural Areas Master Plan. 

Ecological Stewardship - $569,636: $39,636 to carryover the unspent donation from the West Vine 
neighborhood for the restoration of Kestrel Fields; $200,000 for demolition of structures, when needed, for 
new acquisitions, $170,000 for grassland health infrastructure (water and fence) needs, $80,000 for 
breeding bird data analysis and $80,000 in restoration seed purchases. 

Planning and Special Projects - $158,799: $140,000 in carryover for the Strategic Framework; this 
planning process kicked off in Q4 2023 and will continue throughout 2024. $18,799 in undistributed 
Enhancement Grant Funds from 2023 will be distributed as part of support for Nature in the City 
community-led habitat projects. 

Trails and Visitor Amenities (TVA) - $285,000 for a mini-excavator that will be utilized across the 
department for projects throughout the year and to replace the 2002 FL80 tandem axel truck. 

Rangers/Trails & Visitor Amenities - $30,000 for new camera additions to the system-wide cameras 

currently in use for parking lot management and crime abatement, replacing basic model wildlife cameras 

without transmission capabilities. 

Department Management - $51,000 for a consultant contract for leadership coaching and change 
management support as Natural Areas implements a department reorganization. 

CITY FINANCIAL IMPACTS 

The appropriation Ordinance increases 2024 appropriations in the City’s Natural Areas Fund by 

$8,194,435. The requested total appropriation of $8,194,435 in the Natural Areas Fund represents 2023 

appropriations that were unspent and unencumbered at year-end in addit ion to 2023, unanticipated 

revenues and new appropriations from the Natural Areas Fund Balance. This ordinance also 

increases the total appropr iat ions in the Sales and Use Tax Fund by $269,466 to be 

transferred to the Natural Areas Fund. All these funds are restricted to the purposes of the 

Natural Areas Department. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

The Land Conservation and Stewardship Board met on March 6, 2024.  
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2023 Reappropriations Excerpt     

Barb Brock, Financial Analyst II and Katie Donahue, Director, reminded the LCSB of the annual 
reappropriation process. As outlined in the memo to the LCSB, NAD staff will be requesting to appropriate 
$8,194,435 in unspent funds and unanticipated revenues in the Natural Areas Fund to fund land 
conservation, restoration of wildlife habitat, trails and visitor amenities, special projects and other NAD 
needs to benefit the residents of Fort Collins.  

Of the total appropriation, $7,100,000 will be used for land conservation. With over $8,000,000 currently 
under contract or in negotiation, and an additional $20,000,000 in properties identified as high priorities for 
conservation, there is a reasonable likelihood that most of these funds will be spent in 2024.  

Barb and Katie then provided a brief description of the remaining funds to be carried over to 2024 budget 
and the associated expenditures.  

Discussion  

Member Piesman asked for clarification on the Land Conservation expenditures for 2024. Katie and Barb 
explained, staff maintains an active priority list of potential acquisitions which currently totals approximately 
$20.0 million. It is unlikely that all properties on the priority list would be acquired in 2024.  

Member Elson made a motion that the Land Conservation and Stewardship Board recommends 
that City Council approve the proposed 2024 appropriation of prior year Natural Areas reserves. 
Member Piesman seconded the motion. The motion was unanimously approved 7-0.  

PUBLIC OUTREACH 

Natural Areas Funds will be spent in alignment with the Natural Areas Master Plan, which was extensively 
reviewed by the public prior to its adoption in October 2014. 

ATTACHMENTS 

1. Ordinance for Consideration 
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ORDINANCE NO. 053, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROPRIATING PRIOR YEAR RESERVES IN THE NATURAL AREAS 
FUND AND THE SALES AND USE TAX FUND FOR THE PURPOSE OF 

LAND CONSERVATION, VISITOR AMENITIES, RESTORATION AND 
OTHER RELATED NATURAL AREAS STEWARDSHIP ACTIVITIES NOT 

INCLUDED IN THE 2024 ADOPTED CITY BUDGET 
 

A. The City is committed to preserving natural areas and providing 
educational, interpretive and appropriate recreational opportunities to the public. 

 
B. Natural Areas programming implements open land conservation priorities 

identified in the City’s Comprehensive Plan by purchasing conservation easement 
interests in key natural areas, community separators, or other open lands; providing 
stewardship for lands purchased; public engagement and educational programs; and 
developing trails and interpretive features and other amenities for public use. 

 
C. The Natural Areas Department is funded primarily through the collection of 

City Open Space – Yes! sales and use tax revenue, as well as revenues from the Larimer 
County Help Preserve Open Space sales and use tax, investment earnings, and other 
miscellaneous revenues deposited in the Natural Areas Fund. 

 
D. Article V, Section 9 of the City Charter permits the City Council, upon the 

recommendation of the City Manager, to make supplemental appropriations by ordinance 
at any time during the fiscal year such funds for expenditure as may be available from 
reserves accumulated in prior years, notwithstanding that such reserves were not 
previously appropriated. 

 
E. Article V, Section 11 of the City Charter requires all appropriations 

unexpended or unencumbered at the end of the fiscal year lapse to the applicable general 
or special revenue fund, except appropriations for capital projects and federal or state 
grants do not lapse until completion of the capital project or expiration of the respective 
grant. 

 
F. The City Manager has recommended the appropriation from prior year 

reserves in the Natural Areas Fund of a total of $7,924,969, comprised of unspent and 
unencumbered appropriations from 2023. 

 
G. The City Manager has recommended this appropriation and determined 

that this appropriation is available and previously unappropriated from the Natural Areas 
Fund and will not cause the total amount appropriated in the Natural Areas Fund to 
exceed the current estimate of actual and anticipated revenues and all other funds to be 
received in this Fund during this fiscal year. 
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H. Article V, Section 10 of the City Charter authorizes the City Council, upon 
recommendation by the City Manager, to transfer by ordinance any unexpended and 
unencumbered appropriated amount or portion thereof from one fund or capital project to 
another fund or capital project, provided that the purpose for which the transferred funds 
are to be expended remains unchanged, the purpose for which the funds were initially 
appropriated no longer exists, or the proposed transfer is from a fund or capital project in 
which the amount appropriated exceeds the amount needed to accomplish the purpose 
specified in the appropriation ordinance. 

 
I. The City Manager has recommended the transfer of $269,466 from the 

Sales and Use Tax Fund to the Natural Areas Fund and determined that the purpose for 
which the transferred funds are to be expended remains unchanged. 

 
J. The appropriations described herein shall be used for land conservation, 

resource management, planning, construction of trails and other visitor amenities, 
restoration of wildlife habitat, and other Natural Areas Department programs and activities 
to benefit the residents of the City, in accordance with the Natural Areas Master Plan. 

 
K. The appropriations described herein benefits the public health, safety, and 

welfare of the residents of Fort Collins and serves the public purpose of providing funding 
for preserving natural areas, conserving viewsheds, and providing recreational 
opportunities to the public. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. There is hereby appropriated from prior year reserves in the Natural 
Areas Fund the sum of SEVEN MILLION NINE HUNDRED TWENTY-FOUR THOUSAND 
NINE HUNDRED SIXTY-NINE DOLLARS ($7,924,969) to be expended in the Natural 
Areas Fund for land conservation, resource management, planning, construction of trails 
and other visitor amenities, restoration of wildlife habitat, and other Natural Areas 
Department programs and activities to benefit the residents of the City, in accordance 
with the Natural Areas Master Plan. 

 
Section 2. There is hereby appropriated from prior year reserves in the Sales 

and Use Tax Fund for transfer to the Natural Areas Fund the sum of TWO HUNDRED 
SIXTY-NINE THOUSAND FOUR HUNDRED SIXTY-SIX DOLLARS ($269,466) and 
appropriated therein to be expended in the Natural Areas Fund for land conservation, 
resource management, planning, construction of trails and other visitor amenities, 
restoration of wildlife habitat, and other Natural Areas Department programs and activities 
to benefit the residents of the City, in accordance with the Natural Areas Master Plan. 
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 Introduced, considered favorably on first reading on April 16, 2024, and approved 
on second reading for final passage on May 7, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: May 17, 2024 
Approving Attorney: Sara Arfmann 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Nina Bodenhamer, City Give Director 

SUBJECT 

First Reading of Ordinance No. 054, 2024, Appropriating Philanthropic Revenue Received by City 
Give for FC Moves to Fund an Asphalt Art Installation. 

EXECUTIVE SUMMARY 

The purpose of this item is to request an appropriation of $25,000 in philanthropic revenue received by 
City Give for FC Moves, a department within the City’s Planning Development and Transportation Service 
Area, for an asphalt art installation as designated by the grant award.  This installation is consistent with 
the City’s Active Modes Plan. 

In 2019, the City of Fort Collins launched City Give, a formalized enterprise-wide initiative to create a 
transparent, non-partisan governance structure for accepting and appropriating charitable gifts. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinance on First Reading. 

BACKGROUND / DISCUSSION 

Bloomberg Philanthropies awarded $25,000 to FC Moves, a department within the Planning, Development 
and Transportation Service Area, for an asphalt art installation as designated by the grant award.  The 
installation of this improvement is consistent with the City’s Active Modes Plan.  

The award will fund an asphalt art installation at the intersection of Magnolia Street, Canyon Avenue, and 
Sherwood Street near the Lincoln Center. The proposed design intervention aims to improve comfort and 
safety for all road users by increasing compliance with posted speed limits, reducing near misses, and 
increasing bike and pedestrian mode share. Traffic paint and delineator posts will outline curb extensions 
or bulb-outs, which reduce pedestrian crossing distances, exposure to traffic, and turning speeds. 

The installation will be informed by robust community engagement and facilitated by Art in Public Places.  

The location is an integral component of a major bikeway, allowing for safe east/west travel and offering a 
unique opportunity for innovative traffic calming solutions. The 2022 Active Modes Plan recommends an 
intersection redesign and suggests asphalt art as a means of testing alternative intersection geometry. The 
proposed artistic intervention will offer low cost/quick build solutions for traffic calming, place making, and 
community building. 
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CITY FINANCIAL IMPACTS 

Upon adoption, this Ordinance will appropriate $25,000 in philanthropic revenue for expenditure in the 
Transportation Services Fund for FC Moves. The funds have been received and accepted per City Give 
Administrative and Financial Policy. 

The City Manager has also determined that these appropriations are available and previously 
unappropriated from the Transportation Services Fund and will not cause the total amount appropriated in 
the Transportation Services Fund to exceed the current estimate of actual and anticipated revenues and 
all other funds to be received in the Transportation Services Fund during fiscal year 2024. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

None. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

1. Ordinance for Consideration 
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ORDINANCE NO. 054, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROPRIATING PHILANTHROPIC REVENUE RECEIVED BY CITY 
GIVE FOR FC MOVES TO FUND AN ASPHALT ART INSTALLATION 

 

A. The City recognizes the long and valuable tradition of community-led 
collaboration as a way to deliver practical solutions to community issues and to improve 
community livability, including active modes of transportation. 

 
B. The City received an award of $25,000 from Bloomberg Philanthropies to 

fund an asphalt art installation at the intersection of Magnolia Street, Canyon Avenue, 
and Sherwood Street near the Lincoln Center. 
 

C. The specific recipient of the award, FC Moves, is a department within the 
City’s Planning, Development, and Transportation Service Area that advances mobility 
solutions to increase walking, bicycling, transit use, shared and environmentally 
sustainable modes of transportation.   

 
D. The art installation will improve comfort and safety at the intersection for all 

road users by, among other things, increasing compliance with posted speed limits, 
reducing near misses, and increasing bike and pedestrian mode sharing. 

 
E. This appropriation benefits the public health, safety, and welfare of the 

residents of Fort Collins and serves the public purpose of improving comfort and safety 
of all users of the Magnolia Street, Canyon Avenue, and Sherwood Street intersection. 

 
F. Article V, Section 9 of the City Charter permits the City Council, upon the 

recommendation of the City Manager, to make supplemental appropriations by ordinance 
at any time during the fiscal year from such revenues and funds for expenditure as may 
be available from reserves accumulated in prior years, notwithstanding that such reserves 
were not previously appropriated. 

 
G. The City Manager has recommended the appropriation described herein 

and determined that this appropriation is available and previously unappropriated from 
the General Fund and will not cause the total amount appropriated in the Transportation 
Services Fund to exceed the current estimate of actual and anticipated revenues and all 
other funds to be received in this Fund during this fiscal year. 

 
H. Article V, Section 11 of the City Charter authorizes the City Council to 

designate in the ordinance when appropriating funds for federal, state or private grant or 
donation, that such appropriation shall not lapse at the end of the fiscal year in which the 
appropriation is made, but continue until the earlier of the expiration of the federal, state, 
or private grant or donation or the City’s expenditure of all funds received from such grant 
or donation. 

 
I. The City Council wishes to designate the appropriation herein as an 

appropriation that shall lapse at the end of the current fiscal year. 
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  In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 

 
 Section 1. There is hereby appropriated from new philanthropic revenue in the 
Transportation Services Fund the sum of TWENTY-FIVE THOUSAND DOLLARS 
($25,000) to be expended in the Transportation Services Fund for Active Modes Asphalt 
Art Installation. 
 
 Section 2. The appropriation herein is hereby designated, as authorized in 
Article V, Section 11 of the City Charter, as an appropriation that shall lapse at the end 
of the fiscal year. 

 
Introduced, considered favorably on first reading on April 16, 2024, and approved 

on second reading for final passage on May 7, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: May 17, 2024 
Approving Attorney: Ryan Malarky 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Katie Donahue, Natural Areas Director 
Jen Dial, Water Resources Manager 
Bernadette Kuhn, Senior Environmental Planner/Project Manager 
Kerri Ishmael, Grants Administration 

SUBJECT 

Resolution 2024-059 Supporting the Grant Application for the United States Department of the 
Interior, Bureau of Reclamation’s WaterSMART Grants:  Planning and Project Design for the Poudre 
Flows Project and Authorizing the City Manager to Execute Agreements Regarding Such a Grant. 

EXECUTIVE SUMMARY 

The purpose of this item is to obtain support for the City to apply for funds under the United States 
Department of the Interior, Bureau of Reclamation’s (“Reclamation”) WaterSMART Planning and Project 
Design (“WaterSMART”) Grant Program for the Poudre Flows Project. The Reclamation requires a 
resolution demonstrating (1) Council’s support of the City’s request for funds under the WaterSMART Grant 
Program and, assuming the City is selected to receive funding, (2) the City’s commitment to work with 
Reclamation in finalizing an agreement that, among other things, demonstrates the City’s adherence to 
meet financial obligations as represented in the grant application. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Resolution. 

BACKGROUND / DISCUSSION 

Since 2013, the City of Fort Collins (“City”) has collaborated with regional water providers and partners on 
an innovative effort to provide protected instream flows on a 52-mile reach of the Cache la Poudre River 
(“Poudre River”). This effort, called the Poudre Flows Project, will use existing water rights owned by the 
cities of Fort Collins, Greeley, and Thornton, that will be delivered to the Poudre River as protected stream 
flows to maintain and improve the river health. To operate the City’s water right contribution to the Poudre 
Flows Project, upgrades must be made to the Arthur Ditch diversion structure. The City is collaborating 
with the structure’s owners, the Arthur Irrigation Company, and ICON Engineering to design structural 
upgrades needed to measure and deliver the City’s water to the Poudre River. To fund the full design and 
permitting phase, the project team is seeking grant funding from the Reclamation WaterSMART program 
that provides up to $400,000 for successful recipients working on water management resiliency projects. 
To meet the requirements of the WaterSMART Grant Program, the project team seeks a Resolution that 
provides Council’s support for the City’s request for funds under the Reclamation’s fiscal year 2024 funding 
cycle.  
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The Poudre Flows Project is a critical project that will support Council’s Proposed Priority #8 to, “Protect 
community water systems in an integrated way to ensure resilient water resources and healthy 
watersheds”. This priority will only be achieved through strong regional partnerships, and the Poudre Flows 
Project brings together the City, the Cache la Poudre Water Users Association, the Colorado Water 
Conservation Board, the City of Thornton, the City of Greeley, Northern Water, and the Colorado Water 
Trust.  

The City has and continues to pursue external funding in support of design, permitting, and construction of 
needed upgrades at the Arthur Ditch diversion structure, located downstream of the intersection of Taft Hill 
Road and the Poudre River. The conceptual design phase ($120,000) is nearly completed. This effort was 
possible through City 2023 committed funds from Fort Collins Utilities (“Utilities”) and Natural Areas. Final 
design and permitting costs are estimated between $700,000 and $1,200,000. In support of funds needed 
for final design and permitting, the City is presenting a proposal under the Reclamation’s WaterSMART 
Grant Program, requesting the maximum award amount of $400,000. Based on the required cost share, 
the City is proposing $429,230 in cash and in-kind match (Table 1). 

Table 1. Poudre Flows Project grant opportunity details. 

Funding Source Scope Amount 
Requested 

City 
Match 
Amount 

Requirements Deadline 

Reclamation 
WaterSMART 
Planning and 
Project Design 
Grant  

Final 
Design/Pe
rmitting 

$400,000 $429,230 Council 
Resolution stating 
matching funds 
commitment 

May 21, 
2024 

Next Steps 

Pending a resolution demonstrating City Council’s support of the City’s pursuit of funds for the Poudre 
Flows Project, the City will submit a proposal for $400,000 under Reclamation’s WaterSMART Grant 
Program by May 21, 2024. The City will continue to pursue external funding and work through conceptual 
design options that meet the needs of the Poudre Flows Project and the Arthur Irrigation Company.  

CITY FINANCIAL IMPACTS 

Support of City’s collaboration amongst Natural Areas and Utilities in applying for Reclamation’s 
WaterSMART Grant Program does not impact City finances. If the grant is awarded, the City will 
subsequently seek appropriation of such grant funds from Council for transfer and/or appropriation of the 
City’s matching funds to align with City Charter.  

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

The Land Conservation and Stewardship Board passed a motion on March 6, 2024, to recommend Council 
adopt a resolution supporting the City’s request for funds under Reclamation’s WaterSMART Grant 
Program. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

1. Resolution for Consideration  
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RESOLUTION 2024-059 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

SUPPORTING THE GRANT APPLICATION FOR THE UNITED 
STATES DEPARTMENT OF THE INTERIOR, BUREAU OF 

RECLAMATION’S WATERSMART GRANTS: PLANNING AND 
PROJECT DESIGN FOR THE POUDRE FLOWS PROJECT AND 

AUTHORIZING THE CITY MANAGER TO EXECUTE 
AGREEMENTS REGARDING SUCH A GRANT 

 
A. The Cache la Poudre River (“Poudre River”) flows through Fort Collins and 

is a significant amenity to the City, its citizens, and the region.  The Poudre River is the 
source of water supply for numerous water users, including the City, such that the majority 
of Poudre River flows are diverted into canals, ditches, pipelines, reservoirs, and other 
waterworks.  Such diversions reduce the flows of water through Fort Collins, which has 
various ecological, environmental, recreational, sociological, and other impacts, some of 
which are adverse.   

 
B. The City desires to enhance Poudre River flows through Fort Collins and in 

the region while working within the existing legal context, including the prior appropriation 
doctrine, which is confirmed in Sections 5 and 6 of Article XVI of the Colorado Constitution 
and the Water Right Determination and Administration Act of 1969, Colorado Revised 
Statutes Sections 37-92-101 et seq. 

 
C. The City and regional partners are pursuing the Poudre Flows Project 

(“Project”) to improve Poudre River flows, from the canyon mouth to Poudre River’s 
confluence with the South Platte River, at times when flows would improve the ecological 
health of the river, while not injuriously affecting the owners of or persons entitled to use 
water under vested water rights or decreed conditional water rights.  The Project includes 
a proposed stream flow augmentation plan pursuant to Colorado Revised Statutes 
Section 37-92-102(4.5), which is pending in Case No. 2021CW3056 in the District Court 
for Water Division 1.  

 
D. The City and its regional partners have entered into several agreements 

related to the Project.  See, e.g., Resolution 2016-022, Resolution 2018-087 and 
Resolution 2018-088.  

 
E. The United States Department of the Interior, Bureau of Reclamation 

(“Reclamation”) has a WaterSMART (Sustain and Manage America’s Resources for 
Tomorrow) Program and has requested applications for WaterSMART Grants: Planning 
and Project Design for Fiscal Year 2024 (“WaterSMART Grant”).  Such a WaterSMART 
Grant could provide significant funding for the Project, namely with respect to necessary 
infrastructure upgrades at the Arthur Ditch diversion structure. The upgrades must be 
installed to operate the City’s water rights that contribute to the Project.  
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F. The City desires to pursue such a WaterSMART Grant.  Staff will submit an 
application under Reclamation’s WaterSMART Grant program, pursuant to which the City 
would seek a grant of $400,000.  

 
G. Applications for WaterSMART Grants require a resolution from the 

applicant’s governing board verifying: (1) the identity of the official with legal authority to 
enter into an agreement: (2) the board of directors, governing body, or appropriate official 
who has reviewed and supports the application submitted; (3) the capability of the 
applicant to provide the amount of funding and/or in-kind contributions specified in the 
funding plan; and (4) that the applicant will work with Reclamation to meet established 
deadlines for entering into a grant or cooperative agreement.  Following the award of such 
a WATERSMART Grant, Reclamation and the entity that was awarded the grant enter 
into an agreement. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 

 
Section 1. The City Council supports the submission of a WaterSMART Grant 

application as described in this Resolution.  
 
Section 2. The City Council has the capability to provide the amount of funding 

and/or in-kind contributions specified in the project budget funding plan to be described 
in the WaterSMART Grant application, as long as such funding has been appropriated by 
City Council. 

 
Section 3. The City Manager will work with Reclamation to meet established 

deadlines for entering into a grant or cooperative agreement related to any award of a 
WaterSMART Grant.  

 
Section 4. The City Manager is hereby authorized to execute an agreement 

related to a WaterSMART Grant consistent with this Resolution, with such terms and 
conditions as the City Manager, in consultation with the City Attorney, determines to be 
necessary and appropriate to protect the interests of the City and to effectuate the 
purposes of this resolution, provided that all required matching funds have been 
appropriated prior to execution. 
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 Passed and adopted on April 16, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 16, 2024 
Approving Attorney: Eric Potyondy 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Solara Clark, Project Coordinator 

SUBJECT 

Resolution 2024-060 Approving Fort Fund Program Support Disbursements. 

EXECUTIVE SUMMARY 

The purpose of this item is to approve Fort Fund grants from the Cultural Development and Programming 
Account and the Tourism Programming Account for the selected community events in the Program Support 
Grant – March Deadline category, based upon the recommendations of the Cultural Resources Board. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Resolution. 

BACKGROUND / DISCUSSION 

The Fort Fund grant program, established in 1989, disburses lodging tax revenues deposited in the City’s 
Cultural Development and Programming Account and the Tourism Programming Account in accordance 
with the provisions of Section 25-244 of the City Code, where 25% of the revenue from the lodging tax fund 
is applied to the Cultural Development and Programming Account and 5% of revenue from lodging tax is 
dedicated to the Tourism Programming Account. Local non-profit organizations may apply to Fort Fund for 
cultural and/or tourism event support. The Cultural Resources Board is authorized to review grant 
applications based on approved guidelines and make recommendations for Fort Fund disbursements to 
Council, pursuant to Section 2-145 (b) of the City Code. There are three funding categories available and 
a total of five deadlines: Special Event Grant (January and July deadlines), Program Support Grant (March 
and September deadlines), and Cross-Sector Impact Grant (October deadline). 

Fort Fund grants support arts and cultural events that enrich the creative vitality of the community, promote 
local heritage and diversity, and provide opportunities for arts and cultural participation. The grants help 
promote Fort Collins as a creative center and tourist destination and promote the health and well-being of 
all residents and visitors.  

March 28, 2024, Funding Session 

At its March 28, 2024, funding session, the Cultural Resources Board reviewed twenty-seven Program 
Support Grant – March Deadline applications with total requests equaling $584,628.50. Twenty-seven  
applications were found eligible and recommended for funding of $425,000. 

The following table summarizes the Program Support Grant – March Deadline requests, available funds 
and grant award amounts: 
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Grant Requests Available Funds Grant Awards 

$584,628.50 $425,000 $425,000 

The Cultural Resources Board scored each application using the funding criteria outlined in the Fort Fund 
Guidelines and discussed the applications at its March 28, 2024, meeting. The Board’s approval and 
discussion is outlined in the draft minutes. (Attachment 3) The Board is recommending disbursement of 
$425,000 to the eligible applicants as outlined in Exhibit A to the Resolution. 

CITY FINANCIAL IMPACTS 

The Fort Fund grant program, established in 1989, disburses lodging tax revenues deposited in the City’s 
Cultural Development and Programming Account and Tourism Programming Account in accordance with 
the provisions of Section 25-244 of the City Code. This Resolution would distribute $425,000 from the 
Cultural Development and Programming Account and Tourism Programming Account to local non-profit 
organizations. Each grantee organization must provide funds to match the grant amount. These funds were 
budgeted and appropriated in the 2024 budget. Lodging tax is collected pursuant to Section 25-242 of the 
City Code. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

The Cultural Resources Board is presenting these recommendations to Council for programs and 
organizations to receive funding at the recommended grant amounts from the Cultural Development and 
Programming Account and Tourism Programming Account. 

Exhibit A to the Resolution presents the allocations recommended by the Cultural Resources Board to the 
Council for Program Support Grant – March Deadline funding. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

1. Resolution for Consideration 
2. Exhibit A to Resolution 
3. Cultural Resources Board Draft Minutes 
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RESOLUTION 2024-060 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROVING FORT FUND PROGRAM SUPPORT DISBURSEMENTS  
 

A. Providers of lodging accommodations in the City are required by Section 
25-242 of the City Code to pay three percent of all revenues derived from such lodging 
accommodations to the City as a lodging tax. 

 
B. The Fort Fund Grant Program (“Fort Fund”) supports projects and activities 

that provide arts and cultural programming to the Fort Collins community and visitors. 
Established in 1989, Fort Fund distributes lodging tax revenues deposited in the City’s 
Cultural Development and Programming Account and the Tourism Programming Account 
in accordance with the provisions of Section 25-244 of the City Code. 
 

C. Local non-profit organizations may apply to Fort Fund for cultural and 
tourism event support. There are three Fort Fund funding programs available for 
applicants: Special Events; Program Support; and Cross-Sector Impact. 
 

D. The City's Cultural Resources Board reviews applications from the 
community for Fort Fund monies and makes recommendations to the City Council in 
accordance with Section 2-145(b) of the City Code and the administrative guidelines for 
Fort Fund (the “Fort Fund Guidelines”). 

 
E. At its meeting on March 28, 2024, the Cultural Resources Board 

recommended funding for various proposals in the Program Support category based on 
the criteria and considerations set forth in Section 2-145(b) of the City Code and the Fort 
Fund Guidelines. 
 

F. The use of lodging tax revenues will provide a public benefit to the Fort 
Collins community by supporting cultural development and public programming activities 
within the City that promote the use of public accommodations within the City. 
 

G. The City Council has determined it will advance these purposes to approve 
Fort Fund grant disbursements as set forth in Exhibit “A,” which is attached hereto. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. The City Council hereby finds that the distribution of funds through 
the Fort Fund program as set forth on Exhibit “A” will promote the cultural and economic 
health of the community and in doing so will serve a recognized and valuable public 
purpose. 

 
Section 2. Funds in the total amount of Four Hundred Twenty-Five Thousand 

Dollars ($425,000), comprised of Three Hundred Fifty-Eight Thousand Six Hundred 
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Eighty Dollars ($358,680) from the City's Cultural Development and Programming 
Account and Sixty-Six Thousand, Three Hundred Twenty Dollars ($66,320) from the 
Tourism Programming Account, are hereby approved for distribution as set forth in Exhibit 
“A.” 
 
 Passed and adopted on April 16, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 16, 2024 
Approving Attorney: Ted Hewitt 
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APPLICANT PROPOSED EVENT/DATE
FUNDING 

REQUESTS

CULTURAL 
DEVELOPMENT & 
PROGRAMMING

TOURISM 
PROGRAMMING

UNFUNDED 
BALANCE

PERCENT OF 
REQUEST 
FUNDED

Bas Bleu Theatre Company 2024-2025 Season
September 2024 - August 2025 $30,000.00 $21,192 $8,808 71%

Blast N Scrap Blast Shows!
May 2024 - December 2024 $27,600.00 $19,497 $8,103 71%

Canyon Concert Ballet 45th Anniversary Season
September 2024 - June 2025 $30,000.00 $21,192 $8,808 71%

Centennial Children's Chorus 2024-2025 Concert Season
August 2024 - June 2025 $25,500.00 $17,013 $8,487 67%

Colorado Bach Ensemble 2024-2025 Season
December 22, 2024; January 12, 2025; March/April 2025 $13,950.00 $9,854 $4,096 71%

Dance Express 2024-2025 Productions
September 2024 - May 2025 $15,000.00 $10,596 $4,404 71%

Foothills Symphonic Band 2024-2025 Concert Season
October 2024 - May 2025 $5,000.00 $3,140 $1,860 63%

Fort Collins Children's Theatre Performance Season
June 2024 - April 2025 $27,000.00 $18,013 $8,987 67%

Fort Collins Museum of Discovery FCMoD Operations
2024 $30,000.00 $23,547 $6,453 78%

Fort Collins Symphony Association 2024-2025 Season
July 2024 - May 2025 $30,000.00 $23,547 $6,453 78%

Fort Collins Wind Symphony 2024-2025 Season
October 2024 - May 2025 $7,500.00 $5,298 $2,202 71%

Friends of the Gardens on Spring Creek Programming Support for Community Events
May - December 2024 $30,000.00 $21,192 $8,808 71%

Gregory Allicar Museum (CSU) Summer 2024-Spring 2025 Programming
July 2024 - June 2025 $30,000.00 $23,547 $6,453 78%

Health and Wellness Orchestra (FRCCF) 2024-2025 Season
November 10, 2024; March 9, 2025; May 18, 2025 $10,453.50 $6,974 $3,479 67%

Howdy Neighbor Events
Comic Con 2024, BrainChange, and Create Your Own 
Superhero Program
August 2024 - June 2025 $27,495.00 $21,581 $5,914 78%

IMPACT Dance Company A Season of Moving Image
June 2024 - May 31, 2025 $18,100.00 $14,207 $3,893 78%

International Odyssiad & Keyboard Festival 2024 International Keyboard Odyssiad & Festival
August 5-10, 2024 $30,000.00 $23,547 $6,453 78%

Larimer Choral Society (Larimer Chorale) 2024-2025 Season
October 2024 - June 2025 $30,000.00 $21,192 $8,808 71%

FORT FUND GRANT PROGRAM
Program Support

March 2024

Approved Funding 

EXHIBIT A TO RESOLUTION 2024-060
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Launch: Community Through Skateboarding Build Your Own Skateboard Program
June 2024 - June 2025 $4,380.00 $3,438 $942 78%

Lincoln Center Support League Arts Education Outreach
June 2024 - May 2025 $10,600.00 $7,488 $3,112 71%

LuneAseas Phases of LuneAseas
June 2024 - March 2025 $25,000.00 $15,698 $9,302 63%

Museum of Art | Fort Collins Program Support for Exhibitions and Education
June 2024 - June 2025 $30,000.00 $23,547 $6,453 78%

New Horizons Band of Nothern Colorado 2024-2025 Season
September 2024 - September 2025 $5,900.00 $3,936 $1,964 67%

Off the Hook Arts
Music Education and Performance
April 6, May 4, June 3-8, June 27, September 21, November 
9, 2024 $27,750.00 $19,603 $8,147 71%

OpenStage Theatre & Company, Inc. 2024-2025 Season
August 2025 - July 2025 $30,000.00 $23,547 $6,453 78%

Sound Affects Music Sound Affects Shine On
1st and 3 Wednesdays each month in 2024 $8,400.00 $5,934 $2,466 71%

The Center for Fine Art Photography Annual Programming
July 2024 - June 2025 $25,000.00 $16,679 $8,321 67%

$584,628.50 $159,629 73%

Scores are based on application materials and Fort Fund's "Criteria for Funding."

Totals $425,000

EXHIBIT A TO RESOLUTION 2024-060
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Cultural Resources Board 
REGULAR MEETING 
Thursday, March 28, 2024 – 5:30 PM, Founders Room, The Lincoln Center 
 
  

3/28/24– MINUTES Page 1 

 

 

 
CALL TO ORDER: 5:41 PM 

 
ROLL CALL 

• Board Members Present –Sheri Emerick, Kelly Mosher, Vicki Fogel Mykles (Vice-Chair), 
Audra Vaisbort 

• Board Members Remote – Conner Horak-Flood, Leslie Walker (Chair) 
• Board Members Absent – Jessica MacMillan 
• Staff Members Present – Solara Clark, Kim Manajek 
• Guest(s) –  

 
AGENDA REVIEW  

• Katy Schneider is unable to attend the meeting. She emailed some Visit Fort Collins 
updates that Vicki Fogel Mykles will read during New Business. 

 
CITIZEN PARTICIPATION   

APPROVAL OF MINUTES 
• Approval of January 2024 minutes. Leslie Walker made a motion to approve the minutes. 

Audra Vaisbort seconded the motion. The motion passed unanimously. Approved by roll 
call, Ayes: Sheri Emerick, Conner Horak-Flood, Kelly Mosher, Vicki Fogel Mykles, Audra 
Vaisbort, Leslie Walker. 

 
UNFINISHED BUSINESS 

NEW BUSINESS 
• Katy Schneider – Director of Marketing, Visit Fort Collins – Update  

o Vicki Fogel Mykles read the emailed updates (written below) from Katy 
Schneider to the Board. 

o “Lodging tax saw a slight dip for January and February, but hotels seem to be 
optimistic about the rest of spring and summer. Fingers crossed.” 

o “Visit Fort Collins will be moving the downtown visitors center into a portion of the 
former CooperSmith's Pool Hall later this year. There will be opportunities in the 
new space for artistic programming ranging from visual installations, small scale 
performances, TedTalk-style programs, and other opportunities.  Keep an eye 
out for an invitation to the grand opening celebration.” 

o “In December, based on a pitch we (Visit Fort Collins) sent in early 2023, Visit 
Fort Collins hosted journalist Melanie Allen for two days in Fort Collins. The pitch 
and her focus was on the arts/music/entertainment scene in the community.  The 
article was syndicated through AP News to several national 
publications/websites. A fantastic win for the arts and culture community here. 
We also worked with Denver's Channel 7 on a segment about things to do that 

D
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Thursday, March 28, 2024 – 5:30 PM, Founders Room, The Lincoln Center 
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included the Gregory Allicar Museum and, later, the Gardens on Spring Creek.  
We'll keep spreading the word far and wide!”  

o “In an effort to differentiate Fort Collins from other content that leans heavily on 
outdoor recreation on Colorado.com, we have purchased more articles that 
feature arts and culture and appear prominently on the Fort Collins page of that 
site which garners millions of unique views each month.” 

• 2024 Program Support Grant: March Deadline – Discussion and Funding 
Recommendations 

o Solara Clark reviewed the 2024 Program Support Grant: March Deadline 
Funding Results and explained how scoring and available funds affects the 
amount funded per application. 
 The Board discussed and reviewed twenty-seven 2024 Program Support 

Grant: March Deadline applications and funding recommendations.  
 The Board took special note to discuss how they can help Fort Fund 

nonprofit grantees in the future through a variety of workshop topics based 
on the applications they scored in this round. 

 Board members asked for clarifying information on some of the applicants. 
Solara Clark and Kim Manajek addressed any confusion.  

o Kelly Mosher made a motion to accept the funding recommendations. Audra 
Vaisbort seconded the motion. The motion passed unanimously. Approved by 
roll call, Ayes: Sheri Emerick, Conner Horak-Flood, Kelly Mosher, Vicki Fogel 
Mykles, Audra Vaisbort, Leslie Walker. 

• Capacity Building Workshop Series – Priority Topic(s) Determination  
o Solara Clark explained the topics that were most commonly seen in the top three 

when Board members were asked to send their priority rankings. The three 
topics are: 
 Board Development 
 Audience Development/Retention/Involvement 
 Fundraising/Grant Writing/Fiscal Responsibility 

o After brief discussion, the Board decided to begin with Fundraising/Grant 
Writing/Fiscal Responsibility but to include Corporate Sponsorships/Donor 
Development and make it a series of financial topics over a course of three 
workshops.  
 The Board is asked to think about who could be potential facilitators to 

hire for the workshop and to inform Solara Clark at the next meeting. 
• Super Issues Meeting Overview – Sheri Emerick and Kelly Mosher 

 Kelly Mosher described her experience at the Super Issues Meeting as a 
casual networking event to meet people from other Boards. 

 Sheri Emerick spoke positively about her experience and shared that 
other Board members were impressed with the Cultural Resources Board 
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and the Fort Fund Grant Program. 
 Sheri Emerick asked why the event is called “Super Issues Meetings”  

• Solara Clark explained that Super Issue Meetings are intended to 
engage Boards and Commissions in broader discussions about 
issues other Boards and Commissions are working on or are 
interested in. The meetings are produced and managed by the City 
Clerk’s Office. 

 
DIRECTOR’S REPORT 

• Kim Manajek updated the Board on department operations: 
o For 2023, volunteers at The Gardens on Spring Creek provided 13,549.79 hours 

of service. 
o The Fort Collins Museum of Discovery has two artists from Mexico in residence 

working on the community alebrije sculpture. On April 4, from 5-7pm there will be 
a community celebration event. 

o The Live at the Gardens Concert Series lineup, in collaboration with The Lincoln 
Center, will be announced on April 1. Members at the Gardens will get first 
access to tickets. This series is a big membership driver for the Gardens. 
 In collaboration with the Bohemian Foundation, there will be two additional 

concerts to take place in September with a later date for announcements. 
o May 18 and 19 is the Spring Plant Sale at The Gardens on Spring Creek. 
o The Gardens on Spring Creek will be celebrating its 20th birthday on May 8. On 

May 8 from 5-7:30pm will be the Birthday Bash Celebration Event. 
o The Gardens will be hosting the Origami in the Gardens outdoor exhibition this 

summer. The VIP event will be May 30 and the public grand opening will be June 
1.  

o Monday, April 1 is Eileen May’s, our new Director of Cultural Services, first day. 
She will attend the April CuRB meeting. 

o The Community Center for Creativity will open to the public in July. 
 
BOARD MEMBER REPORTS 

• Kelly Mosher attended Canyon Concert Ballet’s performance of Picture of Dorian Grey, the 
Fort Collins Symphony’s Magnificent Mozart performance and Larimer Chorale’s 
performance of The Creation. 

• Conner Horak-Flood went to CSU Dance’s BodySpeak performance and Come From Away 
at The Lincoln Center. 

• Sheri Emerick attended Come From Away at The Lincoln Center and informed the Board of 
the Gregory Allicar Museum exhibitions. 

• Vicki Fogel Mykles went to the Larimer Chorale’s performance of The Creation  
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OTHER BUSINESS 
• Solara Clark reminded the Board to fill out the Liaison Interest Form as soon as possible. 

 
ADJOURNMENT: 

Sheri Emerick made a motion to adjourn at 7:07 PM. Audra Vaisbort seconded the motion. 
The motion passed unanimously. Approved by roll call, Ayes: Sheri Emerick, Conner Horak-
Flood, Kelly Mosher, Vicki Fogel Mykles, Audra Vaisbort, Leslie Walker. 

 
Respectfully submitted,  
Solara Clark 
Project Coordinator 
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 April 16, 2023 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Kai Kleer, Senior City Planner 
Megan Keith, Senior City Planner 

SUBJECT 

Resolution 2024-061 Finding Substantial Compliance and Initiating Annexation Proceedings for the 
I-25 & Mulberry Annexation. 

EXECUTIVE SUMMARY 

The purpose of this item is to determine substantial compliance and initiate annexation proceedings for 
voluntary annexation of the I-25 & Mulberry Annexation, located at the northeast corner of East Mulberry 
Street and Interstate 25. The Applicant has submitted a written petition requesting the annexation and 
proposed zoning. The I-25 & Mulberry Annexation totals 46.9216-acres in size. 

The requested zoning for this annexation is General Commercial (C-G) and Industrial (I), which is in 
alignment with the City of Fort Collins Structure Plan designation for this area. No project development 
plan proposal was submitted in conjunction with the annexation application; however, it is anticipated that 
the landowner will submit an application to construct public infrastructure to prepare the site for future users 
and development. 

The site is part of a county-approved metro district; however, this is not relevant to satisfying State statue 
but will be an important consideration during First Reading. 

This annexation request is in conformance with the State of Colorado Revised Statutes as they relate to 
annexations, the City of Fort Collins City Plan, and the Larimer County and City of Fort Collins 
Intergovernmental Agreement Regarding Growth Management. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Resolution. 

BACKGROUND / DISCUSSION 

This is a 100% voluntary annexation of a 47-acre property located at the northeast corner of I-25 and East 
Mulberry Street. The property is currently and has historically been used in an agricultural capacity. The 
site is bound by NE Frontage Road to the west, former Heli-One industrial building to the north, Cloverleaf 
Community to the east and Sunstate Equipment Rental/East Mulberry Street to the south. As noted, no 
development proposal was submitted in conjunction with this application, however, the applicant has 
indicated the desire to design and construct roadway and utility infrastructure to suit approximately 
400,000+ square feet of retail and light industrial/flex space. 
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The I-25 & Mulberry Annexation is approximately 47-acres in size and has a total contiguous perimeter of 
3,811 feet or 62%, which satisfies the one-sixth (16%) required by State Statue. Contiguity is gained from 
the East Gateway Annexation (2018), Interchange Business Park Third Annexation (2006), and I-25 Third 
Annexation (2017).  

The current boundary of the property is also the service area of the Mulberry Frontage Metropolitan District 
(District) that was established in the County in 2017. The District is an independent local government unit 
designed to finance and manage public infrastructure that is described in the Service Plan. From staff’s 
review of the Service Plan, the anticipated infrastructure includes the design and construction of a re-
aligned Frontage Road, two commercial local streets, utility infrastructure such as water, sanitary, and 
storm sewer, and detention pond infrastructure. The District operates separately from the County and City, 
and has a primary purpose of undertaking the planning, design, financing and, construction and 
maintenance of public improvements. Staff will provide a detailed comparative analysis of the existing 
Metro District and City Policy at time of First Reading. 

The property is located within the Fort Collins Growth Management Area (GMA) and according to policies 
and agreements between the City of Fort Collins and Larimer County contained in the Intergovernmental 
Agreement for the Fort Collins Growth Management Area, the City agrees to consider annexation of 
property in the GMA when the property is eligible for annexation according to State law. 

The March 2024 East Mulberry Enclave Monitoring Report will be issued to Councilmembers on March 21, 
2024. This is the first issuance of this report following December 2023 adoption of the East Mulberry Plan. 
The monitoring report is intended to track and explore potential annexation threshold scenarios within the 
East Mulberry Enclave. The voluntary annexation of the I-25 & Mulberry property is discussed within the 
report as a potential threshold consideration. This will not impact the timing of the annexation consideration 
for the I-25 & Mulberry property. Please reference the March 2024 monitoring report for additional 
information.  

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

The Planning and Zoning Commission will conduct a public hearing on the annexation and zoning request 
on May 16, 2024. The Commission’s recommendation will be forwarded to Council as part of the First 
Reading of the annexation and zoning ordinances on May 21, 2024. 

CITY FINANCIAL IMPACTS 

The annexation and zoning will not result in any initial direct significant financial/economic impacts.  

Future development will also trigger the transition of law enforcement from Larimer County Sheriff to Fort 
Collins Police Services. Should development occur, water utility services will be provided by the East 
Larimer Water (ELCO) District wastewater utility service by the Boxelder Sanitation District, and electric 
service provided by Fort Collins Light & Power. 

PUBLIC OUTREACH 

There was no public outreach for this initiating Resolution, as this Resolution simply accepts the 
Annexation Petition and provides a schedule for upcoming Council hearings, with a schedule and 
notification requirements that comply with State Statutes. 

ATTACHMENTS 

1. Resolution for Consideration 
2. Exhibit A to Resolution 
3. Vicinity Map 
4. Petition 
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5. Applicant Narrative 
6. Annexation Map 
7. Applicant Statement of City Plan Principles and Policies 
8. Metro District Service Plan 
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RESOLUTION 2024-061 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

FINDING SUBSTANTIAL COMPLIANCE AND INITIATING ANNEXATION 
PROCEEDINGS FOR THE I-25 & MULBERRY ANNEXATION 

 
A. A written petition, together with four prints of an annexation map, have been 

filed with the City Clerk requesting the annexation of certain property to be known as the 
I-25 & Mulberry Annexation, as more particularly described below. 

 
B. The City Council desires to initiate annexation proceedings for the I-25 & 

Mulberry Annexation in accordance with the Municipal Annexation Act, Colorado Revised 
Statutes (“C.R.S.”) Section 31-12-101, et seq. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 
 Section 1. The City Council hereby accepts the annexation petition for the I-25 
& Mulberry Annexation, located at the northeast corner of East Mulberry Street and 
Interstate 25 and more particularly described as situate in the County of Larimer, State of 
Colorado, to wit: 
 

A TRACT OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 
10, TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL 
MERIDIAN; COUNTY OF LARIMER, STATE OF COLORADO BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BASIS OF BEARINGS: THE WEST LINE OF THE SOUTHWEST QUARTER OF 
SECTION 10, TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH 
PRINCIPAL MERIDIAN BEING MONUMENTED AT THE SOUTHWEST 
CORNER BY A 3" BRASS CAP STAMPED " LS23503 2007" IN A RANGE BOX, 
AND AT THE WEST QUARTER CORNER BY A 2"ALUMINUM CAP STAMPED " 
LS 5028 1998" ASSUMED TO BEAR N00°09'34"W. 
COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, 
THENCE N70°26'24"E A DISTANCE OF 
648.39 FEET TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF 
INTERSTATE 25, AND THE POINT OF BEGINNING; 
 
THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING SIX (6) 
COURSES: 
1. N58°42'20"W A DISTANCE OF 212.59 FEET; 
2. N38°22'59"W A DISTANCE OF 442.05 FEET; 
3. N14°16'20"W A DISTANCE OF 206.20 FEET; 
4. N00°13'50"W A DISTANCE OF 37.90 FEET; 
5. N00°31'20"W A DISTANCE OF 940.70 FEET; 
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6. N03°19'40"E A DISTANCE OF 245.20 FEET, TO THE 
SOUTHWESTERLY CORNER OF THAT PROPERTY RECORDED 
UNDER RECEPTION NO. 20050043464; 

 
THENCE ON THE SOUTHERLY LINE OF SAID PROPERTY, S89°19'40"E A 
DISTANCE OF 1241.28 FEET, TO A POINT ON THE WESTERLY LINE OF THAT 
PROPERTY RECORDED UNDER RECEPTION NO. 2002051529; 
 
THENCE ON SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 1727.08 
FEET, TO THE NORTHEASTERLY CORNER OF THAT PROPERTY 
RECORDED UNDER RECEPTION NO. 20120069518; 
 
THENCE ON THE NORTHERLY AND WESTERLY LINES OF SAID PROPERTY, 
THE FOLLOWING FOUR (4) COURSES: 
 
1. N69°41'20"W A DISTANCE OF 224.55 FEET; 
2. N81°42'20"W A DISTANCE OF 504.90 FEET; 
3. N58°42'20"W A DISTANCE OF 20.61 FEET; 
4. S00°19'40"W A DISTANCE OF 300.00 FEET, TO THE POINT OF 

BEGINNING. CONTAINING A CALCULATED AREA OF 2,043,904 
SQUARE FEET OR 46.9216 ACRES. 

 
 

Section 2. The City Council hereby finds and determines that the annexation 
petition for the I-25 & Mulberry Annexation is in substantial compliance with the Municipal 
Annexation Act in that the annexation petition contains the following: 

 
 (1) An allegation that it is desirable and necessary that such area be 
annexed to the municipality; 
 
 (2) An allegation that the requirements of C.R.S. Sections 31-12-104 
and 31-12-105 exist or have been met; 
 
 (3) An allegation that the signers of the petition comprise more than fifty 
percent of the landowners in the area and own more than fifty percent of the area 
proposed to be annexed, excluding public streets and alleys and any land owned 
by the annexing municipality; 
 
 (4) The signatures of such landowners; 
 
 (5)   A request that the annexing municipality approve the annexation of 
the area proposed to be annexed; 
 
  (6) The mailing address of each such signer; 
 
 (7) The legal description of the land owned by such signer; 
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 (8) The date of signing of each signature; and 
 
 (9) The affidavit of the circulator of such petition that each signature 
therein is the signature of the person whose name it purports to be. 
 
Section 3. The City Council hereby finds and determines that the annexation 

map, four copies total, accompanying the annexation petition for the I-25 & Mulberry 
Annexation is in substantial compliance with the Municipal Annexation Act in that the map 
contains the following: 

 
 (1) A written legal description of the boundaries of the area proposed to 
be annexed; 
 
 (2) A map showing the boundary of the area proposed to be annexed; 
 
 (3)   Within the annexation boundary map, a showing of the location of 
each ownership tract in unplatted land and, if part or all of the area is platted, the 
boundaries and the plat numbers of plots or of lots and blocks; and 
 
 (4) Next to the boundary of the area proposed to be annexed, a drawing 
of the contiguous boundary of the annexing municipality and the contiguous 
boundary of any other municipality abutting the area proposed to be annexed.  
 
Section 4. The Notice attached hereto as Exhibit “A” is hereby adopted as a part 

of this Resolution.  Said Notice establishes the date, time and place when a public hearing 
will be held regarding the passage of annexation and zoning ordinances pertaining to the 
above-described property.  The City Clerk is directed to publish a copy of this Resolution 
and said Notice as provided in the Municipal Annexation Act. 

 
Passed and adopted on April 16, 2024.  

 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 16, 2024 
Approving Attorney: Brad Yatabe 
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EXHIBIT A TO RESOLUTION 2024-061 
 

1 

 

NOTICE 

 

 TO ALL PERSONS INTERESTED:  

 

 PLEASE TAKE NOTICE that the City Council of the City of Fort Collins has adopted 

Resolution 2024-061 initiating annexation proceedings for the I-25 & Mulberry Annexation, 

consisting of approximately 47 acres and generally located at the northeast corner of East Mulberry 

Street and Interstate 25, and said Annexation being more particularly described in Resolution 

2024-061, a copy of which is available from the City Clerk’s Office. The area to be annexed will 

be concurrently reviewed for zoning to the General Commercial (C-G) zone and Industrial (I) zone 

districts.  The area to be annexed is more particularly described as:  

   

GENERAL COMMERCIAL ZONE DISTRICT: 

 

 

A PORTION OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2009006924 

IN THE RECORDS OF THE LARIMER COUNTY CLERK AND RECORDER, LOCATED 

IN THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 NORTH, RANGE 68 

WEST OF THE 6TH PRINCIPAL MERIDIAN; COUNTY OF LARIMER, STATE OF 

COLORADO BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS: THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 

10, TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN 

BEING MONUMENTED AT THE SOUTHWEST CORNER BY A 3" BRASS CAP 

STAMPED " LS23503 2007" IN A RANGE BOX, AND AT THE WEST QUARTER 

CORNER BY A 2"ALUMINUM CAP STAMPED " LS 5028 1998" ASSUMED TO BEAR 

N00°09'34"W. 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, THENCE 
N70°26'24"E A DISTANCE OF 
648.39 FEET TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF INTERSTATE 

25, AND THE POINT OF BEGINNING; 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING SIX (6) 

COURSES: 

1. N58°42'20"W A DISTANCE OF 212.59 FEET; 

2. N38°22'59"W A DISTANCE OF 442.05 FEET; 

 

3. N14°16'20"W A DISTANCE OF 206.20 FEET; 

 

4. N00°13'50"W A DISTANCE OF 37.90 FEET; 

 

5. THENCE N00°31'20"W A DISTANCE OF 940.70 FEET; 
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EXHIBIT A TO RESOLUTION 2024-061 
 

2 

 

 

6. N03°19'40"E A DISTANCE OF 245.20 FEET, TO THE SOUTHWESTERLY CORNER 

OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 20050043464; 

THENCE ON THE SOUTHERLY LINE OF SAID PROPERTY, THENCE S89°19'40"E A 

DISTANCE OF 400.00 FEET; THENCE DEPARTING SAID SOUTHERLY LINE, THE 

FOLLOWING FIVE (5) COURSES: 

1. S00°40'20"W A DISTANCE OF 591.74 FEET; 

2. S44°30'21"W A DISTANCE OF 127.98 FEET; 

 

3. S00°29'39"E A DISTANCE OF 256.82 FEET, TO A POINT OF CURVE; 

 

4. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 600.00 FEET, 

A CENTRAL ANGLE OF 

88°52'35" AND AN ARC LENGTH OF 930.71 FEET, TO A POINT OF TANGENT; 

 

5. S89°22'14"E A DISTANCE OF 333.27 FEET; 

THENCE ON SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 198.69 FEET, TO 

THE NORTHEASTERLY CORNER OF THAT PROPERTY RECORDED UNDER 

RECEPTION NO. 20120069518; 

 

THENCE ON THE NORTHERLY AND WESTERLY LINES OF SAID PROPERTY, THE 

FOLLOWING FOUR (4) COURSES: 

1. N69°41'20"W A DISTANCE OF 224.55 FEET; 

2. N81°42'20"W A DISTANCE OF 504.90 FEET; 

 

3. N58°42'20"W A DISTANCE OF 20.61 FEET; 

 

4. S00°19'40"W A DISTANCE OF 300.00 FEET, TO THE POINT OF BEGINNING. 

CONTAINING A CALCULATED AREA OF 753,127 SQUARE FEET OR 17.2894 ACRES. 

 

INDUSTRIAL ZONE DISTRICT: 

 

A PORTION OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2009006924 IN 

THE RECORDS OF THE LARIMER COUNTY CLERK AND RECORDER, LOCATED IN 

THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 NORTH, RANGE 68 WEST 

Page 107

Item 10.



EXHIBIT A TO RESOLUTION 2024-061 
 

3 

 

OF THE 6TH PRINCIPAL MERIDIAN; COUNTY OF LARIMER, STATE OF COLORADO 

BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS: THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 

10, TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN BEING 

MONUMENTED AT THE SOUTHWEST CORNER BY A 3" BRASS CAP STAMPED " 

LS23503 2007" IN A RANGE BOX, AND AT THE WEST QUARTER CORNER BY A 

2"ALUMINUM CAP STAMPED " LS 5028 1998" ASSUMED TO BEAR N00°09'34"W. 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, THENCE 

N3°41'03"E A DISTANCE OF 2153.64 FEET TO A POINT TO A POINT ON THE 

SOUTHERLY LINE OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 

20050043464 AND THE POINT OF BEGINNING; 

THENCE ON SAID SOUTHERLY LINE, S89°19'40"E A DISTANCE OF 841.28 FEET, TO A 

POINT ON THE WESTERLY LINE OF THAT PROPERTY RECORDED UNDER 

RECEPTION NO. 2002051529; 

THENCE ON THE SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 1528.39 FEET; 

THENCE DEPARTING SAID WESTERLY LINE THE FOLLOWING FIVE (5) COURSES: 

1. N89°22'14"W A DISTANCE OF 333.27 FEET, TO A POINT OF CURVE; 

 
2. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 600.00 

FEET, A CENTRAL ANGLE OF 88°52'35" AND AN ARC LENGTH OF 930.71 
FEET, TO A POINT OF TANGENT; 

 

3. N00°29'39"W A DISTANCE OF 256.82 FEET; 

 

4. N44°30'21"E A DISTANCE OF 127.98 FEET; 

 

5. N00°40'20"E A DISTANCE OF 591.74 FEET, TO THE POINT OF BEGINNING. 

CONTAINING A CALCULATED AREA OF 1,290,778 SQUARE FEET OR 29.6322 ACRES. 

 

 

 That, on May 21, 2024, at the hour of 6:00 p.m., or as soon thereafter as the matter may 

come on for hearing in the Council Chambers in the City Hall, 300 LaPorte Avenue, Fort Collins, 

Colorado, the Fort Collins City Council will hold a public hearing upon the annexation petition 

and zoning request for the purpose of finding and determining whether the property proposed to 

be annexed meets the applicable requirements of Colorado law and is considered eligible for 

annexation and for the purpose of determining the appropriate zoning for the property included in 

the Annexation.  At such hearing, any persons may appear and present such evidence as they may 

desire.  
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4 

 

 

 The Petitioner has requested that the Property included in the Annexation be placed in the 

General Commercial (“C-G”) and Industrial (I) zone district.  

 

Individuals who wish to address Council via remote public participation can do so through 

Zoom at https://zoom.us/j/98241416497. (The link and instructions are also posted at 

www.fcgov.com/councilcomments/).  Individuals participating in the Zoom session should watch 

the meeting through that site, and not via FCTV, due to the streaming delay and possible audio 

interference. 

  

 

 Dated this _____ day of _______________, 2024.  

 

 

 

      _______________________________  

      Interim City Clerk  
 

Upon request, the City of Fort Collins will provide language access services for individuals who have limited English 

proficiency, or auxiliary aids and services for individuals with disabilities, to access City services, programs and 

activities. Contact 970.221.6515 (V/TDD:  Dial 711 for Relay Colorado) for assistance. Please provide 48 hours 

advance notice when possible. 

 

A petición, la Ciudad de Fort Collins proporcionará servicios de acceso a idiomas para personas que no dominan el 

idioma inglés, o ayudas y servicios auxiliares para personas con discapacidad, para que puedan acceder a los servicios, 

programas y actividades de la Ciudad. Para asistencia, llame al 970.221.6515 (V/TDD: Marque 711 para Relay 

Colorado). Por favor proporcione 48 horas de aviso previo cuando sea posible. 
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revised 3/31/08 

PETITION FOR ANNEXATION 
 

 THE UNDERSIGNED (hereinafter referred to as the “Petitioners”) hereby petition the Council of 
the City of Fort Collins, Colorado for the annexation of an area, to be referred to as the 
_______________________________________________________ Annexation to the City of Fort 
Collins. Said area, consisting of approximately ____________________ (_____) acres, is more 
particularly described on Attachment “A,” attached hereto. 
 
 The Petitioners allege: 
 

1. That it is desirable and necessary that such area be annexed to the City of Fort Collins. 
 
2. That the requirements of Sections 31-12-104 and 31-12-105, C.R.S., exist or have been 

met. 
 

3. That not less than one-sixth (1/6) of the perimeter of the area proposed to be annexed is 
contiguous with the boundaries of the City of Fort Collins. 

 
4. That a community of interest exists between the area proposed to be annexed and the 

City of Fort Collins. 
 

5. That the area to be annexed is urban or will be urbanized in the near future. 
 

6. That the area proposed to be annexed is integrated with or capable of being integrated 
with the City of Fort Collins. 

 
7. That the Petitioners herein comprise more that fifty percent (50%) of the landowners in the 

area and own more than fifty percent (50%) of the area to be annexed, excluding public 
streets, alleys and lands owned by the City of Fort Collins. 

 
8. That the City of Fort Collins shall not be required to assume any obligations respecting the 

construction of water mains, sewer lines, gas mains, electric service lines, streets or any 
other services or utilities in connection with the property proposed to be annexed except 
as may be provided by the ordinance of the City of Fort Collins. 

 
Further, as an express condition of annexation, Petitioners consent to the inclusion into the 

Municipal Subdistrict, Northern Colorado Water Conservancy District (the “Subdistrict”) pursuant to §37-
45-136(3.6) C.R.S., Petitioners acknowledge that, upon inclusion into the Subdistrict, Petitioners’ 
property will be subject to the same mill levies and special assessments as are levied or will be levied on 
other similarly situated property in the Subdistrict at the time of inclusion of Petitioners’ lands. Petitioners 
agree to waive any right to an election which may exist pursuant to Article X, §20 of the Colorado 
Constitution before the Subdistrict can impose such mill levies and special assessments as it has the 
authority to impose. Petitioners also agree to waive, upon inclusion, any right which may exist to a refund 
pursuant to Article X, §20 of the Colorado Constitution. 

 
 WHEREFORE, said Petitioners request that the Council of the City of Fort Collins approve the 
annexation of the area described on Attachment “A.” Furthermore, the Petitioners request that said area 
be placed in the _____________Zone District pursuant to the Land Use Code of the City of Fort Collins. 
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ATTACHMENT “A” 

 

LEGAL DESCRIPTION OF I-25 & MULBERRY ANNEXATION AREA: 

                                                            

 

A TRACT OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 NORTH, RANGE 

68 WEST OF THE 6TH PRINCIPAL MERIDIAN; COUNTY OF LARIMER, STATE OF COLORADO BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

 

BASIS OF BEARINGS:  THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 

NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN BEING MONUMENTED AT THE SOUTHWEST 

CORNER BY A 3" BRASS CAP STAMPED " LS23503 2007" IN A RANGE BOX, AND AT THE WEST QUARTER 

CORNER BY A 2"ALUMINUM CAP STAMPED " LS 5028 1998" ASSUMED TO BEAR N00°09'34"W.  

 

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, THENCE N70°26'24"E A DISTANCE OF 

648.39 FEET TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF INTERSTATE 25, AND THE POINT OF 

BEGINNING; 

 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING SIX (6) COURSES: 

 

1. N58°42'20"W A DISTANCE OF 212.59 FEET;  

2. N38°22'59"W A DISTANCE OF 442.05 FEET; 

3. N14°16'20"W A DISTANCE OF 206.20 FEET; 

4. N00°13'50"W A DISTANCE OF 37.90 FEET; 

5. N00°31'20"W A DISTANCE OF 940.70 FEET;  

6. N03°19'40"E A DISTANCE OF 245.20 FEET, TO THE SOUTHWESTERLY CORNER OF THAT 

PROPERTY RECORDED UNDER RECEPTION NO. 20050043464; 

 

THENCE ON THE SOUTHERLY LINE OF SAID PROPERTY, S89°19'40"E A DISTANCE OF 1241.28 FEET, TO A 

POINT ON THE WESTERLY LINE OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2002051529; 

 

THENCE ON SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 1727.08 FEET, TO THE NORTHEASTERLY 

CORNER OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 20120069518; 

 

THENCE ON THE NORTHERLY AND WESTERLY LINES OF SAID PROPERTY, THE FOLLOWING FOUR (4) 

COURSES: 

 

1. N69°41'20"W A DISTANCE OF 224.55 FEET;  

2. N81°42'20"W A DISTANCE OF 504.90 FEET;  

3. N58°42'20"W A DISTANCE OF 20.61 FEET;  

4. S00°19'40"W A DISTANCE OF 300.00 FEET, TO THE POINT OF BEGINNING.  

 

CONTAINING A CALCULATED AREA OF 2,043,904 SQUARE FEET OR 46.9216 ACRES. 
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ATTACHMENT “A1” 

 

PARCEL 1 LEGAL DESCRIPTION: CG – GENERAL COMMERCIAL ZONE DISTRICT  

        

                                                     

A PORTION OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2009006924 IN THE RECORDS OF 

THE LARIMER COUNTY CLERK AND RECORDER, LOCATED IN THE SOUTHWEST QUARTER OF SECTION 10, 

TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN; COUNTY OF LARIMER, STATE 

OF COLORADO BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS:  THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 

NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN BEING MONUMENTED AT THE SOUTHWEST 

CORNER BY A 3" BRASS CAP STAMPED " LS23503 2007" IN A RANGE BOX, AND AT THE WEST QUARTER 

CORNER BY A 2"ALUMINUM CAP STAMPED " LS 5028 1998" ASSUMED TO BEAR N00°09'34"W.  

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, THENCE N70°26'24"E A DISTANCE OF 

648.39 FEET TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF INTERSTATE 25, AND THE POINT OF 

BEGINNING; 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING SIX (6) COURSES: 

1. N58°42'20"W A DISTANCE OF 212.59 FEET;  

 

2. N38°22'59"W A DISTANCE OF 442.05 FEET; 

 

3. N14°16'20"W A DISTANCE OF 206.20 FEET; 

 

4. N00°13'50"W A DISTANCE OF 37.90 FEET; 

 

5. THENCE N00°31'20"W A DISTANCE OF 940.70 FEET;  

 

6. N03°19'40"E A DISTANCE OF 245.20 FEET, TO THE SOUTHWESTERLY CORNER OF THAT 

PROPERTY RECORDED UNDER RECEPTION NO. 20050043464; 

THENCE ON THE SOUTHERLY LINE OF SAID PROPERTY, THENCE S89°19'40"E A DISTANCE OF 400.00 FEET; 

THENCE DEPARTING SAID SOUTHERLY LINE, THE FOLLOWING FIVE (5) COURSES: 

1. S00°40'20"W A DISTANCE OF 591.74 FEET; 

 

2. S44°30'21"W A DISTANCE OF 127.98 FEET; 

 

3. S00°29'39"E A DISTANCE OF 256.82 FEET, TO A POINT OF CURVE; 

 

4. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 600.00 FEET, A CENTRAL ANGLE OF 

88°52'35" AND AN ARC LENGTH OF 930.71 FEET, TO A POINT OF TANGENT; 

 

5. S89°22'14"E A DISTANCE OF 333.27 FEET; 

THENCE ON SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 198.69 FEET, TO THE NORTHEASTERLY 

CORNER OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 20120069518; 
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THENCE ON THE NORTHERLY AND WESTERLY LINES OF SAID PROPERTY, THE FOLLOWING FOUR (4) 

COURSES: 

1. N69°41'20"W A DISTANCE OF 224.55 FEET;  

 

2. N81°42'20"W A DISTANCE OF 504.90 FEET;  

 

3. N58°42'20"W A DISTANCE OF 20.61 FEET;  

 

4. S00°19'40"W A DISTANCE OF 300.00 FEET, TO THE POINT OF BEGINNING. 

CONTAINING A CALCULATED AREA OF 753,127 SQUARE FEET OR 17.2894 ACRES. 
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ATTACHMENT “A2” 

 

PARCEL 2 LEGAL DESCRIPTION: I – INDUSTRIAL ZONE DISTRICT  

 

 

 

A PORTION OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2009006924 IN THE RECORDS OF 

THE LARIMER COUNTY CLERK AND RECORDER, LOCATED IN THE SOUTHWEST QUARTER OF SECTION 10, 

TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN; COUNTY OF LARIMER, STATE 

OF COLORADO BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS:  THE WEST LINE OF THE SOUTHWEST QUARTER OF SECTION 10, TOWNSHIP 7 

NORTH, RANGE 68 WEST OF THE 6TH PRINCIPAL MERIDIAN BEING MONUMENTED AT THE SOUTHWEST 

CORNER BY A 3" BRASS CAP STAMPED " LS23503 2007" IN A RANGE BOX, AND AT THE WEST QUARTER 

CORNER BY A 2"ALUMINUM CAP STAMPED " LS 5028 1998" ASSUMED TO BEAR N00°09'34"W.  

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 10, THENCE N3°41'03"E A DISTANCE OF 

2153.64 FEET TO A POINT TO A POINT ON THE SOUTHERLY LINE OF THAT PROPERTY RECORDED UNDER 

RECEPTION NO. 20050043464 AND THE POINT OF BEGINNING; 

THENCE ON SAID SOUTHERLY LINE, S89°19'40"E A DISTANCE OF 841.28 FEET, TO A POINT ON THE 

WESTERLY LINE OF THAT PROPERTY RECORDED UNDER RECEPTION NO. 2002051529; 

THENCE ON THE SAID WESTERLY LINE, S00°20'18"W A DISTANCE OF 1528.39 FEET; 

THENCE DEPARTING SAID WESTERLY LINE THE FOLLOWING FIVE (5) COURSES: 

1. N89°22'14"W A DISTANCE OF 333.27 FEET, TO A POINT OF CURVE; 

 

2. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 600.00 FEET, A CENTRAL ANGLE 

OF 88°52'35" AND AN ARC LENGTH OF 930.71 FEET, TO A POINT OF TANGENT; 

 

3. N00°29'39"W A DISTANCE OF 256.82 FEET; 

 

4. N44°30'21"E A DISTANCE OF 127.98 FEET; 

 

5. N00°40'20"E A DISTANCE OF 591.74 FEET, TO THE POINT OF BEGINNING. 

CONTAINING A CALCULATED AREA OF 1,290,778 SQUARE FEET OR 29.6322 ACRES. 
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ATTACHMENT “C” 
 

ATTORNEY CERTIFICATION 
 

I,            Timothy L. Goddard  , an attorney licensed to practice in the State of 
Colorado, hereby certify that, as of the date of this certificate, the signers of this Annexation Petition* 
for the area referred to as the                I25 & Mulberry   Annexation to the City of Fort 
Collins are the owners of real property in the area proposed for annexation. Furthermore, I certify that 
said owners constitute more than 50% of the landowners in the area proposed for annexation, as said 
area is described on Attachment “A” of said Annexation Petition, and own more than 50% of the land 
in said area, exclusive of streets and alleys. 

 

  November 17, 2023                 17645  
Date                                                                         Signature                                  Attorney Reg. No. 

 

*Miller Mokler, LLC, a Colorado limited liability company, is the record owner of the property being 
annexed.  
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ATTACHMENT “D” 

I-25 & MULBERRY ANNEXATION NARRATIVE 

 

The following is the required narrative described in the Fort Collins Land Use Code for a proposed 

annexation.  The Annexor does not propose any conditions of annexation with this Petition and Zoning 

request. 

 

4(g) A statement as to why it is necessary and desirable for the City of Fort Collins to annex the area. 

The I-25 and Mulberry property is generally located at the northeast corner of I-25 and Mulberry Street.  

The property is currently vacant and has been historically used for irrigated agricultural farming activities.  

The subject property is located within the City’s Growth Management Area (GMA) and therefore, is 

subject to the Intergovernmental Agreement (IGA) between the City of Fort Collins and Larimer County. 

The IGA requires that before urban development of the property can occur it must request to be annexed 

into the City of Fort Collins. The boundary of the GMA, together with the IGA, verifies that the City and 

County agree that the property should be annexed prior to its development. The applicant agrees that 

this is both appropriate and desirable. 

The Owner of the property is requesting annexation and zoning for commercial, retail, and industrial uses 

consistent with the intent of the City’s Structure Plan and the I-25 Subarea Plan.  The Subject property is 

approximately 46.92 acres in size and meets the statutory requirements of one-sixth or greater contiguity 

to the City of Fort Collins Municipal Boundary in order to be considered for annexation.  The proposal is 

to annex the property to the City of Fort Collins and Zone the western portion of the property, being 

approximately 17.29 acres, CG - General Commercial with the remaining eastern portion of the property, 

being 29.63 acres to be Zoned I - Industrial. Primary access to the subject property will be provided 

through the site with the construction of the realigned I-25 NE Frontage Road, which in the future will be 

extended to the intersection of Mulberry Street located just south of the property. The realigned I-25 

Frontage Road will extend through the site and connect to the existing I-25 NE Frontage Road located at 

the Northwest corner of the property, additional there will be vehicular access provided to the east with 

a connection being made to Spruce Lane.  

It is proposed to abandon the existing Northeast I-25 Frontage Road, which is located immediately south 

and along a large portion of the western boundary of the property.  It will be relocated interior to the 

property. The Mulberry Frontage Metropolitan District (“MFMD”) will complete the I-25 East Frontage 

Road realignment.  CDOT and the MFMD believes it will be beneficial to relocate the Frontage Road based 

on the following: 

• The realignment of the NE I-25 Frontage Road is necessary to help advance planned 

improvements to property adjacent to the realigned Frontage Road. 

• The realignment of the NE I-25 Frontage Road is anticipated to improve operations at the 

intersection of Mulberry Street, I-25 Frontage Road, and Cloverleaf Way, which currently requires 

additional signal phases due to the current configuration. 

• CDOT recognized the need in 2005 for the NE I-25 Frontage Road to be realigned as part of the I-

25 & Mulberry Street interchange reconstruction and purchased a Deed of Covenant, reserving a 

portion of property on the north side of Mulberry Street for future development of a new I-25 

frontage road.   
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As a result of the recent NE I-25 and Mulberry Street Interchange Improvements and the proposed 

abandonment and realignment of the NE I-25 Frontage Road coupled with other recent developments 

within close proximity of the subject property, the Owner of the subject property recognizes that the 

development of the property, consistent with the City’s CG - General Commercial and I - Industrial  Zone 

Districts would be the best possible use of the i-25 & Mulberry property.  Additionally the Owner believes 

that the development of the property will provide a significant economic benefit to the City of Fort Collins 

and greatly improving the overall safety and traffic operations at the Mulberry and I-25 Intersection. 

 

4(h) A description of the zoning classification being requested and any condition requested for that zone 

district classification. 

The Applicant is requesting a Zone District Classification of CG - General Commercial: 17.29 acres and I – 

Industrial: 29.63 acres, which is in general conformance with the City of Fort Collins Structure Plan. There 

are no conditions of zoning being requested at this time. 

 

4(i) A statement of consistency of the requested zoning to the Structure Plan. 

The City’s Structure Plan describes the southernmost third of the I-25 & Mulberry property as being a 

Suburban Mixed-Use District and the remaining northern portion as an Industrial District.   

City Plan Structure Plan states:   

The Structure Plan Map and Place Types - or land use categories provide a framework for the ultimate 

buildout of Fort Collins and plays a critical role in helping the community achieve its vision over the next 

10 - 20 years. 

The City’s Structure Plan and associated Place Types: 

• Guides future growth and reinvestment and serves as official land use plan for the City; 

• Informs planning for infrastructure and services; 

• Fosters coordinated land use and transportation decisions within the city and region; and 

• Helps implement principles and policies. 

 

Suburban Mixed-Use District - Key Characteristics as stated by the City Plan Structure Plan 

City Plan Structure Plan states:   

Principal Land Use 

  Retail, restaurants, office and other commercial services 

 

Supporting Land Use 

  High-Density Residential, Entertainment, Childcare Centers and other Supporting Uses 

 

Density 

  Densities and building heights will vary; building heights will generally be between one and five stories, 

  however, may be higher in some locations. 

 

Key Characteristics/Considerations 

Page 120

Item 10.



• Walkable mixed-use districts that provide a range of retail and commercial services, as well as 

high-density residential. 

• Uses should be supported by direct pedestrian and bicycle linkages to surrounding neighborhoods, 

as well as by BRT or High-frequency bus service. 

 

Typical Types of Transit 

  Varies depending on density and surrounding context, but generally served by fixed-route service at 

  frequencies of between 30 and 60 minutes; higher-frequency service may exist where densities are 

  sufficient to support it. 

 

Zoning Consistency with Structure Plan   

Based on the City Plan Structure Plan the Applicant requesting Annexation and Zoning believes that the 

CG - General Commercial Zone District will best promote the Goals and Objectives of the Suburban Mixed-

Use District. 

 

Industrial District - Key Characteristics as stated by the City Plan Structure Plan 

City Plan Structure Plan states: 

Principal Land Use 

  Industrial land uses such as manufacturing, assembly plants, primary metal and related industries; 

 vehicle-related commercial uses; warehouses, outdoor storage yards and distribution facilities; and flex 

  space for small, local startups as well as large national or regional enterprises. 

 

 

Supporting Land Use 

  Restaurants, convenience retail and other supporting services 

 

Density 

  Varies 

 

Key Characteristics/Considerations 

• Areas dedicated for a variety of more-intensive work processes and other uses of similar character; 

• Typically located away from residential neighborhoods. 

• Transportation facilities in Industrial Districts should promote the efficient movement of 

commercial truck and/or access to rail. 

• Supported by direct pedestrian and bicycle linkages from surrounding areas, as well as transit in 

some locations. 

 

Typical Types of Transit 

   Limited due to low population and low employment densities; however, fixed-route service at frequencies 

  exist in some locations. 

 

Zoning Consistency with Structure Plan   

Based on the City Plan Structure Plan the Applicant requesting Annexation and Zoning believes that the I 

– Industrial Zone Districts will best promote the Goals and Objectives of the City’s Structure Plan. 
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A Westrian Company

I-25 AND MULBERRY ANNEXATION
TO THE CITY OF FORT COLLINS, COLORADO

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 10, 
TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE SIXTH P.M.

COUNTY OF LARIMER, STATE OF COLORADO
 

·
·
·

Page 122

Item 10.



I-25 & MULBERRY STATEMENT OF CITY PLAN PRINCIPLES AND POLICIES 

ACHIEVED BY THE PROPOSED ANNEXATION/ZONING & ODP PLAN: 

 

The I-25 and Mulberry property is generally located at the northeast corner of I-25 and Mulberry 

Street.  The property is currently vacant and has been historically used for irrigated agricultural 

farming activities.  The subject property is located within the City’s Growth Management Area 

(GMA) and therefore, is subject to the Intergovernmental Agreement (IGA) between the City of 

Fort Collins and Larimer County. The IGA requires that before urban development of the property 

can occur it must request to be annexed into the City of Fort Collins. The boundary of the GMA, 

together with the IGA, verifies that the City and County agree that the property should be annexed 

prior to its development.  

The Owner of the property is requesting annexation and zoning for commercial, retail, 

employment and industrial uses consistent with the intent of the City’s Structure Plan and the I-

25 Corridor & Subarea Plan.  The Subject property is approximately 46.92 acres in size and meets 

the statutory requirements of one-sixth or greater contiguity to the City of Fort Collins Municipal 

Boundary in order to be considered for annexation.  The proposal is to annex the property to the 

City of Fort Collins and Zone the western portion of the property, being approximately 17.29 

acres, CG - General Commercial with the remaining eastern portion of the property, being 29.63 

acres to be Zoned I - Industrial.  The Annexation and Zoning submittal will also include an Overall 

Development Plan (ODP).   

City Plan establishes the overall policy foundation for Development in the City of Fort Collins. This 

section includes the Principles and Policies achieved for each of the applicable “Outcome Area”. 

The following is the supporting information for each Principle and Policy Area achieved by the 

proposed I-25 & Mulberry Annexation, Zoning and ODP. 

Principle LIV 1: Maintain a compact pattern of growth that is well served by 

public facilities and encourages the efficient use of land. 

POLICY LIV 1.1 - GROWTH MANAGEMENT AREA  

Continue to utilize the GMA surrounding Fort Collins as a tool to guide and manage growth outside of the 

City limits and delineate the extent of urban development in Fort Collins. 

The I-25 & Mulberry property is located within the City’s Growth Management Area (GMA) 

boundary and is more than one-sixth Contiguous to the Municipal Boundary of the City.  The 

proposed annexation is consistent with the Intergovernmental Agreement between the City and 

the Larimer County and is required to request the City to Annex prior to development. 

Annexation of the property will ensure a compact land use pattern within the well-defined City of 

Fort Collins GMA Boundary, with adequate public facilities and infrastructure available to serve 

the future Development. 

POLICY LIV 1.6 - ADEQUATE PUBLIC FACILITIES 

Utilize the provision of public facilities and services to direct development to desired location, in 

accordance with the following criteria: 
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» Direct development to locations where it can be adequately served by critical public facilities and 

services such as water, sewer, police, transportation, schools, fire, stormwater management and parks, 

in accordance with adopted levels of service for public facilities and services. 

Public infrastructure is available within close proximity to the site and proposed future 

development will not exceed the capacity of the current infrastructure.  The site can be 

adequately served by critical public facilities and services such as water, sewer, police, 

transportation, fire, stormwater management, in accordance with adopted levels of service for 

public facilities and services.  

 

Principle LIV 2: Promote infill and Redevelopment. 

POLICY LIV 2.2 - PRIORITY LOCATIONS FOR INFILL AND REDEVELOPMENT 

Ensure appropriate use of the City’s public investments in infrastructure/improvements in the following 

areas to achieve the City’s strategic goals: 

» Downtown District; 

» Urban Mixed-Use Districts;  

» Mixed-Employment Districts; and 

» Metro Districts. 

The I-25 & Mulberry property will be a “Catalyst” for the development and redevelopment of 

the I-25 & Mulberry Interchange and where applicable will follow the Goals and Objectives of 

City Plan the I-25 Corridor Plan and the proposed East Mulberry Plan. 

 

Principle LIV 3: Maintain and enhance our unique character and sense of place 

as the community grows. 

POLICY LIV 3.3 – GATEWAYS 

Enhance and accentuate the community’s gateways, including Interstate 25 interchanges and College 

Avenue, to provide a coordinated and positive community entrance. Gateway design elements may 

include streetscape design, supportive land uses, building architecture, landscaping, signage, lighting 

and public art. 

Where applicable the proposed development will follow the Goals and Objectives of the I-25 

Corridor Plan and proposed East Mulberry Plan once approved by the City.  

The applicant has been and will continue to work with CDOT and City Staff throughout the 

development process regarding necessary streetscape improvements for the proposed I-25 NE 

Frontage Road Realignment.  As development moves forward, creating a high quality gateway 

image will be achieved with building architecture, landscape, site signage and lighting.  These 

elements will be designed and refined with future PDP and FDP submittal packages.   
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POLICY LIV 3.4 - DESIGN STANDARDS AND GUIDELINES 

Maintain a robust set of citywide design standards as part of the City’s Land Use Code to ensure a 

flexible, yet predictable, level of quality for future development that advances the community’s 

sustainability goals, e.g., climate action. Continue to develop and adopt location-specific standards or 

guidelines where unique characteristics exist to promote the compatibility of infill redevelopment. 

The I-25 & Mulberry property will comply with the proposed Zoning, Permitted Uses and the City’s 

Development and Engineering Design Standards. 

A high quality Service Commercial, Employment, Retail and Industrial District is envisioned for the 

proposed I-25 & Mulberry development.  The types of commercial, employment, retail and 

industrial developments that will be attracted to the subject property coupled with building 

architecture and site design will be key to contributing to and enhance the overall character and 

quality of the existing surrounding neighborhood and other development in close proximity to the 

subject property.   

 

Principle LIV 4: Enhance neighborhood livability. 

POLICY LIV 4.1 - NEW NEIGHBORHOODS 

Encourage creativity in the design and construction of new neighborhoods that: 

» Provides a unifying and interconnected framework of streets, sidewalks, walkway spines and other 

   public spaces. 

» Improves access to services and amenities. 

The I-25 & Mulberry property will have a strong internal vehicular and pedestrian circulation 

system that will link the uses together to improve upon and avoid future vehicular and pedestrian 

conflicts and will be designed to support and encourage all modes of transportation. 

Bicycle and Pedestrian access will be a key component of the site design phase of this project. 

The Applicant recognizes the need to coordinate with the City on future planning efforts and site 

design between adjacent development and the existing Cloverleaf Residential Neighborhood. The 

proposed development at the PDP & FDP stage of work will allow for interconnecting streets, 

pedestrian walks and access to future trail systems. 

 

POLICY LIV 4.2 - COMPATIBILITY OF ADJACENT DEVELOPMENT  

Ensure that development that occurs in adjacent districts complements and enhances the positive 

qualities of existing neighborhoods. Developments that share a property line and/or street frontage with 

an existing neighborhood should promote compatibility by: 

» Continuing established block patterns and streets to improve access to services and amenities from the 

adjacent neighborhood; 

A 30’ wide Landscape Buffer will be provided adjacent to the Cloverleaf Residential Community.  

An 80’ wide Landscape Buffer will be provided along the I-25 North Bound ROW.  

The proposed landscape buffers will help to screen parking to the greatest extent possible, with 

buildings fronting on the major roads and parking internal to the site.  Future site planning efforts 

will focus on promoting pedestrian connectivity and access to the existing surrounding 

neighborhoods.   

Page 125

Item 10.



Where possible Public spaces will be incorporated into the site-specific PDP and FDP design of this 

development.  

 

Principle LIV 9: Encourage development that reduces impacts on natural 

ecosystems and promotes sustainability and resilience. 

POLICY LIV 9.2 -  OUTDOOR WATER USE 

Promote reductions in outdoor water use by selecting low-water-use plant materials, using efficient 

irrigation, improving the soil before planting and exploring opportunities to use nonpotable water for 

irrigation. 

Reduction of impervious surfaces, minimizing earthwork, managing heat island effects of parking 

areas and building orientation for energy conservation are some of the tools available during the 

site-specific PDP and FDP design process.  The I-25 & Mulberry landscape design will incorporate 

“waterwise” plant material and other landscape design principles. 

POLICY LIV 9.3 -  URBAN HEAT ISLAND EFFECT  

Encourage the use of site and building features, such as shade trees and reflective materials, to reduce 

heat absorption by exterior surfaces, provide shade or otherwise mitigate the urban heat island effect. 

The Urban Heat Island Effects will be mitigated by reducing the size and locations of parking areas 

along with incorporating parking lot landscape island and medians to break up the overall size of 

proposed parking areas.  These landscape islands and medians will be planted with large shade 

trees and shrubs on the ground plane in order to help shade paved areas to the extent possible.  

Building placement will also aid in providing additional shade and where possible concrete 

pavement surfaces rather than asphalt paving should be considered to reduce the effects of 

pavement heat absorption and the radiant heat effects that can result.  

 

Principle EH 1: Foster a vibrant, resilient and inclusive economy. 

POLICY EH 1.1 - EMPLOYMENT BASE 

Support the enhancement of the community’s economic base and primary job creation by focusing on 

retention, expansion, incubation and recruitment efforts that create jobs and import income or dollars to 

the community, particularly businesses in the adopted Target Industry Clusters. 

The I-25 & Mulberry property will support job creation by developing an emerging Retail, 

Commercial, Industrial and Service Based Employment Center in the Northeast Quadrant of Fort 

Collins.  

The development of the subject property will incorporate a mix of uses in order to support the 

employment-focused development of the CG - General Commercial and I – Industrial Zone 

Districts.  This is a Primary Goal of the I-25 Corridor Plan at the Mulberry Interchange.  

POLICY EH 1.3 - SALES- AND USE-TAX REVENUE 

Support programs that encourage residents to spend retail dollars locally before looking elsewhere for 

goods and services. Emphasize the retention and recruitment of retailers or development projects that 

have a positive impact on sales-tax generation, specifically focused on increasing retail-sales inflow and 

reducing retail-sales leakage.  
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The I-25 & Mulberry property will include new retail and restaurant uses that will contribute to 

the City Sales Tax Revenue.   

 

Principle EH 4: Ensure that an adequate and competitive supply of space and/or 

land is available to support the needs of businesses and employers of all sizes. 

POLICY EH 4.1 - TARGETED EMPLOYMENT AND MIXED-USE AREAS 

Create and maintain plans for targeted employment areas (Downtown, Midtown, Harmony Corridor, I-25 

interchange areas and Mulberry Corridor) to support investment, development and redevelopment in 

these areas to create new places for employment to grow. Encourage and support higher-intensity 

employment uses through land use policies and investment in infrastructure and services, such as transit, 

that support these employment areas. 

The I-25 and Mulberry Interchange is one of the key interchange gateway to the City of Fort 

Collins.  The applicant has been and will continue to work with City Staff throughout the ODO, 

PDP & FDP Development Review Process regarding proposed uses and there possible impact and 

value to growing the City’s Employment Base.  The proposed Concept Realignment of the I-25 

Frontage Road and Mulberry Street intersection improvements submitted with the ODP shows 

how development will benefit and incorporated with future improvements to Mulberry Street.   

POLICY EH 4.4 - FUTURE EMPLOYMENT AREAS 

Align the Structure Plan and development regulations to support the areas that are desirable and 

suitable for future employment-growth needs. Identify deficiencies in these areas that need to be 

addressed to make them suitable and desirable. 

The proposed Zoning of the I-25 & Mulberry Property will incorporate a mix of uses to support 

the employment-focused development both in the CG - General Commercial and I – Industrial 

Zone Districts this is a primary Goal of the I-25 Corridor Plan at the Mulberry Interchange. 

 

Principle EH 5: Engage and help shape regional economic development efforts. 

POLICY EH 5.4 - REGIONAL INFRASTRUCTURE 

Actively participate in conversations with other municipalities, organizations and regional leaders to 

collaborate on upgrading transportation and other regional infrastructure to fulfill Fort Collins’ goals. 

These discussions shall focus on the benefits that may be created for Fort Collins and consider the goals 

in this plan with respect to economic, environmental and human objectives. 

The existing Northeast I-25 Frontage Road which is located immediately adjacent to the south and 

west boundaries of the subject property, is proposed to be abandoned and will be relocated 

interior to the subject property.  The Applicant Miller Mokler and the Mulberry Frontage 

Metropolitan District (MFMD) have been working closely with CDOT for more than 3 years to 

complete the proposed Concept Design for the I-25 East Frontage Road realignment as submitted 

with this ODP.  CDOT, Miller Mokler and the MFMD believes it will be beneficial to relocate the 

Frontage Road based on the following:  

• The realignment of the NE I-25 Frontage Road is necessary to help advance planned  

    Improvements to property adjacent to the realigned Frontage Road.  

• The realignment of the NE I-25 Frontage Road is anticipated to improve operations at 

   the intersection of Mulberry Street, I-25 Frontage Road, and Cloverleaf Way which 
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   currently requires additional signal phases due to its current configuration.  

• CDOT recognized the need in 2005 for the NE I-25 Frontage Road to be realigned as 

   part of the I-25 & Mulberry Street interchange reconstruction and purchased a Deed 

   of Covenant, reserving a portion of property on the north side of Mulberry Street for 

   future development of a new I-25 frontage road.    

   

As a result of the recent NE I-25 and Mulberry Street Interchange Improvements and the proposed  

abandonment and realignment of the NE I-25 Frontage Road coupled with other recent 

developments within close proximity of the subject property, the Applicant believes that the 

development of the property will provide a significant economic benefit to the City of Fort Collins 

and greatly improving the overall safety and traffic operations at the I-25 Frontage Road and the 

Mulberry Intersection. 

   

Principle ENV 4: Protect human health and the environment by continually 

improving air quality. 

POLICY ENV 4.2 - AIR POLLUTANT SOURCES 

Implement a full spectrum of options—including engagement, incentives and regulation—that focus on 

prevention of air pollution at the source. 

The I-25 and Mulberry Project has proposed along with the Realignment of the I-25 NE Frontage 

Road to incorporate two proposed Roundabouts at key locations along the Realigned Frontage 

Road as shown in the ODP Submittal.  The use of roundabouts rather than signalized intersections 

at these locations can be expected to help reduce the Carbon Emission Plum that is often 

associated with signalized intersections due to standing or stopped and idling vehicles.  The use 

of roundabouts at these two locations will allow vehicles to keep moving through the 

intersections and reduce the amount of time vehicles are required to stop at these locations.   

POLICY ENV 4.6 - VEHICLES AND NON-ROAD ENGINES 

Promote efforts to reduce fuel consumption and associated pollutant emissions from vehicles and non-

road engine sources, such as lawn and garden equipment. 

As stated above the implementation of Roundabouts at two key intersection locations along the 

Realigned Frontage Road will help to reduce pollution emissions and fuel consumption be 

reducing the time vehicles must be stopped at these locations. 

 

Principle ENV 6: Manage water resources in a manner that enhances and 

protects water quality, supply and reliability. 

POLICY ENV 6.6 - LOW IMPACT DEVELOPMENT 

Pursue and implement Low Impact Development (LID) as an effective approach to address stormwater 

quality and impacts to streams by urbanization. LID is a comprehensive land planning and engineering 

design approach with a goal of minimizing the impact of development on urban watersheds with 

various techniques aimed at mimicking predevelopment hydrology. 

The I-25 & Mulberry property will implement the required Low Impact Development (LID) 

measures and techniques as required by the City to assist in ground water infiltration and 

recharge and to protect the downstream water quality from the impacts of the development.  
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Low Impact Development (LID) measures may include the use of Permeable Pavers within private 

drives and/or parking lots, Sand Filters, Green Space Buffers and Bio-swales to minimize directly 

connected impervious areas and promote infiltration. Rain Gardens and/or Underground 

Detention coupled with Water Quality Isolator Rows may also be utilized to treat stormwater prior 

to entering detention areas. Water quality will also be provided within the proposed detention 

ponds as a final Water Quality Measure prior to release into the downstream conveyances. 

 

POLICY ENV 6.7 - BEST MANAGEMENT PRACTICES 

Utilize stormwater facility design criteria that follow national Best Management Practices (BMPs). 

Development of the site will incorporate many innovative concepts in stormwater management 

Low Impact Development and infiltration.  These concepts will be further developed at the time 

of the PDP and FDP Phases of Work.  The I-25 & Mulberry property will follow all of the current 

design criteria for stormwater facilities. 

 

Principle ENV 8: Create and maintain a safe, healthy and resilient urban forest. 

POLICY ENV 8.1 - HEALTH OF THE URBAN FOREST 

Practice sound arboriculture practices, including diversification of species; monitoring and managing 

insect and disease impacts (e.g. emerald ash borer); and preparing for unanticipated events such as 

drought, extreme weather and the long-term effects of climate change. 

Street, Parking Lot and Landscape Buffer Trees Plantings shall be used to create a new urban tree 

canopy within the I-25 and Mulberry Property. To the greatest extent feasible existing vegetation, 

although minimal on the subject property, that is deemed to be valuable will be protected in 

place. Street Tree Species shall comply with the City’s List of Approved Street Tree.    

 

Principle SC 1: Create public spaces and rights-of-way that are safe and 

welcoming to all users. 

POLICY SC 1.2 - PUBLIC SAFETY THROUGH DESIGN 

Provide a sense of security and safety within buildings, parking areas, walkways, alleys, bike lanes, public 

spaces and streets through creative placemaking and environmental design considerations, such as 

appropriate lighting, public art, visibility, maintained landscaping and location of facilities. 

Security will be an important consideration during the PDP and FDP Design Phases of Work this 

will include the design of safe streets and pedestrian facilities, site lighting, pedestrian visability 

and landscape design. 

Principle T 1: Coordinate transportation plans, management and investments 

with land use plans and decisions. 

POLICY T 1.1 - DEVELOPMENT AND TRANSPORTATION INVESTMENT 

As development occurs, consider making concurrent transportation investments to support increased 

demands for multimodal travel. 
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The street system will provide an interconnected network of streets for vehicles, bicycles and 

pedestrians while providing direct access to retail businesses, employment areas and commercial 

development and other points of interest and community amenities.  

 

Principle T 2: Build and maintain high-quality infrastructure that supports all 

modes of travel. 

POLICY T 2.1 – FUNDING 

Explore efficient and sustainable ways to allocate funding for transportation. 

The I-25 & Mulberry Property development will include an already approved Metopalitan District. 

The Mulberry Frontage Metropolitan District (MFMD) will assist in funding some of the Master 

Development Improvements in the realignment of the I-25 Frontage Road, Water, Sewer and 

Storm Drainage infrastructure. 

POLICY T 2.4 - STREET DESIGN CRITERIA 

Keep street and sidewalk design standards current with community values, new modes of travel, 

Americans with Disabilities Act (ADA) guidelines, and new technical and safety standards.  

The I-25 and Mulberry Project will design streets and pedestrian facilities to the most current 

City and LCUASS Design and Engineering Standards in place at the time of each PDP Submittal. 

 

Principle T 4: Pursue regional transportation solutions. 

POLICY T 4.2 - PARTNERSHIPS FOR INTERSTATE TRAVEL 

Develop partnerships among Colorado Department of Transportation (CDOT), Federal Highway 

Administration (FHWA), Federal Transit Administration (FTA), Larimer County, North Front Range MPO, 

surrounding communities and private developers to build and improve regional and interstate facilities 

to increase mobility and make bicycle and pedestrian connections. 

The Applicant Miller Mokler and the Mulberry Frontage Metropolitan District (MFMD) have been 

working closely with CDOT for more than 3 years to complete the proposed Concept Design for 

the I-25 East Frontage Road realignment as submitted with this ODP.  CDOT, Miller Mokler and 

the MFMD believes it will be beneficial to relocate the Frontage Road based on the following:  

• The realignment of the NE I-25 Frontage Road is necessary to help advance planned  

    improvements to property adjacent to the realigned Frontage Road.  

• The realignment of the NE I-25 Frontage Road is anticipated to improve operations at 

   the intersection of Mulberry Street, I-25 Frontage Road, and Cloverleaf Way which 

   currently requires additional signal phases due to its current configuration.  

 

 

POLICY T 4.4 - REGIONAL CONNECTIONS 

Provide safe, sustainable, easy and effective connections to county, regional, state and national 

transportation corridors, as well as rail and air transportation systems. Principle T 6: Support bicycling as 

a safe, easy and convenient travel option for all ages and abilities by building a connected network of 

facilities. 
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CDOT recognized the need in 2005 for the NE I-25 Frontage Road to be realigned as part of the I-

25 & Mulberry Street interchange reconstruction. As such, the Applicant and MFMD will 

undertake the realignment of the I-25 Frontage Road as shown in the ODP. 

  

 

Principle T 6: Support bicycling as a safe, easy and convenient travel option for 

all ages and abilities by building a connected network of facilities. 

POLICY T 6.1 - CONNECTED BICYCLE FACILITIES 

Build and maintain bicycle facilities that form a continuous and dense low-stress bicycle network with 

seamless connections to public transit, bike- share and other shared-mobility vehicles, schools, 

neighborhoods, community destinations and the regional bicycle network. 

The I-25 and Mulberry development invasions a variety of land uses that will provide multiple 

opportunity for movement throughout this development. Bike lanes and bike trails will be used 

where appropriate to provide alternatives to carbon based vehicles. Streets will be designed to 

be safe for cars, pedestrian and bicycles as well as being visually attractive to the sites employees 

and visitors. The use of street trees and street lighting will contribute to the pedestrian and vehicle 

safety and be aesthetically pleasing to the community.   
 

 

Principle T 7: Support walking as a safe, easy and convenient travel option for all 

ages and abilities by building a connected network of sidewalks, paths and trails 

POLICY T 7.1 - PEDESTRIAN FACILITIES 

Implement ADA-accessible pedestrian facilities as detailed in the Pedestrian Plan and Sidewalk 

Prioritization Program. 

The I-25 and Mulberry Project will design its streets, pedestrian and ADA facilities to the most 

current City and LCUASS Design and Engineering Standards in place at the time of each PDP 

Submittal. 

POLICY T 7.2 - SAFE PEDESTRIAN FACILITIES 

Develop safe and secure pedestrian settings by developing and maintaining an appropriately lit 

pedestrian network, enforcing snow removal on sidewalks adjacent to residential properties and 

mitigating the impacts of vehicles. Connections will be clearly visible and accessible, incorporating 

markings, signage, lighting and paving materials. 

Safety and Security will be an important consideration during the PDP and FDP Design Phases of 

Work this will include the design of safe streets and pedestrian facilities, site lighting, pedestrian 

visibility and landscape design. 

Principle T 8: Manage the transportation system to ensure reliable traffic and 

transit flow through travel demand management and transportation system 

optimization. 

POLICY T 8.2 - SYSTEM OPTIMIZATION 

Manage traffic congestion through system optimization strategies such as intelligent transportation 

systems (ITS) and signal optimization. 
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The I-25 and Mulberry Project has proposed along with the Realignment of the I-25 NE Frontage 

Road to incorporate two Roundabouts at two key locations as shown in the ODP Submittal.  The 

proposed roundabouts coupled with the signalization and turn lane improvements at the 

Mulberry Intersection will greatly improve traffic congestion and overall operations of the 

intersection.   

POLICY T 8.6 - ROUNDABOUTS 

Consider roundabouts as a means of achieving transportation system safety and efficiency at 

intersections for all modes of travel. 

As mentioned above the I-25 and Mulberry Project has proposed along with the Realignment of 

the I-25 NE Frontage Road to incorporate two Roundabouts at key locations along the Realigned 

Frontage Road as shown in the ODP Submittal.  The use of roundabouts rather than signalized 

intersections at these locations can be expected to help reduce the Carbon Emission Plum that is 

often associated with signalized intersections due to standing or stopped and idling vehicles.  The 

use of roundabouts will also improve vehicular and pedestrian safety. 

POLICY T 8.10 - ADDRESSING BOTTLENECKS 

Implement improvements at strategic locations to address congestion/bottlenecks that are creating 

emissions and safety concerns. 

Addressed as part of Policy 8.6 above.  

 

Principle T 9: Utilize the transportation system to support a healthy and 

equitable community. 

POLICY T 9.8 - AIR QUALITY 

Support efforts to improve air quality through the prioritization of transportation infrastructure and 

travel demand programmatic investments that reduce vehicle miles traveled. Incorporate air quality 

impacts into transportation planning decisions through the use of the Fort Collins Air Quality Impacts 

Tool. 

The I-25 and Mulberry Project has proposed along with the Realignment of the I-25 NE Frontage 

Road to incorporate two Roundabouts at key locations along the Realigned Frontage Road as 

shown in the ODP Submittal.  The use of roundabouts rather than signalized intersections at these 

locations can be expected to help reduce the Carbon Emission Plum that is often associated with 

signalized intersections due to standing or stopped and idling vehicles.  The use of roundabouts 

at these two locations will allow vehicles to keep moving through the intersections and reduce 

the amount of time vehicles are required to stop at these locations.   

Principle T 10: Support and enhance safety for all modes. 

POLICY T 10.5 -  STREET CROSSINGS 

Design street crossings at intersections consistent with the Fort Collins Traffic Code, the Land Use Code, 

the Manual on Uniform Traffic Control Devices (MUTCD), ADA and the Larimer County Urban Area Street 

Standards (LUCASS) with regard to crosswalks, lighting, median refuges, bike boxes, corner sidewalk 

widening, ramps, signs, signals and landscaping. 
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The I-25 and Mulberry Project will design streets and pedestrian facilities based on the City’s 

Land Use Code, Manual on Uniform Traffic Control Devices and to the most current City and 

LCUASS Design and Engineering Standards in place at the time of each PDP Submittal. 

 

Principle HI 1: Be a model for quitable, effective and transparent local 

governance. 

POLICY HI 1.7 - REGIONAL COLLABORATION 

Actively collaborate with other jurisdictions in Northern Colorado, school districts and institutions of 

higher learning, special districts, the NFRMPO, and other regional and state partners to develop 

cooperative solutions to regional issues and planning challenges. 

CDOT recognized the need in 2005 for the NE I-25 Frontage Road to be realigned as part of the I-

25 & Mulberry Street interchange reconstruction.  As such, the I-25 and Mulberry Applicant along 

with the MFMD have been working and collaborating with CDOT for over three years in the 

possible realignment of the I-25 Frontage Road and the Mulberry Intersection improvements. The 

Annexation and ODP for the I-25 & Mulberry property is the realization of this combined 

collaboration and effort to make these improvements a reality. 
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APPROVAL SUMMARY 

 

This Service Plan (the “Service Plan”) for Mulberry Frontage Metropolitan 

District (the “District”) was approved by the Larimer County Board of County 

Commissioners on August 14, 2017.  Resolution No. 09122017R002, approving this 

Service Plan, has been recorded at Reception No. 20170061487 on September 13, 2017.  

The organizational and TABOR elections took place on November 7, 2017.  The court 

order and decree organizing the District was recorded with the Larimer County Clerk and 

Recorder on __________ ___, 2017 at Reception No. ___________. 
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EXECUTIVE SUMMARY 

 

The District will serve the public improvement needs of the Mulberry Frontage 

Development.  The District is generally located on the northeast side of the Interstate 25 

and Mulberry Street interchange and contains approximately forty-seven (47) acres.  The 

District will include approximately 433,853 square feet of retail and light industrial/flex 

space. 

 

The District shall be authorized to provide the following services: sanitation and 

storm drainage, water, street improvements, traffic and safety control, parks and 

recreation, television relay and translation, mosquito control and other services as 

described in Sections 32-1-1001 and 1004, C.R.S., as amended. 

 

The total authorized debt limit for the District shall be thirty-two million dollars 

($32,000,000).  The District anticipates the issuance of an initial series of bonds in the 

amount of seven million, six hundred and fifty-five thousand dollars ($7,655,000) in the 

year 2021.  The initial debt service mill levy will be fifty (50) mills, with a Maximum 

Debt Service Mill Levy of fifty (50) mills.  The initial operations and maintenance mill 

levy will be fifteen (15) mills, with a Maximum Operations and Maintenance Mill Levy 

of fifteen (15) mills.  The combined initial mill levy for the District will be fifteen (15) 

mills, with a maximum combined mill levy of sixty-five (65) mills. 
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I. INTRODUCTION 

 

A. General Overview.   

 

This Service Plan constitutes a service plan for a Title 32 special district proposed to be 

organized to serve the needs of a commercial and light industrial development project (also 

referred to as the “Development” or the “Project”).  The owner of the property in the area to be 

developed is Miller Mokler, LLC, a Colorado limited liability company and any successor(s) in 

interest (collectively referred to as the “Developer”).  The Developer anticipates the need for a 

single District at this time, and the proposed District is wholly located within Larimer County, 

Colorado (“Larimer County” or the “County”) and is generally located north of Mulberry Street 

and east of Interstate 25. 

  

This Service Plan addresses the public improvements which are to be provided by the 

District and demonstrates how the District will provide the necessary public improvements.  The 

District will be formed to assist in the funding, construction, integration and coordination of 

infrastructure, services and facilities, both within and outside of the District’s boundaries.  Using 

funds provided by and through the District, certain public services and facilities necessary to 

serve the Development will be constructed, owned and operated by the District or will be 

dedicated to other entities and/or service providers, as appropriate.   

 

The District will undertake the planning, design, acquisition, construction, installation, 

relocation, redevelopment and financing of those facilities and improvements described and 

authorized herein.  The District will also undertake the operation and maintenance of those 

facilities and improvements described and authorized herein until, and unless, such facilities and 

improvements are dedicated and conveyed to another entity, Larimer County or its designee as 

appropriate. 

 

The District intends to authorize and issue bonds and/or other forms of indebtedness in 

order to finance all or a portion of the infrastructure necessary to serve the Development.  

Additional details regarding such indebtedness can be found below in Section V “Financial Plan” 

below. 

 

B. Purpose and Intent. 

 

The District is an independent unit of local government, separate and distinct from the 

County, and, except as may otherwise be provided for by State or local law or this Service Plan, 

its activities are subject to review by the County only insofar as they may deviate in a material 

matter from the requirements of the Service Plan.  It is intended that the District will provide a 

part or all of various public improvements necessary and appropriate for the development of the 

Project.  The public improvements will be constructed for the use and benefit of all anticipated 

inhabitants and taxpayers of the District.  The primary purpose of the District will be to finance 

the construction of these public improvements.  The District shall provide ongoing operations 
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and maintenance services for those facilities and services not otherwise dedicated and provided 

to another entity, the County or its designee, as specifically set forth in this Service Plan.  

 

The purpose of this Service Plan is to establish public entities that can provide financing, 

participate in intergovernmental agreements and provide for operations for essential community-

wide infrastructure and public facilities and services that will serve the Project.  Without the 

District, the financing would be more expensive than necessary and the development of the 

Project, as well as the ongoing operations and maintenance, would be less certain. 

 

C. Need for the District. 

 

There are currently no other entities in existence in or near the Development that have the 

ability or desire to undertake the planning, design, financing, acquisition, construction, 

installation, relocation, redevelopment, operation and/or maintenance of the facilities and 

improvements that will be necessary to serve the Development. 

 

East Larimer County Water District (“East Larimer”) does not have the desire to finance, 

design or construct the improvements necessary to serve the Development.  As described herein, 

it is anticipated that East Larimer will own and operate certain water infrastructure within the 

District, subject to the written consent of East Larimer.  Prior to providing water service to the 

Development, East Larimer will confirm that the water infrastructure has been constructed in 

accordance with its standards and confirm its willingness to operate and maintain the same.  The 

projected costs associated with designing and constructing these improvements are detailed in 

Exhibit D of this Service Plan.  

 

Boxelder Sanitation District (“Boxelder”) does not have the ability or desire to finance, 

design or construct the improvements necessary to serve the Development.  As described herein, 

it is anticipated that Boxelder will own and operate certain sanitary sewer improvements within 

the District.  Prior to providing sanitary sewer service to the Development, Boxelder will confirm 

that the sanitary sewer infrastructure has been constructed in accordance with its standards and 

confirm its willingness to operate and maintain the same.  The projected costs associated with 

designing and constructing these improvements are detailed in Exhibit D of this Service Plan.  

 

The County and the Colorado Department of Transportation (“CDOT”) do not consider it 

feasible or practicable to finance, design or construct the required realignment of the frontage 

road bordering the Development.  The District will have the ability to finance, design and 

construct this frontage road realignment and will do so in a manner that is consistent with the 

design and construction standards of the County and CDOT.  The projected costs associated with 

designing and constructing these improvements are detailed in Exhibit D of this Service Plan.       

 

As described above, there is an existing and projected need for the services contemplated 

by this Service Plan.  The current services are inadequate to meet the needs of the Development 

and the District will be capable of providing these services in an economical and sufficient 
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manner.  As it builds out, the Development is expected to generate sufficient tax revenue to 

support and discharge the District’s debt.  The tax revenue projections, build-out and absorption 

schedules, and debt issuance timeline are all detailed in Exhibit F of this Service Plan.  

Consequently, formation of the District is warranted in order to provide the facilities and 

improvements necessary to serve the Development. 

 

D. Contents of Service Plan.   

 

The assumptions contained within this Service Plan were derived from a variety of 

sources.  Information regarding the present status of property within the District, as well as the 

current status and projected future level of services, was obtained from the Developer.  Construction 

cost estimates were assembled by Golden Triangle Construction, Inc.  A general description of the 

public improvements to be constructed was prepared Northern Engineering Services, Inc. of Fort 

Collins, Colorado.  Legal advice in the preparation of this Service Plan was provided by White Bear 

Ankele Tanaka & Waldron, Professional Corporation, which represents numerous special districts 

in the State of Colorado.  Financial recommendations and advice in the preparation of the Service 

Plan were provided by the Developer with the assistance of D.A. Davidson & Company. 

 

Consultant contact information: 

 

 Developer:  Miller Mokler, LLC 

   Attn: Steve Shoflick 

   6900 East Belleview Avenue, Suite 300 

   Greenwood Village, Colorado 80111 

 

 District’s Counsel: White Bear Ankele Tanaka & Waldron, PC 

   2154 East Commons Avenue, Suite 2000 

   Centennial, Colorado 80122 

 

Financial Advisors: D.A. Davidson & Company 

   1550 Market Street, Suite 300 

   Denver, CO 80202 

 

Engineer:  Northern Engineering Services, Inc. 

   301 North Howes Street, Suite 100 

   Fort Collins, CO 80521 

    

E. Modification of Service Plan.   

 

This Service Plan has been prepared with sufficient flexibility to enable the District to 

provide required services and facilities to meet the needs of the community under evolving 

circumstances.  While the assumptions upon which this Service Plan are generally based are 

reflective of current zoning for the property within the proposed District, the cost estimates and 
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Financial Plan are sufficiently flexible to enable the District to provide the necessary services 

and facilities without the need for repeated amendments to the Service Plan.  Modification of the 

proposed configuration of improvements, scheduling of construction of such improvements, and 

the locations and dimensions of various facilities and improvements shall be permitted to 

accommodate development needs, provided such modifications are consistent with zoning for the 

property and approved through the County land development procedures.  Other types of 

modifications and the procedures for their review and approval are as specified herein.  All 

improvements will be designed and constructed in accordance with the standards and 

specifications established by Larimer County or CDOT that are in effect from time-to-time, and 

with the applicable standards and specifications of other governing public entities having 

jurisdiction, unless otherwise approved in advance and in writing by Larimer County or CDOT.  

Specifically, the anticipated frontage road realignment will be constructed only after review and 

approval by the County or CDOT, as appropriate.  Such review is anticipated to focus on 

conformance with the appropriate CDOT or County design and construction standards, as well as 

establishing ongoing ownership and maintenance responsibilities for the frontage road.   

 

II. BOUNDARIES OF THE DISTRICT AND FUTURE INCLUSIONS 

 

Currently the boundaries of the District contain approximately forty-seven (47) acres of 

property.  The service area of the District is generally described as all real property within the 

boundaries of the District.  The boundaries of the District are more particularly depicted in the 

map contained in Exhibit B.  A legal description of the boundaries of the District is attached as 

Exhibit C. 

 

The District will work cooperatively with owners in evaluating and considering petitions 

for inclusions of property which meet the requirements of Section 32-1-401, C.R.S., Larimer 

County and other applicable utility service providers’ design, construction and financing 

standards on a reasonable, financially feasible basis.  

  

The “Service Area” of the District (the jurisdictional area which may legally be served) 

will consist of the entire area of the Development, as described in this Service Plan.  The District 

will have the power to impose property taxes only within its legal boundaries but may also 

furnish services outside of its boundaries without County approval.  

 

Any additional infrastructure or debt being proposed through or as a result of the inclusion 

of a petitioner’s property into the District must be approved by and agreed to be subject to any 

requirements of the District, Larimer County, and/or any other public entity providing utilities 

and/or services to the inclusion area. 

 

It is anticipated that the District’s boundaries may change from time-to-time as they 

undergo inclusions and exclusions pursuant to Section 32-1-401, et seq., C.R.S., and Section 32-

1-501, et seq., C.R.S., subject to the limitations set forth herein. Additional property may be 

included in the District in accordance with the provisions of the Special District Act (Section 32-
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1-101, et seq., of the Colorado Revised Statutes, as amended from time-to-time) (the “Act”), 

subject to compliance with Section 32-1-401, et seq., C.R.S.  Under the Act, the fee owner or 

owners of 100% of any property proposed for inclusion may petition the Board of the District for 

the inclusion of property into the District.  Further, less than all of the owners of an area may 

petition the District for inclusion, or the Board may adopt a resolution calling for an election on 

inclusion of the property within such area.  Property may also be excluded from the District.  

Any inclusion of property into or exclusion of property from the District shall be considered a 

material modification, as described herein under Article X, and require an amendment to this 

Service Plan prior to any formal action on the inclusion or exclusion being taken by the Board of 

the District.   

 

III. PROPOSED USE, POPULATION PROJECTIONS, ASSESSED VALUATION 

 

The initial Service Area of the District consists of approximately forty-seven (47) acres 

of land.  The current assessed valuation within the District’s boundaries is $0.00 for purposes of 

this Service Plan and, at build out, is expected to be sufficient to reasonably discharge the Debt 

under the Financial Plan.  The projected residential population of the District at build-out of the 

current boundaries is estimated to be zero (0) people.  The addition of residential land uses to the 

Development shall be considered a material modification, as described herein under Article X,  

of this Service Plan and require an amendment in accordance with the Act and any County 

approvals set forth in the Intergovernmental Agreement with the County.  Based upon the 

information currently available, the Financial Plan currently estimates the actual valuation of all 

property within the District at approximately $55,000,000 at full build out in 2024.  The assessed 

valuation of property within the District set forth below and shown in the Financial Plan is based 

upon the Developer’s projections of actual values of improved property and present State 

property tax law.  The estimated assessed value at full build out in 2024, based upon information 

currently available, is projected to be approximately $12,400,000.  

 

Approval of this Service Plan by the County does not imply approval of the development 

within the District, nor does it imply approval of the total site/floor area of commercial or 

industrial buildings identified in this Service Plan or any of the exhibits attached thereto, unless 

the same is contained within an Approved Development Plan or other applicable zoning 

ordinances, applicable provisions of the County or other applicable law. 

 

IV. DESCRIPTION OF THE DISTRICT’S POWERS, FACILITIES AND SERVICES 

 

A. Powers of the District. 

 

The District shall have the power and authority to provide the Public Improvements and 

related operation and maintenance services within and without the boundaries of the District as 

such power and authority is described in the Special District Act, and other applicable statutes, 

common law and the Constitution, subject to the limitations set forth herein.  It is intended that 

the District will provide those facilities and services as defined by this Service Plan and will 
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continue to exist to operate and maintain all of those facilities not dedicated to, or otherwise owned 

by, the County or other entity having proper jurisdiction.    

 

  l. Sanitation and Storm Drainage.  The design, acquisition, installation, 

construction, operation and maintenance of storm or sanitary sewers, or both, and/or the design, 

acquisition, installation, construction, as well as flood and surface drainage improvements 

including, but not limited to, water quality ponds and other storm water facilities, culverts, dams, 

retaining walls, access ways, inlets, sediment basins, detention ponds and paving, roadside swales 

and curb and gutter, treatment and disposal works and facilities, and all necessary or proper 

equipment and appurtenances incident thereto, together with all necessary, incidental and 

appurtenant facilities, land and easements, and all necessary extensions of and improvements to said 

facilities or systems.  It is anticipated that the wastewater treatment services for the Development 

will be provided by Boxelder.  Boxelder does not have the desire or ability to finance, design or 

construct the improvements necessary to serve the Development.  As such, the District will be 

responsible for financing, designing and constructing the sanitation and storm drainage 

improvements to meet the needs of the Development.  Overlap consent will be obtained from 

Boxelder in accordance with Article IV. D. of this Service Plan.  Any sanitation and storm drainage 

improvements financed, designed or constructed by the District shall be done in accordance with all 

duly adopted Larimer County, regional or State of Colorado long-range water quality management 

plans applicable to the Development.  It is also anticipated that after financing and construction, 

installation and/or acquisition of the wastewater treatment system, the District’s sanitation powers 

related to wastewater treatment services described in this section will be needed only in the event 

that Boxelder and/or its systems are insufficient or unwilling to serve the needs of the Development 

on a reasonable, cost effective basis.  The District may maintain storm drainage improvements, 

including but not limited to sediment basins, storm sewer and detention improvements.  Where 

appropriate, all such storm drainage improvements will be designed and constructed in consultation 

with the Boxelder Stormwater Authority (the “Authority”).  The District and the Authority will 

cooperate and coordinate their efforts with respect to the ongoing ownership and maintenance 

responsibilities of such improvements, and, when necessary, may negotiate and enter into certain 

intergovernmental agreements evidencing the same.        

 

  2. Water.  The design, acquisition, installation, construction, operation and 

maintenance of a complete water and irrigation water system including, but not limited to, water 

rights, water supply, water quality, treatment, storage, transmission and distribution systems for 

domestic and other public or private purposes, together with all necessary and proper reservoirs, 

treatment works and facilities, wells, water rights, equipment and appurtenances incident thereto 

which may include, but not be limited to, transmission lines, distribution mains and laterals, storage 

facilities, land and easements, together with extensions of and improvements to said systems.  Any 

water improvements financed, designed or constructed by the District shall be done in accordance 

with all duly adopted Larimer County, regional or State of Colorado long-range water quality 

management plans applicable to the Development.  It is anticipated that the water services for the 

Development will be provided by East Larimer.  East Larimer does not have the desire to finance, 

design or construct the improvements necessary to serve the Development.  As such, the District 
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will be responsible for financing, designing and constructing the water improvements to meet the 

needs of the Development.  It is also anticipated that East Larimer will provide for the operation and 

maintenance of the water facilities.  Overlap consent will be obtained from East Larimer in 

accordance with Article IV. D. of this Service Plan.   

 

  3. Streets.  The design, acquisition, installation, construction, operation and 

maintenance of street and roadway improvements including but not limited to curbs, gutters, 

culverts, storm sewers and other drainage facilities, detention ponds, retaining walls and 

appurtenances, as well as sidewalks, bridges, parking facilities, paving, lighting, grading, 

streetscaping or landscaping, undergrounding of public utilities, snow removal equipment, or 

tunnels and other street improvements, together with all necessary, incidental and appurtenant 

facilities, signage, land and easements, and all necessary extensions of and improvements to said 

facilities.  The District intends to construct certain roadways within its boundaries in accordance 

with the applicable standards of Larimer County or any other public entity having jurisdiction over 

the particular roadway, including CDOT.  Specifically, the County and CDOT do not consider it 

feasible or practicable to finance, design or construct the required realignment of the frontage 

road bordering the Development.  Pursuant to the powers granted to the District by this Service 

Plan, the District will have the ability to finance, design and construct this frontage road 

realignment and will do so in a manner that is consistent with the design and construction 

standards of the County or CDOT. 

 

  4. Traffic and Safety Controls.  The design, acquisition, installation, 

construction, operation and maintenance of traffic and safety protection facilities and services 

through traffic and safety controls and devices on arterial streets and highways, as well as other 

facilities and improvements including, but not limited to, signalization at intersections, traffic signs, 

area identification signs, directional assistance, and driver information signs, together with all 

necessary, incidental and appurtenant facilities, land and easements, and all necessary extensions of 

and improvements to said facilities.  The District will dedicate all traffic and safety protection 

facilities to the County or another appropriate public entity for perpetual ownership and 

maintenance, pursuant to the applicable criteria. 

 

  5. Parks and Recreation.  The design, acquisition, installation, construction, 

operation and maintenance of public park and recreation facilities or programs including but not 

limited to grading, soil preparation, sprinkler systems, playgrounds, bike and hiking trails, 

pedestrian trails, pedestrian bridges, picnic areas, common area landscaping and weed control, 

outdoor lighting of all types, community events, and other facilities, together with all necessary, 

incidental and appurtenant facilities, land and easements, and all necessary extensions of and 

improvements to said facilities or systems.  The District shall own and maintain park and recreation 

facilities and open space improvements.  It is not expected that the County will assume any of these 

duties or obligations.   

 

  6. Television Relay and Translation.  The acquisition, construction, 

completion, installation and/or operation and maintenance of television relay and translator 
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facilities, together with all necessary, incidental and appurtenant facilities, land and easements, and 

all necessary extensions of and improvements to said facilities and systems both within and outside 

of the District’s boundaries. 

 

  7. Mosquito Control.  The design, acquisition, installation, construction, 

operation and maintenance of systems and methods for the elimination and control of mosquitoes. 

 

  8. Legal Powers.  The District’s powers will be exercised by and through its 

Board of Directors to the extent necessary to provide the public facilities and services contemplated 

in this Service Plan.  The foregoing improvements and services, along with all other activities 

permitted by law, will be undertaken in accordance with, and pursuant to, the procedures and 

conditions contained in the Special District Act, other applicable statutes, and this Service Plan, as 

any or all of the same may be amended from time-to-time. 

 

  9. Other.    In addition to the powers enumerated above, the District’s Board of 

Directors shall have the power and authority: 

 

   a. To amend this Service Plan as needed, subject to Section 32-1-207, 

C.R.S., including, by written notice to the County pursuant to Section 32-1-207, C.R.S., to 

undertake proposed actions which the District believes are permitted by this Service Plan, but which 

may be unclear.  It shall be the District’s responsibility to contact the County to seek an 

interpretation as to whether a disputed proposed action is allowed by this Service Plan.  If the 

County determines that the proposed action constitutes a material modification of the Service Plan, 

the District shall comply with Section 32-1-207, C.R.S., to amend the Service Plan; and 

 

   b. To forego, reschedule, or restructure the financing and construction 

of certain improvements and facilities in order to better accommodate the pace of growth, resource 

availability, and potential inclusions of property within the District, or if the development of the 

improvements and facilities would best be performed by another entity; and 

 

   c. To have and exercise all rights and powers necessary or incidental to, 

or implied from, the specific powers granted to the District in this Service Plan and the Act. 
 

B. Description of Facilities and Improvements. 

 

 The District will be permitted to exercise its statutory powers and authority, as set forth 

herein, to finance, construct, acquire, operate and/or maintain the public facilities and improvements 

described in this Service Plan, either directly or by contract.  Where appropriate, the District will 

contract with various public and/or private entities to undertake such functions. 

 

 The preliminary, conceptual layouts of the public facilities and improvements described in 

this Service Plan are shown in Exhibit E, attached hereto.  Additional information for each type of 

improvement needed for the District is set forth in this section.  It is important to note that the 

preliminary layouts are conceptual in nature only, and that modifications to the type, configuration, 
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and location of improvements may be necessary as development proceeds.  All of the public 

facilities and improvements described in this Service Plan will be designed in such a way as to 

conform to the service criteria and standards of the County or any other applicable public entity.   

 

1. Construction Standards Limitation.  The District will ensure that the 

Public Improvements that are to be dedicated to the County or other governmental entities will 

be designed and constructed in accordance with the standards and specifications of the County 

and of other governmental entities having proper jurisdiction and of those special districts and 

other utility service providers utilized by the District to provide those services hereunder, 

together with all entities that qualify as “interested parties” under Section 32-1-204(1), C.R.S., as 

applicable.  The District will obtain the County’s approval of civil engineering plans and will 

obtain applicable permits for construction and installation of Public Improvements prior to 

performing such work. 

 

C. Preliminary Engineering Survey of Costs of Improvements. 

 

The District shall have authority to provide for the planning, design, acquisition, 

construction, installation, relocation, redevelopment, maintenance and financing of the Public 

Improvements within and without the boundaries of the District, to be more specifically defined 

in an Approved Development Plan.  An estimate of the costs of the Public Improvements which 

may be planned for, designed, acquired, constructed, installed, relocated, redeveloped, operated, 

maintained or financed was prepared based upon a preliminary engineering survey and estimates 

derived from the zoning on the property in the Service Area and attached as Exhibit D. The 

current estimated costs are approximately $13,266,426 based upon the anticipated build-out of 

49,000 square feet of retail space and 384,853 square feet of light industrial/flex space.  The 

figures provided are in uninflated 2017 dollars and represent a preliminary estimate of the actual 

capital costs associated with the planned improvements and facilities.  Actual costs, as well as the 

timing and sequence of construction, may vary from the stated amounts and phasing to reflect 

fluctuations in general price levels, the pace and scope of improvements within the District, and 

other contingencies or unanticipated events. 

 

It is understood that the initial capital cost estimates contained in this Service Plan may 

vary from actual construction costs and that the allotment of funds between categories of 

improvements may differ from the original estimates.  All District improvements shall be 

constructed in accordance with the specifications and standards approved by Larimer County, 

CDOT and other applicable entities.    

 

D. Consents to Overlap. 

 

Portions of the legal boundaries of the District (as initially configured and as ultimately 

expanded) may overlap those of East Larimer County Water District, Boxelder Sanitation 

District and the Poudre Fire Authority (the “Overlapping Districts”).  The District does not 

presently plan to own and operate water or sanitation facilities, but is authorized to do so under 
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this Service Plan.  In connection with the provision of water or sanitary sewer, the District shall 

comply with the applicable provisions of Section 32-1-107, C.R.S. relating to districts with 

overlapping services.  The District will not provide any fire services that overlap with those of 

the Poudre Fire Authority.    

 

V. FINANCIAL PLAN 

 

A. General. 

 

The District shall be authorized to provide for the planning, design, acquisition, 

construction, installation, relocation, operation, maintenance and/or redevelopment of the Public 

Improvements from its revenues and by and through the proceeds of Debt to be issued by the 

District.  The Financial Plan for the District attached hereto as Exhibit F demonstrates one 

method by which the District may finance and operate the District.  The Financial Plan, as may 

be amended, demonstrates how to issue such Debt as the District can reasonably pay within the 

Maximum Debt Mill Levy Imposition Term from revenues derived from the Maximum Debt 

Mill Levy and other legally available revenues.  The Debt Cap of the District shall be initially set 

at $32,000,000 and such debt shall be permitted to be issued on a schedule and in such year or 

years as the District determines shall meet the needs of the Financial Plan referenced above and 

shall be phased to serve development as it occurs.  Should substantial inclusions and additional 

construction, acquisition, installation, financing, development, operations and maintenance be 

required, the District shall seek the necessary approvals of the County to modify the Debt Cap.  

All bonds and other Debt issued by the District may be payable from any and all legally 

available revenues of the District, including general ad valorem taxes to be imposed upon all 

taxable property within the District.  The District will also rely upon various other revenue 

sources authorized by law.  These will include the power to assess fees, rates, tolls, penalties, or 

charges as provided in Section 32-1-1001(1), C.R.S., as amended from time-to-time. 

 

The Financial Plan also provides an estimated cash flow analysis prepared by an 

independent financial advisor showing for each year, beginning with the year in which the 

District is organized and continuing on an annual basis, valuations for assessment of all taxable 

property in the District, mill levies, ad valorem tax receipts, utility fees, other revenues 

(including, without limitation, any Capital Facilities Fees expected to be received by the 

District), debt service, operation and maintenance expenses and annual and cumulative 

surpluses.  The cash flow analysis includes an absorption schedule and estimated growth 

assumptions on which it is based and demonstrates one method by which the District formation 

and public infrastructure construction, operations and maintenance can be financially feasible.  It 

is understood that the Financial Plan forecasts may vary from actual development and build-out 

because of events and circumstances that do not occur as projected.   
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B. Maximum Voted Interest Rate and Maximum Underwriting Discount. 

 

The interest rate on any Debt is expected to be the market rate at the time the Debt is 

issued.  In the event of a default, the proposed maximum interest rate on any Debt is not 

expected to exceed fifteen percent (15%).  The proposed maximum underwriting discount will be 

five percent (5%).  Debt, when issued, will comply with all relevant requirements of this Service 

Plan, State law and Federal law as then applicable to the issuance of public securities. 

 

C. Maximum Total Mill Levy. 

 

A “Maximum Total Mill Levy” of sixty-five (65) mills is authorized to support debt 

service and operations and maintenance of the District.  The “Maximum Debt Mill Levy” shall 

be the maximum mill levy a District is permitted to impose upon the taxable property within 

such District for payment of Debt, and shall be determined as follows: 

 

1. For the portion of any aggregate Debt which exceeds fifty percent (50%) 

of the District’s assessed valuation, the Maximum Debt Mill Levy for such portion of Debt shall 

be fifty (50) mills less the number of mills necessary to pay unlimited mill levy Debt described 

in Section V.C.2 below; provided that if, on or after January 1, 2017, there are changes in the 

method of calculating assessed valuation or any constitutionally mandated tax credit, cut or 

abatement; the mill levy limitation applicable to such Debt may be increased or decreased to 

reflect such changes, such increases or decreases to be determined by the Board in good faith 

(such determination to be binding and final) so that to the extent possible, the actual tax revenues 

generated by the mill levy, as adjusted for changes occurring after January 1, 2017, are neither 

diminished nor enhanced as a result of such changes.  For purposes of the foregoing, a change in 

the ratio of actual valuation shall be deemed to be a change in the method of calculating assessed 

valuation. 

 

2. For the portion of any aggregate Debt which is equal to or less than fifty 

percent (50%) of the District’s assessed valuation, from and on the date of issuance or at any 

time thereafter, if either: 

 

a. on the date of issuance, or  

 

b. on or after a later date, 

 

all or any portion of outstanding Debt is equal to or less than fifty percent (50%) of the District’s 

assessed valuation on said date, then the mill levy to be imposed to repay such portion of debt 

shall not be subject to the Maximum Debt Levy and as a result, the mill levy may be such 

amount as is necessary to pay the Debt Service on such Debt, without limitation of rate. 

 

3. For purposes of the foregoing, once Debt has been determined to be within 

Section V.C.2 above, so that the District is entitled to pledge to its payment an unlimited ad 
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valorem mill levy, the District may provide that such Debt shall remain secured by such 

unlimited mill levy, notwithstanding any subsequent change in the District’s Debt to assessed 

ratio.  All Debt issued by the District must be issued in compliance with the requirements of 

Section 32-1-1101, C.R.S. and all other requirements of State law. 

 

To the extent that the District is composed of or subsequently organized into one 

or more subdistricts as permitted under Section 32-1-1101, C.R.S., the term “District” as used in 

this Service Plan shall be deemed to refer to the District and to each such subdistrict separately, 

so that each of the subdistricts shall be treated as a separate, independent district for purposes of 

the application of this definition. 

 

All of the bonds issued by the District may be payable from any and all revenues 

legally available to the District, including general ad valorem taxes to be imposed upon all taxable 

property within the District’s boundaries, subject to the following limitations: 

 

a. For all general obligation debt, including refunding debt, the 

maximum mill levy the District can promise to impose to repay such debt shall be 

fifty (50) mills; provided, however, that this mill levy limitation may be increased or 

decreased to reflect changes in the method of calculating assessed valuation (with 

tax year 2016 as the base year for calculation of any such adjustments), such 

increases or decreases to be determined by the District’s Board of Directors in good 

faith (such determination to be binding and final) so that to the extent possible, the 

actual tax revenues generated by the mill levy, as adjusted, are neither diminished 

nor enhanced as a result of such changes.  For purposes of the foregoing, a change in 

the ratio of actual value to assessed value shall be deemed a change in the method of 

calculating assessed valuation. 

 

b. Bonds may be privately placed in accordance with either Section 11-

59-110(1)(g), C.R.S., or the regulations for placement of securities with an 

accredited investor in accordance with the Rules promulgated under the Colorado 

Municipal Bond Supervision Act, as the same may be amended from time-to-time.  

Bonds may be issued to the Developer without regard to such statute or regulations.  

Any such private placement or issuance shall be subject to the Mill Levy Cap. 

 

c. The District may repay its debt using any and all other revenues 

legally available to them. 

 

D. Maximum Debt Mill Levy Imposition Term. 

 

The District shall not impose a levy for repayment of any and all Debt (or use the 

proceeds of any mill levy for repayment of Debt) on any single property developed for 

residential uses which exceeds forty (40) years after the year of the initial imposition of such mill 

levy unless a majority of the Board of Directors of the District are residents of the District and 
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have voted in favor of a refunding of a part or all of the Debt and such refunding will result in a 

net present value savings as set forth in Section 11-56-101, C.R.S., et seq. 

 

E. Debt Repayment Sources. 

 

The District may impose a mill levy on taxable property within its boundaries as a 

primary source of revenue for repayment of debt service and for operations and maintenance.  

The District may also rely upon various other revenue sources authorized by law.  At the 

District’s discretion, these may include the power to assess fees, rates, tolls, penalties, or charges 

as provided in Section 32-1-1001(l), C.R.S., as amended from time-to-time.  In no event shall the 

debt service mill levy in any District exceed the Maximum Debt Mill Levy or, for residential 

property within a District, the Maximum Debt Mill Levy Imposition Term. 

 

F. Security for Debt. 

 

The District shall not pledge any revenue or property of the County as security for the 

indebtedness set forth in this Service Plan.  Approval of this Service Plan shall not be construed 

as a guarantee by the County of payment of the District’s obligations; nor shall anything in the 

Service Plan be construed so as to create any responsibility or liability on the part of the County 

in the event of default by the District in the payment of any such obligation. 

 

G. TABOR Compliance.   

 

The District will comply with the provisions of Article X Section 20 of the Colorado 

Constitution, as may be amended from time-to-time (“TABOR”).  In the discretion of the Board, 

the District may set up other qualifying entities to manage, fund, construct and operate facilities, 

services, and programs.  To the extent allowed by law, any entity created by the District will 

remain under the control of the District’s Board. 

 

H. District’s Operating Costs. 

 

The estimated cost of acquiring land, engineering services, legal services and 

administrative services, together with the estimated costs of the District’s organization and initial 

operations, are estimated to be $150,000 in 2017, which organization and formation costs in that 

year only will be eligible for reimbursement from Debt proceeds. 

 

In addition to the capital costs of the Public Improvements, the District will require 

operating funds for administration and to plan and cause the Public Improvements to be 

constructed and maintained.  The first year’s operating budget is estimated to be $50,000, which 

is anticipated to be derived from property taxes, developer advances and other revenues.   

 

Page 152

Item 10.



 

14 

 

The Maximum Debt Mill Levy for the repayment of Debt shall not apply to the District’s 

ability to increase their mill levies as necessary for provision of operations and maintenance 

services to their taxpayers and service users. 

  

I. Enterprises. 

 

 The District may establish enterprises to manage, fund, and/or operate those public 

improvements contemplated herein that qualify for enterprise status.  Such establishment shall be 

made in the discretion of the District’s Board, using the procedures and criteria provided by 

TABOR and Colorado law.  To the extent allowed by law, any enterprise created by the District will 

remain under the control of its Board. 

 

 J. Overlapping Debt. 

 

 A review of publicly available audited financials for 2015, indicates that the District’s 

boundaries overlap with cities, counties and special districts having the following outstanding debt 

obligations. 

 

Overlapping Entity Outstanding Debt  

Larimer County Total long term debt as of 2015:  $22,600,000  

Poudre Valley Fire District No outstanding debt as of 2015 

Poudre River Public Library District   No outstanding debt as of 2015 

Health District of Northern Larimer County  No outstanding debt as of 2015 

Northern Colorado Water Conservancy District Total long term debt as of 2015:  $15,240,548 

Boxelder Sanitation District Total long term debt as of 2015:  $8,874,780 

East Larimer County Water District  Total long term debt as of 2015:  $5,735,000 

 

VI. ANNUAL REPORT 

 

 The County may request the District to file a special district annual report, not more than 

once per year.  Such report shall be filed with the County, the Colorado Division of Local 

Government, and the State Auditor, and shall be deposited with the Larimer County Clerk and 

Recorder for public inspection.  A copy of such report shall be made available by the District to any 

interested party pursuant to Section 32-1-207(3), C.R.S.  The County may review the annual reports 

in a regularly scheduled public meeting, and such review shall be included as an agenda item in the 

public notice for such meeting. 

 

 For purposes of the foregoing, the District’s fiscal year shall end on December 31st of each 

calendar year and the content of such report shall comply with the requirements of Section 32-1-

207(3)(c), C.R.S. 
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VII. DISSOLUTION 

 

When all of the statutory requirements for dissolution of the District are satisfied, as 

stated in Section 32-1-701 et seq. C.R.S., as amended, the District may be dissolved. 

 

VIII. DISCLOSURE TO PURCHASERS 

 

The District will use reasonable efforts to assure that all developers of the property 

located within the District provide written notice to all purchasers of property in the District 

regarding the Maximum Debt Mill Levy, as well as a general description of the District’s 

authority to impose and collect rates, fees, tolls and charges.   

 

IX. PROPOSED AND EXISTING AGREEMENTS 

 

 An intergovernmental agreement shall be entered into between the District and the County 

to address the implementation of the Service Plan and specific requirements of the County.  To the 

extent practicable, the District may enter into additional intergovernmental and/or private 

agreements to provide for the improvements and services contemplated herein, as well as for the 

effective management, operation and/or maintenance thereof.  Similar agreements may also be 

entered into with property owner associations and/or other service providers.  All such agreements 

must be for facilities, services and agreements lawfully authorized to be provided by the District, 

pursuant to Section 18(2) (a) of Article XIV of the Colorado Constitution and Section 29-1-201, et 

seq., C.R.S. 

 

X. MATERIAL MODIFICATIONS 

 

 It shall be the District’s responsibility to contact the County to seek an interpretation as to 

whether a questionable proposed action is allowed by this Service Plan.  In the event that the 

District desires to make a modification to this Service Plan that may be material, the District shall 

submit the proposed modification to the Larimer County Community Development staff, which will 

determine whether the proposed modification is material.  Larimer County Community 

Development staff shall look to Section 32-1-207(2)(a), C.R.S. with respect to making a 

determination as to whether a proposed action constitutes a material modification of this Service 

Plan.  If the Larimer County Community Development staff determine that the proposed 

modification is material, then the District must obtain County approval, along with the written 

consent of any other public entity providing utilities and/or services to the District, before making 

any material modifications to this Service Plan in accordance with Section 32-1-207, et seq., C.R.S., 

including, by written notice to the County pursuant to Section 32-1-207, C.R.S., modifications 

concerning proposed actions that the District believe are permitted by this Service Plan, but which 

may be unclear. 

 

 Material modifications shall include modifications of a basic or essential nature including, 

but not limited to, any additions to the types of services initially provided by the District or change 
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in debt limit. Approval shall not be required for mechanical modifications to this Service Plan 

necessary for the execution of the original Financial Plan.  Material departures from the approved 

Service Plan shall require Larimer County approval of amendments to the approved Service Plan as 

required by Section 32-1-207, C.R.S. 

 

 This Service Plan has been designed with sufficient flexibility to enable the District to 

provide required services and facilities under evolving circumstances without the need for numerous 

amendments.  While the assumptions upon which this Service Plan are generally based are 

reflective of anticipated zoning for the property within the District, the cost estimates and Financial 

Plan are sufficiently flexible to enable the District to provide necessary services and facilities 

without the need to amend this Service Plan as zoning changes.  Modification of the services and 

facilities, and changes in proposed configurations, locations, or dimensions of various facilities and 

improvements shall be permitted to accommodate development needs consistent with then current 

zoning for the Development. 

 

Any amendment to this Service Plan shall be processed in a manner that is consistent with the 

Act and any County approvals set forth in the Intergovernmental Agreement with the County. 

The District shall be required to execute this Intergovernmental Agreement in substantially the 

form attached hereto as Exhibit G and satisfactory to Larimer County.  

In the event that the District takes any action that constitutes a material modification of 

this Service Plan without approval from the County, the County shall utilize the remedies set 

forth by statute to seek to enjoin the District’s actions. 

 

XI. RESOLUTION OF APPROVAL 

 

The District agrees to incorporate the County’s Resolution of Approval into the Petition for 

Organization presented to the District Court in and for Larimer County, Colorado.  The form of said 

resolution is attached hereto and incorporated herein as Exhibit A. 

 

XII. CONCLUSION 

 

It is submitted that this Service Plan for the District, as required by Section 32-1-203(2), 

C.R.S. establishes that: 

 

1. There is sufficient existing and projected need for organized service in the area to 

be serviced by the District; 

 

2. The existing service in the area to be served by the District is inadequate for 

present and projected needs; 

 

3. The District is capable of providing economical and sufficient service to the area 

within its proposed boundaries; 
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4. The area to be included in the District does have, and will have, the financial 

ability to discharge the proposed indebtedness on a reasonable basis; 

 

5. Adequate service is not, and will not be, available to the area through Larimer 

County, or through other existing municipal or quasi-municipal corporations, including existing 

special districts, within a reasonable time and on a comparable basis;  

 

6. The facility and service standards of the District are compatible with the facility 

and service standards of the County, other appropriate entities and those of each interested party 

under Section 32-1-204(3), C.R.S.;  

 

7. The proposal is in compliance with any duly adopted County, regional or State long-

range water quality management plan for the area;  

 

8. The proposal is in substantial compliance with the County’s Master Plan; 

 

9. The creation of the District is in the best interests of the area proposed to be 

served; and 

 

10. The creation of the District is in the best interests of the residents and future 

residents and taxpayers of the area proposed to be served. 

 

Therefore, it is hereby respectfully requested that the Board of County Commissioners 

for Larimer County, Colorado, which has jurisdiction to approve this Service Plan by virtue of 

Section 32-1-204, C.R.S., et seq., as amended, adopt a resolution, which approves this “Service 

Plan for Mulberry Frontage Metropolitan District,” as submitted. 

 

 

Respectfully submitted this 27th day of April, 2017. 

 

WHITE BEAR ANKELE TANAKA & WALDRON, P.C. 
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EXHIBIT A 

Form of Larimer County Resolution of Approval 
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Commissioner ___________ moved that the following Resolution be adopted: 

 

BEFORE THE BOARD OF COUNTY COMMISSIONERS 

 

OF THE COUNTY OF LARIMER 

 

STATE OF COLORADO 

 

RESOLUTION NO. ________ 

 

 

In The Matter Of:  Mulberry Frontage Metropolitan District 

 

WHEREAS, pursuant to the provisions of the “Special District Act,” Part 2 of Article 1 

of Title 32, C.R.S. 1973, the Petitioners formally presented a Service Plan (the “Service Plan”) 

for Mulberry Frontage Metropolitan District (the “District”); and 

 

WHEREAS, pursuant to the provisions of Section 32-1-204(2), C.R.S., the Larimer 

County Planning Commission held a public hearing on the Service Plan on July 19, 2017, at 

which time the Planning Commission did, by resolution, recommend approval of the Service 

Plan based upon its belief that there is sufficient existing and projected need for the provision of 

services by the District; and 

 

WHEREAS, pursuant to the provisions of Section 32-1-202(1), C.R.S., the Board of 

County Commissioners of Larimer County, Colorado, held a public hearing and set a date for a 

public hearing on the Service Plan for August 14, 2017, 2017; and 

 

WHEREAS, notice of the date, time, location and purpose of the aforesaid hearing was 

duly published in the Coloradoan, a newspaper of general circulation, on July 21, 2017; notice 

was provided to the division of local government in the department of local affairs of the name 

and type of the special district; notice of the date, time and location of the hearing was provided 

to the Petitioners and to the governing body of each municipality and of each special district 

which had levied an ad valorem tax within the next preceding tax year and which had boundaries 

within a radius of three (3) miles of the Petitioners’ District, as required by Section 32-1-204(1), 

C.R.S.; and notice of the time, date, location and purpose of the District was not sent to property 

owners within the District via letter mailing pursuant to Section 32-1-204(1.5), C.R.S. because 

the Petitioners own 100% of the property within the proposed District; and  

 

WHEREAS, this Board did, on August 14, 2017, hold a full, public hearing on this 

matter, taking evidence establishing the jurisdiction of the Board to hear this matter and further 

taking evidence regarding the substantive issues set forth in Section 32-1-203, C.R.S.; and 
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WHEREAS, this Board has fully considered the testimony and other evidence presented 

to it in this matter. 

 

NOW, THEREFORE, BE IT RESOLVED by the Board of County Commissioners of 

Larimer County, Colorado: 

 

1.  That the Board does hereby determine that all of the jurisdictional and 

other requirements of Sections 32-1-202 and 32-1-204, C.R.S., have been fulfilled, including 

those relating to the filing of the Service Plan and the form and timing of the public notice of the 

hearing and the public hearing held herein. 

 

2.  The Board does hereby find and determine that: 

 

(a) There is sufficient existing and projected need for organized service in 

the area as provided in the Service Plan; 

 

(b) The existing service in the area to be served by the proposed District is 

inadequate for present and projected needs; 

 

(c) The District, as outlined in the Service Plan, is capable of providing 

economical and sufficient service to the area within its proposed boundaries; 

 

(d) The area included in the District has, or will have, the financial ability 

to discharge the proposed indebtedness on a reasonable basis; 

 

(e) Adequate service is not, and will not be, available to the area through 

the County, other existing municipal or quasi-municipal corporations, including existing special 

districts, within a reasonable time and on a comparable basis; 

 

(f) The facility and service standards of the District are compatible with 

the facility and service standards of Larimer County and of adjacent municipalities and special 

districts; 

 

(g) The proposal is in substantial compliance with the County's master 

plan adopted pursuant to Section 30-28-106 and Section 30-28-108, C.R.S.; and 

 

(h) The proposal is in compliance with duly adopted long-range water and 

quality management plans for the area, if any. 

  

3.  That the Board further finds and determines that creation of the District is 

in the best interests of the area proposed to be served. 
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4.  That the Service Plan of the District to finance and construct public 

improvements anticipated in the Service Plan, be and hereby is approved. 

 

5.  That, pursuant to Section 32-1-204(4), the Board of County 

Commissioners hereby issues this Resolution of final approval to the District. 

 

Commissioner __________ seconded the adoption of the foregoing Resolution. The roll having 

been called, the vote was as follows: 

 

Commissioner Gaiter - Yes 

 

Commissioner Johnson - Yes 

 

Commissioner Donnelly - No 

 

The Resolution was adopted by majority vote of the Board of County Commissioners of the 

County of Larimer, State of Colorado.  
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EXHIBIT B 

Map Showing the Boundaries of the District 
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EXHIBIT C 

Legal Description of the Boundaries of the District 
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EXHIBIT D 

Engineering Survey of Estimated Costs of Public Improvements 
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Opinion of Probable Public Improvement Costs 6/20/2017 Date:

Client:  Miller Mokler, LLC Brian Laartz By:

Project:  Mulberry Frontage Metropolitan District

Quantity Unit Unit Price (1) Cost

A Roads

   CDOT Frontage Road 2,682 ft

Curb & Gutter 5,364 lf $19.52 $104,711

Concrete Pans 1,056 sf $8.80 $9,295

Corner Returns 4 ea $254.02 $1,016

Pavement  5" 19,668 sy $23.56 $463,378

Base  10" 19,668 sy $11.94 $234,811

Grade, compact, backup 29,800 sy $4.13 $123,007

Traffic Control 1 ls $19,051.20 $19,051

Traffic barricades 2 ea $3,175.20 $6,350

Handicap Ramps 4 ea $1,016.06 $4,064

Street Signs 12 ea $508.03 $6,096

Sidewalk (Concrete 4") 32,184 sf $5.61 $180,673

Lighting 18 ea $10,160.64 $181,672

Local Commercial Street 2,946 ft

Curb & Gutter 5,892 lf $19.52 $115,018

Concrete Pans 2,400 sf $8.80 $21,124

Corner Returns 12 ea $254.02 $3,048

Pavement 4.5" 15,712 sy $21.15 $332,259

Base 9" 15,712 sy $10.80 $169,622

grade, compact, backup 23,568 sy $4.13 $97,283

Traffic Control 1 $12,700.80 $12,701

Handicap Ramps 4 ea $1,016.06 $4,064

Street Signs 8 ea $508.03 $4,064

Sidewalk (Concrete 4") 29,460 sf $5.61 $165,381

Lighting 20 ea $10,160.64 $201,587

Landscaping/ Irrigation

Frontage road ROW 75,096 sf $5.72 $429,201

Commercial street ROW 41,244 sf $3.81 $157,150

Electrical service (Controller) 1 $19,051.20 $19,051

Right of Way Purchase (2) 386,896 sq ft $6.76 $2,615,503

      Subtotal Roads $5,681,182
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Opinion of Probable Public Improvement Costs 6/20/2017 Date:

Client:  Miller Mokler, LLC Brian Laartz By:

Project:  Mulberry Frontage Metropolitan District

Quantity Unit Unit Price (1) Cost

B Utilities

     Water

12' Water Main 5,000 ft $134.63 $673,142

Valves 21 Each $381.02 $8,002

Hydrants 8 Each $8,255.52 $66,044

     Sanitary Sewer

8" Sanitary Sewer 1,810 ft $50.10 $90,689

10" Sanitary Sewer 2,050 ft $75.76 $155,309

Manholes 20 Each $9,525.60 $190,512

     Storm Sewer

15" Storm Sewer 482 ft $67.71 $32,635

18" Storm Sewer 2,836 ft $74.48 $211,218

24" Storm Sewer 393 ft $101.56 $39,911

30" Storm Sewer 479 ft $128.28 $61,445

36" Storm Sewer 534 ft $154.95 $82,743

48" Storm Sewer 762 ft $181.62 $138,396

Manholes 18 Each $10,160.64 $182,892

Inlets 29 Each $8,890.56 $257,826

Pond Outlet Structure 1 Each $10,160.64 $10,161

Flared End Sections 1 Each $9,525.60 $9,526

Drainage Channel 1,970 ft $15.24 $30,025

     Subtotal Utilities $2,240,475

C Detention Pond

Land Acquisition (2) 219,868 sq ft $6.76 $1,486,356

Retaining Wall 2,550 ft $220.99 $563,534

Fence wood 774 ft $22.86 $17,695

Fence vinyl chain link 1,776 ft $40.62 $72,136

     Subtotal Detention Pond $2,139,722

D Erosion Control

Silt Fence 13,000 LF $2.16 $28,069

Vehicle Tracking PAD 4 Each $2,794.18 $11,177

curb socks 40 Each $312.44 $12,498

concrete washout 2 Each $1,270.08 $2,540

Inlet Filters 40 Each $463.58 $18,543

Temporary Seeding 33 Acres $3,175.20 $104,782

     Subtotal Erosion Control $177,608

E Professional Fees/ Approvals

Civil (Northern Engineering) 1 Unit $130,980.00 $130,980
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Opinion of Probable Public Improvement Costs 6/20/2017 Date:

Client:  Miller Mokler, LLC Brian Laartz By:

Project:  Mulberry Frontage Metropolitan District

Quantity Unit Unit Price (1) Cost

Construction Engineering 47 acre $571.54 $26,805

Construction Staking 47 acre $889.06 $41,697

Construction Testing 47 acre $1,270.08 $59,567

     Subtotal Professional $259,049

F Other

Grading (see details below) $879,862

Relocate power poles 3 ea $44,452.80 $133,358

Relocate telephone pedestals 3 ea $8,255.52 $24,767

     Subtotal Other $1,037,987

Subtotal Cost (A-F) $11,536,023

Contingency 15.0% $1,730,403

Total Cost with Contingency $13,266,426

Notes:

1 OH/ Profit, Escalation and Development Fee included in unit prices

2 See below for average land price/ sf

BACKGROUND DATA

Site Summary Sq. Ft. Acres % of Total

Gross Site 2,042,964 46.90 100.0%

Right of Way 386,896 8.88 18.9%

Detention Pond 219,868 5.05 10.8%

Net Site 1,436,200 32.97 70.3%

Grading Calculation

Cut 51,319 cu yd $1.59 $81,474

Fill 51,319 cu yd $1.59 $81,474

Import 26,623 cy yd $20.32 $541,013

Strip,stockpile,re-spread 47 acre $1,905.12 $89,350

Grade off 47 acre $1,845.43 $86,550

     Total Grading Costs $879,862

Additional Fees Included in Unit Costs

Overhead and Profit 12.0%

Price Escalation 8.0%

Developer Development Fee 5.0%

Average Land Cost

Estimated Sales Price $11,163,557

Total Usable Acres 37.91

Average Cost/ SF $6.76
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C200

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU

DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF

COLORADO

Know what'sbelow.

before you dig.Call

R

( IN FEET )

0

1 INCH = 100 FEET

100 100 200 300

LEGEND:

OHP OHP

12" W

10" W

8" W

6" W

12" W

SS

8" SS

S

W

ST

D

WATER QUANTITIES

DESCRIPTION QUANTITITY UNITS

12" WATER MAIN 5000 FT

VALVES 21 EACH

HYDRANTS 8 EACH

SANITARY SEWER QUANTITIES

DESCRIPTION QUANTITITY UNITS

8" SANITARY SEWER 1810 FT

10" SANITARY SEWER 2050 FT

MANHOLES 20 EACH

STORM SEWER QUANTITIES

DESCRIPTION QUANTITITY UNITS

15" STORM SEWER 482 FT

18" STORM SEWER 2836 FT

24" STORM SEWER 393 FT

30" STORM SEWER 479 FT

36" STORM SEWER 534 FT

48" STORM SEWER 762 FT

MANHOLES 18 EACH

INLETS 29 EACH

POND OUTLET STRUCTURE 1 EACH

FLARED END SECTIONS 1 EACH

DRAINAGE CHANNEL 1970 FT

10" SS

WATER------------ East Larimer County Water District Randy Siddens (970) 493-2044

WASTEWATER- Boxelder Sanitation District---------- Eric Garner (970) 227-1072

STORMWATER- Larimer County-------------------------- Eric Tracy (970) 498-5729

UTILITY CONTACT LIST: *

UTILITY COMPANY

* This list is provided as a courtesy reference only.  Northern Engineering Services assumes no responsibility for

the accuracy or completeness of this list.  In no way shall this list relinquish the Contractor's responsibility for

locating all utilities prior to commencing any construction activity.  Please contact the Utility Notification Center of

Colorado (UNCC) at 811 for additional information.

PHONE NUMBER

** The underground utility locates are based upon the best available information at the time of locating.

Contractor acknowledges that it is common for underground facility owner maps to have errors and omissions of

data shown.  Consequently, it is the Contractor's sole responsibility to field verify the location of all utilities prior

to construction, and notify the Engineer of any discrepancies found.

Page 170

Item 10.



X

X

X

X

X

X

X

N
E

 FR
O

N
TA

G
E

 R
O

A
D

M
U

L
B

E
R

R
Y

 
S

T
R

E
E

T

N

E

 

F

R

O

N

T

A

G

E

 

R

O

A

D

(

A

B

A

N

D

O

N

 

I

N

 

P

L

A

C

E

)

INTERSTATE 25

INTERSTATE 25

EXISTING OVERHEAD POWERLINE

EX. OVERHEAD

POWERLINE

EXISTING IRRIGATION DITCH PER

BOOK 151, PAGE 511

4228 EAST

MULBERRY ST.

CLOVERLEAF COMMUNITY

4412 E. MULBERRY STREET

120  NORTHEAST

FRONTAGE ROAD

4224 E. MULBERRY STREET

M
 
S

8
8
°
5
4
'
4
3
"
E

 
1
2
4
1
.
3
0
'

R
 
S

8
8
°
5
4
'
0
7
"
E

 
1
2
4
1
.
4
9
'

S00°46'10"W 1726.98'

N

6

9

°

1

6

'
0

0

"

W

 

2

2

4

.

4

9

'

N

8

1

°
1

7

'
0

0

"
W

 
5

0

4

.
9

0

'

N58°17'00"W 20.61'

S00°45'00"W 300.00'

N

5

8

°

1

7

'

0

0

"

W

 

2

1

2

.

5

9

'

N

3

7

°

5

7

'

3

9

"

W

 

4

4

2

.

0

5

'

N

1

3

°

5

1

'
0

0

"
W

 
2

0

6

.
2

0

'

N00°11'30"W 37.90'

M N00°04'46"W 940.63'

R N00°06'00"E 940.70'

M
 N

03°41'41"E
 245.04'

R
 N

0
3
°4

5
'0

0
"E

 2
4
5
.2

0
'

EXISTING IRRIGATION FLOWS INTO

EXISTING CULVERT. DESTINATION OF

EXISTING CULVERT IS UNKNOWN.

CENTERLINE OF UTILITY

EASEMENT (NO WIDTH

GIVEN) PER BOOK 1776,

PAGE 904

EXISTING TREES

EXISTING PROPERTY LINE

EXISTING RIGHT-OF-WAY

EXISTING DRAINAGE EASEMENT

PER BOOK 1960, PAGE 545

EXISTING STABILIZER POLE

B

O

X

E

L

D

E

R

 

C

R

E

E

K

EXISTING 20' WIDE SANITARY

SEWER EASEMENT PER

BOOK 1960, PAGE 545

L

O

C

A

L

 

C

O

M

M

E

R

C

I

A

L

 

R

O

A

D

S
P

R
U

C
E

 
L

A
N

E

M
A

P
L

E
 
L

A
N

E

C
O

T
T

O
N

W
O

O
D

 
L

A
N

E

L
O

C
U

S
T

 
L

A
N

E

B
I
R

C
H

 
L

A
N

E

A
S

P
E

N
 
C

I
R

C
L

E

A
S

P
E

N
 
C

I
R

C
L

E

W
I
L

L
O

W
 
L

A
N

E

CLOVERLEAF WAY

FRONTAGE RD

P
R

I
V

A
T

E
 
D

R
I
V

E
W

A
Y

PROPOSED

DRAINAGE CHANNEL

PROPOSED

DRAINAGE CHANNEL

R

E

L

O

C

A

T

E

 

N

E

F

R

O

N

T

A

G

E

 

R

O

A

D

S
T

S
T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

S

T

ST
ST

ST
ST

S

T

S

T

ST
ST

ST
ST

S
T

S
T

S
T

S
T

S
T

S
T

S

T

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

D

1

.

5

%

2

.

4

%

1
.
8
%

2

.
6

%

2

.

0

%

1

.
8

%

3

.

6

%

1
.
8
%

2
.
9
%

1

.

2

%

1

.

6

%

1

.
4

%

1

.

1

%

1

.
7

%

2
.0

%

1

.
5

%

2

.
0

%

2
.
3
%

1

.

9

%

1

.

5

%

2

.

2

%

1

.
5

%

1

.
6

%

2

.

2

%

3
.
3
%

2

.
0

%

3
.
5
%

1.6%

1

.

6

%

1

.

8

%

1
.6

%

2

.

4

%

2

.
5

%

1

.

5

%

1
.5

%

1

.
9

%

1

.

8

%

1
.
8
%

1

.
6

%

1
.2

%

1

.
5

%

1

.

6

%

2

.

5

%

2

.
0

%

1

.

3

%

2

.

1

%

1
.9

%

1

.

2

%

2

.

0

%

2

.
0

%

1

.

9

%

2

.
1

%

1

.
1

%

1

.

0

%

1

.

1

%

1

.
1

%

1
.0

%

1

.

2

%

1

.

5

%

2

.

0

%

2

.
0

%

2
.
1
%

1

.

6

%

1

.

4

%

3
.
5
%

2
.
5
%

6' HIGH WOOD

PANEL FENCE

PROPOSED DETENTION

& WATER QUALITY POND

PROPOSED

DETENTION &

WATER QUALITY

POND

PROPOSED 2' WIDE CONCRETE

VALLEY PAN (TYP.)

PROPOSED 6' HIGH

RETAINING WALL

PROPOSED 6' HIGH

RETAINING WALL

L
O

C
A

L
 
C

O
M

M
E

R
C

I
A

L
 
R

O
A

D

LOT 10

LOT 11

LOT 12

LOT 13

LOT 14

LOT 15

LOT 16

LOT 17

LOT 18

LOT 19

LOT 20

LOT 29

LOT 30

LOT 31

LOT 32

LOT 21

LOT 22

LOT 23

LOT 28

LOT 24

LOT 27

LOT 25

LOT 26

LOT 1

LOT 9

LOT 8

LOT 7

LOT 6

EXISTING 24"

RCP CULVERT

EXISTING ELLIPTICAL

24" RCP CULVERT

PROPOSED FLARED

END SECTION

24" RCP

3

6

"

 

R

C

P

18" RCP

2

4

"

 

R

C

P

3

0

"

 

R

C

P

4

8

"

 

R

C

P

1

8

"

 

R

C

P

4

8

"

 

R

C

P

15" RCP

4

8

"

 

R

C

P

15" RCP

1
8
"
 
R

C
P

1

8

"

 

R

C

P

18" RCP

1
8
"
 
R

C
P

18" RCP

1
8
"

R
C

P

1

8

"

 
R

C

P

1
8
"
 
R

C
P

4

8

"

 

R

C

P

1

8

"

 

R

C

P

1

8

"

 
R

C

P

1

8

"

 

R

C

P

2

4

"

 

R

C

P

3

0

"

 

R

C

P

1

8

"

 

R

C

P

18"

RCP

18"

RCP

1

8

"

R

C

P

1

8

"

R

C

P

1

8

"

R

C

P

1

8

"

R

C

P

2

4

"
R

C

P

Sheet

of 5

I
-
2

5
 
/
 
M

U
L

B
E

R
R

Y
 
S

T
R

E
E

T
 
P

R
O

J
E

C
T

Th
es

e 
dr

aw
in

gs
 a

re
in

st
ru

m
en

ts
 o

f s
er

vi
ce

pr
ov

id
ed

 b
y 

N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
an

d 
ar

e 
no

t 
to

 b
e 

us
ed

 fo
r

an
y 

ty
pe

 o
f c

on
st

ru
ct

io
n

un
le

ss
 s

ig
ne

d 
an

d 
se

al
ed

 b
y

a 
P
ro

fe
ss

io
na

l E
ng

in
ee

r 
in

th
e 

em
pl

oy
 o

f N
or

th
er

n
En

gi
ne

er
in

g 
Se

rv
ic

es
, 
In

c.
N

O

T
 
F

O

R

 
C

O

N

S

T
R

U

C

T
I
O

N

R

E

V

I
E

W

 
S

E

T

3
0
1
 N

or
th

 H
ow

es
 S

tr
ee

t,
 S

ui
te

 1
0
0

Fo
rt

 C
ol

lin
s,

 C
ol

or
ad

o 
 8

0
5
2
1

EN
G

IN
EE

R
N

G
IE

HTR
ON

RN
P
H

O
N

E:
 9

7
0
.2

2
1
.4

1
5
8

w
w

w
.n

or
th

er
ne

ng
in

ee
rin

g.
co

m

CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU

DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF

COLORADO

Know what'sbelow.

before you dig.Call
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C300

LEGEND:

PROPOSED

DRAINAGE

CHANNEL

OHP OHP

SS

ST

D

RETAINING WALL

DESCRIPTION

LENGTH (FT)

6-FT HIGH RETAINING WALL
2,550

EARTHWORK*

DESCRIPTION

VOLUME (YD

3

)

CUT (RAW) 51,319

FILL (RAW) 72,984

NET FILL
21,665

* - EARTHWORK NUMBERS DO NOT TAKE INTO ACCOUNT

COMPACTION, SHRINK/SWELL, PAVEMENT SECTION,

BUILDING SPOILS, UTILITY TRENCHES, TOPSOIL, ETC.
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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU

DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
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Know what'sbelow.

before you dig.Call
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TRAVEL

11'

50' ROADWAY

TRAVEL

72' ROW (MIN.)

INTERSECTIONS
(WHERE NEEDED)

11'

12'7'

TRAVEL

LN.

TRAVEL

LEFT TURNBIKE
12'

WALK
(MIN)

5'

6'

PKWY
(MIN.)

7'

LN.
BIKE

12'

SIDEWALK: 5' (min.) width.  Additional width may be required within and leading to activity areas.

ACCESS: Access will be limited.  Points of access must be approved by the Local Entity.

WHERE USED: These specifications shall apply to streets used in commercial areas for local access and
circulation, when the traffic volume on the street is anticipated to be 2,500 vpd or less.

PARKING: Two lanes, 8' wide.  None provided at intersections or where a left turn lane is required.

CURB AND GUTTER: Vertical curb and gutter.

PARKWAY: 6' (min.) width.  Additional width optional.

BIKE LANES: Two lanes, 6' wide, 7' wide where a left turn lane is provided.

LEFT TURN LANES: 12' wide, provided at certain intersections where needed.

TRAVEL LANES: Two lanes, 11' wide.

RIGHT OF WAY WIDTH: 72' (min.)

ROADWAY WIDTH: 50' wide 

9'

UTIL.
ESMT 9' UTIL.

ESMT

SPEED LIMIT: 25 MPH

DESIGN SPEED: 30 MPH

CONTINUITY:  Streets are limited in length to 1320 feet.

50' ROADWAY

WALK
(MIN)

5'

PKWY
(MIN.)

6'

refuge.  Additional roadway and right of way width may be required.
MEDIAN: Not required, except where necessary to control access and/or to provide pedestrian

6'

BIKE
LN.8'

PARK

6'

BIKE
LN. 8'

PARK

(min.)
Walk

100' ROW

68' Roadway
Walk
(min.)

6'

10'

12'12'

MEDIAN: Not required, except where necessary to control access and/or to provide pedestrian refuge or where Developer

CURB AND GUTTER: Vertical.

ACCESS: Access will be limited.  Points of access must be approved by the Local Entity.

BIKE LANES: None (Two 10' wide shoulders per CDOT)

TRAVEL LANES: Four lanes, 12' wide (typical).

RIGHT OF WAY WIDTH: 100' (min.) plus 30' (min.) utility easement. 

ROADWAY WIDTH: 68' (typical)

traffic in and leading to activity areas.
SIDEWALK: 6' (min.) wide.  Additional width may be required for higher pedestrian 

WHERE USED: Per CDOT

PARKING: None

DESIGN SPEED: Per CDOT

SPEED LIMIT: Per CDOT

CONTINUITY:  Unlimited

LEFT TURN LANES: 12' wide at intersections per CDOT.

requested medians are approved by the local entity.  Additional roadway and right of way width may be required.

Shoulder

10'

Shoulder

10'

6'

TYPICAL SECTION

PARKWAY: Per CDOT

Parkway

RIGHT TURN LANES: 12' wide at intersections per CDOT.

(FL TO FL)

12'12'

TravelTravel

10'

Parkway

Turn
Lane

Turn
Lane

NOTE:
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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU

DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF

COLORADO

Know what'sbelow.

before you dig.Call
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Financial Plan 
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April 21, 2017 
 
Proposed Mulberry Frontage Metropolitan District 
C/o Blair Dickhoner 
White Bear Ankele Tanaka & Waldron 
2154 East Commons Avenue, Suite 2000 
Centennial, Colorado 80122 
 
RE: Proposed Mulberry Frontage Metropolitan District 
 
We have analyzed the bonding capacity for the proposed Mulberry Frontage Metropolitan District (“the 
District”).  The analysis presented summarizes and presents information provided by Miller Real Estate 
Investments, LLC (“the Developer”) and does not include independently verifying the accuracy of the 
information or assumptions.  

Development and Revenue Assumptions 

The following assumptions have been provided by the Developer and form the basis of the analysis. 

1. The development consists of 433,853 square feet of retail and industrial/flex uses. The retail 
development schedule totals 49,000 square feet at an average market value of $200/sq. ft. The 
retail absorption begins with the first completed lots in 2019 and continues through 2022. Retail 
users are modeled to produce $200/ sq. ft. of taxable sales upon which the Add-on PIF will be 
collected (see below). The industrial/flex development schedule totals 384,853 square feet at an 
average market value of $100/sq. ft. The industrial/flex absorption begins with the first completed 
lots in 2019 and continues through 2024. Until build out, projected market values are inflated at 
2% annually to account for estimated inflation. 

2. The District’s assessed value is shown in the year of tax collection, which lags 2 years from the 
year of construction.  The assessed value for commercial/industrial property is 29% of the market 
value, which is the effective commercial/industrial assessment ratio.  At buildout in 2024 the 
District’s expected assessed value will be approximately $12.1 million.  This plan also assumes 
biennial reassessment of 2% during and after buildout. 
 

3. It is projected that 98% of property taxes levied will be collected and available to the District (for 
both the Debt Service and Operations levies). 
 

4. The debt service mill levy target is 50 mills (with a cap of 50 mills). The District further expects 
specific ownership taxes estimated at 6% to be additionally available revenue. In addition, the 
District anticipates an Add-on PIF of 3.0% through 2023 and 1.0% thereafter. The debt service 
mill levy target is 50 mills (with a cap of 50 mills).  

5. The District expects operating expenses to be met with a mill levy of 15 mills upon full 
development.   
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Estimate of Potential Bonding Capacity 

1. The District is modeled to issue senior bonds in December, 2021 with a par of $7,655,000.  An 
interest rate of 5.5% was modeled based upon 30-year debt.  At issuance, it is projected that the 
District will fund $104,597 for Capitalized Interest, $606,850 for a Debt Service Reserve Fund 
and $306,200 in costs of issuance with bond proceeds.  The remaining $6,637,353 is projected to 
reimburse the Developer for eligible expenses.  
 

2. The District is modeled to issue senior bonds in December, 2024 with a par of $5,350,000.  An 
interest rate of 5.5% was modeled based upon 30-year debt.  At issuance, it is projected that the 
District will fund $72,993 for Capitalized Interest, $533,529 for a Debt Service Reserve Fund and 
$214,000 in costs of issuance with bond proceeds.  The remaining $4,529,478 is projected to 
reimburse the Developer for eligible expenses.  

 
3. The Senior Bond Surplus Fund is sized to $1,300,500 and is funded overtime with surplus 

revenues above the annual combined senior bond debt service. 

4. The District is modeled to issue subordinate bonds in December, 2024 with a par of $2,041,000.  
An interest rate of 7.75% was modeled based upon 30-year, cash flow debt.  At issuance, it is 
projected that the District will fund $61,230 in costs of issuance with bond proceeds.  The 
remaining $1,979,770 is projected to reimburse the Developer for eligible expenses.  
 

5. Based upon these assumptions, the plan demonstrates the District’s ability to support $15.0 
million in limited tax General Obligation debt, raising a total of $13.1 million in proceeds net of 
issuance costs, capitalized interest and a debt service reserve fund.   

 
Potential Risks of Financing and Credit Enhancement 

To the extent the development does not occur as projected, the District revenues including the collection 
of the District’s Limited Mill Levy may be insufficient to meet the District’s debt service payments.  This 
risk is borne by the District’s bondholder.  If the bonds are sold to third parties, they will likely require 
some level of builder activity or credit enhancement to reduce this risk.  This credit enhancement may 
take the form of a facility fee guarantee, a debt service guarantee, escrowed bond proceeds or other 
developer security. 
 
Description of the Financial Flexibility Built into the Financial Plan 

The senior bonds have a 50 mill levy cap and are structured with 1.2x coverage. This means that 
projections have significant cushion and the bonds would still be repaid. The subordinate bonds are 
structured as cash flow bonds and only receive revenue when and if it is available. This ensures the 
ultimate flexibility in repayment for those bonds. It is important to note that the district’s inability to 
make a debt service payment when levying at the cap will not constitute an event of default under the 
financial obligations. As such, the inability to repay debt is born by the investor.  Finally, as noted above, 
credit enhancement in the form of a facility fee guarantee, surplus fund, a debt service guarantee, 
escrowed bond proceeds or other developer security would act as an additional buffer. 
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Mill Levy Comparison, Mill Levy Statement & Estimate of Taxes 
 

1. Mill Levy Comparison: 
 

 
 

2. Mill Levy Statement: 
 

 
 

3. Estimate of Taxes: 
 

There are no plans for residential development within the District. As such the average taxes paid 
within the District for commercial users would be as follows: 
 
$1,000,000 market value of commercial 
29.00% residential assessment ratio 
157.09 mills  

 
$1,000,000 x 29% = $290,000 assessed value per $1 million commercial value x 157.09 mills = 
$45,556.10 taxes per year 

 
Conclusion 
 
Based upon the assumptions contained therein and D.A. Davidson’s professional opinion as underwriter, 
the Issuing District is expected to retire all Debt referenced in the Financial Plan within the restrictions set 
forth in the Service Plan. 
 
The assumptions disclosed in the Financial Plan are those of the Developer and have not been 
independently reviewed by D.A. Davidson. Those assumptions identified are believed to be the 

Metro District
County District Mills Non-District 

Mills
Total Mill 

Levy
Arista MD Broomfield 77.48 90.28 167.75
Flatiron Meadows MD Boulder 50.00 106.15 156.15
Foothills MD Larimer 60.22 91.29 151.51
Proposed Mulberry Interchange MD Larimer 55.00 92.09 147.09
Johnstown Plaza MD & Thompson Crossing MD No.2 Larimer 42.50 96.47 138.97
Centerra MD No.2 Larimer 47.60 73.34 120.94

TAX AUTHORITY MILL LEVY

HEALTH DIST OF NO LARIMER CTY 2.17

LARIMER CO PEST CTRL DST 0.14

LARIMER COUNTY 22.52

N COLO WATER CONS DIST 1.00

POUDRE R‐1 BOND PAYMENT 13.07

POUDRE R‐1 GENERAL FUD 39.56

POUDRE RIVER PUBLIC LIBRARY DIST 3.03

POUDRE VALLEY FIRE DIST 10.60

92.09
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significant factors in determining financial feasibility; however, they are likely not to be all-inclusive. 
There will usually be differences between forecasted and actual results, because events and circumstances 
frequently do not occur as projected, and those differences may be material. Key assumptions — like 
those relating to market values of real property improvements and the build out schedule of such property 
— are particularly sensitive in terms of the timing necessary to create the tax base for the District. A small 
variation in these variables, and to their timing, can have a large effect on the forecasted results. There is a 
high probability that the forecasted results will differ from realized future tax base factors and such 
variations can be material. Additionally, other key assumptions relating to inflation, assessment ratios, 
interest rates, and infrastructure, administrative, and operating costs may, and likely will, vary from those 
projected. 
 
Because D.A. Davidson has not independently evaluated or reviewed the assumptions that the financial 
model is based upon, we do not vouch for the achievability (and disclaim any opinion) of the information 
provided. Furthermore, because of the inherent nature of future events, which are subject to change and 
variation as events and circumstances change, the actual results may vary materially from the results 
presented here. D.A. Davidson has no responsibility or obligation to update this information or this 
financial model for events occurring after the date of this report. 
 
Respectfully submitted, 
 

D.A. DAVIDSON & CO. FIXED INCOME CAPITAL MARKETS  

        

Sam Sharp 

Managing Director, Public Finance 
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  MULBERRY FRONTAGE METROPOLITAN DISTRICT

  Development Projection -- Buildout Plan (updated 4/21/17)

2050

  Commercial Development

Retail Industrial / Flex
Incr/(Decr) in $ Sales Annual Sales Incr/(Decr) in

Finished Lot Square Ft per Sq Ft, per Sq Ft, Stab. / Revenue Finished Lot Square Ft per Sq Ft, Total Total Total Annual Value of Platted &

SF Value @ Completed Inflated @ Market Inflated @ Lease-Up SF Value @ Completed Inflated @ Market Commercial Commercial Sales Rev. Developed Lots
YEAR Devel'd 10% 49,000 2% Value 1% % @ 100% factor Devel'd 10% 384,853 2% Value Market Value Sq Ft Adjustment 1 Adjusted Value

2016 0 0 $200.00 $0 $200.00 $0 0 0 $100.00 $0 0 0 0 0 0
2017 0 0 204.00 0 202.00 0 0 0 102.00 0 0 0 0 0 0
2018 22,000 440,000 208.08 0 204.02 0 103,498 1,034,980 104.04 0 0 0 0 0 1,474,980
2019 5,000 (340,000) 22,000 212.24 4,669,315 206.06 50% 2,266,662 38,943 (645,550) 103,498 106.12 10,983,291 15,652,606 125,498 2,266,662 0 (985,550)
2020 12,000 140,000 5,000 216.49 1,082,432 208.12 60% 3,371,557 67,431 284,880 38,943 108.24 4,215,316 5,297,748 43,943 3,371,557 0 424,880
2021 10,000 (40,000) 12,000 220.82 2,649,794 210.20 75% 6,148,409 67,823 3,920 67,431 110.41 7,444,927 10,094,721 79,431 6,148,409 0 (36,080)
2022 0 (200,000) 10,000 225.23 2,252,325 212.30 90% 9,362,608 67,301 (5,220) 67,823 112.62 7,637,971 9,890,296 77,823 9,362,608 0 (205,220)
2023 0 0 0 229.74 0 214.43 100% 10,506,926 39,857 (274,440) 67,301 114.87 7,730,769 7,730,769 67,301 10,506,926 0 (274,440)
2024 0 0 0 234.33 0 216.57 100% 10,611,996 0 (398,570) 39,857 117.17 4,669,883 4,669,883 39,857 10,611,996 0 (398,570)
2025 0 0 0 239.02 0 218.74 100% 10,718,116 0 0 0 119.51 0 0 0 10,718,116 0 0
2026 0 0 0 243.80 0 220.92 100% 10,825,297 0 0 0 121.90 0 0 0 10,825,297 0 0
2027 0 0 0 248.67 0 223.13 100% 10,933,550 0 0 0 124.34 0 0 0 10,933,550 0 0
2028 0 0 0 253.65 0 225.37 100% 11,042,885 0 0 0 126.82 0 0 0 11,042,885 0 0
2029 0 0 0 258.72 0 227.62 100% 11,153,314 0 0 0 129.36 0 0 0 11,153,314 0 0
2030 0 0 0 263.90 0 229.89 100% 11,264,847 0 0 0 131.95 0 0 0 11,264,847 0 0
2031 0 0 0 269.17 0 232.19 100% 11,377,496 0 0 0 134.59 0 0 0 11,377,496 0 0
2032 0 0 0 274.56 0 234.52 100% 11,491,271 0 0 0 137.28 0 0 0 11,491,271 0 0
2033 0 0 0 280.05 0 236.86 100% 11,606,183 0 0 0 140.02 0 0 0 11,606,183 0 0
2034 0 0 0 285.65 0 239.23 100% 11,722,245 0 0 0 142.82 0 0 0 11,722,245 0 0
2035 0 0 0 291.36 0 241.62 100% 11,839,468 0 0 0 145.68 0 0 0 11,839,468 0 0
2036 0 0 297.19 0 244.04 100% 11,957,862 0 0 148.59 0 0 0 11,957,862 0 0

______ _________ ________ _________ _________ ______ _________ ________ _________ _________ _________ _________ _________ _________
49,000 0 49,000 10,653,866 178,200,692 384,853 0 384,853 42,682,157 53,336,023 433,853 178,200,692 0 0

Commercial Summary

4/21/2017    C MFMD Fin Plan 17 Abs
Prepared by D.A. Davidson & Co.

5
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Apr 21, 2017   3:51 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-21NRLBC)

SOURCES AND USES OF FUNDS

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2021

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on Growth thru 2021)
[ Preliminary -- for discussion only ]

Dated Date 12/01/2021
Delivery Date 12/01/2021

Sources:

Bond Proceeds:
Par Amount 7,655,000.00

7,655,000.00

Uses:

Project Fund Deposits:
Project Fund 6,637,352.89

Other Fund Deposits:
Capitalized Interest 104,597.11
Debt Service Reserve Fund 606,850.00

711,447.11

Cost of Issuance:
Other Cost of Issuance 306,200.00

7,655,000.00

6
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Apr 21, 2017   3:51 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-21NRLBC)

BOND SUMMARY STATISTICS

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2021

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on Growth thru 2021)
[ Preliminary -- for discussion only ]

Dated Date 12/01/2021
Delivery Date 12/01/2021
First Coupon 06/01/2022
Last Maturity 12/01/2051

Arbitrage Yield 5.500000%
True Interest Cost (TIC) 5.500000%
Net Interest Cost (NIC) 5.500000%
All-In TIC 5.846373%
Average Coupon 5.500000%

Average Life (years) 21.428
Duration of Issue (years) 12.243

Par Amount 7,655,000.00
Bond Proceeds 7,655,000.00
Total Interest 9,021,650.00
Net Interest 9,021,650.00
Bond Years from Dated Date 164,030,000.00
Bond Years from Delivery Date 164,030,000.00
Total Debt Service 16,676,650.00
Maximum Annual Debt Service 1,218,525.00
Average Annual Debt Service 555,888.33

Underwriter's Fees (per $1000)
  Average Takedown
  Other Fee

Total Underwriter's Discount

Bid Price 100.000000

Average
Par Average Average Maturity PV of 1 bp

Bond Component Value Price Coupon Life Date change

Term Bond due 2051 7,655,000.00 100.000 5.500% 21.428 05/06/2043 11,176.30

7,655,000.00 21.428 11,176.30

All-In Arbitrage
TIC TIC Yield

Par Value 7,655,000.00 7,655,000.00 7,655,000.00
  + Accrued Interest
  + Premium (Discount)
  - Underwriter's Discount
  - Cost of Issuance Expense -306,200.00
  - Other Amounts

Target Value 7,655,000.00 7,348,800.00 7,655,000.00

Target Date 12/01/2021 12/01/2021 12/01/2021
Yield 5.500000% 5.846373% 5.500000%

7
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Apr 21, 2017   3:51 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-21NRLBC)

BOND DEBT SERVICE

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2021

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on Growth thru 2021)
[ Preliminary -- for discussion only ]

Annual
Period Debt
Ending Principal Coupon Interest Debt Service Service

06/01/2022 210,512.50 210,512.50
12/01/2022 210,512.50 210,512.50 421,025
06/01/2023 210,512.50 210,512.50
12/01/2023 180,000 5.500% 210,512.50 390,512.50 601,025
06/01/2024 205,562.50 205,562.50
12/01/2024 60,000 5.500% 205,562.50 265,562.50 471,125
06/01/2025 203,912.50 203,912.50
12/01/2025 65,000 5.500% 203,912.50 268,912.50 472,825
06/01/2026 202,125.00 202,125.00
12/01/2026 75,000 5.500% 202,125.00 277,125.00 479,250
06/01/2027 200,062.50 200,062.50
12/01/2027 80,000 5.500% 200,062.50 280,062.50 480,125
06/01/2028 197,862.50 197,862.50
12/01/2028 95,000 5.500% 197,862.50 292,862.50 490,725
06/01/2029 195,250.00 195,250.00
12/01/2029 100,000 5.500% 195,250.00 295,250.00 490,500
06/01/2030 192,500.00 192,500.00
12/01/2030 115,000 5.500% 192,500.00 307,500.00 500,000
06/01/2031 189,337.50 189,337.50
12/01/2031 120,000 5.500% 189,337.50 309,337.50 498,675
06/01/2032 186,037.50 186,037.50
12/01/2032 135,000 5.500% 186,037.50 321,037.50 507,075
06/01/2033 182,325.00 182,325.00
12/01/2033 145,000 5.500% 182,325.00 327,325.00 509,650
06/01/2034 178,337.50 178,337.50
12/01/2034 165,000 5.500% 178,337.50 343,337.50 521,675
06/01/2035 173,800.00 173,800.00
12/01/2035 175,000 5.500% 173,800.00 348,800.00 522,600
06/01/2036 168,987.50 168,987.50
12/01/2036 190,000 5.500% 168,987.50 358,987.50 527,975
06/01/2037 163,762.50 163,762.50
12/01/2037 205,000 5.500% 163,762.50 368,762.50 532,525
06/01/2038 158,125.00 158,125.00
12/01/2038 225,000 5.500% 158,125.00 383,125.00 541,250
06/01/2039 151,937.50 151,937.50
12/01/2039 240,000 5.500% 151,937.50 391,937.50 543,875
06/01/2040 145,337.50 145,337.50
12/01/2040 260,000 5.500% 145,337.50 405,337.50 550,675
06/01/2041 138,187.50 138,187.50
12/01/2041 275,000 5.500% 138,187.50 413,187.50 551,375
06/01/2042 130,625.00 130,625.00
12/01/2042 300,000 5.500% 130,625.00 430,625.00 561,250
06/01/2043 122,375.00 122,375.00
12/01/2043 320,000 5.500% 122,375.00 442,375.00 564,750
06/01/2044 113,575.00 113,575.00
12/01/2044 345,000 5.500% 113,575.00 458,575.00 572,150
06/01/2045 104,087.50 104,087.50
12/01/2045 365,000 5.500% 104,087.50 469,087.50 573,175
06/01/2046 94,050.00 94,050.00
12/01/2046 395,000 5.500% 94,050.00 489,050.00 583,100
06/01/2047 83,187.50 83,187.50
12/01/2047 420,000 5.500% 83,187.50 503,187.50 586,375
06/01/2048 71,637.50 71,637.50
12/01/2048 455,000 5.500% 71,637.50 526,637.50 598,275
06/01/2049 59,125.00 59,125.00
12/01/2049 480,000 5.500% 59,125.00 539,125.00 598,250
06/01/2050 45,925.00 45,925.00
12/01/2050 515,000 5.500% 45,925.00 560,925.00 606,850
06/01/2051 31,762.50 31,762.50
12/01/2051 1,155,000 5.500% 31,762.50 1,186,762.50 1,218,525

7,655,000 9,021,650.00 16,676,650.00 16,676,650
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Apr 21, 2017   3:51 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-21NRLBC)

NET DEBT SERVICE

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2021

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on Growth thru 2021)
[ Preliminary -- for discussion only ]

Period Total Debt Service Capitalized Net
Ending Principal Interest Debt Service Reserve Fund Interest Debt Service

12/01/2022 421,025 421,025 -606.85 -105,256.25 315,161.90
12/01/2023 180,000 421,025 601,025 -1,213.70 599,811.30
12/01/2024 60,000 411,125 471,125 -1,213.70 469,911.30
12/01/2025 65,000 407,825 472,825 -1,213.70 471,611.30
12/01/2026 75,000 404,250 479,250 -1,213.70 478,036.30
12/01/2027 80,000 400,125 480,125 -1,213.70 478,911.30
12/01/2028 95,000 395,725 490,725 -1,213.70 489,511.30
12/01/2029 100,000 390,500 490,500 -1,213.70 489,286.30
12/01/2030 115,000 385,000 500,000 -1,213.70 498,786.30
12/01/2031 120,000 378,675 498,675 -1,213.70 497,461.30
12/01/2032 135,000 372,075 507,075 -1,213.70 505,861.30
12/01/2033 145,000 364,650 509,650 -1,213.70 508,436.30
12/01/2034 165,000 356,675 521,675 -1,213.70 520,461.30
12/01/2035 175,000 347,600 522,600 -1,213.70 521,386.30
12/01/2036 190,000 337,975 527,975 -1,213.70 526,761.30
12/01/2037 205,000 327,525 532,525 -1,213.70 531,311.30
12/01/2038 225,000 316,250 541,250 -1,213.70 540,036.30
12/01/2039 240,000 303,875 543,875 -1,213.70 542,661.30
12/01/2040 260,000 290,675 550,675 -1,213.70 549,461.30
12/01/2041 275,000 276,375 551,375 -1,213.70 550,161.30
12/01/2042 300,000 261,250 561,250 -1,213.70 560,036.30
12/01/2043 320,000 244,750 564,750 -1,213.70 563,536.30
12/01/2044 345,000 227,150 572,150 -1,213.70 570,936.30
12/01/2045 365,000 208,175 573,175 -1,213.70 571,961.30
12/01/2046 395,000 188,100 583,100 -1,213.70 581,886.30
12/01/2047 420,000 166,375 586,375 -1,213.70 585,161.30
12/01/2048 455,000 143,275 598,275 -1,213.70 597,061.30
12/01/2049 480,000 118,250 598,250 -1,213.70 597,036.30
12/01/2050 515,000 91,850 606,850 -1,213.70 605,636.30
12/01/2051 1,155,000 63,525 1,218,525 -608,063.70 610,461.30

7,655,000 9,021,650 16,676,650 -642,654.15 -105,256.25 15,928,739.60
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Apr 21, 2017   3:51 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-21NRLBC)

BOND SOLUTION

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2021

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on Growth thru 2021)
[ Preliminary -- for discussion only ]

Period Proposed Proposed Debt Service Total Adj Revenue Unused Debt Serv
Ending Principal Debt Service Adjustments Debt Service Constraints Revenues Coverage

12/01/2022 421,025 -105,863 315,162 557,610 242,448 176.92818%
12/01/2023 180,000 601,025 -1,214 599,811 723,215 123,403 120.57369%
12/01/2024 60,000 471,125 -1,214 469,911 566,244 96,333 120.50028%
12/01/2025 65,000 472,825 -1,214 471,611 567,089 95,478 120.24501%
12/01/2026 75,000 479,250 -1,214 478,036 577,578 99,541 120.82300%
12/01/2027 80,000 480,125 -1,214 478,911 578,439 99,528 120.78215%
12/01/2028 95,000 490,725 -1,214 489,511 589,138 99,627 120.35227%
12/01/2029 100,000 490,500 -1,214 489,286 590,017 100,731 120.58725%
12/01/2030 115,000 500,000 -1,214 498,786 600,930 102,143 120.47835%
12/01/2031 120,000 498,675 -1,214 497,461 601,826 104,365 120.97948%
12/01/2032 135,000 507,075 -1,214 505,861 612,957 107,096 121.17097%
12/01/2033 145,000 509,650 -1,214 508,436 613,872 105,435 120.73718%
12/01/2034 165,000 521,675 -1,214 520,461 625,225 104,764 120.12907%
12/01/2035 175,000 522,600 -1,214 521,386 626,158 104,772 120.09490%
12/01/2036 190,000 527,975 -1,214 526,761 637,739 110,978 121.06796%
12/01/2037 205,000 532,525 -1,214 531,311 638,691 107,380 120.21030%
12/01/2038 225,000 541,250 -1,214 540,036 650,503 110,467 120.45551%
12/01/2039 240,000 543,875 -1,214 542,661 651,474 108,813 120.05174%
12/01/2040 260,000 550,675 -1,214 549,461 663,523 114,062 120.75887%
12/01/2041 275,000 551,375 -1,214 550,161 664,514 114,352 120.78524%
12/01/2042 300,000 561,250 -1,214 560,036 676,804 116,767 120.84996%
12/01/2043 320,000 564,750 -1,214 563,536 677,814 114,278 120.27866%
12/01/2044 345,000 572,150 -1,214 570,936 690,350 119,414 120.91538%
12/01/2045 365,000 573,175 -1,214 571,961 691,380 119,419 120.87888%
12/01/2046 395,000 583,100 -1,214 581,886 704,167 122,281 121.01455%
12/01/2047 420,000 586,375 -1,214 585,161 705,218 120,057 120.51693%
12/01/2048 455,000 598,275 -1,214 597,061 718,261 121,200 120.29937%
12/01/2049 480,000 598,250 -1,214 597,036 719,333 122,297 120.48403%
12/01/2050 515,000 606,850 -1,214 605,636 732,637 127,001 120.96978%
12/01/2051 1,155,000 1,218,525 -608,064 610,461 733,731 123,270 120.19286%

7,655,000 16,676,650 -747,910 15,928,740 19,386,439 3,457,699
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SOURCES AND USES OF FUNDS

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2024

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on All Growth)
[ Preliminary -- for discussion only ]

Dated Date 12/01/2024
Delivery Date 12/01/2024

Sources:

Bond Proceeds:
Par Amount 5,350,000.00

5,350,000.00

Uses:

Project Fund Deposits:
Project Fund 4,529,478.35

Other Fund Deposits:
Capitalized Interest 72,992.48
Debt Service Reserve Fund 533,529.17

606,521.65

Cost of Issuance:
Other Cost of Issuance 214,000.00

5,350,000.00
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BOND SUMMARY STATISTICS

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2024

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on All Growth)
[ Preliminary -- for discussion only ]

Dated Date 12/01/2024
Delivery Date 12/01/2024
First Coupon 06/01/2025
Last Maturity 12/01/2054

Arbitrage Yield 5.500000%
True Interest Cost (TIC) 5.500000%
Net Interest Cost (NIC) 5.500000%
All-In TIC 5.810885%
Average Coupon 5.500000%

Average Life (years) 25.335
Duration of Issue (years) 13.634

Par Amount 5,350,000.00
Bond Proceeds 5,350,000.00
Total Interest 7,454,700.00
Net Interest 7,454,700.00
Bond Years from Dated Date 135,540,000.00
Bond Years from Delivery Date 135,540,000.00
Total Debt Service 12,804,700.00
Maximum Annual Debt Service 1,566,675.00
Average Annual Debt Service 426,823.33

Underwriter's Fees (per $1000)
  Average Takedown
  Other Fee

Total Underwriter's Discount

Bid Price 100.000000

Average
Par Average Average Maturity PV of 1 bp

Bond Component Value Price Coupon Life Date change

Term Bond due 2054 5,350,000.00 100.000 5.500% 25.335 04/02/2050 7,811.00

5,350,000.00 25.335 7,811.00

All-In Arbitrage
TIC TIC Yield

Par Value 5,350,000.00 5,350,000.00 5,350,000.00
  + Accrued Interest
  + Premium (Discount)
  - Underwriter's Discount
  - Cost of Issuance Expense -214,000.00
  - Other Amounts

Target Value 5,350,000.00 5,136,000.00 5,350,000.00

Target Date 12/01/2024 12/01/2024 12/01/2024
Yield 5.500000% 5.810885% 5.500000%
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BOND DEBT SERVICE

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2024

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on All Growth)
[ Preliminary -- for discussion only ]

Annual
Period Debt
Ending Principal Coupon Interest Debt Service Service

06/01/2025 147,125.00 147,125.00
12/01/2025 147,125.00 147,125.00 294,250
06/01/2026 147,125.00 147,125.00
12/01/2026 10,000 5.500% 147,125.00 157,125.00 304,250
06/01/2027 146,850.00 146,850.00
12/01/2027 10,000 5.500% 146,850.00 156,850.00 303,700
06/01/2028 146,575.00 146,575.00
12/01/2028 15,000 5.500% 146,575.00 161,575.00 308,150
06/01/2029 146,162.50 146,162.50
12/01/2029 20,000 5.500% 146,162.50 166,162.50 312,325
06/01/2030 145,612.50 145,612.50
12/01/2030 25,000 5.500% 145,612.50 170,612.50 316,225
06/01/2031 144,925.00 144,925.00
12/01/2031 30,000 5.500% 144,925.00 174,925.00 319,850
06/01/2032 144,100.00 144,100.00
12/01/2032 35,000 5.500% 144,100.00 179,100.00 323,200
06/01/2033 143,137.50 143,137.50
12/01/2033 35,000 5.500% 143,137.50 178,137.50 321,275
06/01/2034 142,175.00 142,175.00
12/01/2034 40,000 5.500% 142,175.00 182,175.00 324,350
06/01/2035 141,075.00 141,075.00
12/01/2035 45,000 5.500% 141,075.00 186,075.00 327,150
06/01/2036 139,837.50 139,837.50
12/01/2036 60,000 5.500% 139,837.50 199,837.50 339,675
06/01/2037 138,187.50 138,187.50
12/01/2037 55,000 5.500% 138,187.50 193,187.50 331,375
06/01/2038 136,675.00 136,675.00
12/01/2038 70,000 5.500% 136,675.00 206,675.00 343,350
06/01/2039 134,750.00 134,750.00
12/01/2039 70,000 5.500% 134,750.00 204,750.00 339,500
06/01/2040 132,825.00 132,825.00
12/01/2040 85,000 5.500% 132,825.00 217,825.00 350,650
06/01/2041 130,487.50 130,487.50
12/01/2041 90,000 5.500% 130,487.50 220,487.50 350,975
06/01/2042 128,012.50 128,012.50
12/01/2042 100,000 5.500% 128,012.50 228,012.50 356,025
06/01/2043 125,262.50 125,262.50
12/01/2043 105,000 5.500% 125,262.50 230,262.50 355,525
06/01/2044 122,375.00 122,375.00
12/01/2044 120,000 5.500% 122,375.00 242,375.00 364,750
06/01/2045 119,075.00 119,075.00
12/01/2045 125,000 5.500% 119,075.00 244,075.00 363,150
06/01/2046 115,637.50 115,637.50
12/01/2046 140,000 5.500% 115,637.50 255,637.50 371,275
06/01/2047 111,787.50 111,787.50
12/01/2047 145,000 5.500% 111,787.50 256,787.50 368,575
06/01/2048 107,800.00 107,800.00
12/01/2048 160,000 5.500% 107,800.00 267,800.00 375,600
06/01/2049 103,400.00 103,400.00
12/01/2049 170,000 5.500% 103,400.00 273,400.00 376,800
06/01/2050 98,725.00 98,725.00
12/01/2050 190,000 5.500% 98,725.00 288,725.00 387,450
06/01/2051 93,500.00 93,500.00
12/01/2051 195,000 5.500% 93,500.00 288,500.00 382,000
06/01/2052 88,137.50 88,137.50
12/01/2052 835,000 5.500% 88,137.50 923,137.50 1,011,275
06/01/2053 65,175.00 65,175.00
12/01/2053 885,000 5.500% 65,175.00 950,175.00 1,015,350
06/01/2054 40,837.50 40,837.50
12/01/2054 1,485,000 5.500% 40,837.50 1,525,837.50 1,566,675

5,350,000 7,454,700.00 12,804,700.00 12,804,700
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Apr 21, 2017   3:52 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-24NRLBC)

NET DEBT SERVICE

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2024

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on All Growth)
[ Preliminary -- for discussion only ]

Period Total Debt Service Capitalized Net
Ending Principal Interest Debt Service Reserve Fund Interest Debt Service

12/01/2025 294,250 294,250 -533.53 -73,562.50 220,153.97
12/01/2026 10,000 294,250 304,250 -1,067.06 303,182.94
12/01/2027 10,000 293,700 303,700 -1,067.06 302,632.94
12/01/2028 15,000 293,150 308,150 -1,067.06 307,082.94
12/01/2029 20,000 292,325 312,325 -1,067.06 311,257.94
12/01/2030 25,000 291,225 316,225 -1,067.06 315,157.94
12/01/2031 30,000 289,850 319,850 -1,067.06 318,782.94
12/01/2032 35,000 288,200 323,200 -1,067.06 322,132.94
12/01/2033 35,000 286,275 321,275 -1,067.06 320,207.94
12/01/2034 40,000 284,350 324,350 -1,067.06 323,282.94
12/01/2035 45,000 282,150 327,150 -1,067.06 326,082.94
12/01/2036 60,000 279,675 339,675 -1,067.06 338,607.94
12/01/2037 55,000 276,375 331,375 -1,067.06 330,307.94
12/01/2038 70,000 273,350 343,350 -1,067.06 342,282.94
12/01/2039 70,000 269,500 339,500 -1,067.06 338,432.94
12/01/2040 85,000 265,650 350,650 -1,067.06 349,582.94
12/01/2041 90,000 260,975 350,975 -1,067.06 349,907.94
12/01/2042 100,000 256,025 356,025 -1,067.06 354,957.94
12/01/2043 105,000 250,525 355,525 -1,067.06 354,457.94
12/01/2044 120,000 244,750 364,750 -1,067.06 363,682.94
12/01/2045 125,000 238,150 363,150 -1,067.06 362,082.94
12/01/2046 140,000 231,275 371,275 -1,067.06 370,207.94
12/01/2047 145,000 223,575 368,575 -1,067.06 367,507.94
12/01/2048 160,000 215,600 375,600 -1,067.06 374,532.94
12/01/2049 170,000 206,800 376,800 -1,067.06 375,732.94
12/01/2050 190,000 197,450 387,450 -1,067.06 386,382.94
12/01/2051 195,000 187,000 382,000 -1,067.06 380,932.94
12/01/2052 835,000 176,275 1,011,275 -1,067.06 1,010,207.94
12/01/2053 885,000 130,350 1,015,350 -1,067.06 1,014,282.94
12/01/2054 1,485,000 81,675 1,566,675 -534,596.23 1,032,078.77

5,350,000 7,454,700 12,804,700 -565,007.44 -73,562.50 12,166,130.06
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Apr 21, 2017   3:52 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-24NRLBC)

BOND SOLUTION

MULBERRY FRONTAGE METROPOLITAN DISTRICT
GENERAL OBLIGATION BONDS, SERIES 2024

50.00 (target) Mills + District's share of Add-on PIF Reveneues
Non-Rated, 120x, 30-yr. Maturity

(Sized on All Growth)
[ Preliminary -- for discussion only ]

Period Proposed Proposed Debt Service Existing Total Adj Revenue Unused Debt Serv
Ending Principal Debt Service Adjustments Debt Service Debt Service Constraints Revenues Coverage

12/01/2025 294,250 -74,096 471,611 691,765 860,385 168,620 124.37533%
12/01/2026 10,000 304,250 -1,067 478,036 781,219 940,738 159,519 120.41924%
12/01/2027 10,000 303,700 -1,067 478,911 781,544 941,821 160,277 120.50767%
12/01/2028 15,000 308,150 -1,067 489,511 796,594 959,564 162,970 120.45829%
12/01/2029 20,000 312,325 -1,067 489,286 800,544 960,668 160,124 120.00188%
12/01/2030 25,000 316,225 -1,067 498,786 813,944 978,766 164,822 120.24978%
12/01/2031 30,000 319,850 -1,067 497,461 816,244 979,893 163,648 120.04895%
12/01/2032 35,000 323,200 -1,067 505,861 827,994 998,353 170,359 120.57484%
12/01/2033 35,000 321,275 -1,067 508,436 828,644 999,502 170,858 120.61894%
12/01/2034 40,000 324,350 -1,067 520,461 843,744 1,018,331 174,587 120.69194%
12/01/2035 45,000 327,150 -1,067 521,386 847,469 1,019,504 172,034 120.29977%
12/01/2036 60,000 339,675 -1,067 526,761 865,369 1,038,710 173,340 120.03080%
12/01/2037 55,000 331,375 -1,067 531,311 861,619 1,039,905 178,286 120.69199%
12/01/2038 70,000 343,350 -1,067 540,036 882,319 1,059,496 177,177 120.08077%
12/01/2039 70,000 339,500 -1,067 542,661 881,094 1,060,716 179,621 120.38617%
12/01/2040 85,000 350,650 -1,067 549,461 899,044 1,080,698 181,654 120.20520%
12/01/2041 90,000 350,975 -1,067 550,161 900,069 1,081,942 181,873 120.20656%
12/01/2042 100,000 356,025 -1,067 560,036 914,994 1,102,324 187,330 120.47336%
12/01/2043 105,000 355,525 -1,067 563,536 917,994 1,103,594 185,599 120.21793%
12/01/2044 120,000 364,750 -1,067 570,936 934,619 1,124,383 189,764 120.30391%
12/01/2045 125,000 363,150 -1,067 571,961 934,044 1,125,678 191,634 120.51660%
12/01/2046 140,000 371,275 -1,067 581,886 952,094 1,146,884 194,790 120.45909%
12/01/2047 145,000 368,575 -1,067 585,161 952,669 1,148,205 195,536 120.52504%
12/01/2048 160,000 375,600 -1,067 597,061 971,594 1,169,835 198,241 120.40366%
12/01/2049 170,000 376,800 -1,067 597,036 972,769 1,171,182 198,413 120.39674%
12/01/2050 190,000 387,450 -1,067 605,636 992,019 1,193,245 201,226 120.28448%
12/01/2051 195,000 382,000 -1,067 610,461 991,394 1,194,620 203,225 120.49895%
12/01/2052 835,000 1,011,275 -1,067 1,010,208 1,217,124 206,916 120.48250%
12/01/2053 885,000 1,015,350 -1,067 1,014,283 1,218,526 204,243 120.13669%
12/01/2054 1,485,000 1,566,675 -534,596 1,032,079 1,241,480 209,402 120.28930%

5,350,000 12,804,700 -638,570 14,543,855 26,709,985 32,176,072 5,466,087

15
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Apr 21, 2017   3:53 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-24BCFC)

SOURCES AND USES OF FUNDS

MULBERRY FRONTAGE METROPOLITAN DISTRICT
SUBORDINATE BONDS, SERIES 2024B

Non-Rated, Cash-Flow Bonds, Annual Pay, 12/15/54 (Stated) Maturity
[ Preliminary -- for discussion only ]

Dated Date 12/01/2024
Delivery Date 12/01/2024

Sources:

Bond Proceeds:
Par Amount 2,041,000.00

2,041,000.00

Uses:

Project Fund Deposits:
Project Fund 1,979,770.00

Cost of Issuance:
Other Cost of Issuance 61,230.00

2,041,000.00

16
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Apr 21, 2017   3:53 pm  Prepared by D.A. Davidson & Co Quantitative Group-PM (Mulberry Frontage MD 16 (fka Mulberry Interchange):CAPR2117-24BCFC)

BOND PRICING

MULBERRY FRONTAGE METROPOLITAN DISTRICT
SUBORDINATE BONDS, SERIES 2024B

Non-Rated, Cash-Flow Bonds, Annual Pay, 12/15/54 (Stated) Maturity
[ Preliminary -- for discussion only ]

Maturity
Bond Component Date Amount Rate Yield Price

Term Bond due 2054:
12/15/2054 2,041,000 7.750% 7.750% 100.000

2,041,000

Dated Date 12/01/2024
Delivery Date 12/01/2024
First Coupon 12/15/2024

Par Amount 2,041,000.00
Original Issue Discount

Production 2,041,000.00 100.000000%
Underwriter's Discount

Purchase Price 2,041,000.00 100.000000%
Accrued Interest

Net Proceeds 2,041,000.00

17
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EXHIBIT G 

Proposed Intergovernmental Agreement 
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INTERGOVERNMENTAL AGREEMENT 

between 

THE COUNTY OF LARIMER, COLORADO 

and 

MULBERRY FRONTAGE METROPOLITAN DISTRICT 

 

 

THIS AGREEMENT (“Agreement”) is made and entered into to be effective as of the 

____ day of ____________, 2017, by and between the COUNTY OF LARIMER, a body 

politic and corporate, of the State of Colorado (“Larimer” or the “County”), and MULBERRY 

FRONTAGE METROPOLITAN DISTRICT, a quasi-municipal corporation and political 

subdivision of the State of Colorado (the “District”).  The County and the District are 

individually referred to as a “Party” and collectively referred to as the “Parties.” 

 

RECITALS 

 

WHEREAS, the District was organized to provide those services and to exercise those 

powers as are more specifically set forth in the District’s Service Plan dated April 27, 2017 (the 

“Service Plan”) and approved by the County of Larimer on August 14, 2017, 2017, by 

Resolution No. _________; and 

 

WHEREAS, the District is authorized to provide for the construction, installation, 

operations and maintenance, and coordination of the financing for the capital facilities and 

services in connection with the development of a commercial and light industrial project to be 

constructed within the boundaries of the County (the “Development”); and 

 

WHEREAS, the Service Plan makes reference to and requires the execution of an 

intergovernmental agreement between the County and the District; and 

 

WHEREAS, the County and the District have determined it to be in the best interests of 

their respective taxpayers, residents and property owners to enter into this Agreement; and 

 

NOW, THEREFORE, for and in consideration of the covenants and mutual agreements 

herein contained, and for other good and valuable consideration, the receipt and sufficiency of 

which are hereby acknowledged, the Parties hereto agree as follows: 
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COVENANTS AND AGREEMENTS 

 

1. Application of Local Laws. The District hereby acknowledges that the property 

within its boundaries shall be subject to the ordinances, rules and regulations of the County 

relating to zoning, subdividing, building, and land use, and to all related County land use 

policies, master plans, related plans, and intergovernmental agreements. 

 

2. Nature of the District. The District shall have the power and authority to provide 

the Public Improvements and related operation and maintenance services within and without its 

boundaries as such power and authority is described in the Special District Act, and other 

applicable statutes, common law and the Constitution, subject to the limitations in the Service 

Plan.  It is intended that the District will provide those facilities and services as defined by the 

Service Plan and will continue to exist, operate and maintain all of those facilities not dedicated 

to, or otherwise owned by, the County, or other entity having proper jurisdiction.    

 

3. Financing of Improvements.  The District shall be empowered to finance the 

construction, acquisition, installation, operation and maintenance of the public facilities as set 

forth in the Service Plan.  All bonds and other Debt issued by the District may be payable from 

any and all legally available revenues of the District, including general ad valorem taxes to be 

imposed upon all taxable property within the District.  The District will also rely upon various 

other revenue sources authorized by law.  These will include the power to assess fees, rates, tolls, 

penalties, or charges as provided in Section 32-1-1001(1), C.R.S., as amended from time-to-time.   

 

4. Ownership of Improvements. The Parties agree that the District shall not be 

permitted to undertake ownership and operation of public facilities and services except as set 

forth in the Service Plan.  The County will not accept for maintenance any subdivision road 

within the District or storm drainage facility unless otherwise agreed to in writing between the 

Parties. 

 

5. Consolidation.  The District shall not file a request with the district court to 

consolidate with another district without the prior written approval of Larimer. 

 

6. Dissolution. When all of the statutory requirements for dissolution of the District 

occur as stated in Section 32-1-701 et seq., C.R.S., as amended, the District may dissolve.  

 

7. Annual Report.  The District shall be responsible for submitting an annual report 

to the County pursuant to and including the information set forth in Section VI of the Service 

Plan. 

 

8. Entire Agreement of the Parties. This written Agreement constitutes the entire 

agreement between the parties and supersedes all prior written or oral agreements, negotiations, 

or representations and understandings of the parties with respect to the subject matter contained 

herein. 
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9. Amendment. This Agreement may be amended, modified, changed, or 

terminated in whole or in part only by a written agreement duly authorized and executed by the 

Parties hereto and without amendment to the Service Plan. 

 

10.  Enforcement. The Parties agree that this Agreement may be enforced in law or in 

equity for specific performance, injunctive, or other appropriate relief, including damages, as 

may be available according to the laws and statutes of the State of Colorado. 

 

11. Venue.  Venue for the trial of any action arising out of any dispute hereunder shall 

be in the appropriate district court of the State of Colorado pursuant to the appropriate rules of 

civil procedures. 

 

12. Beneficiaries. Except as otherwise stated herein, this Agreement is intended to 

describe the rights and responsibilities of and between the Parties and is not intended to, and 

shall not be deemed to confer any rights upon any persons or entities not named as parties. 

 

13. Severability. If any portion of this Agreement is held invalid or unenforceable for 

any reason by a court of competent jurisdiction as to either Party or as to both Parties, such 

portion shall be deemed severable and its invalidity or its unenforceability shall not cause the 

entire Agreement to be terminated. 

 

14.  Assignability. Other than as specifically provided for in this Agreement, neither 

the County nor the District shall assign its rights or delegate its duties hereunder without the 

prior written consent of the other Party. 

 

15.  Successors and Assigns. This Agreement and the rights and obligations created 

hereby shall be binding upon and inure to the benefit of the Parties hereto and their respective 

successors and assigns. 

 

 

[Remainder of Page Intentionally Left Blank, Signature Pages Follow] 
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IN WITNESS WHEREOF, the Parties hereto have executed this Agreement to be 

effective as of the day and year first above written. 

 

COUNTY OF LARIMER 

 

 

       ____________________________________ 

       Chairman, Board of County Commissioners 

ATTEST: 

 

 

______________________________ 

Clerk to the Board 

 

 

APPROVED AS TO FORM 

AND CONTENT APPROVED AS TO FORM 

 

 

          

County Manager  County Attorney 
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 IN WITNESS WHEREOF, the Parties hereto have executed this Agreement to be 

effective as of the day and year first above written. 

 

MULBERRY FRONTAGE METROPOLITAN  

DISTRICT 

 

 

By: _________________________________ 

       President 

ATTEST: 

 

 

By: _______________________________ 

       Secretary 

 

 

APPROVED AS TO FORM: 

       

WHITE BEAR ANKELE TANAKA & WALDRON 
Attorneys at Law 

 

       

       

General Counsel to the District 
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Ralph Campano, Real Estate Manager 
Will Flowers, Senior Real Estate Specialist 
LeAnn Williams, Recreation Director 

SUBJECT 

Resolution 2024-062 Approving a Purchase and Sale Agreement with Poudre School District to 
Acquire Land for the Southeast Community Center. 

EXECUTIVE SUMMARY 

The purpose of this item is to approve a Purchase and Sale Agreement between the City of Fort Collins 
and Poudre School District (“PSD”) for the acquisition of approximately 10 acres at the southeast corner 
of Ziegler Road and Rock Creek Drive adjacent to Fossil Ridge High School. This acquisition is for the City 
to construct a new Southeast Community Center in accordance with the Intergovernmental Agreement 
(IGA), between the City of Fort Collins and PSD, previously approved by Council by Resolution 2023-112. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Resolution. 

BACKGROUND / DISCUSSION 

The subject property was identified by City and PSD staff as a desirable location for the construction of the 
new Southeast Community Center the “SCC”). Construction of the SCC was a requirement in Ordinance 
No. 013, 2015, approved by the voters in April 2015 and extending a quarter-cent sales tax for the 
Community Capital Improvement Program. 

In late 2023, the City, PSD, and the Poudre River Library District entered into an Intergovernmental 
Agreement (“IGA”), covering land acquisition, construction, and operation of the SCC.  One of the terms of 
the IGA is that the City and PSD must enter into a Purchase and Sale Agreement (“PSA”) for the land 
acquisition no later than April 30, 2024.  If the PSA is not executed by that date, the IGA automatically 
terminates. 

Staff engaged the services of Lamp Rynearson to provide a preliminary survey of the property and to 
provide proposed property boundaries, for approximately 10 acres. Lamp Rynearson delivered an ALTA 
survey defining a site of 10.402 acres, with access from Rock Creek Drive on the north, Ziegler Road on 
the west and the Fossil Ridge High School (teacher’s lot) on the east. 

Using the estimated property boundaries, City staff called upon one of the City’s contracted property 
appraisers, Jon Vaughn of CBRE, to perform an appraisal of the proposed site. That appraisal resulted in 
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City Council Agenda Item Summary – City of Fort Collins Page 2 of 2 

an estimated property valuation of $3,180,000. This became the basis for the established purchase price 
in the Intergovernmental Agreement (IGA), and thus the proposed purchase price in the Purchase and 
Sale Agreement (PSA) that has been submitted for approval.  The PSA will allow for some flexibility in the 
final acreage of the parcel as the SCC design proceeds.   

A final version of the PSA has not yet been approved by City staff and PSD staff but they continue to work 
in good faith to come to mutual agreement.  However, a draft of the PSA is presented to Council now to 
meet the April 30th deadline in the IGA.  PSD’s Board of Education will consider the version of the PSA 
attached to the Resolution as Exhibit A at its April 23rd meeting. 

The approval of the Purchase and Sale Agreement (PSA) will allow both the City and PSD to meet the 
terms of the Intergovernmental Agreement (IGA), and also allow staff to begin the process of finalizing the 
plat and to move forward with the acquiring the property. Per the terms of the IGA, the parties plan to close 
on the property after PSD’s 2024 election. Once the transaction is closed, staff will begin the planning, 
design and eventually the construction process, to provide a new community center and aquatics facility to 
the residents Fort Collins. 

CITY FINANCIAL IMPACTS 

The proposed purchase price of the property is $3,180,000. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

None. 

PUBLIC OUTREACH 

Engagement and outreach for the SCC were previously done as part of the 2022 Aquatics Study and the 
2023 ½-cent Sales Tax Initiative. 

ATTACHMENTS 

1. Resolution for Consideration 
2. Exhibit A to Resolution 
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RESOLUTION 2024-062 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

APPROVING A PURCHASE AND SALE AGREEMENT WITH THE 
POUDRE SCHOOL DISTRICT TO ACQUIRE LAND FOR THE 

SOUTHEAST COMMUNITY CENTER 
 

A. In April 2015, Fort Collins voters approved Ordinance No. 013, 2015, which 
extended a quarter-cent sales tax for ten years and such tax is to be dedicated to the 
“Community Capital Improvement Program” capital projects and related operation and 
maintenance (“CCIP”). 

 
B. Ordinance No. 013, 2015 includes a requirement that the City construct a 

Community Center in southeast Fort Collins focused on innovation, technology, art, 
recreation and the creative process, including a large outdoor leisure pool and meeting 
spaces dedicated to innovation and creativity (the “SECC”). 
 

C. Poudre School District (“PSD”) uses swim lanes at existing City recreation 
facilities for high school swim team practices and meets, but access to lanes for both PSD 
and the general public is constrained by the current capacity of the City’s recreation 
system. 
 

D. PSD has approximately 10 acres of land available next to Fossil Ridge High 
School (the “Land”) that, based on preliminary information, is a suitable site for the SECC, 
including all the facility requirements contained in the CCIP ballot language as well as an 
indoor aquatics facility that would serve the recreation needs of the Fort Collins 
community and allow PSD access to indoor lanes for its swim programs (the “Aquatics 
Facility”). 

 
E. On August 15, 2023, the City Council adopted Resolution 2023-074, which 

stated the Council’s intent that access for PSD students to the new Aquatics Facility be 
conditional on PSD and the City agreeing on PSD’s share of the cost for such a facility. 

 
F. On November 7, 2023, Fort Collins voters passed a ballot measure 

approving a .50% sales tax, with 50% of the revenues to be spent on replacement, 
upgrade, maintenance, and accessibility of parks facilities and for the replacement and 
construction of indoor and outdoor recreation and pool facilities, and these revenues will 
provide an estimated $30-34 million of capital costs funding for the Aquatics Facility. 

 
G. The City, PSD and the Poudre River Public Library District, which is 

interested in co-locating a southeast branch library within the SECC, negotiated an 
intergovernmental agreement governing the City’s acquisition of the Land from PSD for 
the SECC, the construction of the SECC (including the Aquatics Facility) and the 
ownership, maintenance and use of the Aquatics Facility (the “SECC IGA”). 
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H. On December 19, 2023, the City Council adopted Resolution 2023-112, 
authorizing the Mayor to execute the SECC IGA, which was executed by the parties and 
effective December 20, 2023. 

 
I. Resolution 2023-112 stated that details about the land conveyance will be 

covered in a separate Purchase and Sale Agreement to be drafted by the City and PSD 
and to be presented to the City Council for consideration in early 2024. 

 
J. A copy of the proposed Purchase and Sale Agreement is attached and 

incorporated herein as Exhibit “A”. 
 
K. Article XIV, Section 12(2) of the Colorado Constitution, and Section 29-1-

201, et seq. of the Colorado Revised Statutes authorize governmental entities to enter 
into intergovernmental agreements, and to cooperate or contract with one another to 
provide any function, service, or facility lawfully authorized to each of the cooperating or 
contracting units. 

 
L. Section 1-22 of the City Code requires that, with some exceptions, 

intergovernmental agreements or cooperative activities between the City and other 
governmental entities be submitted to the City Council for review and approval by 
ordinance or resolution. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS that the City Council hereby authorizes the City Manager to execute the 
Purchase and Sale Agreement in substantially the form attached hereto as Exhibit “A”, 
with such additional terms and conditions as the City Manager, in consultation with the 
City Attorney, determines to be necessary and appropriate to protect the interest of the 
City or effectuate the purposes of this Resolution. 
 
 Passed and adopted on April 16, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 16, 2024 
Approving Attorney: Ryan Malarky 
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AGREEMENT OF PURCHASE AND SALE OF REAL PROPERTY 

(City Purchaser) 

☐ Residential   ☐  Commercial   ☐  Industrial   ☒  Vacant Land   ☐  Conservation Easement

Property Address/APN: Part of 5400 Ziegler Road, Fort Collins, CO 80528/Part of 

8604000904 

Seller: POUDRE SCHOOL DISTRICT R-1 

Seller Signing Authority and Title: Kristen Draper, Board President 

Seller Phone Number/Email: (970) 482-7420 kdraper@psdschools.org 

Seller Mailing Address:  2407 Laporte Avenue 

       Fort Collins, CO 80521 

       Click or tap here to enter text. 

Purchaser: City of Fort Collins, Colorado, a municipal corporation 

Purchaser Signing Authority and Title: Kelly DiMartino, City Manager 

Purchaser Phone Number/Email: (970) 416-2245 / wflowers@fcgov.com 

Purchaser Mailing Address: City of Fort Collins, Real Estate Services  

      P.O. Box 580 

      Fort Collins, Colorado 80522 

Title Company: Land Title Guarantee Company 

Title Company Phone Number/Email: (970) 305-8298/customercare@ltgc.com 

Title Company Mailing Address: 3033 East First Avenue, Suite 600 

Denver, CO 80206 

Click or tap here to enter text. 

Consideration 

     Purchase Price (as of date of execution; subject to change per terms of Agreement): 

3,180,000 

     Earnest Money Deposit: None 

     Click or tap here to enter text. 

Effective Date: Click or tap to enter a date. 

Inspection Deadline: 120 Days after Effective Date 

Closing Date: A mutually agreed date after November 7, 2024, but in no event later than 

December 31, 2024 

☒ Exhibit A - Property Legal Description (# of pages): TBD See Paragraph 3. E below

☒ Exhibit B - Form of Conveyance Deed (# of pages): 3

Exhibit C – Escrow Agreement

This AGREEMENT OF PURCHASE AND SALE OF REAL PROPERTY (the 

“Agreement”) is made and entered into on the Effective Date by and between Seller and Purchaser.  

EXHIBIT A TO RESOLUTION 2024-062
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For good and valuable consideration, the receipt and sufficiency of which are hereby 

acknowledged, Seller and Purchaser agree to be legally bound whereby Seller agrees to convey to 

Purchaser, and Purchaser agrees to acquire from Seller, the Property as defined below on the terms 

and conditions set forth in this Agreement.  This Agreement is also subject to any Exhibit A 

through G checked above, which is attached hereto and incorporated by this reference. 

 

1. Description of Property.  The real property which is the subject matter of this Agreement 

is that certain parcel of real property located in Larimer County, Colorado, which is a portion of 

the northwest corner of the property depicted on Exhibit A (the “Property”).  Subject to the terms 

and conditions of that certain Intergovernmental Agreement Related to the Southeast Community 

Center, dated February 20, 2024 (the “IGA”), the parties have agreed that the Purchaser intends to 

acquire the Property from Seller for the purpose of constructing a new community center.  Section 

I.1.g. of the IGA provides that the Purchaser intends to acquire from the Seller “approximately 10 

acres.”  The Property has been surveyed to include 10.402 acres.  The design and layout of the 

community center is not complete and the exact boundaries of the property upon which the 

community center will be constructed are not yet known.  To comply with the April 30, 2024, 

deadline in the IGA for the execution of this Agreement, the parties desire to move forward with 

this Agreement with the mutual understanding and agreement that the exact legal description of 

the Property is subject to change.  The parties agree that the area of the Property shall not be less 

than 10.0 acres and shall not be more than 10.99 acres.  The parties agree to execute, prior to the 

Closing Date, an amendment to this Agreement to include a definitive legal description of the 

parcel to be conveyed based upon the Purchaser’s 60% design plans for the community center.  

 

The Seller also agrees to convey sufficient easements for the extension of a sanitary sewer 

easement and a stormwater easement to existing manhole connection points on the Sellers property 

as follows: 

 

 Stormwater Easement – An easement 20 feet wide and 60 feet long running south of the 

southern boundary of the 10.402 acre site to the existing Storm Manhole identified on the draft 

survey as RIM – 4917.88’. 

 

 Sanitary Sewer Easement Option #2– An easement 30 feet wide and TBD feet long running 

east of the eastern boundary of the 10.402 acre site to a Sanitary Manhole in  south part of the 

Teachers parking lot circular asphalt drive identified on the draft survey as RIM – 4915.31’. 

 

 

 Sanitary Sewer Easement Option #2– An easement 30 feet wide and TBD feet long running 

southeast of the eastern boundary of the 10.402 acre site to a Sanitary Manhole in  south of the 

southeast corner of the band practice field identified on the draft survey as RIM – 4912.61’. 

 

The Property includes all improvements located thereon and all of Seller’s rights, title, and interest 

in and to all appurtenances thereto, including but not limited to the following: 

 

A. Appurtenances Generally.  The Property shall include all improvements now 

located thereon, including any fences, buildings, landscaping, and other improvements, and 
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all fixtures of a permanent nature.  In addition, the Property shall include all of Seller’s 

right, title and interest in and to easements, rights-of-way, future interests, and rights to the 

same belonging and inuring to the benefit of the Property, and in and to all strips and gores 

of land lying between the Property and adjoining property or streets, roads or highways, 

open or proposed. 

B. Taps.  All water taps, gas taps, and sewer taps belonging or in any way appertaining 

to the Property. 

C. Water Rights.  All water, water rights, corporate stock relating to the use of water, 

springs, spring rights, wells, well rights, ditches, ditch rights, reservoir rights, tributary, 

non-tributary, and not non-tributary water, appurtenant to, customarily used with or upon, 

or relating to the use of water on the Property, and any other water or water rights, located 

on or appurtenant to the Property, whether or not the same have been adjudicated. 

D. Mineral Rights.  Any and all interests in all minerals, ores, metals of any kind and 

character, and all coal, asphaltum, oil, gas, or other like substances, including sand and 

gravel, all geothermal resources in, on, or under the Property, and all other mineral rights 

as are owned by Seller at the time of this Agreement. 

2. Purchase Price and Earnest Money Deposit.   

 

A. While the acreage is subject to change pursuant to paragraph 1 above, 

Purchaser and Seller agree that the “Purchase Price” shall be calculated using a price per 

square foot of $7.30.  As of execution of this Agreement, the parties agree the Purchase 

Price is $3,307,711.18 based upon the current survey of the parcel at 10.402 acres.  The 

final square footage of the Property and thereby the final Purchase Price shall be 

determined by an amendment to this Agreement prior to the Closing Date (“Appraised 

Price”). 

 

B. Pursuant to the terms of the IGA, if the voters approve Seller’s November 2024 

ballot measure, then at closing Seller will convey the Property to Purchaser at no cost as 

part of the Seller’s share of funding of the aquatics facility.  If the voters do not approve 

Seller’s November 2024 ballot measure, at closing Purchaser will deposit the Appraised 

Price of the Property into an interest-bearing escrow account pursuant to an escrow 

agreement substantially similar to the form attached as Exhibit C.  If the voters do not 

approve Seller’s November 2024 ballot but Seller secures a new source of funding for the 

aquatics facility after execution of this Agreement and conveyance of the Property to 

Purchaser but before January 31, 2025, the escrowed funds and any accrued interest shall 

be released to Purchaser as part of Seller’s share of funding the aquatics facility.  If the 

voters do not approve Seller’s November 2024 ballot measure and Seller does not secure a 

new source of funding by January 31, 2025, the escrowed funds and any accrued interest 

shall be released to Seller, unless Purchaser and Seller mutually agree to extend the funding 

deadline. 
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 C. Except as otherwise provided in this paragraph 2, no Earnest Money Deposit is 

required in connection with this transaction, the mutuality of the promises of the parties hereto 

being deemed adequate consideration.  Purchaser will pay closing costs and customary prorations 

at the time of closing. 

 

  

 

3. Contingencies.  This Agreement is contingent upon the following: 

 

A.   Appraisal.  Seller obtained an appraisal of the Property, performed by John 

Vaughan of CBRE who prepared an appraisal report dated July 26, 2023.  Neither Seller nor 

Purchaser objects to said appraisal and both agree that the Property shall be valued at $7.30 per 

square foot as set forth in the report.   

 

B. Disclosures.  Within ten (10) days following the Effective Date, and immediately 

upon any later discovery by Seller of any disclosure issue not previously submitted to Purchaser, 

Seller will provide to Purchaser a disclosure statement describing any and all issues with the 

Property known to Seller that would reasonably be considered material to whether or not Purchaser 

would decide to continue with the purchase of the Property or terminate this Agreement.   

Purchaser may object to any disclosed issue by providing to Seller written notice by the Inspection 

Deadline in accordance with paragraph 6 below.   

 

C. Intentionally omitted. 

 

D. Title Insurance/Evidence of Title.   

 

1. No later than ten (10) days following the Effective Date, Purchaser will 

order a Title Insurance Commitment from the Title Company, together with copies 

of all documents of record related to exceptions identified in the Title Commitment 

(together referred to as the “Title Commitment”).  The Title Commitment must 

show title to the Property in Seller’s name, subject only to those exceptions set forth 

on Schedule B-2 to the Title Commitment that are acceptable to Purchaser.  

Purchaser is responsible for the cost of the Title Commitment and Title Insurance. 

 

2. If the Title Commitment discloses title defects unsatisfactory to Purchaser 

and subject to which Purchaser need not take title, Purchaser may give Seller 

written notice of such defects by the date ten (10) days after Purchaser’s receipt of 

the Title Commitment, and no later than ten (10) days after notice of any title 

change or discovery of any title defect not disclosed by the Title Commitment.  

Seller must attempt in good faith to cure such defects prior to closing, at its expense, 

without any other manner affecting the terms of this Agreement.   

 

3. If any instrument or deposit is necessary in order to correct a defect in or 

objection to title, the following apply:   
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a) Any instrument will be in a form and contain terms and conditions 

the Title Company may reasonably require so as to be sufficiently satisfied 

and omit such defects or objection. 

 

b) Any deposit will be made with the Title Company. 

 

c) Seller agrees to execute, acknowledge, and deliver any required 

instrument and to make any required deposit.   

 

4. If the Title Company refuses to omit any title defect or objection prior to 

closing, then Purchaser, at its election, has the right to: 

 

a) Accept such title as Seller is able to convey, without any reduction 

of the purchase price; or  

 

b)  Rescind this Agreement and, upon such rescission pursuant to this 

paragraph, all parties to this Agreement will be released from all obligations 

hereunder.   

 

5. If Seller is unable to convey title as provided in this paragraph to Purchaser 

due to an act or omission of Seller, Seller is in default and continues to be liable 

under this Agreement.   

 

6. Notwithstanding the foregoing:  

 

a) Any title condition consisting of monetary liens, deeds of trust, or 

other financial encumbrances against the Property must be removed by 

Seller at or prior to closing, and Seller’s failure to cause the removal of the 

same will constitute a default by Seller under this Agreement; and 

 

b) In the event Seller fails to cause the removal of a financial 

encumbrance against the Property prior to closing, Purchaser has the right 

to pay amounts required to do so at closing, and to receive a credit for such 

payment against the Purchase Price.  

  

 

E. Survey/Legal Description.    

 ☐  The parties each acknowledge that a legal description of the Property is attached 

in Exhibit A and incorporated by reference into this Agreement, and each acknowledges 

having received a copy of any such description.  The parties agree that it is their intent that 

the referenced legal description describes the Property except as otherwise expressly 

provided, and agree to work in good faith and cooperatively to correct technical errors that 

any such legal description is determined to contain; or 
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☒ Purchaser or ☐  Seller, at its own expense and within ninety (90) days following

the Effective Date, will provide to the other party an draft   (i) ALTA/ACSM boundary 

survey or (ii) Land Survey Plat (“Survey”).  The Survey must include the future location 

of property corners and a plat describing courses and distances between the corners, and 

total acreage of the Property.  The survey is subject to change in accordance with the 

provisions outlined in Paragraph 1. above. 

4. Representations of Seller.  Seller represents and warrants, as of the Effective Date and as

of closing that, to the best of Seller’s knowledge:

A. There is no litigation proceeding, including but not limited to, any eminent domain

proceeding, pending (or to Seller’s knowledge threatened) against, or relating to any part

of the Property, nor does Seller know of or have reasonable grounds to know of any basis

for any such action.

B. Seller has not received notice of, and to the best of Seller’s knowledge, there are no

violations of any laws, orders, regulations, or requirements of any governmental authority

affecting all or any part of the Property.

C. Seller has the unconditional right and power to execute and deliver this Agreement

and to consummate the transaction(s) contemplated by this Agreement.

D. Seller has not received notice of default or breach by Seller of any of the covenants,

conditions, restrictions, rights-of-way, or easements affecting the Property or any portion

thereof; no default or breach now exists or will exist at the time of closing; and no event or

condition has occurred and is continuing that, with or without notice and/or the passage of

time, will constitute such a default or breach.

E. Seller represents that it has provided to Purchaser all environmental reports and any

other documentation in Seller’s possession related to the Property.

5. Seller’s Environmental Representations.  Seller represents and warrants as of the Effective

Date and as of closing, that, to the best of Seller’s knowledge:

A. The Property has never been used as a landfill, waste dump, or mine.

B. No property in the vicinity of the Property has ever been used as a landfill, waste

dump or mine.
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C. There has been no installation in, or production, release, disposal, or storage in the 

vicinity of the Property of any hazardous material, hazardous waste or other toxic or 

regulated substances by any owner, tenant or previous owner or previous tenant, or any 

other activity which could have resulted in an environmental condition requiring 

investigation or remediation on the Property.  

D. There is no anticipated, threatened, or pending proceeding or inquiry by any 

governmental authority or agency with respect thereto. 

6. Inspection.  Purchaser or any designee of Purchaser has the right to make inspections of 

the physical condition of the Property and the improvements located thereon at Purchaser's 

expense.  These inspections may include, but are not limited to, environmental assessments and 

inspections regarding compliance with any building or fire code, environmental protection, 

pollution or land use or zoning laws, rules, or regulations, including, but not limited to, any laws 

relating to the disposal or existence of any hazardous substance or other regulated substance in or 

on the Property.  If Purchaser does not provide to Seller written notice of any unsatisfactory 

condition, as determined in Purchaser's sole discretion, signed by an authorized representative of 

Purchaser, on or before the Inspection Deadline, Purchaser waives any objection to the physical 

condition of the Property and the improvements located thereon as of that date.  If Purchaser 

provides written notice of any unsatisfactory condition, signed by an authorized representative of 

Purchaser, to Seller on or before the Inspection Deadline, and Seller does not cure such conditions 

prior to closing, Purchaser may terminate this Agreement.  Upon such termination, all payments 

and things of value received hereunder by Seller must be returned to Purchaser within ten (10) 

days.  Purchaser is responsible and will pay for any damage that occurs to the Property and the 

improvements located thereon as a result of these inspections. 

 

7. Maintenance of the Property/Title.  Seller must keep, or cause to be kept, the Property in 

its condition as of the Effective Date until closing, subject to normal wear-and-tear and seasonal 

changes, and agrees not to commit or permit waste thereon.  Seller must not cause or permit new 

liens, easements, or other encumbrances on the title to the Property, except as expressly agreed by 

Purchaser in writing. 

 

8. Risk of Loss.  Seller shall bear all risk of loss with respect to the Property up until closing 

in accordance with this Agreement.  In the event of damage to any portion of the Property by fire 

or other casualty prior to closing, then this Agreement may be terminated at the option of 

Purchaser.  This option shall be exercised, if at all, by Purchaser’s written notice thereof to Seller 

within ten (10) days after receipt of written notice from Seller of such fire or other casualty.  Upon 

the exercise of such option to terminate, this Agreement shall become null and void and neither 

party shall have any further liability or obligations hereunder, except as otherwise provided in this 

Agreement.  If Purchaser does not elect to terminate, Seller shall assign and transfer to Purchaser 

at closing all of Seller’s right, title and interest in and to all insurance proceeds or other 

compensation paid or payable to Seller on account of such fire or casualty together with the amount 

of the deductible relating thereto. 

 

9. Closing.  All references to “close” or “closing” in this Agreement are deemed to mean the 

successful transfer of title of the Property from Seller to Purchaser.  The parties agree to close on 
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or before the Closing Date at the office location of the Title Company or at such other reasonable 

time, date, or location as the parties may mutually agree.  All Title Company escrow fees shall be 

paid by Purchaser.  If the close does not occur on or before the Closing Date, then the remedies on 

default pursuant to paragraph 15 below shall apply.  

10. Proration.  Real property taxes and assessments and similar expenses, if any, will be 

prorated as of the date of closing in accordance with local practice. 

11. Method of Conveyance.  Seller will convey the real property portion of the Property to 

Purchaser at the time of closing by deed in the form attached hereto as Exhibit B.  The personal 

property portion of the Property, if any, shall be transferred to Purchaser by Seller at the time of 

closing by bill of sale or other appropriate transfer document, free and clear of all liens and 

encumbrances.   

 

12. Possession.  Seller will deliver possession of the Property to Purchaser upon closing. 

 

13. Brokers.  

  

☐  Seller  represents and warrants to the Purchaser that Seller has not employed, retained, 

or consulted any broker, agent, or other real estate professional with respect to the PropertyWilliam 

C. Flowers, REALTOR®, licensed Employing Broker in the State of Colorado, has assisted the 

Purchaser with this transaction in his capacity as an employee of the City of Fort Collins, Real 

Estate Services department.. 

 

 

14. Remedies on Default.  If any note or check received as the Earnest Money Deposit 

hereunder or any other payment due hereunder is not paid, honored, or tendered when due, or if 

any other obligation hereunder is not performed as herein provided, the remedies are: 

A. If Purchaser is in default, then the Earnest Money Deposit, if any, is forfeited by 

Purchaser and may be retained by Seller, and both parties will be released from all 

obligations under this Agreement.  It is agreed that the Earnest Money Deposit is liquidated 

damages and is Seller’s sole and only remedy for Purchaser’s failure to perform the 

obligations of this Agreement.  Seller may recover direct damages as may be proper and 

Seller expressly waives the remedies of specific performance and additional damages. 

B. If Seller is in default, Purchaser may elect to treat this Agreement as terminated, in 

which case all payments and things of value received hereunder will be returned to 

Purchaser, and Purchaser may recover such damages as may be proper, or Purchaser may 

elect to treat this Agreement as being in full force and effect, and Purchaser will have the 

right to an action for specific performance or damages, or both. 

15. Litigation Expenses.  In the event any party defaults in any of its covenants or obligations, 

and a party not in default commences and prevails in any legal or equitable action against the 

defaulting party, the defaulting party expressly agrees to pay all reasonable expenses of the 

litigation, including a reasonable sum for attorneys' fees or similar costs of legal representation. 
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16. Governing Law/Venue.  The parties intend and agree that this Agreement is to be construed 

and enforced according to the laws of Colorado, and that venue in any proceeding related to the 

subject matter of this Agreement will be in Larimer County, Colorado. 

 

 

17. Recommendation of Legal and Tax Counsel.  By signing this Agreement, Seller 

acknowledges that Seller has been advised that this Agreement has important legal consequences, 

and has received the recommendation to consider the examination of title and consultation with 

legal and tax or other counsel before signing this Agreement. 

 

18. Notices.  Any notice or other communication given by either party to the other relating to 

this Agreement must be in writing and shall be deemed given: (i) when delivered personally; (ii) 

on the first business day which is three (3) days following mailing by certified mail, return receipt 

requested or with tracking, and postage prepaid; or (iii) the next business day after sending by a 

nationally recognized overnight delivery service and addressed to the party at its respective address 

as set forth above.  

19. Headings.  Paragraph headings are used for convenience of reference and in no way define, 

limit, or prescribe the scope or intent of any provision under this Agreement. 

 

20. Construction.  Words of the masculine gender include the feminine and neuter gender and 

when the sentence so indicates, words of the neuter gender refer to any gender.  Words in the 

singular include the plural and vice versa.  Definitions of defined terms are intended to apply 

throughout this Agreement.  This Agreement is to be construed according to its fair meaning, and 

as if prepared by all parties, and is deemed to be and contain the entire understanding and 

agreement between the parties.   

 

21. Binding Effect/Joint and Several Liability.  This Agreement is binding upon and inures to 

the benefit of the parties and their respective heirs, administrators, successors, and assigns.  If 

Seller consists of more than one individual or entity, each such individual or entity is jointly and 

severally liable for any and all obligations of Seller hereunder. 

 

22. Time is of the Essence.  It is agreed that time is of the essence of this Agreement and each 

and every provision. 

 

23. Time Frames.  All periods and time frames referred to in this Agreement shall be defined 

as calendar days and not business days.  

 

24. Assignment.  This Agreement must not be assigned by either of the parties hereto without 

the prior written consent of the other party. 

25. Entire Agreement, Modification.  This Agreement constitutes the entire contract between 

the parties relating to the conveyance of the Property, and any prior agreements pertaining thereto, 
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whether oral or written, have been merged and integrated into this Agreement, excluding the 

Intergovernmental Agreement Related to the Southeast Community Center, dated February 20, 

2024, as it may be amended, and the Escrow Agreement.  No subsequent modification of any of 

the terms of this Agreement will be valid, binding upon the parties, or enforceable unless made in 

writing and signed by the parties. 

26. Counterpart, Facsimile, and Electronic Signatures.  This Agreement may be executed in

two or more counterparts, each of which shall be deemed an original, but all of which together

shall constitute one and the same Agreement.  Signatures may be delivered by facsimile copy or

electronic format.  Facsimile and electronic signatures are binding on the parties as if they were

originals.

27. Recording.  Purchaser may record this Agreement in the real property records of the

Larimer County Clerk and Recorder.

28. Authority.  Each person executing this Agreement represents and warrants that he or she is

duly authorized to execute this Agreement in his or her individual or representative capacity as

indicated.

IN WITNESS WHEREOF, the parties have set their hands and seals the day and year 

first written below. 

SELLER: 

____________________ 

Date  Signature of Signing Authority 

(If Seller is a corporation) 

ATTESTED BY: 

_________________________________ 

Corporate Secretary 

☐ If checked, notary below is required:

STATE OF COLORADO ) 

) ss 

COUNTY OF ____________) 
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The foregoing instrument was acknowledged before me this       day of _____________, 

______, by _______________________, [as _________________ for ____________________]. 

Witness my hand and official seal. 

My Commission expires: 

______________________ 

Notary Public 

SELLER: 

____________________ 

Date  Signature of Signing Authority 

(If Seller is a corporation) 

ATTESTED BY: 

_________________________________ 

Corporate Secretary 

☐ If checked, notary below is required:

STATE OF COLORADO ) 

) ss 

COUNTY OF ____________) 

The foregoing instrument was acknowledged before me this       day of _____________, 

______, by _______________________, [as _________________ for ____________________]. 

Witness my hand and official seal. 

My Commission expires: 

______________________ 

Notary Public 
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      PURCHASER: 

 

 

____________________                                                             

Date                                                                 Kelly DiMartino, City Manager 

 

 

 

ATTEST: 

 

 

                                           

City Clerk 

 

________________________ 

(Print Name) 

 

 

 

APPROVED AS TO FORM: 

 

 

                                           

Assistant City Attorney 

 

________________________ 

(Print Name) 
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City Council Agenda Item Summary – City of Fort Collins Page 1 of 2 

 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Davina Lau, Public Engagement Specialist 

SUBJECT 

Resolution 2024-063 Confirming and Approving an Appointment to the Board of Commissioners of 
the Fort Collins Urban Renewal Authority. 

EXECUTIVE SUMMARY 

The purpose of this item is to accept the Mayor’s appointment to the Urban Renewal Authority (URA) 
Board. 

STAFF RECOMMENDATION 

Staff recommends adoption of this Resolution. 

BACKGROUND / DISCUSSION 

In May 2015, the Colorado General Assembly adopted House Bill 2015-1348 (HB-1348), amending the 
Colorado Urban Renewal Law, allowing for the appointment of up to four new commissioners to the URA 
Board after January 1, 2016. The Urban Renewal authority became compliant with HB-1348 by expanding 
the Board of Commissioners to include representatives from the School District, Larimer County, a 
commissioner representing other affected taxing entities, and an at-large Mayoral appointee in 2018. 

On May 15, 2018, Council approved the Mayor’s appointment of Andy Smith by adopting Ordinance No. 
061, 2018. Per the Urban Renewal Authority’s bylaws, the Mayoral appointee serves a four-year term. Mr. 
Smith’s term was due to expire May 25, 2022. In response, the Mayor recommended Andy Smith for 
reappointment on the URA Board. On May 3, 2022, Council adopted Resolution 2022-056 appointing Andy 
Smith to a second term on the URA Board, expiring May 25, 2026.  

In early 2024, Andy Smith accepted a position as Redevelopment Manager for the City of Fort Collins. He 
became ineligible to continue serving on the URA Board and resigned.  

By adopting this Resolution, Council confirms and approves the appointment of Dan Sapienza to the URA 
Board to replace Andy Smith. Dan Sapienza’s term will expire May 25, 2026. 

CITY FINANCIAL IMPACTS 

None. 
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BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

None. 

PUBLIC OUTREACH 

None. 

ATTACHMENTS 

1. Resolution for Consideration 
2. Application 
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RESOLUTION NO. 2024-063 
OF THE COUNCIL OF THE CITY OF FORT COLLINS  

CONFIRMING AND APPROVING AN APPOINTMENT TO THE BOARD OF 
COMMISSIONERS OF THE FORT COLLINS URBAN RENEWAL AUTHORITY 

 
 A. On January 5, 1982, City Council adopted Resolution 1982-10 establishing 
within the City of Fort Collins (the “City”) the Fort Collins Urban Renewal Authority (the 
“Authority”) and designating the Council to serve as the Authority’s Board of 
Commissioners (the “URA Board”). 

 
 B. The laws governing the creation, powers and governance of urban renewal 
authorities are in Colorado’s “Urban Renewal Law” in Part 1 of Article 25 of Title 31 of the 
Colorado Revised Statutes (the “Act”). 
 
 C. Sections 31-25-104 and 31-25-107 of the Act were amended in 2015 and 
2017, respectively, by the Colorado General Assembly to provide that when the adoption 
of a new urban renewal plan is being considered on or after January 1, 2016, the 
membership on the board of commissioners of the affected urban renewal authority is to 
be increased to include at least three, and potentially four, additional commissioners. 
 
 D. One commissioner is to be appointed by the board of county commissioners 
of the county in which the territorial boundaries of the urban renewal authority area are 
located, and the second commissioner is to be a board member of a special district 
selected by agreement of the special districts levying a mill levy within the boundaries of 
the urban renewal authority area and the third commissioner is to be an elected member 
of a board of education of a school district levying a mill levy within the boundaries of the 
urban renewal authority area. 
 
 E. If these three new appointments cause the authority’s board to have an 
even number of commissioners, the mayor of the municipality that has created the urban 
renewal authority is to appoint a fourth commissioner to restore an odd number of 
commissioners to the authority’s board. 
  
 F. As required by the Act, in 2018 the membership on the URA Board 
expanded to include an appointment by the Larimer County Board of Commissioners, a 
joint appointment by the Poudre School District and the Thompson School District, and 
an agreed appointment by the special districts levying property taxes within the Authority’s 
boundaries, and these three appointees, or their successors, continue to serve on the 
URA Board. 
 
 G. Since these three new appointments increased the URA Board membership 
to ten, an even number, the Act required the City’s Mayor to appoint another new 
commissioner to the URA Board to restore the Board’s membership to an odd number. 
 
 H. The City Council adopted Resolution 2015-105 setting out a process to 
follow for the Mayor’s appointment to the URA Board under which the Mayor and one 
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other councilmember are to interview candidates and make an appointment 
recommendation to Council for its approval by resolution. 
 

I. After following that process, the City Council adopted Resolution 2018-044  
to appoint Andy Smith to serve as the eleventh commissioner on the URA Board for a 4-
year term beginning on May 25, 2018. 
 
 J. On May 15, 2018, the City Council adopted Ordinance No. 061, 2018, 
repealing and reenacting Division 4 in Article IV of City Code Chapter 2 to implement the 
General Assembly’s 2015 and 2017 amendments to the Act (the “URA Code”) and 
reaffirming Commissioner Smith’s appointment to the URA Board. 
 
 K. Section 2-482(a)(3) of the URA Code provides that the seat held by 
Commissioner Smith is to be a “resident of the City appointed by the Mayor and confirmed 
by the City Council by resolution.” 
 
 L. On May 3, 2022, the City Council adopted Resolution 2022-056 to reappoint 
Commissioner Smith for a second term expiring on May 25, 2026. 
 
 M. Commissioner Smith accepted a position with the City of Fort Collins in early 
2024, and therefore has had to resign from the URA Board. 
 
 N. After following the process outlined in Resolution 2015-105, and an 
interview on April 3, 2024, with a committee comprised of Mayor Jeni Arndt, 
Councilmember Kelly Ohlson and Councilmember Melanie Potyondy, Mayor Jeni Arndt 
has appointed Dan Sapienza to serve as Commissioner Smith’s replacement and is 
requesting that the City Council Confirm this appointment as required in Section 2-
482(a)(3) of the URA Code. 
 
 O. The City Council has determined that it is in the best interests of the City 
and the URA that Dan Sapienza’s appointment by Mayor Arndt be confirmed by the City 
Council. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS that Mayor Arndt’s appointment of Dan Sapienza to serve as a 
commissioner on the URA Board is hereby confirmed and approved by the City Council, 
with such term to begin upon adoption of this Resolution and expire on May 25. 2026. 
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 Passed and adopted on April 16, 2024.  
 
 
 

   ______________________________ 
                      Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: April 16, 2024 
Approving Attorney: Carrie Daggett 
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has strong fundamentals, there are
particular areas that need strategic help
(North College, Foothills Mall, Midtown)
that the URA can provide. Development
generally focuses on new building in the
outskirts of town, heading toward other
municipalities. I want to work with the URA
to help make those decisions to ensure
that the interior of Town is not forgotten
and can continue to thrive.

Have you had any exposure to the Urban Renewal Authority? If yes,
please explain:

Yes;
I've advised elected boards on laws related
to URAs (TIFs, etc.) and written policy
analyses on the same. I currently am town
attorney for the Town of Wellington and
work with that Town on a variety of
economic development topics that include
URAs.

Specify any activities which might create a serious conflict of interest if
you are appointed:

I am, through my firm, currently the Town
Attorney for the Town of Wellington. I do
not believe that this would be a conflict of
interest, as my service on the URA would
be in my personal capacity.

Optional: How did you learn of a vacancy on the Urban Renewal
Authority?

Website

List any abilities, skills, certifications, specialized training, or interests you
have which are applicable to this board.

My law practice includes municipal law,
business and development law, and more
that directly touch the issues that the URA
is involved in. I've written reports on URAs
and given presentations to many groups
on TIF and other public financing methods.
I taught public policy at the Colorado
School of Public Health and led executive
trainings on policy advocacy for non-profit
directors; these trainings all included local
government processes and financing.

Briefly explain what you believe are the three most important issues
facing the Urban Renewal Authority (URA), and how do you believe the
URA should address each issue?  You may also attach/upload a separate
document if additional space is required.

First, the redevelopment of the Foothills
Mall seems to be floundering, which seems
to be more an issue of changing retail
realities and COVID, than anything. The
URA will need to identify how to turn this
project into a success in the future, which
may require more hands-on involvement
with the business plans of future owner
operators.

Second, this project highlights issues
around general public-private partnerships
that the URA will need to be cognizant of
when future proposals are brought forward.
COVID changed the world and old ways of
using URA resources may need to keep
this in mind. I believe this will require a
larger focus on the public side of public-
private partnerships to make sure such
projects succeed.

I'm not sure the current nomenclature for
the area, but College Avenue south of
Drave will be the next area that needs
redevelopment  So many strip malls are
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Page 228

Item 12.



Dan Sapienza 3/19/2024 10:42 AM

     
      

       
     

        
       

    
      

    
   

        
     

       
      

        
       
     
 

      
    v e so  f

       
redevelopment. So many strip malls are
prime for redevelopment. The URA needs
to be proactive in identifying possibilities
and helping this area to succeed before it
becomes overly blighted. I'd like to see the
URA start early to set up business and
community groups to plan for this area's
future.

Are you willing to complete the required training if appointed? YES
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Katie Donahue, Director, Natural Areas 
Matthew Parker, Ecological Stewardship Manager, Natural Areas 
Jason Graham, Director, Water Utilities 

SUBJECT 

Staff Report: U.S. Fish and Wildlife Service Award to Natural Areas and Utilities. 

EXECUTIVE SUMMARY 

The purpose of this item is to give Council and the community an update regarding the U.S. Fish and Wildlife 
Service Award presented to Utilities and Natural Areas in acknowledgement of work supporting the 
reintroduction of the Black-footed Ferret, an endangered species. Along with an update on Natural Areas 
land management and recognition of the recent presentation of the Natural Areas Conservation Award to 
Linda Stanley. 
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4-16-2024Katie Donahue, Director and Matt Parker, Ecological Stewardship Manager

Natural Areas Department
Staff Report
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Headline Copy Goes HereCollaborations and Partnerships

2

Folsom 

Grazing 

Association

Natural Fort 

Grazing 

Association
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Headline Copy Goes HereTrends and Challenges in Land Management

3

Move toward Adaptive Management Cycle

• Species classification vs diversity and function

• Start at the soil; increase absorption

• Build nutrient cycles not dead ends

• Disturbance through grazing and prescribed 

fire

Decisions based on monitoring feedback

• Plan, do, check, act

• Catch restoration projects before degradation

• Bring a correct, planned disturbance at the right 

time

• High quality habitat for specialized species
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Headline Copy Goes HereFunction-based Management on a Landscape Scale

4
4
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5

Linda Stanley Receives Conservation 

Achievement Award

• This award recognizes community-wide, multi-generational impacts 

to conservation in our region.

• Award presented at the annual Natural Areas Volunteer 

Appreciation Dinner.

• Ms. Stanley is the second recipient of the Kelly Ohlson Natural 

Areas Conservation Award.

Natural Areas Community Update
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4-16-2024Katie Donahue, Director and Matt Parker, Ecological Stewardship Manager

Natural Areas Department
Staff Report

Page 236



City Council Agenda Item Summary – City of Fort Collins Page 1 of 6 

 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Noah Beals, Development Review Manager 
Paul Sizemore, Director of CDNS 
Caryn Champine, Director of PDT 

SUBJECT 

Items Related to the Adoption of a New Land Use Code. 

EXECUTIVE SUMMARY 

A. First Reading of Ordinance No. 055, 2024, Repealing and Reenacting Section 29-1 of the Code of the 
City of Fort Collins to Adopt a Revised Land Use Code by Reference that Advances Adopted City Policy 
Goals and Incorporates Foundational Improvements and Separately Codify the 1997 Land Use Code as 
Transitional Land Use Regulations. 

B. First Reading of Ordinance No. 056, 2024, Updating City Code References to Align with the Adoption 
of the Revised Land Use Code. 

C. First Reading of Ordinance No. 057, 2024, Amending the Zoning Map of the City of Fort Collins to 
Rename All Neighborhood Conservation Low Density, Neighborhood Conservation Medium Density, and 
Neighborhood Conservation Buffer Zone Districts to the Old Town Zone District in Conjunction with the 
Adoption of the Revised Land Use Code. 

The purpose of this item is to consider adoption of changes to the City’s Land Use Code. The Land Use 
Code (LUC) Phase 1 Update implements policy direction in City Plan, the Housing Strategic Plan, and the 
Our Climate Future Plan.  Regarding Ordinance No. 055, 2024, corrections to clean up inadvertent 
numbering in Article 4 are recommended, and a suggested motion to do so is on page 5. 

Additionally, this item updates City Code references to match changes to the Land Use Code including 
updating section references and wording. 

Finally, because the revised Land Use Code renames the Neighborhood Conservation Low Density, 
Neighborhood Conservation Medium Density, and Neighborhood Conservation Buffer zone districts to the 
Old Town zone district with corresponding subdistricts A, B, and C, updates to the zoning map to reflect 
the name changes are proposed. This change only affects the name of the zone districts and no changes 
to the boundaries are proposed. 

STAFF RECOMMENDATION 

Staff recommends adoption of the Ordinances on First Reading. 

Page 237

Item 13.



City Council Agenda Item Summary – City of Fort Collins Page 2 of 6 

BACKGROUND / DISCUSSION 

Following the submission and certification of a petition sufficient for referendum, Council reconsidered 
Ordinance No. 136, 2023, at the Regular Meeting on December 19, 2023. Council adopted Ordinance No. 
175, 2023, Repealing Ordinance No. 136, 2023, by a vote of 3-2 , Repealing and Reenacting Section 29-
1 of the Code of the City of Fort Collins to Adopt the Land Development Code and Separately Codifying 
the 1997 Land Use Code As “Transitional Land Use Regulations.” Council directed staff to explore next 
steps to allow for additional community engagement and refinement of housing-related Land Use Code 
(LUC) changes. 

Project Overview 

The LUC Phase 1 project began in summer 2021. From July 2021-October 2022, staff led a process to 
explore changes to the Land Use Code. This process included: 

 Community engagement 

 Policy analysis and synthesis 

 Development of guiding principles 

 Diagnostic report of the existing Land Use Code 

 Code drafting 

 Public review of the draft the Land Development Code 

Council adopted Ordinance No. 114, 2022, adopting the Land Development Code. In November and 
December 2022, a group of voters gathered enough signatures through the City’s referendum process to 
require that Council reconsider the Ordinance. On January 17, 2023, Council repealed Ordinance No. 114, 
2022, and directed staff to conduct additional community engagement and further refine housing-related 
Land Use Code changes. 

Foundational Land Use Code Changes 

As mentioned above, some aspects of the existing 1997 Land Use Code make it difficult to use and 
understand, especially without graphic representations of form-based requirements and illogical 
organization of the Code sections. The changes outlined below attempt to correct some of the deficiencies 
in the existing Land Use Code, especially those related to organization, ease of use, clarification of terms 
and requirements, and expanded incentives for affordable housing. Changes staff recommends including 
within a new draft of the LUC include: 

 Reorganize content so the most used information is first in the Code 

 Reformat zone districts with consistent graphics, tables, and illustrations 

 Create a menu of building types and form standards to guide compatibility 

 Update use standards, rules of measurement, and definitions to align with new building types and 
standards 

 Expand and re-calibrate incentives for affordable housing 

 Regulate density through form standards and building types instead of dwelling units per acre 

Additional Context for Affordable Housing Incentives: Throughout the engagement process on housing-
related Code changes, community members have highlighted affordable housing as an important priority 
for updates to the Land Use Code. Accordingly, foundational Land Use Code changes would seek to 
expand and re-calibrate incentives for affordable housing. In addition, allowing an Administrative Review 
type for projects with at least 10% deed-restricted affordable housing will likely be necessary to maintain 

Page 238

Item 13.



City Council Agenda Item Summary – City of Fort Collins Page 3 of 6 

the City’s eligibility for funding through Proposition 123. This change to review types for affordable housing 
developments is also recommended for inclusion in foundational Land Use Code changes. The approach 
to foundational changes for affordable housing incentives would emphasize:   

 Removing Code barriers to building deed-restricted affordable housing 

 Providing market feasible incentives to encourage development of more deed-restricted units in a wider 
range of zone districts 

 Utilizing best practices to incentivize affordable housing development through land use regulation, 
including incentives for increased height, increased density, and reduced parking requirements  

Suggestions to require affordable housing in future developments have been heard through community 
engagement and discussed by Council. Such requirements may be contemplated in the future; however, 
the foundational Land Use Code changes outlined above must be in place to begin to build a system 
whereby policies requiring affordable housing can be contemplated and effectively designed. 

Revisions 

This Agenda Item Summary is intended to support Council dialogue by providing a summary of revisions 
included in the proposed version of the Land Use Code (LUC) included with this AIS. These revisions seek 
to respond to the feedback received from community members at the public forums and public comments 
received throughout the project. For each revision, information has been included about what is currently 
permitted under the existing Land Use Code. Council may also choose to make revisions that have not 
been outlined here. 

 

Residential, Low-Density (RL): The Residential, Low Density (RL) Zone District is the largest residential 
zone district in Fort Collins. Most neighborhoods within the RL zone district are comprised primarily of 
single-unit, detached homes. Over 50% of existing housing was built between 1960 and 1997. 

Currently allowed under the existing Land Use Code in RL: 

 Housing Types: Single-unit detached house  

 Max Density: 1 dwelling unit per lot 

 Lot Size: 6,000 sq feet minimum AND 3 times the total floor area, whichever is greater 
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 Maximum Height: 28 feet for residential buildings 
 

Revision for RL:  
1. Remove Accessory Dwelling Unit (ADU) as a permitted housing type (this revision 

would also decrease maximum density permitted on a lot) 

Neighborhood Conservation, Low Density (NCL) / Old Town-A (OT-A): The Neighborhood Conservation, 
Low Density Zone District is similar to the RL Zone District in that it permits primarily single-unit, detached 
houses; however, the NCL Zone also permits “Carriage Houses” on lots over 12,000 square feet (about 
10% of all NCL lots). The NCL Zone District areas are generally west and southeast of Downtown. These 
neighborhoods were mostly built before 1959 and comprise single-family homes on blocks with alleys. 
Some blocks in the NCL Zone also include duplexes built prior to the current LUC, and some larger lots 
include Carriage Houses.  

A carriage house is a detached single unit dwelling that is behind another detached single unit dwelling. It 
is limited in size to a maximum 1,000 sf of floor area and requires an additional parking space. 

Currently allowed under the existing Land Use Code: 

 Housing Types: Single-unit detached house; carriage house 

 Max Density: 1 unit or 2 units for lots >12,000 sf 

 Lot Size: 6,000 sf minimum; 12,000 sf minimum for carriage house (10% of NCL lots)  

 Maximum Height: 2 stories; 24 feet for carriage house or building at the rear of the lot 
 

Revisions for NCL/OT-A:  
2. Remove duplex as a permitted housing type 
3. Maintain current lot size for residential units 
4. Remove affordable housing incentive of additional housing types (apartment, 

rowhouse, cottage court) 
 

NCM (OT-B) – Neighborhood Conservation, Medium Density Zone District: The Neighborhood 
Conservation, Medium Density Zone District comprises neighborhoods that are adjacent to Downtown and 
includes a diverse mix of single-unit detached, duplex, and multi-unit residential buildings often integrated 
on the same block with commercial uses and services within walking distance. 

Currently allowed under the existing Land Use Code: 

 Housing Types: Single-unit detached house; carriage house; multi-unit up to 4 units (e.g. duplex, triplex, 
fourplex) 

 Lot Size: 5,000 sf for single-unit detached house; 6,000 sf for multi-unit buildings up to 4 units; 10,000 
sf for carriage house 

 Maximum Height: 2 stories, 24 ft for carriage house or building at the rear of the lot 

 
      Revisions for NCM/OT-B:  

5. Maintain current 4 unit maximum for multi-unit building 
6. Maintain current lot size for residential units 
7. Remove affordable housing incentive of additional density (+1 unit) 
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Private Covenants/Homeowners Associations (HOAs): There are currently over 200 HOAs registered in 
Fort Collins. They vary based on neighborhood size, housing type and the types of things their covenants 
address.  

Current Land Use Code regulations for HOAs: 

 Can not prohibit or limit: xeric landscaping, solar/photovoltaic collectors on roofs, clothes lines in back 
yards, odor controlled compost bins 

 Can not require: turf grass yards/lots 

 
Revisions for HOAs: 

8. Remove language prohibiting HOAs from regulating the number and/or type of 
dwelling units permitted on a lot 

9. Remove language prohibiting HOAs from regulating the ability to subdivide 
property 

Corrections to Land Use Code on First Reading – Inadvertent Numbering in Article 4. 

The draft of the Land Use Code to be adopted by reference contained some numbering formatting errors 
in Article 4. Additional numbers were inadvertently added to the Article 4 text on pages 4-11 to 4-13, 4-15 
to 4-16, 4-20 to 4-23, 4-35 to 4-37, 4-39 to 4-41, and 4-43 to 4-44. The revised Article 4 with the inadvertent 
numbering deleted is attached to this AIS in addition to the original version with the numbering errors. 
Because the Land Use Code is being adopted by reference, and the version that was provided for public 
review contains the numbering errors, staff recommend that Council adopt a motion specifying that the 
corrected Article 4 is being adopted. A sample motion is as follows: 

“I move that City Council amend the revised Land Use Code to include the version of Article 4 that 
has corrected numbering as described in, and attached to, the Agenda Item Summary.” 

Change Names of the Neighborhood Conservation Low Density, Neighborhood Conservation 
Medium Density, and Neighborhood Conservation Buffer Zone Districts to the Old Town (OT) Zone 
District 

Consistent with the updated references in the revised Land Use Code, Council is considering whether to 
change the names of the Neighborhood Conservation Low Density, Neighborhood Conservation Medium 
Density, and Neighborhood Conservation Buffer zone districts to the Old Town (OT) zone district and its 
three corresponding subdistricts OT-A, OT-B, and OT-C. 

Changes to City Code to Conform to the Revised Land Use Code 

Finally, Council is considering changes to City Code to conform to revisions in the Land Use Code including 
updating section references and wording. 

CITY FINANCIAL IMPACTS 

This implementation work will not require additional funding but will require utilization of existing staff 
capacity and departmental resources.  

The current LUC updates are focused on housing-related changes and Code reorganization, and multiple 
phases will be required to update the entire LUC. Accordingly, staff is also planning a LUC Phase 2 Update, 
which will address remaining issues in commercial, industrial, environmental and other areas and will also 
incorporate Code changes that are not directly tied to housing. Funding has been approved for the LUC 
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Phase 2 project in the 2023-2024 budget cycle. A conversation regarding this topic will be conducted at a 
Council work session, currently scheduled for June 11, 2024. 

BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

Planning and Zoning Commission 

The Planning and Zoning Commission on a 5-0 vote (Stackmeyer absent) recommended that Council adopt 
the revised Land Use Code with the following recommended changes/additions: 

 Allow attached ADUs in RL,  

 Allow ADUs with design parameters in UE,  

 Change lot size from 10,000 square feet to 9,500 square feet for allowing carriage houses in the 
NCM/OTB zone. 

These proposed amendments are not included in the version of the Land Use Code being considered on 
April 16. 

The Commission also recommended on a 5-0 vote (Stackmeyer absent) that Council approve the name 
change of the Neighborhood Conservation Low Density, Neighborhood Conservation Medium Density, and 
Neighborhood Conservation Buffer zone districts to the Old Town (OT) zone district with the corresponding 
subdistricts OT-A, OT-B, and OT-C. 

PUBLIC OUTREACH 

Potential changes to the LUC have resulted in robust community dialogue and many comments shared 
with City Leaders and staff. Throughout summer 2023, staff engaged with hundreds of residents through 
online comments, virtual engagement opportunities, and in-person events 

ATTACHMENTS 

1. Ordinance A for Consideration 
2. Exhibit A to Ordinance A 
3. Ordinance B for Consideration 
4. Ordinance C for Consideration 
5. Exhibit A to Ordinance C 
6. Exhibit B to Ordinance C 
7. Land Use Code Article 1 
8. Land Use Code Article 2 
9. Land Use Code Article 3 
10. Land Use Code Article 4 – as on file with the City Clerk’s Office 
11. Land Use Code Article 4 – corrected version 
12. Land Use Code Article 5 
13. Land Use Code Article 6 
14. Land Use Code Article 7 
15. Presentation 
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ORDINANCE NO. 055, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

REPEALING AND REENACTING SECTION 29-1 OF THE CODE OF THE CITY 
OF FORT COLLINS TO ADOPT A REVISED LAND USE CODE BY REFERENCE 

THAT ADVANCES ADOPTED CITY POLICY GOALS AND INCORPORATES 
FOUNDATIONAL IMPROVEMENTS AND SEPARATELY CODIFY THE 1997 

LAND USE CODE AS TRANSITIONAL LAND USE REGULATIONS 
 

A. The City of Fort Collins, as a home-rule municipality, is authorized by Article 
XX, Section 6 of the Colorado Constitution, the provisions of state statutes, and its City 
Charter to develop and implement policies and ordinances regulating the development of 
land within the City. 

 
B. On March 18, 1997, by adoption of Ordinance No. 51, 1997, the Council of 

the City of Fort Collins adopted the Land Use Code referred to in Section 29-1 of the City 
Code, which was subsequently amended and on December 2, 1997, by adoption of 
Ordinance No. 190, 1997 the City repealed the Land Use Code so adopted and reenacted 
the Land Use Code dated December 12, 1997 (referred to herein as the “1997 Land Use 
Code”). 

 
C. Since adoption of the 1997 Land Use Code, the City Council adopted 

Resolution 2019-048 on April 16, 2019 (later ratified by Ordinance No. 40, 2020) adopting 
a major update of the comprehensive master plan for the City and its additional 
components and elements such as the Master Street Plan (the “2019 City Plan”). 
 

D. On March 2, 2021, City Council adopted the Housing Strategic Plan through 
Ordinance No. 033, 2021, as an element of the 2019 City Plan with the stated goal that 
all residents have healthy stable housing they can afford and listing twenty-six housing 
strategies proposed for implementation to progress toward that goal. 

 
E. On March 16, 2021, by adoption of Resolution 2021, 031, the City adopted 

the Our Climate Future Plan which set forth strategies and goals to address the City’s 
climate, waste, and energy goals and improve community equity goals and resilience. 

 
F. The City commissioned the Land Use Code Audit dated January 2020 

which made certain recommendations to align the 1997 Land Use Code with adopted City 
plans and policies with a focus on housing-related changes, code reorganization, and 
equity. 

 
G. The repeal and reenactment to replace the 1997 Land Use Code with the 

revised Land Use Code by reference pursuant to this Ordinance is desirable to achieve 
the following goals: 

 
1. Lay the ground work for a future comprehensive review and rewrite of the 

1997 Land Use Code; 
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2. Reorganize the 1997 Land Use Code to make certain foundational 
improvements including consolidating standards, eliminating repetition, 
simplifying language, and increasing user-friendliness; and 

3. Implement policy goals set forth in the 2019 City Plan, the Housing Strategic 
Plan, and the Our Climate Future Plan to improve housing supply and 
affordability while mitigating negative impacts to the climate. 

 
H. City Council made two prior attempts to adopt a revised version of the 1997 

Land Use Code: 
 

1. In 2022, City Council adopted the Land Development Code to replace the 
1997 Land Use Code through Ordinance No. 114, 2022. City Council 
subsequently adopted Ordinance No 007, 2023, to repeal Ordinance No. 
114, 2022, after receiving a certified referendum petition regarding 
Ordinance No. 114, 2022. 

2. In 2023, City Council adopted a revised version of the 1997 Land Use Code 
through Ordinance No. 136, 2023. City Council subsequently adopted 
Ordinance No. 175, 2023, to repeal Ordinance No. 136, 2023, after 
receiving a certified referendum petition regarding Ordinance No. 136, 
2023. 

 
I. Upon the repeal and reenactment to replace the 1997 Land Use Code 

becoming effective pursuant to this Ordinance, the 1997 Land Use Code shall be 
separately codified as the "2024 Transitional Land Use Regulations" and limited in its 
application to the review of pending land development applications submitted and 
determined to be complete and ready for review pursuant to Land Use Code Section 2.2.4 
prior to the effective date of the Land Use Code as set forth in this Ordinance. 

 
J. Pursuant to City Charter, Article II, Section 7, City Council may enact any 

ordinance which adopts any code by reference in whole or in part provided that before 
adoption of such ordinance the Council shall hold a public hearing thereon and notice of 
the hearing shall be published twice in the newspaper of general circulation, published in 
the city, one (1) of such publications to be at least eight (8) days preceding the hearing 
and the other at least fifteen (15) days preceding the hearing. 

 
K. In compliance with City Charter, Article II, Section 7, the City Clerk 

published in the Fort Collins Coloradoan the required hearing notices on March 31, 2024, 
and April 7, 2024. The attached Exhibit " A" is a copy of the text of the Notice of Public 
Hearing that was so published and which the Council hereby finds meets the 
requirements of City Charter Article II, Section 7. 

 
L. Pursuant to City Code Section 1-14, at least one copy of the revised Land 

Use Code shall be kept on file in the office of the City Clerk available for public inspection, 
and one copy shall be kept in the office of the chief enforcement officer thereof. 
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M. On March 21, 2024, the Planning and Zoning Commission recommended 
to Council on a 5-0 vote (Stackhouse absent) vote that Council adopt the revised Land 
Use Code with certain changes. 

 
N. City Council has determined that the repeal and reenactment of the 1997 

Land Use Code with the revised Land Use Code by reference is appropriate to accomplish 
the goals set forth above and is in the best interests of the residents of the City. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

Section 1. Section 29-1 of the Code of the City of Fort Collins is hereby repealed 
and reenacted to read as follows: 
 

Sec. 29-1. - Cross reference to Land Use Code 
 

Pursuant to the authority conferred by Article II, Section 7 of the Charter, there is hereby 
adopted by reference the Land Use Code which shall have the same force and effect as 
though set forth herein.  The Land Use Code may be used, as applicable, to support the 
implementation of the Code of the City of Fort Collins; and the Code of the City of Fort 
Collins may be used, as applicable, to support the implementation of the Land Use Code.  
One copy of the Land Use Code shall be kept on file in the office of the City Clerk and 
available for public inspection during regular business hours. 
 

Section 2. The 1997 Land Use Code is hereby repealed and separately codified 
as the “2024 Transitional Land Use Regulations” and shall be limited in its application to 
the review of pending land development applications submitted prior to the effective date 
of the Land Use Code as set forth in this Ordinance. 
 

Section 3. The Land Use Code shall be effective for all land development 
applications submitted on or after the effective date of this Ordinance. 

 
Section 4. Penalties for Land Use Code violations are set forth in Land Use 

Code Section 6.26.4 which states: 
 
6.26.4 CRIMINAL AND CIVIL LIABILITY; PENALTIES   
 

A. Except as otherwise specified in this Land Use Code, any person (including, 
without limitation, the developer of, owner of, or any person possessing, 
occupying or trespassing upon, any property which is subject to this Code, or 
any agent, lessee, employee, representative, successor or assign thereof) who 
violates this Code or who fails to comply with any of its requirements or who 
fails to comply with any orders made thereunder, shall be guilty of a 
misdemeanor and upon conviction shall be subject to the penalties provided in 
Section 1-15 of the City Code. Each day that such a violation occurs shall 
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constitute a separate offense. Nothing contained herein shall prevent the City 
from taking such other lawful action as is necessary to prevent or remedy any 
violations of this Land Use Code.  
   
  

B. An owner, property manager or occupant commits a civil infraction by violating 
any provision of Section 5.14.1 of this Land Use Code. Each day during which 
the limitation on the number of occupants is exceeded shall constitute a 
separate violation. A finding that such civil infraction has occurred shall subject 
the offender(s) to the penalty provisions of Section 1-15(f) of the Code of the 
City of Fort Collins and any or all of the following actions:    
 

1. the imposition of a civil penalty of not less than five hundred dollars 
($500.00) and not more than one thousand dollars ($1,000.00) for each 
violation;   

   
2. an order to comply with any conditions reasonably calculated to ensure 

compliance with the provisions of Section 5.14.1 of this Land Use Code 
or with the terms and conditions of any permit or certificate granted by 
the City;    

  
3. an injunction or abatement order; and/or    
  
4. denial, suspension or revocation of any city permit or certificate relating 

to the dwelling unit.    
 
 Introduced, considered favorably on first reading on April 16, 2024, and approved 
on second reading for final passage on May 7, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: May 17, 2024 
Approving Attorney: Brad Yatabe 
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EXHIBIT A TO ORDINANCE NO. 055, 2024 

 

 

 

 

NOTICE OF PUBLIC HEARING 

 

NOTICE is hereby given of a public hearing to be held before the Council of the City  of Fort 

Collins, Colorado, on April 16, 2024, at 6:00 p.m., or as soon thereafter as the matter may come 

on for hearing, in the Council Chambers at the City Hall, 300 LaPorte Avenue, Fort Collins, 

Colorado for the purpose of considering the adoption of an ordinance that repeals the existing Land 

Use Code and replaces it with a newly revised Land Use Code to be adopted by reference. 

 

Not less than one (1) copy of  the newly revised Land Use Code has is on file in the Office 

of the City Clerk of the City of Fort Collins and is available for public inspection. 

 

The Land Use Code regulates the use and development of real property within the City of 

Fort Collins.  The newly revised Land Use Code reorganizes the existing Land Use Code to enhance 

clarity and usability, introduces building form standards, and implements policy direction in City Plan, the 

Housing Strategic Plan, and the Our Climate Future plan. 

 

 Individuals who wish to address Council in person or remotely can find specific information 

on how to do so at https://www.fcgov.com/council/councilcomments. 
  

The City of Fort Collins will make reasonable accommodations for access to City services, 

programs and activities, and will make special communication arrangements for persons with 

disabilities. Please call (970) 221-6515 (V/TDD: Dial 711 for Relay Colorado) for assistance. 

 

This notice is given and published by order of the City of Fort Collins, Colorado.  
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ORDINANCE NO. 056, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

UPDATING CITY CODE REFERENCES TO ALIGN WITH THE  
ADOPTION OF THE REVISED LAND USE CODE 

 
A. City Council is adopting the revised Land Use Code pursuant to Ordinance 

No. 055, 2024, to replace the existing Land Use Code adopted in 1997 (“1997 Land Use 
Code”) that will be codified separately as the 2024 Transitional Land Use Regulations. 
 

B. The purpose of this Ordinance is to update various City Code references to 
the 1997 Land Use Code to align with the revised Land Use Code. 
 

C. The City Council finds that the changes in this Ordinance are in the best 
interests of the City of Fort Collins in furthering adoption and utilization of the revised Land 
Use Code. 
 
 In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 
 Section 1. Section 1-15 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
  
Sec. 1-15. - General penalty and surcharges for misdemeanors offenses, petty 
offenses, traffic offenses, and traffic and civil infractions. 
 
. . .  
 

(f) Except as provided in Paragraph (4) below, any person found responsible for 
a violation of this Code designated as a civil infraction shall pay a civil penalty 
for such infraction of not more than three thousand dollars ($3,000). Said 
amount shall be adjusted for inflation on January 1 of each calendar year. For 
the purpose of this provision, inflation shall mean the annual percentage 
change in the United States Department of Labor, Bureau of Labor Statistics, 
consumer price index for Denver-Boulder, all items, all urban consumers, or its 
successor index, plus costs, damages and expenses as follows: 

 
. . . 

 
(3) If a defendant fails to answer a citation for a civil infraction or notice to 

appear in court or before a Referee for such infraction, a default 
judgment shall enter in the amount of the civil penalty plus all costs, 
expenses and damages. In the event a defendant fails to pay a civil 
penalty, costs, damages or expenses within thirty (30) days after the 
payment is due or fails to pay a default judgment, the City may pursue 
any legal means for collection and, in addition, may obtain an 

Page 248

Item 13.



-2- 
 

assessment lien against the property that was the subject of the violation 
if the Code violation is designated as a nuisance in Chapter 20, is a 
violation of any civil infraction contained in Chapter 5, 12, 20, 24 or 27, 
or is a violation of Land Use Code Section 3.18.16  Division 5.14 and 
was committed by an owner or tenant of the property, as defined in Land 
Use Code Section 5.1.2. 

. . . 
 

Section 2. Section 2-174 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 2-174. - Historic Preservation Commission. 
 
. . .  
 

(c) The Commission shall also have the following additional functions: 
 
. . . 

(4) To coordinate with the various other City boards, commissions and City 
staff members whose actions may affect the preservation of historic 
resources in the community; and 

(5) To establish a committee of its members to provide advice and, if required 
under § 2.10.2(H) of the Land Use Code, written recommendations to the 
owners of eligible historic properties, and of properties located near eligible 
historic properties, regarding historically appropriate design and site 
planning for additions, alterations and new construction in the City; 
provided, however, that any members of such committee who provide such 
advice or recommendations to property owners under this provision shall 
refrain from participating in any subsequent decisions of the Commission 
related to such properties; and 

 
(65) To provide advice and written recommendations to the appropriate 

decision maker and/or administrative body regarding plans for properties 
containing or adjacent to sites, structures, objects or districts that: (a) have 
been determined to be individually eligible for local landmark designation or 
for individual listing in the State or National Registers of Historic Places; (b) 
are officially designated as a local or state landmark or are listed on the 
National Register of Historic Places; or (c) are located within an officially 
designated historic district or area. 

. . . 
 

Section 3. Section 2-176 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 2-176. - Planning and Zoning Commission. 
 
. . .  
 

(b) The Commission shall have the following functions: 
 
. . . 
 

(2) To exercise the authority vested in it by state planning and zoning laws 
subject to the provisions of this Section and the following additional 
provisions and limitations: 

 
. . . 
 

c. The procedures for development review within the City shall be as 
established in the Land Use Code or, if applicable, the 2024 Transitional 
Land Use Regulations. Accordingly, Section 31-23-215, C.R.S., shall 
have no force or effect in the City; and 

 
. . . 
 

Section 4. Section 2-177 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 2-177. - Land Use Review Commission. 
 
. . .  
 

(b) The Commission shall have the following powers and duties: 
 

(1) In accordance with and as limited by Land Use Code Division 6.18, Tto hear 
and decide appeals from and review any order, requirement, decision or 
determination made by an administrative official charged with enforcement 
of the regulations established by the Land Use Code or, if applicable, 
Articles I through IV of the 2024 Transitional Land Use Regulations in 
accordance with the provisions of Division 2.10 of the Land Use Code; and 

 
(2) To authorize upon appeal in specific cases, and in accordance with the 

provisions of Division 6.142.9 of the Land Use Code, variances from the 
terms of Articles 3 and 4 of the Land Use Code or, if applicable, Chapter 29, 
Articles I through IV of the 2024 Transitional Land Use Regulations. 

 
Section 5. Section 4-2 of the Code of the City of Fort Collins is hereby amended 

to read as follows: 
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Sec. 4-2. - Exceptions. 
 
The provisions of this Chapter are subject to such exceptions as may be provided in 
the Land Use Code or, if applicable, the 2024 Transitional Land Use Regulations. 
 

Section 6. Section 4-117 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 4-117. - Sale of chickens and ducklings; quantity restricted; keeping of 
chickens and ducks. 
 
. . .   
 

(b) In those zone districts where the keeping of farm animals (as that term is 
defined in Section 5.1.2Article 7 of the Land Use Code) is not otherwise 
allowed, the keeping of chickens and/or ducks (poultry) shall be permitted 
subject to the following requirements and subject to all other applicable 
provisions of this Chapter. 

 
. . . 
 
 Section 7. Section 5-27 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 5-27. - Amendments and Deletions to the 2021 International Building Code. 
 

The 2021 International Building Code adopted in §5-26 is hereby amended to read 
as follows: 
 

. . . 
 

51. A new CHAPTER 36 SUSTAIANABLE BUILDING CONSTRUCTION 
PRACTICES is hereby added to read as follows: 
 

. . . 
 

3604.2 Definitions applicable to this Chapter: 
 

 
Affordable Housing: Residential occupancies that meet the criteria 
established in the Land Use Code Section 5.1.2Article 7 as affordable housing. 
 

. . . 
 

Section 8. Section 5-264 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 5-264. - Certificate required for occupancy of dwelling units contained in 
single-family or two-family dwellings in excess of limit; conditions; revocation or 
suspension. 
 

(a) No dwelling unit contained in a single-family or two-family dwelling shall be 
occupied by more persons than the number of persons permitted under Section 
3.8.165.14.1 of the Land Use Code unless a certificate of occupancy for an 
extra-occupancy rental house has been issued for such dwelling by the Building 
Official. 

 
. . . 
 

Section 9. Section 5-265 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 5-265. - Posting; inspection of books and records; disclosure. 
 
. . . 

 
(c) Any person selling or leasing a dwelling unit shall forthwith provide all 

purchasers, lessees or sublessees of such unit with a written disclosure 
statement, on a form provided by the City, specifying the maximum permissible 
occupancy of such unit under Section 3.8.165.14.1 of the Land Use Code. 
Such disclosure statement shall be signed and dated by all parties to the 
transaction immediately upon execution of any deed, contract for purchase and 
sale or lease pertaining to such unit. In the case of a lease, the following shall 
apply: 

 
. . . 
 
 Section 10. Section 7.5-17 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 7.5-17. - Definitions. 
 

When used in this Article, the following words and terms shall have the following 
meanings: 
 
Building permit shall mean the permit required for new construction and additions 
under Division 6.132.7of the Land Use Code, or, if applicable, Section 29-
5(a)Division 2.7 of the 2024 Transitional Land Use Regulations, and the permit 
required for the installation of a mobile home pursuant to Subsection 18-8(b) of 
this Code; provided, however, that the term building permit, as used herein, shall 
not be deemed to include permits required for the following: 
 

. . .  
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Dwelling shall mean a building used exclusively for residential occupancy, 
including single-family dwellings, two-family dwellings and multi-family dwellings, 
and which contains: (a) a minimum of eight hundred (800) square feet of floor area, 
or (b) in the case of a dwelling to be constructed on the rear portion of a lot in the 
L-M-N, M-M-N, N-C-L, N-C-M, N-C-B, C-C-N, C-C-R, H-C or E  LMN, MMN, OT, 
CCN, CCR, HC, or E zone districts, a minimum of four hundred (400) square feet 
of floor area, so long as a dwelling already exists on the front portion of such lot. 
The term dwelling shall not include hotels, motels, tents or other structures 
designed or used primarily for temporary occupancy. Any dwelling shall be 
deemed to be a principal building. 

 
. . .  
 

Section 11. Section 7.5-19 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 7.5-19. - Imposition, computation and collection of fees. 
 
. . .  
 

(b) Notwithstanding any language to the contrary contained in this Article, 
development projects for which final approval of the associated Project 
Development Plan, as such terms are defined and described in the 2024 
Transitional Land Use RegulationsLand Use Code, had been received prior to 
June 6, 2017, shall be required to pay the capital expansion fees at the rates 
in effect prior to June 6, 2017. 

 
 Section 12. Section 7.5-24.1 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 7.5-24.1. - Entitlement to refund upon abandonment. 
 

Fees collected pursuant to this Article may be refunded to the current owner of the 
real property for which the fee was paid in the event that the right to develop the 
property in accordance with the approved plan has been abandoned as provided 
in Section 6.3.10(B)(3)2.2.10(B) of the Land Use Code. Any such refund shall be 
processed in accordance with the procedures described in § 7.5-25. No such 
refund based upon abandonment shall be made until the following conditions have 
been met: 
 
. . .  
 
(2) the property is adequately fenced in accordance with the standards contained 

in Division 3.8Article 4 of the Land Use Code in such manner as to adequately 
protect, in the judgment of the City Manager, public safety; 
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. . .  
 

Section 13. Section 7.5-25 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 7.5-25. - Procedure to obtain refund. 
 

(a) All applications for refund under this Article shall be submitted to the Financial 
Officer. Each application shall be in a form established by the Financial 
Officer, and shall contain the following: 

 
. . . 
 

(3) for refunds based upon abandonment, a copy of the approval of 
abandonment in accordance with Section 6.3.10(B)(3)Subsection 
2.2.10(B) of the Land Use Code; and 

 
. . . 
 

Section 14. Section 7.5-47 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 7.5-47. - Definitions. 
 
When used in this Article, the following words and terms shall have the following 
meanings: 
 
. . .  
 
 Dwelling unit shall mean habitable floor space intended for the exclusive use of a 
single household with a single kitchen, or including a second kitchen pursuant to Land 
Use Code Section 5.3.6one (1) or more rooms and a single kitchen and at least one (1) 
bathroom, designed, occupied or intended for occupancy as separate quarters for the 
exclusive use of a single family for living, cooking and sanitary purposes, located in 
any single-unitfamily (attached or detached), two-unitfamily (attached or 
detached), or multi-unitfamily dwelling or mixed-use building containing dwelling unit(s) 
and nonresidential use(s), as these terms are defined in the Land Use Code. 
 
. . . 
 
 Section 15. Section 7.5-81 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 7.5-81. - Definitions. 
 

When used in this Article, the following words and terms shall have the following 
meanings: 
 
. . . 
 
Traffic-generating development, commencement of shall mean the point of 
approval of a site specific development (as that term is defined in Article 57 of 
the Land Use Code), or the issuance of a building permit, whichever occurs first 
after the effective date of this Division. 

 
. . . 

Section 16. Section 10-30 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 10-30. - Takings determinations. 
 
Any person who claims that his or her property has been taken by reason of the 
application of any provision of this Article may apply to the Utilities Executive Director for 
a Takings Determination using the procedural and substantive requirements and criteria 
set forth in Division 2.136.19 of the City's Land Use Code, provided that, for the purpose 
of this Section, any reference therein to the Director of Community Development and 
Neighborhood Services shall be deemed to constitute a reference to the Utilities 
Executive Director and any reference to the Land Use Code therein shall be deemed to 
constitute a reference to this Article. Said Takings Determination Procedures shall be 
exhausted before the institution of any judicial proceeding against the City claiming a 
taking of affected property. 
 
 Section 17. Section 12-18 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 12-18. - Collection and disposal of refuse and rubbish. 
 
. . .  
 

(b) All refuse containers and recyclable materials that are not required to be enclosed 
at all times per Land Use Code Section 3.2.5Division 5.11 shall be screened 
except on collection day, or within twelve (12) hours preceding the time of regularly 
scheduled collection from the premises, when they may be placed curbside as 
defined in §15-411 of this Code. Refuse containers and recyclable materials shall 
not, at any time, be placed on the sidewalk or in such a manner as to impair or 
obstruct pedestrian, bicycle or vehicular traffic. 

 
. . . 
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Section 18. Section 14-21 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 14-21. - Purpose. 
 
The standards and procedures in this Article apply in whole or in part to determine the 
eligibility of resources for designation as landmarks or landmark districts for (1) landmark 
or landmark district designation pursuant to Article III, (2) the analysis of proposed 
development pursuant to Land Use Code § 3.4.7Division 5.8, and (3) property owner 
information. 
 

Section 19. Section 14-23 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 14-23. - Process for determining the eligibility of sites, structures, objects and 
districts for designation as Fort Collins landmarks or landmark districts. 
 

(a) Application. An application for determining the eligibility of a resource or district 
for designation as a Fort Collins landmark or Fort Collins landmark district may 
be made by the owner(s) of the resource(s). A non-binding eligibility 
determination may be made by a development review applicant pursuant 
to Land Use Code §Section 3.4.7(C)(2)5.8.1(D)(2). Said application shall be 
filed with the Director. Staff may require a current intensive-level Colorado 
Cultural Resource Survey Form for each resource contained in an application. 
The applicant shall reimburse the City for the cost of having such a survey 
generated by a third-party expert selected by the City. Within fifteen (15) days 
of the filing of such application, and receipt of the intensive-level survey if 
required, staff shall determine whether the property or properties containing or 
comprising the site, structure, object or district is eligible for designation as a 
Fort Collins landmark or landmark district based on the information contained 
in the application and any additional information that may be provided by 
others. A determination of eligibility shall be valid for five (5) years unless (1) 
the Director determines that significantly changed circumstances require a 
reevaluation of the prior eligibility determination, or (2) the site, structure, object 
or district is undergoing designation proceedings pursuant to Article 3 of this 
Chapter in which case, new determinations of eligibility shall occur pursuant to 
such Article. Staff shall promptly publish the determination in a newspaper of 
general circulation in the City and cause a sign to be posted on or near the 
property containing the resource under review stating that the property is 
undergoing historic review. Said sign shall be readable from a point of public 
access and shall state that more information may be obtained from staff. 

 
. . . 
 

Section 20. Section 15-108 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 15-108. - All solicitation prohibited by posting of "No Solicitation" or "No 
Trespassing" sign. 
 

(a) No solicitor, whether commercial or noncommercial, shall enter or remain upon 
any private premises in the City if a "No Solicitation" or "No Trespassing" sign 
is posted at or near the entrance(s) to such premises. For the purposes of this 
provision, if an occupant of a multi-familyunit dwelling, as defined in Section 
5.1.2Division 7.2 of the Land Use Code, wishes to prohibit door-to-door 
solicitation by the posting of a sign, the sign prohibiting solicitation must be 
posted at or near the entrance(s) to the occupant's individual dwelling. 

 
. . . 

Section 21. Section 15-381 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-381. - Definitions. 
 
The following words, terms and phrases, when used in this Article, shall have the 
meanings ascribed to them in this Section: 
 
. . . 
 
Neighborhood zone district shall mean one (1) of the following zone districts, as 
established and described in Article 6 and in Article 24 of the Land Use Code: 
Rural Lands (R-U-LRUL); Urban Estate (U-EUE); Residential Foothills (R-FRF); Low 
Density Residential (R-LRL); Low Density Mixed-Use Neighborhood (L-M-NLMN); 
Medium Density Mixed-Use Neighborhood (M-M-NMMN); Old Town (OT)Neighborhood 
Conservation, Low Density (N-C-L); Neighborhood Conservation, Medium Density (N-C-
M); Neighborhood Conservation, Buffer (N-C-B); and High Density Mixed-
Use Neighborhood (H-M-NHMN). 
 
Non-neighborhood zone district shall mean any zone district, as established in and 
described in Article 6 and Article 2Article 4 of the Land Use Code, that is not a 
neighborhood zone district. 
 
. . . 
 

Section 22. Section 15-387 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-387. - Restrictions and operation. 
 
. . . 
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(b) The vehicles, structures, devices and other similar items described in the 
license for any outdoor vendor shall not be located by the vendor in any of the 
following manners or places: 

 
. . . 

(5) Upon a public sidewalk within the Downtown Zone District, as defined and 
established in Article 4 Article 2 and Article 6 of  the Land Use Code (except 
as a concessionaire of the City); 

 
. . . 
 

(p) The following additional requirements shall apply to particular types of outdoor 
vendor licensees, as specified: 

 
. . . 
 

(6) Stationary vendors shall only vend on private parcels of land or lots within 
non-neighborhood zone districts, as defined and established in Article 4 
Article 2 and Article 6  of the Land Use Code, and they shall not vend from 
a private parcel or lot within any neighborhood zone district. 

 
 

Section 23. Section 15-475 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-475. - Location and selection criteria. 
 

(a) No medical marijuana store shall be issued a license if, at the time of application 
for such license, the proposed location is: 

 
. . .  
 

(4) Within the boundaries of any R-U-L, U-E, R-F, R-L, L-M-N, M-M-N, N-C-L, 
N-C-M, N-C-B or H-M-N  RUL, UE, RF, RL, LMN, MMN,  OT or HMN 
residential zone district; 

 
(5) In a residential unit, except as permitted under Section 3.8.3 of 

the Land Use Code. 
 
. . . 
 
 Section 24. Section 15-615 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 15-615. - Location criteria. 
 

(a) No applicant shall be issued a retail marijuana store license if, at the time of 
application for such license, such location is: 

 
. . .  
 

(4) Within the boundaries of any R-U-L, U-E, R-F, R-L, L-M-N, M-M-N, N-C-L, 
N-C-M, N-C-B or H-M-N RUL, UE, RF, RL, LMN, MMN, OT or HMN 
residential zone district; 

 
(5) In a residential unit, except as permitted under Section 3.8.3 of 

the Land Use Code; 
 
. . . 
 

Section 25. Section 15-641 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
 
Sec. 15-641. - Definitions. 
 
The following definitions shall apply to this Article: 
 
. . . 
 
Dwelling unit shall mean habitable floor space intended for the exclusive use of a single 
household with a single kitchen, or including a second kitchen pursuant to Land Use Code 
Section 5.3.6one (1) or more rooms and a single kitchen and at least one (1) bathroom, 
designed, occupied or intended for occupancy as separate quarters for the 
exclusive use of a single family for living, cooking and sanitary purposes, located in a 
single-unitfamily (attached or detached), two-unitfamily (attached or detached), or multi-
unitfamily dwelling or mixed-use building containing dwelling unit(s) and nonresidential 
use(s) as such terms are defined in the Land Use Code. 
 
. . . 
 
Short term primary rental shall mean a dwelling unit that is a primary residence of which 
a portion is leased to one (1) party at a time for periods of less than thirty (30) consecutive 
days. An accessory dwelling unitcarriage house, as defined in the Land Use Code, that 
is not a primary residence is eligible to be a short term primary rental and may be licensed 
as a short term primary rental if it is located on a lot containing a primary residence. A 
dwelling unit of a two-unitfamily dwelling, as defined in the Land Use Code, that is not a 
primary residence is eligible to be a short term primary rental and may be licensed as a 
short term primary rental if the connected dwelling unit is a primary residence and both 
dwelling units are located on the same lot. The term short term primary rental shall not 
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include the rental of a dwelling unit to the former owner immediately following the transfer 
of ownership of such dwelling unit and prior to the former owner vacating the dwelling 
unit. 
 

Section 26. Section 15-644 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-644. - Licensing requirements. 
 

(a) The following are the minimum requirements that must be satisfied by the 
applicant for the issuance of a short term primary rental license. 

 
. . . 
 

(3) The dwelling unit must comply with all applicable federal, state, and local 
laws including, but not limited to, the Code of the City of Fort Collins and 
Land Use Code, and in particular, Land Use Code § 3.2.2(K)(l)(k)Section 
5.9.1(K)(1)(m) which sets forth applicable parking requirements. 

 
. . . 
 

(b) The following are the minimum requirements that must be satisfied by the 
applicant for the issuance of a short term non-primary rental license. 

 
. . . 
 

(3) The dwelling unit must comply with all applicable federal, state, and local 
laws, including, but not limited to, the Code of the City of Fort Collins and 
Land Use Code, and in particular, Land Use Code § 3.2.2(K)(l)(k)Section 
5.9.1(K)(1)(m) which sets forth applicable parking requirements. 

 
. . . 

 
 Section 27. Section 15-646 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-646. - Licensing of short term primary and non-primary rentals existing 
prior to Land Use Code restrictions. 
 
. . . 

 
(b) In addition to satisfying (a) above, the applicant must satisfy the requirements 

set forth in § 15-644 in order to be eligible for a license. License applications 
submitted pursuant to this Section on or before October 31, 2017, do not need 
to comply with the parking requirements in Land Use Code § 
3.2.2(K)(1)Section 5.9.1(K)(1)(m). 
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. . . 
 

(e) Should ownership of a dwelling unit licensed pursuant to § 15-646 be 
transferred, and such license was continuously valid until the transfer of 
ownership, the new owner is eligible for a license identical in scope to the 
previously issued license provided: (1) the new owner applies for a license 
within thirty (30) calendar days of the transfer of ownership; (2) the dwelling 
unit complies with the parking requirements in the Land Use Code Section 
3.2.2(K)(1)(k)5.9.1(K)(1)(m); and (3) any license issued pursuant to § 15-646 is 
continuously maintained. Should a license issued to the new owner under this 
Section be revoked, not be renewed, or lapse for any period of time, the new 
owner shall no longer be eligible for a license for such dwelling unit pursuant to 
this Section. 

 
. . . 
 

Section 28. Section 15-648 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 15-648. - License regulations. 
 

Upon issuance of a license pursuant to this Article, the following requirements must 
be met in order for the license to remain valid. Failure to comply with any of the 
following regulations may result in revocation, suspension, or non-renewal of the 
issued license pursuant to § 15-649: 

 
. . .  
 

(3) The licensee shall comply with all applicable Code of the City of Fort Collins 
and Land Use Code provisions including, but not limited to, the Code of the 
City of Fort Collins Chapter 5, Buildings and Building Regulations, and 
the Code of the City of Fort Collins Chapter 20, Nuisances, Chapter 25, 
Taxation, and Land Use Code 3.2.2(K)(1)(k)§Section 5.9.1(K)(1)(m). 

 
. . . 
 

Section 29. Section 20-23 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 20-23. - Maximum permissible noise levels. 
 

(a) A noise measured or registered in the manner provided in § 20-24 from any 
source at a level which is in excess of the dB(A) established for the time period 
and zoning districts listed in this Section is hereby declared to be a noise 
disturbance and is unlawful. When a noise source can be identified and its 

Page 261

Item 13.



-15- 
 

noise measured in more than one (1) zoning district, the limits of the most 
restrictive zoning district shall apply. 

 
Zoning Districts 
 
Maximum Nose [dB(A)] 

 
Areas zoned: 
 
. . . 
 
Neighborhood Conservation Low Density (N-C-L) 
 
Neighborhood Conservation Medium Density (N-C-M) 
 
Neighborhood Conservation Buffer (N-C-B) 
 
Old Town (OT) 
 
. . . 
 

Section 30. Section 20-42 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
 
Sec. 20-42. - Weeds, unmowed grasses, refuse and rubbish nuisances prohibited. 
 
. . . 
 

(g) Notwithstanding any other provision of this Section which may be construed to 
the contrary, the owner or occupant of any property that includes an area that 
has been established as a natural habitat or feature pursuant to Subsection 
3.4.1(D)Section 5.6.1(D) of the Land Use Code, or a buffer zone for natural 
habitat or feature pursuant to Subsection 3.4.1(E)Section 5.6.1(E) of 
the Land Use Code, which area is managed and maintained in accordance 
with specific conditions established in a site-specific development plan or 
development agreement, shall not be required to mow said areas other than as 
required in such development plan or agreement. 

 
. . . 
 
 Section 31. Section 20-111 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 20-111. Definitions. 
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Unless the context clearly requires otherwise, the following words, terms, and phrases, 
when used in this Article, shall have the meanings ascribed to them in this Section:  
 
. . . 
 
Nuisance activity means any of the following violations and nuisances occurring or 
existing on a property and committed by any person, including, without limitation, by an 
owner, lessee, agent, occupant, or trespasser:  
 
. . . 
 

(8) Dwelling unit occupancy limits - § 3.8.16Section 5.14.1 of the Fort Collins 
Land Use Code.  

. . . 
 

Section 32. Section 22-99 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 22-99. - Reallocation of assessments. 
 

(a) In the event that any parcel of land subject to assessment under this article is 
subdivided undergoes subdivision, as defined in Article 57 of 
the Land Use Code, the owner(s) of all parcels constituting the original tract 
shall immediately propose in writing to the Financial Officer a reallocation of the 
assessment as to all such smaller parcels. Such proposal shall include the 
following information as to each parcel within the original tract: 

. . .  
 

Section 33. Section 23-83 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 23-83. Investigation of application information; fee; permit modification and 
revocation. 
 
(a) The application shall be made to the City Manager. The City Manager shall make 
or cause to be made an investigation of the information contained in the application and 
prior to the issuance of a permit. In investigating the application, the City Manager may 
consult with such City departments as they deem necessary to determine whether the 
application should be approved. The City Manager may issue the permit for such duration 
and upon such other terms and conditions as the City Manager determines are necessary 
to protect the public welfare if the following criteria are met: 
 
. . . 
 

(4) In addition to satisfying the above three criteria, the following requirements 
apply to the following proposed encroachments: 
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. . . 
 

b. As a condition of the issuance of any permit for the purpose of 
serving food and/or beverages as referenced in Subsection 23-82(b), the 
permittee shall: 
 

. . . 
 

4. In order for an application for an encroachment for a wireless 
telecommunication equipment or facilitiescommunication facility (as 
those terms are defined in Article 57 of the Land Use Code) to be 
approved, the applicant must show to the satisfaction of the City 
Manager that the applicable criteria contained in Section 
3.8.134.3.5(H) of the Land Use Code have been met. 

. . . 
 
 

Section 34. Section 23-176 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 23-176. - Design standards. 
 
. . . 
 

(c) Conditions. 
 
. . . 
 

(5) Landscape requirements. 
 

. . . 
 

d. No tree may be removed in siting a SCF, unless authorized by the City 
Forester. To obtain authorization the applicant shall show wireless 
services are not technically feasible without tree removal; the applicant's 
plan minimizes the total number of trees to be removed, avoids removal 
of any tree larger than four (4) inches at four and one-half (4 ½) feet 
high, and replaces any tree to be removed at a ratio of 2:1; and all new 
trees meet the replacement size standards in § 3.2.1.(d)(4)Section 
5.10.1(D) of the Land Use Code. 

 
. . . 
 

Section 35. Section 24-1 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
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Sec. 24-1. - Signs on streets, sidewalks and public rights-of-way prohibited; 
removal; exceptions; permit. 
 

Notwithstanding the provisions of § 17-42, the following signs shall be permitted 
on streets, sidewalks and other areas owned by the City: 

 
(1) Signs hanging above City sidewalks provided that such signs are solely 

connected to private property and provided that such signs are allowed 
under Section 3.8.7Division 5.16 of the City's Land Use Code. 

 
. . . 
 

Section 36. Section 24-42 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 24-42. - Maintenance. 
 
. . . 
 

(c) It shall be the duty of any property owner whose property is adjacent to a 
pedestrian/bicycle path which was required by the City to be constructed 
pursuant to the provisions of Articles 3 and/or 4 of the Land Use Code or, if 
applicable, the 2024 Transitional Land Use Regulations, to maintain the paved 
surface of said pedestrian/bicycle path so that the condition of the same does 
not endanger the public. 

 
Section 37. Section 24-95 of the Code of the City of Fort Collins is hereby 

amended to read as follows: 
 

Sec. 24-95. - Obligation for construction. 
 
. . . 
 

(c) If the City has constructed such local portion of a public street adjacent to 
undeveloped property or property that may be redeveloped, the City may 
require, at or before the time of issuance of any building permit for new 
development or change of use, that the owner of any benefitted adjacent 
property repay to the City its cost in acquiring the necessary right-of-way and 
constructing such local portion of such street or other related improvements. 
For the purpose of this provision, benefit to the adjacent property may include, 
among other things, the construction of improvements that will allow the 
adjacent property to be developed in accordance with the requirements of 
Section 3.6.45.4.10 of the Land Use Code where, in the absence of the 
improvements, such development would not be allowed to proceed. The 
amount of reimbursement to be paid to the City under this Subsection shall be 
no less than the original cost of the right-of-way and improvements plus any 
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mutually agreed-upon amount to reflect the effects of inflation, if any. These 
adjustments may be based on the construction cost index for Denver, 
Colorado, as published monthly by the Engineering News Record. (If said index 
shows deflation, the adjustment shall be made accordingly, but not below the 
original cost as submitted by the Installing Developer and approved by the City 
Engineer.) The original cost of the right-of-way and improvements shall mean 
the cost of right-of-way acquisition, financing, engineering, construction and 
any other costs actually incurred by the City which are directly attributable to 
the improvements. 

 
 Section 38. Section 26-94 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-94. - Individual service lines for each building required. 
 

(a) Each property shall be served by its own service line, and no connection with 
the water utility shall be made by extending the service line from one (1) 
property to another property. Each building shall be served by a separate 
service line; however, the Utilities Executive Director may require that a building 
be served by more than one (1) service line. Separate service lines and meters 
for irrigation purposes shall be required for all properties, except for: (1) single-
family residences; (2) duplex residences; and (3) properties where the 
annual use for irrigation under the water budget chart under the Land Use 
Code §3.2.1(E)(3)(b)(1) Section 5.10.1(E)(3)(b) is less than 30,000 gallons per 
year. For purposes of this Section, the term building means a structure standing 
alone, excluding fences and covered walkways. A separate accessory 
structure is a separate building. To qualify as one (1) building, all portions, 
additions or extensions must be connected by an attachment that is an 
enclosed part of the building and usable by the occupants. 

 
(b) Notwithstanding the provisions of Subsection (a) of this Section, the Utilities 

Executive Director may, after review and approval of the related plans and 
specifications, authorize the service of more than one (1) building by a single 
service line, provided that each of the following requirements is met: 

 
. . . 

 
(3) If the service is for residential use, only one (1) of the buildings may 

be used as a residential dwelling unless the buildings are located on a 
single platted lot and one (1) of the buildings is an accessory dwelling 
unitcarriage house. For purposes of this Section, the term accessory 
dwelling unitcarriage house shall have the same meaning as in 
the Land Use Code. 

 
(4)  Plant investment fees, water supply requirements and any other applicable 

charges required in connection with the additional building to which service 
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is to be provided shall be remitted as provided in this Article. For an 
accessory dwelling unita carriage house, additional plant investment fees 
and water supply requirements, as well as monthly meter rates and any 
other water-related charges, shall be determined based on the addition of 
a new dwelling unit on the property; and 

 
. . . 

 
(c) Notwithstanding the provisions of Subsection (a) above, the Utilities Executive 

Director may, after review and approval of the related plans and specifications, 
authorize the service of more than one (1) property by a single, common, 
private water service line, provided that: 

 
(1) The properties to be served by the line must be single-family attached 

dwellings on separate platted lots as the term lot is defined in the Land Use 
Code. 

 
. . . 
 

Section 39. Section 26-149 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-149. - Water supply requirement (WSR); nonresidential service. 
 
. . . 
 

(b) The minimum WSR shall be calculated using the table in this subsection. The 
Utilities Executive Director shall determine the type of use to be used based on 
all relevant information and the common meaning of the listed uses. If various 
portions of a property are used for separate uses, the WSR for the various 
portions of the property shall be calculated separately and aggregated to 
determine the WSR for the entire property. The WSR for any use not addressed 
by the table shall be calculated pursuant to Subsection (c). 

 

Use WSR Calculation 

. . . . . . 

Irrigation Pursuant to water budget chart, 
Land Use 
Code §3.2.1(E)(3)(b)(1)Section 
5.10.1(E)(3)(b) 

. . . . . . 

 
. . . 
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Section 40. Section 26-256 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-256. - Individual service lines for each building required. 
 
. . . 
 

(b) Notwithstanding the provisions of Subsection (a) of this Section, the Utilities 
Executive Director may, after review and approval of the related plans and 
specifications, authorize the service of more than one (1) building by a single 
service line, provided that each of the following requirements is met: 

 
. . . 

 
(3) If the service is for residential use, only one (1) of the buildings may 

be used as a residential dwelling unless the buildings are located on a 
single platted lot and one (1) of the buildings is an accessory dwelling 
unitcarriage house. For purposes of this Section, the term accessory 
dwelling unitcarriage house shall have the same meaning as in 
the Land Use Code; 

 
(4) Plant investment fees and any other applicable charges required in 

connection with the additional building to which service is to be provided 
shall be remitted as provided in this Article. For an accessory dwelling unita 
carriage house, additional plant investment fees, as well as monthly meter 
rates and any other water-related charges, shall be determined based on 
the addition of a new dwelling unit on the property; and 

. . . 
 

(c) Notwithstanding the provisions of Subsection (a) above, the Utilities Executive 
Director may, after review and approval of the related plans and specifications, 
authorize the service of more than one (1) property by a single, common, 
private sewer service line, provided that: 

 
(1) The properties to be served by the line must be single-family attached 

dwellings on separate platted lots as the term lot is defined in the Land Use 
Code. 

 
. . .  
 Section 41. Section 26-464 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-464. - Residential energy service, schedule R. 
 
. . . 
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(b) Applicability. This schedule applies to residential customers for all 
domestic uses in single-family dwellings, individually metered apartments and 
home occupations as defined in Article 57 of the Land Use Code. This 
schedule may also be applied to existing master metered residential buildings 
served under this schedule prior to January 1, 1980. Master metering is not 
available for new or remodeled residential buildings with more than one (1) 
dwelling unit unless authorized by the Utilities Executive Director. This 
schedule does not apply to auxiliary or standby service. 

 
. . . 
 

Section 42. Section 26-465 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-465. - All-electric residential service, schedule RE. 
 
. . . 
 

(b) Applicability. This schedule applies to residential customers qualifying under 
subsection (a) who opt not to receive services under schedule R, for all 
domestic uses in single-family private dwellings, individually metered 
apartments and home occupations as defined in Article 57 of the Land 
Use Code. 

 
. . . 
 

Section 43. Section 26-466 of the Code of the City of Fort Collins is hereby 
amended to read as follows: 
 
Sec. 26-466. - General service, schedule GS. 
 
. . . 
 

(b) Applicability. 
 
. . . 
 

(2) This schedule does not apply to single-family, individually metered 
residential units unless: 

. . . 
 

b. The unit is not eligible for a Home Occupation License as specified in 
Article 34 of the Land Use Code. 

 
. . . 
 

Page 269

Item 13.



-23- 
 

Section 44.  The changes in this Ordinance No.  056, 2024, shall not go into effect 
until the Land Use Code adopted by Ordinance No. 055, 2024, goes into effect. Should 
the Land Use Code go into effect and be subsequently repealed by City Council in 
connection with a referendum petition, this Ordinance shall be automatically repealed 
effective the same date as the ordinance repealing the Land Use Code. 
 
 Introduced, considered favorably on first reading on April 16, 2024, and approved 
on second reading for final passage on May 7, 2024.  
 
 
 

______________________________ 
                 Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: May 17, 2024 
Approving Attorney: Brad Yatabe 
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ORDINANCE NO. 057, 2024 
OF THE COUNCIL OF THE CITY OF FORT COLLINS 

AMENDING THE ZONING MAP OF THE CITY OF FORT COLLINS 
TO RENAME ALL NEIGHBORHOOD CONSERVATION LOW 

DENSITY, NEIGHBORHOOD CONSERVATION MEDIUM DENSITY, 
AND NEIGHBORHOOD CONSERVATION BUFFER ZONE 

DISTRICTS TO THE OLD TOWN ZONE DISTRICT IN CONJUNCTION 
WITH THE ADOPTION OF THE REVISED LAND USE CODE 

 

A. The City is adopting the revised Land Use Code via Ordinance No. 055, 
2024, to replace the Land Use Code originally adopted on December 2, 1997, (“1997 
Land Use Code”) via Ordinance 190, 1997. 

 
B. The revised Land Use Code will, among other changes, rename all 

existing Neighborhood Conservation Low Density (“N-C-L”), Neighborhood 
Conservation Medium Density (“N-C-M”), and Neighborhood Conservation Buffer (“N-
C-B”) zone districts to become the Old Town (“OT”) zone district which is further divided 
into the following sub-districts: 
 

1. OT-A, Old Town District, Low; 
2. OT-B, Old Town District, Medium; and 
3. OT-C; Old Tow District, High. 

 

C. The renaming is to better align the purpose of the Old Town zone district 
under the revised Land Use Code with its name to facilitate public understanding and 
use of the revised Land Use Code. 

 

D. The rezoning to effectuate the renaming will change only the name of the 
zone districts and will not affect the existing Sign District Map or Lighting Context Area 
Map designations within the zone districts being renamed. 
 

E. The existing N-C-L, N-C-M, and N-C-B zone districts are greater than 
640 acres in size and pursuant to 1997 Land Use Code Section 2.9.4(H), any rezoning 
greater than 640 acres in size is a legislative rezoning committed to the legislative 
discretion of the City Council. 

 
F. The City Planning and Zoning Commission at its meeting on March 21, 

2024, recommended on a 5-0 vote (Stackhouse absent) that City Council rename the 
N-C-L, N-C-M, and N-C-B zone districts to become the OT zone district with 
corresponding sub-districts OT-A, OT-B, and OT-C. 

 
G. The required notice of this rezoning was published in the Fort Collins 

Coloradoan on March 31, 2024, and the text of the notice is attached hereto as Exhibit 
“A.” 

 
H. The City Council has determined that the proposed rezoning is consistent 

with the City’s Comprehensive Plan, better aligns the purpose of the zone district with 
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its name under the revised Land Use Code, and facilitates public understanding and 
use of the revised Land Use Code; and 

 
I. The City Council has considered the rezoning and finds it to be in the 

best interests of the City and has determined that the N-C-L, N-C-M, and N-C-B zone 
districts shall hereafter be renamed the Old Town (OT) zone district with corresponding 
sub-districts OT-A, OT-B, and OT-C. 
 

In light of the foregoing recitals, which the Council hereby makes and adopts as 
determinations and findings, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF 
FORT COLLINS as follows: 
 

 Section 1. The Zoning Map of the City of Fort Collins adopted pursuant to 
Section 1.3.2 of the Land Use Code of the City of Fort Collins, and referenced in revised 
Land Use Code Section 6.1.2, is hereby changed and amended to rename all existing 
Neighborhood Conservation Low Density (N-C-L), Neighborhood Conservation 
Medium Density (N-C-M), and Neighborhood Conservation Buffer (N-C-B) zone 
districts to the Old Town (OT) zone district, as further divided into corresponding sub-
districts OT-A, OT-B, and OT-C as shown on Exhibit “B” attached hereto and 
incorporated herein. 
 
 Section 2. The existing Sign District Map and Lighting Context Area Map 
designations within the existing N-C-L, N-C-M, and N-C-B shall not be affected by the 
renaming to the OT zone district and shall remain in effect in the same locations within 
the OT zone district and corresponding sub-districts OT-A, OT-B, and OT-C. 
 

Section 3. The renaming to the OT zone district set forth in this Ordinance 
shall not go into effect until the Land Use Code adopted by Ordinance No. 055, 2024, 
goes into effect. Should the Land Use Code go into effect and be subsequently 
repealed by City Council in connection with a referendum petition, this Ordinance shall 
be automatically repealed effective the same date as the ordinance repealing the Land 
Use Code. 
  
 Section 4. The City Manager is hereby authorized and directed to amend 
said Zoning Map in accordance with this Ordinance. 
 
 
 
 
 
 
 
 
 
 
 

Page 272

Item 13.



-3- 

Introduced, considered favorably on first reading on April 16, 2024, and 
approved on second reading for final passage on May 7, 2024.  
 
 
 

      ______________________________ 
             Mayor 
 
ATTEST: 
 
 
 
______________________________ 
Interim City Clerk 
 
Effective Date: May 17, 2024 
Approving Attorney: Brad Yatabe 
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EXHIBIT A TO ORDINANCE NO. 057, 2024 
 

 
 
 

NOTICE OF PUBLIC HEARING 

 

NOTICE is hereby given that, on April 16, 2024, at 6:00 p.m., or as soon thereafter as the 

matter may come on for hearing in the Council Chambers in the City Hall, 300 LaPorte Avenue, Fort 

Collins, Colorado, the Fort Collins City Council will hold a public hearing on the rezoning to 

rename the existing Neighborhood Conservation Low Density ("N-C-L"), Neighborhood 

Conservation Medium Density ("N-C-M"), and Neighborhood Conservation Buffer ("N-C-B") 

zone districts under the current Land Use Code to the Old Town Neighborhood ("OT") zone 

district (with OT subdistricts A, B, and C) effective upon the effective date of the revised Land 

Use Code. Because the combined area of the N-C-L, N-C-M, and N-C-B zone districts exceed 

640 acres, this is a legislative rezoning pursuant to Land Use Code Division 2.9. 

 
Individuals who wish to address Council in person or remotely can find specific information on 

how to do so at https://www.fcgov.com/council/councilcomments. 

 
The City of Fort Collins will make reasonable accommodations for access to City services, 

programs and activities and will make special communication arrangements for persons with  

disabilities. Please call 970.221.6515 (TDD 224-6001) for assistance. 

 
This notice is given and published by order of the City of Fort Collins, Colorado.  
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      EXHIBIT B TO ORDINANCE NO. 057, 2024
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND DEVELOPMENT CODE -  1 

LAND USE CODE
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1-0 | ARTICLE 1 | CITY OF FORT COLLINS - LAND USE CODE 
 

     ARTICLE 1 – GENERAL PURPOSE and PROVISIONS 

 

 

 

 

  

General Purpose  
and Provisions 

ARTICLE 1 
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     ARTICLE 1 – GENERAL PURPOSE and PROVISIONS 

 

City of Fort Coll ins - Land Use Code         

TABLE OF CONTENTS 
DIVISION 1.1 ORGANIZATION OF LAND USE CODE  
DIVISION 1.2 TITLE, PURPOSE, AND AUTHORITY 

1.2.1 Title 

1.2.2 Purpose 

1.2.3 Authority 

1.2.4 Applicability 

1.2.5 Minimum standards 

DIVISION 1.3 LEGAL 

1.3.1 Relationship to code of the City 

1.3.2 Conflict between Land Use Code standards and Conflict with other laws 

1.3.3 Severability  
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     ARTICLE 1 – GENERAL PURPOSE and PROVISIONS 

ARTICLE 1  
GENERAL PURPOSE and PROVISIONS 

DIVISION 1.1 ORGANIZATION OF LAND USE CODE

The City of Fort Collins Land Use Code is organized into seven (7) Articles as follows:   

Article 1: General Purpose and Provisions   

Article 2: Zone Districts   

Article 3: Building Types   

Article 4: Use Standards   

Article 5: General Development and Site Design 

Article 6: Administration and Procedures  

Article 7: Rules of Measurement and Definition 

The General Purpose and Provisions contained in Article 1 address the organization of this Land Use Code 
(“LUC” or “Code”); its title, purpose and authority and the relationship to the Code of the City of Fort Collins.  

All zone districts within the City of Fort Collins and their respective list of permitted uses, prohibited uses, and 
development standards for particular uses are described in Articles 2 and 4. These zone districts directly 
relate to the Zoning Map and Zone Districts established in Article 6.   

Articles 3 and 5 establish standards that apply to all types of development applications unless otherwise 
indicated. Collectively, these articles are known as the general development standards and address standards 
for environmental and historic resource protection (see also, Code of the City of Fort Collins Chapter 14), site, 
building, and infrastructure design, compact urban growth, and transportation and circulation.  

Article 6, Administration and Procedures, guides the reader through the procedural and decision-making 
process by providing divisions pertaining to general procedural requirements and a twelve-step common 
development review process, as well as providing a separate division for each type of development 
application and other land use requests; rules for interpretation; rules for nonconformities; amendments to the 
text of this Code and/or Zoning Map, enforcement mechanisms, and guidelines and regulations for areas and 
activities of state interest.  

Definitions of terms and measurements used throughout this LUC are included in Article 7 although definitions 
specific to areas and activities of state interest are contained in Article 6.  

This method of organization, which distinguishes and separates general provisions, administration, general 
development standards, district standards and definitions, use-specific standards, and sign standards is 
intended to provide a user-friendly and easily accessible LUC. This is accomplished by consolidating most city 
regulations addressing land use and development, standardizing the regulatory format, providing common 
development review procedures, and clarifying standards and definitions.   

For an overview on how to use this LUC when applying for a development application or other request, see 
Section 6.2.2, Overview of Development Review Procedures.   

Page 279

Item 13.



 

 
 

1-2 | ARTICLE 1 | CITY OF FORT COLLINS - LAND USE CODE 
 

     ARTICLE 1 – GENERAL PURPOSE and PROVISIONS 

DIVISION 1.2 TITLE, PURPOSE, AND AUTHORITY 

1.2.1 TITLE  

The provisions contained herein shall be known,  
cited and referred to as the "City of Fort Collins Land Use Code," the "Land Use Code," the “LUC,” or as 
referenced in the Land Use Code, the “Code.” 

 

1.2.2 PURPOSE  

The purpose of this Code is to improve and protect the public health, safety, and welfare by:   

(A) Ensuring that all growth and development which occurs is consistent with this Code, City Plan and its 
adopted elements, including, but not limited to, the Structure Plan, Principles and Policies and 
associated sub-area plans. 
 

(B) Implementing the vision of the Housing Strategic Plan that everyone in Fort Collins has healthy, stable 
housing they can afford. 
 

(C) Supporting Our Climate Future goals to reduce energy consumption and greenhouse gas emissions, 
provide renewable electricity, and achieving zero waste. 
 

(D) Encouraging innovations in land development and renewal.  
 

(E) Fostering the safe, efficient, and economic use of the land, the city's transportation infrastructure, and 
other public facilities and services.   
 

(F) Facilitating and ensuring the provision of adequate public facilities and services such as transportation 
(streets, bicycle routes, sidewalks and mass transit), water, wastewater, storm drainage, fire and  
emergency services, police, electricity, open space, recreation, and public parks.   
 

(G) Avoiding the inappropriate development of lands and providing for adequate drainage and reduction 
of flood damage.   
 

(H) Encouraging patterns of land use which decrease trip length of automobile travel and encourage trip 
consolidation.   
 

(I) Increasing public access to mass transit, sidewalks, trails, bicycle routes and other alternative modes of 
transportation.   
 

(J) Minimizing the adverse environmental impacts of development.   
 

(K) Improving the design, quality and character of new development.   
 

(L) Fostering a more rational pattern of relationship among residential, business and industrial uses for the 
mutual benefit of all.   
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     ARTICLE 1 – GENERAL PURPOSE and PROVISIONS 

(M) Encouraging the development of vacant properties within established areas.   
 

(N) Encouraging a wide variety of housing opportunities at various densities that are well-served by public 
transportation for people of all ages, abilities, and income levels to promote diversity. 

 

1.2.3 AUTHORITY 

The City Council of the City of Fort Collins has the authority to adopt this Land Use Code pursuant to Article 
XX of the Colorado Constitution; Title 31, Article 2 of the Colorado Revised Statutes, the Charter of The City of 
Fort Collins, Colorado, and such other authorities and provisions as are established in the statutory and 
common law of the State of Colorado.   

 

1.2.4 APPLICABILITY  

The provisions of this Code shall apply to any and all development of land, as defined in Article 7 of this Code, 
within the municipal boundaries of the City, unless expressly and specifically exempted or provided otherwise 
in this Code.  For example, this Code is meant to complement and not override or substitute for the 
requirements of Chapter 14 of the Code of the City of Fort Collins regarding landmarks. No development shall 
be undertaken without prior and proper approval or authorization pursuant to the terms of this Code. All 
development shall comply with the applicable terms, conditions, requirements, standards and procedures 
established in this Code.   

Except as hereinafter provided, no building, structure or land shall be used and no building or structure or part 
thereof shall be erected, constructed, reconstructed, altered, repaired, moved or structurally altered except in 
conformance with the regulations herein specified for the district in which it is located, nor shall a yard, lot or 
open space be reduced in dimensions or area to an amount less than the minimum requirements set forth 
herein and all other applicable standards of the City or to an amount greater than the maximum requirements 
set forth herein and all other applicable standards of the City.   

This Land Use Code establishes procedural and substantive rules for obtaining the necessary approval to 
develop land and construct buildings and structures. Development applications for overall development plans, 
project development plans, and final plans will be reviewed for compliance with the applicable development 
standards herein and all other applicable standards of the City. Building permit applications will also be 
reviewed for compliance with the applicable development standards and District Standards and all other 
applicable standards of the City and will be further reviewed for compliance with the approved final plan in 
which they are located.   

This Land Use Code shall also apply to the use of land following development to the extent that the provisions 
of this Land Use Code can be reasonably and logically interpreted as having such ongoing application.   

 

1.2.5 MINIMUM STANDARDS  

The provisions of this Land Use Code are the minimum standards necessary to accomplish the purposes of this 
Land Use Code. 
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DIVISION 1.3 LEGAL 

1.3.1 RELATIONSHIP TO CODE OF THE CITY  

This Land Use Code, although not a numbered Chapter of the Code of the City, is adopted by reference in 
Chapter 29 of the Code of the City and made part thereof, with the same legal significance as though it were a 
numbered Chapter. This Land Use Code may be used, as applicable, to support the implementation of the 
Code of the City; and the Code of the City may be used, as applicable, to support the implementation of this 
Land Use Code. Particularly, but without limitation, the provisions of Chapter 1 of the Code of the City are 
incorporated into this Land Use Code by reference.  

 

1.3.2 CONFLICT BETWEEN LAND USE CODE STANDARDS AND CONFLICT WITH OTHER LAWS  

(A) In the event of a conflict between a standard or requirement contained in Articles 2, 3, or 4 a standard 
or requirement in Article 5, the standard or requirement in Article 2, 3, or 4 shall prevail to the extent of 
the conflict. In the event there is a conflict between standards or requirements contained in Article 2, 3, 
or 4, the more specific standard or requirement shall prevail to the extent of the conflict.  If neither 
standard or requirement is more specific, the more stringent standard or requirement shall prevail to the 
extent of the conflict. 
  

(B) In the event of conflicts not addressed in (A), if the provisions of this Land Use Code are internally 
conflicting or if they conflict with any other statute, code, local ordinance, resolution, regulation or other 
applicable Federal, State, or local law, the more specific standard, limitation, or requirement shall govern 
or prevail to the extent of the conflict.  If neither standard is more specific, then the more stringent 
standard, limitation or requirement shall govern or prevail to the extent of the conflict. 

 

1.3.3 SEVERABILITY  

It is the legislative intent of the City Council in adopting this Land Use Code that all provisions hereof shall be 
liberally construed to protect and preserve the peace, health, safety and general welfare of the inhabitants of 
the City. it is the further intent of the City Council that this Land Use Code shall stand, notwithstanding the 
invalidity of any part thereof, and that should any provision of this Land Use Code be held to be 
unconstitutional or invalid by a court or tribunal of competent jurisdiction, such holding shall not be construed 
as affecting the validity of any of the remaining provisions. 
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ARTICLE 2 

 

 

  

Zone Districts 
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE 

ARTICLE 2

ZONE DISTRICTS
2.1 RESIDENTIAL 

2.1.1 RUL

2.1.2 UE

2.1.3 RF

2.1.4 RL

2.1.5 MH

2.1.6 OT 

2.3.1  CC

2.3.2  CCN

2.3.3  CCR

2.3.4  CG

2.3.5  CS

2.3.6  CL

2.5 EMPLOYMENT, 
INDUSTRIAL, 
OTHER

2.5.1  HC         

2.5.2 E

2.5.3  I 

2.5.4 T                     

2.5.5  POL  

2.5.6  RC    

2.3 COMMERCIAL

2.6 OVERLAY    
2.6.1  TOD  

2.6.2  SCG 

2.6.3 PUD

2.6.4 I-25

2.4 DOWNTOWN                        
2.4.1 D

2.2 MIXED-USE 

2.2.1 LMN

2.2.2 MMN

2.2.3 HMN

2.2.4 NC
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ARTICLE  2  - ZONE DISTRICTS

BUILDING TYPES PURPOSE

RUL 
Rural Lands District

The Rural Lands District is intended for 
privately owned lands that are planned as 
a rural edge to the community. Rural lands 
include but are not limited to community 
separators, clustered residential development, 
large lot residential, agriculture, natural area 
buffers and corridors and other open lands of 
similar character and purpose. 

The following building types are permitted 
in the RUL District: 
 
- Detached House (Urban & Suburban)
- Residential Cluster
- Detached Accessory Structure
- Accessory Dwelling Unit

SETBACKS*

Front Setback - 
From Arterial Streets

80’ min.

Front Setback > 10 Acres 60’ min.

Rear Setback > 10 Acres 50’ min.

Side Setback > 10 Acres 50’ min.

LOT WIDTH

Single-Unit Dwelling  
> 10 Acres

200’ min.

Single-Unit Dwelling  
Residential Cluster 
Developments

60’ min.

All Other Uses 100’ min.

BUILDING HEIGHT

Single-Unit Dwelling 3 Stories max.

SECTION 2.1.1

Sites in the Rural Lands District may be developed as a 
Residential Cluster according to the Residential Cluster 
Building Type standards established in Section 3.1.10. 
In a cluster development, lot sizes may be reduced in 
order to cluster the dwellings together on a portion 
of the property, with the remainder of the property 
permanently preserved as public or private open space. 

RESIDENTIAL CLUSTER

Airport Critical Area 
No residential use shall be permitted within the 
designated Airport Critical Area.

DEVELOPMENT STANDARDS

DIVISION 2.1 RESIDENTIAL DISTRICTS

* For Residential Cluster development, see Building Types.

LOT SIZE

Lot Area 
(Except Residential Cluster)

435,600 ft² 
(10 Acres) min.

2-1 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-2 

BUILDING TYPES PURPOSE 

UE 
Urban Estate District

The Urban Estate District is intended to be a setting 
for a predominance of low-density and large-lot 
housing. The main purposes of this District are to 
acknowledge the presence of the many existing 
subdivisions which have developed in these 
uses which function as parts of the community 
and to provide additional locations for similar 
development, typically in transitional locations 
between more intense urban development and rural 
or open lands. 

The following building types are permitted 
in the UE District:
 
- Detached House (Urban & Suburban)
- Duplex
- Residential Cluster
- Detached Accessory Structure

SETBACKS*

Front Setback 30’ min.

Front Setback 
(Subdivided before 
1997)

20’ min.

Rear Setback 25’ min.

Rear Setback 
(Subdivided before 
1997)

15’ min.

Side Setback 20’ min.

Side Setback 
(Subdivided before 
1997)

5’ min.

LOT WIDTH

Single-Unit Dwelling 100’ min.

Single-Unit Dwelling  
(Subdivided before 1997)

60’ min.

BUILDING HEIGHT

Single-Unit Dwelling 3 Stories max.

SECTION 2.1.2

Sites in the Urban Estate District may be developed as a 
Residential Cluster according to the Residential Cluster 
Building Type standards established in Section 3.1.10. 
In a cluster development, lot sizes and widths may be 
reduced in order to cluster the dwellings together on 
a portion of the property, with the remainder of the 
property permanently preserved as public or private 
open space. 

RESIDENTIAL CLUSTER

DEVELOPMENT STANDARDS

* For Residential Cluster development, see Building Types.

LOT SIZE

Lot Area
(Except Residential Cluster)

21,780 ft² 
(1/2 Acre) min.
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2-3 -ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

PURPOSE

RF 
Residential Foothills District

The Residential Foothills District designation is 
for low density residential areas located near 
the foothills. 

BUILDING TYPES 

The following building types are permitted 
in the RF District: 

- Detached House (Urban & Suburban)
- Residential Cluster
- Detached Accessory Structure
- Accessory Dwelling Unit

SETBACKS*

Front Setback 60’ min.

Rear Setback 50’ min.

Side Setback 50’ min.

LOT WIDTH

Single-Unit Dwelling 200’ min.

No elevation of any building built on a lot in the RF 
District shall extend above five thousand two hundred 
fifty (5,250) feet above mean sea level.

LOT SIZE

Lot Area
(Except Residential Cluster)

100,000 ft² 
(2.29 Acres) min.

BUILDING HEIGHT

Single-Unit Dwelling 3 Stories max.

SECTION 2.1.3

Sites in the Residential Foothills District may be 
developed in a Residential Cluster according to the 
Residential Cluster Building Type standards established 
in Section 3.1.10. In a cluster development, lot sizes may 
be reduced in order to cluster the dwellings together 
on a portion of the property, with the remainder of the 
property permanently preserved as public or private 
open space. 

RESIDENTIAL CLUSTER

DEVELOPMENT STANDARDS

* For Residential Cluster development, see Building Types.

RF Cluster Development
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PURPOSE 

The Low Density Residential District designation is intended predominantly for single-unit dwellings, 
complementary accessory uses, and supportive neighborhood uses located throughout the City.

RL 
Low Density Residential District

SECTION 2.1.4

ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-4 
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BUILDING TYPES 

EXISTING CONDITIONS

The following building types are permitted in the RL District:

RL - Low Density Residential District

SECTION 2.1.4

ARTICLE  2  - ZONE DISTRICTS

Refer to Building Types 

Article 3 and Use Stan-

dards Article 4 for specific 

definitions.

*The total number of units 
shall not exceed one (1) 
on a lot. 

2-5 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USECODE

BUILDING TYPES # OF UNITS* LOT AREA 

Detached House
(Urban & Suburban)

1 max. 6000 ft² min.

Detached Accessory 
Structure See Section 3.1.8 
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D

E

DEVELOPMENT STANDARDS

BUILDING PLACEMENT

RL - Low Density Residential District

SECTION 2.1.4

LOT WIDTH

Single-Unit 
Dwelling

60’ min.

Child-Care Center 60’ min.

All Other Uses 100’ min.

LOT SIZE

Lot Area 6,000 ft² min.

SETBACKS

Front Setback 20’ min.

Rear Setback Along Alley - 5’ min.
No Alley - 15’ min

Garage Door Setback
(side or rear alley)

8’ min.

Residential -
Side Setback

Corner Lot - 15’ min.
Interior Lot - 5’ min.

A

B

C

D

E
A

ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-6 
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DEVELOPMENT STANDARDS

BUILDING ENVELOPE

RL - Low Density Residential District

BUILDING HEIGHT

Single-Unit Dwelling, Group 
Home, or Child-Care Center

28’ max.

All Other Uses 3 Stories max.

ACCESSORY BUILDING 
HEIGHT

Detached Accessory 
Structure with or 
without habitable 
space

28’ max.*

*Accessory buildings and structures may not exceed the 
height of any existing or proposed principal building on 
the lot by more than two (2) feet.

SECTION 2.1.4

G

F

G

F

HEIGHT SETBACK

Upper Story 
Setback

Above 2 stories, a 25’ min. 
upper story setback shall 
apply.

Applies only to Non-Residential Buildings. 

ARTICLE  2  - ZONE DISTRICTS

2-7 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-8 

BUILDING TYPES 

PURPOSE 

MH 
Manufactured Housing District

The MH Manufactured Housing District is 
intended for existing manufactured housing 
communities located throughout the City. 
This designation is designed to preserve 
and support existing manufactured housing 
communities as the predominant residential 
use alongside other complementary 
accessory and nonresidential activities which 
primarily serve residents of manufactured 
housing communities. 

The following building types are permitted 
in the MH District: 
- Mobile Home
- Detached House (Urban & Suburban)
- Detached Accessory Structure 

BUILDING FOOTPRINT

Maximum 5,000 ft2

BUILDING HEIGHT

Single-Unit Dwelling 3 Stories max.

SECTION 2.1.5

SETBACKS

Front Setback* 15’ min. 

Rear Setback* 10’ min.

Side Setback* 10’ min.

Distance Between 
Buildings

10’ min.

* Setbacks are from property line.

DEVELOPMENT STANDARDS
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2-9 - ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LANDUSE CODE

ARTICLE  2  - ZONE DISTRICTS

PURPOSE 

ARTICLE  2  - ZONE DISTRICTS

OT
Old Town District

OT-A - Old Town District, Low
OT-B - Old Town District, Medium
OT-C - Old Town District, High

The Old Town District is intended to preserve the unique history, character, and scale of the 
neighborhoods developed adjacent to Downtown and Colorado State University (CSU) and 
given this designation in accordance with an adopted subarea plan. The District is divided 
into three (3) subdistricts and is intended to encourage a mix of housing options, choices, and 
intensities as permitted by each subdistrict, which is described on the following pages. The 
Old Town Districts consists of the following three (3) sub-districts:

All standards within this zone district apply to all sub-districts, unless stated otherwise.

SECTION 2.1.6
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-10 

OT-A 
Old Town District, Low

The Old Town District, Low (OT-A) subdistrict  
has a predominance of single-unit dwellings, 
complementary accessory dwellings and 
uses, and supportive neigborhood uses. 

BUILDING TYPES

The following building types are permitted in 
the OT-A subdistrict:

PURPOSE 

BUILDING TYPES UNITS * LOT AREA FLOOR 
AREA

ADDITIONAL SITE 
REQUIREMENT

Detached House 
(Urban & Suburban)

1 max. 6,000 ft² min. 2,400 ft² max. N/A

ADU
(Detached Only)

1 max. 12,000 ft² min. See Section 
3.1.9

Located behind a Detached House 

Detached Accessory 
Structure See Section 3.1.8 N/A

SECTION 2.1.6

Refer to Building 

Types Article 3 and 

Use Standards Article 

4 for specific defini-

tions.

*The total number 
of units shall not 
exceed two (2) 
on a lot.
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2-11  -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

OT-B 
Old Town District, Medium

BUILDING TYPES

The following building types are permitted in the OT-B subdistrict:

PURPOSE 

The Old Town District, Medium (OT-B) 
subdistrict is intended to preserve the 
character of areas that have a predominance 
of developed single-unit and low- to medium-
density multi-unit housing and have been 
given this designation in accordance with an 
adopted subarea plan. 

BUILDING TYPES UNITS* LOT AREA FLOOR AREA ADDITIONAL SITE REQUIREMENT

Detached House 
(Urban & Suburban)

1 max. 5,000 ft² min. 2,400 ft² max. N/A

Duplex 2 max. 5,000 ft² min. 40% of lot area max. N/A

Triplex 3 max. 6,000 ft² min. 70% of lot area max. N/A

Apartment Building 4 max. 6,000 ft² min. 85% of lot area max. N/A

ADU 
(Detached Only)

1 max. 10,000 ft² min. See Section 3.1.9 Located behind either a  Detached 
House, Duplex, or Triplex

Detached Accessory 
Structure See Section 3.1.8

SECTION 2.1.6

*The total number 
of units shall not 
exceed four (4) 
units on a lot.

Refer to Building 

Types Article 3 and 

Use Standards Arti-

cle 4 for specific 

definitions.
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-12 

OT-C 
Old Town District, High 
PURPOSE 
The Old Town District, High (OT-C) 
subdistrict is intended for areas that are 
a transition between Downtown, the CSU 
campus, and adjacent neighborhoods. 
Intensive commercial-use areas or 
high traffic zones have been given 
this designation in accordance with an 
adopted subarea plan. 

Refer to 

Building Types 

Article 3 and 

Use Standards 

Article 4 for 

specific 

definitions.

BUILDING TYPES UNITS LOT AREA FLOOR AREA ADDITIONAL SITE 
REQUIREMENT

Detached House 
(Urban & Suburban)

1 max. 4500 ft² min. 2,400 ft² max. N/A

Duplex 2 max. 4500 ft² min. No max. N/A

Apartment Bldg. 3 min. 4500 ft² min. &
additional 750 ft² min.  for 

each unit greater than 3 units

No max. N/A

Rowhouse 2 min. to 3 
max.

4500 ft² min. No max. N/A

4 max. 6000 ft² min. No max. N/A

5 max. 7500 ft² min. No max. N/A

Cottage Court 5 min. 9000 ft² min. See Section 3.1.3 N/A

Mixed-Use 3 min. 4500 ft² min. & 
additional 750 ft² min. for

each unit greater than 3 units

No max. N/A

ADU 1 max. N/A See Section 3.1.9 Located behind either 
a Detached House, 
Duplex, or Triplex

Detached Accessory 
Structure

See Section 3.1.8

SECTION 2.1.6

BUILDING TYPES 

The following building types are permitted in the OT-C subdistrict:
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2-13 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

LOT WIDTH

Detached House 40’ min.

Duplex 40’ min. 

All Others 50’ min. *

ARTICLE  2  - ZONE DISTRICTS

* Exception for Rowhouse Building Type. See Section 
3.1.4.

RESIDENTIAL BUILDING SETBACKS

Front Setback 15’ min.

Side Setback, Interior 5’ min.

Side Setback, Street 9’ min.

Rear Setback, No 
Alley

15’ min.

Rear Setback, Alley 5’ min.

Garage Setback 
(from walkway)

20’ min.

Garage Door Setback
(side or rear alley)

8’ min.

C

D

E

A

B

A

B

OT - Old Town District (Low, Medium, and High)

DEVELOPMENT STANDARDS

BUILDING PLACEMENT

SECTION 2.1.6

SCHOOLS & PLACES OF WORSHIP & 
ASSEMBLY SETBACKS

Front Setback 15’ min.

Side Setback
(interior and street)

25’ min.

Rear Setback 15’ min.
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-14 

BULK PLANE

All Applicable 
Buildings, as specified 
in the Building Design 
Table 

Building shall be 
setback an additional 
1’ for every 2’ of height 
above 18’.

North facing walls, 
when along side-
interior lot line with 
an adjoining property

Building shall be 
setback an additional 
1’ for every 1’ of height 
above 14’.

DEVELOPMENT STANDARDS

BUILDING ENVELOPE

OT - Old Town District (Low, Medium, and High)

SECTION 2.1.6

BUILDING HEIGHT

OT-A 28’ max.*

OT-B 28’ max.*

OT-C 4 stories max.

Front Porch 1 story max.

A second floor shall not overhang the lower front or side 
exterior walls of a new or existing building.

*The max height may exceed 28’ by the height required to 
raise the building to comply with floodplain regulations

BULK 
PLANE

FRONT 
FACADE

SIDE 
FACADE

2-Story Dwelling 
Replacing 1-Story 
Dwelling

◉ ◉

New Buildings
> 2,500 ft2

◉ ◉ ◉

Second Story 
Addition 
> 3,000 ft2

◉ ◉ ◉

BUILDING DESIGN

Additional design standards apply in the following 
conditions. See Article 7 for measurement details.

At least one (1) front façade feature from the menu 
below shall be included to promote pedestrian 
orientation and compatibility with the character of 
the structures on the block face. See Section 7.1.2 for 
details.

• Limited 2-story facade
• 1-story element
• Covered entry

FRONT FACADE DESIGN

At least one (1) side façade feature from the menu 
below shall be included to address potential looming 
and privacy impacts on neighbors. See Section 7.1.2 
for details.

• Wall Offset
• Step Down in Height
• 1-story element
• Additional setback

SIDE FACADE DESIGNRequired◉

I

J

I
J

FLOOR AREA - REAR LOT AREA

OT-A 25% max. of rear 50% lot 
area

OT-B & OT-C 33% max. of rear 50% lot 
area
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2-15 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

DEVELOPMENT STANDARDS

SITE DESIGN

ARTICLE  2  - ZONE DISTRICTS

OT - Old Town District (Low, Medium, and High)

LANDSCAPE / HARDSCAPE

Front Yard 
Coverage1

Maximum 40% of front yard 
can be covered with inorganic 
material such as asphalt, 
concrete, pavers, stone, rock or 
gravel.

ACCESS & PARKING

Alley Access Whenever a lot has access along an alley, 
any new off-street parking area located 
on such lot must obtain access from such 
adjoining alley. 

Existing 
Driveways

Alley access shall not be required when a 
new detached garage is proposed to be 
accessed from an existing driveway that 
has a curbcut along a public street, or 
when alley access is determined by the 
City Engineer to be a hazard to persons 
or vehicles.

Off-Street 
Parking

Permanent open off-street parking areas 
for all permitted principal uses, other 
than single-unit dwellings, shall not be 
located any closer to a public street 
right-of-way than the distance by which 
the principal building is set back from the 
street right-of-way. This provision shall 
not be construed to preclude temporary 
parking in driveways.

C

D

D

C

A

*Unless otherwise required for ADA access. 

ENTRANCES

Primary Entrance* Face street or common court

Primary Entrance shall include 
architectural feature such as a 
porch, landing or portico. 

A

B

B

SECTION 2.1.6
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-16 

DEVELOPMENT STANDARDS

OT - Old Town District (Low, Medium, and High)

ACCESSORY BUILDING - LOT STANDARDS

ADU Floor Area 1000 ft² max. / or 45% 
of primary dwelling unit 
(whichever is less)

ADU Setback from 
Primary Dwelling

5’ min.

DETACHED ACCESSORY STRUCTURE 
HEIGHT (Maximum)

ADU Height 24’ max. / or as tall as the 
primary building (whichever 
is less)*

Accessory Building 
(Non-Habitable) 

20’ max. or as tall as the 
primary building (whichever 
is less)*

Wall Height (along 
interior side lot line)

13’ max.

ACCESSORY BUILDINGS

I

J

J

SECTION 2.1.6

DETACHED ACCESSORY STRUCTURE 
DORMER or SIMILAR ARCHITECTURAL 
FEATURE

Width (along side 
lot line) 

8’ max.

Stepback from first 
story

2’ min.

*Shall apply to buildings that have applied for a builidng 
permit on or after January 1, 2024.
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2-17 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

SECTION 2.2.1

PURPOSE 

The Low Density Mixed-Use Neighborhood District is intended to be a setting for a variety of housing, 
providing diverse opportunities for single unit and accessory dwellings to attached units and small 
and medium-sized multi-unit structures. The District also encourages complementary commercial and 
institutional land uses and amenities that serve the everyday needs of a residential neighborhood. 
Parks and neighborhood centers are integrated into new and existing development and the broader 
community through the pattern of streets, blocks, and other linkages, providing an attractive and 
walkable focal point for services, open space, and recreation. 

For the purposes of this Section, a neighborhood shall be considered to consist of approximately eighty 
(80) to one hundred sixty (160) acres, with its edges typically consisting of major streets, drainageways, 
irrigation ditches, railroad tracks and other major physical features.

LMN
Low Density Mixed-Use  
Neighborhood District

DIVISION 2.2 MIXED-USE DISTRICTS
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-18 

BUILDING TYPES 

EXISTING CONDITIONS

The following building types are permitted in the LMN District:

Minimum and Maximum Density applies to an entire site or subdivision.

LMN BUILDING TYPES # OF UNITS
MAXIMUM DENSITY MIN. 

DENSITYBASE BONUS

Non-Residential N/A N/A N/A N/A

Mixed-Use 1 min.

1 unit per 
3,630 sq. 
ft. of site 

area

 No max. 
density 

for 
affordable 
housing 
projects

1 unit per 
10,000 

sq. ft. of 
site area

Apartment 3+ min.

Rowhouse 2+ min.

Cottage Court 3+ min.

Duplex 2 max.

Detached House - Urban 1 max.

Detached House - Suburban 1 max.

ADU 1 max. N/A N/A N/A

Detached Accessory 
Structure

See Section 
3.1.8 N/A N/A N/A

LMN - Low Density Mixed-Use Neighborhood District
SECTION 2.2.1
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2-19 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

RESIDENTIAL BUILDING SETBACKS

Front Setback -
from Arterial streets 

15’ min.

Front Setback -
from Non-Arterial 
streets 

9’ min.

Rear Setback 8’ min.

Side Setback 5’ min.

CONTEXTUAL HEIGHT SETBACK

For properties abutting a zone district with a lower 
maximum building height.*

Upper Story Setback 25’ min. upper 
story setback from 
property line above 2 
stories

DEVELOPMENT STANDARDS

BUILDING PLACEMENT & BUILDING ENVELOPE

ARTICLE  2  - ZONE DISTRICTS

LMN - Low Density Mixed-Use Neighborhood District

FLOOR AREA

Residential - 4+ Units 14,000 ft² max.

Affordable Housing 
Development Bonus

20,000 ft² max.

BUILDING FOOTPRINT

Non-Residential & Mixed-Use 20,000 ft² max.

Schools, Places of 
Worship/Assembly

25,000 ft² max.

A

B

C

BUILDING HEIGHT

Residential - Up to 3 Units 2.5 Stories max.

Residential - 4+ Units 3 Stories max.

Non-Residential & Mixed-Use 1.5 Stories min.
2.5 Stories max.

D

E

* This does not apply to detached units, duplexes, or 
accessory structures.

SECTION 2.2.1
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-20 

J

DEVELOPMENT STANDARDS

LMN - Low Density Mixed-Use Neighborhood District

PARKING

Non-Residential 
& Mixed-Use

Rear or Side Yards; Parking shall 
not be between the primary 
facade and the street.

BUILDING MASS & SCALE ACCESS & PARKING

BUILDING MASS

Residential - 4+ 
Units

Walls >40 ft in width require 
Variation in Massing and Facade 
Articulation

Non-Residential & 
Mixed-Use

>10,000 sf requires Variation in 
Massing

Variation in Massing includes:
• Massing, wall plane, roof design proportions similar to 

detached house, so that larger buildings can be integrated into 
surrounding lower scale neighborhood

• Projections, recesses, covered doorways, balconies, covered 
box or bay windows and/or other similar features

• Dividing large facades and walls into human-scaled 
proportions similar to the adjacent single- or two-family 
dwellings

• Shall not have repetitive, monotonous undifferentiated wall 
planes. 

Facade articulation can be accomplished by offsetting the floor 
plan, recessing or projection of design elements, or change in 
materials. 

F

ENTRANCES & ORIENTATION

Residential Varies by Building Type

Clearly identifiable and visible 
connection from the street and 
public areas.

Incorporate architectural elements 
and landscaping.

Non-
Residential &  
Mixed-Use

Entrance faces street, opens 
directly onto adjoining local street

If a building has more than one (1) front facade, and if 
one (1) of the front facades faces and opens directly onto 
a street sidewalk, the primary entrances located on the 
other front facade(s) need not face a street sidewalk or 
connecting walkway.

H

ROOF DESIGN

Non-
Residential &  
Mixed-Use

Buildings with a footprint >4000 sf shall 
have a minimum of 3 Roof Planes 

Variation in roof plane shall relate to overall 
massing and facade design 

Residential - 
4+ Units

Roof Shape shall be sloped (min pitch 
6:12), flat, or curved, and must include 2 
Roof Design Elements:
• Change in roof shape or plane
• Variation in height
• Flat roof that is stepped or terraced to 

form usable space, such as a balcony or 
green roof

• Roof element that is directly related 
to the primary entrance and/or facade 
articulation

G

SECTION 2.2.1

I

I
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2-21 -  ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

PURPOSE

MMN
Medium Density Mixed-Use  
Neighborhood District

The Medium Density Mixed-Use Neighborhood District is intended to be a setting for a diverse range 
of higher intensity housing and complementary services and amenities within close proximity to transit 
and/or commercial districts. This District is intended to function together with adjacent commercial 
development and/or transit to provide a transition to lower density neighborhoods. Together, the MMN 
district and its adjacent commercial core and low density neighborhoods are intended to form an 
integral, town-like pattern of development with a unifying pattern of walkable streets and blocks.

SECTION 2.2.2

 Illustration from City Plan

Page 305

Item 13.



ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-22 

EXISTING CONDITIONS

MMN - Medium Density Mixed-Use Neighborhood District

BUILDING TYPES 
The following building types are permitted in the MMN District:

MMN BUILDING TYPES # OF UNITS
MAX. 

DENSITY

MINIMUM DENSITY

> 20 AC < 20 AC

Non-Residential N/A N/A N/A N/A

Mixed-Use 1 min.

None

1 unit per 
3,500 sq. 
ft. of site 

area

1 unit per 
5,000 

sq. ft. of 
site area

Apartment 3+ min.

Rowhouse 2+ min.

Cottage Court 3+ min.

Duplex 2 max.

Detached House - Urban 1 max.

Detached House - 
Suburban 1 max.

ADU 1 max. N/A N/A N/A

Detached Accessory 
Structure

See Section 
3.1.8 N/A N/A N/A

Minimum and Maximum Density applies to an entire site or subdivision.

SECTION 2.2.2
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2-23 - ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

MMN - Medium Density Mixed-Use Neighborhood District

DEVELOPMENT STANDARDS

BUILDING PLACEMENT & BUILDING ENVELOPE

BUILDING HEIGHT

All Buildings 3 Stories max.

Affordable Housing 
Development Bonus

4 Stories max.

RESIDENTIAL BUILDING SETBACKS

Front Setback -
from Arterial streets

15’ min.

Front Setback -
from Non-Arterial 
streets

9’ min.

Rear Setback 8’ min.

Side Setback 5’ min.

A

B

C

D

E

SECTION 2.2.2

CONTEXTUAL HEIGHT SETBACK

For properties abutting a zone district with a lower maximum 
building height.*

Upper Story Setback 25’ min. upper story 
setback from property 
line above 2 stories

* This does not apply to detached units, duplexes, or 
accessory structures.
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-24 

MMN - Medium Density Mixed-Use Neighborhood District

DEVELOPMENT STANDARDS

BUILDING MASS & SCALE ACCESS & PARKING

SECTION 2.2.2

ROOF DESIGN

Non-
Residential &  
Mixed-Use

Buildings with a footprint >4000 sf shall 
have a minimum of 3 Roof Planes 

Variation in roof plan shall relate to overall 
massing and facade design 

Residential - 
4+ Units

Roof Shape shall be sloped (min pitch 
6:12), flat, or curved, and must include 2 
Roof Design Elements:
• Change in roof shape or plane
• Variation in height
• Flat roof that is stepped or terraced to 

form usable space, such as a balcony or 
green roof

• Roof element that is directly related 
to the primary entrance and/or facade 
articulation

G PARKING

Non-Residential 
& Mixed-Use

Rear or Side Yards; Parking shall 
not be between the primary 
facade and the street.

ENTRANCES & ORIENTATION

Residential Varies by Building Type

Clearly identifiable and visible 
connection from the street and 
public areas.

Incorporate architectural elements 
and landscaping.

Non-
Residential &  
Mixed-Use

Entrance faces street, opens 
directly onto adjoining local street

If a building has more than one (1) front facade, and if 
one (1) of the front facades faces and opens directly onto 
a street sidewalk, the primary entrances located on the 
other front facade(s) need not face a street sidewalk or 
connecting walkway.

H

BUILDING MASS

Residential - 4+ 
Units

Walls >40 ft in width require 
Variation in Massing and Facade 
Articulation

Non-Residential & 
Mixed-Use

>10,000 sf requires Variation in 
Massing

Variation in Massing includes:
• Massing, wall plane, roof design proportions similar to 

detached house, so that larger buildings can be integrated into 
surrounding lower scale neighborhood

• Projections, recesses, covered doorways, balconies, covered 
box or bay windows and/or other similar features

• Dividing large facades and walls into human-scaled 
proportions similar to the adjacent single- or two-family 
dwellings

• Shall not have repetitive, monotonous undifferentiated wall 
planes. 

Facade articulation can be accomplished by offsetting the floor 
plan, recessing or projection of design elements, or change in 
materials.

F

I

I
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2-25 - ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

PURPOSE

The High Density Mixed-Use Neighborhood District is intended to be a setting for higher density 
multi-unit housing and group quarter residential uses (dormitories, fraternities, sororities, etc.) closely 
associated with, and in close proximity to, the Colorado State University Main Campus, provided that 
such areas have been given this designation in accordance with an adopted subarea plan. Multistory 
buildings (greater than one [1] story and up to five [5] stories) are encouraged in order to promote 
efficient utilization of the land and the use of alternative modes of travel. 

HMN
High Density Mixed-Use 
Neighborhood District

SECTION 2.2.3

 Illustration from City Plan
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ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-26 

EXISTING CONDITIONS

HMN - High Density Mixed-Use Neighborhood District

BUILDING TYPES 

The following building types are permitted in the HMN District:

HMN BUILDING TYPES # OF UNITS MAXIMUM 
DENSITY

MINIMUM 
DENSITY

Non-Residential N/A N/A N/A

Mixed-Use 4+ min.

None
1 unit per 

2,000 sq. ft. 
of site area

Apartment 4+ min.

Rowhouse 3+ min.

ADU (with an existing Detached 
House) 1 max.

Detached Accessory Structure 
(with an existing Detached House) 1 max. 

Minimum and Maximum Density applies to an entire site or subdivision.

SECTION 2.2.3
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2-27 - ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE

ARTICLE  2  - ZONE DISTRICTS

HMN - High Density Mixed-Use Neighborhood District

DEVELOPMENT STANDARDS

SECTION 2.2.3

CONTEXTUAL HEIGHT SETBACK

Properties abutting a zone district with a lower maximum 
building height shall comply.*

Upper Story Setback 25’ min. upper story 
setback from property line 
above 2 stories

Upper Story Setback 
from Streets 

Wall height above 35’ shall 
be set back an additional 
1-ft for every 2-ft in height 
or fraction thereof  

* This does not apply to detached units, duplexes, or 
accessory structures.

A

B

C

RESIDENTIAL BUILDING SETBACKS

Front Setback -
from Arterial streets

15’ min.

Front Setback -
from Non-Arterial 
streets

9’ min.

Rear Setback 8’ min.

Side Setback 5’ min.

BUILDING HEIGHT

All Buildings 5 stories max.

Affordable 
Housing 
Development 
Bonus

6 Stories max. 

BUILDING PLACEMENT & BUILDING ENVELOPE

Standards for D-Building Mass; E-Roof Design; 
F-Entrances; G-Parking are on the following page.
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HMN - High Density Mixed-Use Neighborhood District

DEVELOPMENT STANDARDS

SITE DESIGN

Front 
Yards

Building design, in conjunction with site 
design, shall include structured elements to 
mark the transition from the public street 
to doorways. Examples of such elements 
are porches, pediments, pergolas, low walls 
or fencing, railings, pedestrian light fixtures 
and hedges. 

Outdoor 
Activity

Buildings and extensions of buildings shall 
be designed to form outdoor spaces such 
as balconies, terraces, patios, decks or 
courtyards.

BUILDING MASS & SCALE ACCESS, PARKING & SITE DESIGN

SECTION 2.2.3

PARKING

Non-Residential 
& Mixed-Use

Rear or Side Yards; Parking shall 
not be between the primary 
facade and the street. G

ROOF DESIGN

Non-
Residential &  
Mixed-Use

Buildings with a footprint >4000 sf shall 
have a minimum of 3 Roof Planes 

Variation in roof plan shall relate to overall 
massing and facade design 

Residential - 
4+ Units

Roof Shape shall be sloped (min pitch 
6:12), flat, or curved, and must include 2 
Roof Design Elements:
• Change in roof shape or plane
• Variation in height
• Flat roof that is stepped or terraced to 

form usable space, such as a balcony or 
green roof

• Roof element that is directly related 
to the primary entrance and/or facade 
articulation

E

ENTRANCES & ORIENTATION

Residential Varies by Building Type

Clearly identifiable and visible 
connection from the street and 
public areas.

Incorporate architectural elements and 
landscaping.

Non-
Residential &  
Mixed-Use

Entrance faces street, opens directly 
onto adjoining local street

If a building has more than one (1) front facade, and if 
one (1) of the front facades faces and opens directly onto 
a street sidewalk, the primary entrances located on the 
other front facade(s) need not face a street sidewalk or 
connecting walkway.

F

BUILDING MASS

Residential - 4+ 
Units

Walls >40 ft in width require 
Variation in Massing and Facade 
Articulation

Non-Residential & 
Mixed-Use

>10,000 sf requires Variation in 
Massing

Variation in Massing includes:
• Massing, wall plane, roof design proportions similar to 

detached house, so that larger buildings can be integrated into 
surrounding lower scale neighborhood

• Projections, recesses, covered doorways, balconies, covered 
box or bay windows and/or other similar features

• Dividing large facades and walls into human-scaled 
proportions similar to the adjacent single- or two-family 
dwellings

• Shall not have repetitive, monotonous undifferentiated wall 
planes. 

Facade articulation can be accomplished by offsetting the floor 
plan, recessing or projection of design elements, or change in 
materials. 

D
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ARTICLE  2  - ZONE DISTRICTS

PURPOSE / INTENT

The Neighborhood Commercial District is intended to be a mixed-
use commercial core area anchored by a supermarket or grocery 
store and a transit stop. The main purpose of this District is to meet 
consumer demands for frequently needed goods and services, with 
an emphasis on serving the surrounding residential neighborhoods 
typically including a Medium Density Mixed-Use Neighborhood. 
In addition to retail and service uses, the District may include 
neighborhood-oriented uses such as schools, employment, day 
care, parks, small civic facilities, as well as residential uses.

This District is intended to function together with a surrounding 
Medium Density Mixed-Use Neighborhood, which in turn serves 
as a transition and a link to larger surrounding low density 
neighborhoods. The intent is for the component zone districts to 
form an integral, town-like pattern of development with this District 
as a center and focal point; and not merely a series of individual 
development projects in separate zone districts. 

NC 
Neighborhood Commercial District
PURPOSE

SECTION 2.2.4

BUILDING TYPES 

The following building types are permitted in the NC District:
 • Mixed-Use, Apartment, Row House, and Duplex. 
 • ADU only with an existing Detached House.
 • Detached Accessory Structure.
 • See Division 3.1 for more details
 • All nonresidential buildings permitted under this Section, including 

industrial buildings, shall meet the standards for mixed-use and 
commercial buildings contained in Section 5.15.2 of this Code.
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NC - Neighborhood Commercial District

BLOCK STRUCTURE

Each development within this District shall be 
developed as a series of complete blocks bounded by 
public or private streets (see Section 5.3.2(E) for Multi-
Family Block Requirements). Natural areas, irrigation 
ditches, high-voltage power lines, operating railroad 
tracks and other similar substantial physical features 
may form up to two (2) sides of a block.

BLOCK STANDARDS

BUILDING STANDARDS

BLOCK SIZE

All Blocks 7 Acres max.

Blocks with 
Supermarkets

10 Acres max.

CANOPIES

1. Primary canopies and shade structures shall be 
attached to and made an integral part of the main 
building and shall not be freestanding.

2. Freestanding secondary canopies and shade 
structures that are detached from the building, if 
any, shall be designed with a pitched roof, or have 
the appearance of a pitched roof through a false 
mansard or parapet, to match the primary canopy 
and relate to the neighborhood character.

3. All canopies shall be designed with a shallow-
pitched roof, false mansard or parapet that matches 
the building. Such roofs, false mansards or parapets 
shall be constructed of traditional roofing materials 
such as shingles or cementitious, clay or concrete 
tiles, or standing seam metal in subdued, neutral 
colors in a medium value range. The colors shall 
be designed to relate to other buildings within the 
commercial center.

4. Canopy fascias and columns shall not be internally 
illuminated nor externally illuminated with neon or 
other lighting technique, nor shall canopy fascias 
or columns be accented, striped or painted in any 
color except that of the predominant building 
exterior color. 

5. There shall be no advertising, messages, logos 
or any graphic representation displayed on the 
canopy fascias or columns associated with drive-in 
restaurants, financial services and retail stores. This 
prohibition shall not apply to canopies for covering 
the retail dispensing or sale of vehicular fuels.

6. Under-canopy lighting shall be fully recessed with 
flush-mount installation using a flat lens. There shall 
be no spot lighting.

All buildings shall have a minimum height of twenty (20) feet, 
measured to the dominant roof line of a flat-roofed building, or 
the mean height between the eave and ridge on a sloped-roof 
building. In the case of a complex roof with different co-
dominant portions, the measurement shall apply to the highest 
portion. All buildings shall be limited to four (4) stories.

BUILDING HEIGHT 

All Buildings 4 stories max.

Affordable Housing 
Development Bonus

6 stories max.

SECTION 2.2.4

DEVELOPMENT STANDARDS

Minimum Building Frontage. Forty (40) percent of 
each block side or fifty (50) percent of the total of all 
block sides shall consist of either building frontage, 
plazas or other functional open space.

BUILDING FRONTAGE

ARTICLE 2:  ZONE DISTRICTS -  FORT COLLINS LAND USE CODE -  2-30 
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ARTICLE  2  - ZONE DISTRICTS

PURPOSE 

CC
Community Commercial District

SECTION 2.3.1

The Community Commercial District provides a 
combination of retail, offices, services, cultural 
facilities, civic uses and higher density housing. 
Multi-story buildings are encouraged to 
provide a mix of residential and nonresidential 
uses. Offices and dwellings are encouraged to 
locate above ground-floor retail and services. 

2.3 COMMERCIAL DISTRICTS

BUILDING TYPES 

The following building types are permitted in the 
CC District:

 • Mixed-Use, Apartment, Row House and Duplex. 
 • Detached Accessory Structure
 • ADU only with an existing Detached House.
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted under 

this Section, including industrial buildings, 
shall meet the standards for mixed-use and 
commercial buildings contained in Section 
5.15.2 of this Code.
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CC - Community Commercial District

SECTION 2.3.1

CENTRAL FEATURE OR 
GATHERING PLACE
At least one (1) prominent or central location within each 
geographically distinct Community Commercial District 
shall include a convenient outdoor open space or plaza 
with amenities such as benches, monuments, kiosks or 
public art. This feature and its amenities may be placed on 
blocks with community facilities.

INTEGRATION OF THE 
TRANSIT STOP

BLOCK STRUCTURE

Community Commercial Districts shall be considered 
primary stops on the regional transit network. Transit 
stops, to the maximum extent feasible, shall be centrally 
located and adjacent to the core commercial area. 

Commercial buildings must be directly visible and 
accessible from the transit stop. Transfers to feeder 
buses shall be provided for in the design and location 
of these stops. (See also Section 5.4.9, Bus Stop Design 
Standards).

Each Community Commercial District and each 
development within this District shall be developed as a 
series of complete blocks bounded by public or private 
streets (see Section 5.3.2(E) for Multi-Family Block 
Requirements). Natural areas, irrigation ditches, high-
voltage power lines, operating railroad tracks and other 
similar substantial physical features may form up to two 
(2) sides of a block.

BLOCK SIZE

All Blocks 7 Acres max.

Blocks with 
Supermarkets

10 Acres max.

BUILDING ORIENTATION 

BUILDING ENVELOPE

The configuration of shops in the Community 
Commercial District shall orient primary ground-floor 
commercial building entrances to pedestrian-oriented 
streets, connecting walkways, plazas, parks or similar 
outdoor spaces, not to interior blocks or parking lots. 

Anchor tenant retail buildings may have their primary 
entrances from off-street parking lots; however, on-
street entrances are strongly encouraged. 

The lot size and layout pattern for individual blocks 
within the Community Commercial District shall support 
this requirement.

Minimum Building Frontage. Forty (40) percent of 
each block side or fifty (50) percent of the total of all 
block sides shall consist of either building frontage, 
plazas or other functional open space.

BUILDING HEIGHT

All Buildings 4 stories max.

Affordable Housing 
Development Bonus

6 stories max.

BUILDING FRONTAGE

DEVELOPMENT STANDARDS
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ARTICLE  2  - ZONE DISTRICTS

PURPOSE

The Community Commercial - North College District is for fringes of retail/commercial core areas 
and corridors. This District is intended for moderate intensity uses that are supportive of the 
commercial core or corridor, and that help to create a transition and a link between the commercial 
areas and surrounding residential areas. This designation is only for areas identified for its 
application in the North College Corridor Plan. 

All development in the Community Commercial - North College District shall also comply with the 
standards contained in the Standards and Guidelines for the North College Avenue Corridor as adopted 
by the City, to the extent that such standards and guidelines apply to the property to be developed. 

CCN 
Community Commercial - North College 
District

Single-unit, two-unit and multi-unit housing shall have 
a minimum density of five (5) dwelling units per net 
acre calculated on a gross residential acreage basis for 
any development project. Single-unit housing shall 
be limited to a maximum of forty (40) percent of the 
geographically distinct district area.

DEVELOPMENT STANDARDS

DENSITYBUILDING HEIGHT

All Buildings 4 stories max.

Affordable Housing 
Development Bonus

6 stories max.

SECTION 2.3.2

BUILDING TYPES 

The following building types are permitted in the CCN District:
 • Mixed-Use, Apartment, Row House and Duplex.
 • ADU only with an existing Detached House. 
 • Detached Accessory Structure.
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted under this Section, including industrial buildings, shall 

meet the standards for mixed-use and commercial buildings contained in Section 5.15.2 of this 
Code.
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Prospect Road Streetscape Program 
All development in this zone district that is located within the planning 
area for the Prospect Road Streetscape Program shall also comply 
with the Prospect Road Streetscape Standards as adopted by the City, 
to the extent that such Standards apply to the property proposed to 
be developed.

The Community Commercial - Poudre River District is for Downtown 
fringe areas in the Cache la Poudre River corridor with both public 
street frontage and River frontage. This District provides locations 
for redevelopment or development of moderate intensity uses that 
are supportive of Downtown, subject to floodplain restrictions. Such 
redevelopment or development shall be compatible with the scenic, 
cultural, natural and historical context of the River and Downtown.

A main purpose of the District is to foster a healthy and compatible 
relationship between the River, the Downtown and surrounding urban 
uses. Any significant redevelopment shall be designed as part of a 
master plan for the applicable group of contiguous properties. 

CCR 
Community Commercial - Poudre River 
District
PURPOSE

SECTION 2.3.3

BUILDING TYPES 

The following building types are permitted in the CCR District:
 • Mixed-Use, Apartment, Row House and Duplex. 
 • ADU only with an existing Detached House.
 • Detached Accessory Structure
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted under this Section, including 

industrial buildings, shall meet the standards for mixed-use and 
commercial buildings contained in Section 5.15.2 of this Code.
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ARTICLE  2  - ZONE DISTRICTS

CCR - Poudre River District

DEVELOPMENT STANDARDS

WINDOWS

BUILDING MATERIALS

LANDSCAPE & VEGETATION 
PROTECTION

OUTDOOR SPACES

PARKING LOTS

Windows shall be individually defined with detail elements 
such as frames, sills and lintels, and placed so as to visually 
establish and define the building stories and establish human 
scale and proportion. Glass curtain walls and spandrel-glass 
strip windows shall not be used as the predominant style of 
fenestration for buildings in this District. This requirement 
shall not serve to restrict the use of atrium, lobby or green-
house-type accent features used as embellishments to the 
principal building.

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. Any other exterior materials, if used, shall 
be used as integral parts of the overall building fabric, 
in repeating modules, proportioned both horizontally 
and vertically to relate to human scale, and with enough 
depth at joints between architectural elements to cast 
shadows.

The natural qualities of the River landscape shall be main-
tained and enhanced using plants and landscape materials 
native to the River corridor in the design of site and landscape 
improvements. 

Buildings and extensions of buildings shall be designed to form 
outdoor spaces such as balconies, arcades, terraces, decks or 
courtyards, and to integrate development with the landscape to 
the extent reasonably feasible.

Buildings shall be sited so that any new parking lots and 
vehicle use areas are located in either: 1) interior block loca-
tions between buildings that face the street and buildings 
that face the River, or 2) side yards.

Flat-roofed buildings shall feature three-dimensional cornice 
treatment on all walls facing streets, the River or connecting 
walkways, unless they are stepped and terraced back to 
form a usable roof terrace area(s). A single continuous 
horizontal roofline shall not be used on one-story buildings 
except as part of a design style that incorporates corbelled 
masonry and/or cornices.

ROOFLINES

Pitch -  
Gable & Hiproofs

8:12 min.

Pitch -
Hipped Roofs Only

6:12 min.

BUILDING STANDARDS

Predominant building colors shall be subdued or neutral 
shades, within a medium or moderately dark range of 
value, and not white or reflective.

BUILDING HEIGHT 

All Buildings 3 stories max.

Affordable Housing 
Development Bonus

5 stories max.

SECTION 2.3.3

ARTICLE  2  - ZONE DISTRICTS
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The General Commercial District is intended to be a setting for development, redevelopment and infill 
of a wide range of community and regional retail uses, offices and personal and business services. 
Secondarily, it can accommodate a wide range of other uses including creative forms of housing.

While some General Commercial District areas may continue to meet the need for auto-related and 
other auto-oriented uses, it is the City’s intent that the General Commercial District emphasize safe and 
convenient personal mobility in many forms, with planning and design that accommodates pedestrians. 

PURPOSE

Prospect Road Streetscape Program 
All development in this zone district that is located within 
the planning area for the Prospect Road Streetscape 
Program shall also comply with the Prospect Road 
Streetscape Standards as adopted by the City, to the 
extent that such Standards apply to the property proposed 
to be developed.

CG 
General Commercial District

LANDSCAPE & OPEN SPACE

OUTDOOR SPACES

In multiple-building developments, outdoor spaces 
and landscaped areas shall be integral to an open 
space system in conjunction with streets and 
connections, and not merely residual areas left over 
after buildings and parking lots are sited.

Pedestrian-oriented outdoor spaces shall be placed next 
to activity areas that generate the users (such as street 
corners, shops, stores, offices, day care and dwellings). 
Because liveliness created by the presence of people 
is the main key to the attractiveness of such spaces, to 
the maximum extent feasible, the development shall 
link outdoor spaces to and make them visible from 
streets and sidewalks. Sculpture, kiosks or shelters are 
encouraged to be prominently placed in outdoor spaces.

SECTION 2.3.4

DEVELOPMENT STANDARDS

BUILDING HEIGHT 

All Buildings 4 stories max.

Affordable Housing 
Development Bonus

6 stories max.

BUILDING STANDARDS

BUILDING TYPES 

The following building types are permitted in the CG District:
 • Mixed-Use, Apartment, Row House and Duplex. 
 • ADU only with an existing Detached House.
 • Detached Accessory Structure.
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted under this Section, including industrial buildings, shall 

meet the standards for mixed-use and commercial buildings contained in Section 5.15.2 of this 
Code.
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ARTICLE  2  - ZONE DISTRICTS

PURPOSE

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

CS 
Service Commercial District

SECTION 2.3.5

BUILDING HEIGHT 

Maximum 3 stories max.

Affordable Housing 
Development Bonus

5 stories max.

BUILDING STANDARDS

DEVELOPMENT STANDARDS

BUILDING TYPES 

The following building types are permitted in the CS District:
 • Mixed-Use, Apartment, Row House and Duplex. 
 • ADU only with an existing Detached House.
 • Detached Accessory Structure
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted under this Section, including industrial buildings, shall 

meet the standards for mixed-use and commercial buildings contained in Section 5.15.2 of this 
Code.

See Article 5 for additional building design standards.
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The Limited Commercial District is intended 
for areas primarily containing existing, 
small commercial uses that are adjacent to 
residential neighborhoods. Many of these 
areas have transitioned over time from 
residential to commercial uses. The District 
is divided into the Riverside Area and all 
other areas. The purpose of this District 
is to allow small scale nonresidential uses 
to continue to exist or to expand while 
still protecting surrounding residential 
areas, provided that such areas have been 
designated under an adopted subarea plan 
as being appropriate for the CL District. 

CL 
Limited Commercial District
PURPOSE

BUILDING STANDARDS

DEVELOPMENT STANDARDS

SECTION 2.3.6

BUILDING HEIGHT

All Buildings 3 Stories max.

BUILDING MASS

Residential - 4+ 
Units

Walls >40 ft require Variation in 
Massing and Facade Articulation

Non-Residential & 
Mixed-Use

>10,000 sf requires Variation in 
Massing

Variation in Massing includes:
• Massing, wall plane, roof design proportions similar to detached 

house, so that larger buildings can be integrated into surrounding 
lower scale neighborhood

• Projections, recesses, covered doorways, balconies, covered box or 
bay windows and/or other similar features

• Dividing large facades and walls into human-scaled proportions 
similar to the adjacent single- or two-family dwellings

• Shall not have repetitive, monotonous undifferentiated wall planes. 

Facade articulation can be accomplished by offsetting the floor plan, 
recessing or projection of design elements, change in materials and/or 
change in contrasting colors. 

Development Standards in the 
Riverside Area 
Within the Riverside Area, any nonresidential use shall 
be separated from abutting residential land uses or 
residential zone districts by a solid fence or wall at least 
six (6) feet in height.

No building permitted by this Section shall have a single 
undifferentiated mass with a footprint over ten thousand (10,000) 
square feet. Except for schools and places of worship or assembly, no 
building footprint shall exceed a total of twenty thousand (20,000) 
square feet.

For any building with a footprint in excess of ten thousand (10,000) 
square feet, walls that are greater than seventy-five (75) feet in length 
shall incorporate recesses or projections created by wall plane returns of 
at least thirty (30) feet; any such building shall be differentiated into 
multiple sections of mass in order to achieve proportions that are 
compatible in scale with adjacent residential neighborhoods.

BUILDING SIZE

BUILDING TYPES 

The following building types are permitted 
in the CL District:

 • Mixed-Use, Apartment, Row House and 
Duplex. 

 • ADU only with an existing Detached 
House.

 • Detached Accessory Structure.
 • See Division 3.1 for more details.
 • All nonresidential buildings permitted 

under this Section, including industrial 
buildings, shall meet the standards for 
mixed-use and commercial buildings 
contained in Section 5.15.2 of this Code.
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DOWNTOWN DISTRICT 

 
SECTION 2.4.1 DOWNTOWN DISTRICT (D) 

(A) Purpose 
The Downtown District is intended to provide a concentration of retail, civic, employment and cultural uses in 
addition to complementary uses such as hotels, entertainment, and housing, located along the backdrop of the 
Poudre River Corridor. It is divided into nine (9) subdistricts as depicted on Figure 18. The development 
standards for the Downtown District are intended to encourage a mix of activity in the area while providing for 
high quality development that maintains a sense of history, human scale, and pedestrian-oriented character. 

 
Figure 18 

Downtown District Subdistricts 
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(B) Street Frontage Types  

Three types of street frontages have evolved in the Downtown District shaping public space and building 
placement. Applicable street frontage types are depicted on Figure 18.1.  

• Storefront -Found primarily within the Historic Core, and along Laurel Street, buildings abut a wide 
sidewalk. Retail and commercial uses predominate the ground floor with a high degree of visual interest 
and transparency into shops and restaurants.  

• Mixed Use - Found adjacent the Historic Core Subdistrict on streets such as Mason, this street character 
is a hybrid and transition between the Storefront and Green Edge frontage types. Buildings are set a 
little farther back from the street than along Storefront streets, often with small landscape beds 
separating the building from the sidewalk. There is significantly less ground floor retail space, but 
buildings still address the sidewalk in a similar way.  

• Green Edge - Found primarily in the subdistricts away from the Historic Core, this frontage type is best 
recognized for generous parkway widths and landscaped setbacks between the sidewalk and the 
building. Ground floor uses are mostly residential and office, with a scattering of other commercial uses, 
often in much larger buildings than are found in the Historic Core Subdistrict.  

        Figure 18.1 
         Downtown District Street Frontage Types 
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Street Frontage and Building Placement Requirements. The following standards shall apply to the Downtown 
District:  

Figure 18.2 
Building Design based on Street Frontage 

 

 STREET FRONTAGE TYPE  

 Storefront  Mixed Use  Green Edge  

Minimum Setback from 
Back of Curb 
(right of way included in 
setback)  

Min. 9' from back of curb to 
building  

Min. 19' from back of curb to 
building  
Min. 6' sidewalk if detached  
Min. 10' sidewalk if attached  
Min. 5' back of walk to 
building  

Min. 24' from back of curb to 
building  
Min. 9' parkway  
Min. 10' back of walk to 
building  

Min. Alley, Sidelot and Rear 
Lot Setback 
(measured from property 
line)  

0' Sidelot  
5' Alley  
0' Rear Yard  

0' Sidelot  
5' Alley  
5' Rear Yard  

10' Sidelot  
5' Alley  
5' Rear Yard  

Required Street Frontage 
Build-To Range 
(as measured from the 
setback) See Figure 18.3 

90% at 0 to 5'  75% at 5 to 10'  50% at 10 to 20'  

Primary Entrance Location For parcels with multiple street frontage types, the primary entrance must face a Storefront 
Street if present, otherwise a Mixed-Use Street. The primary entrance may face a Green Edge 
Street only when other street frontage types are not present.  

Primary Entrance 
Articulation 

The primary entrance on a 
storefront street shall be 
recessed from the front 
facade so that the door 
swing does not encroach the 
sidewalk while the upper 
floors maintain the sidewalk 
edge except as required to 
meet upper story stepbacks.  

The primary building entrance shall be a clearly defined, 
demarcated architectural feature of the building easily 
distinguishable from secondary building entrances.  

Garage Entry Location Garage entries and service locations shall be located in alleys. If no alley is present, they may 
be located on a Green Edge street. If a Green Edge street is not present, they may be located 
on a Mixed-Use street. To the maximum extent feasible, garage entries and service locations 
shall not be located on Storefront street frontages.  

Building Base Materials 
See Figure 18.4 

Lower story facades until any stepbacks (required or otherwise) must be constructed of 
authentic, durable, high-quality materials (brick, stone, glass, terra cotta, stucco (non EFIS), 
precast concrete, wood, cast iron, architectural metal - or similar modular materials) installed 
to industry standards.  

Ground-Floor Transparency 
See Figure 18.5 

60%  40%  25%  

Ground Floor Use 
Requirements 

Maximum 25% street-facing 
linear frontage for residential 
living space.  

None.  
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Figure 18.3 
Street Frontage Build-To Range 

 

 
Figure 18.4 

Building Base Materials 
 

 
 

 

 

 

 

 

 

Page 326

Item 13.



  

 

     ARTICLE 2 – ZONE DISTRICTS 

2-43 | ARTICLE2 | CITY OF FORT COLLINS – LAND USE CODE 

Figure 18.5 
Ground Floor Transparency Calculation 
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(C) Building Heights and Mass Reduction.  
The following standards shall apply to the Downtown District:  

 

Figure 18.6 
Building Mass Reduction and Articulation 

 

 MAXIMUM HEIGHT ALLOWANCE  

 3 Stories  4 Stories  5 Stories  6 Stories  12 Stories  

Maximum Building 
Footprint  

None.  For contiguous 
commonly-zoned 
lots over 60,000 
SF, interior floor 
plates above the 
6th story shall not 
exceed 40,000 SF  

Upper-Story 
Stepbacks  

None.  Any portion of the building within the build-to-range must have a stepback that 
averages at least 10' along all street frontages. Stepbacks may be continuous or 
may vary with up to 20' counting towards the calculation of the average. Stepbacks 
may occur at the 2nd-5th story. Exception: If directly across the street from a 
height allowance of 3 stories, the stepback must occur at the 2nd or 3rd story.  

Maximum Wall 
Length  

For buildings over 100' long, the maximum wall length for the base of the building (defined as the 
portion of the building below any required upper-story stepbacks) without a Major Facade Plane Change 
shall be 50 feet. A Major Facade Plane Change must be a minimum of 2 feet deep and shall be related to 
entrances, the integral structure, and/or the organization of interior spaces and activities.  

Building 
Articulation  

Street-facing facades shall incorporate a minimum of 3 of the following articulation techniques to avoid 
long, undifferentiated facades:  
 1.Minor Facade Plane Changes- minimum 3 inches;  
 2.Vertical Projections;  
 3.Horizontal Projections (awnings, canopies, cornice articulation) that are integrated into the 
architecture;  
 4.Balconies or terraces; and/or 
 5.Fenestration details, including window depth and sills or lintels.  

 

1. Building Height Limits. The maximum height of buildings within the Downtown District shall be as shown on 
the Building Heights Map See Figure 18.7.  
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Figure 18.7 
Building Heights Map 

 

 
2. Measurement of Height Limits. The maximum height limits are intended to convey a scale of building rather 

than an exact point or line. In the case of sloped roofs, building height shall be measured to the mean height 
between the eave and ridge. The maximum height limits are not intended to hinder architectural roof features 
such as sloped roofs with dormers, penthouses, chimneys, towers, shaped cornices or parapets, or other 
design features that exceed the numerical limits but do not substantially increase bulk and mass. Lofts or 
penthouses projecting above the limits shall not exceed one-third (1/3) of the floor area of the floor below 
and shall be set back from any roof edge along a street, by a distance equal to or greater than the height of 
the loft or penthouse structure. See Figure 18.8.  
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Figure 18.8 
Measurement of Height Limits 

 

 
3. Upper Story Stepbacks. 

a. Historic Core, Innovation and North Mason Stepbacks: The fourth story of a building shall be stepped 
back an average of at least ten (10) feet along all street frontages. Stepbacks may be continuous or may 
vary with a twenty (20) foot stepback counting towards the calculation of the required ten (10) foot 
average.  

b. Canyon Avenue, Civic and Campus North Stepbacks: The fifth story of a building shall be stepped 
back an average of at least ten (10) feet along all street frontages. Stepbacks may be continuous or may 
vary with up to a twenty (20) foot stepback counting towards the calculation of the required ten (10) 
foot average. Stepbacks may occur at the second to fifth stories.  

4. Contextual Height Stepback.  
To provide an appropriate scale transition between opposing block faces with dissimilar height allowances, 
buildings shall provide a contextual height stepback. Upper floors shall be stepped back a minimum of three 
(3) feet at the equivalent height limit on the opposing block face. See Figure 18.9.  
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Figure 18.9 
Contextual Height Stepbacks 

 

 
5. Planning and Zoning Commission Review of Large Buildings. Development plans with new buildings (or 

building additions) greater than twenty-five thousand (25,000) square feet in floor area per story, or that 
exceed either six (6) stories or eight-five (85) feet in height, shall be subject to Planning and Zoning 
Commission review.  

(D) Site Design.  
The following standards shall apply to the Downtown District:  

1. Parking lots, garage entries and service locations.  
Parking lots, garage entries and service locations shall be located on alleys. If no alley is present, they may be 
located on a Green Edge street. If a Green Edge street is not present, they may be located on a Mixed-Use 
street. To the maximum extent feasible, parking lots and garage entries shall not be located on Storefront 
streets. Auto entrances shall be located to minimize pedestrian/auto conflicts.  
 

2. Parking structures.  
To the extent reasonably feasible, all parking structures shall meet the following design criteria:  

a. Where parking structures abut streets, retail and other uses shall be required along the ground level 
frontage to minimize interruptions in pedestrian interest and activity. The decision maker may grant an 
exception to this standard for all or part of the ground level frontage on streets with low pedestrian 
interest or activity.  

b. Parking and awnings, signage and other architectural elements shall be incorporated to encourage 
pedestrian activity at the street-facing level.  

c. Architectural elements, such as openings, sill details, emphasis on vertical proportions such as posts, 
recessed horizontal panels and other architectural features shall be used to establish human scale at the 
street-facing level  
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3. Outdoor activity.  
To the extent reasonably feasible, outdoor spaces shall be placed next to activity that generates the users 
(such as street corners, offices, day care, shops and dwellings). Outdoor spaces shall be linked to and made 
visible from streets and sidewalks to the extent reasonably feasible. Buildings shall promote and 
accommodate outdoor activity with balconies, arcades, terraces, decks and courtyards for residents' and 
workers' use and interaction, to the extent reasonably feasible.  

(E) Special Subdistrict Provisions. 

1. Canyon Avenue and Civic Center Subdistricts: Plazas. For buildings located within the Canyon Avenue and 
Civic Center Subdistricts that are four (4) stories or taller, ground floor open space shall be provided that is 
organized and arranged to promote both active and passive activities for the public. Such space must be 
highly visible and easily accessible to the public and must include features that express and promote a 
comfortable human sense of proportionality between the individual and the environment, whether natural or 
man-made.  
 

2. Civic Subdistrict 

a. Purpose. The Civic Subdistrict will serve as an important element of the Downtown District and as the 
primary location for new civic uses and buildings.  

b. Development Standards. The following standards shall apply to all development in the Civic Subdistrict:  

I. Civic Spine. All development shall incorporate the concept of the "Civic Spine" as described in 
the Downtown Civic Center Master Plan, allowing for continuous north-south and east-west 
pedestrian connections. The Civic Spine will serve to connect various buildings to unify parks and 
plazas.  

II. Building materials. The use of local sandstone is required in all civic buildings to establish a visual 
continuity and a local sense of place.  

III. Civic buildings. New major civic buildings, such as a library, government offices, courthouses, 
performing arts facilities and transit centers, shall be located within the Civic Subdistrict and 
placed in central locations as highly visible focal points. To the extent reasonably feasible, they 
shall be close to a transit stop.  

IV. Incorporation of new buildings. New buildings shall be designed in a manner that establishes 
continuity and a visual connection between new and existing buildings within and adjacent to 
the Civic Subdistrict. The height, mass and materials of major public buildings shall convey a 
sense of permanence and importance.  

3. Old Town Fort Collins Historic District. Buildings located within the locally designated Old Town Fort Collins 
Historic District shall also comply with the Old Town Historic District Design Standards adopted by Ordinance 
094, 2014, Chapter 14 of the City Code, and the U.S. Secretary of the Interior Standards for the Treatment of 
Historic Properties. (See Old Town Fort Collins Historic District, Figure 19).  
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Figure 19 
Old Town Fort Collins Historic District 

 

 
4. Innovation Subdistrict 

a. Purpose. The Innovation Subdistrict is intended to recognize continuing redevelopment in this former 
industrial area, promoting employment and innovation. Redevelopment projects will continue to build up 
a fitting identity and character related to the Downtown District edge setting with contemporary semi-
industrial building styles and materials. Streetscapes and sites will reinforce the area's identity and 
character with design features that reflect an industrial character and the river landscape corridor.  
 

b. Development Standards. The following standards shall apply to all development in the Innovation 
Subdistrict:  

I. Site Design 

i. Landscaping/Vegetation Protection. Naturalistic characteristics 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.  

ii. Outdoor Spaces. Development shall incorporate outdoor spaces such as patios, courtyards, 
terraces and plazas to add interest and facilitate interaction.  

iii. Color/Materials. Heavy, durable, locally fabricated components, with materials such as 
metal and stone, shall be used to complement building design.  

II. Buildings. 

i. Height/Mass. Multi-story buildings shall be designed to step down to one (1) story directly 
abutting any natural habitat or feature protection buffer, and 2) must step down to three 
(3) stories at least 150 feet from any parcel zoned Low Density Residential (RL) or Medium 
Density Mixed Use Neighborhood (MMN).  
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ii. 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.  

5. River Subdistrict. 

a. Purpose. The River Subdistrict is intended to reestablish the linkage between the Historic Core and the 
Cache la Poudre River (the "River") through redevelopment in the corridor. This Subdistrict offers 
opportunities for more intensive redevelopment of housing, businesses, and workplaces to complement 
the Historic Core Subdistrict. Improvements should highlight the historic origin of Fort Collins and the 
unique relationship of the waterway and railways to the urban environment as well as expand cultural 
opportunities in the Downtown area. Redevelopment will extend the positive characteristics of 
Downtown such as the pattern of blocks, pedestrian-oriented street fronts and lively outdoor spaces.  
 

b. Development Standards.  

I. Transition between the River and Development.  

i. River Landscape Buffer. In substitution for the provisions contained in Section 5.6.1 (E) 
(Establishment of Buffer Zones) requiring the establishment of "natural area buffer zones," 
the applicant shall establish, preserve or improve a continuous landscape buffer along the 
river as an integral part of a transition between development and the river. To the 
maximum extent feasible, the landscape buffer shall consist predominantly of native tree 
and shrub cover. (See Figure 19.1.) The landscape buffer shall be designed to prevent bank 
erosion and to stabilize the River bank in a manner adequate to withstand the hydraulic 
force of a 100-year flood event. The bank stabilization shall comply with the following 
criteria:  
 

Figure 19.1 
Landscape Buffer 

 

 
 

Any bank stabilization improvements shall consist of native plants and stone, to the extent 
reasonably feasible. If any structural materials such as concrete are required, such materials 
shall be designed to emphasize characteristics of the native landscape such as color, 
texture, patterns and proportions, to minimize contrast with the river landscape.  
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The predominant visual elements in any bank stabilization improvements shall be native 
vegetation and stone. Notwithstanding the use of any integrated structural elements, blank 
walls shall not be used to retain the slope of the river bank.  
 

ii. Outdoor spaces. On sites that have river frontage between Linden Street and Lincoln 
Avenue, buildings or clusters of buildings shall be located and designed to form outdoor 
spaces (such as balconies, arcades, terraces, decks or courtyards) on the river side of the 
buildings and/or between buildings, as integral parts of a transition between development 
and the River. A continuous connecting walkway (or walkway system) linking such spaces 
shall be developed, including coordinated linkages between separate development 
projects.  

II. Streets and Walkways. 

i. Streets. Redevelopment shall maintain the existing block grid system of streets and alleys. 
To the extent reasonably feasible, the system shall be augmented with additional 
connections, such as new streets, alleys, walkway spines, mid-block passages, courtyards 
and plazas, to promote a detailed pedestrian circulation network that supplements public 
sidewalks.  
 

ii. Driveways. To the extent reasonably feasible, driveways and curb cuts must be minimized 
to avoid disruption to the sidewalk network, by using shared driveways between properties. 
The width of driveways and turning radii must be minimized except where truck access is 
required.  
 

iii. Jefferson Streetscape. Redevelopment activity along the Jefferson Street frontage shall 
provide formal streetscape improvements including street trees in sidewalk cutouts with 
tree grates and planters to screen parking. Planters to screen parking shall be designed and 
constructed to appear as integral extensions of the building design. Materials used shall not 
be inferior to those used in the construction of the principal building.  

III. Buildings. 

i. Industrial Buildings. Except as otherwise provided in this subsection (3), all new 
nonresidential buildings, including industrial buildings, shall comply with the standards for 
Mixed-use and Commercial Buildings contained in Section 5.15.2.  
 

ii. Programming, Massing and Placement. 

• Height Mass. Multiple story buildings are permitted, provided that massing of 
multiple story buildings shall be terraced back from the River and from streets 
so that multiple story buildings are stepped down to one (1) story abutting the 
River landscape frontage and are stepped down to three (3) stories or less 
abutting any street frontage. Such terraced massing shall be a significant and 
integral aspect of the building design.  

 Parking lots. Buildings shall be sited so that any new parking lots and vehicle 
use areas are in either: (1) interior block locations between buildings that face 
the street and buildings that face the river, or (2) side yards.  
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 Frequent view/access. No building wall abutting the landscape corridor along 
the river shall exceed one hundred twenty-five (125) feet on the axis along the 
river.  

 Outdoor spaces and amenities. To the extent reasonably feasible, all 
development shall provide on-site outdoor space such as courtyard, plaza, 
patio, or other pedestrian-oriented outdoor space. To the extent reasonably 
feasible, outdoor spaces shall be visible from the street and shall be visually or 
physically connected with any outdoor spaces on adjacent properties.  

iii. Character and Image. New buildings shall be designed to demonstrate compatibility with 
the historical agricultural/industrial characteristics of the Subdistrict to promote visual 
cohesiveness and emphasize positive historical attributes. Such characteristics include 
simple rectilinear building shapes, simple rooflines, juxtaposed building masses that directly 
express interior volumes/functions, visible structural components and joinery, details 
formed by brickwork, sandstone, sills, lintels, headers and foundations and details formed 
by joinery of structural materials.  

• Outdoor spaces. Buildings and extensions of buildings shall be designed to 
form architectural outdoor spaces such as balconies, arcades, terraces, decks 
or courtyards.  

• Windows. Windows shall be individually defined with detail elements such as 
frames, sills and lintels, and placed to visually establish and define the building 
stories and establish human scale and proportion. Windows shall be placed in a 
symmetrical pattern relative to the wall and massing. Glass curtain walls and 
spandrel-glass strip windows shall not be used as the predominant style of 
fenestration for buildings in this Subdistrict. This requirement shall not serve to 
restrict the use of atrium, lobby or greenhouse-type accent features used as 
embellishments to the principal building.  

• Roof forms. Flat, shed and gable roof forms corresponding to massing and 
interior volumes/functions shall be the dominant roof forms. Flat-roofed 
masonry buildings shall feature three-dimensional cornice treatment integral 
with masonry on all walls facing streets, the River or connecting walkways. 
Additional decorative shaped cornices in wood (or other material 
indistinguishable from wood) shall be permitted in addition to the top masonry 
cornice treatment. Sloped metal roofs are allowed. Barrel roofs may be used as 
an accent feature but must be subordinate to the dominant roof. Specialized or 
unusual roof forms, including mansards and A-frames, are prohibited. A single 
continuous horizontal roofline shall not be used on one-story buildings except 
as part of a design style that emulates nearby landmarks (or structures eligible 
for landmark designation).  

• Materials. Building materials shall contribute to visual continuity within the 
Subdistrict. Textured materials with native and historic characteristics, such as 
brick, stone, wood, architectural cast stone and synthetic stone in historically 
compatible sandstone patterns only, architectural metals and materials with 
similar characteristics and proportions shall be used in a repeating pattern as 
integral parts of the exterior building fabric. Masonry units must wrap around 
the corners of walls to not appear as an applied surface treatment. Other 
exterior materials, if any, shall be used as integral parts of the overall building 
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fabric, in repeating modules, proportioned both horizontally and vertically to 
relate to human scale, and with enough depth at joints between architectural 
elements to cast shadows, to better ensure that the character and image of 
new buildings are visually related to the Downtown and River context. Lapped 
aluminum siding, vinyl siding, smooth-face concrete masonry units, synthetic 
stucco coatings and imitation brick are prohibited.  

• Primary entrance. The primary entrance must be clearly identified and must be 
oriented to a major street, pedestrian way, place, courtyard and/or other key 
public space. The primary entrance must feature a sheltering element such as a 
canopy or be defined by a recess or a simple surround.  

• Accent features. Accent features, where used, must complement and not 
dominate the overall composition and design of the building and may include 
secondary entrances, loading docks, garage bays, balconies, canopies, cupolas, 
vertical elevator/stair shafts and other similar features.  

• Awnings and canopies. Awnings and canopies must complement the 
character of the building and must be subordinate to the facade. Colors must 
be solid or two (2) color stripes for simplicity.  

IV. Site Design.  

i. River Landscape. 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.  
 

ii. Walls, Fences and Planters. Walls, fences and planters shall be designed to match or be 
consistent with the quality of materials, the style and colors of nearby buildings. Brick, 
stone or other masonry may be required for walls or fence columns.  
 

iii. Street Edge. A well-defined street edge must be established and shall be compatible with 
the streetscape in the public realm. Components may include any of the following: planted 
areas, decorative paving, public art, street furnishing with ornamental lighting and iron and 
metal work that reflect on the agricultural/industrial heritage of the Subdistrict.  
 

iv. Corner Lots. For sites located at public street corners, parking lots and vehicular use areas 
shall not abut more than one (1) street frontage.  
 

v. Parking. Where parking lots are highly visible from streets or pedestrian-oriented outdoor 
spaces, a visual buffer must be provided. Such buffering may consist of any of the following 
singularly or in combination: a low solid screen wall, a semi-opaque screen or a living green 
wall consisting of plant material sufficient to provide a minimum of seventy-five-percent 
opacity year-round or other City approved screening device that is sensitive to pedestrian 
activity.  
 

vi. Interim Parking. Interim parking lots as a principal use may be approved with a gravel 
surface and without lighting and landscape improvements and shall be restricted to a 
period of use not to exceed three (3) years. Extensions for two (2) successive periods of 
one (1) year each may be granted by the Planning and Zoning Commission upon a finding 
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that the use is compatible with the context of the area and is a beneficial use which 
supports the purpose of the River Subdistrict.  
 

vii. Service Areas and Outside Storage Areas. Service areas and outside storage areas that 
are not used for trash and recycling containers, dumpsters and mechanical equipment 
must, to the maximum extent feasible, be located to the side or rear of the building and be 
screened from public view. Notwithstanding the foregoing, where industrial processes and 
outdoor mechanical activities are functionally integral to the principal use, such areas must, 
to the extent reasonably feasible, be located to the side or rear of the building and not 
impact pedestrian areas. Partial screening must be provided with design and materials 
consistent with the building and/or the agricultural/industrial character of the area.  
 

viii. Design Guidelines. See also the Fort Collins River District Design Guidelines, which are 
intended to assist applicants in the preparation of development plans within the Subdistrict.  
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EMPLOYMENT, INDUSTRIAL, 
OTHER DISTRICTS 

SECTION 2.5.1 HARMONY CORRIDOR DISTRICT (HC)

(A) Purpose. 

The Harmony Corridor District is intended to 
implement the design concepts and land use vision 
of the Harmony Corridor Plan - that of creating an 
attractive and complete mixed-use area with a 
major employment base. 
 

(B) Land Use Standards. 

6. All development in the HC Harmony Corridor 
District shall comply with the Harmony 
Corridor land use and locational standards as 
adopted by the City and the following specific 
standards to the extent that such standards 
apply to the property proposed to be 
developed.  

 
7. All secondary uses shall be integrated both in 

function and appearance into a larger 
employment-based development plan that 
emphasizes primary uses. A secondary use 
shall be subject to administrative review or 
Planning and Zoning Commission review as 
required for such use in Division 4.2. The 
following permitted uses shall be considered 
secondary uses in this zone district and 
together shall occupy no more than twenty-
five (25) percent of the total gross area of the 
development plan. 

a. Community facilities.  
b. Public facilities.  
c. Child care centers.  
d. Print shops.  
e. Food catering.  
f. Workshops and custom small industry 

uses.  
g. Residential uses (except mixed-use 

dwellings when the residential units are 

stacked above a primary use which 
occupies the ground floor).  

h. Lodging establishments.  
i. Convenience shopping centers.  
j. Standard restaurants.  
k. Bed and breakfast establishments.  
l. Clubs and lodges.  
m. Health and membership clubs.  
n. Convention and conference centers.  
o. Places of worship or assembly.  
p. Limited indoor recreation establishments.  
q. Unlimited indoor recreation use and 

facility.  
r. Food truck rally.  
s. Microbrewery/distillery/winery.  
t. Seasonal overflow shelters.  

 
(C) Dimensional Standards. 

1. Maximum height for all nonresidential 
buildings, including those containing mixed-
use dwelling units, shall be six (6) stories. 
Maximum height for residential buildings shall 
be three (3) stories.  
 

2. All new structures greater than eighty 
thousand (80,000) square feet in gross 
leasable area shall be subject to Planning and 
Zoning Commission review. 
 

3. Any building addition that exceeds eighty 
thousand (80,000) square feet in gross 
leasable area and exceeds twenty-five (25) 
percent of the gross leasable area of the 
existing building shall be subject to Planning 
and Zoning Commission review.  
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(D) Density/Intensity.  
All residential development in the HC Harmony 
Corridor District shall have an overall minimum 
average density of seven (7) dwelling units per 
net acre of residential land. 

 

(E) Site Design 

1. In the case of multiple parcel ownership, to the 
extent reasonably feasible, an applicant shall 
enter into cooperative agreements with 
adjacent property owners to create a 
comprehensive development plan that 
establishes an integrated pattern of streets, 
outdoor spaces, building styles and land uses.  
 

2. Where an employment or industrial use abuts 
a residential area, there shall be no drastic and 
abrupt change in the scale and height of 
buildings.  
 

3. All commercial/retail and industrial uses, 
except for off-street parking and loading, shall 
be conducted or carried out entirely within 
completely enclosed buildings or structures.  

 
(F) Building Standards. 

1. Industrial Buildings. To the extent reasonably 
feasible, industrial buildings shall provide a 
primary entrance that faces and opens directly 
onto the abutting street sidewalk or a 
walkway, plaza or courtyard that has direct 
linkage to the street sidewalk without 
requiring pedestrians to cross any intervening 
driveways or parking lots.  
 

2. Campus Exception. An exception shall be 
permitted to subsection (1) above, and to the 
requirements contained in Section 5.15.2(B) if 
the development provides a "campus or park-
like development block," meaning 
development with a unifying, formative 
internal framework of pedestrian-oriented, 
nonvehicular outdoor spaces and walkways 
that function as an alternative to street 
sidewalks by organizing and connecting 
buildings. The internal campus pedestrian 
circulation system shall be designed to provide 

direct connections to common origins and 
destinations (such as street sidewalks, transit 
stops, restaurants, child care facilities and 
convenience shopping centers).  
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SECTION 2.5.2 EMPLOYMENT DISTRICT (E)

(A) Purpose.   

The Employment District is intended to provide 
locations for a variety of workplaces including light 
industrial uses, research and development 
activities, offices and institutions. This District also 
is intended to accommodate secondary uses that 
complement or support the primary workplace 
uses, such as hotels, restaurants, convenience 
shopping, child care and housing.  
 
Additionally, the Employment District is intended 
to encourage the development of planned office 
and business parks; to promote excellence in the 
design and construction of buildings, outdoor 
spaces, transportation facilities and streetscapes; 
to direct the development of workplaces 
consistent with the availability of public facilities 
and services; and to continue the vitality and 
quality of life in adjacent residential 
neighborhoods.  

 
(B) Land Use Standards. 

1. Prospect Road Streetscape Program. 
All development in this zone district that is 
located within the planning area for the 
Prospect Road Streetscape Program shall also 
comply with the Prospect Road Streetscape 
Standards as adopted by the City, to the 
extent that such Standards apply to the 
property proposed to be developed. 
 

2. Secondary Uses.  
All secondary uses shall be integrated both in 
function and appearance into a larger 
employment district development plan that 
emphasizes primary uses. A secondary use 
shall be subject to administrative review or 
Planning and Zoning Commission review as 
required for such use in Division 4.2. The 
following permitted uses shall be considered 
secondary uses in this zone district and 
together shall occupy no more than twenty-
five (25) percent of the total gross area of the 
development plan.  
 

a. Veterinary facilities and small animal 
clinics.  

b. Clubs and lodges.  
c. Child care centers.  
d. Residential uses (except mixed-use 

dwellings when the residential units are 
stacked above a primary use which 
occupies the ground floor).  

e. Standard and fast food restaurants.  
f. Lodging establishments.  
g. Bed and breakfast establishments.  
h. Funeral homes.  
i. Health and membership clubs.  
j. Convenience shopping centers.  
k. Convention and conference center.  
l. Food catering.  
m. Minor public facilities.  
n. Community facilities.  
o. Bars and taverns.  
p. Plant nurseries and greenhouses.  
q. Dog day-care facilities.  
r. Print shops.  
s. Workshops and custom small industry 

uses.  
t. Artisan and photography studios and 

galleries.  
u. Limited indoor recreation establishments.  
v. Enclosed mini-storage facilities.  
w. Places of worship or assembly.  
x. Personal and business service shops.  
y. Music studios.  
z. Homeless shelters (including seasonal 

overflow shelters). 

 
3. Locational Standards along I-25. 

Along I-25, any secondary uses shall be 
located at least one thousand four hundred 
forty-five (1,445) feet from the centerline of I-
25. Such secondary uses shall be located so 
that they have direct access from a collector 
or local street. 
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4. Dimensional Standards. 

aa. Maximum height shall be four (4) stories.  
 

bb. All new structures greater than fifty 
thousand (50,000) square feet in gross 
leasable area shall be subject to Planning 
and Zoning Commission review.  
 

cc. Any building addition that exceeds fifty 
thousand (50,000) square feet in gross 
leasable area and exceeds twenty-five 
(25) percent of the gross leasable area of 
the existing building shall be subject to 
Planning and Zoning Commission review.  

 
(C) Density/Intensity.   

All residential development in the E Employment 
District shall have an overall minimum average 
density of seven (7) dwelling units per net acre of 
residential land.  
 

(D) Development Standards 

1. Site Design. 

a. In the case of multiple parcel ownership, 
to the extent reasonably feasible, an 
applicant shall enter into cooperative 
agreements with adjacent property 
owners to create a comprehensive 
development plan that establishes an 
integrated pattern of streets, outdoor 
spaces, building styles and land uses.  
 

b. Where an employment or industrial use 
abuts a residential area, there shall be no 
drastic and abrupt change in the scale and 
height of buildings.  
 

c. Except for off-street parking and loading 
areas, all veterinary hospitals and all 
industrial uses (except commercial 
composting) shall be carried out entirely 
within completely enclosed buildings or 
structures.  

2. Building Design.  
To the extent reasonably feasible, industrial 

buildings shall provide a primary entrance that 
faces and opens directly onto the abutting 
street sidewalk or a walkway, plaza or 
courtyard that has direct linkage to the street 
sidewalk without requiring pedestrians to 
cross any intervening driveways or parking 
lots. The following exceptions shall be 
permitted to this standard and to the 
requirements contained in subsection 
5.15.2(B):  

a. Buildings may orient away from the street 
if the development provides a campus or 
park-like development block with a 
unifying, formative internal framework of 
outdoor spaces and connecting walkways 
that function as an alternative to street 
sidewalks by connecting buildings within 
the site and directly connecting to 
common destinations in the district (such 
as transit stops, restaurants, child care 
facilities and convenience shopping 
centers). Such an internal network shall 
provide direct pedestrian access to the 
street sidewalk(s).  

3. Enclosed Mini-Storage Facilities.  
Where enclosed mini-storage facilities face a 
public street, the entire linear frontage along 
such street shall include only buildings 
designed for human occupancy, landscaping, 
accessory parking and/or drives.  
 

(E) Development Standards for the I-25 Corridor.  
Development located within one thousand three 
hundred twenty (1,320) feet (one-quarter [¼] 
mile) of the centerline of I-25 shall be subject to 
the requirements of Section 2.6.3.  
 

(F) Development Standards for the Transit-
Oriented Development (TOD) Overlay Zone.  
Development located within the TOD Overlay 
Zone shall be subject to the requirements of 
Section 2.6.1.  
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SECTION 2.5.3 INDUSTRIAL DISTRICT (I)

(A) Purpose.   
The Industrial District is intended to provide a 
location for a variety of work processes and 
work places such as manufacturing, warehousing 
and distributing, indoor and outdoor storage, 
and a wide range of commercial and industrial 
operations. The Industrial District also 
accommodates complementary and supporting 
uses such as convenience shopping, child care 
centers and housing. While this District will be 
linked to the City's transportation system for 
multiple modes of travel, some may emphasize 
efficient commercial trucking and rail traffic as 
needed. Industrial and manufacturing processes 
used in this District may, by necessity, be 
characteristically incompatible with residential 
uses.  

 

(B) Land Use Standards. 

1. Prohibited Uses. 
The following uses are specifically prohibited 
in the Industrial District:  

a. Feedlots.  
 

b. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 29, Petroleum Refining and Related 
Industries, as identified in the Standard 
Industrial Classification Manual (OMB 
1987).  
 

c. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 331, Steel Works, Blast Furnaces, and 
Rolling and Finishing Mills, as identified in 
the Standard Industrial Classification 
Manual (OMB 1987).  
 

d. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 33, Primary Metal Industries, as 
identified in the Standard Industrial 
Classification Manual (OMB 1987).  
 

e. All electrical generation facilities falling 
within Standard Industrial Classification 
(SIC) Major Group No. 4911, as identified in 
the Standard Industrial Classification 
Manual (OMB 1987).  
 

f. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 4925, Mixed, Manufactured, or 
Liquefied Petroleum Gas Products and/or 
Distribution, as identified in the Standard 
Industrial Classification Manual (OMB 
1987).  
 

g. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 2011, Meat Packing Plants, as identified 
in the Standard Industrial Classification 
Manual (OMB 1987).  
 

h. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 2015, Poultry Slaughtering and 
Processing, as identified in the Standard 
Industrial Classification Manual (OMB 
1987).  
 

i. All establishments falling within Standard 
Industrial Classification (SIC) Major Group 
No. 2077, Animal and Marine Fats and Oils, 
as identified in the Standard Industrial 
Classification Manual (OMB 1987).  

 
2. Dimensional Standards. 

a. Maximum height for all nonresidential 
buildings, including those containing 
mixed-use dwelling units, shall be four (4) 
stories.  
 

b. All new structures greater than fifty 
thousand (50,000) square feet in gross 
leasable area shall be subject to Planning 
and Zoning Commission review.  
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c. Any building addition that exceeds fifty 
thousand (50,000) square feet in gross 
leasable area and exceeds twenty-five 
(25) percent of the gross leasable area of 
the existing building shall be subject to 
Planning and Zoning Commission review.  

(C) Development Standards. 

1. Prospect Road Streetscape Program 
All development in this zone district that falls 
within the planning area for the Prospect Road 
Streetscape Program shall also comply with 
the Prospect Road Streetscape Program 
Standards as adopted by the City, to the 
extent that such Standards apply to the 
property proposed to be developed. 

 
2. Building Design.  

a. Applicability of Division 5.15  
Compliance with the standards contained 
in Section 5.15.2 of this Code shall be 
required only for the following permitted 
uses in this zone district:  

I. Standard and Fast Food 
Restaurants 

II. Bars and Taverns  

III. Bed and Breakfast Establishments  

IV. Child Care Centers  

V. Convenience Shopping Centers  

b. Orientation. Along arterial streets and any 
other streets that directly connect to other 
districts, buildings shall be sited so that a 
building face abuts upon the required 
minimum landscaped yard for at least 
thirty (30) percent of the building 
frontage. Such a building face shall not 
consist of a blank wall.  
 

c. Building character and color. New 
building color shades shall be neutral, with 
a medium or dark color range, and not 
white, bright or reflective.  

 
3. Site Design. 

a. Screening. 

I. Industrial and commercial 
activities shall not abut a 
residential area unless the 
activities and related storage are 
contained within a building or 
otherwise completely screened 
from view from the residential 
area.  

II. A minimum thirty (30) foot deep 
landscaped yard shall be provided 
along all arterial streets, and along 
any district boundary line that 
does not adjoin a residential land 
use. If a district boundary line 
abuts upon or is within a street 
right-of-way, then the required 
landscaped yard shall commence 
at the street right-of-way line on 
the district side of the street, 
rather than at the district 
boundary line. This requirement 
shall not apply to development 
plans that comply with the 
standards contained in Section 
5.15.2 of this Code. 

III. A minimum eighty (80) foot deep 
landscaped yard shall be provided 
along any boundary line that 
adjoins a residential land use or a 
zone district (whether within or 
beyond the City's jurisdictional 
boundary) that is predominately 
characterized by residential uses 
as permitted uses. This residential 
buffer yard may be reduced to 
thirty (30) feet if the adjoining 
residential land use or zone 
district (whether within or beyond 
the City's jurisdictional boundary) 
is separated by a public street.  

b. Storage and Operational Areas. 

I. Storage, loading and work 
operations shall be screened from 
view along all district boundary 
lines and along all public streets.  
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II. Within internal district areas, 
buildings may be surrounded by 
paving for vehicle use. To the 
extent reasonably feasible, side 
and rear yards in interior block 
locations shall be used for vehicle 
operations and storage areas, and 
front yards shall be used for less 
intensive automobile parking. At 
district edges, side yards shall be 
used for vehicle operations and 
storage areas, in order to allow 
for a finished, attractive rear 
building wall and a landscaped 
rear yard.  

 
(D) Development Standards for the I-25 Corridor.   

Development located within one thousand three 
hundred twenty (1,320) feet (one-quarter [¼] 
mile) of the centerline of I-25 shall be subject to 
the requirements of Section 2.6.3.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 345

Item 13.



 

 

     ARTICLE 2 – ZONE DISTRICTS 

2-62 | ARTICLE2 | CITY OF FORT COLLINS – LAND USE CODE 

SECTION 2.5.4 TRANSITION DISTRICT (T)

(A) Purpose.   
The Transition District is intended for properties 
for which there are no specific and immediate 
plans for development. The only permitted uses 
are those existing at the date the property was 
placed into this District. 

(B) Permitted Uses. 

1. The following uses are permitted in the T 
District:  

a. No use shall be permitted of properties in 
the T District except such legal use as 
existed on the date the property was 
placed into this zone district. No 
permanent structures shall be constructed 
on any land in this District, except that at 
the time of zoning or rezoning of the 
property into this District the City Council 
may grant a variance permitting the 
installation or enlargement of a permanent 
structure containing a legal use which was 
existing, or is ancillary to the legal use of 
the property, at the time of such zoning or 
rezoning upon the following conditions:  

I. The owner of the property, prior 
to the City Council meeting at 
which the zoning or rezoning is to 
be heard, shall submit a site plan 
showing in reasonable detail the 
existing and proposed uses of 
such property; and  

II. The City Council shall grant such 
variance only upon a finding that 
the strict application of this Code 
would result in exceptional or 
undue hardship upon the owner 
of the property and that the 
variance may be granted without 
substantial detriment to the 
public good and without 
substantially impairing the intent 
and purposes of this Code.  
 

b. After the property has been placed in the 
T District, the Land Use Review 
Commission may grant a variance in 
accordance with Division 6.14 permitting 
installation or enlargement of a permanent 
structure containing a use which was 
existing at the time the property was 
placed in this District, or containing a use 
which is ancillary to such existing use. 
When applying the standards of Section 
6.14.4(H), paragraph 6.14.4(H)(2) shall not 
apply. Any proposal for the installation or 
enlargement of such a structure for which 
a variance has been approved must 
comply with the requirements contained 
in Section 6.17.5 and the applicable 
general development and site standards 
contained in Article 5.  
 

c. Notwithstanding the other provisions 
contained in paragraphs (a) and (b) 
above, a property in the T District can be 
used for off-site staging in compliance 
with Section 4.4.5(E) of this Code.  

2. The owner of any property in the T District may 
at any time petition the City to remove the 
property from this zone district and place it in 
another zone district. Unless the following time 
limitations are waived by the owner, any such 
petition shall be referred to the Planning and 
Zoning Commission to be considered at the 
next regular meeting of such Commission which 
is scheduled at least thirty (30) days from the 
date the petition is filed with the City Clerk. 
Within sixty (60) days from the date the matter 
is considered by the Commission, the City 
Council shall change the zoning for the 
property in question to another zone district 
authorized under this Code. 

 
3. Any use which was nonconforming upon a 

parcel prior to placement into this zone district 
shall continue to be nonconforming upon 
removal of such parcel or property from this 
zone district unless such parcel is placed into a 
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zone district where such use is listed as a 
permitted use.  
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SECTION 2.5.5 PUBLIC OPEN LANDS DISTRICT (POL)

(A) Purpose.   
The Public Open Lands District is for large 
publicly owned parks and open lands which have 
a community-wide emphasis or other 
characteristics which warrant inclusion under 
this separate designation rather than inclusion in 
an adjoining neighborhood or other District 
designation.  
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SECTION 2.5.6 RIVER CONSERVATION DISTRICT (RC) 

(A) Purpose. 
The River Conservation District is designed for 
the conservation and protection of 
predominately undeveloped land in the Cache la 
Poudre River (the "River") corridor. The main 
purpose of this District is to accommodate land 
use functions such as stormwater management, 
native wildlife habitat and sand and gravel 
operations, all of which depend primarily on the 
continued functioning of natural river systems or 
are incompatible with significant urban 
development. Urban development, if any, will be 
limited and will be located and designed in a 
way to avoid or minimize impacts upon the 
scenic, cultural, natural and historical values of 
the River landscape.  
 
This District offers opportunities for scientific 
research and education, recreation, wildlife 
observation, crop agriculture, grazing, sand and 
gravel mining and reclamation and large-lot 
residential uses.  

 

(B) Land Use Standards.  

1. Dimensional Standards.  

a. Maximum building height shall be two (2) 
stories.  
 

b. To the maximum extent feasible, no 
building, structure or private parking lot 
shall be developed within a natural area 
protection buffer; provided, however, that 
public parking may be constructed in the 
buffer areas to provide convenient public 
access to trails, parks and natural areas 
when such parking cannot reasonably be 
contained on other nearby developed 
areas. The natural area protection buffer 
shall mean that area extending three 
hundred (300) feet from the bank of the 
River.  
 

c. A landscaped building setback of at least 
fifty (50) feet shall be provided along all 

streets. The setback will be measured 
from the future edge of the public right-
of-way as determined by the City 
Engineer.  
 

d. The site layout for permitted 
nonresidential uses shall, to the maximum 
extent feasible, maintain large, contiguous 
areas of open land. The proportion of the 
site used for development (including 
buildings, streets and parking areas) shall 
be no more than thirty (30) percent of the 
total site.  

 

(C) Development Standards. 

1. Street/Access. 

a. Development in this District shall be 
exempt from the standards contained in 
Section 5.4.7, Street Pattern and 
Connectivity Standards.  
 

b. No new streets shall be constructed within 
the natural area protection buffer.  
 

c. Any new streets shall be constructed to 
maximize "shared access points" for 
contiguous properties and minimize the 
total land area devoted to street 
development.  
 

d. The layout and design of any new streets 
shall emphasize characteristics and views 
of the River landscape. Roadway design 
alternatives to city standards shall be 
developed by January 1, 1998, consistent 
with the pastoral character of the 
landscape in this District. Examples of 
special street design characteristics 
appropriate to this District are divided 
lanes, landscape islands and landscape 
solutions to drainage instead of standard 
curb and gutter, with stormwater runoff 
directed into open swales and ditches. 
Local and residential access roads shall be 
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designed without curbs and gutters unless 
deemed necessary for health and safety 
by the City Engineer.  

 

2. Walkways, Trails and Paths. 

a. Walkways, trails and paths may be 
constructed to serve as access to passive 
recreation, scientific, educational or 
interpretation areas within this District. All 
walkways, trails or paths shall be sited and 
designed to minimize or avoid impacts to 
environmentally sensitive areas in 
conformance with the requirements 
described in the Parks and Recreation 
Policy Plan adopted in December 1996.  
 

b. Environmental or historical interpretation 
areas shall be integrated with the walkway 
and/or trail/path system to the maximum 
extent feasible. Interpretation areas shall 
include benches, trash receptacles and 
bike racks.  
 

c. Detached sidewalks along arterial streets 
shall follow a meandering rather than 
straight alignment, with at least ten (10) 
feet of separation from the edge of the 
roadway, and shall be designed with long, 
smooth, sweeping curves of not less than 
a sixty (60) foot radius.  
 

d. At intersections, the sidewalk shall be 
parallel to the road for a minimum 
distance of sixty (60) feet and shall 
connect to pedestrian crosswalks at the 
corner.  
 

3. Building Design. 

a. Façades. 

I. No building wall shall exceed 
seventy-five (75) feet in length, in 
order to accommodate frequent 
views of the River.  

II. Extensions of building walls shall 
be used to form outdoor spaces, 
integrate development with the 

landscape and screen service and 
accessory functions.  

b. Color/Materials. 

I. In order to minimize contrast with 
the River landscape, building 
colors shall be subdued or neutral 
shades, within a medium or 
moderately dark color range, and 
not white or reflective.  

II. Textured materials with native 
and historic characteristics, such 
as stone, wood and brick, and 
materials which mimic those 
characteristics, such as tinted, 
textured concrete masonry units, 
shall be used in a repeating 
pattern as integral parts of the 
building fabric, to the maximum 
extent feasible.  
 

4. Site Design. 

a. 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.  
 

b. Parking. 

I. Parking areas shall have blocks of 
parking stalls interspersed with 
landscaped islands in order to 
minimize the visual contrast of the 
parking area with the natural 
landscape. To the maximum 
extent feasible, pavement edges 
shall be flush with abutting 
landscape materials or walkways 
to minimize the appearance of 
standard concrete curbs and to 
emphasize the integration of 
development with the landscape.  

II. Parking areas within the RC 
District shall be screened from 
view from public streets, trails and 
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the River by plant material, 
fencing and/or berming.  

III. Berms planned to screen adjacent 
parking areas next to arterial and 
collector streets shall be at least 
four (4) feet high.  

c. Landscaping. 

I. Landscaping and restoration of 
disturbed lands shall be designed 
to maximize the characteristics of 
the native riparian ecosystem and 
short grass prairie. Such 
characteristics include thickets of 
native shrubs massed in broad, 
blended drifts and clumps. 
Riparian plant materials shall be 
maintained or enhanced in the 
natural area protection buffer 
along the River and around ponds 
and wetlands. Upland grasses and 
forbs shall be planted outside of 
the natural area protection buffer. 
Groves and belts of native trees 
may be used as accents or to 
frame buildings or views. 
Recommended plant materials for 
use in this District are listed in 
Appendix D through G of the 
Prospect Road Streetscape 
Program.  

II. Planting shall be spaced 
informally in masses or groups as 
is characteristic of the native 
vegetation.  

III. Berms, swales and contour 
grading shall be designed to form 
varied, naturalistic contours in 
areas that are disturbed by 
development or street 
construction. Grading along 
arterial streets shall be designed 
to screen and soften the visual 
impact of adjacent development, 
to the maximum extent feasible.  

IV. Berms, swales and detention 
ponds shall be graded in such a 

manner as to make them appear 
to be integral parts of the 
landscape, designed with smooth 
transitions between changes in a 
slope and shall not exceed a 3:1 
slope.  

d. Drainage. 

I. Ditches or swales will be allowed 
for the purpose of providing for 
drainage and for controlling run-
off between the roadway edges 
and sidewalks.  

II. The use of concrete or asphalt to 
line drainage conveyance 
channels shall not be permitted in 
this District. Drainage conveyance 
channels shall be designed to 
blend into the natural landscape.  

e. Walls and Fences. 

I. Fencing, screening or 
architectural walls are prohibited 
in the natural area protection 
buffer, except to define a public 
property boundary. Any such 
fencing shall be a rural two-rail 
corral and/or a three-strand 
smooth wire fencing not to 
exceed five (5) feet in height.  

II. Outside of the natural area 
protection buffer, other open and 
penetrable view fencing is 
allowed. Solid wood fencing or 
walls for a distance of twenty (20) 
feet or less is permissible for 
screening and buffering. Such 
fencing or screening shall be six 
(6) feet or less in height and 
constructed of similar building 
materials and design to the 
primary structure or of a material 
that will harmonize with the 
architectural character and 
identity of the proposed 
development.  
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III. Unclad chain link fences that are 
visible from public areas, arterial 
or collector streets are prohibited. 
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OVERLAY DISTRICTS  

SECTION 2.6.1 TRANSIT-ORIENTED DEVELOPMENT OVERLAY (TOD)

(A) Applicability.   
These standards apply to applications for 
development within the boundary of the TOD 
Overlay Zone, south of Prospect Road and 
provided further that the provisions contained in 
subsection 2.6.1(D) regarding parking structure 
design shall also apply to the HMN, High Density 
Mixed-Use Neighborhood and the CC, 
Community Commercial zone districts 
throughout the City.  
 

(B) Purpose.  
The purpose of this Section is to modify the 
underlying zone districts south of Prospect Road 
to encourage land uses, densities and design that 
enhance and support transit stations along the 
Mason Corridor. These provisions allow for a mix 
of goods and services within convenient walking 
distance of transit stations; encourage the 
creation of stable and attractive residential and 
commercial environments within the TOD Overlay 
Zone south of Prospect Road; and provide for a 
desirable transition to the surrounding existing 
neighborhoods. Accordingly, in the event of a 
conflict between the provisions contained in this 
Section and the provisions contained in Article 2, 
this Section shall control. The purpose of this 
Section is also to apply the standards contained 
in subsection 2.6.1(D) regarding parking structure 
design to all land within the City that is located in 
the HMN, High Density Mixed-Use Neighborhood 
and the CC, Community Commercial zone 
districts.  

(C) Site Planning. 

1. Building Orientation  
Primary commercial and residential building 
entrances shall face streets, connecting 
walkways, plazas, parks or similar outdoor 
spaces, but not parking lots. Buildings shall 
face all street frontages to the maximum 
extent feasible, with highest priority given to 

east-west streets that lead from transit 
stations to destinations.  
 

2. Central Feature or Gathering Place.  
At least one (1) prominent or central location 
within each transit station area shall include a 
convenient outdoor open space or plaza with 
amenities such as benches, monuments, kiosks 
or public art. This feature and its amenities 
shall be placed adjacent to a transit station, to 
the extent reasonably feasible.  
 

3. Outdoor Spaces. To the extent reasonably 
feasible, buildings and extensions of buildings 
shall be designed to form outdoor spaces such 
as courtyards, plazas, arcades, terraces, 
balconies and decks for residents' and 
workers' use and interaction, and to integrate 
the development with the adjacent physical 
context. To the extent reasonably feasible, a 
continuous walkway system linking such 
outdoor spaces shall be developed and shall 
include coordinated linkages between 
separate developments.  

(D) Streetscape and Pedestrian Connections. 

1. Streetscape. Developments shall provide 
formal streetscape improvements which shall 
include sidewalks having street trees in 
sidewalk cutouts with tree grates, planters or 
other appropriate treatment for the protection 
of pedestrians, and shall provide seating and 
pedestrian light fixtures. Specific design 
details shall be subject to approval by the City 
Engineer in accordance with the design criteria 
for streets.  
 

2. On-street Parking. On-street parking shall be 
defined by landscaped curb extensions or 
bulb-outs. Conventional or enhanced 
crosswalks shall be provided at all 
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intersections.  
 

3. Off-street Parking.  Off-street parking shall be 
located behind, above, within or below street-
facing buildings to the maximum extent 
feasible. No parking will be allowed between 
the street and the front or side of a building.  
 

4. Parking Structure Design.   
To the extent reasonably feasible, all parking 
structures shall meet the following design 
criteria:  

a. Where parking structures face streets, 
retail or other nonresidential uses shall be 
required along at least fifty (50) percent 
of the ground level frontage to minimize 
interruptions in pedestrian interest and 
activity. The decision maker may grant an 
exception to this standard for all or part of 
the ground level frontage on streets with 
low pedestrian interest or activity.  
 

b. Awnings, signage and architectural 
elements shall be incorporated to 
encourage pedestrian activity at the 
street-facing level.  
 

c. Auto entrances shall be located and 
designed to minimize pedestrian/auto 
conflicts. Where service entries or parking 
structure entries are needed, the following 
standards shall be met: (See Figure 16.5) 

I. The crown of the underground 
parking access ramp shall be at 
least four (4) feet behind the back 
edge of the sidewalk; 

II. The beginning of the ramp for an 
above-ground parking garage 
shall be at least four (4) feet 
behind the back edge of the 
sidewalk; 

III. The entry to the parking structure 
shall be separated from the 
sidewalk by low planters or a low 
wall; 

IV. No blank walls shall be allowed on 
either side of the entry; 

V. The sidewalk pavement shall be 
continuous across the drive aisle. 
Any break in the paving surface or 
scoring shall be in the drive 
surface and not in the pedestrian 
surface; and  

VI. Appropriate cautionary signage 
shall be used to alert pedestrians 
to the presence of entering and 
existing vehicles and to inform 
drivers that pedestrians have 
priority.  
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(E) Character and Image. 

1. Articulation 
Exterior building walls shall be subdivided and 
proportioned to human scale, using 
projections, overhangs and recesses in order 
to add architectural interest and variety and 
avoid the effect of a single, massive wall with 
no relation to human size.  
 

2. Rooflines.    
Flat-roofed buildings shall feature three-
dimensional cornice treatment on all walls 
facing streets or connecting walkways, or a rail 
at the top of the wall of a usable rooftop deck, 
unless the top floor is stepped back to form a 
usable roof terrace area. A single continuous 
horizontal roofline shall not be used on one-
story buildings. Accent roof elements or 
towers may be used to provide articulation of 
the building mass. To the maximum extent 
feasible, a minimum pitch of 6:12 shall be used 
for gable and hipped roofs. Where hipped 
roofs are used alone, the minimum pitch shall 

be 4:12.  
 

 

3. Materials and Colors.  

a. Predominant exterior building materials 
shall be high quality materials, including, 
but not limited to, brick, sandstone, other 
native stone, tinted/textured concrete 
masonry units, stucco systems or treated 
tilt-up concrete systems.  
 

b. All building facades shall incorporate 
stone, stone veneer, brick, brick veneer, 
stucco, corrugated metal, wood and/or 
equivalent accent material in a manner 
that highlights the articulation of the 
massing or the base and top of the 
building. An all-brick building does not 
need to incorporate an accent material, 
though soldier courses and banding or 
other brick, stone or metal detailing are 
encouraged in order to subdivide masses 
and establish human scale.  

Figure 16.5 

Clear Sight Lines for Pedestrian Safety 
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c. Predominant or field colors for facades 

shall be low reflectance, subtle, neutral or 
earth tone colors. The use of high-
intensity colors, black or fluorescent colors 
shall be prohibited.  
 

d. Building trim and accent areas may 
feature brighter colors, including primary 
colors, and black, but neon tubing shall 
not be an acceptable feature for building 
trim or accent areas.  
 

e. Exterior building materials shall not 
include smooth-faced concrete block, 
untreated or unpainted tilt-up concrete 
panels or prefabricated steel panels.  

 

4. Multiple Store Fronts.   
Buildings with multiple storefronts shall be 
unified through the use of architecturally 
compatible features, such as colors, details, 
awnings, signage and lighting fixtures.  
 

5. Walls, Fences and Planters.  
Walls, fences and planters shall be designed to 
match or be consistent with the quality of 
materials, style and colors of the development.  
 

6. Building Height.    
All buildings shall have a minimum height of 
twenty (20) feet, measured to the dominant 
roof line of a flat-roofed building, or the mean 
height between the eave and ridge on a 
sloped-roof building. In the case of a complex 
roof with different, co-dominant portions, the 
measurement shall apply to the highest 
portion.  

a. All buildings shall be limited to the 
maximum height allowed in the underlying 
zone district unless:  

I. the development is mixed-use 
and contains at least one-seventh 
(1/7) of its total building square 
footage as either residential or 
office use, in which case the 
maximum allowable height shall 

be the base height plus one (1) 
story; or  

II. the development is mixed-use 
and contains at least one-seventh 
(1/7) of its total building square 
footage as residential use and at 
least ten (10) percent of the 
residential units are either 
affordable housing units for rent 
or affordable housing units for 
sale as defined in Article 5 or 
structured parking (underground, 
interior to the site or above 
ground), in which case the 
maximum allowable height shall 
be the base height plus two (2) 
stories; or  

III. the project is mixed-use and 
contains at least one-seventh 
(1/7) of its total building square 
footage as residential use, and at 
least ten (10) percent of the 
residential units are either 
affordable housing units for rent 
or affordable housing units for 
sale as defined in Article 5, and 
the project contains structured 
parking (underground, interior to 
the site or above ground), in 
which case the maximum height 
shall be the base height plus three 
(3) stories.  

b. Buildings shall have a base portion 
consisting of one (1) or two (2) stories. 
The base portion shall be clearly defined 
by a prominent, projecting cornice or roof, 
fenestration, different material and 
different color from the remainder of the 
building. If the base portion is two (2) 
stories, the ground floor shall be further 
differentiated by fenestration and other 
detailing.  
 

c. Buildings greater than two (2) stories in 
height shall also be designed so that 
upper portions of the building are stepped 
back from the base. The adequacy of 
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upper floor step-backs shall be 
determined by the extent to which they 
advance the following objectives:  

I. providing pedestrian scale along 
sidewalks and outdoor spaces;  

II. enhancing compatibility with the 
scale and massing of nearby 
buildings; 

III. preserving key sunshine patterns 
in adjacent spaces; and  

IV. preserving views.  
 

7. Windows.   
Standard storefront window and door systems 
may be used as the predominant style of 
fenestration for nonresidential or mixed-use 
buildings as long as the building facade 
visually establishes and defines the building 
stories and establishes human scale and 
proportion. Minimum glazing on pedestrian-
oriented facades of buildings shall be sixty 
(60) percent on the ground floor and forty 
(40) percent on upper floors. Subject to 
approval by the decision maker, projects 
functionally unable to comply with this 
requirement shall mitigate such 
noncompliance with ample, enhanced 
architectural features such as a change in 
massing or materials, enhanced landscaping, 
trellises, arcades or shallow display window 
cases.  
 

(F) Display Windows.  
Ground floor retail, service and restaurant uses 
shall have large-pane display windows. Such 
windows shall be framed by the surrounding wall 
and shall not exceed ninety (90) percent of the 
total ground level facade area.  
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SECTION 2.6.2 SOUTH COLLEGE GATEWAY OVERLAY (SCG)

(A) Applicability.   
These standards apply to applications for 
development within the South College Gateway 
Area.  
 

(B) Purpose.   
The purpose of this Section is to provide 
standards to modify the underlying zone 

districts north of the intersection of South 
College Avenue and Carpenter Road to 
encourage land uses and designs that implement 
the South College Corridor Plan regarding the 
enhancement of the South College Gateway 
Area (see Figure 16.7). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 16.7 
Example of the South College Gateway Area Concept 
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(C) Setback Area. 

1. Setback Area Distance. 
A setback area of at least fifty (50) feet shall 
be provided along South College Avenue, 
measured from the curb to the nearest edge of 
adjacent buildings or parking areas.  
 

2. Landscaping.   
Gateway landscaping shall be provided 
consisting of groups of deciduous, evergreen 
and ornamental trees repeated across both 
sides of South College Avenue, including the 
median where permitted, in a coordinated 
massing pattern, with openings between 
groups. The massing pattern of tree groups 
and openings shall be placed to manage views 
and to reinforce such features and spaces 
along the streetscape as transit stops, signs 
and outdoor spaces that are defined by 
buildings, as well as community identity 
features, such as entry monuments, retaining 
walls, welcome signs and public art.  
 

3. Sidewalks.    
Sidewalks/paths along College Avenue shall 
be located in the landscaped setback area and 
shall be designed to connect key points, such 
as street intersections, transit stops, outdoor 
spaces in adjacent developments and walkway 
connections while providing greater 
separation from College Avenue than would 
be provided by a parkway strip in the typical 
cross-section.  
 

4. Plaza Element.   
At least one (1) pedestrian or courtyard plaza 
element shall be provided within or 
immediately adjacent to the setback area and 
connected to the off-street path. 
 

(D) Site Planning. 

1. Building Placement.  
There shall be a building or structure placed 
on each side of South College Avenue at the 
Carpenter Road intersection.  

a. The buildings or structures shall be placed 
and designed to form a coordinated 
overall appearance across the intersection 
with similar placement and image, 
including roof forms, materials and other 
design characteristics.  
 

b. A context diagram shall be provided for 
each development plan to indicate how 
the building placement on each side will 
relate to building placement across the 
intersection. The context diagram shall 
include any existing or proposed buildings 
and other physical features.  
 

c. Buildings shall provide roofs with sloping 
pitches of at least 5:12 or arc, barrel or 
other architectural distinctive forms.  

(E)  Character and Image 

1. Building masses shall be varied with elements 
such as slipped-plane offsets, recesses and 
projections, reveals, harmonious variations in 
roof shape or height and vertical extensions at 
focal points.  
 

2. Buildings shall be multi-story or a minimum of 
twenty (20) feet in height.  
 

3. Retaining walls shall be constructed of 
materials that match or complement the 
architecture of the building.  
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SECTION 2.6.3 PLANNED UNIT DEVELOPMENT (PUD) OVERLAY

(A) Purpose.  

1. Directs and guides subsequent Project 
Development Plans and Final Plans for large or 
complex developments governed by an 
approved PUD Comprehensive Plan.  
 

2. Substitutes a PUD Comprehensive Plan for an 
Overall Development Plan for real property 
within an approved PUD Overlay. 
 

3. Positions large areas of property for phased 
development.  
 

4. Encourages innovative community planning 
and site design to integrate natural systems, 
energy efficiency, aesthetics, higher design, 
engineering and construction standards and 
other community goals by enabling greater 
flexibility than permitted under the strict 
application of the Code, all in furtherance of 
adopted and applicable City plans, policies, 
and standards.  
 

5. Allows greater flexibility in the mix and 
distribution of land uses, densities, and 
applicable development and zone district 
standards.  

 

(B) Objectives.  

1. Encourage conceptual level review of 
development for large areas.  
 

2. In return for flexibility in site design, 
development under a PUD Overlay must 
provide public benefits significantly greater 
than those typically achieved through the 
application of a standard zone district, 
including one or more of the following as may 
be applicable to a particular PUD 
Comprehensive Plan:  

a. Diversification in the use of land;  
b. Innovation in development;  
c. More efficient use of land and energy;  

d. Public amenities commensurate with the 
scope of the development;  

e. Furtherance of the City's adopted plans 
and policies; and  

f. Development patterns consistent with the 
principles and policies of the City's 
Comprehensive Plan and adopted plans 
and policies.  

3. Ensure high-quality urban design and 
environmentally-sensitive development that 
takes advantage of site characteristics.  
 

4. Promote cooperative planning and 
development among real property owners 
within a large area.  
 

5. Protect land uses and neighborhoods adjacent 
to a PUD Overlay from negative impacts.  

 

(C) Applicability. 

1. Any property or collection of contiguous 
properties of a minimum of fifty (50) acres in 
size is eligible for a PUD Overlay provided all 
owners authorize their respective property to 
be included.  
 

2. An approved PUD Overlay will be shown upon 
the Zoning Map and will overlay existing 
zoning, which will continue to apply, except to 
the extent modified by or inconsistent with the 
PUD Comprehensive Plan.  
 

3. An approved PUD Comprehensive Plan will 
substitute for the requirement for an Overall 
Development Plan. Development within the 
boundaries of an approved PUD Overlay may 
proceed directly to application for Project 
Development Plan(s) and Final Plan(s).  

 
 
 
 
 
 

Page 360

Item 13.



  

 

     ARTICLE 2 – ZONE DISTRICTS 

2-77 | ARTICLE2 | CITY OF FORT COLLINS – LAND USE CODE 

(D) PUD Comprehensive Plan Review Procedure.  

Step 1 (Conceptual Review / Preliminary Design 
Review):  
Applicable.  
 
Step 2 (Neighborhood Meeting):  
Applicable to any proposed PUD Overlay subject to 
Planning and Zoning Commission or City Council 
review. If a neighborhood meeting is required at the 
conceptual planning stage pursuant to Division 6.3, a 
second neighborhood meeting shall be required after 
the PUD Overlay application has been submitted and 
the first round of staff review completed.  
 
Step 3 (Development Application Submittal):  
All items or documents as described in the 
development application submittal master list for a 
PUD Overlay shall be submitted. Notwithstanding, the 
Director may waive or modify the foregoing submittal 
requirements if, given the facts and circumstances of 
the specific application, a particular requirement would 
either be irrelevant, immaterial, redundant or otherwise 
unnecessary for the full and complete review of the 
application.  
 
Step 4 (Review of Application): Applicable.  
 
Step 5 (Staff Report): Applicable.  
 
Step 6 (Notice): Applicable.  
 
Step 7(A) (Decision Maker):  
Applicable as follows:  

1. Planning and Zoning Commission review 
(Type 2 review) applies to PUD Overlay 
applications between 50 and 640 acres;  
 

2. City Council is the decision maker for PUD 
Overlay applications greater than 640 acres 
after receiving a Planning and Zoning 
Commission recommendation. City Council 
approval of a PUD Overlay shall be by 
ordinance.  

 
Step 7(B) through (G) Conduct of a Public Hearing, 
Order of Proceedings at Public Hearing, Decision and 
Findings, Notification to Applicant, Record of 
Proceeding, Recording of Decision:  

Applicable.  
 
Step 8 (Standards):  

Applicable. In order to approve a proposed PUD 
Comprehensive Plan, the decision maker must find 
that the PUD Comprehensive Plan satisfies all of 
the following criteria:  
 
1. The PUD Comprehensive Plan achieves the 

purpose and objectives of Sections 2.6.3(A) 
and (B);  
 

2. The PUD Comprehensive Plan provides high 
quality urban design within the subject 
property or properties;  
 

3. The PUD Comprehensive Plan will result in 
development generally in compliance with the 
principles and policies of the City's 
Comprehensive Plan and adopted plans and 
policies;  
 

4. The PUD Comprehensive Plan will, within the 
PUD Overlay, result in compatible design and 
use as well as public infrastructure and 
services, including public streets, sidewalks, 
drainage, trails, and utilities; and  
 

5. The PUD Comprehensive Plan satisfies all 
applicable Land Use Code permitted uses and 
standards except to the extent additional 
permitted uses or modified standards, 
including densities, have been approved 
pursuant to Subsections (E) or (G) below.  
 

The standards for granting additional uses within a 
PUD Overlay are set forth below in Subsection (E) and 
the standards for granting modifications of densities 
and development standards are set forth in below 
Subsection (G). 
 
Step 9 (Conditions of Approval):  
Applicable.  
 
Step 10 (Amendments):  
Applicable.  
 
Step 11 (Lapse):  

Page 361

Item 13.



  

 

     ARTICLE 2 – ZONE DISTRICTS 

2-78 | ARTICLE2 | CITY OF FORT COLLINS – LAND USE CODE 

Applicable.  
 
Step 12 (Appeals):  
Applicable. A Planning and Zoning Commission 
decision on a PUD Overlay between 50 and 640 acres 
is appealable to City Council pursuant to Section 
6.3.12(A). Appeals of Project Development Plans within 
PUD Overlays are subject to the limitations of Section 
2.6.3(I).  
 

(E) Permitted Uses. 

1. Any uses permitted in the underlying zone 
district are permitted within an approved PUD 
Overlay.  
 

2. Additional uses not permitted in the 
underlying zone district may be requested for 
inclusion in a PUD Comprehensive Plan along 
with the type of review for such use, whether 
Type I, Type II, or Basic Development Review. 
The application must enumerate the additional 
use being requested, the proposed type of 
review, and how the use satisfies below 
criteria (a) through (d). The decision maker 
shall approve an additional use only if it 
satisfies criteria (a) through (d). For each 
approved additional use, the decision maker 
shall determine the applicable type of review 
and may grant a requested type of review if it 
would not be contrary to the public good.  
 

3. The use advances the purpose and objectives 
of the applicable PUD Overlay provisions set 
forth in Sections 2.6.3(A) and (B) and the 
principles and policies of the City's 
Comprehensive Plan and adopted plans and 
policies;   
 

4. The use complies with applicable Code 
provisions regarding the natural environment, 
including but not limited to water, air, noise, 
storm water management, wildlife, vegetation, 
wetlands and the natural functioning of the 
environment;  
 

5. The use is compatible with the other proposed 
uses within the requested PUD Overlay and 
with the uses permitted in the zone district or 

districts adjacent to the proposed PUD 
Overlay; and  
 

6. The use is appropriate for the property or 
properties within the PUD Overlay.  

 

(F) Prohibited Uses.  
All uses that are not expressly allowed in an 
approved PUD Comprehensive Plan, in the 
underlying zone district, or determined to be 
permitted pursuant to Land Use Code Division 
6.9 shall be prohibited. 
 

(G) Modification of Densities and Development 
Standards. 

1. Certain densities and development standards 
set forth in the Land Use Code and described 
below in Subsection (G)(2) may be modified 
as part of a PUD Comprehensive Plan. The 
modification procedure described in this 
Section (G) substitutes for the modification 
procedure set forth in Division 6.8.  
 

2. The application must enumerate the densities 
and development standards proposed to be 
modified.  

a. The application shall describe the 
minimum and maximum densities for 
permitted residential uses.  
 

b. The application shall enumerate the 
specific Land Use Code standards of 
Articles 2 through 5 that are proposed to 
be modified and the nature of each 
modification in terms sufficiently specific 
to enable application of the modified 
standards to Project Development Plans 
and Final Plans submitted subsequent to, 
in conformance with and intended to 
implement, the approved PUD 
Comprehensive Plan. Modifications under 
this Section may not be granted for 
Engineering Design Standards referenced 
in Section 5.4.3 and variances to such 
standards are addressed below in 
Subsection (L).  
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3. In order to approve requested density or 
development standard modifications, the 
decision maker must find that the density or 
development standard as modified satisfies all 
of the following criteria:  

a. The modified density or development 
standard is consistent with the applicable 
purposes, and advances the applicable 
objectives of, the PUD Overlay as 
described in Sections 2.6.3(A) and (B);  
 

b. The modified density or development 
standard significantly advances the 
development objectives of the PUD 
Comprehensive Plan;  
 

c. The modified density or development 
standard is necessary to achieve the 
development objectives of the PUD 
Comprehensive Plan; and  
 

d. The modified density or development 
standard is consistent with the principles 
and policies of the City's Comprehensive 
Plan and adopted plans and policies.  

 
(H) PUD Comprehensive Plan Termination and 

Amendment.  

4. Termination.  
An approved PUD Comprehensive Plan may 
be terminated in accordance with the 
following provisions:  

a. Termination may be initiated by any of the 
following:  

I. The written request of all of the 
real property owners within a PUD 
Overlay; or  

II. The City, provided no vested 
property right approved in 
connection with the PUD 
Comprehensive Plan would be in 
effect upon termination.  

b. Upon receiving a valid request to 
terminate, the original decision maker of 
the PUD Comprehensive Plan shall 

terminate unless termination is 
determined to be detrimental to the 
public good after holding a public 
hearing to address the issue.  
 

c. If the PUD Comprehensive Plan is 
terminated, the City may remove the 
overlay designation on the zoning map 
and the underlying zone district 
regulations in effect at the time of such 
removal shall control.  
 

d. Any nonconforming uses resulting from 
expiration or termination of a PUD 
Comprehensive Plan are subject to 
Division 6.17.  

5. PUD Comprehensive Plan Amendment. An 
approved PUD Comprehensive Plan may be 
amended pursuant to the procedures set forth 
in Section 6.3.10 in accordance with the 
following provisions:  

a. Amendments may be initiated by any of 
the following:  

I. The written request of all real 
property owners within the PUD 
Overlay; or  

II. The written request of the original 
applicant, property owner, and/or 
developer for the approved PUD 
Comprehensive Plan, or any 
successor or assign thereof 
authorized in writing by such 
party or parties to have the ability 
pursuant to this Subsection to 
request an amendment, provided 
the following conditions are met:  

i. The name or names of the 
original applicant, property 
owner, and/or developer 
authorized to request an 
amendment must be set 
forth in writing in the PUD 
Comprehensive Plan.  

ii. The authorized applicant, 
property owner, developer, 
or successor or assign, owns 
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or otherwise has legal 
control of real property 
within the PUD Overlay; and  
 

iii. The right of the authorized 
applicant, property owner, 
developer, or successor or 
assign, to amend the PUD 
Comprehensive Plan without 
the consent of other owners 
of real property within the 
PUD Overlay has been 
recorded as a binding 
covenant or deed restriction 
recorded on the respective 
real property; or  

III. The City, provided the 
amendment does not amend, 
modify, or terminate any existing 
vested right approved in 
connection with the PUD 
Comprehensive Plan without the 
permission of the beneficiary or 
beneficiaries of such vested right.  

b. Except as to real property within the PUD 
Overlay owned or otherwise under the 
control of the authorized applicant, 
property owner, developer, or successor 
or assign, any approved amendment 
requested by the authorized applicant, 
property owner, developer, or successor 
or assign, shall not apply to any other real 
property within the PUD Overlay which:  

I. Is already developed pursuant to 
the applicable PUD 
Comprehensive Plan;  

II. Has a valid and approved Project 
Development Plan or Final Plan; 
or  

III. Is the subject of ongoing 
development review at the time 
the authorized applicant, property 
owner, developer, or successor or 
assign amendment request is 
submitted to the City.  

 

(I) Appeals.  

1. A Planning and Zoning Commission final 
decision on a PUD Comprehensive Plan is 
appealable to Council pursuant to Section 
6.3.12(A).  
 

2. Any Project Development Plan wholly located 
within a PUD Overlay may be appealed 
pursuant to Section 6.3.12(A). However, the 
validity of the uses, densities, and 
development standards approved in a PUD 
Comprehensive Plan shall not be the subject of 
any such Project Development Plan appeal.  
 

3. Vesting of PUD Comprehensive Plan. Subject 
to the provisions of Section 6.3.11(C), the only 
aspects of an approved PUD Comprehensive 
Plan eligible for vested property rights are the 
enumerated uses, densities, development 
standards, and variances from Engineering 
Design Standards granted pursuant to Section 
2.6.3(K). Such uses, densities, and 
development standards may be those for 
which modifications have been granted or 
uses, densities, and development standards 
set forth in the Code. The applicant shall 
specify in the PUD Comprehensive Plan if it is 
requesting vested property rights for uses, 
densities, development standards, and 
variances from Engineering Design Standards 
in excess of the three (3) year period specified 
in Section 6.3.11(C)(2) and the justification 
therefor.  
 

(J) Vesting of PUD Comprehensive Plan.  
Subject to the provisions of Section 6.3.11(C), the 
only aspects of an approved PUD Master Plan 
eligible for vested property rights are the 
enumerated uses, densities, development 
standards, and variances from Engineering 
Design Standards granted pursuant to Section 
2.6.3(K). Such uses, densities, and development 
standards may be those for which modifications 
have been granted or uses, densities, and 
development standards set forth in the Code. 
The applicant shall specify in the PUD Master 
Plan if it is requesting vested property rights for 
uses, densities, development standards, and 
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variances from Engineering Design Standards in 
excess of the three (3) year period specified in 
Section 6.3.11(C)(2) and the justification therefor. 
 

(K) Variances.  
Variances from the Engineering Design 
Standards listed in Section 5.4.3, including 
variances from the Larimer County Area Urban 
Street Standards, may be requested in 
connection with a PUD Comprehensive Plan. A 
request for such variances shall be processed in 
accordance with and subject to the standards 
applicable to the variance. Variances so 
requested and approved prior to the approval of 
a PUD Comprehensive Plan may be incorporated 
into and approved as a part of the PUD 
Comprehensive Plan, and if so incorporated and 
approved, shall be applicable to Project 
Development Plans and Final Plans submitted 
subsequent to, in conformance with and 
intended to implement, the approved PUD 
Comprehensive Plan. The decision maker on the 
PUD Comprehensive Plan shall not have the 
authority to alter or condition any approved 
variance as part of the PUD Comprehensive Plan 
review. Variances may also be processed in 
connection with a Project Development Plan or 
Final Plan submitted subsequent to an approved 
PUD Comprehensive Plan.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

SECTION 2.6.4 I-25 DEVELOPMENT STANDARDS
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(A) Applicability.   
The provisions contained in Section 2.6.4 shall 
apply to applications for development within the 
boundary of the I-25 Subarea Plan, and, to the 
extent that such provisions regulate Activity 
Centers, they shall also apply to the I-25/State 
Highway 392 Corridor Activity Center; and the 
provisions contained in Section 2.6.4(M) shall 
apply only to the I-25/State Highway 392 
Corridor Activity Center. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(B) Purpose. 
The purpose of this Section is to provide 
standards to implement the model standards 

outlined in the "Development Standards for the 
I-25 Corridor" and the "Fort Collins I-25 Corridor 
Subarea Plan," in addition to the standards 
contained elsewhere in this Land Use Code. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(C) Location of Single-Unit Residential Lots from I-
25. 

1. Development of new single-unit residential 
lots within one thousand three hundred 
twenty (1,320) feet (one-quarter [¼] mile) of 
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the centerline of Interstate Highway 25 (I-25) 
shall be prohibited. Exception: single-unit 
detached dwellings in the Rural Lands District 
(RUL) shall be exempt from this standard. 
 

2. In the Urban Estate zone district, development 
that creates new single-unit residential lots 
located between one-quarter (¼) and one-half 
(½) mile from the centerline of I-25 shall utilize 
the clustering technique (as provided for in 
Section 2.1.2 of this Land Use Code for the 
Urban Estate District) in order to concentrate 
densities away from I-25, maximize views and 
preserve landscape features or open space. 
 
 

(D) Building Placement Standards.  

1. Minimum setback of any building on a lot, tract 
or parcel of land adjoining the I-25 right-of-
way shall be two hundred five (205) feet from 
the centerline of I-25. 
 

2. Outside of I-25 activity centers, the placement 
of a building on a lot, tract or parcel of land 
adjoining the I-25 right-of-way where the 
building is located between two hundred five 
(205) feet and two hundred forty-five (245) 
feet from the centerline of I-25 shall be 
restricted so that no more than fifty (50) 
percent of the total frontage of the lot, tract or 
parcel of land is occupied by the building. 
 

3. Outside of I-25 activity centers, the placement 
of a building on a lot, tract or parcel of land 
adjoining the I-25 right-of-way where the 
building is located more than two hundred 
forty-five (245) feet from the centerline of I-25 
shall be restricted so that no more than sixty 
(60) percent of the total frontage of the lot, 
tract or parcel of land is occupied by the 
building. 

 
 

(E) Landscaping Standards. 

1. Parking Lot Perimeter Landscaping. At least 
seventy-five (75) percent of the perimeter of 
all parking areas shall be screened from 
nearby streets, public rights-of-way, public 
open space and nearby uses by at least one (1) 
of the following methods: 

a. A berm at least three (3) feet high with a 
maximum slope of 3:1 in combination with 
evergreen and deciduous trees and 
shrubs; 
 

b. A hedge at least three (3) feet high, 
consisting of a double row of shrubs 
readily capable of growing to form a 
hedge, planted three (3) feet on center in 
a triangular pattern; 
 

c. A decorative fence or wall between three 
(3) and four (4) feet in height in 
combination with landscaping including, 
without limitation, evergreen and 
deciduous trees and shrubs. 

 
2. Site Perimeter Landscaping Abutting the I-25 

Right-of-Way. 

a. Buffers abutting I-25. Developments with 
a site perimeter which is adjoining the I-25 
right-of-way shall provide a landscaped 
buffer of at least eighty (80) feet between 
the building or parking lot edge and the I-
25 right-of-way. The buffer shall consist of 
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informal clusters of deciduous and 
evergreen trees and shrubs planted in an 
offset pattern and shall consist of one (1) 
tree and ten (10) shrubs per twenty-five 
(25) lineal feet of frontage. 
 

b. Berms. Berms greater than three (3) feet 
in height shall not be permitted adjoining 
the I-25 right-of-way if they block long-
range views of mountains and open lands 
for motorists on I-25 (not including 
motorists on frontage roads or ramps). 
Notwithstanding this limitation, additional 
berm height may be required to screen 
the following areas visible to motorists on 
I-25: parking lots, drive-thru lanes, and 
service areas, including but not limited to, 
loading areas, service entrances, and trash 
and recycling enclosures. 

 
c. Parking and Service Areas. When berms 

screening parking and service areas are 
less than five (5) feet in height, berms and 
surrounding landscape areas shall be 
planted with a minimum of eight (8) trees 
and eight (8) shrubs per one hundred 
(100) lineal feet. A minimum of fifty (50) 
percent of the required trees shall be 
evergreens. 

 
d. Additional Screening Elements. In 

conjunction with the buffering, 
landscaping and berms, additional 
elements allowed within the 80-foot 
buffer may include screen walls in 
accordance with the provisions of Section 
3.9.8(A), (B) and (C). 

 
(F) Commercial Building Design Standards.  

 
Roof Form 

1. Roofs on principal structures with a building 
footprint of less than ten thousand (10,000) 
square feet shall: 

a. be pitched with a minimum slope of at 
least 5:12; 
 

b. incorporate the 5:12 pitch by use of a 
modified Mansard roof, covering a 
sufficient area of the roof so as to create 
the appearance that the Mansard roof 
covers the entire structure, and; 
 

c. incorporate at least one (1) of the 
following elements into the design for 
each fifty (50) lineal feet of roof: 

I. Projecting gables/dormers 

II. Hips 

III. Horizontal or vertical breaks 

IV. Three (3) or more roof planes 

2. Roofs on structures with a footprint of greater 
than ten thousand (10,000) square feet shall 
have at least two (2) of the following features: 

a. Parapet walls featuring three-dimensional 
cornice treatment that at no point exceeds 
one-third (⅓) of the height of the 
supporting wall. 
 

b. Overhanging eaves, extending at least 
three (3) feet beyond the supporting 
walls. 
 

c. Sloping roofs not exceeding the average 
height of the supporting walls, with an 
average slope greater than or equal to one 
(1) foot of vertical rise for every one (1) 
foot of horizontal run. 
 

d. Three (3) or more roof slope planes. 
 
Building Form/Façade Treatment 

3. Buildings that face public streets, adjoining 
developments or connecting pedestrian 
frontage shall be articulated, fenestrated and 
proportioned to human scale along at least 
sixty (60) percent of the facade using features 
such as windows, entrances, arcades, arbors or 
awnings. 
 

4. Building facades facing a primary access street 
shall have clearly defined, highly visible 
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customer entrances that feature at least two 
(2) of the following: 

a. Canopies or porticos 
b. Overhangs 
c. Recesses or projections of at least three 

(3) percent of wall length 
d. Arcades 
e. Distinctive roof forms 
f. Arches 
g. Outdoor patios 
h. Display windows 
i. Planters or wing walls that incorporate 

landscaped areas and/or places for sitting 
 
Materials and Colors 

5. One (1) or more of the following building 
materials shall be incorporated into the design 
of a structure and used to provide visual 
interest at the sidewalk level for pedestrians: 

a. Stucco 
b. Brick 
c. Stone 
d. Tinted, textured masonry block 

 

6. Smooth-faced gray concrete block and tilt-up 
concrete panels are prohibited. 
 

7. Metal is prohibited as a primary exterior 
surface material. It may be used as trim 
material covering no more than ten (10) 
percent of the facade or as a roof material. 
 

8. Facade colors shall only be earth tone colors 
with a low reflectance. 
 

9. High-intensity primary colors are prohibited on 
any roof area visible from a public or private 
right-of-way or public open space 

 

(G) Block Pattern for Activity Centers. 

1. To the maximum extent feasible, larger sites 
containing multiple buildings and uses shall be 
composed of a series of urban-scale blocks of 
development defined and formed by streets or 

drives that provide links to nearby streets 
along the perimeter of the site. 
 

2. Block sizes shall not exceed ten (10) acres for 
commercial development. 
 

3. In addition to a network of streets and drives, 
blocks shall be connected by a system of 
parallel tree-lined sidewalks that adjoin the 
streets and drives combined with off-street 
connecting walkways so that there is a fully 
integrated and continuous pedestrian network. 
 

4. To the maximum extent feasible, remote or 
independent pad sites, separated by their own 
parking lots and service drives, shall be 
minimized. Such buildings shall be directly 
connected to the pedestrian sidewalk network. 

(H) Service Areas, Outdoor Storage and 
Mechanical Equipment. 

1. Location. Loading docks, outdoor storage 
yards and all other service areas shall be 
located to the sides and/or rear of a building, 
except when a site abuts I-25, in which event 
said areas shall be located to the sides of the 
building that do not face I-25. 
 

2. Screening. 

a. All outdoor storage yards, loading docks, 
service areas and mechanical equipment 
or vents larger than eight (8) inches in 
diameter shall be concealed by screens at 
least as high as the equipment they hide, 
of a color and material matching or 
compatible with the dominant colors and 
materials found on the facades of the 
principal building. Chain link, with or 
without slats, shall not be used to satisfy 
this requirement. 
 

b. Equipment that would remain visible 
despite screening, due to differences in 
topography (i.e., a site that is at a lower 
grade than surrounding roadways) shall 
be completely enclosed except for vents 
needed for air flow, in which event such 
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vents shall occupy no more than twenty-
five (25) percent of the enclosure facade. 

 

(I) Fencing and Walls. 

1. Materials. Walls and fences shall be 
constructed of high-quality materials, such as 
tinted, textured blocks; brick; stone; treated 
wood; or ornamental metal; and shall 
complement the design of an overall 
development and its surroundings. The use of 
chain link fencing or exposed cinder block 
walls shall be prohibited. 
 

2. Location. Fences and walls shall be set back at 
least six (6) feet from the back edge of an 
adjoining public sidewalk, and such setback 
area shall be landscaped with turf, shrubs 
and/or trees, using a variety of species to 
provide seasonal color and plant variety. 
 

3. Maximum Length. The maximum length of 
continuous, unbroken and uninterrupted fence 
or wall plane shall be forty (40) feet. Breaks 
shall be provided through the use of columns, 
landscaping pockets, transparent sections 
and/or a change to different materials. 

(J) Wireless Telecommunication. 

1. Location. Wireless telecommunication facilities 
shall not be permitted within one thousand 
four hundred forty-five (1,445) feet of the 
centerline of I-25. 
 

2. Height. Wireless telecommunication facilities 
shall not exceed the maximum height allowed 
for a structure as specified in the underlying 
zone district. 

 
(K) Height. 

1. Outside the I-25 activity centers, 
nonresidential building heights shall not 
exceed twenty (20) feet within two hundred 
twenty-five (225) feet of the centerline of I-25. 
 

2. Outside the I-25 activity centers, 
nonresidential and residential building heights 
shall not exceed forty (40) feet between two 

hundred twenty-six (226) feet and seven 
hundred twenty-five (725) feet of the 
centerline of I-25. 
 

3. Where existing site topography (whether 
natural or man-made) blocks views of the 
mountains or open lands from I-25, these 
height restrictions shall not apply. 

 
(L) Minimum Residential Density in Activity 

Centers. 

1. Minimum residential density in activity centers 
shall be twelve (12) dwelling units per gross 
acre. 

 

(M) Corridor Activity Center Design Standards. 

1. On any first floor building elevation that is 
visible from a public right-of-way, masonry 
materials limited to natural stone, synthetic 
stone, brick and concrete masonry units that 
are textured or split face, solely or in 
combination, shall be applied to cover from 
grade to the top of the entry feature of such 
elevation, or if there is no entry feature on any 
particular elevation, to a height that would be 
equivalent to the top of the first floor. For first 
floor building elevations not visible from a 
public right-of-way and on all upper stories, 
other exterior finish materials, including, but 
not limited to, synthetic stucco (E.I.F.S.), 
architectural metals, clay units, terra cotta, 
prefabricated brick panels or wood, can be 
applied in whole, or in combination with the 
masonry materials described above. For the 
purposes of this provision, architectural metals 
shall mean metal panel systems that are either 
coated or anodized; metal sheets with 
expressed seams; metal framing systems; or 
cut, stamped or cast ornamental metal panels, 
but not ribbed or corrugated metal panel 
systems. Standard concrete masonry units or 
tilt-up concrete with applied texturing are 
prohibited on any building elevation. 
 

2. A roof pitch shall be required for buildings 
containing less than twenty-five thousand 
(25,000) square feet and having three (3) 
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stories or less. In cases where mechanical 
equipment must be mounted on the roof, a 
sloping mansard roof shall be allowed. 
 

3. The maximum building height shall be ninety 
(90) feet. 
 

4. All freestanding signs shall be ground signs 
and shall be limited to a maximum height of 
fourteen (14) feet along and perpendicular to 
I-25 and twelve (12) feet along and 
perpendicular to all other streets. Such ground 
signs shall be subject to all other requirements 
in Division 5.16. 
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1 - ZONE DISTRICTS FORT COLLINS LAND DEVELOPMENT CODE

ARTICLE 3

BUILDING TYPES
DIVISION 3.1 RESIDENTIAL BUILDING TYPES

3.1.1   Mixed-Use

3.1.2  Apartment Building

3.1.3  Cottage Court 

3.1.4  Rowhouse

3.1.5  Duplex

3.1.6  Detached House - Urban

3.1.7  Detached House - Suburban

3.1.8  Detached Accessory Structures 

3.1.9  Accessory Dwelling Unit 

3.1.10 Residential Cluster
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ARTICLE  3  - BUILDING TYPES

3-1 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

DESCRIPTION ZONE DISTRICTS

BUILDING TYPE EXAMPLES

SECTION

In “mixed-use” buildings, there shall be a 
combination of retail, office, and/or residential 
spaces within one or several buildings. Mixed-
use buildings are usually in more urban areas 
and can vary in their size and number of stories. 
A mixed-use building type can be identified 
by its approachable and pedestrian friendly 
look. The buildings may be farther away from 
the street with wider sidewalk areas, street 
plantings, or outdoor seating. 

The following Zone Districts allow 
Mixed-Use building types:

 • LMN

 • MMN

 • HMN

 • OT-C

 • NC

 • CC

 • CCN

 • CCR

 • D

Mixed-Use
3.1.1

ColoProperty.com, IRES MLS

Myriad Condominiums, Dohn Construction

TMA CHA Architects

 • CG

 • CS

 • CL

 • HC

 • E

 • Overlay Districts
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ARTICLE 3 :  BUILDING TYPES -  FORTLAND USE CODE -  3-2 

BUILDING STANDARDS

SECTION 3.1.1

Mixed-Use

BUILDING HEIGHT

Maximum 4-12 stories max.*

Affordable 
Housing Bonus 

1-2 additional stories

BUILD-TO LINES

Smaller than  
Arterial

0’min. - 15’ max.

On-Street Parking 0’min. - 15’ max.

Arterial or larger 10’min. - 25’max.

BUILD-TO LINE EXCEPTIONS

Plaza, courtyard, 
patio or garden 

Landscaping, low walls, fencing 
or railings, a tree canopy and/
or other similar site 
improvements are required.

Easement As required by the City to 
continue an established 
drainage channel or access 
drive, or other easement.

Contextual  
Build-To

A contextual build-to line may 
fall at any point between the 
required build-to line and the 
build-to line that exists on a lot 
that abuts, and is oriented to, 
the same street as the subject 
lot.

A

A

B

B

C

C

STREET

STR
EET

*See Zone District standards for specific maximum height.

ARTICLE  3  - BUILDING TYPES
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SECTION

FACADE TOP

FACADE BASE MASSING

Building Bays* - 
Maximum Width

30'

ARTICLE  3  - BUILDING TYPES

MASSING & ARTICULATION

A
B

C

CAll facades shall have a recognizable “base” 
consisting of (but not limited to):

All facades shall have a recognizable “top” 
consisting of (but not limited to):

A

B

 � thicker walls, ledges or sills;
 � textured materials such as stone or masonry;
 � integrally colored and patterned materials 

such as smooth-finished stone or tile;
 � lighter or darker colored materials; 
 � mullions or panels; and
 � planters.

 � cornice treatments, other than just colored 
“stripes” or “bands,” with integrally textured 
materials such as stone or other masonry or 
differently colored materials;

 � sloping roof with overhangs and brackets; 
and

 � stepped parapets.

FOUR-SIDED DESIGN

Building Materials Consistent with Front 
of Building

D

*Standard also applies to rear facade..

D

Mixed-Use

STREET

STR
EET

3.1.1

Footprints over  ten-thousand (10,000) sf shall 
incorporate recesses/projections with bays no wider 
than thirty (30) ft.

 � change in plane; 
 � change in height;
 � change in texture or masonry pattern, 

windows, treillage with vines; and/or 
 � an equivalent element that subdivides the wall 

into human scale proportions. 

*Building bay is defined as at least  two (2) of the following:
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-4 

SITE ACCESS 

WALKWAYS

Primary Function Pedestrian 
Accommodation

Secondary 
Function

Vehicular Movement

VEHICULAR ACCESS & PARKING

Alley Access*** Setback additional 15’ 
min. from the building 
wall

Off-Street Parking Shall not be located any 
closer to a public street 
right-of-way than the 
principal building is set 
back from the street. 

ENTRYWAYS

Primary Entrance 
Features

Sheltering Element 
Required*

Primary Entrance 
Orientation

Opens to a Connecting 
Walkway With Pedestrian 
Frontage**

Awning Width No shorter than  
Single Storefront

A

B

C

*Includes clearly defined and recessed or framed element 
such as an awning, arcade, or portico to provide shelter.

**Buildings with vehicle bays and/or service doors for 
intermittent/infrequent nonpublic access to equipment, 
storage or similar rooms (e.g., self-serve car washes and 
self-serve mini-storage warehouses) are exempt from 
this standard. 

C

B

D

A

***Any new access must obtain access from an alley when 
present, unless proposed alley access is deemed hazardous  
by the City Engineer. 

D

Mixed-Use

STREET

STR
EET

3.1.1SECTION

ARTICLE  3  - BUILDING TYPES
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ARTICLE  3  - BUILDING TYPES

3-5 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

DESCRIPTION ZONE DISTRICTS

BUILDING TYPE EXAMPLES

SECTION

The following Zone Districts allow 
Apartment building:

Apartment Building
3.1.2

An apartment building is a residential building 
that has three (3) or more housing units. 
Apartment buildings are typically medium to 
large in size because the units are placed side-
by-side and/or stacked vertically. Apartment 
buildings have a variety of architectural styles 
but are usually at least 2 stories tall and have 
common entries that face the street.

Copperleaf Place, Fort Collins

 • LMN

 • MMN

 • HMN

 • OT-B

 • OT-C

 • NC

 • CC

 • CCN

 • CCR

 • CG

 • D

 • HC

 • CS

 • CL

 • E

 • Overlay Districts
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-6 

BUILDING STANDARDS

SECTION

Roof lines may be either sloped, flat or curved, 
but must include at least two (2) of the following:

 � The primary roof line shall be articulated through 
a variation or terracing in height, detailing and/or 
change in massing.

 � Secondary roofs shall transition over entrances, 
porches, garages, dormers, towers or other 
architectural projections.

 � Offsets in roof planes shall be a minimum of two 
(2) feet in the vertical plane.

 � Termination at the top of flat roof parapets shall 
be articulated by design details and/or changes in 
materials and color.

 � Rooftop equipment shall be hidden from view by 
incorporating equipment screens of compatible 
design and materials.

ROOF DESIGN E

E

E

Apartment Building

BUILDING HEIGHT

Maximum 3 - 12 stories max.*

Affordable 
HousingBonus 

1-2 additional stories

A

B

A

CONTEXTUAL HEIGHT SETBACK

Upper Story 
Setback**

25’ min. upper story 
setback above 2 stories

**Only properties abutting a zone district with a lower 
maximum building height shall comply.

C

C

B

STREET

3.1.2

*See Zone District standards for specific maximum height.

ARTICLE  3  - BUILDING TYPES
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3-7 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

SECTIONSECTION 3.1.2

PRIMARY ENTRANCES

Architectural 
Feature

Primary entrances shall include 
architectural features such as a 
porch, landing, portico, similar 
feature or landscaping.

Location Primary entry(ies) shall be 
located on the street-facing 
facade.

G

Apartment Building

FACADES & WALLS

Building Facade 
Articulation*

Required when  
40' or more

*Facade articulation can be accomplished by:

 � Covered doorways, balconies, covered box or 
bay windows, and/or other similar features;

 � Offsetting the floor plan; 
 � Recessing or projection of design elements; 
 � Change in materials; and/or 
 � Change in contrasting colors. 

D

VEHICULAR ACCESS & PARKING

Alley Access** Setback additional 15’ min. 
from building wall.

Off-Street 
Parking

Shall not be located any 
closer to a public street 
right-of-way than the 
principal building is set back 
from the street. 

F

**Any new access must obtain access from an alley when 
present, unless proposed alley access is deemed hazardous 
by the City Engineer. 

D

F

G
STREET

BUILDING STANDARDS

MASSING

 � Massing, wall plane, and roof design proportions 
shall be similar to a detached house, so that larger 
buildings can be integrated into surrounding lower 
scale neighborhoods. 

 � Projections, recesses, covered doorways, balconies, 
covered box or bay windows and/or other similar 
features.

 � Dividing large facades and walls into human-scaled 
proportions similar to the adjacent single- or two-
family dwellings shall not have repetitive, 
monotonous undifferentiated wall planes. 

 � Horizontal and/or vertical elements that break up 
blank walls of forty (40) feet or longer. 

D

ARTICLE  3  - BUILDING TYPES

D

 • UE 
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-8 

SECTION

ARTICLE  3  - BUILDING TYPES

ZONE DISTRICTS

BUILDING TYPE EXAMPLES

SECTION

The following Zone Districts allow 
cottage court building types:

 • OT-C

 • LMN

 • MMN

Cottage Court
3.1.3

Cottage Court complexes are a grouping of 
residential units that are organized around a 
shared courtyard accessible to all residents. 
Some cottages face the street while others face 
towards the courtyard. The cottages are usually 
smaller in scale with friendly architectural styles 
that provide a neighborhood feel, such as 
porches or stoops for each residential unit.

All Photos Courtesy of Ross Chapin Architects

DESCRIPTION

D

 • HC

 • E

 • D

 • Overlay 

Districts

Only when part of a Residential Cluster:

 • UE

 • RUL

 • RF
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B

A
C

D

STREET

BUILDING STANDARDS

SECTION

Cottage Court

LOT STANDARDS

Lot Area - Minimum 
(Prior to Subdivision)

9000 ft2 min.

Lot Area / Unit - Minimum 1400 ft2 min.

Lot Width - Minimum 
(Prior to Subdivision)

100' min.

DWELLING UNITS

# of Dwelling Units 3 - 12 max.

Distance between units 10' min.

FLOOR AREA (Maximum)

Cottage 1200-1500 sf on average

A

BUILDING MASS

Building Height - 
Maximum

1.5 - 2.5 stories /  
26 - 32’ max.*

Eave Height - Maximum 13' - 18' max.*

B

COMMON COURT

Court Width - Minimum 16' min.*

Court Area - Minimum 800 ft2 min.

*Along frontage line.

C

D

3.1.3

ARTICLE  3  - BUILDING TYPES

3-9 - ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

*See Zone District standards for specific maximum height.

ALLEY
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-10 

SITE ACCESS

ACESSS & CIRCULATION

Walkways Shared pathways

Off-Street Parking - 
Alley Access

Behind street fronting 
dweilling

Off-Street Parking -
No-Alley Access 

12' max. 
driveway width,
1 driveway / lot

Parking Ratio 
per number of 
bedrooms

1 or less br: 1.0
2 br: 1.50
3 br: 2.00
4 br: 2.50

ENTRANCES

Primary Entrance 
Orientation*

Toward street or shared 
court

Architectural Features Required

Single-Unit Detached 6' deep min. x 8' length 
min. 

Single-Unit Attached 4' x 4' min. 
covered porch or 
stoop required**

**Porch Depth is as measured from the building facade to the 
posts, railings and spindles.

*For new construction on rear area of a lot that consists of 
frontage on two (2) streets and an alley, frontage shall face street.

B

C

D

E

A

C

D

B

E

A STREET

Cottage Court

SECTION 3.1.3

ALLEY

ARTICLE  3  - BUILDING TYPES

 � Off-street parking area shall be prohibited within the 
court.
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3-11  -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

BUILDING STANDARDS

The following Zone Districts allow 
Rowhouse building types:

 • LMN

 • MMN

 • HMN

 • OT-C

 • NC

 • D

 • CC

ARTICLE  3  - BUILDING TYPESARTICLE  3  - BUILDING TYPES

ZONE DISTRICTS

Rowhouse

A rowhouse consists of 2-8 residential units 
that are placed side-by-side and share walls. 
Rowhouses are typically narrow and 2-3.5 
stories tall, with each home having its own 
entrance that usually faces the street. It is 
common for homes in rowhouses to have 
porches and some may have an attached or 
detached garage behind each unit. 

BUILDING TYPE EXAMPLES

Thrive Home Builders CG Architect

SECTION 3.1.4

 • CCN

 • CCR

 • CG

 • CS

 • CL

 • HC

 • E

Only when part of a Residential Cluster:

 • UE

 • RUL

 • RF
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-12 

Rowhouse

BUILDING STANDARDS

LOT STANDARDS

Lot Area / Unit 1400 ft2 min.

Lot Width - Minimum 15' min.

Private Outdoor Space* 12' x 18' / unit

BUILDING MASS

Building Height - 
Maximum

2-3.5 Stories** 

# of Rowhouse Groupings 2 - 8 max.***

Building Orientation Front faces street ****

A

A

B

B

**See Zone Distrcit standards for max. height.
***Maximum is dependent on Zone District standards.
**** Narrower side of unit faces the street.

ROOF DESIGN

Roof lines may be either sloped, flat or curved, but 
must include at least two (2) of the following elements:

 � The primary roof line shall be articulated 
through a variation or terracing in height, 
detailing and/or change in massing.

 � Secondary roofs shall transition over 
entrances, porches, garages, dormers, towers 
or other architectural projections.

 � Offsets in roof planes shall be a minimum of 
two (2) feet in the vertical plane.

 � Termination at the top of flat roof parapets 
shall be articulated by design details and/or 
changes in materials and color.

 � Rooftop equipment shall be hidden from view 
by incorporating equipment screens of 
compatible design and materials.

STREET

SECTION 3.1.4

*Clearly defined space such as a patio, courtyard or deck.

ARTICLE  3  - BUILDING TYPES
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3-13 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

ARTICLE  3  - BUILDING TYPESARTICLE  3  - BUILDING TYPES

SITE ACCESS

Rowhouse

ACESSS & CIRCULATION

Off-Street Parking - 
Alley Access

Behind dwelling

Off-Street Parking -
No-Alley Access 

12' max. 
driveway width

A

A

B

STREET

SECTION 3.1.4

ENTRANCES

Primary Entrance 
Orientation

Toward street or 
shared court

Architectural Features Required

Porch Dimensions 6' deep min. x 8' 
length min. 

B

 � For new construction on rear area of a lot that consists of 
frontage on two (2) streets and an alley, frontage shall 
face street.

 � Architectural features include porch, portico or similar feature.
 � Porch Depth is as measured from the building facade to 

the posts, railings and spindles

 � Off Street Parking area shall not be visible from the 
street or shared court the primary entrance faces.
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-14 

ARTICLE  3  - BUILDING TYPES

DESCRIPTION ZONE DISTRICTS

BUILDING TYPE EXAMPLES

SECTION

The following Zone Districts allow 
Duplex building types:

Duplex

 • LMN

 • MMN

 • OT-B

 • OT-C

 • UE

 • NC

 • CC

3.1.5

A duplex consists of one building with two (2) 
side-by-side residential units that both face 
the street or two (2) units that are stacked 
vertically. A duplex is commonly 1.5 to 2 stories 
and usually features porches, stoops, and 
pitched roofs, so it can look like a medium to 
large detached house and fit in well with single-
unit neighborhoods. Other types of duplexes 
may not face the street, such as over-the-
garage duplexes or basement duplexes.

 • CCN

 • CCR

 • CG

 • CS

 • CL

 • HC

 • E

Only when part of a Residential Cluster:

 • RUL

 • RF
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3-15 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

BUILDING STANDARDS

SECTION

Duplex

ROOF DESIGN

Roof Pitch - Minimum 2:12

Roof Pitch - Maximum 12:12

Roof Pitch - 
Architectural Features

24:12***

C

LOT STANDARDS

Lot Size - Minimum 4500 ft2

Lot Width - Minimum 40' min.

Floor Area - Maximum 1500 ft2 / unit

Private Outdoor Space* 12' x 18' / unit

A

A

B

D

D

***Covered porch may be flat whenever the roof of such a porch 
is also considered to be the floor of a second-story deck.

C

3.1.5

BUILDING MASS

Building Height - Maximum  35'**

# of Duplex Groupings 3 - 6 max.

Building Orientation Front faces street 
or shared court

B

.
*Clearly defined space such as a patio, courtyard or deck

 � A second floor shall not overhang the lower front or 
side exterior walls of a new or existing building.

**See Zone District standards for specific maximum height.

ARTICLE  3  - BUILDING TYPES
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A

B

D

C

ACESSS & CIRCULATION

Off-Street Parking - 
Alley Access

Behind dwelling

Street-Facing 
Garage Setback*

Recessed 4' behind a 
porch or front facade

Off-Street Parking -
No-Alley Access* 

12' max. 
driveway width

ENTRANCES

Private Entrance for 
Individual Units

Min. of one entry 
required to orient 
toward street; may 
be shared entry for 
stacked units.

Architectural Features Required

Shared Front Porch 6' deep min. x 8' 
length min. 

Individual Entry Feature 4' x 4' min. 
covered ground-
floor stoop

ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-16 

D

SITE ACCESS

A

B

C

Duplex

SECTION 3.1.5

 � Entrances must be visible from the street or shared 
court.

 � Architectural features include porch, portico or similar 
feature. Covered porch may be flat whenevr the roof of 
such porch is also considered to be the floor of a 
second-story deck.

 � Porch Depth is as measured from the building facade 
to the posts, railings and spindles.

* Allowed only when there is no alley access.

ARTICLE  3  - BUILDING TYPES
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3-17 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

ARTICLE  3  - BUILDING TYPES

Detached House, Urban
DESCRIPTION ZONE DISTRICTS

BUILDING TYPE EXAMPLES

The following Zone Districts allow 
Detached House, Urban building:

 • OT

 • LMN

 • MMN

 • RL

 • RF

 • RUL

 • UE

An urban detached house is a small to medium-
sized 1-2 story home on a single lot located 
in established neighborhoods. Most have one 
main entrance and often attached or detached 
garages. Urban detached houses are distinct in 
that they are usually on smaller lots, and within 
walking distance to key amenities and services.

SECTION 3.1.6

 • MH

 • HC

 • CL

 • CS

 • CCR

 • CCN

Page 389

Item 13.



ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-18 

LOT STANDARDS*

Lot Size - Minimum 3000 ft2

Lot Width - Minimum 40' min.

*Lot standards may vary from dimensions stated here if part of a 
larger development and consistent with density requirements.

BUILDING STANDARDS

B

A

BUILDING MASS

Building Height - Maximum  35'****

Building Orientation Front faces street 

A second floor shall not overhang the lower front or 
side exterior walls of a new or existing building.

C

ROOF DESIGN

Roof Pitch - Minimum** 2:12

Roof Pitch - Maximum 12:12

Roof Pitch - 
Architectural Features

24:12***
D

**Only applies in the OT zone district.
***Covered porch may be flat whenever the roof of such a porch 
is also considered to be the floor of a second-story deck.

Detached House, Urban

A

B

C

D

FRONT YARD FENCES

Opacity 60% min.

Height 2.5’ min. - 3’ max.

Prohibited Materials Chain Link

OFF-STREET PARKING

Alley Access Behind dwelling

No-Alley Access 12' max.  
driveway width

SECTION 3.1.6

ARTICLE  3  - BUILDING TYPES

****See Zone District standards for specific maximum height.
Page 390

Item 13.



ARTICLE  3  - BUILDING TYPES

3-19 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

B

A

C

OFF-STREET PARKING

Alley Access Behind dwelling

No-Alley Access 12' max.  
driveway width

ENTRANCES

Primary Entrance 
Orientation

Towards front  
wall of building*

Architectural 
Features

Required

Porch Dimensions 6' deep min. x 8' length 
min. 

SITE ACCESS

B

A

*Unless required for handicap access.

Detached House, Urban

C

SECTION 3.1.6

 � Except in RL, the maximum driveway width is 18'. 
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-20 

ARTICLE  3  - BUILDING TYPES

DESCRIPTION ZONE DISTRICTS

BUILDING TYPE EXAMPLES

SECTION

Detached House, Suburban

The following Zone Districts allow 
Detached House, Suburban build-
ing type:

 • OT

 • LMN

 • MMN

 • RL

 • RF

 • UE

 • RUL

 • MH

A suburban detached house is a small to 
medium-sized 1-2 story home on a single lot 
located in established neighborhoods. Most 
have one main entrance and often attached or 
detached garages. Suburban detached houses 
make up a large portion of Fort Collin's current 
single-unit residential areas.

3.1.7

 • CCN

 • CCR

 • CG

 • CS

 • CL

 • HC

 • E
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ARTICLE  3  - BUILDING TYPES

3-21 -  ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

BUILDING STANDARDS

SECTION

Detached House, Suburban

LOT STANDARDS

Lot Area 3000 ft² min.*

Lot Width** 60’ min.

Front Setback** 20’

Rear Setback** 15’

Rear Setback, Alley-
Accessed Garages**

6’

Residential Use -
Side Setback**

Corner Lot - 15’ min.
Interior Lot - 5’ min.

BUILDING HEIGHT

Maximum 28’ Max.***

*Except in RL, the minimum lot area shall be the 
equivalent of three (3) times the total floor area of 
the building but not less than six thousand (6,000) 
square feet.
**Except in OT, the standards in this zone district 
apply.

MASSING

A second floor shall not overhang the lower 
front or side exterior walls of a new or existing 
building.

ROOF DESIGN

Roof Pitch - Minimum**** 2:12

Roof Pitch - Maximum 12:12

B

A

C

D

3.1.7

****Only applies in the OT zone district.

***See Zone District standards for specific maximum height.
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-22 

SITE DESIGN

Detached House, Suburban

ENTRANCES

Primary Entrance 
Orientation

Towards front  
wall of building*

Architectural 
Features

Required by District

Porch 
Dimensions**

6' deep min. x 8' length 
min. B

A

*Unless required for handicap access.
**When required by zone district. 

ACESSS & CIRCULATION

Off-Street Parking 12' max. 
driveway width

GARAGE LOCATION

Street-Facing 
Garage Setback

Recessed 4' behind a 
porch or front facade

C

A

C

SECTION 3.1.7

B

ARTICLE  3  - BUILDING TYPES

 � Except in RL, the maximum driveway width is 18'. 
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ARTICLE  3  - BUILDING TYPES

DESCRIPTION ZONE DISTRICTS

SECTION

Detached Accessory Structure

ARTICLE  3  - BUILDING TYPES

3-23 - ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

• Free-standing structure
• Does not include a dwelling unit
• Unattached to proposed or existing primary dwelling
• Does not share a common wall with primary dwelling
• New construction or built from existing detached 

accessory building 
• Max. square footage
• Compliments primary dwelling (architecture, building 

materials)

All Zone Districts that permit 
single-unit, two-unit uses.

SECTION 3.1.8

ACCESSORY BUILDING SETBACKS

Setback from 
Primary Dwelling

5’ min.

Side & Rear 
Setback

Per Zone District 
standards

ACCESSORY BUILDING FLOOR 
AREA

OT zone 
district

Any parcel 600 ft² 
max.

All other zone 
districts

Parcels < 20,000 sf 800 ft² 
max.

Parcels > 20,000 sf 
< 1 acre

1,200 ft² 
max.

Parcels > 1 acre 6%  ft² 
max.

ACCESSORY BUILDING HEIGHT 
(Maximum)

Accessory Building 24’ max.

Bulk Plane Per Zone District 
standards

BUILDING STANDARDS

A
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DESCRIPTION ZONE DISTRICTS

BUILDING TYPE:

Accessory Dwelling Unit (ADU)

SECTION 3.1.9

ARTICLE  3  - BUILDING TYPES

ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-24 

• Full living amenities
• Accessory to a Duplex or Detached House
• New construction or built within an existing detached 

accessory building 
• Min & Max. square footage
• Subordinate to and complements the primary dwelling 

(architecture, building materials)
• ADUs may came come in one of two varieties: 
 - Detached
 - Attached

 • OT

 • CC

 • CCN

 • CCR

 • CG

Only Allowed where there is an existing:
• detached house;
• duplex; triplex; or
• non-residential use operating in a 

detached house.

BUILDING TYPE EXAMPLES

Photo: Troy Thies for Ben Quie & SonsTop Photo: Hammer & Hand, Designed by Polyphon Architecture & Design 
and Introspecs. Bottom Photo: Studio Shed

 • CS

 • CL

 • LMN

 • MMN

 • HMN

 • NC

 • D

 • HC

 • E

 • I

 • RC

 • LMN

Only when part of a Residential Cluster:

 • RUL

 • RF
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BUILDING TYPE:

STREET

SECTION 3.1.9

ARTICLE  3  - BUILDING TYPES

Detached ADU FLOOR AREA

Detached ADU 
with or without  
non-habitable 
space (Rear Lot)

New construction Primary Building 
< 1,335 ft² 600 ft² max.*

Primary Building 
> 1,335 ft²

1,000 ft² max. / or 45% of primary 
dwelling unit. (whichever is less)*

Existing accessory 
structure** 800 ft² max.***

*Max. floor Area includes garage, shed or other accessory space. **Legal structure upon the adoption of the 
LUC. ***Does not include non-habitable space.

Accessory Dwelling Unit, Detached

BUILDING STANDARDS: 
Accessory Dwelling Unit (ADU), detached

Detached ADU SEPARATION and SETBACKS

Separation from Primary 
Dwelling

5’ min.

Setback from Front Wall of 
Primary Dwelling

10’ min.

Side & Rear Setback Per Zone District 
standards

Detached ADU HEIGHT (Maximum)

ADU Height 1.5 stories /28' max. 
or per Zone District 
standard 

• Free-standing structure
• Unattached to proposed or existing 

primary dwelling
• Does not share a common wall or roof 

with primary dwelling
• Behind front wall of primary dwelling
• May include garage, shed or other 

accessory space

A

B

C

3-25 - ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE
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BUILDING TYPE EXAMPLES

BUILDING TYPE:

Attached ADU SETBACKS

Side & Rear Setback Per Zone District 
standards

ADU FLOOR AREA

Attached ADU Located on a floor 
level at or above grade 45% of primary dwelling unit

located on floor level 
below grade 100% of the floor level

BUILDING STANDARDS: 
Accessory Dwelling Unit (ADU), attached

Attached ADU HEIGHT (Maximum)

ADU Height No taller than the 
Primary Dwelling

Bulk Plane Per Zone District 
standards

• Attached to the existing primary dwelling
• Shares at minimum one (1) common wall with 

primary dwelling

Accessory Dwelling Unit, Attached

ARTICLE  3  - BUILDING TYPES

SECTION 3.1.9

A

B

STREET

STREET

BACKYARD

ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -  3-26 
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ARTICLE  3  - BUILDING TYPES

3-27 - ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE

(A) Street Connectivity and Design.  The layout 
and design of any new streets shall emphasize 
characteristics and views of the open-
landscape. To the maximum extent feasible, 
streets shall be designed to minimize the 
amount of site disturbance caused by roadway 
and associated grading required for their 
construction by utilizing special street design 
characteristics such as divided lanes, landscape 
islands and landscape solutions to drainage 
instead of standard curb and gutter (so that 
storm water runoff is directed into open swales 
and ditches). Local and residential access roads 
shall be designed without curbs and gutters 
unless deemed necessary for health and safety 
by the City Engineer. 

(B) Fossli Creek Reservoir Resource 
Management Area. In the Fossil Creek Reservoir 
Resource Management Area clustering shall be 
required for residential development. 

(C) Site Design for Residential Cluster 
Development. In a cluster development, lot 
sizes and widths may be reduced in order to 
group the dwellings together.  The precentage 
of the developement that includes residential 
uses and the precentage required to be 
preserved as privately owned open space can 
be found in the following table.  

Residential Cluster

 
 

SECTION 3.1.10

ZONE DISTRICTS
The following Zone Districts 
allow Residential Cluster 
building type:

 • UE

 • RUL

 • RF

Portion of Development Used  for 
Residential Cluster 

Zone District Cluster  
Maximum

Open Space
(Privately Owned)

Minimum

UE 50% 50%

RUL 20% 80%

RF 50% 50%

DESIGN STANDARDS

DESCRIPTION
In a residential cluster lot sizes may be 
reduced in order to cluster the dwellings 
together on a portion of the property, with 
the remainder of the property permanently 
preserved as privately owned open space. 
A Residential Cluster may include the 
following other building types Detached 
House, Duplex, Cottage Court, Rowhouse, 
or ADU.

(1) The private open space of the proposed 
development shall remain under private 
ownership, as protected by restrictive 
covenants for the benefit of the City, and/
or by maintaining existing dwellings and 
any outbuildings, protected by restrictive 
covenants binding upon either: 

 (a) existing residential owners;
 (b) the residential homeowners' 
       association if it owns such    
       propert; or
 (c) a nonprofit organization   
       acceptable to the City, if it   
       owns such property. 

 (2) The development plan shall include 
such restrictive provisions protected by 
restrictive covenants for the benefit of 
the City, proposed uses, and maintenance 
provisions as necessary to ensure the 
continuation of the private open space uses 
intended. The city may also require that 
the developer commit in the development 
agreement to maintain the open space.
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ARTICLE 3 :  BUILDING TYPES -  FORT COLLINS LAND USE CODE -3-28 

Setbacks for attached, detached and 
accessory buildings in a Residential Cluster

Building Front Interior 
Side

Street
 Side

Rear

Detached 15' min 5' min 15' min 8' min

Attached 10' min 0' min 15' min 8' min

Detached
Accessory

Behind  
primary 
building

5' min 15' min 8' min

(4) Outbuildings relating to agricultural 
use are allowed to remain and, if included, 
shall be applied toward the total allowed 
residential density in the development.

(5) Dwelling Units. The maximum number of 
dwellings are indicated in the following table.

Residential Cluster
SECTION 3.1.10

(D) The design of the cluster development 
shall be appropriate for the site, as 
demonstrated by meeting all of the following 
criteria:

(1) The preservation of significant natural 
resources, wildlife habitat, natural areas 
and features such as drainage swales, rock 
outcroppings and slopes, native vegetation, 
open lands or agricultural property through 
maintenance of large, contiguous blocks of 
land and other techniques. Residual land 
shall be designed to achieve the maximum 
amount of contiguous open space possible, 
while avoiding the creation of small, isolated 
and unusable areas.

(2) The provision of additional amenities 
such as trails, common areas or access to 
public recreational areas and open space. 
Residual lands shall not include any street 
rights-of-way or parking areas. 

(3) The protection of adjacent residential 
development through landscaping, 
screening, fencing, buffering or similar 
measures.

(4) The layout of lots to conform to terrain 
and minimize grading and filling, including 
the preservation of natural features such 
as drainage swales, rock outcroppings and 
slopes. 

(5) The indication of any areas where Farm 
Animals will be allowed, including any 
mitigation features needed to buffer these 
areas from surrounding uses.

Units per Acres in a Residential Cluster

Zone 
District

Max.
Dweiling Units Acres

UE 2 1

RUL 1 10

RF 1 1

(3) Setbacks

ARTICLE  3  - BUILDING TYPESARTICLE  3  - BUILDING TYPES
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     ARTICLE 4 – USE STANDARDS 

4-1 | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

ARTICLE 4 
USE STANDARDS 

 

DIVISION 4.1 PURPOSE

This Article classifies the uses allowed by zone district in order to identify the activities that support the health, 
safety, and welfare of the people that live and work in all areas of Fort Collins. This Article also includes standards 
that may apply to a specific use. 

 

DIVISION 4.2 TABLE OF PRIMARY USES

All uses that are not (1) expressly allowed as permitted uses in this Section or (2) determined to be permitted by the 
Director or the Planning and Zoning Commission pursuant to this Code are prohibited. 
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  A R TIC LE 4 – USE STANDARDS 

4-2 | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

 

 

 

 

Regardless of the level of review indicated in the Residential Uses table above all affordable housing developments shall be reviewed through Basic Development Review (BDR). 

 

 

 

 

 

 

 

RUL UE RF RL OT-A MH LMN MMN HMN OT-B OT-C CC CCN CCR CG
CG-
CAC

CS NC
CL 

(RA)
CL 

(OA)
HC H. CORE

CA/C
/NM

I/R RC CN EC E I POL T

Single Unit Dwelling ◪ ◪ ▨ ◪ ■ ◪ ◪ ■ ■ ◪ ▨ ◪ ■ ■ ▨ ■ ▨ ◬
Single Unit Attached Dwelling ▨ ▨ ▨ ◪ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ▨ ◪ ◪ ◪ ■/■ ▨ ◬
Two Unit Dwelling ▨ ◪ ▨ ◪ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ▨ ◪ ◪ ■/■ ▨
Multi-Unit Dwelling ▨ ▨ ▨ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ▨ ■/■ ◪ ◪ ◪ ▨ ▨
Mixed-Use Dwelling Units ◪ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ■ ◪ ◪ ◪ ◪ ▨
Accessory Dwelling Unit ■ ■ ◪ ■ ■ ■ ◪ ◪ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■
Short Term Primary Rentals ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣
Short Term Non-Primary Rentals ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣
Fraternity & Sorority Houses ▨ ◪ ▨ ▨ ▨ ■ ◪
Extra Occupancy 
Houses ◪ ◪ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■ ◬
Manufactured Housing Community ◪ ▨ ▨ ◬
Group Homes ◪ ▨ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■ ◪ ▨ ◪ ▨ ▨ ◪ ◪ ▨ ◬
Shelter for victims of 
domestic violence ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS
EMPLOYMENT, INDUSTRIAL, 

OTHER

RESIDENTIAL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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     ARTICLE 4 – USE STANDARDS 

4-3 | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

 

 

 
  

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License

Cemeteries ▨ ◪ ◪ ◪ ◪ ▨ ▨ ◪
Community facilities   ▨ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ◪ ◪ ▨
Golf courses ▨ ▨ ▨ ◪ ▨ ▨ ▨
Homeless Shelters 
(Excluding Seasonal) ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨
Hospitals ▨ ▨ ▨ ▨ ◪ ◪ ◪ ▨
Jails, Detention & Penal Centers ▨ ▨
Neighborhood support/
recreation facilities ▨ ◪
Neighborhood Parks as Definfed 
by the Parks and Recreation 
Policy Plan

◪ ◪ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■ ■

Parks, recreation and open lands, 
except parks defined by Parks & 
Recreation Policy Plan

◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪

Public/Private schools (elem., 
interm. &  H.S.) ▨ ▨ ▨ ▨ ◪ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨
Public/Private schools (voc. & 
tech.) ▨ ◪ ▨ ◪ ◪ ◪
Public/Private schools (coll., 
univ., voc., & tech.) ▨ ◪ ◪ ▨ ◪ ◪ ◪ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ■/■ ◪ ◪ ◪ ◪ ◪ ◪
Parks, recreation, & open lands 
(not neighbrhood park) ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Neighborhood parks ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■
Places of worship or assembly ▨ ▨ ◪ ▨ ◪ ▨ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ■ ◪ ▨ ◪ ◪ ▨ ◪ ◪ ▨ ◪ ◬
Major Public Facilities ▨ ▨ ▨ ▨ ◪
Minor Public facilities ◪ ◪ ▨ ◪ ▨ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■/■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Riding academies ▨
Seasonal Overflow Shelters ◪ ▨ ◪ ◪ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ▨ ▨ ▨ ▨ ▨ ■
Transit Facilities 
(with Repair or Storage) ▨ ◪
Transit Facilities 
(without Repair or Storage) ◪ ◪ ◪ ■ ◪ ◪ ▨ ▨ ▨ ▨ ▨ ◪ ◪
Wildlife rescue and education 
centers ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨

INSTITUTIONAL/CIVIC/PUBLIC USES
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Adult oriented uses ▨
Adult day/respite care center ▨ ▨ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ▨ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨
Animal Boarding ◪ ▨ ▨ ▨
Artisan and photography studios 
and galleries ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■/■ ◪ ◪ ◪ ◪ ▨ ◪ ◬
Bars, taverns ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■/■ ◪ ◪ ◪ ◪ ◪ ▨
Night clubs ▨ ◪ ▨ ■/■ ▨ ▨ ▨ ▨
Bed & breakfast establishments ▨ ◪ ◪ ◪ ▨ ■ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ▨ ▨
Child care centers ▨ ▨ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ▨ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ◬
Clubs and Lodges ◪ ◪ ◪ ◪ ◪ ■ ◪ ▨ ■/■ ◪ ◪ ◪ ◪ ◪ ◪
Convenience retail stores without 
fuel sales ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪  ◪ ◪ ◬
Convenience retail stores with 
fuel sales ▨ ▨ ▨ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ▨ ◬
Convenience shopping centers ▨ ▨ ▨
Convention and conference 
centers ▨ ■/■ ▨ ▨ ▨
Day Shelter ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◪ ▨ ◬
Dog day-care facility ◪ ◪ ◪ ◪ ◪ ◪ ■ ◪ ▨ ▨ ▨ ▨ ◪ ◪
Drive-In Facilities ▨ ▨
Grocery stores ◪ ◪ ◪ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬
Supermarkets ▨ ▨ ▨ ▨ ◪ ▨ ▨ ▨ ▨
Enclosed mini-storage facility ▨ ▨ ◪ ◪ ◪ ▨ ◪ ◬
Entertainment facilities and 
theaters ▨ ◪ ▨ ▨ ▨ ◪ ▨ ■ ◪ ■/■ ▨ ◪ ▨ ▨
Exhibit halls ▨ ◪ ◪ ▨ ◪ ■ ◪ ■ ▨ ◪ ▨ ■/■
Food Catering or small food 
product preparation ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS EMPLOYMENT, INDUSTRIAL, 
OTHER

COMMERCIAL/RETAIL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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Food Truck Rally ▣ ▣ ▣ ▣ ▣ ◪ ▣ ▣ ▣ ▣ ▣
Frozen Food Lockers ◪ ■ ◪ ◪
Funeral homes ▨ ◪ ◪ ▨ ◪ ◪ ◪ ◪ ▨ ◪ ◬
Gasoline stations ◪ ◪ ◪ ◪ ◪ ▨ ▨  ▨ ◪ ◪
Health and membership clubs ◪ ◪ ◪ ▨ ◪ ◪ ◪ ▨ ■/■ ◪ ◪ ◪ ◪ ▨ ◪
Homeless Shelters ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨
Indoor Kennel ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬
Limited indoor recreation 
establishments ▨ ◪ ◪ ◪ ◪ ◪ ◪ ■ ◪ ▨ ■/■ ◪ ◪ ◪ ◪ ▨ ◪ ◬
Unlimited Indoor Recreation 
Establishments ▨ ▨ ▨ ▨ ▨ ◪ ▨
Lodging establishments

 ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ▨ ▨ ▨ ▨ ◪ ◪ ▨
Long-term care facility ▨ ▨ ▨  ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨
Medical centers/clinics ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■ ■ ◪ ◪ ◪
Medical marijuana centers ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■

Micro-brewery/distillery/winery ◪ ◪ ◪ ◪ ▨ ◪ ◪ ◪ ■/■ ▨ ▨ ▨ ▨ ◪ ▨ ◬
Music Studio ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Music Facility, Multi-Purpose ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Offices, financial services & clinics ▨ ▨ ◪ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ■/■ ◪ ◪ ■/■ ■/■ ◪ ◪
Outdoor amphitheater ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◪ ◪ ▨ ▨
Plant Nurseries & Greenhouses ▨ ◪ ◪ ◪ ◪ ◪
Plumbing, electrical, and 
carpenter shops ◪ ◪ ■ ■ ◪
Print Shop ◪ ◪ ◪ ◪ ◪ ◪ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Open air farmers markets ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS EMPLOYMENT, INDUSTRIAL, 
OTHER

COMMERCIAL/RETAIL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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Parking lots and garages (as 
principle use) ◪ ▨ ▨ ◪ ■ ▨ ▨ ▨ ▨ ▨ ◪ ◪
Personal and business service 
shops ◪ ▨ ◪ ■ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■ ■ ■/■ ■/■ ◪ ◪ ■/■ ◪ ◬
Recreational uses ▨ ◪  ▨
Restaurant (limited mixed-use) ◪ ▨
Restaurants (standard) ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■ ◪ ▨ ■/■ ◪ ◪ ◪ ◪ ▨ ▨
Restaurants (fast food with drive-
thru) ▨ ▨
Restaurants (fast food without 
drive-thru) ◪ ◪ ◪ ◪ ▨ ◪ ◪ ■ ◪ ■/■ ◪ ◪ ◪ ◪ ▨ ▨
Restaurants, Drive-In ▨ ◪ ▨ ◪ ▨ ▨ ◬
Retail marijuana stores ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■

Retail establishments ◪ ◪ ▨ ◪ ◪ ◪ ◪ ■ ◪ ■/■ ▨ ▨ ◪ ◪ ◬
Large Retail establishments ▨ ▨ ▨ ◪ ▨ ▨ ▨ ▨ ◬
Retail stores (with vehicle 
servicing) ▨  ◪ ◪  ◪
Retail stores/supply yards (with 
outdoor storage) ▨ ◪ ▨
Small scale reception center ▨ ◪ ◪ ▨ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪
Harmony Cooridor Community 
Shopping Center ▨
Harmony Cooridor Lifestyle 
Shopping Center ▨
Harmony Cooridor Regional 
Shopping Center ▨
Harmony Cooridor Neighborhood 
Service Center ▨
I-25 Activity Centers ▨
Unlimited Indoor Recreation 
Establishments ▨ ▨ ▨ ▨ ▨ ◪ ▨ ◪
Boat sales with storage ▨ ▨
Vehicle Sales ▨ ◪ ■ ▨ ▨ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS EMPLOYMENT, INDUSTRIAL, 
OTHER

COMMERCIAL/RETAIL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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Vehicle Major Repair ▨ ◪ ■ ▨ ▨ ◪ ◬
Vehicle Minor Repair ▨ ◪ ◪ ◪ ■ ◪ ▨ ◪ ◪ ◬
Farm implement & heavy 
equipment sales ◪ ▨
Manufactured home/recreational 
vehicle/truck sales ◪ ▨
Equipment, Truck, trailer rental ▨ ◪ ◪ ◪
Equipment Rental est. (without 
outdoor storage) ◪ ◪ ◪ ◪ ◪
Veterinary Hospital ◪ ■ ◪ ■/■ ▨ ▨
Veterinary facilities/small animal 
clinics or hospitals ◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ▨ ▨ ◪ ◪ ◪ ◪ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS EMPLOYMENT, INDUSTRIAL, 
OTHER

COMMERCIAL/RETAIL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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Airport/Airstrips ▨
Compost facilities ◪ ▨ ▨ ◪ ◪ ◪ ◪
Dry Cleaning Plants ▨ ▨
Heavy Industrial ◪
Light industrial ▨ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ◪ ◬
Junk Yards ▨
Medical marijuana cultivation ■ ■ ■ ■
Medical Marijuana optional premises 
cultivation operations ■ ■ ■ ■/■ ■
Medical Marijuana Research and 
Development ■ ■ ■ ■/■ ■
Retail Marijuana cultivation facility ■ ■ ■ ■
Retail marijuana product manufacturing 
facility ■ ■ ■ ■
Retail marijuana testing facility ■ ■ ■ ■
Oil and gas piplines ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◬
Oil and gas facilities ▨ ◬
Outdoor storage facilities ◪ ◪ ◬
Recreation vehicle, boat, truck storage ◪
Recycling facilities ▨ ◪
Research laboratories ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬
Resource extraction, process and sales ▨ ▨ ▨
Resource recovery ◪ ◪
Solar energy systems, small- and 
medium-scale ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ▨
Solar energy systems - large 
scale ◪ ◪
Transportation terminals (truck, 
container storage) ▨ ■ ▨
Warehouses ◪ ■ ◪ ◪ ◪ ◬
Wholesale distribution facility ◪ ■ ◪ ◪
Workshops and custom small 
industry ▨ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬

INDUSTRIAL USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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OTHER

Accessory buildings ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■ ■
Accessory uses ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■/■ ◩ ◩ ◩
Agricultural activities ■ ◪ ◪ ◪ ◪ ◪ ◪
Farm Animals ■ ◪ ◪
Urban Agriculture ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣
Heliports and Helipads

  ▨ ▨ ▨
Outdoor vendor ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■
Satellite dishes (>39" in 
diameter) ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ■/■ ■/■ ■/■ ■/■ ■/■ ◪ ◪  

Wireless communication facilities, 
collocated ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ◪ ◪ ◪ ◪ ◪ ■ ■ ■ ◬
Wireless communication facilities  ▨ ◪ ◪ ◪ ■ ■ ■ ◪ ◪ ◪ ■ ▨ ▨ ▨ ▨ ▨ ■ ■ ◪
Off-site Construction Staging ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■

ACCESSORY/MISC USES

■ Basic Development Review ◪ Type 1 (Administrative Review) ▨ Type 2 (Planning and Zoning Commission) ◬ Additional Use Standards 

■ Minor Amendment ◩ Building Permit ▣ License
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DIVISION 4.3 ADDITIONAL USE STANDARDS

4.3.1 RESIDENTIAL USES 

(A) Accessory Building shall be subordinate to a primary building and may contain finished space, unfinished 
space and habitable space. 

 
(1) Accessory buildings shall not be eligible for a new short term rental License on or after January 1, 2024.  

Existing short term rental licenses issued before January 1, 2024, may be renewed or a new license after this 
date may be issued per Section 15-646 of the Code of the City of Fort Collins. 

 
(B) Accessory Dwelling Unit shall be subordinate to a primary dwelling unit. The land underneath the primary 

structure and the accessory dwelling unit is not divided into separate lots.   
 

(1) Accessory dwelling units shall have a resident manager residing on the property in the ADU or primary 
building, when the owner does not reside on the property. 

 
(a) The resident manager shall have one (1) primary residence and shall reside on the property for nine (9) 

months of the calendar year. 
 

(b) If the designated resident manager no longer resides on the property, a new one shall be established by 
the property owner.  
 

(c) If the resident manager shall be authorized by the property owner to manage the property and all 
dwelling units. 

 

(d) Before the Certificate of Occupancy is issued for an ADU the property owner shall provide the name, 
address, and the resident manager’s authorization to manage the property and dwelling units.  Any 
ongoing verification of such information shall be provided by the owner upon request of the City. 
 

(2) Accessory Dwellings Units that apply for a building permit on or after January 1, 2024, shall not be used for 
a short term rental. Existing short term rental licenses issued before January 1, 2024, may be renewed or a 
new license after this date may be issued per Section 15-646 of the Code of the City of Fort Collins. 

 
(C) Extra Occupancy Unit 

(1) One (1) occupant per three hundred fifty (350) square feet of habitable floor space, in addition to a minimum 
of four hundred (400) square feet of habitable floor space if owner-occupied. 
 
(a) In the LMN Zone district no more than twenty-five (25) percent of the parcels on a block face may be 

approved for extra occupancy use. 
 
(b) In the CS zone district such use shall not be allowed within two hundred (200) feet of North College 

Avenue. 

(D) Family Care Homes consist of one or more of the following: 

(1) Family Foster Homes. Family foster homes shall be permitted as an accessory use as defined in Article 7 
provided that the maximum number of foster children in any given home shall not exceed four (4). 
 

(2) Day Care Homes. Day care homes shall be permitted as an accessory use as defined in Article 7 provided 
that such homes are licensed by the State of Colorado and that the maximum number of children and the age 

Page 412

Item 13.



  

 

     ARTICLE 4 –  USE STANDARDS 

4-11 | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

limitation of children to whom care is provided complies with the State of Colorado regulations for a family 
child care home, an infant/toddler home or an experienced family child care provider home. 
 

(3) Elderly Day Care Homes. Elderly day care homes shall be permitted as an accessory use as defined in Article 
7, provided that the maximum number of elderly persons receiving care, protection and supervision in any 
such home shall not exceed four (4) at any given time. 

(E) Fraternity/Sorority Houses shall mean residences housing students attending an accredited institution of 
higher learning within the City.  
 

(F) Group Home is allowed in the following zone districts: 
 

Zone Maximum Number 
of Residents 
excluding 
supervisors, for 
Minimum lot size. 

Additional lot 
area for each 
additional 
resident (square 
feet) 

Maximum 
permissible 
residents, 
excluding 
supervisors 

Minimum 
separation 
requirements 
between any other 
group home (feet) 

UE 3 2,000 8 1,500 

RL, OT-A, HC, E, 
RF, MH 

3 1,500 8 1,500 

LMN, OT-B, RDR 6 750 15 1,000 

OT-C, D, CS, CCN, 
MMN, HMN, NC, 
CG, CC, CL, CCR 

6 500 20 700 

 

(1) All Group Homes are required to be setback at least 200 feet from North College Avenue.   
 

(2) The minimum separation distance required between group homes that are located in different zone districts 
shall be the one that requires the greatest distance. 
 

(3) The decision maker may determine a higher maximum number of residents to be allowed to occupy the 
facility upon finding that the facility as so occupied will satisfy the following criteria: 

(a) The adjacent street system is sufficient to accommodate the traffic impacts generated by the group care 
facility; 

(b)  
(c) the group care facility has made adequate, on-site accommodations for its parking needs; 

(d)  
(e) the architectural design of the group care facility is compatible with the character of the surrounding 

neighborhood; 
(f)  

(g) the architectural design of the group care facility is compatible with the character of the surrounding 
neighborhood; 

(h)  
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(i) the size and scale of the group care facility is compatible with the character of the surrounding 
neighborhood; and 

(j)  
(k) the types of treatment activities or the rendering of services proposed to be conducted upon the premises 

are substantially consistent with the activities permitted in the zone district in which the facility is proposed 
to be located. 

(4) Regardless of the level of review: 

(a) The decision maker shall conduct such review for the purpose of approving, denying or approving with 
conditions the application for a group home use in such zone. If approved, the decision maker shall, with 
such approval, establish the type of group home permitted and the maximum number of residents 
allowed in such group home. 
(l)  

(m) A group home may be located without consideration to the minimum separation requirements as 
established in the table above if the group home is separated from other group homes within the area of the 
aforesaid minimum separation requirement by a substantial natural or man-made physical barrier, including, 
but not limited to, an arterial street, a state or federal highway, railroad tracks, river or commercial/business 
district. Such reduction in the separation requirement shall be allowed only after the decision maker has 
determined that the barrier and resulting separation distance are adequate to protect the City from any 
detrimental impacts resulting from an excessive concentration of group homes in any one (1) vicinity. 

(n)  
(o) No permanent certificate of occupancy will be issued by the City for a group home until the person applying 

for the group home has submitted a valid license, or other appropriate authorization, or copy thereof, from a 
governmental agency having jurisdiction. 

(p)  
(q) If active and continuous operations are not carried on in a group home which was approved pursuant to the 

provisions contained in this Section for a period of twelve (12) consecutive months, the group home use 
shall be considered to have been abandoned. The group home use can be reinstated only after obtaining a 
new approval from the decision maker as outlined in this Section. 

(r)  
(s) Shelters for victims of domestic violence shall be separated from any other group home or shelter by a 

minimum of one thousand five hundred (1,500) feet. 
 

(t) Please see Section 6.1.5 for information regarding Reasonable Accommodations. 
 

(G) Home Occupations 

(1) A home occupation shall be allowed as a permitted accessory use, provided that all of the following 
conditions are met: 

(a) Such use shall be conducted entirely within a dwelling and carried on by the inhabitants of the dwelling 
with not more than one (1) additional employee or co-worker. The hours of operation during which 
clients, customers, employees or co-workers are allowed to come to the home in connection with the 
business activity are limited to between 8:00 a.m. and 6:00 p.m. Monday through Saturday. 
(u)  

(v) Such use shall be clearly incidental and secondary to the use of the dwelling for dwelling purposes and shall 
not change the character thereof. 

(w)  
(x) The total area used for such purposes shall not exceed one-half (½) the floor area of the user's dwelling unit. 
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(y)  
(z) There shall be no exterior advertising other than the residential sign allowed in Section 5.16(D)(5)(a) of this 

Code. 
(aa)  

(bb) There shall be only incidental sale of stocks, supplies or products conducted on the premises. 
(cc)  

(dd) There shall be no exterior storage on the premises of material or equipment used as a part of the 
home occupation. 

(ee)  
(ff) There shall be reasonable mitigation of noise, vibration, smoke, dust, odors, heat or glare noticeable at or 

beyond the property line. 
(gg)  

(hh) A home occupation shall provide additional off-street parking area adequate to accommodate all 
needs created by the home occupation. 

(ii)  
(jj) In particular, a home occupation may include, but is not limited to, the following, provided that all 

requirements contained herein are met: 
(I) art studio; 

(II) dressmaking or millinery work; 
(III) professional office; 
(IV) office for insurance or real estate sales; 
(V) teaching; 

(kk) A home occupation shall not be interpreted to include the following: 
(I) animal hospital; 

(II) long-term care facility; 
(III) restaurant; 
(IV) bed & breakfast; 
(V) group home; 

(VI) adult-oriented use; 
(VII) vehicle repair, servicing, detailing or towing if vehicles are dispatched from the premises, or 

are brought to the premises, or are parked or stored on the premises or on an adjacent 
street. 

(VIII) medical marijuana businesses ("MMBs"), as defined in Section 15-452 of the City Code. 
(IX) retail marijuana establishment as defined in Section 15-603 of the City Code. 
(X) short term primary rentals and short term non-primary rentals. 

 
(2) A home occupation shall be permitted only after the owner or inhabitant of the dwelling in which such 

occupation is conducted has obtained a home occupation license from the City. The fee for such a license 
shall be the fee established in the Development Review Fee Schedule, and the term of such license shall be 
two (2) years. At the end of such term, the license may be issued again upon the submission and review of a 
new application and the payment of an additional fee. If the City is conducting an investigation of a violation 
of this Code with respect to the particular home occupation at the time such renewal application is made, the 
license will not be reissued until the investigation is completed and, if necessary, all violations corrected. The 
term of the previous license shall continue during the period of investigation. The Director may revoke any 
home occupation license issued by the City if the holder of such license is in violation of any of the provisions 
contained in paragraphs (a) through (h) of this Section, provided that the holder of the license shall be 
entitled to the administrative review of any such revocation under the provisions contained in Chapter 2, 
Article VI of the City Code. 

Page 415

Item 13.

https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART3GEDEST_DIV3.8SURE_3.8.7.1GE
https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART2AD


  

 

     ARTICLE 4 – USE STANDARDS 

4-- 14 - | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

 
(H) Manufactured Housing 

(1) Manufactured Housing Communities shall be developed in accordance with the applicable general 
development standards contained in this Code and the regulations contained in Chapter 18 of the City Code. 

(I) Mixed Use Dwelling Unit 

(1) Facility Amenities limited to the use of residents in the building such as but not limited to a leasing office, 
gym, and pool are not considered a separate use.  
 

(2) In the I zone district such use shall be constructed above nonresidential uses, provided that the aggregate 
floor area of all mixed-use dwellings does not exceed the aggregate floor area of all nonresidential uses in the 
building. 

(J) Multi-Unit Dwelling has three or more habitable dwelling units contained within a permitted building type. The 
land underneath the primary structure is not divided into separate lots.   

 
(K) Single Unit Detached Dwelling is a stand-alone residential dwelling unit, other than a manufactured home, 

providing complete, independent living facilities including permanent provisions for living, sleeping, eating, and 
cooking.  

 
(1) In the HC, CCN, CCR, and CS Zone only allowed on lots less than six thousand (6,000) sf. 

 
(2) In the CS zone district not allowed within two hundred (200) feet of North College Avenue. 

 
(L) Single Unit Attached Dwelling 

(1) In the CS zone district such use shall be setback at least 200 ft. from North College Avenue. 

(M) Shelter for victims of Domestic Violence  
 

(1) Shall be separated from a group home or shelter by a minimum of one thousand five hundred (1,500) feet. 
 

(N) Short Term Rentals 

(1) Applicability. These standards apply to short term primary rentals and short term non-primary rentals. 
 

(2) Purpose. The purposes of these standards are to mitigate the impacts of short term rentals on the 
neighborhoods in which they are located, to maintain and enhance neighborhood livability, to ensure the 
health and safety of renters of short term rentals, and to ensure the compatibility of short term rentals with 
the allowed uses in the applicable zone districts. 
 

(3) Location. Subject to subsection (6) below, the allowable locations of short term primary and non-primary 
rentals are determined by the zone districts and their respective list of permitted uses as described in the 
applicable zone districts. 

 
(a) On or after January 1, 2024, short term primary and non-primary rentals are prohibited in both accessory 

buildings and accessory dwelling units.  This does not apply to any licenses issued prior to this date or 
accessory buildings and accessory dwelling units that have applied for a building permit prior to this 
date, and such licenses may be renewed or a new license may be issued per Section 15-646 of the Code 
of the City of Fort Collins.  

 
(4) Off-street Parking. See Section 5.9.1(K)(1)(m) for minimum off-street parking space requirements. 
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(5) Licensing. The licensing of short term rentals is governed by the Code of the City of Fort Collins Chapter 15, 

Article XVIII. No dwelling unit shall be used as a short term primary rental or short term non-primary rental 
unless a license is first obtained pursuant to Chapter 15, Article XVIII. 

 
(a) Licenses issued to ADUs prior to the adoption of this code may continued to be renewed. 
 

(6) Nonconforming Use. A dwelling unit utilized as a short term primary or non-primary rental that is located in 
a zone district where such use is prohibited, and such short term rental was a lawfully established use as 
defined in (c) below, is deemed to be a nonconforming use. Such nonconforming use shall correspond to the 
type (either primary or non-primary) of short term rental conducted prior to March 31, 2017. 

(a) In addition to complying with the nonconforming use regulations in Land Use Code Division 6.16, the 
owner of the dwelling unit must obtain a license pursuant to the Code of the City of Fort Collins § 15-
646 and continuously maintain such license to maintain nonconforming use status. Failure to apply for 
such license by October 31, 2017, shall be considered abandonment of the nonconforming use. Should 
such license be revoked, not be renewed, or lapse for any period of time, the nonconforming short term 
rental use shall be considered abandoned or otherwise terminated. 
(ll)  

(b) Should ownership of a dwelling unit licensed pursuant to § 15-646 be transferred, and such license was 
continuously valid until the transfer of ownership, the new owner must comply with the following in 
order to continue the nonconforming use: (1) apply for a license pursuant to § 15-646 within thirty (30) 
days of the transfer of ownership; (2) comply with the parking requirements contained in Section 
5.9.1(K)(1)(m) of this Code; and (3) continuously maintain any license issued pursuant to § 15-646. 
Should any license issued to the new owner be revoked, not be renewed, or lapse for any period of time, 
the nonconforming short term rental use shall be considered abandoned or otherwise terminated. 
(mm)  

(c) To be deemed a lawful use, a dwelling unit must have been actually utilized as a short term primary or 
non-primary rental prior to March 31, 2017, and valid sales and use and lodging tax licenses for such 
dwelling unit must have been obtained prior to October 31, 2017, in accordance with Chapter 25, Art. IV, 
of the Code of the City of Fort Collins. 
(nn)  

(O) Two Unit Dwelling is a building that contains two primary dwelling units on one lot. The units must share a 
common wall or common floor/ceiling.  

 
(1) In the CS zone district such use not be allowed within two hundred (200) feet of North College Avenue. 
 

(P) Secondary Uses  

(1) In the CC zone district all residential permitted uses, except mixed use dwellings in multistory mixed use 
buildings, shall be considered secondary uses and, for projects containing ten (10) or more acres, together 
shall occupy no more than thirty (30) percent of the total gross area of any development plan. If the project 
contains less than ten (10) acres, the development plan must demonstrate how it contributes to the overall 
mix of land uses within the surrounding area, but shall not be required to provide a mix of land uses within 
the development.  
 

(2) In the NC zone district all permitted residential uses, except mixed use dwellings in multistory mixed use 
buildings, shall be considered secondary uses and, for projects containing five (5) or more acres, together 
shall occupy no more than thirty (30) percent of the total gross area of any development plan. If the project 
contains less than five (5) acres, the development plan must demonstrate how it contributes to the overall 
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mix of land uses within the surrounding area but shall not be required to provide a mix of land uses within the 
development. 
 

4.3.2  INSTITUTIONAL/CIVIC/PUBLIC USES 

(Q) Community Facilities 

(1) Community facilities such as community buildings, government offices, recreation centers and libraries shall 
be placed in central locations as highly visible focal points. To the extent reasonably feasible, they shall be 
located close to transit stops. 
 

(R) Public and Private Schools for college, university, vocational and technical education 

(1) Limited in the LMN zone district to within five hundred (500) feet of East Vine Drive or railroad property 
abutting and parallel to East Vine Drive. 
 

(S) Seasonal Overflow Shelter 

(1) The following standards shall apply to all seasonal overflow shelters. 
 

(2) The purpose of this Section is to allow for the siting and approval of seasonal overflow shelters while helping 
to ensure that such shelters are compatible with the adjacent neighborhoods. 
 

(3) General Standards. Seasonal overflow shelters shall be allowed as a permitted use, provided that all of the 
following conditions are met: 

(a) Occupancy Limit. No more than fifty (50) persons may be housed at any one (1) seasonal overflow 
shelter. 
(oo)  

(b) Operations. An organization with prior homeless shelter management experience must be designated as 
the operator responsible for managing the seasonal overflow shelter. 
(pp)  

(c) Operating Agreement. An operating agreement must be completed between the City, the operator and 
the owner of the real property upon which the seasonal overflow shelter is located, delineating the roles 
of the parties, and, without limitation, shall include provisions pertaining to parking, hours of operation, 
site cleanup, loitering, number of staff and designated contact persons for each party. The operating 
agreement shall be executed by all parties prior to the approval of a seasonal overflow shelter and must 
be executed preceding each operating season that the shelter is functioning. 
(qq)  

(d) Transportation. If the seasonal overflow shelter is more than two (2) miles from a homeless shelter, then 
transit to and from the seasonal overflow shelter and the homeless shelter (or other locations 
designated in the operating agreement) shall be provided by the operator of the seasonal overflow 
shelter. 
(rr)  

(e) Neighborhood Meeting. The City shall require a neighborhood meeting for each application for approval 
of a seasonal overflow shelter and preceding each operating season that the shelter is functioning. 
(ss)  

(f) Limit. There shall be no more than three (3) seasonal overflow shelters operating in the City at any given 
time. 
(tt)  
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(g) Compliance with Other Standards. The property upon which the seasonal overflow shelter is located 
must continue to comply with the standards of this Code, at least to the extent of its original compliance 
(so as to preclude any greater deviation from the standards of this Code by reason of a seasonal 
overflow shelter being located thereon). 

 

(T) Wildlife Rescue and Education Centers 

(1) Limited in the LMN zone district to within five hundred five hundred (500) feet of East Vine Drive or railroad 
property abutting and parallel to East Vine Drive. 
 

4.3.3 COMMERCIAL/RETAIL USES 

(A) Adult Day/Respite care centers 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(B) Adult-Oriented Uses 

(1) Adult-oriented uses are permitted only in the zone districts shown in the Use Table of Division 4.2. 
 

(2) Adult-oriented uses shall not be established, operated or maintained within one thousand (1,000) feet of the 
boundary of any residential zone district (whether within or beyond the City's jurisdictional boundary), any 
structure occupied for residential purposes, any public park or playground, any child care center, any outdoor 
recreation facility, any limited indoor recreation use, any place of worship or assembly, any school meeting all 
of the requirements of the compulsory education laws of the State and/ or any other adult-oriented use. An 
adult-oriented use lawfully operating as a conforming use shall not be rendered a nonconforming use by the 
subsequent location of a residential district or residential use, public park or playground, child care center, 
outdoor recreation facility, limited indoor recreation use, place of worship or assembly, or school within one 
thousand (1,000) feet of said adult-oriented use. 
 

(3) Method of Measurement. All measurements required pursuant to this use shall be made from the nearest 
property line of the property from which spacing is required (pursuant to paragraph (B) of this Section) to 
the nearest entrance of the building in which the adult-oriented use is to occur, using a straight line, without 
regard to intervening structures or objects. 
 

(4) Displays, Screenings. Advertisements, displays or other promotional materials displaying or depicting 
"specified anatomical areas" or "specific sexual activities" shall not be shown or exhibited so as to be visible 
or audible to the public from adjacent streets, sidewalks or walkways or from other areas outside the 
establishment; and all building openings, entries and windows for adult-oriented uses shall be located, 
covered or screened in such manner as to prevent the interior of such premises from being viewed from 
outside the establishment. 
 

(5) No adult bookstore, adult novelty store or adult retail store that, as of June 14, 2002, had adult material in 
excess of twenty (20) percent of its stock-in-trade, or derived in excess of twenty (20) percent of its 
revenues from such material, or devoted in excess of twenty (20) percent of its interior business or interior 
advertising to such material, or maintained in excess of twenty (20) percent of its gross floor area or display 
space for the sale or rental of such material, shall be allowed to increase its adult material business beyond 
the percentages that existed on June 14, 2002. 
 

(6) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
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(C) Animal Boarding 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area.   
 

(D) Bars and Taverns 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(E) Bed and Breakfast Establishment 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(2) In the LMN, MMN, HMN, OT-B zone district such use shall be limited to six (6) beds not including on site staff. 
 

(F) Child Care Center 

(1) Outdoor Play Area Table: 

Minimum Outdoor Play Area for a Child Care Center 

15 Children or less 1,200 square feet 

More than 15 
Children 

75 square feet per child for 
33% of the child capacity of 
the center 

(2) An outdoor play area as stated above shall not be required for drop-in child care centers. 
 

(3) For the purposes of this subsection, the capacity of the center is calculated based upon indoor floor space 
reserved for school purposes of forty (40) square feet per child. Any such play area on the site of the child 
care center within or abutting any residential district shall be enclosed by a decorative solid wood fence, 
masonry wall or chain link fence with vegetation screening, densely planted. The height of such fence shall be 
a minimum of six (6) feet and shall comply with other fences regulations within this code.  Where access to 
child care centers is provided by other than local streets, an off-street vehicular bay or driveway shall be 
provided for the purpose of loading and unloading children. 
 

(4) If active and continuous operations are not carried on for a period of twenty-four (24) consecutive months in 
a child care center which was approved for operation within a residential dwelling, the child care center use 
shall be deemed to have been abandoned. Such child care center use may thereafter be reestablished only 
upon approval of a new application in accordance with all applicable provisions of this Code. 
 

(5) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(G) Convenience retail stores with fuel sales 

(1) In the LMN, CC, CCN, NC, I zone districts such use shall be spaced at least three thousand nine hundred sixty 
(3,960) feet (three-quarters [¾] of a mile) from any other such existing or permitted fueling station. 
 

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
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(H) Convenience Shopping Center 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(2) In the I zoned district such use may include Drive-in restaurants. 
 

(3) In the NC zone district such shall be three thousand nine hundred sixty (3,960) feet from any other any other 
such existing or permitted fueling station. 
 

(I) Day Shelter 

(1) In the D, CC, CCN, CCR, CG/CAC, CS, I zone districts such use shall not exceed ten thousand (10,000) square 
feet and shall be located within one thousand three hundred twenty (1,320) feet (one-quarter [¼] mile) of a 
Transfort route. 

 

(J) Dog Day-Care Facility Regulations 

(1) All services provided by a dog day-care facility shall be conducted within a completely enclosed, soundproof 
building. 
 

(2) All dog day-care facilities shall be designed and constructed in a manner that reasonable mitigates emission 
of odor to persons owning, occupying or patronizing properties adjacent to such facilities. 
 

(K) Drive-in Restaurant 

(1) In the E, I zone districts such use is only permitted in a convenience shopping center. 
 

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(3) In the N-C zone district such use shall exclude drive-thru restaurant.  
 

(L) Enclosed Mini-storage Facility 

(1) In the CS zoned districts such use shall be at least 150 feet from South College Avenue. 
 

(2) Not permitted in the South College Gateway Area. 
 

(3) In the LMN zone district such use shall be located within five hundred (500) feet of East Vine Drive or of the 
railroad property abutting and parallel to East Vine Drive. 

 

(M) Fast Food Restaurant  

(1) In the CC, CCN, CCR, CS, NC, CL, E, and I zone districts, such use is prohibited as a drive-in or drive-through 
facilities. 
 

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(N) Funeral Homes 

(1) In the OT-C such use shall be located in the street-fronting principal building. 
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(O) Grocery Stores 

(1) In the D, CC, CCN, CCR, CS, NC zone districts shall occupy between five thousand [5,000] and forty-five 
thousand [45,000] square feet). 
 

(P) Indoor Kennel 

(1) In the HC zone district only permitted in community or regional shopping center. 
 

(Q) Limited indoor recreation establishments 

(1) In the LMN zone district such use shall be located within five hundred (500) feet of East Vine Drive or of the 
railroad property abutting and parallel to East Vine Drive. 

 

(R) Micro-brewery/distillery/winery 

(1) In the HC zone district only permitted within a community, lifestyle, regional, and convenience shopping 
center. 
 

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(S) Neighborhood Centers 

(1) In the LMN zone district such use shall contain two (2) or more of the following uses: 

(a) mixed-use dwelling units; 
(uu) retail stores;  
(vv) convenience retail stores;  
(ww) personal and business service shops;  
(xx) small animal veterinary facilities;  
(yy) offices, financial services and clinics;  
(zz) community facilities;  
(aaa) neighborhood support/recreation 

facilities; schools;  
(bbb) child care centers;  
(ccc) limited indoor recreation 

establishments;  
(ddd) open-air farmers markets; 
(eee) places of worship or assembly;  
(fff) dog day care; 

(ggg) music studio; 
(hhh) micro brewery/distillery/winery; 
(iii) standard fast food restaurants (without drive-

in or drive-through facilities);  
(jjj) artisan and photography studios and 

galleries;  
(kkk) convenience retail stores with fuel 

sales that are at least three-quarters (¾) mile 
from any other such use and from any 
gasoline station; 

(lll) grocery store;  
(mmm) health and membership club, 

provided that such use or uses are combined 
with at least one (1) other use.

(nnn)  

(T) Small Animal Veterinary Clinic and Hospital Regulations 

(1) All facilities of a small animal veterinary clinic or a small animal veterinary hospital, including all treatment 
rooms, cages, pens, kennels and exercise runs, shall be maintained within a completely enclosed, soundproof 
building. 
 

(2) All such veterinary clinics and hospitals shall be designed and constructed in a manner that reasonably 
mitigates any emission of odor to persons owning, occupying or patronizing properties adjacent to such 
clinics or hospitals. 
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(3) All such veterinary clinics and hospitals shall be designed and constructed in a manner that reduces the 
sound coming from any such clinic or hospital to the level of sixty-five (65) decibels at any given abutting 
property line. 
 

(4) No such veterinary clinic or hospital shall board any animal for any length of time except where such 
boarding is necessary to provide surgical or other medical care to the animals. 
 

(U) Open Air Farmers Markets 

(1) In the HC zone district only permitted in neighborhood, community and regional shopping centers only. 
 

(V) Outdoor Storage Facility 

(1) In the CL/RA zone district such use may include a towing yard, provided such use is setback at lease thirty 
five (35) from an arterial street. 
 

(W) Personal and Business Service Shop 

(1) In the HC zone district only permitted within a neighborhood, community, lifestyle and regional center. 

 

(X) Research Laboratories 
 
(1) In the South College Gateway Area Overlay such use is not permitted. 

 
 

(Y) Small Scale Reception center 

(1) In the UE zone district such use shall comply with the following performance standards 

(a) Lot Size. Minimum lot size shall be seven (7) acres. 
(ooo)  

(b) Building Size. The total floor area of any new building shall not exceed seven thousand five hundred 
(7,500) square feet and the total aggregate floor area of new and existing buildings shall not exceed 
fifteen thousand (15,000) square feet. 

(ppp)  
(c) Building Location and Separation from Residential Areas. All buildings shall be located a minimum of 

three hundred (300) feet from the nearest dwelling on any abutting property, except that in cases 
where there are no dwellings on such abutting property, all buildings shall be located a minimum of two 
hundred fifty (250) feet from the nearest property line of such abutting property. 
(qqq)  

(d) Outdoor Spaces, Location and Separation From Residential Areas. All outdoor spaces such as lawns, 
plazas, gazebos and/or terraces used for social gatherings or ceremonies associated with the reception 
center shall be located within one hundred (100) feet of the primary building and shall be located a 
minimum of three hundred (300) feet from the nearest dwelling on any abutting property, except that 
in cases where there are no dwellings on such abutting property, all outdoor spaces, as described 
above, shall be located a minimum of two hundred fifty (250) feet from the nearest property line of 
such abutting property. 
(rrr)  
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(e) Nonresidential Abutment. At least one-sixth (1/6) of the reception center's property boundary must be 
contiguous to property that is zoned in one (1) or more of the following nonresidential zone districts 
within the City: 

(I) D; 
(II) CC; 
(III) CCN;  
(IV) CCR; 
(V) CG; 

(VI) CS; 
(VII) NC 
(VIII) CL; 

(IX) HC; 
(X) E; 

(XI) I. 
(sss)  

(f) Access. Vehicular access to the reception center shall be only directly from an arterial street so as to not 
add traffic to existing local neighborhood streets. 
(ttt) 

(g) Buffering. If the reception center abuts a single-family dwelling or property zoned for such activity, 
buffering shall be established between the two (2) land uses sufficient to screen the building, parking, 
outdoor lighting and associated outdoor activity from view. A combination of setbacks, landscaping, 
building placement, fences or walls and elevation changes and/or berming shall be utilized to achieve 
appropriate buffering. 
(uuu)  

(h) Hours of Operation. Hours of operation shall be limited to 8:00 a.m. to 10:00 p.m. Sunday through 
Thursday and 8:00 a.m. to 12:00 a.m. on Friday and Saturday. 
(vvv)  

(i) Noise. No noise will be permitted in violation of Chapter 20, Article II of the City Code, and the following 
limitations will also apply: 

(www)  
(I) Music that is not amplified (such as stringed quartets or acoustic guitars) will be allowed 

out of doors, but shall end no later than 8:00 p.m. Sunday through Thursday, and 9:00 p.m. 
on Friday and Saturday.  

(xxx)  
(II) Except during wedding ceremonies, sound-amplifying equipment used out of doors shall be 

limited to speakers with a maximum power rating of fifty (50) watts permanently installed 
as part of the design of outdoor spaces such as lawns, plazas, gazebos and/or terraces.  

(yyy)  
(j) On-Site Caretaker. There shall be a manager or owner on site during all hours of operation. 

(zzz)  
(k) Parking Lot Lighting. Parking lot lighting, if used at all, shall conform to the requirements contained in 

Article 5.12, and shall be further restricted such that the fixture does not exceed a height of fourteen (14) 
feet above ground level. 

 
(Z) Standard Restaurant  

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
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(AA) Recreational Uses 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(BB) Retail Establishment  

(1) In the CG zone district such use shall be 25,000 sq. ft. or under in size. 
 

(2) In the HC zone district only permitted within a neighborhood, community, lifestyle and regional center. 
 

(CC)  Retail Establishment, Large 

(1) In the CG zone district such use shall be greater than 25,000 sq. ft. 
 

(DD) Retail and Supply Yard establishment with outdoor storage 

(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(EE) Vehicle major repair, servicing and maintenance establishments 
 

(1) Not permitted in the South College Gateway Area Overlay. 
 
 

(FF) Vehicle minor repair, servicing and maintenance establishments 

(1) In all permitted zone districts such use shall be conducted indoors. 
 

(2) Not permitted in the South College Gateway Area Overlay. 
 

(GG) Vehicle Sales and Leasing Establishments for Cars and light trucks 

(1) In the CS District, shall be limited to ten (10) percent of the total linear frontage of both sides of North 
College Avenue between Vine Drive and the northern City limits or the intersection of North College Avenue 
and State Highway 1, whichever results in the shortest linear distance. These uses shall be located at least one 
hundred fifty (150) feet from South College Avenue. 
 

(2) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

(3) In the I zone district such use may include boats, manufactured housing, farm implements and heavy 
excavation equipment. 
 

(4) In the CG, CL/RA zone districts such use may include outdoor storage. 
 

(5) In the CS zone district such use shall be limited to ten (10) percent of the total linear frontage of both sides of 
North College Avenue between Vine Drive and the northern City limits or the intersection of North College 
Avenue and State Highway 1, whichever results in the shortest linear distance. 
 

(6) In the CS zone district such use shall be setback 150 ft. from South College Avenue.  
 

(HH) Veterinary Hospital 
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(1) In the I zone district such use shall not exceed 25,000 sq. ft. of floor area. 
 

4.3.4 INDUSTRIAL USES 

(A) Light Industrial 

(1) In the LMN zone district such use is located within five hundred [500] feet of East Vine Drive. 
 

(2) In the CG zone district such use shall not have outdoor storage. 
 

(3) In the South College Gateway Overlay such use is not permitted. 
 

(B) Resource Extraction 

(1) In the RC zone district such use shall be prohibited in the natural area protection buffer. 
 

(C) Warehouse 

(1) In the CS zone district such use shall be setback at least 200 ft. from North College Ave and 150 ft. from 
South College Avenue. 
 

(2) In the South College Gateway Area Overlay such use is prohibited. 
 

(D) Wholesale Distribution Facility 

(1) In the CS zone district such use shall be setback at least 200 ft. from North College Ave and 150 ft. from 
South College Avenue. 

 

(E) Workshops and Custom Small Industry 

(1) In the LMN zone district such use is located within five hundred [500] feet of East Vine Drive. 
 

(F) Oil And Gas Facilities And Pipelines 
 
(1) Purpose And Applicability 

 

(a) Purpose. This Division is intended to protect the public health, safety, and welfare, and the environment 
and wildlife resources by regulating oil and gas development to anticipate, avoid, minimize and mitigate 
adverse impacts to existing, planned, and future land uses. 

 

(b) Applicability. This Division applies to siting and reclamation of all oil and gas facilities and oil and gas 
pipelines within City boundaries over which the City has regulatory authority pursuant to law, except for 
oil and gas facilities and oil and gas pipelines subject to a valid operator agreement between the City and 
the operator effective prior to April 14, 2023, in which case the operator agreement shall govern the 
applicable oil and gas facilities and oil and gas pipelines.  All persons must obtain approval from the City 
in accordance with the standards in this Division and all applicable Land Use Code requirements prior to 
constructing and operating any new oil and gas facility or oil and gas pipeline or enlarging or expanding 
any oil and gas facility or oil and gas pipeline lawfully existing prior to April 14, 2023. 
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Any terms used in this Division that are not defined within the Land Use Code shall be defined by the 
ECMC as set forth in the Code of Colorado Regulations. The terms applicant and operator are used 
interchangeably at times in this Division. 

 

Where, in any specific case, the requirements of any other provision within the Land Use Code or Code of 
the City of Fort Collins or any applicable federal or state laws or regulations of any state or federal agency 
are in conflict with this Division, the more restrictive or stringent requirement shall be imposed. 

 

(2) Existing Oil And Gas Facilities And Pipelines 
 

Application to Existing Oil and Gas Facilities and Pipelines.  Oil and gas facilities and oil and gas pipelines that 
were lawfully established prior to April 14, 2023, referred herein as lawful nonconforming oil and gas facilities and 
pipelines, are considered nonconforming uses that may continue to operate pursuant to either a valid operator 
agreement governing such oil and gas facilities or oil and gas pipelines between the City and the operator in effect 
prior to April 14, 2023, or absent such an operator agreement, pursuant to Land Use Code Division 6.16 as modified 
in this Section. The following provisions apply to lawful nonconforming oil and gas facilities and pipelines not 
subject to an operator agreement: 

 

(a) Section 6.16.3 regarding abandonment of use. 
 

(b) Section 6.16.4 regarding reconstruction does not apply to lawful nonconforming oil and gas facilities and 
pipelines. Reconstruction of such an oil and gas facility or pipeline or facility or pipeline taken by 
governmental acquisition or damaged by fire or other accidental cause or natural catastrophe is not 
allowed.  

 

(c) Section 6.16.5 regarding enlargement of buildings and expansion of facilities, equipment or structures 
does not apply to lawful nonconforming oil and gas facilities and pipelines. Enlargement and expansion 
of any such facility or pipeline requires such facility or pipeline to be brought into conformance with the 
Land Use Code. 

 

(I) Enlargement or expansion includes, but is not limited to, any permanent physical change to a lawful 
nonconforming oil and gas facility or pipeline not required by law that increases operating capacity, 
harmful air emissions, traffic, noise, risk of spills, or will adversely impact public health, safety, welfare, 
the environment or wildlife resources. Use of a drilling rig or hydraulic fracturing equipment to deepen 
or recomplete an existing well into a new geologic formation is considered expansion. 

 
(II) Maintenance activities, the replacement of existing equipment with substantially similar equipment 

in like and kind, installation of emission control equipment, and the addition of equipment to fulfill 
mandated regulatory requirements are not considered enlargement or expansion.   

 

(3) Oil and Gas Project Development Plan Review Procedures 
 

In order for a new oil and gas facility to be constructed and operated, or a lawful nonconforming oil and gas facility 
to be enlarged or expanded, the applicant must receive approval of a project development plan, final plan, and 
building permit pursuant to the Land Use Code. In order for enlargement or expansion of a lawful nonconforming 
oil and gas facility to occur, unless an operator agreement as described in above Section 4.3.4(F)(2) provides 
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otherwise, such facility must be brought into conformance with the Land Use Code and receive approval of a 
project development plan, final plan, and building permit pursuant to the Land Use Code prior to enlargement or 
expansion and continued operation. 

 

With regards to oil and gas pipelines, flowlines are subject to review as part of the project development plan for 
any new oil and gas facility to which the flowlines are associated or through a major amendment if additional 
flowlines are added subsequent to project development plan approval. Crude oil transfer lines, gathering lines and 
transmission lines are subject to project development plan review and subsequent changes through a major 
amendment. In order for enlargement or expansion of a lawful nonconforming oil and gas pipeline to occur, unless 
an operator agreement as described in above Section 4.3.4(F)(2) provides otherwise, such pipeline must be 
brought into conformance with the Land Use Code and receive approval of a project development plan, final plan, 
and building and other required permits pursuant to the Land Use Code prior to enlargement or expansion and 
continued operation. 

 

Specific development standards regarding oil and gas facilities are set forth in Section 4.3.4(F)(4), and specific 
development standards regarding oil and gas pipelines are set forth in Section 4.3.4(F)(5). The Project 
Development Plan Review Procedures set forth in Section 6.6.2 are modified as follows: 

 

(a) Step 1 (Conceptual Review): Mandatory. In addition to the Concept Plan Submittal requirements pursuant 
to Section 6.3.1(A)(3), the applicant for a new oil and gas facility or oil and gas pipeline shall provide an 
alternative location analysis and preliminary site analysis as described below. The Director may waive or 
modify any information required for the alternative location and preliminary site analysis if, given the facts 
and circumstances of a proposed oil and gas facility or pipeline, a particular requirement would either be 
irrelevant, immaterial, redundant or otherwise unnecessary to evaluate the proposed project. Prior to the 
required neighborhood meeting referenced in (b) below, the City will review all proposed locations for 
the oil and gas facility or oil and gas pipeline to determine which locations, if any, meet Land Use Code 
requirements and will prepare a report summarizing its findings with respect to the proposed locations. 
If the City requests a site visit of any of the locations under consideration, the operator is responsible for 
securing permission or coordinating with the landowner(s) to conduct the site visit. Prior to selecting the 
location for the proposed oil and gas facility or oil and gas pipeline, the operator shall consult with the 
City regarding the proposed locations and the City’s report regarding such locations. 

 

(I) Alternative Location Analysis. The alternative location analysis must include, at a minimum, the 
following: 

 

(i) For oil and gas facilities: 
 

(A) A map depicting the following elements within three (3) miles of the proposed surface 
location.  (This requirement is limited to one (1) mile for a proposed single vertical or 
directional well):  

 

(1) All mineral rights held or controlled by the applicant; and 
 
(2) The location of all features listed in the "Preliminary Site Analysis."  
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(B) The alternative location analysis shall evaluate a minimum of three potential locations that 
can reasonably access the mineral resources within the proposed drilling and spacing unit(s), 
including the following information for each site:  
 

(1) General narrative description of each location; 
 
(2)  Any location restrictions that the site does not satisfy; 
 
(3) Any existing surface use agreements or other documentation regarding legal property 

rights;   
 
(4) Off-site impacts that may be associated with each site; 
 
(5) Proposed truck traffic routes and access roads for each location; and  
 
(6) Any information pertinent to the applicable review criteria that will assist the Director in 

evaluating the locations. 
 

(ii) For oil and gas pipelines, the alternative location analysis shall evaluate a minimum of three 
potential alignments for the pipeline, including the following information for each alignment: 

 

(A) General narrative description of each alignment; 
 
(B) Any location restrictions that the alignment does not satisfy; 
 
(C) Any existing surface use agreements or other documentation regarding legal property 

rights; 
 
(D) Off-site impacts that may be associated with each alignment; and 
 
(E) Any information pertinent to the applicable review criteria that will assist the Director in 

evaluating the locations. 
 

(II) Preliminary Site Analysis. The Preliminary Site Analysis shall include maps with the following 
information: 

 

(i) Provide an ecological characterization study if the development site contains or is within two 
thousand (2,000) feet of a natural habitat or feature as defined in Section 5.6.1. 

 

(ii) All drilling and spacing units proposed by the applicant within one (1) mile of the City's 
boundaries; and 

 

(iii) All features defined below that are wholly or partially within one (1) mile of the proposed oil and 
gas facility: 

 

(A) Any existing or future building approved as occupiable space, as defined in the City’s Building 
Code; 

 

(B) City parks or City property intended to be used for City parks; 
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(C) City maintained trails and trailheads or City property intended to be used for City trails and 
trailheads; 

 

(D) Outdoor venues, playgrounds, permanent sports fields, amphitheaters, or other similar places 
of outdoor assembly; 

 

(E) City natural areas; 
 

(F) Existing and approved oil and gas facilities and pipelines;   
 

(G) Areas within the FEMA 100-Year Floodplain boundary;  
 

(H) The centerline of all USGS perennial and intermittent streams and the map will indicate which 
surface water features are downgradient; 

 

(I) Active reservoirs and public and private water supply wells of public record; 
 

(J) Natural habitats and features as defined in Land Use Code Section 5.6.1 within one (1) mile of 
the proposed oil and gas facility;  

 

(K) High priority habitat as defined by the ECMC; and 
 

(L) Disproportionately impacted communities, as defined by the ECMC. 
 

(b) Step 2 (Neighborhood Meeting): Mandatory. After a proposed location has been selected for the oil and 
gas facility or oil and gas pipeline, a neighborhood meeting must be held. Written notice of the 
neighborhood meeting must be mailed to the owners of record and occupants of all real property within 
one (1) mile (exclusive of public rights-of-way, public facilities, parks or public open space) of the property 
line of the parcel of land upon which the development is planned. 

 

(c) Step 3 (Development Application Submittal): All items or documents required for project development 
plans as described in the development application submittal master list for oil and gas facilities and oil 
and gas pipelines shall be submitted. The Director may waive or modify the foregoing submittal 
requirements if, given the facts and circumstances of the specific application, a particular requirement 
would either be irrelevant, immaterial, redundant or otherwise unnecessary for the full and complete 
review of the application. 

 

The complete project development plan application must be submitted and accepted by the City as 
complete prior to the applicant submitting any required Form 2 or 2A to the ECMC. Should the applicant 
submit any required Form 2 or 2A to the ECMC prior to submitting its complete project development plan 
application to the City, the applicant must withdraw the Form 2 or 2A and refrain from resubmitting until 
a complete project development plan application has been submitted and accepted by the City as 
complete. 
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(4) Oil and Gas Facility Development Standards 
 

The following requirements apply to oil and gas facilities in addition to other applicable Land Use Code 
requirements. 

 

(a) Location Restrictions for New Oil and Gas Facilities or Enlarged or Expanded Existing Oil and Gas 
Facilities. 

 

(1) Allowed Zone Districts. Oil and gas facilities may only be located on property located within: 
 

(i) The Industrial (I) zone district; 
 

(ii) A zone district to which oil and gas facility is added as an allowed use for a particular parcel 
pursuant to Division 6.9, Addition of Permitted Uses; or 

 

(iii) A Planned Unit Development (PUD) overlay in which oil and gas facilities are an allowed use. 
 

A development application for an oil and gas facility may not be submitted until oil and gas facility is an 
allowed use for the proposed location. 

 

(2) Setbacks. Setbacks for new oil and gas facilities and enlarged or expanded existing oil and gas 
facilities cannot be modified pursuant to Division 6.8, Modification of Standards. Setbacks are 
measured as the shortest distance from the edge of the working pad surface. 

 

(i) No working pad surface shall be located within two thousand (2,000) feet from the following:  
 

(A) The nearest wall of any existing or platted building approved or to be approved as occupiable 
space as defined under the City’s Building Code;  

 

(B) The property boundary line of any property containing a City park or City property intended 
to be used for a City park;   

 

(C) The easement or parcel boundary of City maintained recreation trails and trailheads or City 
property intended to be used for City maintained trails and trailheads;  

 

(D) The edge of outdoor venues, playgrounds, permanent sports fields, amphitheaters, or other 
similar places of outdoor assembly; or 

 

(E) The property boundary line of any property containing a City natural area. 
 

(ii) No working pad surface shall be located within one thousand (1,000) feet from the following:  
 

(A) Public water supply surface intakes or public water supply wells; 
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(B) Ditches that transport water used by, or to augment, a public water supply system; or 
 

(C) Conservation easements. 
 

(3) Buffer zones surrounding natural habitats and features. Oil and gas facilities shall protect natural 
habitats and features specified in Section 3.4.1 through buffer zones. Buffer zones set forth in the 
Buffer Zone Table for Fort Collins Natural Habitats and Features in Section 5.6.1(E) are measured from 
the shortest distance from the working pad surface to the top of bank, and are modified as follows:  

 

(i) All features under the Stream Corridors category: 1,000 feet 
 

(ii) Wetlands greater than 1/3 acre: 1,000 feet 
 

(iii) Lakes or reservoirs: 1,000 feet 
 

(iv) Naturalized storm drainage channels/detention ponds: 1,000 feet 
 

(v) Naturalized irrigation ponds: 1,000 feet 
 

(vi) Buffer zones for natural habitats and features not listed above will conform to the buffer distances 
specified in Section 5.6.1(E) or 1,000 feet, whichever is greater. 

 

(b) Prohibited Oil and Gas Facilities. The following facilities are prohibited within the City: 
 

(I) Injection wells for disposal of oil and gas exploration and production wastes; 
 

(II) Gas storage wells; 
 

(III) Disposal pits; 
 

(IV) Commercial disposal facilities; 
 

(V) Centralized exploration and production waste management facilities;  
 

(VI) Subsurface disposal facilities; and  
 

(VII) Glycol dehydrators and desiccant gas processing dehydrators. 
  

(VIII) Onsite oil storage greater than thirty (30) feet in height. 
 

(c) Landscaping. Land Use Code Section 5.10.1 applies in addition to the following requirements: 
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(I) The requirements of Section 5.10.1, Landscaping and Tree Protection, apply within designated 
setbacks as defined in Section 4.3.4(4)(A)(2) above to meet the Landscaping and Tree Protection 
general standard set forth in Land Use Code Section 5.10.1. 

 

(II) No landscaping may be placed within a twenty-five (25) foot buffer around any tank or other structure 
containing flammable or combustible materials. 

 

(d) Environmental Protection. Land Use Code Section 5.6.1, Natural Habitats and Features, applies in addition 
to the requirement for an Ecological Characterization Study if the development site contains or is within 
two thousand (2,000) feet of a natural habitat or feature. 

 

(e) Artificial Lift. Artificial lift may not be accomplished through the use of traditional pump jacks and an 
alternative artificial lift system must be used that is both less visible and has fewer auditory impacts than 
a traditional pump jack. Alternatives such as gas lift, linear rod pumps, or hydraulic pumping unit must be 
used instead of traditional pumpjacks and are to be as low profile as practicable with a maximum height 
of thirty (30) feet. 

 

(f) Fencing Plan. The requirements in this Subsection (f) apply to oil and gas facilities in substitution of the 
requirements set forth in Land Use Code Section 4.3.5(C), Fences and Walls. A fencing plan must be 
submitted as part of the application for a project development plan and such plan must demonstrate how 
the oil and gas facility will comply with the following requirements: 

 

(I) All pumps, wellheads and production facilities must be fenced to prevent unauthorized access and 
fencing must: 

 

(i) Completely surround such facilities; 
 

(ii) Be no less than six (6) feet in height; 
 

(iii) Be noncombustible and allow for adequate ventilation; 
 

(iv) May not consist of solid masonry walls; and 
 

(v) Must be visually compatible with surrounding land uses. 
 

(II) Each fence enclosure must be equipped with at least one gate. Each gate must meet the following 
requirements: 

 

(i) Gates shall be provided with a combination catch and locking attachment device for a padlock 
and shall be kept locked except when being used to access the oil and gas location; and  

 

(ii) Gates must provide adequate access for emergency responders and the operator must provide 
Poudre Fire Authority with a "Knox Padlock" or "Knox Box with a key" to allow emergency access 
to the oil and gas location. 

 

(5) Oil and Gas Pipelines 
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Oil and Gas Pipelines. To the maximum extent feasible, oil and gas pipelines must be utilized for the transport of 
oil, gas, and produced water within and from any oil and gas location except that temporary tanks may be utilized 
during drilling, flowback, workover, completion, hydraulic fracturing and maintenance operations. All oil and gas 
pipelines needed to transport oil, gas, and produced water within and from any oil and gas location must be 
constructed prior to the production phase of such oil and gas facility. 

 

Oil and gas pipelines must meet the following requirements in order to be approved: 

 

(a) Oil and gas pipelines shall be located underground except to the extent above ground connections to 
surface oil and gas facilities are necessary. 

 

(b) Oil and gas pipelines shall be sited a minimum of fifty (50) feet away from residential and non-residential 
buildings. This distance shall be measured from the nearest edge of the oil and gas pipeline. Increased 
setbacks of up to one hundred and fifty (150) feet may be required for public safety on a case-by-case 
basis in consideration of the size, pressure, and type of oil and gas pipeline being proposed.   

 

(c) Oil and gas pipelines that pass within one hundred and fifty (150) feet of residential or non-residential 
building or the high-water mark of any surface water body shall incorporate leak detection, secondary 
containment, or other mitigation, as appropriate. 

 

(d) To the maximum extent feasible, oil and gas pipelines shall be aligned with established roads in order to 
minimize surface impacts and reduce natural habitat fragmentation and disturbance. 

 

(e) To the maximum extent feasible, operators shall share existing oil and gas pipeline easements and 
consolidate new corridors for oil and gas pipeline easements to minimize surface impacts. 

 

(f) The legal description of the location of all new oil and gas pipelines must be recorded on the respective 
property with the Larimer County Clerk and Recorder within thirty (30) days of completion of 
construction. 

 

(g) Coordinates of all oil and gas pipelines shall be provided in a format suitable for input into the City's GIS 
system depicting the locations and type of above and below ground facilities. 

 

(h) Operators shall use boring technology when crossing streams, rivers, irrigation ditches or wetlands with 
a pipeline to minimize negative impacts to the channel, bank, and riparian areas, except that open cuts 
may be used across irrigation ditches if the affected ditch company approves the technique. 

 

(i) Special conditions of approval for all gathering lines and transmission lines: 
 

(I) Operator must make available to the City upon request all records submitted to PHMSA or the PUC 
including those related to inspections, pressure testing, pipeline accidents and other safety events.  

(II) Operator shall comply with Fort Collins right-of-way permit and easement processes for all 
gathering lines installed in Fort Collins owned property or rights-of-way.  

(6) Plugging and Abandonment of Wells and Pipelines and Decommissioning of Oil and Gas Facilities 
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(a) The plugging and abandonment of a well, abandonment of an oil and gas pipeline, and the 
decommissioning of any oil and gas facility are subject to basic development review. City review and 
approval of an application to plug and abandon a well, abandon an oil and gas pipeline or decommission 
and oil and gas facility is intended to be in addition to any required ECMC review and approval. The 
following documents and information shall be provided as part of the basic development review 
application:  

 

(I) Coordinates of the well proposed to be plugged and abandoned or pipeline to be abandoned.  
 

(II) A removal plan for flowlines and wastewater pipelines associated with any well proposed to be 
plugged and abandoned to the extent such lines will not serve a well that has not been plugged and 
abandoned. 

 
(III) A sampling and monitoring plan associated with any well proposed to be plugged and 

abandoned. Site investigation, sampling, and monitoring shall be conducted to demonstrate that the 
well has been properly abandoned and that soil, air and water quality have not been adversely 
impacted by oil and gas facilities or other sources of contamination. Such sampling and monitoring 
shall be conducted by a qualified environmental engineering or consulting firm with experience in 
oil and gas investigations. Director approval that the sampling and monitoring plan contains the 
information required pursuant to this Subsection (3) is required prior to sampling occurring and such 
plan shall include, but is not limited to, the following:   

 
(i) Site survey, historical research, and/or physical locating techniques to determine exact location 

and extent of oil and gas facilities.   
 
(ii) Documentation of plugging activities, abandonment and any subsequent inspections.   
 
(iii) Soil sampling, including soil gas testing.   
 
(iv) Groundwater sampling, if deemed necessary.  
  
(v) Installation of permanent groundwater wells for future site investigations, if deemed necessary.   
 
(vi) A minimum of five (5) years of annual soil gas and groundwater monitoring at the well location.   
 
(vii) Upon completion of the site investigation and sampling, not including the ongoing monitoring, 

the consultant must provide a written report verifying that the soil and groundwater samples 
meet applicable Environmental Protection Agency and State residential regulations and that a 
reclaimed site would not pose a greater health or safety risk for future residents or users of the 
site. Otherwise, the decision maker may require that the following actions be completed by a 
qualified professional before development may occur, including but not limited to:   

 
(A) Remediation of environmental contamination to background levels.   

 
(B) Well repair or re-plugging of a previously abandoned well.  

 
(IV) A final reclamation plan for the associated oil and gas location. The final reclamation plan must 

demonstrate how the following reclamation requirements will be satisfied: 
 

(i) All oil and gas related improvements and equipment must be removed from the oil and gas 
location, including flowlines, gathering lines, and oil and gas pipelines of any kind unless such 
improvements or equipment are needed to serve a well that has not been plugged and 
abandoned.  
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(ii) Upon written request, the Director may approve in writing the abandonment in place of any oil 
and gas pipeline. The Director may approve abandonment in place only if removal would cause 
greater adverse impacts to public health, safety, welfare, or the environment than allowing the 
oil and gas pipeline to remain. If an oil and gas pipeline is abandoned in place, a tracer will be 
placed in any nonmetal line. Any oil and gas pipeline approved to be abandoned in place must 
comply with all ECMC rules and the location of the abandoned oil and gas pipeline must be 
recorded with the Larimer County Clerk and Recorder on the corresponding property. 

 
(iii) The oil and gas location must be reclaimed and revegetated to the satisfaction of the City and in 

consultation with the landowner, the oil and gas location and all access roads associated with the 
oil and gas location proposed to be reclaimed within three (3) years after seeding, or as directed 
by the landowner in a surface use agreement.    

 
(b) Prior to commencing plugging and abandonment of a well, the applicant must provide the City with 

evidence of ECMC approval of the request to plug and abandon. 
 

(c) After plugging and abandonment is completed, the operator must:  
 

(I) Provide the City with evidence of ECMC approval of the completed plugging and abandonment. 
 

(II) Provide evidence that the location of the plugged and abandoned well has been recorded with the 
Larimer County Clerk and Recorder on the corresponding property. 

 
(III) Permanently mark by a brass plaque set in concrete, similar to a permanent benchmark, to 

monument the plugged and abandoned well’s existence and location. Such plaque shall contain the 
information required by the ECMC to properly identify the well.  

 
(d) Reclamation. Within six (6) months after plugging and abandoning a well, abandoning an oil and gas 

pipeline, or decommissioning an oil and gas facility, reclamation of the associated oil and gas location 
must be completed pursuant to the approved final reclamation plan unless the Director grants additional 
time to complete reclamation in consideration of the complexity of the reclamation and conditions that 
may delay reclamation such as the season and weather. The operator must notify the City upon 
commencement of reclamation and upon completion. 

4.3.5 ACCESSORY/MISCELLANEOUS USES 

(A) Accessory Buildings, Structures and Uses 

(1) Accessory buildings, structures and uses (when the facts, circumstances and context of such uses reasonably 
so indicate) may include but are not limited to the following: 

(a) Home Occupations; 
(b) Horse and household pets; 
(c) Signs; 
(d) Off-street parking areas; 
(e) Off-street loading areas; 
(f) Fences; 
(g) Private green houses; 
(h) Private swimming pools, recreations facilities and clubhouses; 
(i) Storage of merchandise in business, commercial and industrial districts; 
(j) Cultivation, storage and sale of crops, vegetables, plants and flowers produced on the premises;  
(k) Family-care homes; 
(l) Solar energy systems 
(m) Satellite dish antennas less than thirty-nine (39) inches in diameter; 
(n) Hoop houses; 
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(o) Garage sales, wherein property which not originally purchased for the purpose of resale is sold, 
provided that such sales are limited to no more than five (5) weekend periods (as defined in Section 15-
316 of the City Code) in  one (1) calendar year; 

(p) Community based shelters services. 
(aaaa)   

 
(2) In the UE zone district accessory buildings 2,500 sq. ft. or greater shall be reviewed by the Planning and 

Zoning Commission.  
 

(B) Composting 

(1) Composting facilities shall be located at least six hundred sixty (660) feet from any land located in the RL, 
LMN, or MMN zone districts and/or any residential use (except a residential use occupied by the owner, 
operator or any employee of such composting facility) as such zone districts or residential uses exist at the 
time of the establishment of such composting facility. 
 

(2) Composting facilities shall contain and treat on-site, all water run-off that comes into contact with the 
feedstocks or compost, in such manner that the run-off will not contaminate surface or ground water. 
 

(3) Composting facilities shall not be located in any floodway. 
 

(4) No composting facility shall commence operation until a nuisance condition control plan, specifying all 
measures to be taken to control nuisance conditions (such as odor, noise, scattered solid waste, dust or 
vectors) has been approved by the Director. The Director’s approval shall be based on a finding that the 
nuisance condition control plan adequately and reasonably identifies potential nuisance conditions and that 
compliance with the plan will fully address, significantly mitigate, or substantially reduce any adverse 
conditions to a level reasonably calculated to protect the health and safety of the public. 
 

(C) Fences and Walls 

(1) Fences and walls are allowed in all zone districts as provided in this section. 
 

(2) If used along collector or arterial streets, such features shall be made visually interesting and shall avoid 
creating a "tunnel" effect. Compliance with this standard may be accomplished by integrating architectural 
elements such as brick or stone columns, incorporating articulation or openings into the design, varying the 
alignment or setback of the fence, softening the appearance of fence lines with plantings, or similar 
techniques. In addition to the foregoing, and to the extent reasonably feasible, fences and sections of fences 
that exceed one hundred (100) feet in length shall vary the alignment or setback of at least one-third (⅓) of 
the length of the fence or fence section (as applicable) by a minimum of five (5) feet. 
 

(3) Materials: Chain-link fencing with or without slats shall not be used as a fencing material for screening 
purposes. Except as permitted below, no barbed wire or other sharp-pointed fence and no electrically 
charged fence shall be installed or used in any zone districts. 

(a) In the Urban Estate (UE), Rural Land (RUL) and Foothills Residential (RF) Districts, barbed wire and 
portable electrically charged fencing may be used for the purpose of livestock and pasture 
management. Electrically charged fencing must be used within permanent fencing. Electrically charged 
fencing that is located along any public right-of-way shall contain signage that identifies it as being 
electrically charged. Such signage shall occur every three hundred (300) feet and be a minimum of 

Page 437

Item 13.



  

 

     ARTICLE 4 – USE STANDARDS 

4-36 | ARTICLE 4 | CITY OF FORT COLLINS – LAND USE CODE 

thirty-six (36) square inches in area. All electrically charged fencing shall be limited to low impedance 
commercially available electric fence energizers using an interrupted flow of current at intervals of 
about one (1) second on and two (2) seconds off and shall be limited to two thousand six hundred 
(2,600) volts at a five-hundred-ohm load at seventeen (17) millamperes current. All electric fences and 
appliances, equipment and materials used shall be listed or labeled by a qualified testing agency and 
shall be installed in accordance with manufacturers' specifications and in compliance with the National 
Electrical Code, 1981 Edition NFPA 701981. 
(bbbb)  

(cccc) In the Employment (E) District and the Industrial (I) District, the Director may grant a revocable use 
permit that must be renewed every three (3) years for installation of security arms and barbed wire strands 
atop protective fences or walls, provided that the following conditions are met: the lowest strand of barbed 
wire must be maintained at least ten (10) feet above the adjoining ground level outside the fence; exterior 
area security lighting controlled by an automatic light level switch must be installed and maintained in good 
operating condition; and such lighting must be directed into the site and not outward toward the perimeter. 

(4) No more than four (4) feet high between the front building line and front property line; 
 

(5) No more than four (4) feet high if located in the front yard, or within any required side yard setback area in 
the front yard, except if required for demonstrated unique security purposes; 
 

(6) No more than six (6) feet high if located within any required rear yard setback area or within any side yard 
setback area in a rear yard; 
 

(7) No more than forty-two (42) inches in height when located within the visual clearance triangle described in 
Section 5.16.1(K), and, if over thirty-two (32) inches in height within such triangle, fences shall be constructed 
of split rail with a minimum dimension of twelve (12) inches between horizontal members; 
 

(8) No closer than two (2) feet to a public sidewalk; 
 

(9) No closer than three (3) feet to a lot line along an alley where an alley-accessed garage door is set back at 
least twenty (20) feet from the lot line, and no closer than eight (8) feet to a lot line along an alley where an 
alley-accessed garage door is set back less than twenty (20) feet from the lot line, except that alley fences on 
lots in the RL and OT districts may be located closer to the lot line along an alley when the City Engineer 
approves such a location. 
 

(D) Urban Agriculture 

(1) The following standards apply to all urban agriculture land uses, except those urban agriculture land uses 
that are approved as a part of a site-specific development plan. 
 

(2) The intent of these urban agriculture regulations is to allow for a range of urban agricultural activities at a 
level and intensity that is compatible with the City's neighborhoods. 
 

(3) Standards 

(a) License required. Urban agriculture land uses shall be permitted only after the owner or applicant for the 
proposed use has obtained an urban agriculture license from the City. The fee for such a license shall be 
the fee established in the Development Review Fee Schedule. If active operations have not been carried 
on for a period of twenty-four (24) consecutive months, the license shall be deemed to have been 
abandoned regardless of intent to resume active operations. The Director may revoke any urban 
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agriculture license issued by the City if the holder of such license is in violation of any of the provisions 
contained in subsection(b) below, provided that the holder of the license shall be entitled to the 
administrative review of any such revocation under the provisions contained in Article 6. 

(dddd)  
(eeee) General Standards. Urban agriculture shall be allowed as a permitted use, provided that all of the 

following conditions are met: 

(I) Mechanized Equipment. All mechanized equipment used in the urban agriculture land use must 
be in compliance with Chapter 20, Article II of the City Code regarding noise levels. 

 
(II) Parking. Urban agriculture land uses shall provide additional off-street vehicular and bicycle 

parking areas adequate to accommodate parking demands created by the use. 
 

(III) Chemicals and Fertilizers. Synthetic pesticides or herbicides may be applied only in accordance 
with state and federal regulations. All chemicals shall be stored in an enclosed, locked structure 
when the site is unattended. No synthetic pesticides or herbicides may be applied within a 
Natural Habitat Buffer Zone. 

 
(IV) Trash/Compost. Trash and compost receptacles shall be screened from adjacent properties by 

utilizing landscaping, fencing or storage within structures and all trash shall be removed from the 
site weekly. Compost piles and containers shall be set back at least ten (10) feet from any 
property line when urban agriculture abuts a residential land use. 

 
(V) Maintenance. All urban agriculture land uses shall be maintained in an orderly manner, including 

necessary watering, pruning, pest control and removal of dead or diseased plant materials, and 
shall be maintained in compliance with the provisions of Chapter 20 of the City Code. 

 
(VI) Water Conservation and Conveyance. To the extent reasonably feasible, the use of sprinkler 

irrigation between the hours of 10:00 a.m. and 6:00 p.m. shall be minimized. Drip irrigation or 
watering by hand may be done at any time. The site must be designed and maintained so that 
any water runoff is conveyed off-site into a City right-of-way or drainage system without 
adversely affecting downstream property. 

 
(VII) Identification/Contact Information. A clearly visible sign shall be posted near the public right-of-

way adjacent to all urban agriculture land uses, which sign shall contain the name and contact 
information of the manager or coordinator of the agricultural land use. If a synthetic pesticide or 
herbicide is used in connection with such use, the sign shall also include the name of the 
chemical and the frequency of application. The contact information for the manager or 
coordinator shall be kept on file with the City. All urban agriculture signs must comport with 
Article 5 of this Code. 
 

(VIII) If produce from an urban agriculture land use is proposed to be distributed within the City, the 
applicant must provide a list of proposed Food Membership Distribution Sites in the application. 
 

(IX) Floodplains. If urban agriculture is proposed within a floodplain, then a Floodplain Use Permit is 
required in accordance with Chapter 14 of the City Code. 

 
(X) Hoop Houses. If an urban agriculture land use contains a hoop house, then the hoop house shall 

be set back a minimum of five (5) feet from any property line and shall also be located in such a 
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manner that the hoop house does not generate potential adverse impacts on adjacent uses, such 
as shading or glare. 
 

(XI) Additional Impact Mitigation. The Director may impose measures, such as landscaping, fencing or 
setbacks, deemed by the Director to reasonably mitigate potential visual, noise or odor impacts 
on adjoining property. The Director’s imposition of measures shall be found reasonable where 
the Director determines that any noise, vibration, smoke, dust, odors, heat or glare noticeable at 
or beyond the property line of the parcel where the urban agriculture land use is conducted will 
likely be reduced to a level that will not adversely impact public health and safety. Where an 
urban agriculture land use abuts a residential use, there shall be a minimum setback of five (5) 
feet between the operation and the property line. 

 
(XII) Notice. At the time of an initial application for an urban agriculture land use within a residential 

zone (OT, UE, RF, RL, LMN, MMN, HMN, MH, RC and POL) or if the urban agriculture land use 
exceeds one-half (0.5) acre in size, the Director shall determine whether the proposed urban 
agriculture land use presents a significant impact on the affected neighborhood, and, if so, the 
Director shall schedule a neighborhood meeting and provide mailed and posted notice for such 
meeting. Such notice and neighborhood meeting shall be conducted in accordance with Article 6 
of this Code. 

 

(E) Off-Site Construction Staging 

(1) Applicability. Use of any parcel for off-site construction staging shall be permitted only in accordance with 
the provisions of an off-site construction staging license issued pursuant to this Section 4.3.5(E). 
 

(2) Purpose. The purpose of requiring an off-site construction staging licensed under this Section 4.3.5(E) is to 
address the compatibility of off-site construction staging with the zone districts in which they are located, 
mitigate the impact off-site construction staging on adjacent parcels, the neighborhoods and environment, 
and ensure the health and safety of off-site construction staging. 
 

(3) Location. Subject to issuance of and compliance with an off-site construction staging license under 
subsection (4) below, off-site construction staging shall be permitted in specified zone districts as listed in 
Division 4.2, Table of Primary Uses. 
 

(4) Off-site construction staging license. 

(a) An application for an off-site construction staging license shall be accompanied by a site and grading 
plan that shows the following for the site on which the off-site construction staging is to occur: 

 
(I) Existing grade contours of the site and of adjoining properties; 

(II) Locations of different activities to be located on the site; 
(III) List of materials and equipment to be stored on the site, including the means and methods to 

safely store any hazardous material or dangerous equipment; 
(IV) Any proposed grading necessary to stabilize the site; 
(V) Proposed erosion control measures and storm drainage control measures to prevent wind and 

water erosion, drainage impacts and tracking mud onto streets; 
(VI) Flood ways and flood plains; 
(VII) Natural habitat and features; 
(VIII) Fences; 
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(IX) Restrooms; 
(X) Existing trees; 

(XI) Existing easements and rights-of-way; 
(XII) Existing underground utilities; 
(XIII) Other information necessary to describe the site; 
(XIV) Traffic control plan reflecting means of ingress and egress to be used; 
(XV) Mitigation plan to address any adverse impacts to the site, or adjacent parcels, caused by the 

off-site construction staging during and after the staging; and 
(XVI) Restoration and final site condition plan. 

(ffff)  
(b) An off-site construction staging license shall be issued, with or without conditions, if the Director finds 

that the off-site construction staging: 

(I) is not detrimental to the public good; and 
 

(II) will not cause substantial adverse impacts to the parcel on which it is located or adjacent parcels or 
the environment, with or without mitigation; and 
 

(III) is located within a quarter (.25) of a mile of the construction or development site to be served by the 
off-site construction staging. 

(gggg)  
(c) An off-site construction staging license issued hereunder shall expire eighteen (18) months after the 

date of issuance unless an extension is granted. 

(I) A six (6) month extension may be granted by the Director upon a finding that the conditions 
specified in Section 4.3.5(E)(4)(b), including any conditions to mitigate adverse impacts, have been 
and continue to be satisfied. 
 

(II) The Director may further extend the license up to an additional twelve (12) months beyond the first 
six (6) month extension, for a maximum total of not more than thirty-six (36) months, if a 
neighborhood meeting for which the neighborhood is notified in compliance with Section 6.3.6(D) is 
conducted and the Director determines: the extension is not detrimental to the public good; and that 
the license conditions specified in Section 4.3.5(E)(4)(b), including any conditions to mitigate 
adverse impacts, have been and continue to be satisfied. 

(hhhh)  
(d) After expiration of an off-site construction staging license, at least four (4) consecutive months shall 

lapse before a new license is issued for the same parcel. 
(iiii)  
(e) The Director may modify or revoke any off-site construction staging license issued by the City for any of 

the following: 

 
(I) After issuance of the license, the site or activities thereon are found to be out of compliance with the 

approved application or license, including any conditions to mitigate adverse impacts; or 
 

(II) An adverse impact not previously anticipated at the time the license or license extension was issued 
is identified and such adverse impact cannot be adequately mitigated and/or is detrimental to the 
public good. 
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(f) The Director shall inform the license holder in writing of the decision to modify or revoke the license and 
the reasons for same. 

(jjjj)  

(I) The license holder may appeal any decision denying, modifying or revoking an off-site construction 
staging license to the Land Use Review Commission pursuant to Article 6 . 
 

(5) Restoration of Site. Within fifteen (15) days after expiration of the license, the license holder must have 
completed restoration of the site consistent with the approved restoration or final site condition plan 
included in the application. 
 

(F) Outdoor Vendor  

(1) Outdoor vendors shall be prohibited on undeveloped lots. 
 

(2) Outdoor vendors shall be considered as accessory uses in the zone districts in which they are permitted, 
provided they are on lots that contain a principal building wherein active operations are being conducted. 
Outdoor vendors that qualify as accessory uses shall not be subject to change-of-use regulations which 
would otherwise require the properties on which they are located to be brought into compliance with the 
standards of this Code. 
 

(3) Outdoor vendors located on lots wherein active operations in the principal building have ceased shall be 
considered principal uses and shall be subject to change-of-use regulations requiring that the properties 
upon which they are located be brought into compliance with the applicable standards of this Code. 
 

(4) Signage for outdoor vendors shall be limited to signs placed directly onto the vehicle or cart used in 
connection with the business. 
 

(5) Outdoor vendors shall comply with all outdoor vendor regulations and standards contained in Chapter 15 of 
the City Code. 
 

(6) An outdoor vendor shall be situated on a lot in such a manner that no aspect of its operation shall impede 
vehicular, pedestrian or bicycle circulation. 
 

(7) The owner of a private parcel or lot, or owner of the principal business thereon, upon which an outdoor 
vendor, or outdoor vendors, vend from mobile food trucks, pushcarts, or any other vehicles, as such terms 
are defined in Section 15-381 of the City Code, shall not allow such outdoor vendor, or outdoor vendors, to 
operate on such private parcel or lot for more than three (3) consecutive calendar days, or for more than 
three (3) total calendar days within any calendar week, defined for purposes of this Section  as Sunday 
through Saturday, unless stationary vending is an approved use thereon. 
 

(8) The owner of a private parcel or lot upon which stationary vending will occur shall comply with the following 
additional requirements: 
 

(a) Obtain an approved minor amendment to allow stationary vending on the private parcel or lot as an 
accessory use. 

(kkkk)  
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(I) A property owner may apply for a minor amendment to allow stationary vending only for private 
parcels or lots within non-neighborhood zone districts. Non-neighborhood zone districts solely for 
purposes of eligible stationary vendor locations shall be defined as: D, CC, CCN, CCR, CG, NC, CL, HC, 
E, and I. 
 

(II) Stationary vending shall not be permitted on parcels or lots within any neighborhood zone district. 
Neighborhood zone districts solely for purposes of non-eligible stationary vendor locations shall be 
defined as: RUL, UE, RF, RL, LMN, MMN, OT-A, OT-B, OT-C, HMN. 
 

(III) Stationary vending shall not be allowed to occur for more than twelve (12) hours per calendar day on 
the private parcel or lot for which a minor amendment has been granted to allow such use; and 
 

(IV) After the completion of each period of vending operations, a stationary vendor shall not be allowed 
to leave outdoors overnight (3:00 a.m. to 7:00 a.m.) on any private parcel or lot where stationary 
vending is allowed any food truck, push cart, or vehicle, as such terms are defined in Section 15-381 
of the City Code, from which the vendor vends. 

 

(G) Solar Energy Systems 

The following standards shall apply to all solar energy systems. 
 

(1) Purpose. The purposes of these solar energy system supplementary regulations are to promote reduced 
dependence on nonrenewable energy sources, to design solar energy systems in a manner that minimizes 
impacts on adjacent properties and to promote systems that are visually compatible with the character of the 
areas in which they are located and that are not detrimental to public health, safety and welfare. 
 

(2) General Design Standards: 

(a) To the maximum extent feasible, ancillary solar equipment shall be located inside the building or 
screened from public view. 

(llll)  
(b) The applicant shall demonstrate that the height, location, setback or base elevation of a solar energy 

system minimizes potential glare and visual impacts of the system on adjacent properties. 
(mmmm)  
(c) Support structures for ground-mounted solar facilities shall, to the extent reasonably feasible, use 

materials, colors and textures that complement the site context. 
 
(d) All solar energy system appurtenances, including, but not limited to, plumbing, water tanks and support 

equipment, shall be of a color that is complementary to the site location, and shall be screened to the 
extent reasonably feasible without compromising the effectiveness of the solar collectors. Solar 
panels/collectors are exempt from the screening requirements of this Code. 

(nnnn)  
(e) Building-mounted solar energy systems are exempt from the height requirements of this Code, except 

that they must comply with the height limitations of this Section 4.3.5(G), including the following: 
(oooo)  

Solar Energy Table 

Nonresidential and residential buildings (excluding 
single-dwelling unit or duplex dwellings) 
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< 2:12 pitch  

8 feet, as measured on a vertical 
axis to the roof below, to which it 
is installed (see Figure 16.3 
below) 

2:12 to 6:12 pitch 
4 feet, as measured on a vertical 
axis to the roofline below, to 
which it is installed. 

> 6:12 pitch 
2 feet, as measured on a vertical 
axis to the roofline below, to 
which it is installed. 

Single dwelling unit and duplex dwellings (principal 
and accessory buildings) 

No taller than 1 foot, as measured on a vertical axis to 
the roof below, to which it is installed, unless roof pitch 
is 2:12 or less, in such case 2 feet is permitted. No 
portion of a solar energy system shall project above the 
maximum projection line depicted within Figures 16.3 
and 16.4 below. 

All buildings 

Building-mounted solar energy systems shall not 
extend horizontally beyond any roof overhang. 

Building-mounted solar energy systems 

Solar panels installed on the sides of buildings as 
awnings or attached to buildings as shade elements are 
permitted so long as the provisions of this and other 
applicable requirements are met. 

 

Maximum Height for Roof-mounted Systems 

(Principal Building [Excluding Single-Unit and Two-Unit Dwellings] 

 

 

Maximum Height for Roof-Mounted Systems (Single Unit and Two-Unit Dwellings) 
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(1) Standards for Small, Medium and Large-scale Solar Energy Systems. Solar energy systems shall conform to 

the applicable size-based regulations as set out in this subsection: 

(a)  Small-Scale Solar Energy Systems. 

(I) Covering less than one-half (0.5) acre. 
 

(II) Maximum Height. All ground-mounted small-scale solar energy systems shall comply with the 
accessory building height limits within the zone district, except for light poles with integrated solar 
panels, which are subject to the standards of Article 5. 
 

(III) Setbacks. Ground-mounted, small-scale solar energy systems shall not be located within the front, 
side or rear building setbacks, or the front yard area. If necessary for the system's effectiveness, 
ground-mounted solar energy collectors may be located within the minimum setbacks for the zone 
district, provided that the solar energy collector is located no less than fifteen (15) feet from rights-
of-way and five (5) feet from all other property lines. 
 

(IV) Parking. No minimum parking requirements shall apply. Parking spaces located beneath covered 
parking solar energy systems are exempt from maximum parking limits. 

(pppp)  
(b) Medium-Scale Solar Energy Systems. 

(I) Covering between one-half (0.5) acre and five (5) acres. 
 

(II) Maximum Height. All ground-mounted medium-scale solar energy systems shall comply with the 
accessory building height limits within the zone district, except for light poles with integrated solar 
panels, which are subject to the standards of this Code. 
 

(III) Setbacks. Ground-mounted, medium-scale solar energy systems shall not be located within the front, 
side or rear building setbacks, or the front yard area. 
 

(IV) Fencing/Access. Ground-mounted medium-scale solar energy systems shall be enclosed with a 
perimeter fence with a minimum height of five (5) feet and a maximum height of seven (7) feet. 
Knox boxes and keys shall be provided at locked entrances for emergency personnel access. 
Warning signage shall be placed at the entrance and perimeter of the facility. 
 

(V) Visual Appearance. Buildings and accessory structures shall, to the extent reasonably feasible, use 
materials, colors and textures that blend the facility into the existing environment. 
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(VI) Landscaping. Landscaping and/or screening materials shall be provided to assist in screening the 
facility from public rights-of-way and neighboring residences. 
 

(VII) Lighting. Lighting shall be limited to the minimum necessary for security and shall incorporate 
shielded full cut-off light fixtures. 
 

(VIII) Electrical Interconnections. All electrical interconnection and distribution lines within the project 
boundary shall be underground, except for power lines that extend beyond the project site or are 

within a substation. 

(qqqq)  
(c) Large-Scale Solar Energy Systems. 

(I) Covering more than five (5) acres. 
 

(II) Maximum Height. All ground-mounted large-scale solar energy systems shall comply with the 
accessory building height limits within the zone district, except for light poles integrating solar 
panels, which are subject to the standards of Article 5. 

 
(III) Setbacks. Large-scale solar energy systems shall be set back from all property lines a minimum of 

thirty (30) feet, and shall be located at least one hundred (100) feet from all residentially zoned land. 
Additional setbacks may be required to mitigate visual and functional impacts. 
 

(IV) Fencing/Access. Ground-mounted large-scale solar energy systems shall be enclosed with a 
perimeter fence with a minimum height of five (5) feet and a maximum height of seven (7) feet. 
Knox boxes and keys shall be provided at locked entrances for emergency personnel access. 
Warning signage shall be placed at the entrance and perimeter of the facility. 
 

(V) Visual Appearance. Buildings and accessory structures shall, to the extent reasonably feasible, use 
materials, colors and textures that blend the facility into the existing environment. 
 

(VI) Landscaping. Landscaping and/or screening materials shall be provided to assist in screening the 
facility from public rights-of-way and neighboring residences. 
 

(VII) Lighting. Lighting shall be limited to the minimum extent necessary for security and shall incorporate 
shielded full cut-off light fixtures. 
 

(VIII) Electrical Interconnections. All electrical interconnection and distribution lines within the project 
boundary shall be underground, except for power lines that extend beyond the project site or are 
within a substation. 

 
(2) Maintenance. Any solar energy system that has not been in working condition for a period of one (1) year 

shall be subject to Section 115 (Unsafe Structures and Equipment) of the International Building Code, which 
may require the panels and associated equipment to be removed, or the unsafe condition otherwise 
mitigated if it is determined to be unsafe. If so determined by the Building Official, the panels and associated 
equipment shall be promptly removed from the property to a place of safe and legal disposal, after which the 
site and/or building, as applicable, must be returned to its preexisting condition. 
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(3) Use Restrictions in Established Residential Areas. Notwithstanding the use review criteria contained set out in 
Article 4, if either a small-scale solar energy system or a medium-scale solar energy system is located on an 
existing platted lot and within an established residential neighborhood, then such system must be processed 
as a permitted use subject to review by the Planning and Zoning Commission. 
 

(4) Allocation of Energy. Energy derived from solar collectors may be allocated to the lot where the system is 
located or may be distributed to other locations. 
 

(H) Wireless Communication   

(1) Applicability and Exemptions. The provisions of this Section shall apply to any Wireless Communications 
Facility (WCF) within the City. The requirements set forth in this Section shall not apply to: 
 
(a) Antennas or towers used by FCC-licensed amateur (ham) radio operators. 

 
(b) Television or radio antennas. Those antennas, including over the air reception devices, located on 

single family dwellings or duplexes, not exceeding one (1) meter in diameter and less than five (5) feet 
above the highest point of the existing principal structure, or for ground mounted antennas, the 
requirement that the height be no more than the distance from its base to the property line or the 
maximum height specified for accessory structures for that zone district, whichever is less. The Director 
has the authority to approve modifications to the height restriction related to over the air reception 
device antennas and antenna structures, if in the reasonable discretion of the City, modifications are 
necessary to comply with federal law. 

 
(c) Government-owned facilities. City-owned communications WCFs located on City-owned property 

and/or public rights-of-way, and any government-owned WCF installed upon the declaration of a state 
of emergency by the federal, state or local government, or a written determination of public necessity 
by the City. 

 
(d) Over the Air Reception Devices (OTARD) antennas and associated masts. The Director may approve 

modifications to the height restriction related to OTARD antennas and OTARD antenna structures, if in 
the reasonable discretion of the Engineer, modifications are necessary to comply with federal law. 

 
(e) A facility entirely enclosed within a permitted building where the installation does not require a 

modification of the exterior of the building; nor a device attached to a building, used for serving that 
building only and that is otherwise permitted under other provisions of this Code. 

 
 
 

(2) Location. Subject to the requirements of paragraph (3) of this Section,  WCFs may be attached to or 
mounted on any existing building or structure (or substantially similar replacement structure) located in any 
zone district of the city. With the exception of OTARD, and associated masts,  WCFs shall not, however, be 
permitted to be attached to or mounted on any residential building containing four (4) or fewer dwelling 
units. 
 

(3) Cooperative Collocation. No  WCF or equipment owner or lessee or employee thereof shall act to exclude or 
attempt to exclude any other wireless communication provider from using the same building, structure or 
location. WCF or equipment owners or lessees or employees thereof, and applicants for the approval of plans 
for the installation of such facilities or equipment, shall cooperate in good faith to achieve co-location of 
WCFs and equipment. Any application for the approval of a plan for the installation of WCFs or equipment 
shall include documentation of the applicant's good faith efforts toward such cooperation. 
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(4) Standards. 

(a) Setbacks. With respect to a WCF that is a tower or a monopole, the setback of the facility from the 
property lines shall be one (1) foot for every foot of height. However, to the extent that it can be 
demonstrated that the structure will collapse rather than topple, this requirement can be waived by the 
Director. In addition, the setbacks for ground-mounted wireless telecommunication equipment shall be 
governed by the setback criteria established in this Code. 

 
Collocated WCFs in the R-U-L zone district shall be setback from the center line I-25 of Carpenter Road 
a distance of at least one thousand three hundred twenty (1,320) feet (one-quarter (¼) mile). 
 

(b) WCFs. All WCFs shall be consistent with the architectural style of the surrounding architectural 
environment (planned or existing) considering exterior materials, roof form, scale, mass, color, texture 
and character. Such facilities shall also be compatible with the surrounding natural environment 
considering land forms, topography, and other natural features. If such facility is an accessory use to an 
existing use, the facility shall be constructed out of materials that are equal to or better than the 
materials of the principal use. 
 

(c) WCFs in Residential Zone Districts. Non-collocated WCFs permitted in the following zone districts: UE, 
RL, LMN, MMN, and HMN, as specified in Article 4 - Use Standards must be located on a non-residential 
parcel and installation must be mitigated by use of concealment design techniques and compatibility 
standards. 

 
(d) Collocated or attached WCFs .WCFs shall be of the same color as the building or structure to which or 

on which such equipment is mounted. 
 
Whenever a wireless telecommunication antenna is attached to a building roof, the height of the 
antenna shall not be more than fifteen (15) feet over the height of the building. All WCF equipment shall 
be located as far from the edge of the roof as is feasible. Even if the building is constructed at or above 
the building height limitations contained in other sections of this Code, the additional fifteen (15) feet is 
permissible. 
 
Whenever WCFs are mounted to the wall of a building or structure, the equipment shall be mounted in 
a configuration as flush to the wall as feasible and shall not project above the wall on which it is 
mounted. Such equipment shall, to the extent feasible, also feature the smallest and most discreet 
components that the technology will allow so as to have the least possible impact on the architectural 
character and overall aesthetics of the building or structure. 
 
Roof- and ground-mounted WCFs shall be screened by parapet walls or screen walls in a manner 
compatible with the building's design, color and material. 
 

(e) Landscaping. WCFs and related transmission equipment may need to be landscaped with landscaping 
materials that exceed the levels established in Division 5.10, due to the unique nature of such facilities. 
Landscaping may therefore be required to achieve a total screening effect at the base of such facilities 
or equipment to screen the mechanical characteristics. A heavy emphasis on coniferous plants for year-
round screening may be required. 
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If a WCF and related transmission equipment has frontage on a public street, street trees shall be planted 
along the roadway in accordance with the policies of the City Forester. 
 

(f) Fencing. Chain link fencing shall be unacceptable to screen facilities. Fencing material shall consist of 
wood, masonry, stucco or other acceptable materials and be opaque. Fencing shall not exceed six (6) 
feet in height. 
 

(g) Berming. Berms shall be considered as an acceptable screening device. Berms shall feature slopes that 
allow mowing, irrigation and maintenance. 

 
(h) Irrigation. Landscaping and berming shall be equipped with automatic irrigation systems meeting the 

water conservation standards of the City. 
 

(i) Color. All WCFs and related transmission equipment shall be painted to match to the extent feasible the 
color and texture of the wall, building or surrounding built environment. Muted colors, earth tones and 
subdued colors shall be used. 

 
(j) Lighting. The light source for security lighting shall comply with the requirements of Division 5.12. Light 

fixtures, whether freestanding or tower-mounted, shall not exceed twenty-two (22) feet in height. 
 

(k) Interference. Wireless telecommunication facilities and equipment shall operate in such a manner so as 
not to cause interference with other electronics such as radios, televisions or computers, and otherwise 
in compliance with applicable federal standards for avoiding signal interference. An applicant shall 
provide a written statement (“Signal Interference Letter”) from a qualified radio frequency engineer, 
certifying that a technical evaluation of existing and proposed facilities indicates no potential 
interference problems. 

 
(l) Radio frequency standards. All WCFs shall comply with federal standards for radio frequency emissions. 

An applicant shall provide a written statement (“Emission Standards Letter”) from a qualified radio 
frequency engineer, certifying that a technical evaluation of existing and proposed facilities indicates no 
potential emissions in excess of federal radio frequency standards. 

 
(m) Access Roadways. Access roads must be capable of supporting all of the emergency response 

equipment of the Poudre Fire Authority. 
 

(n) Foothills and Hogbacks.  Applicants for WCFs and related transmission equipment in or near the foothills 
bear a special responsibility for mitigating visual disruption. If such a location is selected, the applicant 
shall provide computerized, three-dimensional, visual simulation of the facility or equipment and other 
appropriate graphics to demonstrate the visual impact on the view of the city's foothills and hogbacks. 

 
(o) Airports and Flight Paths.  WCFs and related transmission equipment shall comply with Federal Aviation 

Administration (FAA) requirements and obtain the necessary approvals from the FAA. 
 

(p) Historic Sites and Structures. WCFs and related transmission equipment shall not be located on any 
historic site or structure unless permission is first obtained from the city's Historic Preservation 
Commission as required by Chapter 14 of the City Code. 
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(q) Concealment Required. All WCFs shall, to the extent feasible, use concealment design techniques, and 
when not feasible utilize camouflage design techniques. 

 
(r) Compatibility Required. 

 
(I) Purpose. The purpose of this Section is to ensure that proposed WCFs are compatible with the 

surrounding context by ensuring that: 
 

(i) New or existing WCFs do not adversely impact the visual character* of the community within the 
area of adjacency; and 

 
(ii) The design of WCFs are compatible and contextually appropriate with the built or natural 

environment surrounding a proposed wireless communication site. 
 

(II) To accomplish its purpose, this Section provides the standards for design compatibility of WCFs with 
the existing context within the delineated area of adjacency surrounding a proposed WCF site. 

 
* For the purposes of this Section, character is defined as special physical characteristics of a structure 

or area that set it apart from its surroundings and contribute to its individuality. This can include but 
is not limited to the built environment, landscaping, natural features and open space, and types and 
styles of building architecture. 

 
(III) WCF Site and Area of Adjacency.   

 
As used in this Section, the area of adjacency shall mean an area measured radially from the center 
point of the WCF. Any element of a lot or parcel of property shall be considered within the area of 
adjacency if any portion of such lot or parcel is within the boundary. The limits of the boundary shall 
be based on the following calculation:  
 
The overall height (from grade to highest point of the proposed facility) of the proposed WCF 
multiplied by five (5). 
 
In the event that the area of adjacency is absent of an established visual character the WCF shall be 
designed in such a way that most closely relates to the landscape, historic, or future potential use of 
land. 

 
(IV) Design Standards for a Proposed WCF.   

 
Proposed WCFs and equipment shall mimic the height and appearance of structures or natural 
elements appropriate to the context in a way that protects and enhances the character of the area 
both on the development site and within the area of adjacency. The Table 1 requirements shall apply 
to the development of facilities on the development site as follows: 
 

   Table 1 – Standards for Compatibility on the Development Site and Within the Area of Adjacency 
 

 
 

Purpose 

 
 

Standards for Compatibility on the Development Site and Within the Area of 
Adjacency 
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Height and Mass 
of WCFs 

New or modified WCFs shall use concealment, and when not feasible, camouflage 
that reflects the character of the area of adjacency. The overall height and mass of a 
facility or equipment established under these standards are the maximum height that 
if any greater, would otherwise defeat concealment. 
 
1.  Height. New or modified WCFs shall not exceed 15 feet or 15%, whichever is less, of 
the average height of buildings or landscape within the area of adjacency. If a lot 
containing a residential land use falls within or abuts the area of adjacency, the 
maximum height of the facility shall not exceed forty-five (45) feet. 
 
2.  Massing.  All WCFs shall mimic the mass (height and width) in a way that is 
subordinate to the natural environment or built environment found within the area of 
adjacency. 

 
 
 
 

Materials for 
WCFs 

Create visual and contextual connection between WCFs colors and materials with 
those found in the surrounding area. 
 
New or modified WCFs shall utilize, to the extent feasible, the following elements 
found within the area of adjacency to inform their concealment techniques: 
 
     a)  Architectural style 
     b)  Building materiality 
     c)  Color 
     d)  Tree species 
     e)  Structures that are related to the primary use of the site 

 
 
Technology for 
Facilities 

To the extent feasible, new WCFs and related transmission equipment shall utilize 
industry best practices and the latest technology available to achieve concealment and 
compatibility with the context. 
 
Such facilities or shall feature the smallest and most discreet components that the 
technology will allow so as to have the least possible impact on the character and 
overall aesthetics of the area of adjacency. 

 

 
(5) The regulations contained in this Section shall not apply to the installation, operation, maintenance, or 

upgrade of a small cell facility by a telecommunications provider principally located within a public highway. 
The regulation of such activities is addressed in Chapter 23 of the Code of the City of Fort Collins, and design 
standards for small cell facilities are addressed in the City’s Small Cell Handbook as may be amended from 
time to time. 

 

(6) Review Procedures and Requirements. 

 
(a) General.  No new WCF shall be constructed and no collocation or modification to any WCF may occur 

except after a written request from an applicant, reviewed and approved by the City in accordance with 
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this Section. All WCFs shall comply with the zone district use standards and land use application 
processes identified in this Code. 
 

(b) Application Requirements. All applications for WCFs shall include: 

(I) Application form as provided by the Director. 
 

(II) If the applicant is not the owner of the property or structure to which the WCF is to be attached, an 
executed Letter of Authorization from the landowner. 
 

(III) A report, signed and sealed by a professional engineer in the State of Colorado, or a verified 
statement from a qualified radio frequency engineer, demonstrating or assuring that the site will 
be in full compliance with federal radio-frequency emissions standards for WCFs. 
 

(IV) A signal interference certification bearing the seal and signature of a professional engineer in the 
State of Colorado, representing that all WCFs covered by the application shall be designed, sited 
and operated in accordance with applicable federal signal interference requirements. 

(V) Submittal fees. 
 

(VI) Scaled site plan, photo simulation, scaled elevation view and supporting drawings, calculations, 
showing the location and dimension of all improvements, including information concerning 
topography, tower and where applicable, structure height, setbacks, drives, parking, street trees, 
adjacent uses, drainage. 
 

(VII) Narrative detailing the rationale for the proposed location. 
 

(VIII) Other information reasonably deemed by the Director to be necessary to assess compliance with 
this Section. Documents requiring signatures and seals by appropriate qualified professionals shall 
be provided by applicant prior to issuance of a permit under this Section. 

 
(c) Structural Assessment. Prior to issuance of a WCF permit for any WCF proposing a new pole or 

attachment to a non-City-owned structure, the applicant shall submit a stamped and signed structural 
assessment for each new proposed WCF host support structure conducted by a professional engineer, 
licensed in the State of Colorado. 

 
(I) When the structural assessment indicates a need for a stronger structure to address issues such as 

wind load factor, applicant shall provide a replacement structure at applicant's cost satisfactory to the 
Director in consultation with Fort Collins Utilities, as applicable. 
 

(II) All costs for conducting an assessment under this subsection (3) shall be borne by the applicant, and 
shall be paid by the applicant prior to issuance of a permit under this Section. 

 
(d) New Structures. All applications for new vertical structures associated with a WCF shall demonstrate 

that other alternative siting options, including collocations, are not feasible. Notwithstanding anything in 
this Section to the contrary, all WCFs and associated vertical structures located within the City shall 
satisfy the location and design criteria set forth in subsections (2)-(4) above. 

 

 
 

(7) Timeframes for Review. 
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(a) Application types.  All WCFs shall be reviewed according to the following timeframes (the review of 
Eligible Facility Requests is addressed in (8)(c) below): 

(I)  
Review of a completed application to collocate a facility other than a small cell facility on an 
existing tower or base station: 90 days. 
 

(II) Review of an application to deploy a WCF other than a small cell facility on a new structure: 150 
days. 
 

(III) Review of an application for a new tower, base station, or alternative tower structure that does 
not qualify as a small cell facility: 150 days. 

 
(b) Tolling the Timeframe for Review. The relevant review timeframe begins to run when the application is 

filed with the City, and may be tolled only by mutual agreement or where the City determines that an 
application is incomplete. 

 
(I) To toll the timeframe for incompleteness, the City shall provide written notice to the applicant 

within thirty (30) calendar days of receipt of the application, specifically delineating all missing 
documents or information required in the application; 
 

(II) Upon providing the notice of incompleteness to the applicant, the timeframe for review pauses. 
The timeframe for review begins running again when the applicant makes a supplemental written 
submission in response to the City's notice of incompleteness; and 
 

(III) Following a supplemental submission, the City will notify the applicant within ten (10) business 
days whether the supplemental submission did not provide the information identified in the 
original notice delineating missing information. The timeframe is tolled in the case of second or 
subsequent notices pursuant to the procedures identified in subparagraphs (I) and (II) of this 
subsection. In the case of a second or subsequent notice of incompleteness, the City may not 
specify missing documents or information that were not delineated in the original notice of 
incompleteness. 

 
(c) Specific Review Procedures for Eligible Facility Requests. 

 
(I) EFR standards. The City shall prepare, and from time to time revise and make available, an 

application form requiring the information necessary for the City to consider whether the project 
covered by an application would: 

 
(i) result in a Substantial Change to the physical dimensions of the site; and 

 
(ii) violate a generally applicable law, regulation, or other rule reasonably related to public health 

and safety. 
 

The application shall not require an applicant to demonstrate a need or business case for the 
proposed modification or collocation. 

(II) Timeframe for EFR review. Subject to the tolling provisions below, an eligible facility request shall 
be approved within sixty (60) days of the date of the request unless it the City determines that it 
does not qualify as an eligible facilities request. Upon receipt of an application for an eligible 
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facility request pursuant to this subsection, the City shall review such application to determine 
whether the application so qualifies. 
 

(III) Tolling the timeframe for EFR review. 
 

(i) The sixty (60) calendar day review period begins to run when the application is filed with the 
City, and may be tolled only by mutual agreement or where the City determines that an 
application is incomplete: 

 
(A) To toll the timeframe for incompleteness, the City must provide written notice to the 

applicant within thirty (30) calendar days of receipt of the application, specifically 
delineating all missing documents or information required in the application; 
 

(B) Upon notice of incompleteness to the applicant, the timeframe for review pauses. The 
timeframe for review begins running again when the applicant makes a supplemental 
written submission in response to the City's notice of incompleteness; and 
 

(C) Following a supplemental submission, the City will notify the applicant within ten (10) 
business days whether the supplemental submission did not provide the information 
identified in the original notice delineating missing information. The timeframe is tolled in 
the case of second or subsequent notices pursuant to the procedures identified in 
subparagraphs (A) and (B) of this subsection. In the case of a second or subsequent notice 
of incompleteness, the City may not specify missing documents or information that were 
not delineated in the original notice of incompleteness. 

 
(ii) If the City fails to approve or deny an eligible facility request within the time frame for review 

(accounting for any tolling), the request shall be deemed granted; provided that this approval 
shall become effective only upon the City's receipt of written notification from the applicant 
after the review period has expired (accounting for any tolling) indicating that the application 
has been deemed granted. 

 
(IV) Interaction with Telecommunications Act 47 U.S.C. Section 332(c)(7). If the City determines that 

the applicant's request is not an eligible facilities request as delineated in this subsection, the 
applicant shall be advised as to the relevant provisions of the City Code that govern the process to 
consider the request, and whether the Code requires any additional information to be submitted in 
order for the request to be considered complete. If the applicant subsequently indicates an intent 
for the proposal to be considered under the relevant section of the City Code and submits all 
required information, the presumptively reasonable timeframe under Section 332(c)(7), as set forth 
in applicable federal and state law will begin to run from submittal of the required information 
under the applicable provision of this Code. 
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◪ ◪ ▨ ◪ ◪ ◪ ◪ ■ ◪ ■/■ ▨ ▨ ◪ ◪ ◬

▨ ▨ ▨ ◪ ▨ ▨ ▨ ▨ ◬

▨  ◪ ◪  ◪

▨ ◪ ▨

▨ ◪ ◪ ▨ ◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪

▨

▨

▨

▨

▨

▨ ▨ ▨ ▨ ▨ ◪ ▨ ◪

▨ ▨

▨ ◪ ■ ▨ ▨ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS
EMPLOYMENT, INDUSTRIAL, 

OTHER

COMMERCIAL/RETAIL USES

■ ◪ ▨ ◬

■ ◩ ▣
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RUL UE RF RL OT-A MH LMN MMN HMN OT-B OT-C CC CCN CCR CG
CG-

CAC
CS NC

CL 

(RA)

CL 

(OA)
HC

H. 

CORE

CA/C

/NM
I/R RC CN EC E I POL T

▨ ◪ ■ ▨ ▨ ◪ ◬

▨ ◪ ◪ ◪ ■ ◪ ▨ ◪ ◪ ◬

◪ ▨

◪ ▨

▨ ◪ ◪ ◪

◪ ◪ ◪ ◪ ◪

◪ ■ ◪ ■/■ ▨ ▨

◪ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ▨ ▨ ◪ ◪ ◪ ◪ ◬

RESIDENTIAL DISTRICTS MIXED-USE DISTRICTS COMMERCIAL DISTRICTS DOWNTOWN DISTRICTS
EMPLOYMENT, INDUSTRIAL, 

OTHER

COMMERCIAL/RETAIL USES

■ ◪ ▨ ◬

■ ◩ ▣
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▨

◪ ▨ ▨ ◪ ◪ ◪ ◪

▨ ▨

◪

▨ ◪ ◪ ◪ ◪ ▨ ◪ ◪ ◪ ◬

▨

■ ■ ■ ■

■ ■ ■ ■/■ ■

■ ■ ■ ■/■ ■

■ ■ ■ ■

■ ■ ■ ■

■ ■ ■ ■

▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◬

▨ ◬

◪ ◪ ◬

◪

▨ ◪

◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬

▨ ▨ ▨

◪ ◪

▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ▨ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ▨

◪ ◪

▨ ■ ▨

◪ ■ ◪ ◪ ◪ ◬

◪ ■ ◪ ◪

▨ ◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ◪ ◪ ◪ ◪ ◪ ◪ ◬

INDUSTRIAL USES

■ ◪ ▨ ◬

■ ◩ ▣
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◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■ ■

◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ◩ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■/■ ◩ ◩ ◩

■ ◪ ◪ ◪ ◪ ◪ ◪

■ ◪ ◪

▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣ ▣

  ▨ ▨ ▨

■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■/■ ■/■ ■/■ ■/■ ■/■ ■ ■

◪ ◪ ◪ ◪ ◪ ◪ ■ ■ ◪ ■/■ ■/■ ■/■ ■/■ ■/■ ◪ ◪  

■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ◪ ◪ ◪ ◪ ◪ ■ ■ ■ ◬

 ▨ ◪ ◪ ◪ ■ ■ ■ ◪ ◪ ◪ ■ ▨ ▨ ▨ ▨ ▨ ■ ■ ◪

■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■ ■

ACCESSORY/MISC USES

■ ◪ ▨ ◬

■ ◩ ▣
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 ADDITIONAL USE STANDARDS
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Zone Maximum Number 
of Residents 
excluding 
supervisors, for 
Minimum lot size.

Additional lot 
area for each 
additional 
resident (square 
feet)

Maximum 
permissible 
residents, 
excluding 
supervisors

Minimum 
separation 
requirements 
between any other 
group home (feet)

UE 3 2,000 8 1,500 

RL, OT-A, HC, E, 

RF, MH
3 1,500 8 1,500 

LMN, OT-B, RDR 6 750 15 1,000 

OT-C, D, CS, CCN, 

MMN, HMN, NC, 

CG, CC, CL, CCR

6 500 20 700 
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 Antennas or towers used by FCC-licensed amateur (ham) radio operators. 
 

 Television or radio antennas. Those antennas, including over the air reception devices, located on 
single family dwellings or duplexes, not exceeding one (1) meter in diameter and less than five (5) feet 

above the highest point of the existing principal structure, or for ground mounted antennas, the 

requirement that the height be no more than the distance from its base to the property line or the 
maximum height specified for accessory structures for that zone district, whichever is less. The Director 

has the authority to approve modifications to the height restriction related to over the air reception 
device antennas and antenna structures, if in the reasonable discretion of the City, modifications are 

necessary to comply with federal law. 

 

 Government-owned facilities. City-owned communications WCFs located on City-owned property 

and/or public rights-of-way, and any government-owned WCF installed upon the declaration of a state 
of emergency by the federal, state or local government, or a written determination of public necessity 

by the City. 

 

 Over the Air Reception Devices (OTARD) antennas and associated masts. The Director may approve 

modifications to the height restriction related to OTARD antennas and OTARD antenna structures, if in 
the reasonable discretion of the Engineer, modifications are necessary to comply with federal law. 

 

 A facility entirely enclosed within a permitted building where the installation does not require a 
modification of the exterior of the building; nor a device attached to a building, used for serving that 

building only and that is otherwise permitted under other provisions of this Code. 
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5.17.3 Application. 
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ARTICLE 5  
General Development and Site Design 

DIVISION 5.1 APPLICABILITY

5.1.1 APPLICABILITY 

Applicability. Article 5, general development and site design standards apply throughout the City and are not 
unique to a specific zone district, unless excluded as stated in a specific standard such as Chapter 14 of the 
Code of the City of Fort Collins regarding Landmarks. 

DIVISION 5.2 AFFORDABLE HOUSING 

5.2.1 AFFORDABLE HOUSING 

(A) Purpose. To support the City’s adopted housing goals as outlined in the Housing Strategic Plan and to achieve 
10% deed-restricted, affordable housing stock by 2040, this Division outlines applicability of affordable 
housing incentives and requirements for compliance. This Division seeks to:  

(1) Encourage the development of deed-restricted, affordable housing for low- and moderate-income 
households.  
 

(2) Provide options for use of affordable housing incentives in order to allow for increased flexibility for various 
development types and contexts.  

(B) Applicability. This Section shall apply to the following development projects: 

(1) Projects that meet the definition of Affordable Housing Development as outlined in Article 7; and  
 

(2) Projects that propose to use bonus option standards for maximum density, maximum height, and/or 
minimum parking.  

 
(3) Section 5.2 does not apply to group homes, dormitories, medical facilities, hotels, motels, shelters, tents, 

short-term rentals or other structures designed or used primarily for temporary occupancy and/or 
group living.   

 

(C) Affordability Standards. Rental and For-sale projects shall provide one of the following minimum unit options: 
 

(1) Rental Units: 
 
(a) 10% units at 60% AMI; or 

 
(b) 20% units at 80% AMI 

 
(2) For-Sale: 

 
(a) 10% units at 80% AMI; or 

 
(b) 20% units at 100% AMI 
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(D) Compliance. To achieve compliance, all Affordable Housing built under the standards of this Code shall 

provide the following: 
 

(1) Certification Letter. The applicant shall submit a notarized affidavit to the Director that provides how the 
development meets the affordability standards above and administrative requirements.  Upon review and 
acceptance of the affidavit in consultation with the Director of the Social Sustainability Department, the 
Director will provide a letter certifying that the development meets the standards stated above and any 
administrative requirements (Certification Letter). This letter is required to be submitted as part of the 
building permit application before a building permit can be issued for the development but is not required 
to as a part of a land use review.  
 

(2) Qualified Preservation Partner (QPP). If applicable, the Certification Letter shall identify the Qualified 
Preservation Partner. 
 

(3) Covenant/Deed Restriction. The units will be required by binding legal instrument acceptable to the City, 
providing rights of enforcement to the City, and duly recorded with the Larimer County Clerk and Recorder, 
to be occupied by and affordable to low-income households for at least sixty  (60) years. This covenant 
shall be recorded prior to issuance of a building permit for the development. There will be language placed 
in real estate sales documents, acceptable to the City, clearly noticing the deed restriction as part of the 
sale, and containing a continued requirement of notice in all future sales.  

 
(E) Timing of Development. The construction of the affordable dwelling units or spaces shall occur before the 

construction of the market rate units, or at no case less than on a proportional basis, according to the same 
ratio as the number of affordable units bears to the number of the market rate units.  

 
(F) Annual Reporting. The applicant or Qualified Preservation Partner shall provide annual documentation to the 

Director, who shall provide a copy to the Director of the Social Sustainability Department, relating to the 
affordable dwelling units in the development. This documentation must commence no later than thirty (30) 
days following issuance of a Certificate of Occupancy (CO) for the affordable dwelling units and will include, at 
minimum, the following:  

 
(1) Occupancy and demographic report; 

 
(2) Rent report (annually at minimum and at any time the applicant/owner proposes to increase rents);  

 
(3) Reporting required for compliance as part of a City funding award for affordable units shall satisfy the 

requirements of this subsection; and  
 

(4) Any further documentation/verification the City may deem necessary to verify the validity of the affordable 
housing reporting, including, but not limited to, seeking direct verification from tenants/owners of 
affordable units.  

 
(G) Monitoring and Enforcement. 

 
(1) Monitoring. The Director in consultation with the Director of Social Sustainability Department shall 

periodically monitor and verify the commitments made by the applicant or Qualified Preservation 
Partner in the Declaration of Covenants, Conditions and Restrictions. Upon reasonable notice to the 
applicant or Qualified Preservation Partner, the applicant or Qualified Preservation Partner shall 
provide information to the City sufficient to verify the following:   

 
(a) Compliance with all Affordable Housing Requirements as set forth in this Division. 

 
(b) The affordable dwelling units are occupied by households earning income as required in the 

Declaration of Covenants, Conditions and Restrictions. 
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(c) The eligibility of each prospective household is verified by the owner prior to occupancy of any 

affordable unit and proof provided to the City upon request. Applicants or Qualified Preservation 
Partners submit documentation for certification to the City for a determination of tenant eligibility, 
prior to tenant occupancy. No affordable unit is rented, sold, or occupied by any person unless and 
until the City determines that the prospective tenant or occupant satisfies the eligibility 
requirements.  

 
(2) Staff shall be entitled to arrange periodic site visits to ensure habitability of affordable units; owner will 

secure authority to enter the unit and will cooperate with Staff.  
 

(3) Monitoring required for compliance as part of a City funding award for affordable units shall satisfy the 
requirements of this subsection (G).  

 
(H) Enforcement. Upon a finding by the City that an Affordable Housing project built under the standards of 

this Code does not comply with the requirements of Section 5.2, the City make take one or more 
enforcement actions;  
 

(1) imposition of penalties including those found in City Code Section 1-15 civil infractions and any additional 
penalties as set forth in an agreement between the owner/developer and the City; or 
 

(2) imposition of another appropriate action to enforce these requirements or accomplish their intended result.  

DIVISION 5.3 RESIDENTIAL DEVELOPMENT

5.3.1 RESIDENTIAL DEVELOPMENTS 

(A) Purpose. To promote variety of architecture and housing choices that create cohesion within a 
development project and relates to the surrounding context.  
 

(B) Applicability. Division 5.3 applies to all residential development projects that approve one or more 
buildings on one or more parcels unless otherwise excluded in a specific standard.  

5.3.2 MULTI-BUILDING AND MIX OF HOUSING 

(A) Purpose. To promote: 
• a variety of architecture; 
• housing choices; 
• cohesion within a development project; 
• visual interest; 

• relationship to the surrounding context, visual 
interest; and 

• pedestrian-oriented streets in residential 
development.  

 
(B) Applicability. Applies to all development projects with more than one building on one or more parcels unless 

otherwise excluded in a specific standard 
 

(C) Mix of Housing Types. A mix of permitted building types shall be included in any individual development plan 
that includes residential uses, to the extent reasonably feasible, depending on the size of the parcel. To 
promote such variety, the following minimum standards shall be met: 

 
(1) A minimum number of building types is required on any project development plan as shown in the 

following table: 
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Minimum number of Building Types in a 
development project  

Acre Size Number of Building Types 

15>20 2 

20>30 3 

30+ 4 
 

 
 

(a) in the HC district only, if Detached House dwelling units are proposed, at least an equivalent 
number of Row House, Duplex or Apartment Building dwelling units (or combination thereof) must 
also be provided.   

 
(2) Housing types, block dimensions, garage placement, lot sizes and lot dimensions shall be significantly 

and substantially varied to avoid repetitive rows of housing and monotonous streetscapes. For example, 
providing distinct single-unit detached dwellings or two-unit dwellings on larger lots and on corners and 
providing small lot single-unit dwellings on smaller lots abutting common open spaces fronting on 
streets are methods that accomplish this requirement.  
  

(3) The following list of building types shall be used to satisfy the minimum number of building type 
requirement, provided that no building type comprises less than 5% or more than 80% of development: 

   
(a) Detached House with rear loaded garages. 

 
(b) Detached House with front or side loaded garages.  

 
(c) Small lot with Detached House (lots containing less than four thousand [4,000] square feet or with 

lot frontages of forty [40] feet or less) if there is a difference of at least two thousand (2,000) 
square feet between the average lot size for small lot single-unit and the average lot size for single-
unit detached dwellings with front or side loaded garages.  
 

(d) Duplex.  
 

(e) Rowhouse. 
 

(f) Duplex, attached, the placement of which shall be limited to no more than two (2) dwellings per two 
(2) consecutive individual lots.  
 

(g) Mixed-Use building.  
 

(h) Apartment Building containing up to four (4) units per building;   
 

(i) Apartment Building containing at least five (5) up to seven (7) units per building.  
 

(j) Apartment Building containing at least eight (8) up to twelve (12) units per building. 
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(k) Apartment Building containing more than 12 units per building 

 
(l) Manufactured Housing.  

 
(4) For any development containing repeated building types (excluding clubhouses/leasing offices) there 

shall be a minimum number of distinct designs as shown in the table below: 

Minimum number of distinct designs 
for repeating Building Types in a 

development project 

Repeating 
Building Types  

Distinct designs 

5 to 7 2 

8+ 3 
 

 
(a) For all developments, there shall be no more than two (2) similar buildings placed next to each other 

along a street or major walkway spine.   
 

(b) Distinctly different building designs shall provide significant variation in: 
 

Distinct Building Requirements  
Varies in either: 

Footprint size; or 30% difference in square footage from another building. 

Shape  

Square  

Rectangle, 40ft difference from the longest side compared to the longest side of 
another building. 

Other Polygons, 40ft difference from the longest side compared to the longest side of 
another building. 

And includes variations in at least three of the following building elements: 

Element Components of the element 

Exterior finish materials Brick, Wood, Stone, Metal, or Other Material 
Window 

Combinations/Placement Size and/or Pattern 

Entrance feature • Recessed or Covered • Portal Size •Location on building elevation • Lighting 

Roof forms Flat, Pitch, or Overhang greater than 4ft 
Patio/balcony size 30% Difference in Square Footage 

Upper story step-back 
(above 2nd story) 10ft min. Step-Back on all Sides 

Building Height 12ft min Difference in Height 
Vertical building module  3 min. 
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(5) For development that contains Detached House and Duplex building types found in Article 3, there shall 
be model variety and variation among buildings as indicated in the following table:   

 

Minimum number of Detached house and Duplex models 

Number of dwelling units Distinct models 

11 to 99 3 

100+ 4 
(a) The applicant shall include, in the application for approval of the project development plan, 

documentation showing how the development will comply with the model variation.  
 

(b) Each housing model shall have at least three (3) characteristics which clearly and obviously 
distinguish it from the other housing models, which characteristics may include, without limitation, 
differences in floor plans, exterior materials, roof lines, garage placement, placement of the footprint 
on the lot and/or building face.   
 
 

(c) An applicant for a Building Permit for these building types shall affirm and certify in the application 
that the dwelling which is the subject of the Building Permit does not adjoin a lot with the same 
housing model, if on the same block face. 

 
(6) Development that contains Row House building type containing more than two (2) dwelling units shall 

comply with the following requirements: 
 

(a) For any development containing at least three (3) and not more than five (5) buildings (excluding 
clubhouses/leasing offices), there shall be at least two (2) distinctly different building designs. For 
any such development containing more than five (5) buildings (excluding clubhouses/leasing 
offices), there shall be at least three (3) distinctly different building designs. For all developments, 
there shall be no similar buildings placed next to each other along a street or street-like private drive. 
Building designs shall be considered similar unless they vary significantly in footprint size and shape.  
 

(b) Building designs shall be further distinguished by including unique architectural elevations and 
unique entrance features, within a coordinated overall theme of roof forms, massing proportions and 
other characteristics. Such variation among buildings shall not consist solely of different 
combinations of the same building features.  

 
(D) Relationship of Dwellings to Streets and Parking. Development projects containing residential buildings 

shall place a high priority on building entryways and their relationship to the street. Pedestrian usability 
shall be prioritized over vehicular usability. Buildings shall include human-scaled elements, architectural 
articulation, and in projects containing more than one (1) building, design variation.  

 
(1) Orientation to a Connecting Walkway. Every front facade with a primary entrance to a dwelling unit 

shall face the adjacent street to the extent reasonably feasible. Every front facade with a primary 
entrance to a dwelling unit shall face a connecting walkway with no primary entrance more than two 
hundred (200) feet from a street sidewalk and the address shall be posted to be visible from the 
intersection of the connecting walkway and public right of way. The following exceptions to this 
standard are permitted:  
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(a) Up to one (1) dwelling on an individual lot that has frontage on either a public or private street.  

 
(b) A primary entrance may be up to three hundred fifty (350) feet from a street sidewalk if the primary 

entrance faces and opens directly onto a connecting walkway that qualifies as a major walkway 
spine.  
 

(c) If an Apartment Building or Mixed-Use building has more than one (1) front facade, and if one (1) of 
the front facades faces and opens directly onto a street sidewalk, the primary entrances located on 
the other front facade(s) need not face a street sidewalk or connecting walkway.  

 
• Street-Facing Facades. Every building containing four (4) or more dwelling units shall 

have at least one (1) building entry or doorway facing all adjacent streets that are smaller 
than a full arterial or has on-street parking.  

 
• At least one (1) door providing direct access for emergency responders from the outside 

into each individual Rowhouse Building must be located within one hundred fifty (150) 
feet from the closest emergency access easement or designated fire lane as measured 
along paved walkways. Neither an exterior nor an interior garage door shall satisfy this 
requirement.  

 

(E) Block Requirements. All development shall comply with the applicable standards set forth below, unless the 
decision maker determines that compliance with a specific element of the standard is infeasible due to unusual 
topographic features, existing development, safety factors or a natural area or feature:  

(1) Block Structure. Each multi-unit project shall be developed as a series of complete blocks bounded by 
streets (public or private). (See Block Examples at 5(a)-(f) below). Natural areas, irrigation ditches, high-
voltage power lines, operating railroad tracks and other similar substantial physical features may form up 
to two (2) sides of a block.  

(2) Block Size. All blocks shall be limited to a maximum size of seven (7) acres. 

(3) Mid-block Pedestrian Connections. If any block face is over seven hundred (700) feet long, then walkways 
connecting to other streets shall be provided at approximately mid-block or at intervals of at least every six 
hundred fifty (650) feet, whichever is less. 

(4) Minimum Building Frontage. Forty (40) percent of each block side or fifty (50) percent of the block faces of 
the total block shall consist of either building frontage, plazas or other function open space. 

(5) Block Examples. 
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(a) Figure of Shopping Center on One Block 

 
(b) Figure of Park/Civic Block
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(c) Figure of Garden Apartment Block 

 
(d) Figure of Townhouses and Small Lot Houses 
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(e) Figure of Bungalow Block 

 
(f) Figure of Office Block 
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(F) Residential Building Setbacks, Lot Width, and Size  
 

(1) Setback from Arterial Streets. Except as provided in Articles 2 and 3, the minimum setback for 
residential buildings and all incidental detached accessory buildings shall be thirty (30) feet from any 
arterial street right-of-way. 

 
(2) Setback from Nonarterial Streets. Except as provided in Articles 2 and 3, the minimum setback for 

residential buildings and all incidental detached accessory buildings shall be fifteen (15) feet from any 
public street right-of-way. 

 

(3) Exceptions to the setback standards. Exceptions to Subsection (1) and (2) are permitted if one (1) of the 
following is met:  

(a) Each unit side that faces the street has a porch and/or balcony that has a minimum depth of six (6) 
feet (as measured from the building facade to the far side posts, railings/spindles) and a minimum 
length of eight (8) feet. If more than one (1) side of a unit faces the street, then only one (1) side is 
required to comply.  

(b) An outdoor space such as a plaza, courtyard, patio or garden is located between a building and the 
sidewalk, provided that such space shall have landscaping, low walls, fencing or railings, a tree 
canopy and/or other similar site improvements along the sidewalk designed for pedestrian interest, 
comfort and visual continuity.  

(c) All ground units that face a street are ADA compliant units that have street-facing porches that are 
directly and individually accessed from the public sidewalk by a connecting walkway that is at least 
six (6) feet in width.  

(d) All ground units that face a street with a transit stop that fronts the building are affordable housing 
units, each having a street-facing stoop that directly accesses the public sidewalk by a connecting 
walkway.  

(e) A project is within an area in the Downtown that is designated in the Downtown Plan as allowing 
"main street storefront" buildings with zero or minimal setback.  

 
(4) Side and Rear Yard Setbacks. Except as provided in Articles 2 and 3, the minimum side yard setback 

for all residential buildings and for all detached accessory buildings that are incidental to the residential 
building shall be five (5) feet from the property line, except for garages accessed from alleys or private 
drives where the associated dwelling faces on-site walkways rather than street sidewalks for which the 
minimum setback from an alley or private drive shall be eight (8) feet. If a zero-lot-line development 
plan is proposed, a single six (6) foot minimum side yard is required. Rear yard setbacks in residential 
areas shall be a minimum of eight (8) feet from the rear property line, except for garages and storage 
sheds not exceeding eight (8) feet in height, where the minimum setback shall be zero (0) feet. 
 

 
 

(5) Setback for Windmills. Windmills shall be set back from the property lines a minimum of one (1) foot for 
every foot of height of the structure measured from the ground to the top of the highest blade of the 
windmill; provided, however, that, if the applicant demonstrates with a certified analysis of a licensed 
professional engineer that the structure will collapse rather than topple, then this requirement may be 
waived by the Director. Shadow flicker shall not be allowed to cross any property line.   
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5.3.3 NEIGHBORHOOD CENTERS 

(A) Access to Neighborhood Centers.  At least ninety (90) percent of the dwellings in all development projects 
greater than forty (40) acres shall be located within three thousand nine hundred sixty (3,960) feet (three-
quarters [¾] mile) of either a neighborhood center contained within the project, or an existing neighborhood 
center located in an adjacent development, or an existing or planned Neighborhood Commercial District 
commercial project, which distance shall be measured along street frontage, and without crossing an arterial 
street. Neighborhood centers shall meet the requirements contained in subparagraphs (B) through (E) below.  
 

(B) Location. A neighborhood center shall be planned as an integral part of surrounding residential development 
and located where the network of local streets provides direct access to the center. Neighborhood centers 
that are located on arterial streets and that include retail uses or restaurants shall be spaced at least three 
thousand nine hundred sixty (3,960) feet (three-quarters [¾] mile) apart. 
 

(C) Use Requirements.  
 

(1) A neighborhood center shall include two (2) or more of the following uses:  

• mixed-use dwelling units;  
• community facilities;  
• neighborhood support/recreation facilities;  
• schools;  
• child care centers;  
• places of worship or assembly;  
• convenience retail stores;  
• retail stores, offices;  
• financial services and clinics with less than five thousand (5,000) square feet of building 

footprint area;  
• personal or business service shops;  
• standard or fast food restaurants (without drive-in or drive-through facilities);  
• small animal veterinary clinics;  
• convenience retail stores with fuel sales that are at least three-quarters (¾) mile from any 

other such use and from any gasoline station;  
• artisan or photography studios or galleries;  
• dog day cares; 
• music studios;  
• micro-breweries/distilleries/wineries; and  
• grocery stores and health and membership clubs.  

 
(2) No drive-in facilities shall be permitted.  

 
(3) A neighborhood center shall not exceed five (5) acres in size, excluding such portion of the 

neighborhood center which is composed of a school, park, place of worship or assembly and/or outdoor 
space as defined in Subparagraph (E) of this Section. 

 
(D) Design and Access. The design of neighborhood centers shall be integrated with surrounding residential areas 

by matching the scale of nearby residential buildings; providing direct access from surrounding residential 
areas; creating usable outdoor spaces; orienting building entrances to connecting walkways; and to the extent 
reasonably feasible, maintaining/continuing the architectural themes or character of nearby neighborhoods.   
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(E) Outdoor Spaces. A publicly accessible outdoor space such as a park, plaza, pavilion or courtyard shall be 
included within or adjacent to every neighborhood center to provide a focal point for such activities as 
outdoor gatherings, neighborhood events, picnicking, sitting and passive and active recreation.  

  

5.3.4 SMALL NEIGHBORHOOD PARKS 

At least ninety (90) percent of the dwellings in any development project of ten (10) acres or larger as measured 
along the street frontage shall be located within a maximum of one-third (1/3) mile of either a neighborhood park or 
a privately owned park, that is at least one (1) acre in size. 

(A) Location. Such parks shall be highly visible, well-defined settings formed by the street layout and pattern 
of lots and easily observed from streets. Rear facades and rear yards of dwellings shall not abut more than 
two (2) sides or more than fifty (50) percent of the perimeter frontage of the park. 
 

(B) Accessibility. All parts of such parks shall be safely and easily accessible by and open to the public.  
 

(C) Facilities. Such parks shall consist of multiple-use turf areas, walking paths, plazas, pavilions, picnic tables, 
benches or other features for various age groups to enjoy.  
 

(D) Ownership and Maintenance. Such parks may, in the discretion of the City, be acquired by the City 
(through dedication or purchase), or be privately owned and maintained by the developer or property 
owners association.  
 

(E) Storm Drainage. When integrating storm drainage and detention functions to satisfy this requirement, the 
design of such facilities shall not result in slopes or gradients that conflict with other recreational and civic 
purposes of the park. 

 

5.3.5 GARAGE DESIGN 

 
(A) Garage Doors. To prevent residential streetscapes from being dominated by protruding garage doors, 

and to allow the active, visually interesting features of the house to dominate the streetscape, the 
following standards shall apply:  
 
 

(1) Street-facing garage doors must be recessed behind either the front facade of the ground floor living 
area portion of the dwelling or a covered porch (measuring at least six [6] feet by eight [8] feet) by at 
least four (4) feet. Any street-facing garage doors complying with this standard shall not protrude 
forward from the front facade of the living area portion of the dwelling by more than eight (8) feet.  
 

(2) Garage doors may be located on another side of the dwelling ("side- or rear-loaded") provided that the 
side of the garage facing the front street has windows or other architectural details that mimic the 
features of the living portion of the dwelling.  
 

(3) Garage doors shall not comprise more than fifty (50) percent of the ground floor street-facing front 
linear building frontage. Alleys and side streets are exempt from this standard. 
 

(4) Attached and multi-unit dwellings which also face a second street or a major walkway spine shall be 
exempt from paragraphs (1) through (3) above. The façade oriented to the second street or walkway 
spine shall include windows, doorways and a structured transition from public to private areas using 
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built elements such as porch features, pediments, arbors, low walls, fences, trellis work and/or similar 
elements integrated with plantings. 
 

(5) Alternative garage door treatments shall be accepted by the Director if:  
 

(a) the configuration of the lot or other existing physical condition of the lot makes the application of 
these standards impractical; and 
 

(b) the proposed design substantially meets the intent of this Code to line streets with active living 
spaces, create pedestrian-oriented streetscapes and provide variety and visual interest in the exterior 
design of residential buildings. 

 
(B) Rear Walls of Multi-Unit Garages. To add visual interest and avoid the effect of a long blank wall with no 

relation to human size, accessibility needs or internal divisions within the building, the following 
standards for minimum wall articulation shall apply: 
 

(1) Perimeter Garages.   
 

(a) Length. Any garage located with its rear wall along the perimeter of a development and within sixty-
five (65) feet of a public right-of-way or the property line of the development site shall not exceed 
sixty (60) feet in length. A minimum of seven (7) feet of landscaping must be provided between any 
two (2) such perimeter garages. 
 

(b) Articulation. No rear garage wall that faces a street or adjacent development shall exceed thirty (30) 
feet in length without including at least one (1) of the following in at least two (2) locations: 

 
(I) change in wall plane of at least six (6) inches; 

 
(II) change in material or masonry pattern;  

 
(III) change in roof plane;  

 
(IV) windows;  

 
(V) doorways; 

 
(VI) false door or window openings defined by frames, sills and lintels; and/or  

 
(VII) an equivalent vertical element that subdivides the wall into proportions related to 

human scale and/or the internal divisions within the building. (See Figure 9A.)   
 

(2) All Garages. 
 

(a) Access Doors. Rear doorways shall be provided as determined by the decision maker to be 
reasonably necessary to allow direct access to living units without requiring people to walk 
around the garage to access their living units. (See Figure 9B.)  
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(b) Articulation. At a minimum, a vertical trim detail that subdivides the overall siding pattern shall 
be provided at intervals not to exceed two (2) internal parking stalls (approximately twenty [20] 
to twenty-four [24] feet). In addition, the articulation described in paragraph (1)(b) above is 
encouraged but shall not be required.  

 
(I) Figure 9A – Garage Articulation. 

 
(II) Figure 9B – Garage Door Direct Access 

 
 
 
 

 

 

 

 

 

 

 

 

5.3.6 SECOND KITCHEN 

(A) Second Kitchen. A maximum of one additional kitchen may be established inside a dwelling unit without 
creating an additional dwelling unit if approved through a minor amendment pursuant to Section 6.3.10 
and the following standards are met: 
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(1) That both kitchens are accessible to all occupants of the dwelling unit; 

 
(2) That both kitchens have non-separated, continuous, and open access with no locked doors 

separating the kitchens from the rest of the dwelling unit;  
 

(3) That neither kitchen is located in an accessory building; and 
 

(4) The property owner of a dwelling unit in which a second kitchen is approved by the Director shall, 
prior to issuance of a building permit, sign and record with the Larimer County Clerk and Recorder a 
notarized affidavit stating that the second kitchen will not be used for a second dwelling unit and the 
property owner acknowledges and agrees that the dwelling shall only be used as a single-unit 
dwelling.  

DIVISION 5.4 DEVELOPMENT INFRASTRUCTURE

5.4.1 DEVELOPMENT INFRASTRUCTURE 

(A) Purpose. Implement the variety of place types identified in City Plan to create a cohesive network of 
varying types of transportation routes, utility connections, housing variety, and recreational areas both City 
owned and privately owned.  
 

(B) Applicability. Applies to all development projects, unless otherwise excluded in a specific standard. 

5.4.2 DEVELOPMENT IMPROVEMENTS 

(A) Approval of City Engineer. 

(1) Before the Director certifies the acceptance of any final plat, the Director must be notified by the City 
Engineer that the required improvements have been designed according to the City's various design 
criteria and construction standards. 

(2) No improvements shall be made until all required plans, profiles and specifications, including reproducible 
plans for the same, have been submitted to and approved by the City Engineer. 

(3) As each portion of the improvements in a subdivision is completed, and after inspection and acceptance by 
the City Engineer, the amount of guaranty covering that phase of the development shall be released 
following the written request of the applicant to the Director. 

(B) Development Agreement. At the time the plans, profiles and specifications required in this Division are 
approved, the applicant shall enter into an agreement providing for the installation of all improvements in the 
subdivision required by this Code. Such agreement shall establish and set forth the extent to which the City is 
to participate in the cost of constructing any public improvements, including, without limitation, collector or 
arterial streets. No final plan or plat or other site specific development plan shall be approved by the City or 
recorded until such agreement has been fully executed. Such agreement shall further provide that the 
applicant will fully account to the City for all costs incurred in the construction of any public improvement in 
which the City is participating, and the books and records of the applicant relating to such public improvement 
shall be open to the City at all reasonable times for the purpose of auditing or verifying such costs. Such 
agreement (and any amendments thereto) shall be recorded by the City with the Larimer County Clerk and 
Recorder with all recording costs to be paid to the City by the applicant.  

(C) Development Guarantee and Maintenance and Repair Guarantees. 

(1) Construction Security.  
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(a) Prior to the issuance of a Development Construction Permit for a new development, the developer must 
provide to the City a guarantee in the form of a development bond, performance bond, letter of credit, 
cash, certificate of deposit or other City-approved means to guarantee the completion of all public 
improvements to be constructed as shown on the approved plans for the development (hereafter 
referred to as the "construction security").  

(b) The amount of the construction security shall be equal to the total cost of the developer's portion of the 
public improvements, as estimated by the developer and approved by the City Engineer.  

(c) As progress is made on the construction of the new public infrastructure, the developer may request a 
reduction in the amount of construction security in proportion to the actual completion percentage of 
the installed infrastructure. However, draws upon such construction security shall not exceed the actual 
cost of completing a deficient development project or making any necessary repairs. Upon receipt of 
such a request, the City shall verify the completion percentage and permit the substitution of an 
approved construction security instrument in an amount equal to the cost of the developer's portion of 
the remaining public improvements.  

(2) Maintenance/Repair Security.  

(a) The plat shall contain a two (2) year maintenance guarantee and a five (5) year repair guarantee 
covering all errors or omissions in the design and/or construction. Said guarantees shall run 
concurrently and shall commence upon the date of completion of the public improvements and 
acceptance by the City, as described in paragraph 6.3.3(C)(3) (Execution of Plats/Deeds; Signature 
Requirements).  

(b) If a plat is not required or if the plat does not include the entire area being developed, then said 
maintenance and repair guarantees shall be established in a development agreement. Security for the 
maintenance guarantee and the repair guarantee (hereinafter referred to as the "maintenance/repair 
security") shall be in the form of a bond, letter of credit, cash, certificate of deposit, an extension of the 
security as provided in paragraph (1) above or other City-approved means to secure said maintenance 
and repair. The amount of the maintenance/repair security during the maintenance guarantee period 
shall be based on a percentage of the cost of the public improvements. Said percentage shall be 
determined by the City Engineer based on the potential costs of repairs within the development and 
shall not exceed twenty-five (25) percent.  

(c) At the conclusion of the two (2)year maintenance/repair period, representatives of the City and the 
developer shall jointly conduct an inspection of the development for the purpose of identifying any 
repairs or maintenance actions necessary before transfer of the maintenance responsibility from the 
developer to the City. Upon satisfactory completion of said repairs or maintenance actions, the City will 
assume the responsibility for maintaining the streets and other improvements which have been 
dedicated to the City 

(3) Maintenance/Repair Security Extension.  

(a) Whether maintenance/repair security must be provided by the developer for the remaining three (3) 
years of the repair guarantee period shall depend upon the condition of the streets and other public 
infrastructure within the development.  

(b) The developer shall not be required to provide such additional maintenance/repair security for streets 
or infrastructure that, upon inspection by the City Engineer, are found not to exhibit any evidence of 
deterioration or defect (including, without limitation, excessive cracking, settlements, deflections, 
rutting, potholes or other similar defects), other than normal wear and tear. However, if evidence of 
such deterioration or defect is exhibited, then the existing maintenance/repair security shall be required 
to be renewed, or a new security shall be required for the final three (3) years of the repair guarantee 
period.  

(c) The amount of the maintenance/repair security during the repair guarantee period shall be based on a 
percentage of the cost of the public improvements. Said percentage shall be determined by the City 
Engineer based on the potential costs of repairs within the development, shall not exceed twenty-five 
(25) percent, and may be adjusted if appropriate during the guarantee period. 
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(4) Affordable Housing Security Exemption. Notwithstanding the security requirements contained in 
subparagraphs (1), (2) and (3) above, applications for the construction of affordable housing projects shall 
be totally or partially exempt from such security requirements according to the following criteria:  

(a) The security authorized under this subsection (C) shall be entirely waived for development projects in 
which one hundred (100) percent of the dwelling units qualify as affordable housing units for sale or for 
rent. 

(b) The security authorized under this subsection (C) shall be reduced in direct proportion to the 
percentage of affordable housing units for sale or for rent that are provided in the development project 
(within the authorized waiver range of ten [10] percent to one hundred [100] percent), in accordance 
with the following formula:  

• number of affordable housing units ÷ total number of housing units x total security required 
= amount of security waived  

(c) The security authorized under this subsection (C) shall not be reduced if less than ten (10) percent of 
the dwelling units within the project qualify as affordable housing units for sale or for rent. 

(d) In order to determine whether a development project is eligible for a waiver or reduction of fees under 
this subparagraph (4), any applicant seeking such waiver or reduction must submit documentation 
evidencing the eligibility of the development project to the City Engineer, who may, upon review of 
such documentation, reduce the amount of said security in accordance with this subparagraph (4). Prior 
to the issuance of any certificate of occupancy for the development project, a final determination shall 
be made by the City Engineer as to whether the development project qualifies for a waiver or reduction 
of the security. In the event that the City Engineer determines that the development project does not so 
qualify, security shall be increased to the level required in the applicable subparagraph (1), (2) or (3) 
above, and the security shall be deposited with the City prior to the issuance of the first certificate of 
occupancy. 

 

(D) Required Improvements Prior to Issuance of Building Permit. The following improvements shall be required 
prior to the issuance of a Building Permit, unless otherwise specified in the development agreement:  

(1) Survey Monuments. The applicant shall provide survey monuments as required by Articles 51 and 53, Title 
38, C.R.S.  

(2) Sanitary Sewers. The applicant shall provide adequate lines and stubs to each lot as required by the current 
standards of the utility provider (if not the City) or current City design criteria and construction standards, 
whichever is applicable.  

(3) Water Mains. The applicant shall provide adequate mains and stubs to each lot as required by the current 
standards of the utility provider (if not the City) or current City design criteria and construction standards, 
whichever is applicable. 

(4) Fire Hydrants. The applicant shall provide sufficient fire hydrants as required according to the Fire Code. 

(5) Stormwater Drainage. The applicant shall provide stormwater facilities and appurtenances as required by 
Section 26-544 of the City Code and, where applicable, such facilities shall conform to Section 10-37 of the 
City Code. 

(6) Streets, Alleys and Paths. The applicant shall provide street improvements necessary to serve the lot or lots 
in accordance with Section 24-95 of the City Code. 

(7) Utilities (including, without limitation, communications, electric power, gas, water, sewer).  

(a) Except as hereafter provided, all new utility facilities on or adjoining the development shall be installed 
underground and, if located in a street or alley, shall be installed, inspected and approved in accordance 
with the permit required pursuant to Section 23-16 of the City Code, prior to the completion of street or 
alley surfacing. To the extent feasible, the undergrounding of utilities shall be planned, coordinated and 
installed in an orderly fashion from deepest to shallowest.  
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(b) Aboveground facilities necessarily appurtenant to underground facilities shall be allowed, but shall be 
located outside of the parkway area that is between the street and sidewalk where detached sidewalks 
exist and, in all circumstances, shall be located at least two (2) feet behind the back of the sidewalk, or if 
there is no sidewalk, behind the edge of the pavement.  

(c) Roadway lighting fixtures with their poles and junction boxes, as well as traffic signals with their 
controller cabinets, are exempt from this requirement.  

(d) Any aboveground facilities shall be located so as to not cause a sight obstruction for vehicular, 
pedestrian or bicycle traffic.  

(e) In addition, all existing overhead utilities located on the development site, or adjoining the development 
site in public rights-of-way or utility easements, whether they serve the development or not, shall be 
relocated underground when such relocation is an incidental conversion associated with other public 
improvements in conjunction with the development project. 

Exceptions: 

(I) New or existing overhead utility facilities shall be allowed if they:  

(i)    are electric transmission lines above forty (40) kilovolts nominal; or  

(ii) are temporary in nature for the purpose of servicing construction or lands not 
developed to urban qualifications; or  

(iii)    are required to be installed on a temporary basis while an underground utility facility is 
being repaired; or 

(iv)    are necessary to span natural barriers such as canyons, rivers or boulder fields where an 
underground installation would be extremely impractical. 

(II) Existing overhead utility facilities shall be allowed if they:  

(I) are capable of serving only territories anticipated to be annexed to the City in the 
future; or 

(II) traverse the periphery of the development for a distance less than four hundred (400) 
feet (and provided that the developer has installed conduit to accommodate future 
undergrounding); or 

(III) are distribution lines which will be removed upon future development, or  

(IV) are electric distribution circuits of utilities that do not provide electric service to 
persons within the City. 

 

(E) Required Improvements Prior to Issuance of Certificate of Occupancy. 

(1) The improvements in subparagraph (3) shall be required prior to the issuance of a certificate of occupancy.  

(2) In cases where the strict interpretation of this provision would place undue hardship upon the person 
requesting the certificate of occupancy, and the health, safety and welfare of the public would not be 
placed at risk, he or she may be permitted to establish an escrow account in an amount acceptable to the 
Director which will cover the costs of completion of the required improvements and the maintenance of 
any incomplete street sections which might be involved.  

(3) The amount so placed in escrow shall be available to ensure to the City that the subject improvements are 
installed in the event that the person requesting the certificate of occupancy fails to install the same as 
agreed:  

(a) Sidewalks. All on-site sidewalks shall be installed as required by City specifications.  

(b) Street signs. All street signs shall be installed as required by the Traffic Operations Engineer and shall 
conform to the Manual of Uniform Traffic Control Devices. 

(c) Streets, alleys and paths.  
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(I) All streets shall be paved with curbs and gutters installed in accordance with the approved 
utility plans.  

(II) All alleys and paths required to be constructed by the City shall be paved. In cases where a 
previously existing street which has not been brought up to City specifications is located 
within a subdivision, such street shall be paved with curbs and gutters installed in order to 
meet City specifications.  

(III) All streets existing within ownership of the lands which make up any subdivision shall be 
shown on the subdivision plat. If any subdivision is located adjacent to any existing street 
right-of-way, the applicant shall improve local streets to the full width and collector and 
arterial streets to one-half (½) width except as is otherwise provided herein below, with 
pavement, curb, gutter, sidewalk and any other required street improvements as necessary 
to bring such street up to City specifications.  

(IV) Notwithstanding the foregoing, collector and arterial streets shall be constructed to such 
specifications as shall be necessary in the judgment of the City Engineer based upon traffic 
safety considerations, and taking into account the traffic impact of the development upon 
such arterial or collector street.  

(V) No such arterial street shall be constructed to a width of less than thirty-six (36) feet. 

(d) Streetlights. All streetlights shall be installed as required according to City specifications. 

(e) Drainage.  

(I) The construction of stormwater drainage facilities required by the approved Development 
Plan Documents must be consistent with the Stormwater Criteria Manual as it may be 
modified from time to time.  

(II) Such stormwater drainage facility must be verified by an authorized City inspector at the 
appropriate phases of construction activities as specified in the Development Certification 
Checklist issued by Water Utilities Engineering and available on the City of Fort Collins 
website.  

(III) In the event of non-compliance, the City shall have the option to withhold building permits 
and/or certificates of occupancy or use any other legal remedy that may be provided in the 
City Code, the Land Use Code and/or the Development Agreement, as determined 
appropriate to ensure that the Developer properly installs all privately owned stormwater 
improvements associated with the development as specified in the Development Plan 
Documents.  

(IV) In addition, a "Drainage Certification" prepared by a Professional Engineer licensed in the 
State of Colorado must be provided. The "Certification" must confirm to the City that all 
stormwater drainage facilities required to serve the property have been constructed in 
conformance with the approved Development Plan Documents so as to protect 
downstream property and the quality of Stormwater runoff from the property to comply 
with the City's Municipal Separate Storm Sewer System permit. Such certification must be 
in the form required by the City's Stormwater Criteria Manual and Construction Standards.  

(f) Other. All other improvements required as a condition of approval of the plat shall be completed. 

(g) Where applicable, the person requesting a certificate of occupancy shall be required to conform to the 
provisions of Section 10-38 of the City Code by submitting a post-construction floodproofing elevation 
certificate to the Utilities Executive Director for the City's permanent records. 

  

(F) Off-Site Public Access Improvements. 

(1) Path Improvements.  

(a) All developments must have adequate access to the City's Improved Arterial Street Network, as 
described below, or to a street that connects to the Improved Arterial Street Network. Exceptions to the 
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foregoing requirements may be granted for streets which have adequate funds appropriated by the City 
for improvement to current standards.  

(b) The developer of any property which does not have such adequate access to an Improved Arterial 
Street or which does not have such adequate access to streets which connect to the Improved Arterial 
Street Network, along the primary access routes for the development, shall be required to improve the 
impacted intervening streets as follows:  

(I) For arterial and collector streets, such improvements shall consist, at a minimum, of 
constructing a thirty six (36) foot wide paved street cross section on a base that is 
adequate to accommodate the ultimate design of the street either (1) as designated on the 
Master Street Plan, or (2) in accordance with the City design criteria for streets, whichever 
is applicable.  

(II) For all other street classifications, the off-site improvements shall be designed and 
constructed to City standards including, without limitation, curb, gutter, sidewalk and 
pavement. 

(III) All streets that connect to the Improved Arterial Street Network shall include the width and 
improvements necessary to maintain a level of service as defined by Part II of the City of 
Fort Collins Multi-modal Transportation Level of Service Manual for the length required to 
connect to the Improved Arterial Street Network. 

(IV) Off-site public access improvements shall be required for all primary access routes that will, 
in the judgment of the Traffic Engineer, carry the most trips (per travel mode) generated by 
the development as defined by the Transportation Impact Study required by Section 5.4.10.  

(c) To identify the improvements to be made as a condition of approval of the development, the City 
Engineer shall utilize a map entitled the "Improved Arterial Street Network" depicting, as nearly as 
practicable, (1) all existing arterial and collector streets in the City; and (2) the current structural 
condition of the same.  

(d) A waiver to these requirements may be granted by the City Engineer for primary access routes which, in 
the judgment of the City Engineer, are in substantial compliance with the City standards applicable for 
such routes and are designed and constructed to adequately accommodate the traffic impacts of the 
development.  

 

(4) Costs and Reimbursements.  

(a) Off-site streets, street intersections, sidewalks, alleys, paths or other related improvements to serve the 
development site or such improvements along the perimeter of the development site shall be funded by 
the developer unless otherwise agreed by the City Manager, in his or her discretion. The developer (and 
others providing funding, including but not limited to the City) may be entitled to request 
reimbursement under paragraph (b).  

(b) The entire cost of such construction (including right-of-way acquisition) shall be the responsibility of 
such developer.  

(c) If, within twelve (12) months of the completion and acceptance by the City of such improvements, the 
developer installing such improvements (the "Funding Developer") has entered into a reimbursement 
agreement with the City in the manner prescribed by this Section, then, at the time that other property 
adjacent to the improvements (the "Adjacent Property") is developed or redeveloped and access to 
such improvements is accomplished or other benefit from such improvements is conferred, the City may 
collect from the developer of the Adjacent Property a proportionate charge, based upon the cost 
incurred by the Funding Developer, plus an inflation factor, and based upon the benefit conferred upon 
the Adjacent Property. 

(d) For the purpose of this Section, benefit to the Adjacent Property may include, among other things, the 
construction of improvements that will allow the Adjacent Property to be developed in accordance with 
the requirements of Section 5.4.10, where, in the absence of the improvements, such development 
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would not be allowed to proceed. Said charge, if imposed by the City, shall be paid prior to the issuance 
of any building permits for the Adjacent Property; provided, however, that the City shall not attempt to 
make such collection unless the reimbursement agreement has been timely and properly prepared, 
executed and delivered to the City. 

(I) If such charge is collected, the City shall reimburse the Funding Developer to the extent of 
such collection after deducting a service charge of three (3) percent to cover administrative 
costs.  

(e) All costs for the construction (including right-of-way acquisition) of such improvements must be fully 
paid by the Funding Developer before such person shall be entitled to reimbursement under any 
agreement established hereunder. The amount of the reimbursement assessed by the City for each 
Adjacent Property as it develops shall be based on: 

(I) The fair market value (as determined by the City) of any right-of-way acquired by the 
Funding Developer that was needed for, and is directly attributable to, the improvements; 
and  

(II) The original cost of design and construction of the improvements plus an adjustment for 
inflation based on the construction cost index for Denver, Colorado, as published monthly 
by "Engineering News Record." (If said index shows deflation, the adjustment shall be made 
accordingly, but not below the original cost as submitted by the Funding Developer and 
approved by the City Engineer.)  

(i) The original cost of the right-of-way and design and construction shall mean the cost of 
right-of-way acquisition, financing, engineering, construction and any other costs 
actually incurred which are directly attributable to the improvements, including any 
costs incurred for the formation or administration of a special improvement district.  

(f) The City's obligation to reimburse the Funding Developer shall be contingent upon the City's actual 
collection of the charge from the developer of the Adjacent Property. In order to obtain approval of a 
reimbursement agreement from the City, the Funding Developer shall provide the City Engineer with 
copies of the following, after acceptance of the improvements:  

(I) real estate closing documents and/or appraisals or other documents showing to the 
satisfaction of the City the fair market value of the right-of-way for the improvements;  

(II) an invoice from the Funding Developer's engineer for any fee assessed on the project;  

(III) the contractor's application for final payment approved by the Funding Developer's 
engineer;  

(IV) a letter from the Funding Developer and/or contractor certifying that final payment has 
been received by the contractor;  

(V) a letter from the Funding Developer and/or engineer certifying that final payment of 
engineering fees has been made;  

(VI) a letter from the Funding Developer certifying the portion of the cost which has been 
funded by such developer and also any portions funded by others, and naming such 
proportionate contributors, if any;  

(VII) a map prepared by a licensed engineer or surveyor which shows:  

(i) the location of the improvements constructed;  

(ii) the name of the owner of each Adjacent Property which is benefited by the 
improvements;  

(iii) the proportionate benefit conferred upon each Adjacent Property, together with the 
assessment due based on the original costs;  

(iv) the acreage and parcel number of each Adjacent Property;  
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(v) a reference to the book, page and reception number from the records of the county 
Clerk and Recorder where the information for each property was obtained; and  

(vi) any other information deemed necessary by the City Engineer.  

Any right to reimbursement pursuant to this provision shall not exceed a period of ten (10) years from 
the acceptance by the City of the street improvements. The City Council may approve extensions of the 
reimbursement agreement for additional ten (10) year periods. No such reimbursement shall be made 
unless the person entitled to reimbursement has fully satisfied his or her obligations under any other 
reimbursement agreements with the City.  

(G) City Participation in Certain Street Improvements. 

(1) If a street within or adjacent to the development is improved as an arterial or collector street rather than as 
a local street, the developer making such improvements shall be reimbursed in accordance with the 
provisions of Section 24-112 of the Code of the City of Fort Collins.  

(2) If an off-site street is improved to a width in excess of thirty six (36) feet, and provided that such excess 
width is not required because of the traffic impacts of the development, the City Engineer shall compute 
the extra expense caused by such street being improved to such excess width. Such extra expense shall be 
paid by the City out of the Transportation Improvements Fund established in Section 8-87. The City's 
obligations to participate in such costs shall be limited to those funds budgeted and appropriated for the 
payment requested. The participation of the City shall be limited to the costs of design, construction and 
right-of-way acquisition as limited pursuant to Section 24-112 of the City Code and costs of curbs, gutters 
or sidewalks exceeding local standards.  

(3) If the right to develop has lapsed or been abandoned pursuant to Sections 6.3.10 and 6.3.11 and no 
extension has been granted, any right to City participation, pursuant to this Section and Chapter 24 of the 
City Code, shall be limited to those improvements substantially completed and accepted by the City 
Engineer at the time of the termination.  

5.4.3 ENGINEERING DESIGN STANDARDS 

Development Projects must comply with all design standards, requirements and specifications for the following 
services as certified by the appropriate agency or variances must be granted by such agency: 

• water supply 
• sanitary sewer 
• mass transit 
• fire protection 
• flood hazard areas 
• telephone 
• walks/bikeways 

• irrigation companies 
• electricity 
• natural gas 
• storm drainage  
• cable television 
• streets/pedestrians 
• broadband/fiber optic

5.4.4 PLAT AND DEVELOPMENT PLAN STANDARDS 

(A) General Provisions. 
 

(1) Applicability. No (1) final plat of a subdivision or (2) development plan, shall be approved and accepted by 
the City unless it conforms to the provisions of this Code. 
 

(2) Jurisdiction. This Division shall be applicable to all lands located within the City. 
 

(3) Plat. General Requirements. 
 

(a) All plats of a subdivision of land within the City shall be filed and recorded only after having been 
approved by the appropriate decision maker, with such approval evidenced in writing on the plat 
and signed by the City Clerk. 
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(b) Except with respect to property which is platted as an official subdivision (or part thereof) approved 

in accordance with the provisions of this Code (or prior law, if applicable), no Building Permit or 
certificate of occupancy shall be issued for any of the following and no person shall perform any of 
the following: 

 

(I) construction of any new principal building; 
 

(II) enlargement of any principal building used for nonresidential purposes by more than 
twenty-five (25) percent of the existing floor area of such building; and/or 
 

(III) an act which changes the use of any building.  
 

(B) Lots.  
 

(1) No lot in a subdivision shall have less area than required under the applicable zoning requirements of 
the City. Each lot must have vehicular access to a public street. Lots with both front and rear frontage 
on a street shall not be permitted except where necessary to provide separation from arterial streets or 
from incompatible land uses, or to take access from an alley.  
 

(2) The general layout of lots, roads, driveways, utilities, drainage facilities and other services within the 
proposed development shall be designed in a way that enhances an interconnected street system within 
and between neighborhoods, preserves natural areas and features, and otherwise accomplishes the 
purposes and intent of this Code. Applicants shall refer to the development standards set forth in 
Articles 2 through 5 of this Code and shall apply them in the layout of the development in order to avoid 
creating lots or patterns of lots that will make compliance with such development standards difficult or 
infeasible.  

 

(C) Public Sites, Reservations and Dedications. 
 

(1) An applicant shall be required to dedicate rights-of-way for public streets, drainage easements and utility 
easements as needed to serve the area being developed and/or platted. In cases where any part of an 
existing road is abutting or within the tract being developed and/or subdivided, the applicant shall 
dedicate such additional rights-of-way as may be necessary to increase such roadway to the minimum 
width required under this Code for such street.  
 

(2) Reservation of sites for flood control, open space and other municipal uses shall be made in accordance 
with the requirements of this Code, and, generally, the City Code. 

 

5.4.5 MASTER STREET PLAN 

(A) Purpose. This Section is intended to ensure that the transportation network of streets, alleys, roadways and 
trails is in conformance with adopted transportation plans and policies established by the City. 
 

(B) General Standard. The transportation network of any proposed development shall be in conformance with the 
City of Fort Collins Master Street Plan, as well as City adopted access control plans and the Larimer County 
Urban Area Street Standards.  
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(C) Establishment of Master Street Plan. In order to accomplish the purposes of this Code, the location and 
ultimate functional classification of necessary arterial and collector streets and other transportation facilities 
have been established on a map entitled "City of Fort Collins Master Street Plan," dated February 15, 2011, as 
amended, which map is incorporated herein by reference. The Master Street Plan is on file with the City Clerk 
and the City Engineer.  
 

(D) Compliance With Master Street Plan. All development plans shall provide for or accommodate the streets 
and transportation facilities identified on the Master Street Plan that are associated with the development 
plan. 
 

(E) Compliance with Access Control Plans. The State Highway Access Control Code and/or any specific access 
control plan shall determine the location of all intersections (whether of public streets or private drives or 
other access ways) with state highways or City streets, as applicable. All development plans that are adjacent 
to a state or federal highway shall provide the access design facilities, including supporting circulation 
facilities, identified within any applicable adopted access control plans, when such facilities are needed 
because of the development plan. All development plans shall be in compliance with applicable State 
regulations including, but not limited to, CDOT regulations. In addition, all development plans that are adjacent 
to any street for which an access control plan has been adopted by the City shall provide the access design 
facilities, including supporting circulation facilities, identified within such access control plan, when such 
facilities are needed because of the development plan.   

  
5.4.6 STREETS, STREETSCAPES, ALLEYS AND EASEMENTS 

(A) Purpose. This Section is intended to ensure that the various components of the transportation network are 
designed and implemented in a manner that promotes the health, safety and welfare of the City. 
 

(B) General Standard. Public streets, public alleys and private alleys, private streets, street-like private drives and 
private drives shall be designed and implemented in a manner that establishes a transportation network that 
protects the public health, safety and welfare. Rights-of-way and/or easements for the transportation system 
shall be sufficient to support the infrastructure being proposed. The transportation network shall clearly 
identify construction and maintenance responsibilities for the proposed infrastructure. All responsibilities and 
costs for the operation, maintenance and reconstruction of private streets and medians, street-like private 
drives and private drives shall be borne by the property owners. The City shall have no obligation to operate, 
maintain or reconstruct such private streets, street-like private drives and private drives nor shall the City have 
any obligation to accept such private streets, street-like private drives and private drives. 

 

(C) Streets on a project development plan or subdivision plat shall conform to the Master Street Plan where 
applicable. All streets shall be aligned to join with planned or existing streets. All streets shall be designed to 
bear a logical relationship to the topography of the land. Intersections of streets shall be at right angles unless 
otherwise approved by the City Engineer.  
 

(D) Cul-de-sacs shall be permitted only if they are not more than six hundred sixty (660) feet in length and have a 
turnaround at the end with a diameter of at least one hundred (100) feet. Surface drainage on a cul-de-sac 
shall be toward the intersecting street, if possible, and if not possible a drainage easement shall be provided 
from the cul-de-sac. If fire sprinkler systems or other fire prevention devices are to be installed within a 
residential subdivision, these requirements may be modified by the City Engineer according to established 
administrative guidelines and upon the recommendation of the Poudre Fire Authority. 
 

(E) Except as provided in subsection (D) above for cul-de-sacs, no dead-end streets shall be permitted except in 
cases where such streets are designed to connect with future streets on abutting land, in which case a 
temporary turnaround easement at the end of the street with a diameter of at least one hundred (100) feet 
must be dedicated and constructed. Such turnaround easement shall not be required if no lots in the 
subdivision are dependent upon such street for access.  
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(F) If residential lots in a subdivision abut an arterial street, no access to individual lots from such arterial street 
shall be permitted.   
 

(G) Reverse curves on arterial streets shall be joined by a tangent at least two hundred (200) feet in length. 
 

(H) The applicant shall not be permitted to reserve a strip of land between a dedicated street and adjacent 
property for the purpose of controlling access to such street from such property unless such reservation is 
approved by the City Engineer and the control of such strip is given to the City.   
 

(I) Street right-of-way widths shall conform to the Larimer County Urban Area Street Standards as approved and 
amended by the City Council from time to time by ordinance or resolution.   
 

(J) Streetscape design and construction, including medians and parkways, shall conform to the Larimer County 
Urban Area Street Standards as approved and amended by the City Council from time to time by ordinance or 
resolution. Any permits that are required pursuant to the Larimer County Urban Area Street Standards shall be 
obtained by the applicant before the construction of the street, streetscape, sidewalk, alley or other public 
way (as applicable) is commenced.   
 

(K) Public alleys shall be controlled by the following requirements:   
 

(1) When Allowed. Public alleys in residential subdivisions shall be permitted only when: (a) they are 
necessary and desirable to continue an existing pattern or to establish a pattern of alleys that will extend 
over a larger development area, and (b) they are needed to allow access to residential properties having 
garages or other parking areas situated behind the principal structure and the principal structure is on a 
residential local street. Public alleys shall also be provided in commercial and industrial areas unless other 
provisions are made and approved for service access.   
 

(2) Design Construction Requirements. All public alleys shall be constructed in conformance with the Larimer 
County Urban Area Street Standards as adopted by the City Council by ordinance or resolution, except 
those public alleys within the OT zone district that do not abut commercially zoned properties and that 
provide access only for Accessory Dwelling Units (ADUs) and habitable accessory buildings as such terms 
are described in Article 4. Dead-end alleys shall not be allowed.   

 
(L) Private Streets. Private streets shall be controlled by the following requirements:  
  

(1) When Allowed. Private streets shall be allowed in a development, provided that their function will be 
primarily to provide access to property within the development. Private streets shall not be permitted if (by 
plan or circumstance) such streets would, in the judgment of the City Engineer, attract "through traffic" in 
such volumes as to render public streets necessary as connections between developments, neighborhoods 
or other origins and destinations outside of the development plan. 
   

(2) Design Requirements. As with public streets, the design of private streets must be completed by or under 
the charge of a professional engineer licensed by the State of Colorado. The design for all private streets 
shall be included in the utility plans for the development. Designs for public streets shall be permitted if 
either:  

 
(a) The designs meet all standards for public streets in accordance with the Larimer County Urban Area 

Street Standards, as adopted by the City Council by ordinance or resolution; or   
 

(b) The designs have customized treatments and features including travel lanes; parallel or diagonal street 
parking; tree-lined sidewalks with the sidewalks either detached or attached with trees in cutouts; and 
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crosswalks. Other features such as bikeways, landscaped medians, corner plazas, custom lighting, bike 
racks, and identity signs may be provided to afford an appropriate alternative to a standard City street 
in the context of the development plan. Head-in parking may only be used in isolated parking situations 
where the effect on the character of the street is negligible. Customized treatments and features will not 
be approved unless the City determines that such treatments and features present no safety risk to the 
public and that the City's utilities will not incur maintenance or replacement costs for their utilities above 
normal costs associated with the City's standard design.   
  

(3) Construction Requirements. The construction of all private streets shall be under the direct supervision of 
a professional engineer licensed by the State of Colorado, who must certify that all improvements for 
private streets have been completed in accordance with the plans approved by the City. In addition, the 
construction of private streets shall be subject to inspection by the City Engineer for compliance with City 
standards established in the Larimer County Urban Area Street Standards, as adopted by the City Council 
by ordinance or resolution, and in accordance with the approved plans for the development. All private 
streets shall be subject to the same bonding and warranty requirements as are established for public 
streets.   
 

(4) Traffic Control. All traffic control devices for the private street system, such as signs, signals, striping, 
speed control devices (traffic calming) and speed limits, must meet City standards. All plans for traffic 
control, including any proposed revisions, must be reviewed and approved by the Traffic Engineer prior to 
installation thereof.   

 
(5) Operation, Maintenance and Reconstruction.  

 
(a) The developer of a private street system must submit to the City that portion of the covenants, 

declarations and/or bylaws of the appropriate property owners association which defines the 
responsibilities for the operation, maintenance and reconstruction of the private street system, the costs 
of which must be borne by the property owners and not the City.  
 

(b) The documents must provide for maintenance, reconstruction, drainage, lighting, landscaping, traffic 
control devices and any other special conditions. This information must also be shown on the plat and 
site plan for the development with the added statement that the City has no obligation to perform or 
pay for repair and maintenance or any obligation to accept the streets as public streets.  
 

(c) At the time of recording of the plat, the developer shall also record a notice in the Larimer County, 
Colorado records showing the location of such street and identifying the property or properties which 
are burdened with the obligation of operation, maintenance and reconstruction of such street, and 
affirming that the City has no such obligation, or any obligation to accept such street as a public street.  
 

(6) Naming and Addressing. Private streets shall be named and addressed in the same manner as public 
streets, in accordance with the laws and standards of the City.   
 

(7) Gated Developments. Gated street entryways into residential developments are prohibited in accordance 
with Subsection 5.4.7(G). Gated entryways for private streets are also prohibited. 
  

(M) Private Drives.  
 

(1) When Allowed.  
 

(a) Internal access or additional cross-access. Private drives shall be allowed in a development, provided 
that their function will only be to provide access to property within the development or additional cross-
access between developments that are also connected by a street(s). Private drives shall not be 
permitted if (by plan or circumstance) such drives would, in the judgment of the City Engineer, attract 
"through traffic" in such volumes as to render such drives necessary as connections between 
developments, neighborhoods or other origins and destinations outside of the development plan. 
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(b) Primary access. A private drive shall be allowed to provide primary access to a development, provided 

that the drive is in compliance with Subparagraph (a) above.  
 

(c) A private drive shall not be permitted if it prevents or diminishes compliance with any other 
provisions of this Code. 

  
(2) Design Requirements. Private drives shall be designed to meet the following criteria: 

 
(a) If any property served by the private drive cannot receive fire emergency service from a public street, 

then all emergency access design requirements shall apply to the private drive in accordance with 
Section 5.4.8. An "emergency access easement" must be dedicated to the City for private drives that 
provide emergency access. 
 

(b) Private drives which must comply with Section 5.4.8 for emergency access shall be limited to an overall 
length of six hundred sixty (660) feet from a single point of access (measured as the fire hose would 
lay).  

 
(c) Private drives which must comply with Section 5.4.8 for emergency access shall be limited to an overall 

length of six hundred and sixty (660) feet from a single point of access (measure as the fire hose lay). 
 

(d) The design of private drives shall comply with all the standards for Emergency Access as contained in 
Section 5.4.8.  

 
(e) Access locations on public or private streets shall be placed in accordance with City standards.  

 
(f) The connection of a private drive with a public street shall be made in accordance with City street 

standards. 
 

(g) If drainage from a private drive is channeled or directed to a public street, such drainage shall be in 
accordance with City street standards.  

 
(3) Construction Requirements. The construction of all private drives shall be under the direct supervision of a 

professional engineer licensed by the State of Colorado, who must certify that all improvements for private 
drives have been completed in accordance with the plans approved by the City. In addition, the 
construction of private drives that will serve emergency access purposes shall be inspected by the City 
Engineer for compliance with City standards and the approved plans in the same manner as is required by 
the City for public streets. 

 
(4) Operation, Maintenance and Reconstruction.  

 
(a) The developer of a private drive must submit to the City that portion of the covenants, declarations 

and/or by-laws of the appropriate property owners association which defines the responsibilities for the 
operation, maintenance and reconstruction of the private drive, the costs of which must be borne by the 
property owners and not the City.  
 

(b) The documents must provide for maintenance, reconstruction, drainage, policing and any other special 
conditions. This information must also be shown on the plat and site plan for the development with the 
added statement that the City has no obligation to perform or pay for repair and maintenance or any 
obligation to accept the private drives as public streets.  
 

(c) At the time of recording of the plat, the developer shall also record a notice in the Larimer County, 
Colorado records showing the location of such drive and identifying the property or properties which 
are burdened with the obligation of operation, maintenance and reconstruction of such drive, and 

Page 540

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-29 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

affirming that the City has no such obligation, nor any obligation to accept such drive as a public street 
or drive.  

 
(5) Naming and Addressing. Private drives shall be named, if necessary, to comply with the standards for 

Emergency Access as contained in Section 5.4.8. Addressing of the property shall be assigned by the City in 
conformance with the Larimer County Urban Area Street Standards.   
 

(6) Gated Developments.  Gated street entryways into residential developments are prohibited in accordance 
with subsection 5.4.7(G).  Gated entryways for private drives are also prohibited.   

 
(N) Easements. Easements shall be controlled by the following requirements: 

 
(1) Public and private easements shall be provided on lots for utilities, public access, stormwater drainage or 

other public purposes as required and approved by the City Engineer.  
  

(2) Pedestrian and bicycle paths shall be provided to accommodate safe and convenient pedestrian and 
bicycle movement throughout the subdivision and to and from existing and future adjacent neighborhoods 
and other development; all such pedestrian and bicycle paths shall be constructed in conformity with the 
Larimer County Urban Area Street Standards as adopted by the City Council by ordinance or resolution. 
 

(3) Development plans shall incorporate and continue any public access easements so as to connect them to 
any such easements that exist on abutting properties. 
 

(4) The subdivider shall be responsible for adequate provisions to eliminate or control flood hazards associated 
with the subdivision in accordance with Chapter 10 of the City Code. Agreements concerning stormwater 
drainage between private parties shall be subject to City review and approval. 

 
 

5.4.7 STREET PATTERN AND CONNECTIVITY STANDARDS 

(A) Purpose. This Section is intended to ensure that local street system is well designed with regard to safety, 
efficiency and convenience for automobile, bicycle, pedestrian, mobility devices, and transit modes of travel.  
 
For the purposes of this Division, “local street system” shall mean the interconnected system of collector and 
local streets providing access to development from an arterial street. 
 

(B) General Standard. The local street system of any proposed development shall be designed to be safe, 
efficient, convenient and attractive, considering use by all modes of transportation that will use the system, 
(including, without limitation, cars, trucks, buses, bicycles, pedestrians, mobility devices and emergency 
vehicles). The local street system shall provide multiple direct connections to and between local destinations 
such as parks, schools and shopping. Local streets must provide for both intra- and inter-neighborhood 
connections to knit developments together, rather than forming barriers between them. The street 
configuration within each parcel must contribute to the street system of the neighborhood. 

 
(C) Spacing of Full Movement Collector and Local Street Intersections With Arterial Streets. Potentially 

signalized, full-movement intersections of collector or local streets with arterial streets shall be provided at 
least every one thousand three hundred twenty (1,320) feet or one-quarter (¼) mile along arterial streets, 
unless rendered infeasible due to unusual topographic features, existing development or a natural area or 
feature. 
 

(D) Spacing of Limited Movement Collector or Local Street Intersections With Arterial Streets. Additional non-
signalized, potentially limited movement, collector or local street intersections with arterial streets shall be 
spaced at intervals not to exceed six hundred sixty (660) feet between full movement collector or local street 
intersections, unless rendered infeasible due to unusual topographic features, existing development or a 
natural area or feature. 
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The City Engineer may require any limited movement collector or local street intersections to include an 
access control median or other acceptable access control device. The City Engineer may also allow limited 
movement intersection to be initially constructed to allow full movement access.   
 

(E) Distribution of Local Traffic to Multiple Arterial Streets. All development plans shall contribute to 
developing a local street system that will allow access to and from the proposed development, as well as 
access to all existing and future development within the same section mile as the proposed development, 
from at least three (3) arterial streets upon development of remaining parcels within the section mile, unless 
rendered infeasible by unusual topographic features, existing development or a natural area or feature. 
 
The local street system shall allow multi-modal access and multiple routes from each development to existing 
or planned neighborhood centers, parks and schools, without requiring the use of arterial streets, unless 
rendered infeasible by unusual topographic features, existing development or a natural area or feature.   
 

(F) Utilization and Provision of Sub-Arterial Street Connections to and From Adjacent Developments and 
Developable Parcels. All development plans shall incorporate and continue all sub-arterial streets stubbed to 
the boundary of the development plan by previously approved development plans or existing development. 
All development plans shall provide for future public street connections to adjacent developable parcels by 
providing a local street connection spaced at intervals not to exceed six hundred sixty (660) feet along each 
development plan boundary that abuts potentially developable or re-developable land. 
 

(G) Gated Developments. Gated street entryways into residential developments shall be prohibited.   
 

(H) Alternative Compliance. Upon request by an applicant, the decision maker may approve an alternative 
development plan that may be substituted in whole or in part for a plan meeting the standards of this Section.  

 

(1) Procedure. Alternative compliance development plans shall be prepared and submitted in accordance with 
submittal requirements for plans as set forth in this Section. The plan and design shall clearly identify and 
discuss the alternatives proposed and the ways in which the plan will better accomplish the purpose of this 
Section than would a plan which complies with the standards of this Section. 
 

(2) Review Criteria. To approve an alternative plan, the decision maker must find that the proposed alternative 
plan accomplishes the purposes of this Division equally well or better than would a plan and design which 
complies with the standards of this Division, and that any reduction in access and circulation for vehicles 
maintains facilities for bicycle, pedestrian, mobility devices and transit.  

 

In reviewing the proposed alternative plan, the decision maker shall take into account whether the alternative 
design minimizes the impacts on natural areas and features, fosters nonvehicular access, provides for distribution 
of the development's traffic without exceeding level of service standards, enhances neighborhood continuity and 
connectivity and provides direct, sub-arterial street access to any parks, schools, neighborhood centers, 
commercial uses, employment uses and Neighborhood Commercial Districts within or adjacent to the 
development from existing or future adjacent development within the same section mile.   

 

5.4.8 EMERGENCY ACCESS 

(A) Purpose. This Section is intended to ensure that emergency vehicles can gain access to, and maneuver 
within, the project so that emergency personnel can provide fire protection and emergency services 
without delays. 
  

(B) General Standard. All developments shall provide adequate access for emergency vehicles and for those 
persons rendering fire protection and emergency services by complying with Article 9, Fire Department 
Access and Water Supply, of the Uniform Fire Code as adopted and amended pursuant to Chapter 9 of the 
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City Code. All emergency access ways, easements, rights-of-way or other rights required to be granted 
pursuant to the Uniform Fire Code must include not only access rights for fire protection purposes, but also 
for all other emergency services.  

 

5.4.9 BUS STOP DESIGN STANDARDS 

(A) Purpose. The purpose of this Section is to ensure that new development adequately accommodates 
existing and planned transit service by integrating facilities designed and located appropriately for transit 
into the development plan.  
 

(B) General Standard. All development located on an existing or planned transit route shall install or construct 
a transit stop and other associated facilities on an easement or right-of-way dedicated to the City as 
prescribed by the City of Fort Collins Bus Stop Design Standards and Guidelines in effect at the time of 
installation, unless the Director determines that adequate transit facilities consistent with the Bus Stop 
Design Standards already exist to serve the needs of the development. All development located on existing 
transit routes will accommodate the transit facilities by providing the same at the time of construction. All 
development located on planned routes will accommodate said facilities by including the same in the 
development plan and escrowing funds to enable the City or its agents to construct the transit facilities at 
the time transit service is provided to the development. All facilities installed or constructed shall, upon 
acceptance by the City, become the property of the City and shall be maintained by the City or its agent. 
 

(C) Location of Existing and Planned Transit Routes. For the purposes of application of this standard, the 
location of existing transit routes shall be defined by the Transfort Route Map in effect at the time the 
application is approved. The location of planned transit routes shall be defined according to the Transfort 
Strategic Operating Plan, as amended. 

 

5.4.10 TRANSPORTATION LEVEL OF SERVICE REQUIREMENTS 

(A) Purpose. In order to ensure that the transportation needs of a proposed development can be safely 
accommodated by the existing transportation system, or that appropriate mitigation of impacts will be 
provided by the development, the project shall demonstrate that all adopted level of service (LOS) 
standards will be achieved for all modes of transportation as set forth in this Section. 
 

(B) General Standard. All development plans shall adequately provide vehicular, pedestrian, mobility devices, 
and bicycle facilities necessary to maintain the adopted transportation level of service standards. The 
vehicular level of service standards are those contained in Table 4-2 of the Larimer County Urban Area 
Street Standards (LCUASS). The bicycle and pedestrian level of service standards are those contained in 
Part II of the City of Fort Collins Multi-modal Transportation Level of Service Manual. Mitigation measures 
for levels of service that do not meet the standards are provided in Section 4.6 of LCUASS. No Transit level 
of service standards will be applied for the purposes of this Section. Notwithstanding the foregoing, 
adopted level of service standards need not be achieved where the necessary improvements to achieve 
such standards are not reasonably related and proportional to the impacts of the development. In such 
cases, the Director may require improvements or a portion thereof that are reasonably related and 
proportional to the impacts of the development, or the requirement may be varied or waived pursuant to 
LCUASS Section 4.6. 
 

(C) Transportation Impact Study, Nominal Impact. In order to identify those facilities that are necessary in 
order to comply with these standards, development plans may be required to include the submittal of a 
Transportation Impact Study, to be approved by the Traffic Engineer, consistent with the Transportation 
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Impact Study guidelines as established in LCUASS Chapter 4. Should a Transportation Impact Study not be 
required pursuant to LCUASSS Chapter 4, a proposed development shall be deemed to have a nominal 
impact and shall not be subject to the transportation level of service requirements described in this 
Section.    

DIVISION 5.5 ENVIRONMENTAL REQUIREMENTS 

5.5.1 NOISE AND VIBRATION 

General Standard. Proposed land uses and activities shall be conducted so that any noise generated on the property 
will not violate the noise regulations contained in the City's Noise Control Ordinance (Chapter 20, Article II of the 
City Code), and so that any vibration caused by using the property will be imperceptible without instruments at any 
point along the property line.   

5.5.2 HAZARDOUS MATERIALS 

(A) Purpose. The purpose of this Section is to protect the community and neighborhood from potential harm 
caused directly or indirectly by hazardous materials. The proper location, construction and processing of 
hazardous materials facilities are important to controlling community risk. If the type and magnitude of 
hazardous materials emergencies can be predicted, the potential impact on adjacent land uses, emergency 
providers and the environment can be minimized.   
 

(B) General Standard. If any use on the development site may entail the use or storage of hazardous materials 
(including hazardous wastes) on-site, the project shall be designed to comply with all safety, fire and 
building codes for the use and storage of the hazardous materials involved. Adequate precautions shall be 
taken to protect against negative off-site impacts of a hazardous materials release, using the best available 
technology.   
 

(C) Hazardous Materials Impact Analysis. To evaluate the impact of hazardous materials risk, all development 
proposals that have the potential to cause off-site impacts during the release of a hazardous material shall 
include a Hazardous Materials Impact Analysis (HMIA). These include land uses such as gas stations, 
manufacturing facilities and similar establishments that require the use or storage of flammable or toxic 
substances.   

 

• This analysis shall provide basic information on the project (including site layout and proposed 
hazardous materials use), describe likely incident scenarios, describe mitigation actions designed 
to limit the potential for off-site impacts on adjacent land uses or environment and describe 
emergency response measures in the event of a spill. Based on the information provided in the 
impact analysis, recommendations will be made by the Poudre Fire Authority to the relevant 
decision maker to protect against off-site impacts. If a HMIA is required for a development 
proposal, a statement indicating that such a study has been required will be included in all required 
written notices to property owners as defined by Section 6.3.6 of this Code, to the extent 
reasonably feasible.  

 

5.5.3 GLARE OR HEAT 

(A) Purpose. This Section is intended to protect the community and neighborhood from glare, defined as a 
harsh, uncomfortably bright light. Glare can inhibit good visibility, cause visual discomfort and create safety 
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problems. This Section is also intended to protect the neighborhood from the adverse effects of reflected 
heat that could be caused by a proposed land use.   
 

(B) General Standard. If the proposed activity produces intense glare or heat, whether direct or reflected, that 
is perceptible from any point along the site's property lines, the operation shall be conducted within an 
enclosed building or with other effective screening sufficient to make such glare or heat imperceptible at 
the property line. 
 

(C) Glare From Manufacturing Sources. Manufacturing processes that create glare, such as welding, shall be 
conducted within an enclosed building or be effectively screened from public view. If the source of the 
glare is proposed to be screened with plant material, then the applicant must show that the screening will 
be effective year-round.  

 

5.5.4 SOLAR ACCESS, ORIENTATION, AND SHADING 

(A) Purpose. It is the City's intent to encourage the use of both active and passive solar energy systems for 
heating air and water in homes and businesses, as long as natural topography, soil or other subsurface 
conditions or other natural conditions peculiar to the site are preserved. While the use of solar energy 
systems is optional, the right to solar access is protected. Solar collectors require access to available 
sunshine during the entire year, including between the hours of 9:00 am and 3:00 pm, MST, on December 
21, when the longest shadows occur. Additionally, a goal of this Section is to ensure that site plan elements 
do not excessively shade adjacent properties, creating a significant adverse impact upon adjacent property 
owners. Thus, standards are set forth to evaluate the potential impact of shade caused by buildings, 
structures and trees.   
 

(B) General Standard. All development shall be designed throughout to accommodate active and/or passive 
solar installations to the extent reasonably feasible.   
 

(C) Solar-Oriented Residential Lots. At least sixty-five (65) percent of the lots less than fifteen thousand 
(15,000) square feet in area in single- and two-unit residential developments must conform to the 
definition of a "solar-oriented lot" in order to preserve the potential for solar energy usage.   
 

(D) Access to Sunshine. The elements of the development plan (e.g., buildings, circulation, open space and 
landscaping) shall be located and designed, to the maximum extent feasible, to protect access to sunshine 
for planned solar energy systems or for solar-oriented rooftop surfaces that can support a solar collector or 
collectors capable of providing for the anticipated hot water needs of the buildings in the project between 
the hours of 9:00 a.m. and 3:00 p.m. MST, on December 21.   

 
(E) Shading.   

 

(1) The physical elements of the development plan shall be, to the maximum extent feasible, located and 
designed so as not to cast a shadow onto structures on adjacent property greater than the shadow 
which would be cast by a twenty –five (25) foot hypothetical wall located along the property lines of the 
project between the hours of 9:00 am and 3:00 pm, MST, on December 21. This provision shall not apply 
to structures within the following high-density zone districts: Downtown, Community Commercial, and 
Transit-Oriented Overlay District.   
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(2) The impact of trees shall be evaluated on an individual basis considering the potential impacts of the 
shading and the potential adverse impacts that the shading could create for the adjacent properties in 
terms of blocking sunlight in indoor living areas, outdoor activity areas, gardens and similar spaces 
benefiting from access to sunlight. Shading caused by deciduous trees can be beneficial and is not 
prohibited.   

 

(F) Alternative Compliance. Upon request by an applicant, the decision maker may approve an alternative site 
layout that may be substituted in whole or in part for a plan meeting the standards of this Section.   

 

(1) Procedure. Alternative compliance plans shall be prepared and submitted in accordance with submittal 
requirements for plans as set forth in this Section. The plan shall clearly identify and discuss the 
modifications and alternatives proposed and the ways in which the plan will better accomplish the 
purpose of this Section than a plan which complies with the standards of this Section.   
 

(2) Review Criteria. In approving an alternative plan, the decision maker shall find that the proposed 
alternative plan accomplishes the purposes of this Section equally or better than a plan which complies 
with the standards of this Section.   
 

(3) In reviewing the proposed alternative plan, the decision maker shall take into account whether the 
alternative design enhances neighborhood continuity and connectivity, fosters nonvehicular access, and 
preserves existing natural or topographic conditions on the site.  

 

5.5.5 PARKS AND TRAILS 

(A) Establishment of Parks and Recreation Policy Plan Master Plan. In order to accomplish the purposes of 
this Code, the location, size and characteristics of parks and trails have been established on a plan entitled 
"ReCreate: Parks & Recreation Master Plan" dated January 19, 2021, as amended, which plan is hereby made 
a part of this Code by reference. The Parks and Recreation Policy Plan Master Plan is on file with the City 
Clerk.   
 

(B) Purpose. The compliance of development plans with the Parks and Recreation Policy Plan ensures that the 
community will have a fair and equitable system of parks, trail and recreation facilities as the community 
grows. Establishment of the facilities in the Parks and Recreation Policy Plan shall generally provide the 
same level of service to new portions of the community as the existing community enjoys.   
 

(C) General Standard. All development plans shall provide for, accommodate or otherwise connect to, either 
on-site or off-site, the parks and trails identified in the Parks and Recreation Policy Plan Master Plan that 
are associated with the development plan.   

 

DIVISION 5.6 ENVIROMENTAL SITE SUITABILITY

5.6.1 NATURAL HABITATS AND FEATURES 

(A) Applicability. 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, or if any portion of the development site contains natural habitats or features that have 
significant ecological value, and such natural habitats or features are discovered during site evaluation 
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and/or reconnaissance associated with the development review process. Natural habitats and features 
considered to have significant ecological value are as follows:  

(1) Natural Communities or Habitats: 
 

(a) aquatic (e.g., rivers, streams, lakes, pond); 
(b) wetland and wet meadow; 
(c) native grassland; 
(d) riparian forest; 
(e) urban plains forest; 
(f) riparian shrubland; 
(g) foothills shrubland; and 
(h) foothills forest. 

 
(2) Special Features: 

 
(a) Significant remnants of native plant communities; 
(b) Potential habitats and known locations of rare, threatened or endangered species of plants; 
(c) Potential habitats and know locations of rare, threatened or endangered species of wildlife; 
(d) Raptor habitat features, including nest sites, communal roost sites and key concertation areas;  
(e) Concertation areas for nesting and migratory shorebirds and waterfowl; 
(f) Migratory songbird concertation areas; 
(g) Key nesting areas for grassland birds; 
(h) Fox and coyote dens; 
(i) Mule deer winter concertation areas; 
(j) Prairie dog colonies one (1) acre or greater in size; 
(k) Concentration areas for rate, migrant or resident butterflies; 
(l) Areas of high terrestrial or aquatic insect diversity; 
(m) Areas of significant geological or paleontological interest; and 
(n) Irrigating ditches that serve as wildlife corridors. 

 

(B) Purpose. The purpose of this Section is to ensure that when property is developed consistent with its 
zoning designation, the way in which the proposed physical elements of the development plan are 
designed and arranged on the site will protect the natural habitats and features both on the site and in the 
vicinity of the site. 
 

(C) General Standard. The development plan shall be designed and arranged to be compatible with and to 
protect natural habitats and features and the plants and animals that inhabit them and integrate them 
within the developed landscape of the community by: (1) directing development away from sensitive 
resources, (2) minimizing impacts and disturbance through the use of buffer zones, (3) enhancing existing 
conditions, or (4) restoring or replacing the resource value lost to the community (either on-site or off-site) 
when a development proposal will result in the disturbance of natural habitats or features.  
 

(D) Ecological Characterization and Natural Habitat or Feature Boundary Definition. The boundary of any 
natural habitat or feature shown on the Natural Habitats and Features Inventory Map is  approximate. The 
actual boundary of any area to be shown on a project development shall be proposed by the applicant and 
established by the Director through site evaluations and reconnaissance and shall be based on the 
ecological characterization of the natural habitat or feature in conjunction with the map.  

 

Page 547

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-36 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

(1) Ecological Characterization Study.  
 

(a) If the development site contains, or is within five hundred (500) feet of, a natural habitat or feature, 
or if it is determined by the Director, upon information or from inspection, that the site likely includes 
areas with wildlife, plant life and/or other natural characteristics in need of protection, then the 
developer shall provide to the City an ecological characterization report prepared by a City approved 
professional qualified in the areas of ecology, wildlife biology or other relevant discipline.  
 

(b) At least ten (10) working days prior to the submittal of a project development plan application for all 
or any portion of a property, a comprehensive ecological characterization study of the entire 
property must be prepared by a qualified consultant and submitted to the City for review.  
 

(c) The Director may waive any or all of the following elements of this requirement if the City already 
possesses adequate information required by this subsection to establish the buffer zone(s), as set 
forth in subsection (E) below, and the limits of development ("LOD"), as set forth in subsection (N) 
below. The ecological characterization study shall describe, without limitation, the following: 

 
(I) the wildlife use of the area showing the species of wildlife using the area, the times or 

seasons that the area is used by those species and the "value" (meaning feeding, 
watering, cover, nesting, roosting, perching) that the area provides for such wildlife 
species;  
  

(II) the boundary of wetlands in the area and a description of the ecological functions and 
characteristics provided by those wetlands;  
  

(III) any prominent views from or across the site;  
  

(IV) the pattern, species and location of any significant native trees and other native site 
vegetation;   
 

(V) the pattern, species and location of all non-native trees and vegetation that contribute 
to the site's ecological, shade, canopy, aesthetic and cooling value;   
 

(VI) the top of bank, shoreline and high water mark of any perennial stream or body of water 
on the site;  
 

(VII) areas inhabited by or frequently utilized by Sensitive and Specially Valued Species;   
 

(VIII) special habitat features;   
 

(IX) wildlife movement corridors;   
 

(X) the general ecological functions provided by the site and its features;   
 

(XI) any issues regarding the timing of development-related activities stemming from the 
ecological character of the area; and   
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(XII) any measures needed to mitigate the projected adverse impacts of the development 
project on natural habitats and features.   

 
(2) Wetland Boundary Delineation. 

 
(a) Wetland boundary delineations of both a non-jurisdictional wetland and "jurisdictional wetland" shall 

be established in accordance with the U.S. Army Corps of Engineers 1987 Westland Delineation 
Manual and the appropriate Regional Supplement, and classified according to the U.S. Fish and 
Wildlife Service wetland classification system. In establishing the boundaries of a wetland, the 
applicant and the Director shall use soil samples, vegetation analysis and hydrological evidence.  
 

(b) If at least one of the required criteria for wetland delineation, hydric soil, hydrophytic vegetation, or 
hydrology, is present on the development site, the applicant shall communicate the criterion or 
criteria to the Director for consideration.  
 

(c) The Director may also utilize the standards and guidelines and/or the professional recommendations 
of the U.S. Army Corps of Engineers or other organization, individual, or governmental entity in 
reviewing such boundaries. These shall be identified in the submittal documents for the review of the 
project development plan (if applicable, or if not applicable, the most similar development review) 
and prior to commencement of any construction activities.  

 

(E) Establishment of Buffer Zones. Buffer zones surrounding natural habitats and features shall be shown on 
the project development plan for any development that is subject to this Division. The purpose of the 
buffer zones is to protect the ecological character of natural habitats and features from the impacts of the 
ongoing activity associated with the development.  

 
(1) Buffer Zone Performance Standards. The decision maker shall determine the buffer zones for each 

natural habitat or feature contained in the project site. The buffer zones may be multiple and 
noncontiguous. The general buffer zone distance is established according to the buffer zone table 
below, but the decision maker may reduce any portion of the general buffer zone distance so long as 
the reduced buffer complies with the performance standards set forth below. To mitigate a reduced 
portion of the buffer area, the decision maker may also enlarge any portion of the general buffer zone 
distance if necessary to ensure that the buffer complies with the performance standards set forth below. 
The buffer zone performance standards are as follows: 

 
(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.   
 

(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.  
 

(c) The project shall be designed to preserve existing trees and vegetation that contribute to the site's 
ecological, shade, canopy, aesthetic, habitat and cooling value. Notwithstanding the requirements of 
Section 5.10.1(F), trees and vegetation within the Limits of Development must be preserved or, if 
necessary, mitigated based on the values established by the Ecological Characterization Study or the 
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City Environmental Planner. Such mitigation, if necessary, shall include trees, shrubs, grasses, or any 
combination thereof, and must be planted within the buffer zone.  
 

(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"):  

 
(I) key production areas; 

(II) wintering areas and migratory feeding areas for waterfowl;  
(III) heron rookeries;  
(IV) key use areas for wading birds and shorebirds;  
(V) key use areas for migrant songbirds;  

(VI) key nesting areas for grassland birds;  
(VII) fox and coyote dens;  
(VIII) mule deer winter concentration areas as identified by the CPW or NAD;  

(IX) prairie dog colonies one (1) acre or greater in size;  
(X) key areas for rare, migrant or resident butterflies as identified by the NAD;  

(XI) areas of high terrestrial or aquatic insect diversity as identified by the NAD;  
(XII) remnant native prairie habitat;  
(XIII) mixed foothill shrubland;  
(XIV) foothill ponderosa pine forest;  
(XV) plains cottonwood riparian woodlands; and  
(XVI) wetlands of any size.  
 

(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.  
 

(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.  
 

(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.  
 

(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. 
 

(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.  

 

(2) Development Activities Within the Buffer Zone.  

Page 550

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-39 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

 

(a) No disturbance shall occur within any buffer zone and no person shall engage in any activity that will 
disturb, remove, fill, dredge, clear, destroy or alter any area, including vegetation within natural 
habitats or features including without limitation lakes, ponds, stream corridors and wetlands, except 
as provided in subsection (c) below. 
 

(b) If the development causes any disturbance within the buffer zone, whether by approval of the 
decision maker or otherwise, the applicant shall undertake restoration and mitigation measures 
within the buffer zone such as regrading and/or the replanting of native vegetation. The applicant 
shall undertake mitigation measures to restore any damaged or lost natural resource either on-site or 
off-site at the discretion of the decision maker. Any such mitigation or restoration shall be at least 
equal in ecological value to the loss suffered by the community because of the disturbance, and shall 
be based on such mitigation and restoration plans and reports as have been requested, reviewed and 
approved by the decision maker. Unless otherwise authorized by the decision maker, if existing 
vegetation (whether native or non-native) is destroyed or disturbed, such vegetation shall be 
replaced with native vegetation and landscaping.  
 

(c) The decision maker may allow disturbance or construction activity within the buffer zone for the 
following limited purposes:  

 
(I) mitigation of development activities; 

 
(II) restoration of previously disturbed or degraded areas or planned enhancement projects 

to benefit the natural area or feature;  
 

(III) emergency public safety activities;  
 

(IV) utility installations when such activities and installations cannot reasonably be located 
outside the buffer zone or other nearby areas of development;  

 
(V) construction of a trail or pedestrian walkway that will provide public access for 

educational or recreational purposes provided that the trail or walkway is compatible 
with the ecological character or wildlife use of the natural habitat or feature; and  
 

(VI) construction or installation of recreation features or public park elements, provided that 
such features or elements are compatible with the ecological character or wildlife use of 
the natural habitat or feature.  

 

(d) Buffer Zone Table for Fort Collins Natural Habitats and Features. 
 

Natural Habitat or Feature  Buffer Zone Standard3  
Isolated Areas  
Irrigation ditches that serve as wildlife corridors   50 feet   
Isolated patches of native grassland or shrubland   50 feet   
Isolated patches of native upland or riparian forest   50 feet   
Woodlots/farmstead windbreaks   25 feet   
Naturalized irrigation ponds   50 feet   
Naturalized storm drainage channels/detention ponds   50 feet   
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Lakes or reservoirs   100 feet   
Wetlands < ⅓ acre in size   50 feet   
Wetlands > ⅓ acre in size, without significant use by waterfowl 
and/or shorebirds   

100 feet   

Wetlands > ⅓ acre in size, with significant use by waterfowl 
and/or shorebirds   

300 feet   

Stream Corridors  
Boxelder Creek   100 feet   
Cache la Poudre River (west UGA boundary to College Avenue)   300 feet   
Cache la Poudre River in downtown (College to Lincoln Avenue)2   200 feet   
Cache la Poudre River (Lincoln Avenue to east UGA boundary)   300 feet   
Cooper Slough   300 feet   
Dry Creek   100 feet   
Fossil Creek and Tributaries   100 feet   
Spring Creek   100 feet   
Special Habitat Features/Resources of Special Concern  
Bald eagle communal feeding sites   660 feet   
Bald eagle communal roost sites   1,320 feet   
Bald eagle nest sites   2,640 feet   
Winter raptor concentration areas   300 feet   
Great blue heron colonial nest sites   825 feet   
Migratory waterfowl concentration areas   300 feet   
Nesting waterfowl concentration areas   300 feet   
Migratory shorebird concentration areas   300 feet   
Nesting shorebird concentration areas   300 feet   
Migratory songbird concentration areas   300 feet   
Locations of Preble's meadow jumping mouse   300 feet   
Locations of fox, coyote and badger dens   50 feet   
Locations of rare butterfly species   site analysis   
Locations of rare, threatened or endangered plant species   site analysis   
Locations of geological or paleontological sites of special interest   site analysis   
Prairie dog colonies   site analysis   

 

(I) Note that these buffer zone standards do not apply in areas zoned RDR - River 
Downtown Redevelopment. Alternative standards are included in the description of this 
zone district.  
 

(II) Table distances may be modified as described in Section 5.6.1(E)(1) above to meet 
performance standards.  
 

(III) Buffer zone table distances shall be measured in a straight line without regard to 
topography. Measurements will be made from the outer edge of the natural habitat or 
feature to the boundary of the lot, tract or parcel of land that defines and describes the 
development and:  

 
(i) Isolated area buffer zones such as woodlots, farm windbreaks and forests will be 

measured from the outer edge of the drip line toward the boundary of such lot, tract 
or parcel of land;  
  

(ii) Wetlands, grasslands and shrubland buffer zones will be measured from the outside 
edge of the habitat toward the boundary of such lot, tract or parcel of land;   
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(iii) Stream corridors, lakes, reservoirs and irrigation ditches buffer zones will be 

measured from the top of bank toward the boundary of such lot, tract or parcel of 
land;   
 

(iv) Special habitat features/resources of special concern will be measured as a radius 
starting from the outer edge of the habitat toward the boundary of such lot, tract or 
parcel of land; and   
 

(v) Locations of geological or paleontological sites of special interest will be measured 
from the outer edge of the feature toward the boundary of such lot, tract or parcel 
of land.   

 

(F) Protection of Wildlife Habitat and Ecological Character. 
 

(1) Rare, Threatened or Endangered Species. If the ecological characterization report required pursuant to 
Subsection (D)(1) above shows the existence in a natural habitat or feature of a rare, threatened or 
endangered species of plant or wildlife, then the development plan shall include provisions to ensure 
that any habitat contained in any such natural habitat or feature or in the adjacent buffer zone which is 
of importance to the use or survival of any such species shall not be disturbed or diminished and, to the 
maximum extent feasible, such habitat shall be enhanced. (NOTE: Some studies, e.g., rare plant surveys, 
are time-limited and can only be performed during certain seasons.)  
 

(2) Sensitive or Specially Valued Species. If the ecological characterization report required pursuant to 
subsection (D)(1) above shows the existence in a natural habitat or feature of a plant or wildlife species 
identified by the City as a sensitive or specially valued species, excluding threatened or endangered 
species, then the development plan shall include provisions to protect, enhance, or mitigate impacts to 
any such natural habitat or feature or in the adjacent buffer zone which is of importance to the use or 
survival of any such species to the extent reasonably feasible. 
 

(3) Connections. If the development site contains existing natural habitats or features that connect to other 
off-site natural habitats or features, to the maximum extent feasible the development plan shall 
preserve such natural connections. If natural habitats or features lie adjacent to (meaning in the region 
immediately round about) the development site, but such natural habitats or features are not presently 
connected across the development site, then the development plan shall, to the extent reasonably 
feasible, provide such connection. Such connections shall be designed and constructed to allow for the 
continuance of existing wildlife movement between natural habitats or features and to enhance the 
opportunity for the establishment of new connections between areas for the movement of wildlife. 
 

(4) Wildlife Conflicts. If wildlife that may create conflicts for the future occupants of the development 
(including, but not limited to, prairie dogs, beaver, deer and rattlesnakes) are known to exist in areas 
adjacent to or on the development site, then the development plan must, to the extent reasonably 
feasible, include provisions such as barriers, protection mechanisms for landscaping and other site 
features to minimize conflicts that might otherwise exist between such wildlife and the developed 
portion of the site.

 
(G) Lakes/Riparian Area Protection 
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(1) Lakes, Reservoirs and Ponds. If the development site contains a lake, reservoir or pond, the 
development plan shall include such enhancements and restoration as are necessary to provide 
reasonable wildlife habitat and improve aesthetic quality in areas of shoreline transition and areas 
subject to wave erosion. The development plan shall also include a design that requires uniform and 
ecologically and aesthetically compatible treatment among the lots or tracts surrounding a lake, 
reservoir or pond with regard to the establishment of erosion control protection and shoreline 
landscaping on or adjacent to such lots or tracts. Water bodies and features such as irrigation ponds, 
reflecting pools and lagoons constructed as new landscaping features of a development project shall be 
exempt from the standards contained in this subparagraph. 
 

(2) Streambank Stabilization. When the Stormwater Master Plans and the Storm Drainage Design Criteria 
and Construction Standards of the City require streambank stabilization, native vegetation shall be 
utilized for such purpose, and engineered stabilization techniques such as exposed rip rap shall be 
avoided, to the maximum extent feasible. The use of native vegetation shall be the principal means of 
streambank stabilization, and the use of rip-rap for streambank stabilization shall be restricted to 
locations where the use of vegetation techniques is not reasonably feasible. 

 

(H) Ridgeline Protection. 
 

(1) Ridgeline Setback. So that structures blend more naturally into the landscape rather than being a 
prominent focal point, no development shall intrude into any ridgeline protection area identified and 
designated by the Director during the development review process in conjunction with the 
establishment of the LOD and the buffer zone. For the purposes of this subsection, a designated 
ridgeline protection area shall include the crest of any hill or slope so designated, plus the land located 
within one hundred (100) horizontal feet (plan view) on either side of the crest of the hill or slope. 
 

(2) Building Height and Profile. Multilevel buildings shall follow the general slope of the site in order to 
keep the building height and profile in scale with surrounding natural features.

 

(I) Design and Aesthetics. 
 

(1) Project design. 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 off-site 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. 
  

(2) Visual Character of Natural Features. Projects shall be designed to minimize the degradation of the 
visual character of affected natural features within the site and to minimize the obstruction of scenic 
views to and from the natural features within the site.  
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(J) Stormwater Drainage/Erosion Control. All stormwater drainage and erosion control plans shall meet the 
standards adopted by the City Stormwater Utility for design and construction and shall, to the maximum 
extent feasible, utilize nonstructural control techniques, including but not limited to:  

 
(1) limitation of land disturbance and grading;  
(2) maintenance of vegetated buffers and natural vegetation; 
(3) minimization of impervious surfaces; 
(4) use of terraces, contoured landscapes, runoff spreaders, grass or rock-lined waterways; 
(5) use of infiltration devices; and 
(6) use of recharge basins, seepage pits, dry wells, seepage beds or ditches, porous pavement or sub-drain 

systems 
 
(K) Water Rights. To the extent that a development plan proposes the creation of water features such as lakes, 

ponds, streams or wetlands, the plan must include clear and convincing evidence that such water features 
will be supplied with sufficient water whether by natural means or by the provision of sufficient 
appropriative water rights. No development plan shall be approved which would have the effect of injuring 
or diminishing any legally established water supply for any natural area. 
 

(L) Compatibility with Public Natural Areas or Conserved Land. 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.  
 

(M) Access to Public Natural Areas or Conserved Land. In the event that the development plan contains or 
abuts a publicly owned natural area or conserved land, the development plan shall include such easements 
and rights-of-way as are necessary to allow reasonable access for the public to such natural area or 
conserved land, unless such access is deemed by the decision maker to be unnecessary and undesirable for 
the proper public utilization of such natural area or conserved land. Any such access requirement or 
dedication shall be credited (based upon a fair market value analysis) against any such natural area or 
conserved land dedication or fee-in-lieu thereof required by the City. If the development site contains any 
privately owned natural area or open lands, any access provided to such area or open lands, whether for 
private or public use, if determined to be appropriate, shall be designed and managed in such manner as to 
minimize the disturbance of existing wildlife using such area.  
 

(N) Standards for Protection During Construction. For every development subject to this Division, the 
applicant shall propose, and the Director shall establish, measures to be implemented during the actual 
construction phase of the project to ensure protection of natural habitats and features and their associated 
buffer zones, as follows: 

 
(1) Limits of Development. The applicant shall propose, and the Director shall establish on the project 

development plan, a "limits of development" ("LOD") line(s) to establish the boundary of the project 
outside of which no land disturbance activities will occur during the construction of the project. The 
purpose of the LOD lines shall be to protect natural habitats and features and their associated buffer 
zones from inadvertent damage during site construction activities. The location of the LOD shall be 
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designed to preserve significant ecological characteristics of the affected natural habitat or feature that 
could not reasonably be restored if disturbed by construction activities associated with the project. The 
LOD shall also be designed to accommodate the practical needs of approved construction activity in 
terms of ingress and egress to the developed project and necessary staging and operational areas. 
 

(2) Designation. LODs, as approved by the Director, shall be shown on the final plan for development. LODs 
shall be designated in the field prior to commencement of excavation, grading or construction with 
fencing or other methods approved by the Director. 
  

(3) Barrier Fencing. Construction barrier fencing shall be provided at the limits of development during 
construction. For the protection of natural habitats and features, including but not limited to trees and 
clumps of trees to be preserved with a buffer zone that is to be disturbed, tree protection specifications 
as described in subsection 5.10.1(G)(1) and (3) through (7) shall be followed. 

 
(4) Construction Timing. Construction shall be organized and timed to minimize the disturbance of 

Sensitive or Specially Valued Species occupying or using on-site and adjacent natural habitats or 
features. 

  
(5) Red-tailed and Swainson's Hawk Nest Sites. 

 
(a) No tree with an active nest shall be removed unless a permit for such removal has been obtained by 

the developer from the United States Fish and Wildlife Service.  
 

(b) To the extent reasonably feasible, trees that are known to have served as nest sites shall not be 
removed within five (5) years of the last known nesting period. If the tree is removed, it shall be 
mitigated in accordance with Section 5.10.1, Landscaping and Tree Protection Standards.  
 

(c) A temporary LOD of a four-hundred-fifty (450) foot radius shall be established for Red-tailed and 
Swainson's hawk active nest sites during the period from February 15 through July 15 of the first year 
of a multi-year development construction project. 

 
(6) Prairie Dog Removal. Before the commencement of grading or other construction on the development 

site, any prairie dogs inhabiting portions of the site within the LOD shall be relocated or eradicated by 
the developer. Prairie dog relocation shall be accomplished using methods reviewed and approved by 
the Colorado Parks and Wildlife Division. Following relocation or eradication activities, a report shall be 
provided to the City that documents when prairie dog removal occurred, the method(s) that were used 
to remove prairie dogs, measures taken to ensure that prairie dogs will not re-inhabit the site, and 
confirmation that no threatened or endangered species were harmed by removal activities.  

 
(O)  Proof of Compliance. 

 
(1) If a proposed development will disturb an existing wetland, the developer shall provide to the City a 

written statement from the U.S. Army Corps of Engineers that the development plan fully complies with 
all applicable federal wetland regulations as established in the federal Clean Water Act. 

 

5.6.2 AIR QUALITY 

(A) General Standard. The project shall conform to all applicable local, state and federal air quality regulations 
and standards, including, but not limited to, those regulating odor, dust, fumes or gases which are noxious, 

Page 556

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-45 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

toxic or corrosive, and suspended solid or liquid particles. The project shall be designed and constructed to 
comply with the dust control measures contained in the Dust Control Manual to the extent required therein. 
 

(B) Setbacks From Domestic Wastewater Treatment Works to Habitable Structures.  
 

(1) Unless specifically authorized pursuant to the provisions of paragraph (C) below, the minimum 
horizontal distances set forth in subparagraph (2) of this Subsection shall be maintained between the 
various kinds of wastewater treatment works listed in said subparagraph and any of the following uses: 

 
(a) any residential use;  

 
(b) any commercial/retail use except frozen food lockers, enclosed mini-storage facilities and properties 

used principally as parking lots or parking garages;  
  

(c) any industrial use except warehouses, properties used for recreational vehicle, boat or truck storage, 
composting facilities, outdoor storage facilities, junkyards, transport terminals, recycling facilities, 
and resource extraction;   
 

(d) any institutional/civic/public use except cemeteries, golf courses, public facilities, parks, recreation 
and other open lands, places of worship or assembly; and   
 

(e) any accessory/miscellaneous uses except agricultural activities, farm animals, satellite dishes (greater 
than thirty-nine [39] inches in diameter), and wireless communication facilities.   

 
(2) The following minimum horizontal distances shall apply to the kinds of wastewater treatment works 

listed below and the uses specified in subparagraph 1. above:   
 
(a) Non-aerated lagoons: one thousand three hundred twenty (1,320) feet (¼ mile).   

 
(b) Aerated lagoons containing less than two (2) total surface acres with no surface aeration one 

hundred (100) feet.   
 

(c) Aerated lagoons containing greater than two (2) total surface acres and/or with surface aeration: 
one thousand (1,000) feet, or with established vegetation barriers, and/or walls, berms or other 
topographic features to reduce aerosol drift as approved pursuant to paragraph (C) below: five 
hundred (500) feet.   
 

(d) Small mechanical plants with less than one hundred thousand (100,000) gpd capacity and all 
facilities with building enclosure: one hundred (100) feet.   
 

(e) All other mechanical plants: one thousand (1,000) feet.   
 

(C)  Alternative Compliance. Upon request by an applicant, the decision maker may approve an alternative 
setback distance that may be substituted for a setback distance meeting the standards of this Section.  

 
(1) Procedure. Alternative compliance setback plans shall be prepared and submitted in accordance with 

the submittal requirements for plans as set forth in this Section. The plan shall clearly identify and 
discuss the setback modifications proposed and the ways in which the plan will equally well or better 
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accomplish the purpose of this Section than would a plan which complies with the standards of this 
Section.  
 

(2) Review Criteria. To approve an alternative plan, the decision maker must find that the proposed 
alternative plan accomplishes the purposes of this Section equally well or better than would a plan 
which complies with the standards of this Section.   
 

(3) Alternative Plan. In reviewing the proposed alternative plan, the decision maker shall consider any 
mitigating factors that exist to counter the potential for odor problems and/or aerosol drift, including, 
without limitation, structural, chemical or technological mitigation occurring at the subject wastewater 
treatment works, established vegetation barriers and/or walls, berms, or other topographic features 
sufficient to serve as mitigation for odor problems and/or aerosol drift. In order to assist the decision 
maker in evaluating the proposed mitigation factors the Utilities Executive Director shall submit a 
written recommendation regarding such mitigation factors, which recommendation shall include the 
technical analysis and reasoning used in support of the Utilities Executive Director's recommendation.   

 

5.6.3 WATER QUALITY 

General Standard. Projects shall be designed so that precipitation runoff flowing from the site is treated in 
accordance with the criteria set forth in the Stormwater Criteria Manual. 

5.6.4 WATER HAZARDS 

(A) Lands which are subject to flooding or are located in a natural drainageway shall not be approved for 
development or redevelopment unless the following conditions are met: 

 
(1) the project development plan complies with the Basin Master Drainageway Plan as applicable; 

 
(2) the project development plan complies with the City's Stormwater Criteria Manual;   

 
(3) the project development plan complies with the floodplain regulations as established in Chapter 10 of 

the City Code; and  
 

(4) all measures proposed to eliminate, mitigate or control water hazards related to flooding or 
drainageways have been approved by the Water Utilities Executive Director. 

 

(B) If a project includes a water hazard such as an irrigation canal, water body or other water channel, 
necessary design precautions shall be taken to minimize any hazard to life or property, and additional 
measures such as fencing, water depth indicators and erection of warning signs shall be taken, to the 
extent reasonably feasible.  
 

(C) Any lands that are subject to high groundwater (meaning groundwater at an elevation such that basement 
flooding is reasonably anticipated by the City Engineer to occur) shall not be platted for building lots with 
basements unless adequate provisions to prevent groundwater from entering basements have been 
designed and approved by the City Engineer.  

5.6.5 HAZARDS 

(A) If the project contains potential areas of natural or geologic hazard (such as unstable or potentially 
unstable slopes, faulting, landslides, rockfalls) or soil conditions (such as expansive soils) unfavorable to 
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development, the applicant shall provide to the Director a study of such hazards produced by a 
geotechnical engineer licensed in the state of Colorado. Such study shall contain, where appropriate, 
recommendations for special mitigation measures and engineering precautions that shall be taken to 
overcome those limitations. In the alternative, if determined to be a safe and reasonable option by the 
geotechnical engineer, such areas may be set aside from development.  
 

(B) Steep or unstable land and areas having inadequate drainage shall not be subdivided into building lots 
unless the applicant makes adequate provisions to prevent the same from endangering life, health or other 
property.  

 

5.6.6 HEALTH RISKS 

(A) Purpose. This Section is intended to protect the occupants of and visitors to the site following 
development from health risks that may be presented by the existence of dangerous chemicals, metals or 
other substances, microorganisms, germs, bacteria or viruses, which pose a health risk to the potential 
occupants of and/or visitors to the development site if permitted to develop. 
 

(B) General Standard. If, because of credible evidence in the possession of the City or the applicant, whether 
written or otherwise, there is a reasonable suspicion or belief that the development site contains dangerous 
chemicals, metals or other substances, microorganisms, germs, bacteria or viruses, which pose a health risk 
to the potential occupants of and/or visitors to the development site if permitted to develop, then the 
applicant shall either take such actions as are necessary to satisfy the decision maker that such health risks 
have been reasonably mitigated, or shall demonstrate to the decision maker by presentation of written 
statements from either the Larimer County Health Department or from specialists appropriate in education 
and training to examine the risks, showing that the suspicion of danger and health risk is scientifically 
unfounded and that actual, reasonable risk is unlikely. 

 

5.6.7 OTHER JURISDICTION ENVIRONMENTAL COMPLIANCE 

 
(A) If the Director obtains credible information regarding threatened or pending regulatory oversight or 

enforcement related to an environmental condition of the property to be developed, or an environmental 
impact related to the development plan, then the Director may require the developer to provide to the City 
written statements from such governmental agencies as the Director may designate as having related 
jurisdiction based on the nature of the oversight or enforcement or environmental impact. 

 
(a) Said statements shall verify that the development plan fully complies with environmental regulations 

within the jurisdiction of the writing agency. If the developer, after a diligent effort, is unable to obtain 
such written verifications from one (1) of more of the designated agencies, the developer shall at least 
provide to the City a written verification from said agency that the City's approval of the development 
plan will not interfere with a threatened or pending environmental enforcement action of said agency.  

 
(B) All required written statements shall be provided to the Director prior to the scheduling of the hearing for 

the project development plan.  

DIVISION 5.7 COMPACT URBAN GROWTH STANDARDS
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5.7.1 COMPACT URBAN GROWTH  

(A) Purpose. The City has adopted a compact urban growth policy that encourages and directs development 
to take place within areas contiguous to existing development in the community. Such a policy  seeks to 
accomplish several goals, including: 

 
(1) improving air quality by reducing vehicle miles traveled and by encouraging mass transit and 

alternatives to the private automobile; 
 

(2) preserving natural areas and features, particularly in the periphery of the City;   
 

(3) making possible the efficient use of existing infrastructure and cost-effective extensions of new services;   
 

(4) encouraging infill development and reinvestment in built-up areas of the City; and 
 

(5) promoting physical separation from neighboring communities to help each maintain its individual 
identity and character. 

 
(B) Establishment of Growth Management Area. The City has adopted a cooperative planning area policy in 

the City Plan that includes a Growth Management Area as adopted by Intergovernmental Agreement with 
Larimer County. 
 

(C)  General Standard. No development shall be approved unless it is located within the City limits and meets 
the specific standards set forth in this Division relating to the required degree of contiguity, availability of 
adequate public facilities and access.  

 

5.7.2 CONTIGUITY  

(A) Development Approval Criteria. No development for any site within the City limits shall be approved 
unless it meets the following minimum requirements: 

(1) Degree of Contiguity. At least one-sixth (1 /6) of the proposed development's boundaries must be 
contiguous to existing urban development within either the City or unincorporated Larimer County 
within the Growth Management Area. For purposes of this Section, contiguity shall not be affected by 
the existence of a platted street or alley, a public or private right-of-way, a public or private 
transportation right-of-way or area, publicly owned open space, or a lake, reservoir, stream or other 
natural or artificial waterway between the proposed development and existing urban development. 
 

(2) Existing Urban Development Defined. For purposes of this Section, existing urban development shall 
mean industrial uses; commercial/retail uses; institutional/civic/public uses; or residential uses having an 
overall minimum density of at least one (1) unit per acre; and provided further that all engineering 
improvements for any such development, including paved streets, public sewer and water, stormwater 
drainage and other utilities, and fire suppression consistent with the Fire Code must have been 
completed. 
 

(3) Exemption for Properties Located Within Certain Planned Subareas. Development located within the 
following planned subareas are not required to comply with the requirements of this Section : 

 
(a) Fossil Creek Reservoir Area; and 
(b) Harmony Corridor. 
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(B) Developments Outside the Growth Management Area. No development application shall be accepted or 

approved as part of an annexation petition if the proposed development is located outside the Growth 
Management Area. 
 

(C) Waiver/Exceptions. The Planning and Zoning Commission may waive or make modifications to the contiguity 
requirements of this Section upon making a specific finding that the proposed development will:  

 

(1) Substantially advance the implementation of the City Plan in the provision of Medium-Density Mixed-
Use Neighborhoods or Community Commercial Districts;   
 

(2) Produce special benefits to the City in terms of large-scale open space dedication or preservation, 
completion of regional trail linkages, or substantially advance other primary open space and recreational 
goals contained in the City Plan;   
 

(3) Produce special benefits to the City in terms of long-term economic development opportunity in 
accordance with the City Plan; or   
 

(4) Promote the infilling of an area with already existing noncontiguous urban-level development.  

5.7.3 ADEQUATE PUBLIC FACILITIES 

(A) Purpose. The purpose of the adequate public facilities (APF) management system is to establish an 
ongoing mechanism which ensures that public facilities and services needed to support development are 
available concurrently with the impacts of such development.  
 

(B) Applicability. This Section shall apply to all development in the City. 
 

(C)  APF Management System. 
 

(1) APF Management System Established. In order to implement the City's Principles and Policies, the 
adequate public facilities management system ("APF management system") is hereby established. The 
APF management system is incorporated into and shall be part of the development review procedures 
as well as the process for issuance of Building Permits. 
 

(2) General Requirements. The approval of all development shall be conditioned upon the provision of 
adequate public facilities and services necessary to serve new development. No Building Permit shall be 
issued unless such public facilities and services are in place, or the commitments described in 
subparagraph (E)(1)(a)(II) below have been made, or with respect to transportation facilities, a variance 
under LCUASS Section 4.6.7 or an alternative mitigation strategy under LCUASS Section 4.6.8 has been 
approved. Under this APF management system, the following is required:  

 
(a) The City shall adopt and maintain level of service standards for the following public facilities: 

transportation, water, wastewater, storm drainage, fire and emergency services, electrical power and 
any other public facilities and services required by the City.  
 

(b) No site specific development plan or Building Permit shall be approved or issued in a manner that 
will result in a reduction in the levels of service below the adopted level of service standards for the 
affected facility, except as expressly permitted under this Section (and the referenced provisions of 
LCUASS).  
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(D) Level of Service Standards. For the purpose of review and approval of new development and the issuance 

of Building Permits, the City hereby adopts the following level of service standards for the public facilities 
and services identified below:  

 
(1) Transportation. 

 
(a) All development must have access to the Improved Arterial Street Network or to a street for which 

funds have been appropriated to fund improvement as an arterial street as more specifically required 
in Section 5.4.2, Development Improvements, (F) Off-site Public Access Improvements. 
 

(b) Except as provided in Subsection (E)(1) below, all development shall meet or exceed the following 
transportation level of services standards: 
  

(I) The vehicular level of service standards for overall intersection level of service standards 
contained in Table 4-2 of the Larimer County Urban Area Street Standards (LCUASS). 
Alternative mitigation strategies are provided in LCUASS Section 4.6.8. 
 

(II) The bicycle and pedestrian level of service standards are contained in Part II of the City 
of Fort Collins Multi-modal Transportation Level of Service Manual. Variances for levels 
of service that do not meet the standards are provided in LCUASS Section 4.6.7.  
 

(III) No transit level of service standards contained in Part II of the Multi-modal 
Transportation Manual will be applied for the purposes of this Section.  

 
(c) If any off-site improvements are required by the standards contained in this Section, repayments for 

the costs of such improvements shall be provided to the developer in accordance with the provisions 
of Section 5.4.2(F). 

 
(2) Water. All development shall provide adequate and functional lines and stubs to each lot as required by 

the current City or special district, as applicable, design criteria and construction standards. 
 

(3) Wastewater. All development shall provide adequate and functional mains and stubs to each lot as 
required by the current City or special district, as applicable, design criteria and construction standards. 
 

(4) Storm Drainage. All development shall provide storm drainage facilities and appurtenances as required 
by Sections 26-544 and 10-37 of the Municipal Code and by all current City storm drainage master 
plans, design criteria and construction standards. 
 

(5) Fire and Emergency Services. All development shall provide sufficient fire suppression facilities as 
required by the Fire Code. 
 

(6) Electrical Power Service. All development shall have service provided as described in the Electric 
Construction Policies, Practices, and Procedures, and the Electric Service Rules and Regulations of the 
Fort Collins Electric Utility. 

 
(E) Minimum Requirements for APF  
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(1) The City's APF management system shall ensure that public facilities and services to support 
development are available concurrently with the impacts of development. In this regard, the following 
standards shall be used to determine whether a development meets or exceeds the minimum 
requirements for adequate public facilities:  

 

(a) For transportation facilities, at a minimum, the City shall require that, at the time of issuance of any 
Building Permit issued pursuant to a site specific development plan, all necessary facilities and 
services, as described in Section (D)(1) above, are either:  

 

(I) In place and available to serve the new development in accordance with the 
development agreement; or  
 

(II) Funding for such improvements has been appropriated by the City or provided by the 
developer in the form of either cash, non-expiring letter of credit, or escrow in a form 
acceptable to the City.  

 
(b) Notwithstanding the foregoing, with respect to improvements required to maintain the applicable 

transportation facilities' level of service where, as determined by the Director, such improvements 
are not reasonably related to and proportional to the impacts of the development or currently 
desired by the City, a Building Permit may be issued pursuant to a site specific development plan 
provided the developer has: 

 
(I) Agreed in the development agreement to install or fund improvements, or a portion 

thereof, that are reasonably related and proportional to the impacts of the development 
on the affected transportation facility or facilities; or  
 

(II) Obtained a variance regarding the affected transportation facility or facilities under 
LCUASS Section 4.6.7; or  
 

(III) Agreed in the development agreement to implement an alternative mitigation strategy 
as defined by LCUASS Section 4.6.8, or portion thereof, to adequately mitigate the 
reasonably related and proportional impacts of the development on the affected 
transportation facility or facilities; or  
 

(IV) Funding for such improvements has been appropriated by the City or provided by the 
developer in the form of either cash, non-expiring letter of credit, or escrow in a form 
acceptable to the City.  

 
(c) For water and wastewater facilities, at a minimum, the City shall require that, at the time of issuance 

of any building permit issued pursuant to a site-specific development plan, all necessary facilities and 
services, as described in Section (D)(2)-(3) above, are in place and available to serve the new 
development in accordance with the approved utility plan and development agreement.  
 

(d) For storm drainage facilities, the City shall require that all necessary facilities and services, as 
described in Section (D)(4) above, are in place and available to serve the new development in 
accordance with the approved drainage and erosion control report, utility plans and development 
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agreement for such development. The timing of installation of such facilities and service shall be as 
follows:  

 
(I) Where multiple building permits are to be issued for a project, twenty-five (25) percent 

of the building permits and certificates of occupancy may be issued prior to the 
installation and acceptance of the certification of the drainage facilities. Prior to the 
issuance of any additional permits, the installation and acceptance of the certification of 
the drainage facilities shall be required.  
 

(II) For projects involving the issuance of only one (1) building permit and certificate of 
occupancy, the installation and acceptance of the certification of the drainage facilities 
shall be required prior to the issuance of the certificate of occupancy.  

 
(e) For fire and emergency services, at a minimum, the City shall require that, at the time of issuance of 

any building permit issued pursuant to a site-specific development plan, all necessary facilities and 
services, as required by the Fire Code, are in place and available to serve the site within the new 
development where the building is to be constructed in accordance with the Fire Code and the 
development agreement.  
 

(f) For electric power facilities, the following minimum requirements shall apply:  
 

(I) For residential development: The developer must coordinate the installation of the 
electric system serving the development with the City's electric utility. In addition, each 
application for a building permit within the development must show the name of the 
development, its address, each lot or building number to be served, and the size of 
electric service required. The size of electric service shall not exceed that originally 
submitted to the electric utility for design purposes. Costs for installation of the electric 
service line to the meter on the building will be payable upon the issuance of each 
building permit.  
 

(II) For Commercial/Industrial Development: The following documents/information shall be 
provided to the City's electric utility with each application for a building permit: 

 
(i) an approved and recorded final plat;  
(ii) the final plan (two [2] copies);  
(iii) the utility plan;  
(iv) a one-line diagram of the electric main entrance;  
(v) a Commercial Service Information Form (C-1 form) completed by the developer/ 

builder for each service, and approved by the electric utility (Blank forms are 
available at the Electric Utility Engineering Department, 970-221-6700);  

(vi) the transformer location(s), as approved by the electric utility;  
(vii) the name and address of the person responsible for payment of the electric 

development charges; and  
(viii) the name, of the development, building address and lot or building number.  

 

(III) Compliance with Administrative Regulations: The developer shall also comply with all 
other administrative regulations and policies of the electric utility, including, without 
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limitation, the Electric Construction Policies, Practices and Procedures, and the Electric 
Service Rules and Regulations, copies of which may be obtained from the electric utility.  

 

(F) Transportation APF Exception. Nominal Impact. For the purpose of the transportation APF requirements 
contained in this Section, a proposed development shall be deemed to have a nominal impact and shall not 
be subject to the APF requirements for transportation if the development proposal is not required to 
complete a Traffic Impact Study per the requirements in Chapter 4 - Transportation Impact Study of the 
Larimer County Urban Area Street Standards. 
 

(G) Water Supply Adequacy. The determination required by C.R.S. § 29-20-301, et seq., whether the 
proposed water supply for development is adequate and is not addressed in this Section but is set 
forth in section 5.17. 

 

5.7.4 LOTS 

(A) Area and Dimension. No part of an area or dimension required for a lot to comply with the provisions of 
this Code shall be included as an area or dimension required for another lot, nor shall such required area or 
dimension be burdened by any easement for an abutting private street or private drive that provides 
access to the lot or to any other lot. Private driveways on the lot may be included in the lot area where a 
minimum lot area square footage is otherwise required by this Code, said minimum lot area shall be 
required for each principal building located on any one (1) lot.  

 
(B) Reduction for Public Purpose. When an existing lot is reduced as a result of conveyance to a federal, state 

or local government for a public purpose and the remaining area is at least seventy-five (75) percent of the 
required minimum lot size for the district in which it is located, then that remaining lot shall be deemed to 
comply with the minimum lot size standards of this Code.  
 

(C)  Utility Facilities. Utility facilities using land or a building used only for equipment purposes (and not for 
human occupation) and requiring less than one thousand (1,000) square feet of site are exempt from the 
minimum lot size standards of all zone districts. 

DIVISION 5.8 HISTORIC

5.8.1 HISTORIC, LANDMARK PRESERVATION AND CULTURAL RESOURCES 

(A) Purpose. 
 

(1) The purpose of this Section is to ensure that proposed development is compatible with and protects 
historic resources by ensuring that: 

 
(a) historic resources on a development site are preserved, adaptively reused, and incorporated into the 

proposed development; 
  

(b) development does not adversely affect the integrity of historic resources on nearby property within 
the area of adjacency surrounding a development site; and  
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(c) the design of new structures and site plans are compatible with and protect the integrity of historic 
resources located within a development site and within the area of adjacency surrounding a 
development site. 

 
(2) To accomplish its purpose, this Section provides: 

 
(a) the requirements for the treatment of historic resources located on a development site;   

 
(b) the standards for design compatibility between proposed development and historic resources on a 

development site and within the delineated area of adjacency surrounding a development site; and  
 

(c) this Section is intended to work in conjunction with the standards for the treatment of historic 
resources set forth in Chapter 14 of the Fort Collins Municipal Code and any relevant adopted 
standards for historic resources.  

 
(B) Jurisdiction of the Historic Preservation Commission (HPC) 

 
When Chapter 14 of the Code of the City of Fort Collins designates the HPC or City Staff as the decision 
maker, the proposed development must ultimately meet the requirements of Chapter 14 of the City Code.  
This includes jurisdiction over properties inside a Landmarked District or Landmarked properties.   After the 
Code of the City for Fort Collins Chapter 14 standards  are met, the proposed development project may 
then proceed through this Code’s review procedures to ensure compliance with the criteria herein. 

 

(C) Historic Resources on the Development Site and within the Area of Adjacency.  
 

(1) As used in this Section, the area of adjacency shall mean an area, the outer boundary of which is two 
hundred (200) feet in all directions from the perimeter of the development site. Any lot or parcel of 
property shall be considered within the area of adjacency if any portion of such lot or parcel is within 
the two hundred (200) foot outer boundary.  
 

(2) Historic preservation staff shall identify as expeditiously as possible the historic resources on the 
development site and within the area of adjacency to be used for application of the design standards 
contained in below Subsection (F), Design Requirements for a Proposed Development, and provide a list 
of such resources to the applicant. The procedure for identifying the relevant historic resources shall be 
as follows:  

 
(a) The location of the following shall be identified within the area of adjacency:  

 
(I) Any historic resource; and  

 
(II) Any building, site, structure, and object that requires evaluation as to whether it is 

eligible for Fort Collins landmark designation and, therefore, qualifies as a historic 
resource. 

 
(b) All historic resources on the development site shall be identified and the procedure in below 

Subsection (D)(1) shall be completed if necessary.  
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(c) Any building, site, structure, or object requiring evaluation shall be reviewed for eligibility for Fort 
Collins landmark designation pursuant to below Subsection (D)(2).  
 

(d) Any historic resource identified in above steps (a), (b), or (c) shall be the historic resources utilized 
as the basis for applying Subsection (F). Identified historic resources on the development site and 
within the area of adjacency shall be classified as follows for purposes of applying the design 
standards set forth in the below Subsection (F):  
 

(I) Historic resources on the development site, or abutting or on the other side of a side 
alley that abuts the development site; and  
 

(II) All other historic resources.  
 

(e) The historic comparison boundary shall be established at two hundred (200) feet in all directions 
from the perimeter of each identified historic resource except those located on the development site. 
The historic influence area formed by the overlapping area between the outer boundary of the 
development site and the historic comparison boundary is the area within which the standards in 
below Subsection (F) apply to any new construction proposed within such area.  
 

(f) The historic influence area for any historic resource located on the development site shall be the 
entire development site. 

 
 

 

 

Example of Area of Adjacency, Historic Comparison Boundary, and Historic Influence Area  
  

 
 

  

(3) The historic preservation staff determination pursuant to this Section of the historic resources relevant 
to the application of the design standards set forth in below Subsection (F) is not subject to appeal. 
Notwithstanding, eligibility determinations pursuant to below Subsection (D)(1) are subject to appeal 
pursuant to Fort Collins Municipal Code Section 14-23.
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(D) Determination of Eligibility for Designation as Fort Collins Landmark. The review of proposed 
development pursuant to this Section may require the determination of the eligibility of buildings, sites, 
structures, and objects located both on the development site and in the area of adjacency for designation 
as Fort Collins landmarks. The determination of eligibility for designation as a Fort Collins landmark shall be 
made pursuant to the standards and procedures set forth in Sections 14-22 and 14-23 of the Fort Collins 
Municipal Code except as varied in below Subsections (D)(1)-(2). 

 
(1) Buildings, Sites, Structure, and Objects on a Development Site. If any buildings, sites, structures, or 

objects on a development site are fifty (50) years of age or older and lack an official determination of 
eligibility for Fort Collins landmark designation made within the last five (5) years, the applicant must 
request an official eligibility determination for each such building, site, structure, or object pursuant to 
Sections 14-22 and 14-23 of the Fort Collins Municipal Code. A current intensive-level Colorado Cultural 
Resource Survey Form is required for each building, site, structure, and object and the applicant is 
responsible for reimbursing the City for the cost of having such a property survey generated by a third-
party expert selected by the City. 
 

(2) Buildings, Sites, Structures, and Objects Within the Area of Adjacency. If any buildings, sites, 
structures, or objects outside of a development site but within the area of adjacency are fifty (50) years 
of age or older and lack an official determination of eligibility for Fort Collins landmark designation 
established within the last five (5) years, the applicant must request a non-binding determination of 
eligibility for each such building, site, structure, or object pursuant to Sections 14-22 and 14-23 of the 
Fort Collins Municipal Code. Notwithstanding Sections 14-22 and 14-23, any such eligibility 
determination shall not be appealable pursuant to Section 14-23 and shall not be valid for any purpose 
other than the evaluation of the proposed development pursuant to this Section. A current 
architectural-level property survey is required for each building, site, structure, and object and the 
applicant is responsible for reimbursing the City for the cost of having such a property survey generated 
by a third-party expert selected by the City. The Director, in consultation with historic preservation staff, 
may waive the required eligibility determination for any building, site, structure, or object if the Director 
determines that such eligibility determination would be unnecessarily duplicative of information 
provided by existing historic resources or would not provide relevant information.  

 
(E) Treatment of Historic Resources on Development Sites - Design Review. 

 
(1) Proposed alterations, as such alterations are described in Fort Collins Municipal Code Chapter 14, Article 

III, to any Fort Collins landmark on a development site or to any portion of the development site located 
within a Fort Collins historic district must comply with the design review requirements in Chapter 14, 
Article III, of the Fort Collins Municipal Code. The applicant must obtain a certificate of appropriateness 
for all proposed alterations pursuant to Chapter 14 before receiving a HPC recommendation pursuant to 
below Subsection (G). 
 

(2) Proposed alterations to any building, site, structure, or object located on the development site that is 
not a Fort Collins landmark but is designated on the Colorado State Register of Historic Properties, 
either individually or contributing to a district, or the National Register of Historic Places, either 
individually or contributing to a district, must comply with the design review requirements in Chapter 14, 
Article III, of the Fort Collins Municipal Code. The applicant must obtain a report pursuant to Chapter 14 
regarding all proposed alterations before receiving a HPC recommendation pursuant to below 
Subsection (G). Additionally, to the maximum extent feasible, the development plan and building design 
shall provide for the preservation and adaptive use of any such building, site, structure, or object.  
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(3) The development plan and building design shall provide for the preservation and adaptive use pursuant 
to the Secretary of the Interior Standards for the Treatment of Historic Properties of any building, site, 
structure, or object located on the development site and determined to be eligible for Fort Collins 
landmark designation either through a binding or non-binding determination pursuant to Land Use 
Code Section 5.8.1(C). This requirement shall apply to development applications including building 
permit applications for partial or total demolition of, or work that may have an adverse effect on, any 
building, site, structure, or object located on the development site and determined to be eligible for Fort 
Collins landmark designation.  

 
(F) Design Requirements for a Proposed Development. 

 
(1) Design Compatibility. Proposed development may represent the architecture and construction 

standards of its own time but must also convey a standard of quality and durability appropriate for infill 
in a historic context and protect and complement the historic character of historic resources both on the 
development site and within the area of adjacency. The design of development on development sites 
containing historic resources or with historic resources located within the area of adjacency shall meet 
the requirements in below Table 1 in addition to applicable Land Use Code requirements. The Table 1 
requirements shall apply to the development of buildings or structures, other than those addressed in 
above Subsection (E), on the development site located within a historic influence area, as such term is 
defined in above Subsection (C)(4), as follows: 

 
(a) If one (1) or more historic influence areas exist that are associated with historic resource(s) on the 

development site, or which abut or are on the other side of a side alley that abuts the development 
site, then all historic influence areas shall be considered to be associated with such historic 
resource(s) and the standards set forth in Table 1, Column A, shall apply. If two (2) or more historic 
influence areas exist that are associated with historic resources on the development site, or which 
abut or are on the other side of a side alley that abuts the development site, the applicant may 
satisfy the standards set forth in Table 1, Column A, by choosing characteristics from one (1) or more 
of such historic resources.  
 

(b) If no historic influence areas exist that are associated with historic resources on the development 
site, or which abut or are on the other side of a side alley that abuts the development site, the 
standards set forth in Table 1, Column B, shall apply to all historic influence areas.  
 

(c) Table 1: Requirements for New Construction Near Historic Resources.  
  

  Purpose  Column A  
    
Standards for Compatibility with 
Historic  
Resources on the Development 
Site,  
Abutting, Or Across a Side Alley  
  

Column B  
    

Standards for 
compatibility  
with Historic 
Properties  

Within the Area of 
Adjacency  

but Not On or 
Abutting the  

Development Site or 
Across  

a Side Alley  
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Massing and Building 
Articulation  

Integrate new 
construction into 
existing context and 
use massing options 
that respect historic 
buildings.   

1. New construction shall be similar 
in width or, if larger, be articulated 
into massing reflective or the mass 
and scale of historic resources on 
the development site, abutting, or 
across a side alley.   
2. In all zone districts, step-backs 
must be located on new building(s) 
to create gradual massing 
transitions at the same height or 
one story above the height of 
historic resources on the 
development site, abutting, or 
across a side alley. Additionally, in 
the Downtown zone district, the 
widest portions of step-backs 
required by the Downtown zone 
district step-back standard shall be 
on building portions closest to 
historic resources.   

Review the identified 
historic properties 
within the area of 
adjacency and identify 
any predominate 
typologies and primary 
character-defining 
design and 
architectural features.   
With those key 
buildings, features, or 
patterns in mind, apply 
at least two of the 
Standards for 
Compatibility with 
Historic Resources on 
the Development Site, 
Abutting, Or Across a 
Side Alley (those 
numbered 1 to 6).   

Building Materials  Create visual 
connection between 
modern building 
materials and historic 
building materials.   

3. The lower story facades until 
any step-backs (required or 
otherwise) must be constructed of 
authentic, durable, high-quality 
materials (brick, stone, glass, terra 
cotta, stucco (non EFIS), precast 
concrete, wood, cast iron, 
architectural metal) installed to 
industry standards.   
4. New construction shall reference 
one or more of the predominate 
material(s) on historic resources on 
the development site, abutting, or 
across a side alley, by using at least 
two of the following to select the 
primary material(s) for any one to 
three story building or the lower 
story facades until any step-backs 
(required or otherwise):   
 1) Type;   
 2) Scale;   
 3) Color;  
 4) Three-dimensionality;   
 5) Pattern.   

Facade Details  Create visual 
connection between 
modern building design 
and historic building 
design.   

5. Use at least one of the 
following:   
 1) Similar window pattern   
 2) Similar window proportion of 
height to width   
 3)Similar solid-to-void pattern as 
found on historic resources on the 
development site, abutting, or 
across a side alley.   
6. Use select horizontal or vertical 
reference lines or elements (such as 
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rooflines, cornices, and belt 
courses) to relate the new 
construction to historic resources 
on the development site, abutting 
or across a side alley.   

Visibility of Historic 
Features  

Protect visibility of 
historic architecture 
and details.   

New construction shall not cover or 
obscure character-defining 
architectural elements, such as 
windows or primary design 
features, of historic resources on 
the development site, abutting or 
across a side alley.   

None   

 
 

(2) Old Town Historic District. Proposed development within the Old Town Historic District shall comply 
with the Old Town Historic District Standards adopted by Ordinance 094, 2014, Chapter 14 of the Fort 
Collins Municipal Code and as amended, and the U.S. Secretary of the Interior Standards for the 
Treatment of Historic Properties and as amended in lieu of the requirements set forth in this Section 
except Subsections (E) and (G). 
 

(3) Plan of Protection. A plan of protection shall be submitted prior to the HPC providing a 
recommendation pursuant to below Subsection (G) that details the particular considerations and 
protective measures that will be employed to prevent short-term and long-term material damage and 
avoidable impact to identified historic resources on the development site and within the area of 
adjacency from demolition, new construction, and operational activities.  

 

(G) Historic Preservation Commission (HPC) Recommendation. 
 

Recommendation to Decision Maker for Development Proposal. HPC shall provide a written 
recommendation to the decision maker for development sites containing or adjacent to historic resources, 
or both. The written recommendation shall address compliance of the proposed development with this 
Section and applicable Municipal Code Chapter 14, Article III requirements and the decision maker shall 
consider such recommendation in making its final decision. Notwithstanding, the Director may waive the 
requirement for a HPC recommendation if the Director, after considering the recommendation of historic 
preservation staff, has issued a written determination that the development plan would not have an 
adverse effect on any historic resource on the development site or within the proposed development’s area 
of adjacency and that the development plan is compatible with the existing character of such historic 
resources. A recommendation made under this Subsection is not appealable to the City Council under 
Chapter 2 of the Fort Collins Municipal Code.   

DIVISION 5.9 BUILDING PLACEMENT AND SITE DESIGN

5.9.1 ACCESS, CIRCULATION AND PARKING 

(A) Purpose. This Section is intended to ensure that the parking and circulation aspects of all developments are 
well designed with regard to safety, efficiency and convenience for vehicles, bicycles, pedestrians, mobility 
assistance devices, and transit, both within the development and to and from surrounding areas. Sidewalk 
or bikeway extensions off-site may be required based on needs created by the proposed development. 
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This Section sets forth parking requirements in terms of numbers and dimensions of parking stalls, 
landscaping and shared parking. It also addresses the placement of drive-in facilities and loading zones.  
 

(B) General Standard. The parking and circulation system within each development shall accommodate the 
movement of vehicles, bicycles, pedestrians, mobility assistance devices and transit, throughout the 
proposed development and to and from surrounding areas, safely and conveniently, and shall contribute to 
the attractiveness of the development. The on-site pedestrian system must provide adequate directness, 
continuity, street crossings, visible interest and security as defined by the standards in this Section. The on-
site bicycle system must connect to the City's on-street bikeway network. Connections to the off-road trail 
system shall be made, to the extent reasonably feasible. 

 
(C) Development Standards. All developments shall meet the following standards: 

 
(1) Safety Considerations. Pedestrians and those utilizing mobility assisted devices shall be separated from 

vehicles and bicycles. 
 
(a) Where complete separation of people and vehicles and bicycles is not possible, potential hazards 

shall be minimized by the use of techniques such as special paving, raised surfaces, pavement 
marking, signs or striping, bollards, median refuge areas, traffic calming features, landscaping, 
lighting or other means to clearly delineate pedestrian areas, for both day and night use.  
 

(b) Where individuals and bicyclists share walkways, the pedestrian/ assisted mobility devices/bicycle 
system shall be designed to be wide enough to easily accommodate the amount of individuals and 
bicycle traffic volumes that are anticipated. A minimum width of eight (8) feet shall be required and 
shall meet American Association of State Highway and Transportation Officials (AASHTO) guidelines, 
Guide for Development of Bicycle Facilities, August 1991, or any successor publication. Additional 
width of up to four (4) feet may be required to accommodate higher volumes of bicycle and 
pedestrian traffic within and leading to Community Commercial Districts, Neighborhood Commercial 
Districts, schools and parks.  

 
(2) Curbcuts and Ramps. Curbcuts and ramps shall be located at convenient, safe locations for the 

individuals, for bicyclists and for people pushing strollers or carts. The location and design of curbcuts 
and ramps shall meet the requirements of the International Building Code and the Americans With 
Disabilities Act ramp standards and shall avoid crossing or funneling traffic through loading areas, drive-
in lanes and outdoor trash storage/collection areas.  
 

(3) Site Amenities. Development plans shall include site amenities that enhance safety and convenience 
and promote walking or ease of use for of assisted mobility devices, or bicycling. Site amenities may 
include bike racks, drinking fountains, canopies and benches as described in the Fort Collins Bicycle 
Program Plan and Pedestrian Plan as adopted by the City. 
 

(4) Bicycle Facilities. Commercial, industrial, civic, employment and multi-unit residential uses shall provide 
bicycle facilities to meet the following standards: 

  
(a) Required Types of Bicycle Parking. To meet the minimum bicycle parking requirements, the 

development must provide required bicycle parking for both Enclosed Bicycle Parking and Fixed 
Bicycle Racks. 
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(b) Bicycle Parking Space Requirements. The minimum bicycle parking requirements are set forth in the 
table below. For uses that are not specifically listed in the table, the number of bicycle parking 
spaces required shall be the number required for the most similar use listed. Enclosed bicycle parking 
spaces may not be located on balconies.  
 

(c) Minimum Bicycle Requirements Table: 
 

Use Categories  Bicycle Parking Space 
Minimums  

% Enclosed Bicycle 
Parking/  
% Fixed Bicycle Racks  

Residential and Institutional Parking Requirements  
Multi-Unit Residential   1 per bedroom 60%/40% 
Fraternity and Sorority Houses   1 per bed 60%/40% 
Group Homes   No requirement n/a 
Recreational Uses   1/2,000 sq. ft., minimum of 4 0%/100% 
Schools/Places of Worship or Assembly and 
Child Care Centers   

1/3,000 sq. ft., minimum of 4 0%/100% 

Small Scale Reception Centers in the U-E, 
Urban Estate District   

1/4,000 sq. ft., minimum of 4 0%/100% 

Extra Occupancy   1 per occupant 0%/100% 
Nonresidential Parking Requirements 

Restaurants   
  

  a. Fast food   1.5/1,000 sq. ft., minimum of 4 0%/100% 
  b. Standard   1/1,000 sq. ft., minimum of 4 0%/100% 
Bars, Taverns and Nightclubs   1/500 sq. ft., minimum of 4 0%/100% 
Commercial Recreational   1/2,000 sq. ft., minimum of 4 20%/80% 
Theaters   1/30 seats, minimum of 4 0%/100% 
General Retail   1/4,000 sq. ft., minimum of 4 20%/80% 
Personal Business and Service Shop   1/4,000 sq. ft., minimum of 4 20%/80% 
Shopping Center   1/4,000 sq. ft., minimum of 4 20%/80% 
Medical Office   1/4,000 sq. ft., minimum of 4 20%/80% 
Financial Services   1/4,000 sq. ft., minimum of 4 20%/80% 
Grocery Store, Supermarket   1/3,000 sq. ft., minimum of 4 20%/80% 
General Office   1/4,000 sq. ft., minimum of 4 20%/80% 
Vehicle Servicing and Maintenance   4 n/a 
Low Intensity Retail, Repair Service, 
Workshop and Custom Small Industry   

4 n/a 

Lodging Establishments   1 per 4 units 60%/40% 
Health Facilities   1/5,000 sq. ft., minimum of 4 20%/80% 
Industrial: Employee Parking   4 n/a 

 
(d) Alternative Compliance. Upon written request by the applicant, the decision maker may approve an 

alternative number of bicycle parking spaces that may be substituted in whole or in part for the 
number that would meet the standards of this Section.  

 
(I) Procedure. The alternative bicycle parking plan shall be prepared and submitted in 

accordance with the submittal requirements for bicycle parking plans. Each such plan 
shall clearly identify and discuss the modifications and alternatives proposed and the 
ways in which the plan will better accomplish the purposes of this Section than would a 
plan that complies with the standards of this Section.  
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(II) Review Criteria. To approve an alternative plan, the decision maker must find that the 
proposed alterative plan accomplishes the purposes of this Section equally well or better 
than would a plan that complies with the standards of this Section. 
 

(III) In reviewing a request for an alternative number of bicycle parking spaces, the decision 
maker must consider whether the proposed land use will likely experience a lower-than-
normal amount of bicycle traffic. Factors to be taken into consideration in making this 
determination may include but need not be limited to: (i) the nature of the proposed 
use; (ii) its location in relation to existing or planned bicycle facilities or infrastructure; 
and (iii) its proximity to natural features that make the use of bicycles for access to the 
project infeasible.   

 
(5) Walkways.   

 
(a) Directness and Continuity. Walkways within the site shall be located and aligned to directly and 

continuously connect areas or points of pedestrian origin and destination and shall not be located 
and aligned solely based on the outline of a parking lot configuration that does not provide such 
direct pedestrian access. Walkways shall be unobstructed by vertical curbs, stairs, raised landscape 
islands, utility appurtenances or other elements that restrict access and shall link street sidewalks 
with building entries through parking lots. Such walkways shall be raised or enhanced with a paved 
surface not less than six (6) feet in width. Drive aisles leading to main entrances shall have walkways 
on both sides of the drive aisle.  
 

(b) Street Crossings. Where it is necessary for the primary crossing of drive aisles or internal roadways, 
the crossing shall emphasize and place priority on individuals’ access and safety. The material and 
layout of the access shall be continuous as it crosses the driveway, with a break in continuity of the 
driveway paving and not in the pedestrian access way. The crossings must be well-marked using 
pavement treatments, signs, striping, signals, lighting, traffic calming techniques, median refuge 
areas and landscaping. (See Figure 3.) 

 
Figure 3:  Street Crossings   

 
 
(6) Direct On-Site Access to Individual and Bicycle Destinations. The on-site pedestrian and bicycle 

circulation system must be designed to provide, or allow for, direct connections to major individual and 
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bicycle destinations including, but not limited to, trails, parks, schools, Neighborhood Centers, 
Neighborhood Commercial Districts and transit stops that are located either within the development or 
adjacent to the development as required, to the maximum extent feasible. The on-site individual and 
bicycle circulation system must also provide, or allow for, on-site connections to existing or planned off-
site pedestrian and bicycle facilities at points necessary to provide direct and convenient pedestrian and 
bicycle travel from the development to major individual destinations located within the neighborhood. 
In order to provide direct pedestrian connections to these destinations, additional sidewalks or 
walkways not associated with a street, or the extension of street sidewalks, such as from the end of a 
cul-de-sac, or other walkways within the development, to another street or walkway, may be required 
as necessary to provide for safety, efficiency and convenience for bicycles and individuals both within 
the development and to and from surrounding areas.  
 

(7) Off-Site Access to Individual and Bicycle Destinations. Off-site individual or bicycle facility 
improvements may be required in order to comply with the requirements of Section 5.9.1(E) (Parking 
Lot Layout), Section 5.4.10 (Transportation Level of Service Requirements), or as necessary to provide 
for safety, efficiency and convenience for bicycles and pedestrians both within the development and to 
and from surrounding areas.  
 

(8) Transportation Impact Study (TIS). In identifying those facilities that may be required in order to 
comply with these standards, all development plans must submit a TIS approved by the Traffic 
Engineer, which study shall be prepared in accordance with the TIS guidelines maintained by the City.  

 
(D) Access and Parking Lot Requirements. All vehicular use areas in any proposed development shall be 

designed to be safe, efficient, convenient and attractive, considering use by all modes of transportation 
that will use the system, (including, without limitation, cars, trucks, buses, bicycles and emergency 
vehicles).   

 
(1) Individual/Vehicle Separation. To the maximum extent feasible, individuals and vehicles shall be 

separated through provision of a sidewalk or walkway. Where complete separation of individuals and 
vehicles is not feasible, potential hazards shall be minimized by using landscaping, bollards, special 
paving, lighting and other means to clearly delineate pedestrian areas. 
 

(2) Access. Unobstructed vehicular access to and from a public street shall be provided for all off-street 
parking spaces. Vehicular access shall be provided in such manner as to protect the safety of persons 
using such access or traveling in the public street from which such access is obtained and, in such 
manner, as to protect the traffic-carrying capacity of the public street from which such access is 
obtained. Notwithstanding the forgoing required off-street parking for both an ADU and extra 
occupancy use are allowed one (1) tandem space to count towards minimum parking requirement.   
  

(3) Location. In a zone district predominated by residential uses, only off-street parking will be allowed to 
serve non-residential uses.  

 
(a) Required off-street parking spaces shall be located on the same lot or premises as the building or use 

for which they are required unless: 
 

(I) such spaces are provided collectively by two (2) or more buildings or uses on abutting 
lots in a single parking area located within the boundaries of those abutting lots, and the 
total number of parking spaces supplied collectively is equal to the number of spaces 
required by this subdivision for each use considered separately; or  
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(II) an alternative location is approved by the Director provided that the Director must have 

determined that such location is permanent and provides close and easy access to users. 
 

(b) Guest Parking. Off-street guest parking spaces in multi-unit developments shall be distributed 
proportionally to the dwelling unit locations that they are intended to serve. Such parking shall not 
be located more than two hundred (200) feet from any dwelling unit that is intended to be served.  
 

(c) Pavement. All open off-street parking and vehicular use areas shall be surfaced with asphalt, 
concrete or other material in conformance with City specifications with the exception of off-street 
parking and vehicular use areas for a park or trail connection point that may be surfaced with gravel 
or another similar inorganic material.  
 

(d) Lighting. Light fixtures provided for any off-street parking area adjacent to a residential use or 
residentially zoned lot shall shield the source of light from sight and prevent the spillover of direct 
light onto the residential use, while still providing security to motorists, individuals and bicyclists.  
 

(e) Maintenance. The property owner shall be responsible for maintaining any vehicular use area in good 
condition and free of refuse and debris and all landscaping in a healthy and growing condition, 
replacing it when necessary as determined by the City Forester. 

 
(E) Parking Lot Layout. 

 
(1) Circulation Routes. Parking lots shall provide well-defined circulation routes for vehicles, bicycles, and 

individuals and pedestrians  
 

(2) Traffic Control Devices. Standard traffic control signs and devices shall be used to direct traffic where 
necessary within a parking lot.  
 

(3) Orientation. Parking bays shall be perpendicular to the land uses they serve to the maximum extent 
feasible. Large parking lots shall include walkways that are located in places that are logical and 
convenient for pedestrians.  
 

(4) Landscaped Islands. Landscaped islands with raised curbs shall be used to define parking lot entrances, 
the ends of all parking aisles and the location and pattern of primary internal access drives, and shall 
provide pedestrian refuge areas and walkways.  
 

(5) Points of Conflict. The lot layout shall specifically address the interrelation of pedestrian, vehicular and 
bicycle circulation in order to provide continuous, direct pedestrian access with a minimum of driveway 
and drive aisle crossings. Remedial treatment such as raised pedestrian crossings, forecourts and 
landings, special paving, signs, lights and bollards shall be provided at significant points of conflict.  
 

(6) Lot Size/Scale. Large surface parking lots shall be visually and functionally segmented into several 
smaller lots according to the following standards:  

 
(a) Large parking lots shall be divided into smaller sections by landscape areas. Each section shall 

contain a maximum of two hundred (200) parking spaces.  
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(b) Parking bays shall be landscaped in accordance with the requirements contained in subsection 
5.10.1(E)(5).  

 
(F) User Needs. Layout and design shall anticipate the needs of users and provide continuity between 

vehicular circulation, parking, pedestrian and bicycle circulation. Pedestrian drop-off areas shall be 
provided where needed, especially for land uses that serve children or the elderly.  

 
(G) Shared Parking. Where a mix of uses creates staggered peak periods of parking demand, shared parking 

calculations shall be made to reduce the total amount of required parking. Retail, office, institutional and 
entertainment uses may share parking areas.  

 
(H) Drive-in Facilities. Any drive-in facilities, if permitted by the zone district regulations set forth in Article 2, 

shall be secondary in emphasis and priority to any other access and circulation functions. Such facilities 
shall be located in side or rear locations that do not interrupt direct pedestrian access along connecting 
pedestrian frontage. The design and layout of drive-in facilities for restaurants, banks, or other uses shall:  

 
(1) avoid potential individual/vehicle conflicts; 

 
(2) provide adequate stacking spaces for automobiles before and after use of the facility;  

 
(3) provide adequate directional signage to ensure a free-flow through the facility; and  

 
(4) provide a walk-up service option as well as drive-in.  

 
(I) Truck Traffic. All developments that generate truck traffic that is anticipated to adversely affect a 

neighborhood by creating noise, dust or odor problems shall avoid or mitigate those impacts either 
through physical design or operational procedures.  
 

(J) Setbacks. Any vehicular use area containing six (6) or more parking spaces or one thousand eight hundred 
(1,800) or more square feet shall be set back from the street right-of-way and the side and rear yard lot 
line (except a lot line between buildings or uses with collective parking) consistent with the provisions of 
this Section, according to the following table: 

 
(1) Landscape Setback Table: 

 
  Minimum Average of Entire 

Landscaped Setback Area (feet)  
Minimum Width of Setback at Any 
Point (feet)  

Along an arterial street   15 5 
Along a nonarterial street   10 5 
Along an interior lot line* 5 5 

 
*Setbacks along interior lot lines for vehicular use areas may be increased by the decision maker in order to 
enhance compatibility with the abutting use or to match the contextual relationship of adjacent or abutting 
vehicular use areas.   

 
(K) Parking Lots - Required Number of Off-Street Spaces for Type of Use. 

 
(1) Residential and Institutional Parking Requirements. Residential and institutional uses shall provide a 

minimum number of parking spaces as defined by the standards below. 
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(a) Attached Dwellings: for each single-unit attached, two-unit, and multi-unit dwelling there shall be 

parking spaces provided as indicated by the following table: 
 

Number of Bedrooms/Dwelling Unit Parking Spaces Per Dwelling Unit*, ** Affordable Housing (Section 5.2) 
Parking Spaces Per Dwelling 

Unit*,**,*** 
One or less 1 .75 

Two 1.5 1 
Three 2.0 1.25 

Four and above 3.0 1.5 
* Spaces that are located in detached residential garages (but not including parking   
structures) or in attached residential garages, which attached garages do not provide   
direct entry into an individual dwelling unit, may be credited toward the minimum   
requirements contained herein only if such spaces are made available to dwelling unit   
occupants at no additional rental or purchase cost (beyond the dwelling unit rental   
rate or purchase price).   
** When public streets abutting the perimeter of the development site do not provide   
on-street parking then the percentage of garage parking spaces provided for the   
development site shall not exceed eighty (80) percent of the parking total.   
***Only applies to developments with seven (7) or more units. 

 
(I) Multi-unit dwellings and mixed-use dwellings within the Transit-Oriented Development 

(TOD) Overlay Zone shall provide a minimum number of parking spaces as shown in the 
following table: 

 
Number of 

Bedrooms/Dwelling Unit 
Parking Spaces Per Dwelling 

Unit* 

One or less 0.75 

Two 1 

Three 1.25 

Four and above 1.5 

Rent-by-the Bedroom Parking Spaces Per Bedroom 

All bedrooms 0.75 

*Maximum of 115% of minimum requirement unless provided 
in a structure 

 
(i) Multi-unit dwellings and mixed-use dwellings within the Transit-Oriented 

Development (TOD) Overlay Zone may reduce the required minimum number of 
parking spaces by providing demand mitigation elements as shown in the 
following table: 

 
Demand Mitigation Strategy**  Parking Requirement Reduction***  

Affordable Housing Dwelling Unit for Sale or for Rent 
(equal to or less than 60% Area Median Income). 

50% 

Transit Passes for each tenant. 10% 

Car Share. 5 spaces/1 car share 
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Within 1,000 feet walking distance of MAX Station. 
(Walking distance shall mean an ADA-compliant, 

contiguous improved walkway measured from the 
most remote building entrance to the transit station 

and contained within a public ROW or pedestrian 
easement.) 

10% 

Bicycle & Pedestrian Level of Service A. 10% 

Off-Site Parking. 1:1 

Shared Parking. Based on Approved Alternative Compliance. 

Parking Impact Study. Based on Approved Alternative Compliance. 

Participation in the City's Bike Share Program. Based on Approved Alternative Compliance. 

Transportation Demand Management (TDM). Based on Approved Alternative Compliance. 

**All demand mitigation strategies shall be shown on the site plan and in the Development Agreement and 
shall be subject to audit for the duration of the project. 

*** Maximum of 50% reduction without provision of a Parking Impact Study or Transportation Demand 
Management. 

 
(II) Alternative Compliance. Upon written request by the applicant, the decision maker may 

approve an alternative parking ratio, other than the minimum required in Section 2.6.1, 
TOD Overlay Zone, per subparagraph 5.9.1.(K)(1)(a)(I), that may be substituted in whole 
or in part for a ratio meeting the standards of this Section.  

 
(ii) Procedure. Alternative compliance parking ratio plans shall be prepared and 

submitted in accordance with the submittal requirements for plans as set forth in 
this Section. The request for alternative compliance must be accompanied by a 
Parking Impact Study, Transportation Demand Management proposal, or Shared 
Parking Study which addresses issues identified in the City's submittal requirements 
for such studies. 

 
(iii) Review Criteria. To approve an alternative plan, the decision maker must find that 

the proposed alternative plan accomplishes the purposes of this Section and Section 
2.6.1, TOD Overlay Zone equally well or better than would a plan which complies 
with the standards of these Sections. In reviewing the request for an alternative 
parking ratio plan in order to determine whether it accomplishes the purposes of 
this Section, the decision maker shall take into account the objective and verifiable 
results of the Parking Impact Study, Transportation Demand Management proposal, 
or Shared Parking Study together with the proposed plan's compatibility with 
surrounding neighborhoods in terms of potential spillover parking. 

 
(b) Multi-Unit. Parking on an internal street fronting (streets only serving one development) on a lot or 

tract containing multi-unit, attached or two-unit dwellings (except for mixed-use dwellings and 
single-unit detached dwellings) may be counted to meet the parking requirements for the 
development.  
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(c) Single-Unit. For each Detached House there shall be one (1) parking space on lots with greater than 
forty (40) feet of street frontage or two (2) parking spaces on lots with forty (40) feet or less of 
street frontage. 
 

(d) Single Unit and Two-Unit. Parking of any vehicle in the front yard of a lot on which exists a 
Detached House or Duplex shall be prohibited unless such vehicle is parked on an improved area 
having a surface of asphalt, concrete, rock, gravel or other similar inorganic material, and such 
improved area has a permanent border. 
 

(e) Accessory Dwelling Unit. One (1) additional parking space required.   
 

(f) Manufactured Homes. For each manufactured home in a manufactured home community there shall 
be one (1) parking spaces per dwelling unit.  
 

(g) Fraternity and Sorority Houses. For each fraternity or sorority house, there shall be two (2) parking 
spaces per three (3) beds. The alternative compliance provisions Section 5.9.1(K)(1)(a)(II) may be 
applied to vary this standard. 
 

(h) Group Homes. For each group home there shall be two (2) parking spaces for every three (3) 
employees, and in addition, one (1) parking space for each four (4) adult residents, unless residents 
are prohibited from owning or operating personal automobiles.  
 

(i) Recreational Uses For each recreational use located in a residential district there shall be one (1) 
parking space per four (4) persons maximum rated capacity.  
 

(j) Schools, Places of Worship or Assembly and Child Care Centers. For each school, place of worship 
or assembly and child care center, there shall be one (1) parking space per four (4) seats in the 
auditorium or place of worship or assembly, or two (2) parking spaces per three (3) employees, or 
one (1) parking space per one thousand (1,000) square feet of floor area, whichever requires the 
greatest number of parking spaces. In the event that a school, place of worship or assembly, or child 
care center is located adjacent to uses such as retail, office, employment or industrial uses, and the 
mix of uses creates staggered peak periods of parking demand, and the adjacent landowners have 
entered into a shared parking agreement, then the maximum number of parking spaces allowed for a 
place of worship or assembly shall be one (1) parking space per four (4) seats in the auditorium or 
place of worship or assembly, and the maximum number of parking spaces allowed for a school or 
child care center shall be three (3) spaces per one thousand (1,000) square feet of floor area. When 
staggered peak periods of parking demand do not exist with adjacent uses such as retail, office, 
employment or industrial uses, then the maximum number of parking spaces allowed for a place of 
worship or assembly shall be one (1) parking space per three (3) seats in the auditorium or place of 
worship or assembly, and the maximum number of parking spaces allowed for a school or child care 
center shall be four (4) spaces per one thousand (1,000) square feet of floor area.  
 

(k) Small Scale Reception Centers in the UE, Urban Estate District. For each reception center there 
shall be one (1) parking space per four (4) persons maximum rated occupancy as determined by the 
building code.  
 

(l) Extra Occupancy. For each extra occupancy, there shall be 0.75 (¾) parking space per occupant, 
rounded up to the nearest whole parking space. If the lot upon which such parking spaces are to be 
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situated has more than sixty-five (65) feet of street frontage length on any one (1) street or abuts an 
alley, then each such parking space shall have direct access to the abutting street or alley and shall 
be unobstructed by any other parking space. If such lot has less than sixty-five (65) feet of street 
frontage length on any one (1) street and does not abut an alley. then one (1) of the required parking 
spaces may be aligned in a manner that does not provide direct access to the abutting street.  
 

(m) Short term non-primary rentals and short term primary rentals. The minimum number of off-street 
parking spaces required are as follows:  

 
Number of Bedrooms Rented  Number of Off-Street Parking Spaces  

1—2 1 
3—4 2 
5—6 3 

 
(I) The number of additional off-street parking spaces required for more than six (6) 

bedrooms rented shall be calculated in the same manner used in the above chart (e.g., 
7-8 bedrooms rented requires four (4) off-street parking spaces). 
 

(II) Short term rentals licensed pursuant to the Code of the City of Fort Collins Section 15-
646 and for which the license application was submitted prior to October 31, 2017, are 
exempt from compliance with these parking requirements so long as such license 
remains continuously valid. Subsequent licenses issued pursuant to Section 15-646 shall 
comply with these parking requirements. 

 
(2) Nonresidential Parking Requirements. Nonresidential uses shall provide a minimum number of parking 

spaces, and will be limited to a maximum number of parking spaces as defined by the standards defined 
below.  

 
(a) The table below sets forth the number of minimum required and maximum allowed parking spaces 

based on the square footage of the gross leasable area and of the occupancy of specified uses. In the 
event that on-street or shared parking is not available on land adjacent to the use, then the 
maximum parking allowed may be increased by twenty (20) percent.  
 

(b) Parking Requirements for Nonresidential Uses: 
 

Use  Minimum Parking Spaces  Maximum Parking Spaces  
Restaurants   

  

  a. Fast Food   7/1000 sq. ft. 15/1000 sq. ft. 
  b. Standard   5/1000 sq. ft. 10/1000 sq. ft. 
Bars, Taverns, and Nightclubs   5/1000 sq. ft. 10/1000 sq. ft. 
Commercial Recreational   

  

  a. Limited Indoor Recreation   3/1000 sq. ft. 6/1000 sq. ft. 
  b. Outdoor   .1/person cap .3/person cap 
  c. Bowling Alley   2.5/1000 sq. ft. 5/1000 sq. ft. 
Theaters   1/6 seats 1/3 seats 
General Retail   2/1000 sq. ft. 4/1000 sq. ft. 
Personal Business and Service 
Shop   

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

Shopping Center   2/1000 sq. ft. 5/1000 sq. ft. 
Medical Office   2/1000 sq. ft. 4.5/1000 sq. ft. 
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Financial Services   2/1000 sq. ft. 3.5/1000 sq. ft. 
Grocery Store, Supermarket   3/1000 sq. ft. 6/1000 sq. ft. 
General Office   1/1000 sq. ft. 3/1000 sq. ft. or .75/employee on   

the largest shift or 4.5/1000 sq.   
ft. if all additional parking spaces   

gained by the increased ratio   
(over 3/1000 sq. ft.)   
are contained within   

a parking garage/structure 
Vehicle Servicing & Maintenance   2/1000 sq. ft. 5/1000 sq. ft. 
Low Intensity Retail, Repair Service, 
Workshop and Custom Small 
Industry   

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

Lodging Establishments   0.5/unit 1/unit 
Health Facilities   

  

  a. Hospitals   0.5/bed 1/bed 
  b. Long-Term Care Facilities   

 
.33/bed plus 1/two employees   

on major shift 
Industrial: Employee Parking   0.5/employee .75/employee 

 
 

(c) Existing Buildings Exemption. Change in use of an existing building shall be exempt from minimum 
parking requirements. For the expansion or enlargement of an existing building which does not result 
in the material increase of the building by more than twenty-five (25) percent, but not to exceed five 
thousand (5,000) square feet in the aggregate, shall be exempt from minimum parking 
requirements. For the redevelopment of a property which includes the demolition of existing 
buildings, the minimum parking requirement shall be applied to the net increase in the square 
footage of new buildings.  
 

(d) TOD Overlay Zone Exemption. If new development is proposed within the Transit-Oriented 
Development (TOD) Overlay zone, twenty-five (25) percent of the square footage of gross leasable 
area of such new development, but not to exceed five thousand (5,000) square feet in the 
aggregate, shall be exempt from minimum parking requirements. The exemption shall be distributed 
proportionally among the uses contained in a mixed-use development. 
 

(e) For uses that are not specifically listed in subsections 5.9.1(K)(1) or (2), the number of parking spaces 
permitted shall be the number permitted for the most similar use listed.  
 

(f) For non-residential uses within the Transit-Oriented Development (TOD) Overlay Zone the required 
minimum number of parking spaces may be reduced by providing demand mitigation strategies as 
shown in the following table: 

 
 

Demand Mitigation Strategy**  Parking Requirement Reduction  
Transit Passes for every employee within the 

development.   
10%   

Car Share.   5 spaces/1 car share   
Within 1,000 feet walking distance of MAX Station. 
(Walking distance shall mean an ADA-compliant, 

contiguous improved walkway measured from the 
most remote building entrance to the transit station 

10%   
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and contained within a public ROW or pedestrian 
easement.)   

Off-Site Parking.   1:1   
Bicycle & Pedestrian Level of Service A.  10%   

Shared Parking.   Based on approved alternative compliance.   
Parking Impact Study.   Based on approved alternative compliance.   

Transportation Demand Management (TDM).   Based on approved alternative compliance.   
**All demand mitigation strategies shall be shown on the site plan and in the Development Agreement and 

shall be subject to audit for the duration of the project.   
 

(3) Alternative Compliance. Upon written request by the applicant, the decision maker may approve an 
alternative parking ratio (as measured by the number of parking spaces based on the applicable unit of 
measurement established in the table contained in Section 5.9.1(K)(2) for nonresidential land uses or the 
number of parking spaces based on use in Section 5.9.1(K)(1) for residential and institutional land uses) 
that may be substituted in whole or in part for a ratio meeting the standards of this Section.   

 
(a) Procedure. Alternative compliance parking ratio plans shall be prepared and submitted in accordance 

with the submittal requirements for plans as set forth in this Section. Each such plan shall clearly 
identify and discuss the modifications and alternatives proposed and the ways in which the plan will 
better accomplish the purpose of this Section than would a plan which complies with the standards 
of this Section. The request for alternative compliance must be accompanied by a Parking Impact 
Study, Transportation Demand Management analysis, or Shared Parking Study which addresses 
issues identified in the City's submittal requirements for such studies.  
 

(b) Review Criteria. To approve an alternative plan, the decision maker must find that the proposed 
alternative plan accomplishes the purposes of this Section equally well or better than would a plan 
which complies with the standards of this Section. In reviewing the request for an alternative parking 
ratio plan in order to determine whether it accomplishes the purposes of this Section, as required 
above, the decision maker shall take into account the number of employees occupying the building 
or land use, the number of expected customers or clients, the availability of nearby on-street parking 
(if any), the availability of shared parking with abutting, adjacent or surrounding land uses (if any), 
the provision of purchased or leased parking spaces in a municipal or private parking lot meeting the 
requirements of the City, trip reduction programs (if any), or any other factors that may be unique to 
the applicant's development request. The decision maker shall not approve the alternative parking 
ratio plan unless it:  

 
(I) does not detract from continuity, connectivity and convenient proximity for pedestrians 

between or among existing or future uses in the vicinity;  
 

(II) minimizes the visual and aesthetic impact along the public street by placing parking lots 
to the rear or along the side of buildings, to the maximum extent feasible; 
 

(III) minimizes the visual and aesthetic impact on the surrounding neighborhood;  
 

(IV) creates no physical impact on any facilities serving alternative modes of transportation; 
 

(V) creates no detrimental impact on natural areas or features;  
 

(VI) maintains handicap parking ratios; and  
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(VII) for projects located in D, LMN, MMN and CC zone districts, conforms with the 

established street and alley block patterns, and places parking lots across the side or to 
the rear of buildings. 

 
(c) For recreational and institutional land uses that are required to provide a minimum amount of 

parking, a request for alternative compliance to provide parking below the required minimum must 
follow the same procedure and be held to the same review criteria as described in Section 
5.9.1(K)(3)(a) and 5.9.1(K)(3)(b), and in addition, must demonstrate:  

 
(I) that there will be no dispersal of spillover parking onto surrounding, adjacent or abutting 

land uses, and  
 

(II) that there will be no dispersal of spillover parking onto surrounding, adjacent or abutting 
public streets (or private streets not under legal ownership of the applicant) where 
parking is prohibited.  

 
Notwithstanding the spillover parking prohibitions above, spillover parking may be allowed pursuant to 
this subsection for "Special Event Parking," meaning parking associated with a recreational facility, 
activity or institution expected to occur no more than four (4) times per year for school assemblies, 
pageants, graduations, religious celebrations or other ceremonies or events that occur so infrequently 
that the public can reasonably be expected to accept the inconvenience of spillover parking on such 
infrequent occasions.   

 
(4) Exception to the General Office Parking Standard. An exception to the general office parking standard 

as established in the table contained in Section 5.9.1(K)(2) shall be permitted for the purpose of 
ensuring that the parking provided is adequate but not in excess of the users' needs. Requests for 
exceptions to the general office parking standard shall be reviewed according to the procedure and 
criteria contained in subparagraphs (I) and (II) below. Exceptions shall be available to those projects 
where the number of anticipated employees can be reasonably estimated, and such exceptions shall 
apply only to the ratio between the number of parking spaces and the number of employees, and not to 
the ratio between the number of parking spaces and the gross leasable area.   

 
(I) Procedure. All requests for exceptions to the general office parking standard shall be 

submitted in accordance with the submittal requirements for plans as set forth in this 
subsection. Each such request shall clearly identify and discuss the proposed project and 
the ways in which the plan will accomplish the general purpose of this subsection. The 
request for an exception to the standard must be accompanied by an estimated number 
of employees. In addition, a traffic impact study containing a trip generation analysis or 
other relevant data describing the traffic and parking impacts of any proposed general 
office land use or activity shall be submitted.   
 

(II) Review Criteria. To approve an exception to the standard, the decision maker must find 
that the proposed project accomplishes the general purpose of this Section. In reviewing 
the request for an exception to the standard parking ratio and in order to determine 
whether such request is consistent with the purposes of this subsection, as required 
above, the decision maker shall take into account the anticipated number of employees 
occupying the building, the number and frequency of expected customers or clients, the 
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availability of nearby on-street parking (if any), the availability of shared parking with 
abutting, adjacent or surrounding land uses (if any), the provision of purchased or 
leased parking spaces in a municipal or private parking lot meeting the requirements of 
the City, travel demand management programs(if any), or any other factors that may be 
unique to the applicant's development request. The decision maker shall not approve an 
exception to the general office parking standard unless it:  

 
(i) does not detract from continuity, connectivity and convenient proximity for 

pedestrians between or among existing or future uses in the vicinity;  
 

(ii) minimizes the visual and aesthetic impact along the public street of the proposed 
increased parking by placing parking lots to the rear or along the side of buildings, 
to the maximum extent feasible;  
 

(iii) minimizes the visual and aesthetic impact of such additional parking on the 
surrounding neighborhood;  
 

(iv) creates no physical impact on any facilities serving alternative modes of 
transportation;  
 

(v) creates no detrimental impact on natural areas or features; 
 

(vi)  maintains handicap parking ratios;  
 

(vii) for projects located in D, LM-N, M-M-N and C-C zone districts, conforms with the 
established street and alley block patterns, and places parking lots across the side or 
to the rear of buildings;  
 

(viii) results in a ratio that does not exceed one-space-per-employee (1:1), and  
 

(ix) is justified by a travel demand management program which has been submitted to 
and approved by the City.  

 
(5) Accessible Parking. 

 
(a) Accessible spaces. Parking spaces for those living with a disability shall have a stall width of thirteen 

(13) feet unless the space is parallel to a pedestrian walk. Other dimensions shall be the same as 
those for standard vehicles. Any such spaces shall be designated as being for the handicapped with a 
raised standard identification sign.  
 

(b) Location. Accessible parking spaces shall be located next the nearest accessible building entrance, 
using the shortest possible accessible route of travel., the accessible route of travel shall not cross 
lanes for vehicular traffic. When crossing vehicle traffic lanes is deemed necessary by the City and 
acceptable under the federal standards, the route of travel shall be designated and marked as a 
crosswalk. 
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(c) Marking. Every accessible parking space shall be identified by a sign, centered between three (3) 
feet and five (5) feet above the parking surface, at the head of the parking space. The sign shall 
include the international symbol of accessibility and state RESERVED, or equivalent language. 
 

(d) Amount. Each parking lot shall contain at least the minimum specified number of accessible spaces 
as provided in the table below. Regardless of the number of accessible spaces required, at least one 
(1) such space shall be designated as a van-accessible space, and must be a minimum of eight (8) 
feet wide and adjoin a minimum eight-foot-wide access aisle.  

 
(I) Accessibility Parking Spaces Minimum Requirement Table: 

 
NUMBER OF ACCESSIBLE PARKING SPACES  

Total Parking Spaces in 
Lot  

Minimum Required Number of 
Accessible Spaces  

1-25   1   
26-50   2   
51-75   3   

76-100   4   
101-150   5   
151-200   6   
201-300   7   
301-400   8   
401-500   9   

501-1,000   2% of total spaces   
Over 1,000   20 spaces plus 1 space for every 100 

spaces, or fraction thereof, over 1,000   
 

(6) Loading Zones. All development shall provide loading zones and service areas adequately sized to 
accommodate the types of vehicles that use them. Such loading zones and service areas shall be 
indicated on the development plan.   

 
(L) Parking Stall Dimensions. Off-street parking areas for automobiles shall meet the following minimum 

standards for long- and short-term parking of standard and compact vehicles:  
 

(1) Standard Spaces. Parking spaces for standard vehicles shall conform with the standard car dimensions 
shown on Table A.  
 

(2) Compact Vehicle Spaces in Long-term Parking Lots and Parking Structures. Those areas of a parking 
lot or parking structure that are approved as long-term parking have the option to include compact 
parking stalls. Such approved long-term parking areas may have up to forty (40) percent compact car 
stalls using the compact vehicle dimensions set forth in Table B, except when no minimum parking is 
required for a use pursuant to Subsection 5.9.1(K), in which event the number of compact car stalls 
allowed may be greater than forty (40) percent. No compact spaces shall be designated as accessible 
parking spaces.  
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Table A – Standard Parking Dimensions 

 

Standard Vehicle  Dimensions in feet  
A  B  C  D  E  F  G  

0º   8   23   8   23   20   12   
30º   8.5   20   17.4   17   20   15   
45º   8.5   20   20.2   12   20   15   
60º   9   19   21   10.4   24   20   
90º   9   19   19   9   24*   20**   

  
Table B – Compact Parking Dimensions 

 

Compact Vehicle  Dimensions in feet  
A  B  C  D  E  F  G  

0º   7.5   19   7.5   19   20   12   
30º   7.5   16.5   14.8   15   20   15   
45º   7.5   16.5   17   10.6   20   15   
60º   8   16   17.9   9.2   24   20   
90º   8   15   15   8   24*   20**   

 
Table C 

 
 
 
 
 
 
 
 
 
 
 

A-Angle of Parking   

B-Stall Width   

C-Stall Length   

D-Stall Depth   

E-Curb Length   

F-Two-Way Drive Aisle Width   

G-One-Way Drive Aisle Width   

* When garages are located along a driveway and are opposite other garages or buildings, the 
two-way drive aisle width (F) must be increased to 28 feet. 
** When an overhang is allowed to reduce stall depth, the one-way drive aisle width (G) must 
be increased to 22 feet. 
(See Figure 4)   
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Figure 4 
Parking Stall Dimensions 

 
 

(3) Long-Term Parking Stalls. As an option in long-term parking areas, all long-term parking stalls may be 
designated using the following stall dimensions: 

  
         Long Term Parking Dimensions 

 
Parking Angle  Stall Width  Stall Length  

0   8   21   
30   8   19   
45   8   19   
60   8.5   18   
90   8.5   18   

 
(4) Vehicular Overhang. The stall dimensions indicated above may be modified with respect to vehicular 

overhang as indicated in Figure 5, except that compact vehicle spaces may not be reduced in depth to a 
dimension that is less than the required depth indicated above.  
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(II) Figure 5 – Vehicular Overhang for Standard-Size Parking Stalls: 

DIVISION 5.10 LANDSCAPING AND TREE PROTECTION

5.10.1 LANDSCAPING AND TREE PROTECTION 

(A) Applicability. This Section shall apply to all development (except for development on existing lots for 
single-unit detached dwellings) within the designated "limits of development" ("LOD") and natural habitat 
buffer zones established according to Section 5.6.1 (Natural Habitats and Features).  
 

(B) Purpose. The intent of this Section is to require preparation of landscape and tree protection plans that 
ensure significant canopy cover is created, diversified and maintained so that all associated social and 
environmental benefits are maximized to the extent reasonably feasible. These benefits include reduced 
erosion and stormwater runoff, improved water conservation, air pollution mitigation, reduced glare and 
heat build-up, increased aesthetics, and improved continuity within and between developments. Trees 
planted in appropriate spaces also provide screening and may mitigate potential conflicts between activity 
areas and other site elements while enhancing outdoor spaces, all of which add to a more resilient urban 
forest. 
 

(C) General Standard. All developments shall submit a landscape and tree protection plan, and, if receiving 
water service from the City, an irrigation plan, that: (1) reinforces and extends any existing patterns of 
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outdoor spaces and vegetation where practicable, (2) supports functional purposes such as spatial 
definition, visual screening, creation of privacy, management of microclimate or drainage, (3) enhances the 
appearance of the development and neighborhood, (4) protects significant trees, natural systems and 
habitat, (5) enhances the pedestrian environment, (6) identifies all landscape areas, (7) identifies all 
landscaping elements within each landscape area, and (8) meets or exceeds the standards of this Section. 
 

(D) Tree Planting Standards. All developments shall establish groves and belts of trees along all city streets, in 
and around parking lots, and in all landscape areas that are located within fifty (50) feet of any building or 
structure in order to establish at least a partial urban tree canopy. The groves and belts may also be 
combined or interspersed with other landscape areas in remaining portions of the development to 
accommodate views and functions such as active recreation and storm drainage.   

 
(1) Minimum Plantings/Description. These tree standards require at least a minimum tree canopy but are 

not intended to limit additional tree plantings in any remaining portions of the development. Groves and 
belts of trees shall be required as follows:  

 
(a) parking lot landscaping in accordance with the parking lot landscaping standards as set forth in this 

Section and in Section 5.9.1, Access, Circulation and Parking;  
 

(b) street tree planting in accordance with the Larimer County Urban Area Street Standards or other 
street tree planting as defined in subsection (2)(b) or (c) below;   
 

(c) "full tree stocking" shall be required in all landscape areas within fifty (50) feet of any building or 
structure as further described below. Landscape areas shall be provided in adequate numbers, 
locations and dimensions to allow full tree stocking to occur along all high use or high visibility sides 
of any building or structure. Such landscape areas shall extend at least seven (7) feet from any 
building or structure wall and contain at least fifty-five (55) square feet of nonpaved ground area, 
except that any planting cutouts in walkways shall contain at least sixteen (16) square feet. Planting 
cutouts, planters or other landscape areas for tree planting shall be provided within any walkway 
that is twelve (12) feet or greater in width adjoining a vehicle use area that is not covered with an 
overhead fixture or canopy that would prevent growth and maturity.  

 
(I) Full tree stocking shall mean formal or informal groupings of trees planted according to 

the following spacing dimensions:   
 

Tree Type  Minimum/Maximum Spacing  
Canopy shade trees   30'—40' spacing   
Coniferous evergreens   20'—40' spacing   
Ornamental trees   20'—40' spacing   

 
(II) Exact locations and spacings may be adjusted at the option of the applicant to support 

patterns of use, views and circulation as long as the minimum tree planting requirement 
is met. Canopy shade trees shall constitute at least fifty (50) percent of all tree 
plantings. Trees required in subparagraphs (a) or (b) above may be used to contribute 
to this standard.   
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(2) Street Trees. Planting of street trees shall occur in the adjoining street right-of-way, except as 
described in subparagraph (b) below, in connection with the development by one (1) or more of the 
methods described in subparagraphs (a) through (d) below:  

 
(a) Wherever the sidewalk is separated from the street by a parkway, canopy shade trees shall be 

planted at thirty-foot to forty-foot spacing (averaged along the entire front and sides of the block 
face) in the center of all such parkway areas. If two (2) or more consecutive residential lots along a 
street each measure between forty (40) and sixty (60) feet in street frontage width, one (1) tree per 
lot may be substituted for the thirty-foot to forty-foot spacing requirement. Such street trees shall be 
placed at least eight (8) feet away from the edges of driveways and alleys, and forty (40) feet away 
from any streetlight and to the extent reasonably feasible, be positioned at evenly spaced intervals.  
 

(b) Wherever the sidewalk is attached to the street in a manner that fails to comply with the Larimer 
County Urban Area Street Standards, canopy shade trees shall be established in an area ranging from 
three (3) to seven (7) feet behind the sidewalk at the spacing intervals as required in subsection (a) 
above. Wherever the sidewalk is attached to the street and is ten (10) feet or more in width, or 
extends from the curb to the property line, canopy shade trees shall be established in planting cutout 
areas of at least sixteen (16) square feet at thirty-foot to forty-foot spacing.  
 

(c) Ornamental trees shall be planted in substitution for the canopy shade trees required in subsection 
(D)(2)(a) and (b) above where overhead lines and fixtures prevent normal growth and maturity. 
Ornamental trees shall be placed at least fifteen (15) feet away from any streetlight. 
 

(d) Wherever existing ash trees (Fraxinus species) are in the adjoining street right-of-way, the applicant 
shall coordinate and obtain an onsite analysis with the City Forester to determine replacement 
canopy shade trees either through shadow planting or other emerald ash borer mitigation methods.  

 
(3) Minimum Species Diversity. To prevent uniform insect or disease susceptibility and eventual uniform 

senescence on a development site or in the adjacent area or the district, species diversity is required, 
and extensive monocultures are prohibited. The following minimum requirements shall apply to any 
development plan. 

  
 
(a) Species Diversity Table: 

 

Number of trees on site  Maximum percentage of any one species  
10—19   50%   
20—39   33%   
40—59   25%   
60 or more   15%   

 

(4) Tree Species and Minimum Sizes. The City Forester shall provide a recommended list of trees which 
shall be acceptable to satisfy the requirements for landscape plans, including approved canopy shade 
trees that may be used as street trees. The following minimum sizes shall be required (except as 
provided in subparagraph (5) below): 

 
(a) Minimum Size Table: 
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Type  Minimum Size  
  
Canopy Shade Tree   2.0" caliper balled and burlapped or equivalent   
Evergreen Tree   6.0' height balled and burlapped or equivalent   
Ornamental Tree   1.5" caliper balled and burlapped or equivalent   
Shrubs   5 gallon or adequate size consistent with design 

intent or 1 gallon may be permitted if planting 
within the Critical Root Zone of existing trees   

  
(I) Any tree plantings that are in addition to those that are made as part of the approved 

landscape plan are exempt from the foregoing size requirements. 
 

(5) Reduced Minimum Sizes for Affordable Housing Projects. In any affordable housing project, the 
following minimum sizes shall be required: 

   
(a) Affordable Housing Minimum Tree Size Table: 

 
Type  Minimum Size  
Canopy Shade Tree   1.0" caliper container or equivalent   
Evergreen Tree   4.0' height container or equivalent   
Ornamental Tree   1.0" caliper container or equivalent   
Shrubs   1 gallon   
Canopy Shade Tree as a street tree 
on a Local or Collector street only   

1.25" caliper container or equivalent   

 

(E) Landscape Standards. All development applications shall include landscape plans that meet the following 
minimum standards: 

 
(1) Buffering Between Incompatible Uses and Activities. In situations where the Director determines that 

the arrangement of uses or design of buildings does not adequately mitigate conflicts reasonably 
anticipated to exist between dissimilar uses, site elements or building designs, one (1) or more of the 
following landscape buffering techniques shall be used to mitigate the conflicts:  

 
(a) Separation and screening with plant material: planting dense stands of evergreen trees, canopy 

shade trees, ornamental trees or shrubs;   
 

(b) Integration with plantings: incorporating trees, vines, planters or other plantings into the 
architectural theme of buildings and their outdoor spaces to subdue differences in architecture and 
bulk and avoid harsh edges;   
 

(c) Establishing privacy: establishing vertical landscape elements to screen views into or between 
windows and defined outdoor spaces where privacy is important, such as where larger buildings are 
proposed next to side or rear yards of smaller buildings;   
 

(d) Visual integration of fences or walls: providing plant material in conjunction with a screen panel, 
arbor, garden wall, privacy fence or security fence to avoid the visual effect created by unattractive 
screening or security fences;  and/or 
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(e) Landform shaping: utilizing berming or other grade changes to alter views, subdue sound, change 
the sense of proximity and channel pedestrian movement.  

 
(2) Landscape Area Treatment. Landscape areas shall include all areas on the site that are not covered by 

buildings, structures, paving or impervious surface, or other outdoor areas including play areas, plaza 
spaces, patios, and the like. Landscape areas shall consist only of landscaping. The selection and 
location of turf, ground cover (including shrubs, grasses, perennials, flowerbeds and slope retention), 
and pedestrian paving and other landscaping elements shall be used to prevent erosion and meet the 
functional and visual purposes such as defining spaces, accommodating and directing circulation 
patterns, managing visibility, attracting attention to building entrances and other focal points, and 
visually integrating buildings with the landscape area and with each other.   

 
(a) Turf grass. High-use areas shall be planted with irrigated turf grass. Nonirrigated shortgrass prairie 

grasses or other adapted grasses that have been certified as Xeriscape landscaping may be 
established in remote, low-use, low visibility areas.   
 

(b) Planting beds. Shrub and ground cover planting beds shall be separated from turf grass with edging 
and shall have open surface areas covered with mulch. 
 

(c) Slopes. Retaining walls, slope revetment or other acceptable devices integrated with plantings shall 
be used to stabilize slopes that are steeper than 3:1. If soil tests performed on the subject soils 
indicate steeper slopes are stable without the above required protection, then the maximum slope 
allowed without the above required protection may be increased to the maximum stated in the soils 
report or 2:1, whichever is less steep.   
 

(d) Foundation Plantings. Exposed sections of building walls that are in high-use or high-visibility areas 
of the building exterior shall have planting beds at least five (5) feet wide placed directly along at 
least fifty (50) percent of such walls, except where pedestrian paving abuts a commercial building 
with trees and/or other landscaping in cutouts or planting beds along the outer portion of the 
pedestrian space away from the building.   
 

(e) Parkways. All adjoining street parkways shall be landscaped in connection with the development in 
accordance with the Larimer County Urban Area Street Standards.   
 

(f) Agricultural Use. If outdoor space is maintained in active agricultural use, the landscape surfaces and 
ground cover standards above shall not apply. 

 
(3) Water Conservation. Landscape plans shall be designed to incorporate water-efficient techniques. 

 
(a) Landscape designs shall be designed according to the xeriscape landscaping principles described as 

follows:   
 

(I) Plan and design. Plan for how people will use and interact with the landscape. Group 
landscape materials accordingly based upon hydrozone.  
 

(II) Landscape arrangement. Provide a cohesive arrangement of turf, plants, mulch, boulders 
and other landscape elements that support the criteria in Section 5.  10.1(H).Landscape 
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elements shall be arranged to provide appropriate plant spacing and grouping and to 
avoid a disproportionate and excessive use of mulch areas.   
 

(III) Appropriate use of turf. Limit high water-use turf to high-traffic areas where turf is 
functional and utilized. 
 

(IV) Appropriate plant selection. Selected plants shall be well-adapted to the Fort Collins 
climate and site conditions. Plants shall be grouped according to water and light 
requirements.   
 

(V) Efficient irrigation. Design, operate and maintain an efficient irrigation system. Select 
equipment appropriate to the hydrozone. Water deeply and infrequently to develop 
greater drought tolerance. 
 

(VI) Soil preparation. Incorporate soil amendments appropriate to the soil and the plant 
material. Soil preparation must be in accordance with City of Fort Collins Municipal Code 
3..2.1.   
 

(VII) Mulch. Maintain a minimum depth of three inches of mulch in planting beds to conserve 
soil moisture and control weeds, with careful placement and adjustment of depth near 
plant stems as needed to allow unimpeded plant establishment and vigorous growth.   
 

(VIII) Maintenance. Provide regular maintenance including but not limited to weeding, 
pruning, mowing to an appropriate height, deadheading, replacement of dead plant 
material, and replenishment of mulch surfaces.   
 

(IX) Xeriscape principles do not include or allow artificial turf or plants; paving of areas not 
used for walkways, patios or parking; excessive bare ground or mulch; weed 
infestations; or any landscaping that does not comply with the standards of this 
section.   

 
(b) Landscape plans shall include:   

 
(I) A water budget chart that shows the total annual water use, which shall not exceed an 

average of fifteen (15) gallons/square foot/year for each water tap.   
 

• Accurate and clear identification of all applicable hydrozones using the 
following categories:  

 
High Hydrozone   18 gallons/square 

feet/year   
Moderate 
Hydrozone   

14 gallons/square 
feet/year   

Low Hydrozone   8 gallons/square 
feet/year   

Very Low 
Hydrozone   

3 gallons/square 
feet/year   
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(4) Parking Lot Perimeter Landscaping. Parking lot perimeter landscaping (in the minimum setback areas 
required by Section 5.9.1(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. Trees may be 
spaced irregularly in informal groupings or be uniformly spaced, as consistent with larger overall 
planting patterns and organization. Perimeter landscaping along a street may be located in and 
should be integrated with the streetscape in the street right-of-way.  
 

(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. Openings in the 
required screening shall be permitted for such features as access ways or drainage ways. Where 
screening from the street is required, plans submitted for review shall include a graphic depiction of 
the parking lot screening as seen from the street. Plant material used for the required screening shall 
achieve required opacity in its winter seasonal condition within three (3) years of construction of the 
vehicular use area to be screened.   

 
(5) Parking Lot Interior Landscaping. Six (6) percent of the interior space of all parking lots with less than 

one hundred (100) spaces, and ten (10) percent of the interior space of all parking lots with one hundred 
(100) spaces or more shall be landscape areas. (See Figure 1). All parking lot islands, connecting 
walkways through parking lots and driveways through or to parking lots shall be landscaped according 
to the following standards:   

 
(a) Visibility. To avoid landscape material blocking driver sight distance at driveway-street intersections, 

no plant material greater than twenty-four (24) inches in height shall be located within fifteen (15) 
feet of a curbcut.  
 

(b) Maximized Area of Shading. Landscaped islands shall be evenly distributed to the maximum extent 
feasible. At a minimum, trees shall be planted at a ratio of at least one (1) canopy shade tree per one 
hundred fifty (150) square feet of internal landscaped area with a landscaped surface of turf, ground 
cover perennials or mulched shrub plantings.   
 

(c) Landscaped Islands. In addition to any pedestrian refuge areas, each landscaped island shall include 
one (1) or more canopy shade trees, be of length greater than eight (8) feet in its smallest dimension, 
include at least eighty (80) square feet of ground area per tree to allow for root aeration, and have 
raised concrete curbs.   
 

(d) Figure 1 – Interior Landscaping for Vehicular Use Areas: 
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(e) Walkways and Driveways. Connecting walkways through parking lots, as required in subsection 

5.9.1(C)(5)(a) (Walkways) shall have one (1) canopy shade tree per forty (40) lineal feet of such 
walkway planted in landscape areas within five (5) feet of such walkway. Driveways through or to 
parking lots shall have one (1) canopy shade tree per forty (40) lineal feet of and along each side of 
such driveway, in landscape areas within five (5) feet of such driveway.  
 

(f) Parking bays shall extend no more than fifteen (15) parking spaces without an intervening tree, 
landscape island or landscape peninsula.  
 

(g) Engineering. Detailed specifications concerning parking lot surfacing material and parking lot 
drainage detention are available from the City Engineer. 

 
(6) Screening. Landscape and building elements shall be used to screen areas of low visual interest or 

visually intrusive site elements (such as trash collection, open storage, service areas, loading docks and 
blank walls) from off-site view. Such screening shall be established on all sides of such elements except 
where an opening is required for access. If access is possible only on a side that is visible from a public 
street, a removable or operable screen shall be required. The screen shall be designed and established 
so that the area or element being screened is no more than twenty (20) percent visible through the 
screen.  
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• Screening Materials. Required screening shall be provided in the form of new or existing plantings, 

walls, fences, screen panels, topographic changes, buildings, horizontal separation or a 
combination of these techniques.  

 
(7) Landscaping of Vehicle Display Lots. Vehicle display lots for vehicle sales and leasing (as those terms 

are defined in Article 7) that abut an arterial or collector street shall feature landscaped islands along 
the street at an interval not to exceed every fifteen (15) vehicles or one hundred thirty-five (135) feet, 
whichever is less. Each landscaped island shall comply with the requirements of 5.10.1(E)(5)(c). 

 
(F) Tree Preservation and Mitigation. Existing significant trees (six (6) inches and greater in diameter) within 

the LOD and within natural habitat buffer zones shall be preserved to the extent reasonably feasible and 
may help satisfy the landscaping requirements of this Section as set forth above. Such trees shall be 
considered "protected" trees within the meaning of this Section, subject to the exceptions contained in 
subsection (2) below. Streets, buildings and lot layouts shall be designed to minimize the disturbance to 
significant existing trees. All required landscape plans shall accurately identify the locations, species, size 
and condition of all significant trees, each labeled showing the applicant's intent to either remove, 
transplant or protect.  

 

Where the City determines it is not feasible to protect and retain significant existing tree(s) or to transplant 
them to another on-site location, the applicant shall replace such tree(s) according to the following 
requirements and shall satisfy the tree planting standards of this Section. To the extent reasonably feasible, 
replacement trees shall be planted on the development site or, if not reasonably feasible, in the closest 
available and suitable planting site on public or private property. The closest available and suitable planting 
site shall be selected within one-half (½) mile (2,640 feet) of the development site, subject to the following 
exceptions. If suitable planting sites for all of the replacement trees are not available within one-half (½) mile 
(2,640 feet) of the development, then the City Forester shall determine the most suitable planting location 
within the City's boundaries as close to the development site as feasible. If locations for planting replacement 
trees cannot be located within one-half (½) mile of the development site, the applicant may, instead of 
planting such replacement trees, submit a payment in lieu to the City of Fort Collins Forestry Division to be 
used to plant replacement trees to plant replacement trees as close to the development site as possible. The 
payment in lieu mitigation fee per tree is determined by the City Forester and may be adjusted annually 
based on market rates. Payment must be submitted prior to the Development Construction Permit issuance 
or other required permits. 

 

(1) A significant tree that is removed shall be replaced with not less than one (1) or more than six (6) 
replacement trees sufficient to mitigate the loss of contribution and value of the removed significant 
tree(s). The applicant shall coordinate with the City Forester to determine such loss based upon an 
onsite tree assessment, including, but not limited to, shade, canopy, condition, size, aesthetic, 
environmental and ecological value of the tree(s) to be removed. Replacement trees shall meet the 
following minimum size requirements unless otherwise determined by the City Forester:  

 
(a) Canopy Shade Trees: 2.0" caliper balled and burlap or equivalent. 

 
(b) Ornamental Trees: 2.0" caliper balled and burlap or equivalent.  

 
(c) Evergreen Trees: 8' height balled and burlap or equivalent. 
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(2) Trees that meet one (1) or more of the following removal criteria shall be exempt from the requirements 

of this subsection unless they meet mitigation requirements in Section 5.6.1(E)(1) of this Code:  
 

(a) dead, dying or naturally fallen trees, or trees found to be a threat to public health, safety or welfare;  
 

(b) trees that are determined by the City to substantially obstruct clear visibility at driveways and 
intersections;  
 

(c) Siberian elm less than eleven (11) inches DBH and Russian-olive or ash (Fraxinus species) less than 
eight (8) inches DBH.  

 

(3) All existing street trees that are located on City rights-of-way abutting the development shall be 
accurately identified by species, size, location and condition on required landscape plans, and shall be 
preserved and protected in accordance with the standards of subsection (G).  

  
(G) Tree Protection Specifications. The following tree protection specifications shall be followed  for all 

projects with protected existing trees. Tree protection methods shall be delineated on the demolition plans 
and development plans. 

 
(1) Within the drip line of any protected existing tree, there shall be no cut or fill over a four-inch depth 

unless a qualified arborist or forester has evaluated and approved the disturbance.  
 

(2) All protected existing trees shall be pruned to the City of Fort Collins Forestry Division standards.   
 

(3) Prior to and during construction, barriers shall be erected around all protected existing trees with such 
barriers to be of orange construction or chain link fencing a minimum of four (4) feet in height, secured 
with metal T-posts, no closer than six (6) feet from the trunk or one-half (½) of the drip line, whichever 
is greater. Concrete blankets, or equivalent padding material, wrapped around the tree trunk(s) is 
recommended and adequate for added protection during construction. There shall be no storage or 
movement of equipment, material, debris or fill within the fenced tree protection zone. A tree protection 
plan must be submitted to and approved by the City Forester prior to any development occurring on 
the development site.   
 

(4) During the construction stage of development, the applicant shall prevent the cleaning of equipment or 
material or the storage and disposal of waste material such as paints, oils, solvents, asphalt, concrete, 
motor oil or any other material harmful to the life of a tree within the drip line of any protected tree or 
group of trees.  
 

(5) No damaging attachment, wires, signs or permits may be fastened to any protected tree. 
 

(6) Large property areas containing protected trees and separated from construction or land clearing areas, 
road rights-of-way and utility easements may be "ribboned off," rather than erecting protective fencing 
around each tree as required in subsection (G)(3) above. This may be accomplished by placing metal t-
post stakes a maximum of fifty (50) feet apart and tying ribbon or rope from stake-to-stake along the 
outside perimeters of such areas being cleared.   
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(7) The installation of utilities, irrigation lines or any underground fixture requiring excavation deeper than 
six (6) inches shall be accomplished by boring under the root system of protected existing trees at a 
minimum depth of twenty-four (24) inches. The auger distance is established from the face of the tree 
(outer bark) and is scaled from tree diameter at breast height as described in the chart below. Low 
pressure hydro excavation, air spading or hand digging are additional tools/practices that will help 
reduce impact to the tree(s) root system when excavating at depths of twenty-four (24) inches or less. 
Refer to the Critical Root Zone (CRZ) diagram, Figure 2, for root protection guidelines. The CRZ shall be 
incorporated into and shown on development plans for all existing trees to be preserved.   

 
 

(a) Auger Distance Table: 
 

Tree Diameter at Breast Height (inches)  Auger Distance From Face of Tree (feet)  
0-2   1   
3-4   2   
5-9   5   

10-14   10   
15-19   12   

Over 19   15   
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(b) Figure 2 - Critical Root Zone Diagram. 

 
 

(H) Placement and Interrelationship of Required Landscape Plan Elements. In approving the required 
landscape plan, the decision maker shall have the authority to determine the optimum placement and 
interrelationship of required landscape plan elements such as trees, vegetation, turf, irrigation, screening, 
buffering and fencing, based on the following criteria:   

 
(1) protecting existing trees, natural areas and 

features;  
 

(2) enhancing visual continuity within and 
between neighborhoods;   
 

(3) providing tree canopy cover; 
 

(4) creating visual interest year-round;  
 

(5) complementing the architecture of a 
development;  
 

(6) providing screening of areas of low visual 
interest or visually intrusive site 
elements;  

 
(7) establishing an urban context within mixed-use 

developments;  
 

(8) providing privacy to residents and users;  
 

(9) conserving water;  
 

(10) avoiding reliance on excessive maintenance;  
 

(11) promoting compatibility and buffering between 
and among dissimilar land uses; and 

 
(12) establishing spatial definition. 
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(I) Landscape Materials, Maintenance and Replacement. 

 
(1) Topsoil. To the maximum extent feasible, topsoil that is removed during construction activity shall be 

conserved for later use on areas requiring revegetation and landscaping. Organic soil amendments shall 
also be incorporated in accordance with the requirements of Section 5.5.5. 
 

(2) Plant Materials. Plant material shall be selected from the City of Fort Collins Plant List created by Fort 
Collins Utilities Customer Connections Department and adopted by the Director. The Plant List contains 
plants determined by local resources to be appropriate for local conditions. The Director may approve 
plants not included on the list upon a determination that such plants are well suited for the local 
climate.   
 

(3) Plant Quality. All plants shall be A-Grade or No. 1 Grade, free of any defects, of normal health, height, 
leaf density and spread appropriate to the species as defined by American Association of Nurserymen 
standards. 
 

(4) Installation. All landscaping shall be installed according to sound horticultural practices in a manner 
designed to encourage quick establishment and healthy growth. All landscaping in each phase shall 
either be installed or the installation shall be secured with a letter of credit, escrow or performance bond 
for one hundred twenty-five (125) percent of the value of the landscaping prior to the issuance of a 
certificate of occupancy for any building in such phase.   
 

(5) Maintenance. Trees and vegetation, irrigation systems, fences, walls and other landscape elements shall 
be considered as elements of the project in the same manner as parking, building materials and other 
site details. The applicant, landowner or successors in interest shall be jointly and severally responsible 
for the regular maintenance of all landscaping elements in good condition. All landscaping shall be 
maintained free from disease, pests, weeds and litter, and all landscape structures such as fences and 
walls shall be repaired and replaced periodically to maintain a structurally sound condition.  
 

(6) Replacement. Any landscape element that dies, or is otherwise removed, shall be promptly replaced 
based on the requirements of this Section.   
 

(7) Mitigation. Healthy, mature trees that are removed by the applicant or by anyone acting on behalf of or 
with the approval of the applicant shall be replaced with not less than one (1) or more than six (6) 
replacement trees sufficient to mitigate the loss of value of the removed tree. The applicant shall select 
either the City Forester or a qualified landscape appraiser to determine such loss based upon an 
appraisal of the removed tree, using the most recent published methods established by the Council of 
Tree and Landscape Appraisers. Larger than minimum sizes (as set forth in subsection (D)(4) above) 
shall be required for such replacement trees. 
 

(8) Restricted Species. City Forestry Division shall provide a list of specified tree species that shall not be 
planted within the limits of development and adjoining street right-of-way. For example, no ash trees 
(Fraxinus species) shall be planted due to the anticipated impacts of the emerald ash borer.  
 

(9) Prohibited species. For prohibited species reference Chapter 27, Article II, Division 1, Sec. 27-18 of the 
Fort Collins Municipal Code.   
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(J) Irrigation. 
 

(1) Provision shall be made for permanent, automatic irrigation of all plant material, with the following 
exceptions:  

 
(a) Plantings that do not require any irrigation beyond establishment. 

 
(b) Trees and other plants used to landscape a residential local street parkway abutting lots for 

detached single-unit dwellings. 
 

(2) For any development provided water within the City, a final irrigation plan shall be submitted to and 
approved by the Director prior to the issuance of the building permit, or if no building permit is 
required, then prior to commencement of construction. As determined by the Director, minor 
redevelopment or change of use projects may not be required to submit an irrigation plan; in such 
cases, a written statement shall be submitted describing the type of irrigation system proposed. The 
irrigation plan shall incorporate the City of Fort Collins Irrigation System Standards for Water 
Conservation set forth below. In addition, the irrigation system must be inspected for compliance with 
the approved irrigation plan before the issuance of a Certificate of Occupancy. 

 
(3) The City of Fort Collins Irrigation System Standards for Water Conservation are as follows: 

 
(a) Irrigation Methods and Layout.  

 
(I) The irrigation system shall be designed according to the hydrozones shown on the 

landscape plan.  
 

(II) Each zone shall irrigate a landscape with similar site, soil conditions and plant material 
having similar water needs. To the extent reasonably feasible, areas with significantly 
different solar exposures shall be zoned separately.  
 

(III) Turf and non-turf areas shall be irrigated on separate zones. 
 

(IV) On steep grades, an irrigation method with a lower precipitation rate shall be used in 
order to minimize runoff, and, to the extent reasonably feasible, these areas shall be 
zoned separately.  
 

(V) Drip, micro-sprays, sprayheads and rotors shall not be combined on the same zone.  
 

(VI) The irrigation method shall be selected to correlate with the plant density. Drip irrigation 
or bubblers shall be used for sparsely planted trees and shrubs, and rotors, sprayheads 
and multi-jet rotary nozzles shall be used for turfgrass. 

 
(b) Equipment Selection. 

 
(I) To reduce leakage of water from the irrigation system, a master shut-off valve shall be 

installed downstream of the backflow device to shut off water to the system when not 
operating.  
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(II) For irrigation systems that are on a combined-use tap, with a water meter installed 
upstream to measure total water use, the installation of an irrigation-only submeter 
should be considered. The purpose of the submeter would be to enable the owner and 
landscape maintenance contractor to monitor water use for irrigation. The submeter 
would not be used for billing purposes. The cost of installation and maintenance of a 
submeter, if used, would be borne by the owner of the property and not by the City. All 
such submeters would have to be installed in accordance with the specifications 
established by the City.   
 

(III) Irrigation controllers shall be "smart" controllers, using climate-based or soil moisture-
based technology, selected from the WaterSense labeled irrigation controllers list issued 
by the United States Environmental Protection Agency from time-to-time and available 
at the City of Fort Collins Utilities Water Conservation Department. Controllers shall be 
installed and programmed according to manufacturer's specifications.   

 
• A data input chart for the Smart Controller, including the precipitation rate from the 

audit, shall be posted at each irrigation controller.   
 

• Within six (6) weeks of the installation of new landscaping, the irrigation system 
Smart Controllers shall be reset to the normal seasonal watering schedule.  

 
(IV) An evapotranspiration (ET) sensor or weather monitor shall be installed on each 

irrigation controller and installed according to manufacturer's specifications in a location 
to receive accurate weather conditions. 
 

(V) Sprinklers and nozzles shall meet the following requirements:  
 

• The type of sprinkler and associated nozzles shall be selected to correlate with the 
size and geometry of the zone being irrigated.   
 

• Sprinklers shall be spaced no closer than seventy-five (75) percent of the maximum 
radius of throw for the given sprinkler and nozzle. Maximum spacing shall be head-
to-head coverage.  
 

• Coverage arcs and radius of throw for turf areas shall be selected and adjusted to 
water only turf areas and minimize overspray onto vegetated areas, hard surfaces, 
buildings, fences or other non-landscaped surfaces. 
 

• Sprinklers, bubblers or emitters on a zone shall be of the same manufacturer.   
 

• Sprayheads in turf areas shall have a minimum three-and-one-half-inch pop-up riser 
height. 
 

• Sprayheads on a zone shall have matched precipitation nozzles. Variable Arc 
Nozzles (VAN) are not acceptable for ninety (90), one hundred eighty (180) and 
three hundred sixty (360) degree applications. High-Efficiency Variable Arc Nozzles 
(HE-VAN) are acceptable only in odd shaped areas where ninety (90), one hundred 
eighty (180) and three hundred sixty (360) are not applicable.  
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• Nozzles for rotors shall be selected to achieve an approximate uniform precipitation 

rate throughout the zone.   
 

• All sprayheads and rotors shall be equipped with check valves. Sprayheads shall also 
have pressure-regulating stems. 

 
(VI) Pressure-compensating emitters shall be used for drip irrigation. For sloped areas, a 

check valve shall be installed, and the drip line shall be parallel to the slope.   
 

(VII) Remote control valves shall have flow control.  
 

(VIII) A backflow prevention assembly shall be installed in accordance with local codes. All 
backflow assemblies shall be equipped with adequately sized winterization ports 
downstream of the backflow assembly.   
 

(IX) Properties with single or combined point of connection flows of two hundred (200) gpm 
or greater shall have a control system capable of providing real-time flow monitoring 
and the ability to shut down the system in the event of a high-flow condition.   

 
(c) Sleeving. 

 
(I) Separate sleeves shall be installed beneath paved areas to route each run of irrigation 

pipe or wiring bundle. The diameter of sleeving shall be twice that of the pipe or wiring 
bundle.  
 

(II) The sleeving material beneath sidewalks, drives and streets shall be PVC Class 200 pipe 
with solvent welded joints. 

 
(d) Water Pressure. 

 
(I) The irrigation system designer shall verify the existing available water pressure. 

 
(II) The irrigation system shall be designed such that the point-of-connection design 

pressure, minus the possible system pressure losses, is greater than or equal to the 
design sprinkler operating pressure.  
 

(III) All pop-up spray sprinkler bodies equipped with spray nozzles shall operate at no less 
than twenty (20) psi and no more than thirty (30) psi.  
 

(IV) All rotary sprinklers and multi-stream rotary nozzles on pop-up spray bodies shall 
operate at the manufacturer's specified optimum performance pressure.   
 

(V) If the operating pressure exceeds the manufacturer's specified maximum operating 
pressure for any sprinkler body, pressure shall be regulated at the zone valve or 
sprinkler heads. 
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(VI) Booster pumps shall be installed on systems where supply pressure does not meet the 
manufacturer's minimum recommended operating pressure for efficient water 
distribution.   

 
(e) Sprinkler Performance Audit. 

 
(I) A sprinkler performance audit shall be performed by a landscape irrigation auditor who 

is independent of the installation contractor, and who is certified by the Irrigation 
Association (a nonprofit industry organization dedicated to promoting efficient 
irrigation). Sprinkler systems that are designed and installed without turf areas are 
exempt from this requirement. 
 

(II) The audit shall include measurement of distribution uniformity. Minimum acceptable 
distribution uniformities shall be sixty (60) percent for spray head zones and seventy 
(70) percent for rotor zones. Sprinkler heads equipped with multi-stream rotary nozzles 
are considered rotors. 
 

(III) Audit results below the minimum acceptable distribution uniformity as set for the 
subsection (e)(II) above require adjustments and/or repairs to the irrigation system. 
These corrections will be noted on the irrigation as-builts and the test area re-audited 
until acceptable efficiency/results. 
 

(IV) The audit shall measure the operating pressure for one (1) sprinkler on each zone to 
determine whether the zone meets the above pressure requirements.   
 

(V) A copy of the sprinkler performance audit shall be submitted to and approved by the 
City before issuance of a certificate of occupancy.  

   
(K) Utilities and Traffic. Landscape, utility and traffic plans shall be coordinated. The following list sets forth 

minimum dimension requirements for the most common tree/utility and traffic control device separations. 
Exceptions to these requirements may occur where utilities or traffic control devices are not located in their 
standard designated locations, as approved by the Director. Tree/utility and traffic control device 
separations shall not be used as a means of avoiding the planting of required street trees.  

 
(1) Forty (40) feet between shade trees and streetlights. Fifteen (15) feet between ornamental trees and 

streetlights. (See Figure 3.)  
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(a) Figure 3 – Tree/Streetlight Separations: 
 

 
 

(2) Twenty (20) feet between shade and/or ornamental trees and traffic control signs and devices.   
 

(3) Ten (10) feet between trees and water or sewer mains. 
 

(4) Six (6) feet between trees and water or sewer service lines. 
 

(5) Four (4) feet between trees and gas lines. 
 

(6) Street trees on local streets planted within the eight-foot-wide utility easement may conflict with 
utilities. Additional conduit may be required to protect underground electric lines.   

 

(L) Visual Clearance or Sight Distance Triangle. Except as provided in subparagraphs (1) and (2) below, a 
visual clearance triangle, free of any structures or landscape elements over twenty-four (24) inches in 
height, shall be maintained at street intersections and driveways in conformance with the standards 
contained in the Larimer County Urban Area Street Standards. 

 
(1) Fences shall not exceed forty-two (42) inches in height and shall be of an open design. 

 
(2) Deciduous trees may be permitted to encroach into the clearance triangle provided that the lowest 

branch of any such tree shall be at least six (6) feet from grade. 
 

(M) Revegetation. When the development causes any disturbance within any natural area buffer zone, 
revegetation shall occur as required in paragraph 5.6.1(E)(2) (Development Activities Within the Buffer 
Zone) and subsection 5.10.1(F) (Tree Preservation and Mitigation).   
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(N) Alternative Compliance. Upon request by an applicant, the decision maker may approve an alternative 
landscape and tree protection plan that may be substituted in whole or in part for a landscape plan 
meeting the standards of this Section.   

 
(1) Procedure. Alternative landscape plans shall be prepared and submitted in accordance with submittal 

requirements for landscape plans. Each such plan shall clearly identify and discuss the modifications and 
alternatives proposed and the ways in which the plan will better accomplish the purposes of this Section 
than would a plan which complies with the standards of this Section.   
 

(2) Review Criteria. To approve an alternative plan, the decision maker must find that the proposed 
alternative plan accomplishes the purposes of this Section equally well or better than would a plan 
which complies with the standards of this Section.  
 

(3) In reviewing the proposed alternative plan for purposes of determining whether it accomplishes the 
purposes of this Section as required above, the decision maker shall take into account whether the 
alternative accomplishes the functions listed in Subsection (C)(1) through (7) and Subsection (H) of this 
Section and demonstrates innovative design and use of plant materials and other landscape elements.  

 
(O) Soil Amendments.  For any development project, prior to installation of any plant materials, including but 

not limited to grass, seed, flowers, shrubs or trees, the soil in the area to be planted shall be loosened and 
amended in a manner consistent with the requirements of City Code Section 12-132(a), regardless of 
whether a building permit is required for the specific lot, tract or parcel in which the area is located. A 
certification consistent with the requirements of City Code Section 12-132(b) shall be required for the area 
to be planted. This requirement may be temporarily suspended or waived for the reasons and in the 
manner set forth in City Code Sections 12-132(c) and (d).  

 

5.10.2 BUFFERING BETWEEN RESIDENTIAL AND INUDSTRIAL USES 

(A) Applicability. These standards apply only to applications that include residential uses proposed to be 
located in proximity to existing industrial uses. Buffering between buildings containing occupiable space 
and oil and gas facilities is addressed in section 5.10.3. 

(B) Purpose. The purpose of this Section is to provide standards to separate residential land uses from existing 
industrial uses in order to eliminate or minimize potential nuisances such as dirt, litter, noise, glare of lights 
and unsightly buildings or parking areas, or to provide spacing to reduce adverse impacts of noise, odor, air 
pollutants, hazardous materials or site contamination, or danger from fires or explosions.  

(C) Buffer standards. Buffer yards shall be located on the outer perimeter of a lot or parcel and may be 
required along all property lines for buffering purposes and shall meet the standards as provided in this 
Section.  

(1) Only those structures used for buffering and/or screening purposes shall be located within a buffer 
yard. The buffer yard shall not include any paved area, except for pedestrian sidewalks or paths or 
vehicular access drives which may intersect the buffer yard at a point which is perpendicular to the 
buffer yard and which shall be the minimum width necessary to provide vehicular or pedestrian 
access. Fencing and/or walls used for buffer yard purposes shall be solid, with at least seventy-five 
(75) percent opacity. 
 

(2) There are four (4) types of buffer yards which are established according to land use intensity as 
described in Chart 1 below. Buffer yard distances are established in Chart 2 below and specify 

Page 607

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-95 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

deciduous or coniferous plants required per one hundred (100) linear feet along the affected property 
line, on an average basis. 
 

(3) The buffer yard requirements shall not apply to temporary or seasonal uses or to properties that are 
separated by a major collector street, arterial street, or highway.  
 

Chart 1 

Land Use Intensity Categories 

Land Use Intensity Category Buffer Yard 

Airports/airstrips  Very High  C  

Composting facilities  High  B  

Dry cleaning plants  Very High  C  

Feedlots  Very High  C  

Heavy industrial uses  Very High  C  

Light industrial uses  High  B  

Junkyards  High  B  

Outdoor storage facilities  High  B  

Recreation vehicle, boat, truck storage  Medium  A  

Recycling facilities  High  B  

Agricultural research laboratories  High  B  

Resource extraction  Very High  C  

Transportation terminals (truck, container storage)  High  B  

Warehouse & distribution facilities  High  B  

Workshops and custom small industry  Medium  A  

 

Chart 2 

Buffer Yard Types 

Type - Base Standard (plants per 100 
linear feet along affected property line)* 

Option Width Plant 
Multiplier** 

Option: Add 
6' Wall 

Option: Add 3' 
Berm or 6' Fence 

Buffer Yard A: 15 feet 1.00   

 20 feet  .90    

3 Shade Trees  25 feet  .80    

2 Ornamental Trees or Type 2 Shrubs*** 30 feet  .70  .65  .80  

3 Evergreen Trees  35 feet  .60    

15 Shrubs (33% Type 1, 67% Type 2)  40 feet  .50    
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Buffer Yard B: 15 feet  1.25    

 20 feet 1.00   

 25 feet  .90    

4 Shade Trees  30 feet  .80  .75  .85  

4 Ornamental Trees or Type 2 Shrubs***  35 feet  .70    

3 Evergreen Trees  40 feet  .60    

25 Shrubs (Type 2)  45 feet  .50    

Buffer Yard C: 20 feet  1.25    

 25 feet 1.00   

 30 feet  .90    

5 Shade Trees  35 feet  .80  .75  .85  

6 Ornamental Trees or Type 2 Shrubs*** 40 feet  .70    

4 Evergreen Trees  45 feet  .60    

30 Shrubs (Type 2)  50 feet  .50    

 

* "Base standard" for each type of buffer yard is that width which has a plant multiplier.  

** "Plant multipliers" are used to increase or decrease the amount of required plants based on providing a buffer 
yard of reduced or greater width or by the addition of a wall, berm or fence.  

*** Shrub types: Type 1: 4' - 8' High Type 2: Over 8' High. 

5.10.3 BUFFERING BETWEEN BUILDINGS WITH OCCUPIABLE SPACE AND OIL AND GAS 

(A) Applicability. These standards apply to all applications to construct buildings containing occupiable space and 
existing buildings containing occupiable space within the oil and gas buffer of an existing oil and gas facility 
regardless of whether such oil and gas facility is located within or outside of the City limits. These standards 
also apply to common outdoor areas within an oil and gas buffer.  

(1) Any applicant that submitted an application prior to September 29, 2023, to construct a building 
containing occupiable space may construct such building within an oil and gas buffer upon satisfying all 
applicable Code requirements for approval. However, any lot upon which such building is placed is subject 
to the restriction described in Subsection (E)(3) and disclosures in Subsection (F).  

(2) Any building containing occupiable space already constructed within an oil and gas buffer prior to 
September 29, 2023, is exempt from the restriction on such building in an oil and gas buffer. However, any 
lot upon which the building is placed is subject to the restriction described in Subsection (E)(3) and 
disclosures in Subsection (F).  

(B) Purpose. The purpose of this Section is to protect public health and safety by providing spacing and 
regulating certain uses within oil and gas buffers to reduce adverse impacts of noise, odor, air pollutants, soil-
gas contaminants, groundwater contaminants, hazardous materials, or danger from fires or explosions.  

(C) General Standard. Proposed development shall ensure that the risk to public health and safety is sufficiently 
mitigated from all extended exposure to the main pollutants resulting from oil and gas production, including 
but not limited to heavy metals, salts, oil and grease (O&G), benzene, toluene, ethylbenzene and xylene 
(BTEX), total petroleum hydrocarbon (TPH), and polycyclic aromatic hydrocarbon (PAHs). Proposed 
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development must ensure that any potential contaminants associated with existing oil and gas facilities and 
located on the development site are within the acceptable limits of applicable local, state and federal soil-gas, 
groundwater, and air quality regulations and standards, including, but not limited to, those regulating odor, 
dust, fumes, or gases which are noxious, toxic or corrosive, and suspended solid or liquid particles.  

(D) Oil and Gas Buffers. This Subsection establishes oil and gas buffers for different oil and gas facilities, and 
applicable development standards within such buffers are set forth in Subsection (E).  

(1) Oil and Gas Buffer—Well Not Abandoned. The oil and gas buffer for an oil and gas facility whose well is 
not abandoned shall extend from the outer edge of the oil and gas location for two thousand (2,000) feet 
in all directions. The Planning and Zoning Commission may grant a modification of standards pursuant to 
Division 2.8 to reduce the two thousand (2,000) foot distance to no less than five hundred (500) feet 
provided the applicant provides a Phase II Environmental Site Assessment as part of the modification 
request showing that levels of oil and gas contaminants, if any, are within Federal Environmental Protection 
Agency or State health department standards, whichever ensures greater public health protections. Any 
approved modification shall require as a condition that the applicant annually provide a Phase II 
Environmental Site Assessment for five (5) years from the issuance of a development construction permit. 
Initial baseline samples and subsequent monitoring samples shall be collected within one-half (½) mile 
radius of the existing well location. If the main pollutants resulting from oil and gas production described in 
Subsection (C) are identified at the time of assessment, such pollutants must be remediated by the 
development applicant per Federal Environmental Protection Agency or State health department 
standards, whichever ensures greater public health protections.  

(2) Oil and Gas Buffer—Abandoned Well, Not Reclaimed. For oil and gas facilities consisting of an abandoned 
well that have not been reclaimed pursuant to Section 4.3.4(F), the oil and gas buffer shall extend five 
hundred (500) feet in all directions as measured from the center of the well bore. Development plans that 
include an abandoned well that has not been reclaimed must provide a Phase II Environmental Site 
Assessment as part of the application showing that levels of oil and gas contaminants, if any, are within 
Federal Environmental Protection Agency or State health department standards, whichever ensures greater 
public health protections. The approved application shall require as a condition that the applicant annually 
provide a Phase II Environmental Site Assessment for five (5) years from the issuance of a development 
construction permit. Initial baseline samples and subsequent monitoring samples shall be collected within 
one-half (½) mile radius of the existing well location. If the main pollutants resulting from oil and gas 
production described in Subsection (C) are identified at the time of assessment, such pollutant must be 
remediated by the development applicant per Federal Environmental Protection Agency or State health 
department standards, whichever ensures greater public health protections. This buffer is not subject to the 
modification of standards process.  

(3) Oil and Gas Buffer—Abandoned Well, Reclaimed. For oil and gas facilities consisting of abandoned wells 
that have been reclaimed pursuant to Section 4.3.4(F), the oil and gas buffer shall extend one hundred and 
fifty (150) feet in all directions as measured from the center of the well bore. Development plans that 
include an abandoned well that has been reclaimed must provide a Phase II Environmental Site Assessment 
as part of the application and a second Phase II Environmental Site Assessment must be provided five (5) 
years after a Development Construction Permit is issued. If the main pollutants resulting from oil and gas 
production described in Subsection (C) are identified at the time of assessment, such pollutants must be 
remediated by the development applicant per Federal Environmental Protection Agency or State health 
department standards, whichever ensures greater public health protections. This buffer is not subject to the 
modification of standards process.  

(E) Oil and Gas Buffer Standards. 

(1) Except as stated in (E)(3) below, no portion of a building that contains occupiable space may be located 
within an oil and gas buffer.  

(2) After September 29, 2023, permanent playgrounds, play structures, recreational fields, or permanent 
community gathering spaces may not be placed within any portion of a homeowner's association owned or 
maintained common area located within an oil and gas buffer.  

(3) Exceptions to Restriction on Buildings Containing Occupiable Space Within an Oil and Gas Buffer.  
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(a) Any applicant that submitted an application prior to September 29, 2023, to construct a building 
containing occupiable space may construct such building within an oil and gas buffer upon 
satisfying all applicable Code requirements for approval. However, no additional building containing 
occupiable space for which an application was submitted after September 29, 2023, may be 
constructed on any portion of the same lot located within an oil and gas buffer.  

(b) Any building containing occupiable space already constructed within an oil and gas buffer prior to 
September 29, 2023, is exempt from the restriction on such building within an oil and gas buffer. 
However, no additional building containing occupiable space for which an application was 
submitted after September 29, 2023, may be constructed on any portion of the same lot located 
within an oil and gas buffer.  

(F) Disclosure. The following disclosure requirements shall apply to any real property upon which a building 
containing occupiable space is or may be located within any oil and gas buffer described in Subsection (D):  

(1) At such time as the real property to be developed is platted or replatted, the plat shall show the oil and gas 
buffer on the property and shall contain a note informing subsequent property owners that certain lots 
shown on the plat are within an oil and gas buffer.  

(2) For residential developments requiring a declaration pursuant to the Colorado Common Interest Ownership 
Act, a statement shall be included in such declaration specifying the lots within an oil and gas buffer upon 
which buildings containing occupiable space may be constructed. The approved plat for such development 
shall be attached to the recorded declaration. Where no such declaration is required, the property owner 
shall record a statement on the property where the dwelling is located indicating that such property is 
located within an oil and gas buffer.  

(3) Sellers and lessors of any real property within an oil and gas buffer must provide the following written 
notice of material facts related to oil and gas facilities identified by environmental site assessments the 
disclosure notice must be provided in at least fourteen (14) point font to any potential purchaser who 
intends to resell, occupy and/or lease the property prior to or as part of the purchase or rental agreement:  

As required by 5.10.3 of the Fort Collins Land Use Code, notice is hereby given that [insert description 
of lot] is within [insert buffer standard set forth in Subsection (D) including well status and distance 
from well]. At the time of [sale or lease], environmental assessments, studies or reports done 
involving the physical condition of the Property impacted by oil and gas production are within the 
acceptable Environmental Protection Agency limits. For more information contact the City of Fort 
Collins Environmental Planner or the Energy and Colorado Carbon Management Commission formerly 
known as the Colorado Oil and Gas Conservation Commission. 

The above notice shall be provided by the prospective seller or lessor to the prospective buyer or lessee 
of real property no less than thirty (30) days before closing or such shorter time period agreed to by the 
parties and shall be provided before the signing of any purchase, sale, or rental agreement for the subject 
property 

DIVISION 5.11 TRASH AND RECYCLING ENCLOSURES

5.11.1 TRASH AND RECYCLING ENCLOSURES 

(A) Purpose. The purpose of this standard is to ensure the provision of areas, compatible with surrounding 
land uses, for the collection, separation, storage, loading and pickup of trash, waste cooking oil, 
compostable and recyclable materials. This standard is supplemented by the Enclosure Design 
Considerations and Guidance Document issued by the Director and available from the Department. 
 

(B) Applicability. The following developments must provide adequately sized, conveniently located, and easily 
accessible areas to accommodate the specific trash, compostable and recyclable materials and waste 
cooking oil needs of the proposed use and future uses that are likely to occupy the development:  
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(1) New commercial structures;  

 
(2) New residential structures using a common collection system for waste disposal;  

 
(3) Commercial structures that are proposed to be enlarged by more than twenty-five (25) percent;   

 
(4) Residential structures using a common collection system for waste disposal that are proposed to be 

enlarged by more than twenty-five (25) percent;  
 

(5) Commercial structures where a change of use is proposed; and 
 

(6) All newly constructed enclosures. 
 

(C) General Standards. 
 

(1) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials (linen service containers, returnable crates and pallets, and other similar containers) must be 
enclosed so that they are screened from public view. Enclosures must be constructed of durable 
materials such as masonry and shall be compatible with the structure to which it is associated. 
 

(2) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials must be adequate in size, number and location to readily serve the reasonably anticipated 
needs of the development's occupants.   
 

(3) Development plans must include labeled drawings of all proposed enclosures, internal trash and 
recycling rooms, staging areas and the like and include all proposed dumpsters, containers, bins and 
other receptacles and label the capacity of each. Proposed recycling capacity must be at least fifty (50) 
percent of the proposed trash capacity.   
 

(4) To provide equal access for trash, compostable and recyclable materials, space allotted for the collection 
and storage of compostable/recyclable materials must be adequate in size and provided everywhere 
space for trash is provided in a functional manner.   
 

(5) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials must be designed to allow walk-in access for pedestrians separate from the service opening 
that is at least thirty-two (32) inches wide and provides unobstructed and convenient access to all 
dumpsters, containers, bins, and other receptacles. Where possible, pedestrian entrances are 
encouraged to provide door-less entry unless reasonable circumstances (preventing illicit 
activities/usage, regulated waste streams, and the like) are demonstrated that would necessitate doors. 
If doors are used, they must provide safe and efficient access.   
 

(6) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials must provide a service opening that is at least ten (10) feet for haulers to efficiently maneuver 
dumpsters, containers, bins and other receptacles unless an alternative and functional method is 
demonstrated on the plan. Enclosures must provide service gates unless an alternative and functional 
method is demonstrated on the plans that adequately screen the enclosure from view. Service gates 
must be constructed of metal or other comparable durable material, and must be finished to 
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complement the enclosure. Service gates must be free of obstructions that would prevent them from 
opening fully, must have a method to be secured by hardware in both closed and fully open positions, 
and must be properly maintained so they may be operated easily and smoothly. 
 

(7) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials, must include bollards, angle-iron, curbing, metal framing or other effective method to protect 
the interior walls of the enclosure from being damaged by dumpsters, containers, bins, and other 
receptacles.  
 

(8) Areas for the collection and storage of trash, waste cooking oil, and compostable, recyclable and other 
materials must be designed to provide adequate, safe and efficient accessibility for haulers and service 
vehicles, including but not limited to front-load, rear-load, side-load, and roll off trucks and trucks used 
to pump waste cooking oil. Development plans must label the route the hauler will take to service the 
development and must comply with necessary turning radii, width, and height restrictions for the type 
of collection vehicles that will service the development.   
 

(9) To ensure wheeled service dumpsters, containers, bins and other receptacles can be rolled smoothly and 
to prevent damage to the surfaces they will be wheeled over, enclosures must be situated on a service 
pad that extends beyond the service gates at their fully open position at least the width of the widest 
proposed dumpster, container, bin and other receptacles plus an additional two (2) feet. If the truck 
access point is separated from the storage location, a serviceable route that is free of obstructions must 
be provided and shall not exceed a maximum grade of five (5) percent in the direction of travel and two 
(2) percent cross slope. Areas for the collection and storage of trash, waste cooking oil, and 
compostable, recyclable and other materials, service pads and serviceable routes must be constructed 
of cement concrete. For offsite conditions such as existing public alleyways, this standard will only apply 
to the extent reasonably feasible.   
 

(10) To provide equal access to trash and recyclable materials, multi-story buildings utilizing trash chutes 
must include a recycling chute of the same size or larger than the trash chute. Anywhere a trash chute is 
provided a recycling chute must also be provided adjacent to it. Chutes must be appropriately labeled 
"Landfill" and "Recycle" as appropriate.  
 

(11) Where proposed uses and future uses that are likely to occupy the development will generate waste 
cooking oil, internal waste cooking oil collection systems are encouraged. All areas used to store waste 
cooking oil must include measures to prevent spills and contamination of the stormwater system. Waste 
cooking oil containers must be secured in place, enclosed separately, or separated from other 
containers with bollards or another physical barrier. To prevent rain water from carrying residual waste 
cooking oil into the stormwater system, all areas used to store waste cooking oil must include a roof 
unless an alternative and functional method is demonstrated on the plans.   

 
 

DIVISION 5.12 EXTERIOR SITE LIGHTING

5.12.1 EXTERIOR SITE LIGHTING 

(A) Purpose. The purpose of this Section is to ensure adequate exterior lighting for the safety, security, 
enjoyment and function of the proposed land use; conserve energy and resources; reduce light trespass, 
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glare, artificial night glow, and obtrusive light; protect the local natural ecosystem from damaging effects 
of artificial lighting; and encourage quality lighting design and fixtures.  
 

(B) General Standard. All development that includes proposed artificial outdoor lighting, except for 
development on single-unit detached residential lots, single-unit attached residential lots, and two-unit 
dwelling residential lots for which an application is submitted after March 26, 2021, subject to below 
Subsection 5.12.1(D), shall submit for review and approval a proposed lighting plan that complies with the 
standards in this Section and meets the functional needs of the proposed land use without adversely 
affecting adjacent properties or the community.  
 

(C) Design Standards. The lighting plan shall meet the following requirements and all other applicable 
requirements set forth in this Section:   

 
(1) Provide a comprehensive plan that clearly calculates the lumens of all exterior lighting being proposed 

and demonstrates compliance with impacts to adjacent properties, as outlined in subsections (I) and (J) 
below. 
 

(2) Design different use areas considering nighttime safety, utility, security, enjoyment, and commerce.  
 

(3) Reinforce and extend the style and character of the architecture and land use proposed within the site.   
 

(4) Demonstrate no light trespass onto Natural Areas, Natural Habitat Buffer Zones or River Landscape 
Buffers as defined in Section 5.6.1(E).   
 

(5) All lighting shall have a nominal correlated color temperature (CCT) of no greater than 3000 Kelvin. 
Consider high color fidelity lamps relative to the lighting application.  
 

(6) Light poles shall be anodized (or otherwise coated) to minimize glare from the light source. 
 

(D) Existing Lighting. Existing lighting shall mean lighting installed or approved prior to March 26, 2021.   
 

(1) The addition of three (3) or more new fixtures in excess of the existing number of fixtures, updating or 
replacement of three (3) or more existing fixtures, or the updating or replacement of between ten (10) 
and fifty (50) percent of the existing fixtures requires an approved minor amendment pursuant to 
Section 6.3.10. Such minor amendment review is limited to meeting Section 5.12(A), Purpose,  Section 
5.12.1(C), Design Standards, and Section 5.12.1(I), Limits of Offsite Impacts.   
 

(2) The addition of less than three (3) new fixtures in excess of the existing number of fixtures, updating or 
replacement of less than three (3) existing fixtures, or the update or the replacement of less than ten 
(10) percent of the existing fixtures requires Director review and approval. The review shall be limited to 
meeting Section 5.12.1(A), Purpose, Section 5.12.1(C), Design Standards, and Section 5.12.1(I), Limits to 
Offsite Impacts.  The Director may impose conditions of approval to ensure lighting meets the purpose 
and intent of code requirements. The applicant may appeal the Director's decision in the same manner 
as a basic development review or minor subdivision decision as set forth in Land Use Code Section 
6.3.12(C).  
 

(3) Should the addition of fixtures in excess of the existing number of fixtures or update or replacement of 
existing fixtures occur incrementally, and the cumulative changes exceed three (3) new fixtures or 
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replacement of between ten (10) and fifty (50) percent of the existing fixtures, whichever is greater, 
within a ten (10) year period, the addition or update that exceeds such threshold must be approved 
through a minor amendment pursuant to Section 6.3.10. Such minor amendment will review the 
cumulative changes or updates and be limited to meeting Section 5.12.1(A), Purpose, Section 5.12.1(C), 
Design Standards, and Section 5.12.1(I), Limits to Offsite Impacts.  
 

(4) Applicants for minor amendments and changes of use pursuant to Land Use Code Section 6.3.10(A) that 
result in the replacement or upgrade of fifty (50) percent or more of the existing outdoor lighting 
fixtures at one time or incrementally within a ten (10) year period shall submit a lighting plan for the 
entire development site that meets the requirements of this Section and, if necessary to meet such 
requirements, complete a site lighting retrofit of the entire development site. 
 

(5) Applicants for major amendments and changes of use pursuant to 6.3.10(B) shall submit a lighting plan 
for the entire development site that meets the requirements of this Section and, if necessary to meet 
such requirements, complete a site lighting retrofit for the entire development site. 

 
(E) Conformance with All Applicable Codes. All outdoor lighting shall be installed in conformance with this 

Section 5.12.1 and applicable sections of Chapter 5 of the Code of the City of Fort Collins. 
 

(F) Exceptions. The following are not subject to the requirements set forth in this Section:   
 

(1) Temporary lighting for construction sites, special events, holidays, and other events requiring lighting.  
 

(2) Festoon lights installed for less than thirty (30) consecutive days.  
 

(3) Lighting within the public right-of-way. Such lighting is regulated under the Larimer County Urban Area 
Street Standards.  
 

(4) Lighting for single-unit residential housing and duplexes. Such lighting is regulated by the adopted 
building codes and amendments.    

 
(G) Prohibited Lighting. The following lighting is prohibited: 

 
(1) Site lighting that may be confused with warning, emergency or traffic signals; and   

 
(2) Mercury vapor lamps. 

 

(H) Lighting Context Areas. The applicable Lighting Context Area shall determine the limitations for exterior 
artificial lighting. The Lighting Context Areas are described as follows:   

 
(1) LC0 - No ambient lighting. Areas where the natural environment will be seriously and adversely affected 

by lighting. Impacts include disturbing the biological cycles of flora and fauna and/or detracting from 
human enjoyment and appreciation of the natural nighttime environment. The vision of human residents 
and users is adapted to the darkness, and they expect to see little or no lighting.   
 

(2) LC1 - Low ambient lighting. The vision of human residents and users is adapted to low light levels. 
Lighting may be used for safety and convenience, but it is not necessarily uniform or continuous. Typical 
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locations include low and medium density residential areas, commercial or industrial areas with limited 
nighttime activity, and the developed areas in parks and other natural settings.   
 

(3) LC2 - Moderate ambient lighting. Areas of human activity where the vision of human residents and users 
is adapted to moderate light levels. Lighting may typically be used for safety and convenience, but it is 
not necessarily uniform or continuous. Typical locations include high density residential areas, shopping 
and commercial districts, industrial parks and districts, City playfields and major institutional uses, and 
mixed-use districts.   
 

(4) LC3 - Moderately high ambient lighting. Lighting is generally desired for safety, security, convenience, 
and unique site conditions. Lighting is often uniform and/or continuous. Typical locations include select 
areas in the Downtown Zone District and 24-hour emergency medical sites.   
 

(5) Lighting Context Areas generally correspond to zone districts as provided in Table 5.12.1-1, Lighting 
Context Area, although the assigned Lighting Context Area may vary from Table 5.12.1-1 if necessary to 
accomplish the purposes and intent of this Section 5.12.1. The location of the Lighting Context Areas are 
shown on the "Lighting Context Area Map" on file at the City Clerk's office. 

 

Table 5.12.1-1 Lighting Context Area  
Lighting Context Area  Land Use  Corresponding Zone Districts  
LC0   Natural Area/Conservation 

Easement   
POL (City Natural Areas)   

LC1   Single-Unit/Multi-Unit/Light 
Industrial/Employment/ Portions of 
Harmony District   

POL (City Parks); RUL; UE, RF; OT-A, 
RC; LMN; MMN; I; E; T   

LC2   Commercial/Industrial/Portions of 
Harmony District/High Density 
Residential   

CN; CC; CCN; CCR; CG; CL; HC; I , 
RDR, D, HMN   

LC3   Portions of Downtown,24-Hour 
Emergency Medical Sites   

D, MMN   

 
(I) Limits to Off-Site Impacts. All luminaires shall be rated and installed according to Table 5.12.1-2, Table 

5.12.1-3, and Table 5.12.1-4, which outline maximum BUG (Backlight-Uplight-Glare) ratings (see Figure B 
below) for all individual luminaires installed in a given Lighting Context Area. Luminaires equipped with 
adjustable mounting devices shall not be permitted unless the total lumen output is one hundred fifty (150) 
lumens or less. 

 
(1) For property boundaries that abut public rights-of-way, private streets, private drives, public alleys, and 

public and private parking lots, the backlight rating, glare rating and illuminance values provided in 
Tables 5.12.1-2, 5.12.1-4 and 5.12.1-5 respectively, shall be measured ten (10) feet from the property 
boundary. For all other property boundaries, values shall be measured at the property boundary. 
 

(2) For tables 5.12.1-2 and 5.12.1-4 below, to be considered ideally oriented, the luminaire must be mounted 
with the backlight portion of the light output oriented perpendicular to and towards the property line of 
concern (see Figure A below).   
 

(3) Figure A. Ideally Oriented Luminaire and Mounting Conditions. 
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(4) Figure B. Backlight, Uplight and Glare. 
 

 
 

 
 
 
 
 

(5) Table 5.12.1-2 Maximum Allowable Backlight Ratings. 
  

Table 5.12.1-2 Maximum Allowable Backlight Ratings.  
Mounting Condition  LC0  LC1  LC2  LC3  
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Greater than 2 
mounting heights 
from the property 
line or not ideally 
oriented   

B1   B3   B4   B5   

1 to less than 2 
mounting heights 
from the property 
line and ideally 
oriented.   

B1   B2   B3   B4   

0.5 to less than 1 
mounting heights 
from the property 
line and ideally 
oriented.   

B0   B1   B2   B3   

Less than 0.5 
mounting heights 
from the property 
line and ideally 
oriented.   

B0   B0   B0   B1   

 

(6) Table 5.12.1-3 Maximum Allowable Uplight Ratings.  
 

Table 5.12.1-3 Maximum Allowable Uplight Ratings.   
  LC0  LC1  LC2  LC3  
Allowed Uplight 
Rating.   

U0   U0   U1   U2   

Allowed light 
emission above 90 
degrees for street or 
area lighting.   

0%   

 
(7) Table 5.12.1-4 Maximum Allowable Glare Ratings. 

  
Table 5.12.1-4 Maximum Allowable Glare Ratings.  
Mounting Condition  LC0  LC1  LC2  LC3  
Greater than 2 
mounting heights 
from the property 
line.   

G0   G1   G1   G2   

2 or less mounting 
heights from the 
property line and 
ideally oriented.   

        

1 to less than 2 
mounting heights 
from the property 
line and not ideally 
oriented.   

G0   G0   G1   G1   

0.5 to less than 1 
mounting heights 
from the property 

G0   G0   G0   G1   

Page 618

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-106 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

line and not ideally 
oriented.   
Less than 0.5 
mounting heights 
from the property. 
line and not ideally 
oriented   

G0   G0   G0   G0   

 
(8) Light Trespass Limitations. The illuminance levels provided in Table 5.12.1-4 shall be used for 

enforcement, should concerns of obtrusive lighting or question of compliance arise. Lighting plans shall 
show horizontal illuminance along all lot lines with calculation points spaced no further than ten (10) 
feet apart. This provision shall apply to all exterior lighting. 
 

(9) Maximum Horizontal Illuminance. 
 

Lighting Context Area  Maximum Horizontal Illuminance  
Natural Habitat Buffer Zones and 
River District Landscape 
Buffers   

0.0   

LC0   0.0   
LC1   0.1   
LC2   0.3   
LC3   0.8   

 
(J) Site lumen limit. The total installed initial luminaire lumens of all outdoor lighting shall not exceed the total 

site lumen limit. The total site lumen shall be determined using either the Parking Space Method (Tables 
5.12.1-5) or the Hardscape Area Method (Tables 5.12.1-6). Only one method shall be used per permit 
application and the applicable method shall be determined by the applicant. For sites with existing lighting, 
existing lighting shall be included in the calculation of total installed lumens. The total installed initial 
luminaire lumens are calculated as the sum of the initial luminaire lumens for all luminaires. Sign lighting 
shall be exempt from the calculation of total installed lumens.  

 
(1) Table 5.12.1-6 Allowed Total Initial Luminaire Lumens per Site for Non-Residential Outdoor Lighting, 

per Parking Space Method. 
 

Table 5.12.1-6Allowed Total Initial Luminaire Lumens per Site for Non-Residential Outdoor Lighting, per 
Parking Space Method.  
May only be applied to properties up to ten parking spaces (including handicapped accessible spaces).   
LC0  LC1  LC2  LC3  
350 lumens per space   490 lumens per space   630 lumens per space   840 lumens per space   

  
 

(2) Table 5.12.1-7Allowed Total Initial Lumens per Site for Non-Residential Outdoor Lighting, Hardscape 
Area Method.  

 
Table 5.12.1-7Allowed Total Initial Lumens per Site for Non-Residential Outdoor Lighting, Hardscape 
Area Method.  
May be used for any project. When lighting intersections of site drives and public streets or roads, a total of 
600 square feet for each intersection may be added to the actual site hardscape area to provide for 
intersection lighting. Top level, exterior parking garage decks are included as Hardscape Areas.   
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  LC0  LC1  LC2  LC3  
Base Allowance   0.5 lumens per 

square foot of 
hardscape.   

1.25 lumens per 
square foot of 
hardscape.   

2.5 lumens per 
square foot of 
hardscape.   

5 lumens per square 
foot of hardscape.   

Additional allowances for sales and service facilities. No more than two additional allowances per site. 
Allowance may only be used to light the specific sales or service area selected and may not be used to light 
other areas of the site.   
Building Facades. 
This allowance is 
lumen per unit area 
of building facade 
that are illuminated. 
To use this 
allowance, luminaires 
must be aimed at the 
facade.   

0 8 lumens per square 
foot. 

16 lumens per square 
foot. 

Outdoor Sales Lots. 
This allowance is 
lumens per square 
foot of uncovered 
sales lots used 
exclusively for the 
display of vehicles or 
other merchandise 
for sale, and may not 
include driveways, 
parking or other 
non-sales areas. To 
use this allowance, 
luminaires must be 
within 0.5 mounting 
heights of the sales 
lot area.   

0 4 lumens per square 
foot. 

8 lumens per square 
foot. 

16 lumens per square 
foot. 

Outdoor Dining. This 
allowance is lumen 
per unit area for the 
total illuminated 
hardscape of 
outdoor dining. In 
order to use this 
allowance, luminaires 
must be within 0.5 
mounting heights of 
the hardscape area 
of outdoor dining. 
This allowance 
includes rooftop 
dining.   

0 1 lumen per square 
foot. 

5 lumens per square 
foot. 

10 lumens per square 
foot. 

Gasoline Station. 
This allowance is 
lumens per installed 
fuel pump. Both 
sides of a two-sided 
pump qualify as one 
allowance.   

0 4,000 lumens per 
pump. 

8,000 lumens per 
pump. 

8,000 lumens per 
pump. 
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(K) Athletic and Recreational Fields. The lighting for athletic and recreational fields are exempted from the 

lumen, BUG and color temperature requirements in this section and shall meet the following requirements: 
 

(1) Lighting shall have a nominal correlated color temperature (CCT) of no greater than 5700 Kelvin. 
 

(2) Off-site impacts shall be limited to the maximum extent practical.  
 

(3) Lighting controls shall provide the following functions: 
 

(I) Lighting shall be dimmable to ten (10) percent to adjust illuminance levels for relative 
activity (maintenance vs active play).  
 

(II) Local or remote manual control with at least two (2) preset illuminance levels. 
 

(III) Lights shall be automatically extinguished by one (1) hour after the end of play. 
 

(IV) Field lighting aimed upward shall be controlled separately from downward-directed field 
lighting.    
  

(L) Alternative Compliance. Upon request by an applicant, the decision maker may approve an alternative 
lighting plan that may be substituted in whole or in part for a plan meeting the standards of this Section. 

 
(1) Procedure. Alternative compliance lighting plans shall be prepared and submitted in accordance with 

submittal requirements for lighting plans as set forth in this Section. The plan shall clearly identify and 
discuss the modifications and alternatives proposed and the ways in which the plan will better 
accomplish the purpose of this Section than would a plan which complies with the standards of this 
Section.  
 

(2) Review Criteria. To approve an alternative plan, the decision maker must find that the proposed 
alternative plan accomplishes the purposes of this Section equally well or better than would a lighting 
plan which complies with the standards of this Section.   
 

(3) In reviewing the proposed alternative plan, the decision maker shall consider the extent to which the 
proposed design meets the functional safety and security needs, protects natural areas from light 
intrusion, enhances neighborhood continuity and connectivity, fosters nonvehicular access, and 
demonstrates innovative design and use of fixtures or other elements.   

 

DIVISION 5.13 YARDS AND SETBACKS 

5.13.1 YARDS 

All developments shall meet the following yard requirements unless otherwise specified in this Code: 
 

(A) Cornices, eaves or similar architectural features may extend into a required yard not more than three (3) 
feet. Fire escapes may extend into a required rear yard not more than six (6) feet.  
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(B) No part of a yard required for a building for the purpose of complying with the provisions of this Code shall 
be included as a yard for another building.  
 

(C) Solar energy devices, including but not limited to, overhangs, movable insulating walls and roofs, detached 
solar collectors, sun reflectors and piping, may extend into a required yard not more than three (3) feet. 

5.13.2 SETBACKS  

(A) Features Allowed Within Setbacks. The following structures and features may be located within required 
setbacks: 

 
(1) trees, shrubbery or other features of natural growth; 

 
(2) fences or walls, subject to permit approval, that do not exceed the standards established in Section 

4.3.5(H); 
 

(3) driveways and sidewalks;  
 

(4) signs, if permitted by the sign regulations of this Land Use Code;  
 

(5) bay windows and similar sized cantilevered floor areas, and architectural design embellishments of 
dwellings that do not project more than two (2) feet into the required setback, basement egress 
windows including the foundation that forms the window well, as long as the window foundation does 
not exceed the elevation or height of the house foundation, provided none of the foregoing elements 
shall encroach upon any public easements;  
 

(6) eaves that do not project more than two and one-half (2½) feet into the required setback;  
 

(7) open outside stairways, entrance hoods, terraces, canopies and balconies that do not project more than 
five (5) feet into a required front or rear setback and/or not more than two (2) feet into a required side 
setback, provided they do not encroach on public easements;  
 

(8) chimneys, flues and residential ventilating ducts that do not project more than two (2) feet into a 
required setback and when placed so as not to obstruct light and ventilation, provided they do not 
encroach on public easements;  
 

(9) utility lines, wires and associated structures, such as power poles; and 
 

(10) decks which are not more than thirty (30) inches above ground.    
 

(B) Contextual Setbacks. Regardless of the minimum front setback requirement imposed by the zone district 
standards of this Land Use Code, applicants shall be allowed to use a "contextual" front setback. A 
"contextual" front setback may fall at any point between the front setback required in the zone district and 
the front setback that exists on a lot that abuts, and is oriented to, the same street as the subject lot. If the 
subject lot is a corner lot, the "contextual" setback may fall at any point between the zone district required 
front setback and the front setback that exists on the lot that is abutting and oriented to the same street as 
the subject lot. If lots on either side of the subject lot are vacant, the setback shall be interpreted as the 
minimum required front setback that applies to the vacant lot. This provision shall not be construed as 
requiring a greater front setback than that imposed by the underlying zone district, and it shall not be 
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construed as allowing setbacks to be reduced to a level that results in right-of-way widths below 
established minimums. 

 
(C) Front Setbacks on Corner Lots. In the case of corner lots, only one (1) street line shall be considered as a 

front line, and the street to which the primary entrance of the principal building faces or to which the 
building is addressed shall be considered the front line for purposes of determining the front setback. 
  

(D) Setbacks Reduced for Public Purpose. When an existing setback is reduced as a result of conveyance for 
a public use and the remaining setback is at least seventy-five (75) percent of the required minimum 
setback for the district in which it is located, then that remaining setback shall be deemed to be in 
compliance with the minimum setback standards of this Land Use Code.   

DIVISION 5.14 OCCUPANCY LIMITS

5.14.1 OCCUPANCY LIMITS; INCREASING THE NUMBER OF PERSONS ALLOWED 

(A) Except as provided in Subsection (B) below, or pursuant to a certificate of occupancy issued by the City to 
the owner of the property, the maximum occupancy allowed per dwelling unit in a single- unit, two-unit or 
multi-unit dwelling shall be: 

 
(1) one (1) family as defined in Section 7.2.2 and not more than one (1) additional person; and 

 
(2) two (2) adults and their dependents, if any, and not more than one (1) additional person. 

 
(B) Exceptions. The following shall be exempt from the maximum occupancy limit established in Subsection 

(A) above: 
 

(1) dwellings regularly inspected or licensed by the state or federal government, including, but not limited 
to, group homes; and 
 

(2) dwellings owned or operated by a nonprofit organization incorporated under the laws of this state for 
the purpose of providing housing to victims of domestic violence as such is defined in Section 18-6-
800.03, C.R.S. 

 
(C) A violation of this Section shall be proven by a preponderance of the evidence. A person shall be liable for 

allowing occupancy in excess of this Section if they knew, or through reasonable diligence should have 
known, that a violation of this Section was occurring. 
 

(D) Definitions. The following words, terms and phrases, when used in this Section, shall have the meanings 
ascribed to them below:  

 
(1) Adult shall mean any person eighteen (18) years of age or older who is not a dependent. 

 
(2) Dependent shall mean the biological child of an adult occupying a dwelling unit, or a person related to 

an adult by reason of adoption, guardianship or other duly authorized custodial relationship, who 
receives financial support from the adult and who resides with the adult in the dwelling unit at least 
three (3) calendar months in a calendar year. 
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(3) Occupancy or occupy shall mean the use of a dwelling unit or any portion thereof for living and 
sleeping purposes by a person acting in any of the following capacities: 

 
(a) as an owner of the unit; 

 
(b) as a tenant under an express or implied lease or sublease of the unit or of any portion thereof; or  

 
(c) as a guest or invitee of the owner, property manager, lessee or sublessee of the unit, if such guest or 

invitee stays overnight at the unit for a total of thirty (30) or more days within any twelve (12) month 
period of time. 

 
(4) Occupant shall mean a person who occupies a dwelling unit or any portion thereof for living and 

sleeping purposes. 
 

(E) Increasing the Occupancy Limit. 
 

(1) With respect to single-unit and two-unit dwellings, the number of persons allowed under this Section 
may be increased by the issuance of a certificate of occupancy allowing extra occupancy in zones 
allowing such use.  
 

(2) With respect to multiple-unit and single-unit attached dwellings, the decision maker (depending on the 
type of review, Type 1 or Type 2) may, upon receipt of a written request from the applicant and upon a 
finding that all applicable criteria of this Code have been satisfied, increase the number of unrelated 
persons who may reside in individual dwelling units. The decision maker shall not increase said number 
unless satisfied that the applicant has provided sufficient amenities, either public or private, to sustain 
the activities associated with multi-family residential development, to adequately serve the occupants 
of the development and to protect the adjacent neighborhood. Such amenities may include, without 
limitation, passive open space, buffer yards, on-site management, recreational areas, plazas, courtyards, 
outdoor cafes, neighborhood centers, limited mixed-use restaurants, parking areas, sidewalks, bikeways, 
bus shelters, shuttle services or other facilities and services.  
 

(3) With respect to single-unit, owner occupied dwellings, the number of persons allowed under Section 
5.14.1(A)(1) may be increased to allow one (1) additional person by the issuance of a "host family 
permit," provided that the following conditions are met:  

 
(a) Adequate off-street parking is available to accommodate the additional occupant; 

 
(b) There have been no violations of Chapter 17 or 20 of the City Code or this Code at the premises for 

which the permit is sought within the twelve (12) months immediately preceding the date of the 
application for the permit; and  
 

(c) At least two (2) months have elapsed since the issuance of any previous host family permit for the 
same premises. 

 
(4) Host family permits shall be valid for ten (10) months from the date of issuance; provided, however, that 

in the event that the Municipal Judge or Municipal Court Referee determines, during the term of any 
such permit, that a violation of Chapter 17 or 20 of the City Code or this Code has occurred at the 
premises for which the permit was issued, the permit may be revoked. The City may charge a twenty-
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five ($25) dollar permit fee, or any greater amount not to exceed the costs of processing the 
application, which shall be payable at the time of application for the host family permit.  

 

DIVISION 5.15 BUILDING STANDARDS

5.15.1 BUILDING AND PROJECT COMPATIBILTY 

(A) Purpose. The purpose of this Section is to ensure that the physical and operational characteristics of 
proposed buildings and uses are compatible when considered within the context of the surrounding area. 
They should be read in conjunction with the more specific building standards contained in this Division and 
5.3 and the zone district standards contained in Articles 2 and 4. All criteria and regulations contained in 
this Section that pertain to "developments," "the development plan," "buildings" and other similar terms 
shall be read to include the application of said criteria and regulations to any determination made by the 
decision maker of Section 6.9.1 for the purpose of evaluating the authorization of an additional use.  
 

(B) General Standard. New developments in or adjacent to existing developed areas shall be compatible with 
the established architectural character of such areas by using a design that is complementary. In areas 
where the existing architectural character is not definitively established or is not consistent with the 
purposes of this Code, the architecture of new development shall set an enhanced standard of quality for 
future projects or redevelopment in the area. Compatibility shall be achieved through techniques such as 
the repetition of roof lines, the use of similar proportions in building mass and outdoor spaces, similar 
relationships to the street, similar window and door patterns and/or the use of building materials that have 
color shades and textures similar to those existing in the immediate area of the proposed infill 
development. Brick and stone masonry shall be considered compatible with wood framing and other 
materials. Architectural compatibility (including, without limitation, building height) shall be derived from 
the neighboring context.  
 

(C) Building Size, Height, Bulk, Mass, Scale. Buildings shall either be similar in size and height, or, if larger, be 
articulated and subdivided into massing that is proportional to the mass and scale of other structures, if 
any, on the same block face, abutting or adjacent to the subject property, opposing block face or cater-
corner block face at the nearest intersection. (See Figures 7a and 7b.) 

 
 
 
 
 
 
 
 
 
 
 

 
(1) Figure 7a – Infill Buildings 
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(2) Figure 7b – Infill Buildings 
 

 
 

(3) New buildings in historic districts should reflect the historic character of the neighborhood through 
repetition of roof lines, patterns of door and window placement, and the use of characteristic entry 
features.  These buildings are also subject to Chapter 14 of the City Code and Secretary of the Interior 
Standards as adopted by the City. 

 
(D) Privacy Considerations. Elements of the development plan shall be arranged to maximize the opportunity 

for privacy by the residents of the project and minimize infringement on the privacy of adjoining land uses. 
Additionally, the development plan shall create opportunities for interactions among neighbors without 
sacrificing privacy or security. (See Figure 8.) 

 
(a) Figure 8 Privacy Considerations 
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(E) Building Materials. 
  

(1) General. Building materials shall either be similar to the materials already being used in the 
neighborhood or, if dissimilar materials are being proposed, other characteristics such as scale and 
proportions, form, architectural detailing, color and texture, shall be utilized to ensure that enough 
similarity exists for the building to be compatible, despite the differences in materials.  
 

(2) Glare. Building materials shall not create excessive glare. If highly reflective building materials are 
proposed, such as aluminum, unpainted metal and reflective glass, the potential for glare from such 
materials will be evaluated to determine whether the glare would create a significant adverse impact on 
the adjacent property owners, neighborhood or community in terms of vehicular safety, outdoor 
activities and enjoyment of views. If so, such materials shall not be permitted. 
 

(3) Windows.   
 

(a) Mirror glass with a reflectivity or opacity of greater than sixty (60) percent is prohibited.  
 

(b) Clear glass shall be used for commercial storefront display windows and doors.  
 

(c) Windows shall be individually defined with detail elements such as frames, sills and lintels, and 
placed to visually establish and define the building stories and establish human scale and proportion.  

 
(F) Building Color. Color shades shall be used to facilitate blending into the neighborhood and unifying the 

development. The color shades of building materials shall draw from the range of color shades that already 
exist on the block or in the adjacent neighborhood. 
 

(G) Building Height Review.  
 

(1) Special Height Review/Modifications. Purpose. The purpose of this Section is to establish a special 
process to review buildings or structures that exceed forty (40) feet in height. This section is not 
intended to supersede the requirements of Chapter 14 of City Code.  Its intent is to encourage creativity 
and diversity of architecture and site design within a context of harmonious neighborhood planning and 
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coherent environmental design, to protect access to sunlight, to preserve desirable views and to define 
and reinforce downtown and designated activity centers. All buildings or structures in excess of forty 
(40) feet in height shall be subject to special review pursuant to this subsection (G). 

 
(a) Review Standards. If any building or structure is proposed to be greater than forty (40) feet in 

height above grade, the building or structure must meet the following special review criteria:  
 

(I) Light and Shadow. Buildings or structures greater than forty (40) feet in height shall be 
designed so as not to have a substantial adverse impact on the distribution of natural 
and artificial light on adjacent public and private property. Adverse impacts include, but 
are not limited to, casting shadows on adjacent property sufficient to preclude the 
functional use of solar energy technology, creating glare such as reflecting sunlight or 
artificial lighting at night, contributing to the accumulation of snow and ice during the 
winter on adjacent property and shading of windows or gardens for more than three (3) 
months of the year. Techniques to reduce the shadow impacts of a building may include, 
but are not limited to, repositioning of a structure on the lot, increasing the setbacks, 
reducing building mass or redesigning a building shape.  
 

(II) Privacy. Development plans with buildings or structures greater than forty (40) feet in 
height shall be designed to address privacy impacts on adjacent property by providing 
landscaping, fencing, open space, window size, window height and window placement, 
orientation of balconies, and orientation of buildings away from adjacent residential 
development, or other effective techniques.  
 

(III) Neighborhood Scale. Buildings or structures greater than forty (40) feet in height shall 
be compatible with the scale of the neighborhoods in which they are situated in terms of 
relative height, height to mass, length to mass and building or structure scale to human 
scale.  

 
(b) Submittal Requirements. All development plans proposing building or structure heights in excess of 

forty (40) feet shall, at a minimum, include the following information: 
 

(I) a shadow analysis that indicates, on the project development site plan, the location of all 
shadows cast by the building or structure (with associated dates of the year); and 
 

(II) a summary of the key conclusions of the shadow analysis, and steps to be taken to 
comply with the review standards set forth above.  

 
(c) Modification of Height Limits. To provide flexibility in meeting the height limits contained in Article 

4 of this Code, such height limits can be either increased or decreased by the decision maker in the 
development review process for the following purposes:  

 
(I) preserving the character of existing residential neighborhoods;  

 
(II) allowing architectural embellishments consistent with architectural style, such as peaked 

roof sections, corner turrets, belvederes or cupolas;  
 

(III) defining and reinforcing the downtown areas the major focal point in the community; 
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(IV) allowing for maximum utilization of activity centers;  

 
(V) protecting access to sunlight;  

 
(VI) providing conscious direction to the urban form of the City through careful placement of 

tall buildings or structures within activity centers;  
 

(VII) allowing rooftop building extensions to incorporate HVAC equipment. 
 

(H) Land Use Transition. When land uses with significantly different Building Types are proposed abutting 
each other and where gradual transitions are not possible or not in the best interest of the community, the 
development plan shall, to the maximum extent feasible, achieve compatibility through the provision of 
buffer yards and passive open space a minimum of 20 ft. in width to enhance the separation between uses.  

 
(I) Outdoor Storage Areas/Mechanical Equipment.  

 
(1) No areas for outdoor storage, trash collection or compaction, loading or other such uses shall be located 

within twenty (20) feet of any public street, public sidewalk or internal pedestrian way. Notwithstanding 
the foregoing, areas for trash collection may be located within twenty (20) feet of an internal pedestrian 
way.  
 

(2) Loading docks, truck parking, outdoor storage (including storage containers), utility meters, HVAC and 
other mechanical equipment, trash collection, trash compaction and other service functions shall be 
incorporated into the overall design theme of the building and the landscape so that the architectural 
design is continuous and uninterrupted by ladders, towers, fences and equipment, and no attention is 
attracted to the functions by use of screening materials that are different from or inferior to the 
principal materials of the building and landscape. These areas shall be located and screened so that the 
visual and acoustic impacts of these functions are fully contained and out of view from adjacent 
properties and public streets.  
 

(3) Conduit, meters, vents and other equipment attached to the building or protruding from the roof shall 
be painted to match surrounding building surfaces.  
 

(4) Outside areas, used on a long-term or regular basis for inventory storage or sale, over-stock, seasonal 
goods, bulk items and the like shall be located within an area that is permanently screened with walls or 
fences. Materials, colors and design of screening walls or fences shall conform to those used as 
predominant materials and colors on the building. If such areas are to be covered, then the covering 
shall conform to those used as predominant materials and colors on the building.  
 

(5) Outside areas that are used on a temporary basis for the sale of seasonal inventory only shall be defined 
by nonpermanent walls or fences. Such an enclosure shall not inhibit fire access to the building or 
pedestrian and bicycle access to the building entrance. If chain link fencing is used, it must be vinyl-clad 
or covered with a mesh material. Any such enclosure shall be removed upon the conclusion of the 
seasonal sale period. 
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[NOTE: Subsections (4) and (5) shall not apply to temporary vendors who have been issued outdoor 
vendor licenses as required by Section 15-382 of the City Code, provided that such temporary vendors 
are not permitted to operate for more than sixty (60) days in any calendar year.]   

 
(6) All rooftop mechanical equipment shall be screened from public view from both above and below by 

integrating it into building and roof design to the maximum extent feasible.  
 

(7) All satellite dishes that are greater than two (2) meters (78.74 inches) in diameter must be screened and 
located as required in subsections (1) through (5) of this Section.  

 
(J) Operational/Physical Compatibility Standards. Conditions may be imposed upon the approval of 

development applications to ensure that new development will be compatible with existing neighborhoods 
and uses. Such conditions may include, but need not be limited to, restrictions on or requirements for:  

 
(1) hours of operation and deliveries; 

 
(2) location on a site of activities that generate potential adverse impacts on adjacent uses such as noise 

and glare;  
 

(3) placement of trash receptacles;  
 

(4) location of loading and delivery zones;  
 

(5) light intensity and hours of full illumination;  
 

(6) placement and illumination of outdoor vending machines; and 
 

(7) location and number of off-street parking spaces.   
 

 5.15.2 MIXED-USE, INSTITUTIONAL AND COMMERCIAL BUILDINGS 

(A) Purpose. These standards are intended to promote the design of an urban environment that is built to 
human scale.  
 

(B) General Standard. Mixed-use and nonresidential buildings shall provide significant architectural interest 
and shall not have a single, large, dominant building mass. The street level shall be designed to comport 
with a pedestrian scale in order to establish attractive street fronts and walkways. Walkways shall be 
designed principally for the purpose of accommodating pedestrians and pedestrian connections while 
secondarily accommodating vehicular movement. Buildings shall be designed with predominant materials, 
elements, features, color range and activity areas tailored specifically to the site and its context.  

 
(C) Relationship of Buildings to Streets, Walkways and Parking. 

 
(1) Orientation to a Connecting Walkway. At least one (1) main entrance of any commercial or mixed-use 

building shall face and open directly onto a connecting walkway with pedestrian frontage. Any building 
which has only vehicle bays and/or service doors for intermittent/infrequent nonpublic access to 
equipment, storage or similar rooms (e.g., self-serve car washes and self-serve mini-storage 
warehouses) shall be exempt from this standard. See Figure 10.  
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(a) Figure 10 – Orientation to Walkways. 

 
   

(2) Orientation to Build-to Lines for Street front Buildings. See Article 7 Rules of Measurement Build-to 
lines.  

 
(D) Variation in Massing. A single, large, dominant building mass shall be avoided in new buildings and, to the 

extent reasonably feasible, in development projects involving changes to the mass of existing buildings. 
 

(1) Horizontal masses shall not exceed a height:width ratio of 1:3 without substantial variation in massing 
that includes a change in height and a projecting or recessed elements.  
  

(2) Changes in mass shall be related to entrances, the integral structure and/or the organization of interior 
spaces and activities and not merely for cosmetic effect. False fronts or parapets create an insubstantial 
appearance and are prohibited.   

 
(E) Character and Image. In new buildings and, to the extent reasonably feasible, in development projects 

involving changes to existing building walls, facades or awnings, the following standards shall apply:  
 

(1) Site Specific Design. Building design shall contribute to the uniqueness of a zone district, and/or the 
Fort Collins community with predominant materials, elements, features, color range and activity areas 
tailored specifically to the site and its context. In the case of a multiple building development, each 
individual building shall include predominant characteristics shared by all buildings in the development 
so that the development forms a cohesive place within the zone district or community. A standardized 
prototype design shall be modified as necessary to comply with the requirements of this subsection. 
 

(2) Facade Treatment.  Minimum Wall Articulation. Building bays shall be a maximum of thirty (30) feet in 
width. Bays shall be visually established by architectural features such as columns, ribs or pilasters, piers 
and fenestration pattern. In order to add architectural interest and variety and avoid the effect of a 
single, long or massive wall with no relation to human size, the following additional standards shall 
apply:  

 
(I) No wall that faces a street or connecting walkway shall have a blank, uninterrupted 

length exceeding thirty (30) feet without including at least two (2) of the following: 
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change in plane, change in texture or masonry pattern, windows, treillage with vines, or 
an equivalent element that subdivides the wall into human scale proportions; 
 

(II) Side or rear walls that face walkways may include false windows and door openings 
defined by frames, sills and lintels, or similarly proportioned modulations of the wall, 
only when actual doors and windows are not feasible because of the nature of the use of 
the building; and  
 

(III) All sides of the building shall include materials and design characteristics consistent with 
those on the front. Use of inferior or lesser quality materials for side or rear facades shall 
be prohibited. 

 
(3) Facades. Facades that face streets or connecting pedestrian frontage shall be subdivided and 

proportioned using features such as windows, entrances, arcades, arbors, awnings, treillage with vines, 
along no less than fifty (50) percent of the facade.  
 

(4) Entrances. Primary building entrances shall be clearly defined and recessed or framed by a sheltering 
element such as an awning, arcade or portico in order to provide shelter from the summer sun and 
winter weather.  
 

(5) Awnings. Awnings shall be no longer than a single storefront.  
 

(6) Base and Top Treatments. All facades shall have: 
 

(a)  a recognizable "base" consisting of (but not limited to):  
 

(I) thicker walls, ledges or sills; 
 

(II) integrally textured materials such as stone or other masonry; 
 

(III) integrally colored and patterned materials such as smooth-finished stone or tile;   
 

(IV) lighter or darker colored materials, mullions or panels; and/or  
 

(V) planters.  
 

(b) a recognizable "top" consisting of (but not limited to):  
 

(I) cornice treatments, other than just colored "stripes" or "bands," with integrally textured 
materials such as stone or other masonry or differently colored materials; 
 

(II) sloping roof with overhangs and brackets; and/or 
 

(III) stepped parapets.  
 

(7) Encroachments. Special architectural features, such as bay windows, decorative roofs and entry 
features may project up to three (3) feet into street rights-of-way, provided that they are not less than 
nine (9) feet above the sidewalk. Trellises, canopies and fabric awnings may project up to five (5) feet 
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into front setbacks and public rights-of-way, provided that they are not less than eight (8) feet above 
the sidewalk. No such improvements shall encroach into alley rights-of-way. 
 

(8) Drive-through lane width limitation. No drive-through facility associated with a retail establishment or 
large retail establishment shall exceed ten (10) feet in width.  
 

(9) Illumination prohibition. Exterior-mounted exposed neon/fiber optic/ rope L.E.D. lighting, illuminated 
translucent materials (except signs), illuminated striping or banding, and illuminated product displays on 
appurtenant structures (e.g., fuel dispensers) shall be prohibited. 

 

 5.15.3 LARGE RETAIL ESTABLISHMENTS 

 
(A) Purpose. These standards are intended to ensure that large retail building development is compatible with 

its surrounding area and contributes to the unique community character of Fort Collins. (For 
expansions/enlargements of large retail establishments, see also Section 6.22.) 
 

(B) General Standard. Large retail buildings shall provide a high level of architectural interest by utilizing high 
quality materials and design and shall be compatible with the character of the surrounding area. Large 
retail buildings shall have pedestrian and bicycle access and connectivity and shall mitigate negative 
impacts. Buildings shall be designed with predominant materials, elements, features, color range and 
activity areas tailored specifically to the site and its context.  
 

(C) Land Use. All large retail establishments shall be located in a group of more than four (4) retail 
establishments located in a complex which is planned, developed, owned or managed as a single unit with 
off-street parking provided on the property. Indoor recreation facilities are exempt from this requirement.  
 

(D) Development Standards. 
  
 

(1) Aesthetic Character. 
 

(a) Facades and Exterior Walls:  
 

(I) Facades greater than one hundred (100) feet in length, measured horizontally, shall 
incorporate wall plane projections or recesses having a depth of at least three (3) 
percent of the length of the facade and extending at least twenty (20) percent of the 
length of the facade. No uninterrupted length of any facade shall exceed one hundred 
(100) horizontal feet; and 
 

(II) Ground floor facades that face public streets shall have arcades, display windows, entry 
areas, awnings or other such features along no less than sixty (60) percent of their 
horizontal length. (See Figure 11.)  

 
(b) Small Retail Stores. Where large retail establishments contain additional, separately owned stores 

that occupy less than twenty-five thousand (25,000) square feet of gross floor area, with separate, 
exterior customer entrances, the street level facade of such stores shall be transparent between the 
height of three (3) feet and eight (8) feet above the walkway grade for no less than sixty (60) 
percent of the horizontal length of the building facade of such additional stores. 
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(I) Figure 11 – Building. 

 
  
 

 

(c) Detail Features. Building facades must include:  
 

(I) a repeating pattern that includes no less than three (3) of the following elements: 
 

(i) color change;  
 

(ii) texture change; 
 

(iii) material module change; and 
 

(iv) an expression of architectural or structural bays through a change in plane no less 
than twelve (12) inches in width, such as an offset, reveal or projecting rib. (See 
Figure 12).  

 
Note: At least one (I) of elements (i), (ii) or (iii) shall repeat horizontally. All elements shall 
repeat at intervals of no more than thirty (30) feet, either horizontally or vertically.   
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(II) Figure 12 – Expression of Architectural or Structural Bay 
 

 
 

(d) Roofs. Roofs shall have no less than two (2) of the following features:  
 

(I) parapets concealing flat roofs and rooftop equipment such as HVAC units from public 
view. The average height of such parapets shall not exceed fifteen (15) percent of the 
height of the supporting wall and such parapets shall not at any point exceed one-third 
(1 /3) of the height of the supporting wall. (See Figure 13.) Such parapets shall feature 
three-dimensional cornice treatment;   
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(II) Figure 13 – Parapet Standards 
 

 
 

(III) overhanging eaves, extending no less than three (3) feet past the supporting walls;  
 

(IV) sloping roofs that do not exceed the average height of the supporting walls, with an 
average slope greater than or equal to one (1) foot of vertical rise for every three (3) feet 
of horizontal run and less than or equal to one (1) foot of vertical rise for every one (1) 
foot of horizontal run; and/or 
 

(V) three (3) or more roof slope planes.  
 

(e) Materials and colors.  
 

(I) Predominant exterior building materials shall be high quality materials, including, but not 
limited to, brick, sandstone, other native stone and tinted/textured concrete masonry 
units. 
 

(II) Facade colors shall be low reflectance, subtle, neutral or earth tone colors. The use of 
high-intensity colors, metallic colors, black or fluorescent colors shall be prohibited.  
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(III) Building trim and accent areas may feature brighter colors, including primary colors, but 
neon tubing shall not be an acceptable feature for building trim or accent areas. 
 

(IV) Exterior building materials shall not include smooth-faced concrete block, tilt-up 
concrete panels or prefabricated steel panels.  

 
(2) Entryways. 

 
(a) Each large retail establishment on a site shall have clearly defined, highly visible customer entrances 

featuring no less than three (3) of the following:  
 

(I) canopies or porticos;  
 

(II) overhangs; 
 

(III) recesses/projections; 
 

(IV) arcades; 
 

(V) raised corniced parapets over the door;  
 

(VI) peaked roof forms; 
 

(VII) arches;  
 

(VIII) outdoor patios;  
 

(IX) display windows;  
 

(X) architectural details such as tile work and moldings which are integrated into the 
building structure and design; and/or 
 

(XI) integral planters or wing walls that incorporate landscaped areas and/or places for 
sitting.  

 
(b) Where additional stores will be located in the large retail establishment, each such store shall have at 

least one (1) exterior customer entrance, which shall conform to the above requirements.  
 

(c) All building facades which are visible from adjoining properties and/or public streets shall comply 
with the requirements of Article 5.15.3(D)(2) above. 

 
(3) Site Design and Relationship to Surrounding Community. 

 
(a) Entrances. At least two (2) sides of a large retail establishment shall feature operational customer 

entrances. The two (2) required sides shall be those that are planned to have the highest level of 
public pedestrian activity, one (1) of which shall also be the side that most directly faces a street with 
pedestrian access. The other of the two (2) sides having an operational customer entrance may face 
a second street with pedestrian access, and/or a main parking lot area. If the large retail 
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establishment does not include a second side entrance that is fully operational and open to the 
public, then this standard shall be met by attaching smaller retail store(s) ("liner stores") to the side 
of the large retail establishment which is expected to generate the most pedestrian activity or which 
faces a public street. Such liner store(s) shall, to the extent reasonably feasible, occupy no less than 
thirty-three (33) percent of the building elevation on which they are located and shall feature 
distinctive store fronts and entrances that are significantly differentiated from the large retail 
establishment in order to create strong identifiable entrance features. Entrances to the liner store(s) 
may, but need not, provide access into the large retail establishment and must be fully operational 
and open to customers at times that are generally equivalent to the store hours of the large retail 
establishment to which they are attached. All entrances, including those of the liner store(s), shall be 
architecturally prominent and clearly visible from the abutting public street. (See Figure 14.) Movie 
theaters are exempt from this requirement. 

 
(I) Figure 14 – Building Entrances (Example of a development with Customer entrances on 

all sides which face a public street.) 

 
(b) Parking lot location. No more than fifty (50) percent of the off-street parking area for the lot, tract or 

area of land devoted to the large retail establishment shall be located between the front facade of 
the large retail establishment and the abutting streets (the "Front Parking Area"). The Front Parking 
Area shall be determined by drawing a line from the front corners of the building to the nearest 
property corners. If any such line, when connected to the plane of the front facade of the building, 
creates an angle that is greater than one hundred eighty (180) degrees, then the line shall be 
adjusted to create an angle of one hundred eighty (180) degrees when connected to the plane of the 
front facade of the building. If any such line, when connected to the plane of the front facade of the 
building, creates an angle that is less than ninety (90) degrees, then the line shall be adjusted to 
create an angle of ninety (90) degrees when connected to the plane of the front facade of the 
building. Parking spaces in the Front Parking Area shall be counted to include all parking spaces 
within the boundaries of the Front Parking Area, including (i) all partial parking spaces if the part 
inside the Front Parking Area boundary lines constitutes more than one-half (½) of said parking 
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space, and (ii) all parking spaces associated with any pad sites located within the Front Parking Area 
boundaries. Supermarkets are exempt from this requirement.   

 
(c) Back sides. The minimum setback for any building facade shall be thirty-five (35) feet from the 

nearest property line. Where the facade faces abutting residential uses, an earthen berm, no less than 
six (6) feet in height, containing at a minimum evergreen trees planted at intervals of twenty (20) 
feet on center, or in clusters or clumps, shall be provided.  
 

(d) Connectivity. The site design must provide direct connections and safe street crossings to adjacent 
land uses.  

  
(4) Pedestrian Circulation. 

 
(a) Sidewalks at least eight (8) feet in width shall be provided along all sides of the lot that abut a public 

street.  
 

(b) Continuous internal pedestrian walkways, no less than eight (8) feet in width, shall be provided from 
the public sidewalk or right-of-way to the principal customer entrance of all large retail 
establishments on the site. At a minimum, walkways shall connect focal points of pedestrian activity 
such as, but not limited to, transit stops, street crossings, building and store entry points, and shall 
feature adjoining landscaped areas that include trees, shrubs, benches, flower beds, ground covers or 
other such materials for no less than fifty (50) percent of the length of the walkway. 
 

(c) Sidewalks, no less than eight (8) feet in width, shall be provided along the full length of the building 
along any facade featuring a customer entrance, and along any facade abutting public parking areas. 
Such sidewalks shall be located at least six (6) feet from the facade of the building to provide 
planting beds for foundation landscaping, except where features such as arcades or entryways are 
part of the facade. 
 

(d) Internal pedestrian walkways provided in conformance with part (b) above shall provide weather 
protection features such as awnings or arcades within thirty (30) feet of all customer entrances.  
 

(e) All internal pedestrian walkways shall be distinguished from driving surfaces through the use of 
durable, low maintenance surface materials such as pavers, bricks or scored concrete to enhance 
pedestrian safety and comfort, as well as the attractiveness of the walkways.  

 
(5) Central Features and Community Space. Each retail establishment subject to these standards shall 

contribute to the establishment or enhancement of community and public spaces by providing at least 
two (2) of the following: patio/seating area, pedestrian plaza with benches, transportation center, 
window shopping walkway, outdoor playground area, kiosk area, water feature, clock tower or other 
such deliberately shaped area and/or a focal feature or amenity that, in the judgment of the appropriate 
decision maker, adequately enhances such community and public spaces. Any such areas shall have 
direct access to the public sidewalk network and such features shall not be constructed of materials that 
are inferior to the principal materials of the building and landscape. (See Figure 15.)   

 
(a) Figure 15 – Center with Community Features 
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(6) Delivery/Loading Operations. No delivery, loading, trash removal or compaction, or other such 
operations shall be permitted between the hours of 10:00 p.m. and 7:00 a.m. unless the applicant 
submits evidence that sound barriers between all areas for such operations effectively reduce noise 
emissions to a level of forty-five (45) dB, as measured at the lot line of any adjoining property.   

 

 5.15.4 CONVENIENCE SHOPPING CENTER 

 
(A) Purpose. Neighborhood convenience shopping centers are intended to provide locations for small scale, 

everyday shopping and services assembled in an attractive, convenient destination to primarily serve 
consumer demand from adjacent areas. These standards supplement the general standards for all 
commercial and mixed-use development, to promote development in which the commercial component is 
tempered as needed to reflect neighborhood character and minimize the garish or intrusive characteristics 
of commercial development.  
 

(B) General Standard. Neighborhood convenience shopping centers shall be compatible with the character of 
the surrounding neighborhood utilizing high quality materials and finishes and shall be internally 
compatible and harmonious with respect to quality design, aesthetics and materials, tailored specifically to 
the site and its context.  
 

(C) Land Use. 
 
(1) Size of Development. A convenience shopping center shall be situated on seven (7) or fewer acres 

with four (4) or more business establishments located in an area that is planned and developed as a 
whole. 
 

(2) Permitted Uses. Permitted uses include retail stores, personal and business services, convenience 
retail stores (with accessory gas pumps), restaurants without drive-up windows, equipment rental 
(not including outdoor storage), professional offices, limited banking services such as automated 
teller machines, multi-unit dwellings, medical offices and clinics, small animal veterinary clinics, and 
day care services.  
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(3) Phasing of Improvements. If a center is to be built in phases, each phase shall include an 
appropriate share of the proposed streets and circulation system, landscaping and outdoor spaces, 
screening and other site and architectural amenities of the entire project. The extent of these 
improvements shall be determined for each phase of a specific project at the time of project 
development approval, and may not be based solely upon a proportional or equal share of the entire 
site. Requirements for a phased project may include off-site improvements.  

 
(D) Buildings. 

 
(1) Architectural Style. Standardized architecture, recognized as a prototype of a larger chain of 

establishments, shall be customized as necessary to express a level of quality that enhances the 
distinctive character of the immediate neighborhood and the City as a whole. Forms and finish materials 
of buildings, signage, gasoline pump canopies and other accessory structures shall be compatible with 
the architectural character of the adjacent area through compliance with all of the following standards:  

 
(a) All buildings, including gasoline pump canopies, shall utilize a consistent architectural style, with 

different buildings, businesses or activities in the center distinguished by variations within the 
architectural style.  
 

(b) The sides and backs of buildings shall be as visually attractive as the front through the design of roof 
lines, architectural detailing and landscaping features.  
 

(c) Quality finish materials shall be utilized. Such materials may include, but need not be limited to:  
 

(I) brick masonry or stone;  
 

(II) integrally tinted, textured masonry block;  
 

(III) stucco; or 
 

(IV) wood siding. 
 

(d) Where any sloped roofs and canopies are used, they shall be covered with:  
 

(I) high profile asphalt shingles; 
 

(II) natural clay tiles;  
 

(III) slate;  
 

(IV) concrete tiles - with natural texture and color;  
 

(V) ribbed metal; or 
 

(VI) wood shakes or shingles, provided that the roof includes required fire protection. 
 

(e) Vending machines and other site accessories shall be integrated into the architectural theme of the 
center.  
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(2) Building Placement. Minimum building setbacks from the property line of any adjoining residential use 

shall be twenty (20) feet.  
(E) Site Design. 

 
(1) Screening. 

 
(a) Screening walls or fences shall be at least five (5) feet, but not more than eight (8) feet in height.  

 
(b) Fences or walls shall be constructed of material similar to, or compatible with and complementary to, 

the primary building material and architecture. (Chain link type fences with or without wood slats or 
other inserts are not acceptable screening devices.) Fencing shall not impair traffic safety by 
obscuring views.  
 

(c) Long expanses or fences or wall surfaces shall be architecturally designed so as to avoid monotony 
by use of repeating elements, alternative opaque and transparent sections, or architectural elements 
including pillars.  

  
(2) Landscaping/Streetscapes. 

 
Ground signage, if any, shall be incorporated into the landscape design.  

 
(3) Site Setbacks. 

 
(a) Minimum setbacks of parking and drives from public rights-of-way shall be as follows:  

 
(I) twenty-five (25) feet from any arterial right-of-way; and  

 
(II) fifteen (15) feet from any nonarterial right-of-way.  

 
(b) Minimum setbacks of parking and drives from other land uses shall be as follows:  

 
(I) twenty (20) feet from the property line of any residential use; and  

 
(II) five (5) feet from the property line of nonresidential uses, except a property line 

between buildings or uses with shared parking areas where zero (0) feet is required.  

DIVISION 5.16 SIGNS

5.16.1 SIGNS GENERALLY. 

  
(A) Title; Purpose and Intent.  

 
(1) Title. Sections 5.16.1, 5.16.2, 5.16.3, 5.16.4, and 5.16.5 may be collectively referred to as the "City of Fort 

Collins Sign Code," or the "Sign Code". Definitions related to the Sign Code are set out in Section 7.1.2, 
Definitions. 
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(2) Purpose and Intent. The purpose and intent of the Sign Code is to set out reasonable regulations for the 
design, location, installation, display, operation, repair, maintenance, and removal of signs in a manner that 
advances the City's legitimate, important, substantial, and compelling interests, while simultaneously 
safeguarding the constitutionally protected right of free speech.   

 
(B) Interests. The City has a legitimate, important, substantial, or compelling interest in:   

 
(1) Preventing the proliferation of signs of generally increasing size, dimensions, and visual intrusiveness (also 

known as "sign clutter") that tends to result from property owners competing for the attention of passing 
motorists and pedestrians, because sign clutter:   

 
(a) Creates visual distraction and obstructs views, potentially creating safety hazards for motorists, 

bicyclists, and pedestrians;   
 

(b) May involve physical obstruction of streets, sidewalks, or trails, creating public negative impacts;   
 

(c) Degrades the aesthetic quality of the City, making the City a less attractive place for residents, business 
owners, visitors, and private investment; and 
 

(d) Dilutes or obscures messages on individual signs due to the increasing competition for attention.   
 
(2) Maintaining and enhancing the historic character of historic Downtown Fort Collins, a unique historic 

resource of exceptional quality and vibrancy.   
 

(3) Protecting the health of the City's tree canopy, an important community asset that contributes to the 
character, environmental quality, and economic health of the City and the region.   
 

(4) Maintaining a high-quality aesthetic environment to protect and enhance property values, leverage public 
investments in streets, sidewalks, trails, plazas, parks, open space, civic buildings, and landscaping, and 
enhance community pride.   
 

(5) Protecting minors from speech that is harmful to them according to state or federal law, by preventing 
such speech in places that are accessible to and used by minors.   

 
(C) Findings. The City finds that:   

 
(1) Content-neutrality, viewpoint neutrality, and fundamental fairness in regulation and review are essential to 

ensuring an appropriate balance between the important, substantial, and compelling interests set out in 
Section 5.16.1(B) and the constitutionally-protected right to free expression. 
 

(2) The regulations set out in the Sign Code are unrelated to the suppression of constitutionally-protected free 
expression, do not relate to the content of protected messages that may be displayed on signs, and do not 
relate to the viewpoint of individual speakers. 
 

(3) The incidental restriction on the freedom of speech that may result from the regulation of signs pursuant to 
the Sign Code is no greater than is essential to the furtherance of the important, substantial, and 
compelling interests that are set out in Section 5.16.1(B).   
 

(4) Regulation of the location, number, materials, height, sign area, form, and duration of display of temporary 
signs is essential to prevent sign clutter.   
 

(5) Temporary signs may be degraded, damaged, moved, or destroyed by wind, rain, snow, ice, and sun, and 
after such degradation, damage, movement, or destruction, such signs harm the safety and aesthetics of 
the City's streets if they are not removed.   
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(6) Certain classifications of speech are not constitutionally protected due to the harm that they cause to 
individuals or the community.   

 
(D) Applicability, exemptions, and permit exceptions.  

 
(1) Applicability. The provisions of the Sign Code shall apply to the display, construction, installation, erection, 

alteration, use, location, maintenance, and removal of all signs within the City that are not specifically 
exempt from such application.   

 
(2) Sign Permits.  

 
(a) No sign shall be displayed, constructed, installed, erected, refaced, or altered within the City limits until 

the City has issued a sign permit, unless the sign qualifies as an exception to the permit requirements.   
 

(b) No permit is required for routine sign maintenance, painting, or replacing light sources with lighting of 
comparable intensity (however, the installation of a new manual changeable copy message center or 
electronic message center does require a permit).   

 
(3) Sign Regulation Exemptions. The Sign Code does not apply to:   

 
(a) Signs of any type that are installed or posted (or required to be installed or posted) by the Federal 

government, the State of Colorado, Larimer County, the City, or a School District (collectively, 
"Governmental Entities"), on property owned or controlled by a Governmental Entity; and/or   
 

(b) Required signs, posted in accordance with applicable law or regulations.   
 
(4) Sign Regulation Partial Exemptions. The following signs are subject only to subsections (E) through (L) of 

this Section 5.16.1, inclusive, and shall not require a sign permit:   
 

(a) Signs that are not visible from any of the following areas due to the configuration of the building(s) or 
structure(s) or the topography of the site upon which the signs are located:   

 
(I) Residential lots;   

 
(II) Adjoining property that is not under common ownership;   

 
(III) Public rights-of-way; or   

 
(IV) Property that is located at a higher elevation than the property upon which the sign is 

displayed.   
 

(b) Signs that are not legible from adjoining property or rights-of-way due to the configuration of the 
building(s) or structure(s) or the topography of the site upon which the signs are located or the 
orientation or setback or typeface of the sign, provided that:   

 
(I) One (1) such sign may have a sign area that is not more than thirty five (35) square feet, 

and if a sign area allowance applies to the site, fifty (50) percent of the sign area of the sign 
is counted towards the sign area allowance;   
 

(II) Other such signs may have a sign area that is not more than eight (8) square feet, and are 
not counted towards any applicable sign area allowance.   

 
(c) Horizontal projected light signs that are projected onto private property, provided that they are not 

projected onto required signs.   
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(5) Sign Permit Exceptions. The following signs may be displayed, constructed, installed, erected, or altered 
without a sign permit, but are not exempt from other applicable provisions of Section 5.16.2 or Section 
5.16.3:   

 
(a) One (1) optional residential sign per street-facing building elevation of a residential building not 

exceeding four (4) square feet in area;   
 

(b) Flags that are hung from not more than three (3) rigid, straight, building-mounted or ground-mounted 
flagpoles per one hundred (100) feet of property frontage or fraction thereof, provided that:   

 
(I) No more than three (3) flags are flown from any one (1) flagpole;   

 
(II) No flag obstructs pedestrian, bicycle, or vehicular traffic, or a required sight triangle; and   

 
(III) No flag exceeds thirty-two (32) square feet in area; 

 
(c) Small signs, as follows:   

 
(I) Signs that are affixed to a building or structure, that do not exceed two (2) square feet in 

sign area, provided that only one (1) such sign is present on each elevation that is visible 
from public rights-of-way or adjoining property; and   
 

(II) Signs that are less than one (1) square foot in area that are affixed to machines, equipment, 
fences, gates, walls, gasoline pumps, public telephones, or utility cabinets;   

 
(d) Temporary seasonal decorations;   

 
(e) Temporary signs (except feather flags and attached or detached temporary banners and pennants, all of 

which require a sign permit); and   
 

(f) Window signs that are less than six (6) square feet in area, provided that:   
 

(I) The total area covered by window signs:   
 

(i) Does not exceed twenty-five (25) percent of the area of the architecturally distinct 
window in which they are located; and   
 

(ii) Does not exceed twenty-five (25) percent of the sign allowance described in Section 
5.16.2(A); and   

 
(II) The window signs are not illuminated.   

 
(E) Relationship to Other Regulations.  

 
(1) In addition to the regulations set out in the Sign Code, signs may also be subject to applicable State laws 

and regulations (e.g., State of Colorado, Department of Highways, "Rules and Regulations Pertaining to 
Outdoor Advertising," effective January 1, 1984, as may be amended from time to time), Federal laws and 
regulations, and applicable adopted building and electrical codes. Exceptions to the sign permit 
requirements do not constitute exemptions to other applicable codes or permit requirements.   
 

(2) Where any provision of the Sign Code covers the same subject matter as other regulations of the City, the 
more specific regulation shall control the more general one, unless the City determines that the more 
restrictive regulation is clearly unenforceable as a matter of law.   
 

Page 645

Item 13.



  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-116 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

(3) Where any provision of the Sign Code covers the same subject matter as other regulations of the State of 
Colorado or the United States, the applicant is advised that nothing in this Chapter shall be construed as a 
defense to a violation of applicable state or federal law except as may be provided in the state or federal 
law.   
 

(4) All signs within the Old Town Historic District within the Downtown District must comply with the Old 
Town Historic District Design Standards except that the Old Town Historic District Design Standards shall 
not be interpreted to limit the content of the sign.   
 

(5) The Downtown District shall be defined by the boundary exhibited in the 2017 Fort Collins Downtown 
Plan.   

 
(F) Measurements.  

 
(1) Property Frontage. Property frontage is measured as the length of each property boundary that abuts a 

public street right-of-way.   
 

(2) Sign Area.  
 
 

(a) Generally. In general, sign area is the area within a continuous polygon with up to eight (8) straight 
sides that completely encloses the limits of text and graphics of a sign, together with any frame or other 
material or color forming an integral part of the display or used to differentiate the sign's contents from 
the background against which they are placed.   
 

(b) Additions. The area of all freestanding and ground signs shall include the area of the sign face(s) as 
calculated in subsection (F)(2)(a), together with any portion of the sign structure which exceeds one 
and one-half (1½) times the area of the sign face(s).   
 

(c) Exclusions. The sign area does not include the structure upon which the sign is placed (unless the 
structure is an integral part of the display or used to differentiate it), but does include any open space 
contained within the outer limits of the display face, or between any component, panel, strip, or figure 
of any kind composing the display face, whether this open space is enclosed by a frame or border or 
not.   

  
 
 
 
 
 

Figure (F)(2)(c) Sign Area Measurement  
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(d) Multiple Sign Faces. Freestanding temporary signs may have multiple faces. The area of such signs is 
measured using the vertical cross-section that represents the sign's maximum projection upon a vertical 
plane (e.g., for a sign with two (2) opposite faces on the same plane, the total cumulative area of both 
faces is used for area calculation).   

 

 
 

Figure (F)(2)(d) Multiple Sign Faces  
 

 
(e) Three-Dimensional Sign Faces. The area of signs that do not have a flat sign face is measured using the 

vertical cross-section that represents the sign's maximum projection upon a vertical plane.   
  
 

Figure (F)(2)(e)  
Three-Dimensional Sign Faces  

 

 
 
(3) Sign Clearance. Sign clearance is the distance between the bottom of a sign or related structural element 

that is not affixed to the ground and the nearest point on the ground-level surface under it.   
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Figure (F)(3)  
Sign Clearance  

 

 
 
(4) Sign Height. Sign height is measured as:   

 
(a) For ground-mounted signs:   

 
(I) The distance between ground level at the base of the sign and the top of the sign or sign 

structure, whichever is higher; or   
 

(II) If the average grade under the base of the sign is more than two (2) feet lower than the 
average grade of the nearest adjoining street, then the height of the detached sign shall be 
measured from the elevation of the flowline of the street to the top of the sign or sign 
structure.   

 
  

Figure (F)(4)(a)  
Sign Height (Ground-Mounted Signs)  
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(b) For building-mounted signs, the greatest distance between the lowest part of the sign or sign structure 
and the highest part of the sign or sign structure.   

  
Figure (F)(4)(b)  

Sign Height (Building-Mounted Signs)  
 
 

 
 

(5) Projection. Projection is the horizontal distance between a building wall or fascia to which a sign is 
mounted and the part of the sign or sign structure that is most distant from the wall or fascia, Measured 
perpendicular to the vertical plane of the wall or fascia.   

  
Figure (F)(5) Projection  

 

 
 
(6) Setbacks. Sign setbacks are measured perpendicularly from the property line that defines the required 

setback to the nearest point on the sign or sign structure.   
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(G) Prohibited signs and sign elements.  

 
(1) Generally. The prohibitions in this subsection (G) apply to temporary and permanent signs in all areas of 

the City.  
 

(2) Prohibited Signs. The following signs are not allowed, whether temporary or permanent:   
 

(a) Temporary signs, except as specifically permitted in Section 5.16.3, Temporary Signs;   
 

(b) Portable signs, except as permitted in the Code of the City of Fort Collins Chapter 24, Article IV;   
 

(c) Wind-driven signs except flags, feather flags, banners, and pennants in compliance with Section 5.16.3;   
 

(d) Inflatable signs, and signs that are designed to appear as inflatable signs (e.g., plastic balloons);   
 

(e) Revolving or rotating signs;   
 

(f) Permanent off-premises signs;   
 

(g) Billboards; and   
 

(h) Abandoned signs.   
 
(3) Prohibited Design Elements. The following elements shall not be incorporated as an element of any sign 

or sign structure, whether temporary or permanent:   
 

(a) Animated or moving parts, including any moving, swinging, rotating, or spinning parts or flashing, 
blinking, scintillating, chasing, fluctuating, or otherwise animated light; except as expressly allowed in 
this Sign Code;   
 

(b) Cardboard, card stock, or paper, except when laminated or used as a window sign located on the 
interior side of the window;   
 

(c) Motor vehicles, unless:   
 

(I) The vehicles are operational, and either:   
 

(i) Automobile dealer inventory; or   
 

(ii) Regularly used as motor vehicles, with current registration and tags.   
 

(II) The display of signage on the motor vehicle would not interfere with the immediate 
operation of the motor vehicle (e.g., signs that are held in place by an open hood or trunk 
are not allowed; signs that cover windows are not allowed; and signs that would fall off of 
the vehicle if the vehicle were in motion are not allowed); and   
 

(III) The motor vehicle is legally parked in a vehicle use area depicted on an approved site 
plan.   

 
(d) Semi-trailers, shipping containers, or portable storage units, unless:   

 
(I) The trailers, containers, or portable storage units are:   

 
(i) Structurally sound and capable of being transported;   
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(ii) Used for their primary purpose (e.g., storage, pick-up, or delivery); and   

 
(iii) If subject to registration, have current registration and tags; and   

 
(II) The display of signage is incidental to the primary purpose; and   

 
(i) The semi-trailer, shipping container, or portable storage unit is parked or placed in a 

designated loading area or on a construction site in an area that is designated on an 
approved construction staging plan.   

 
Exception: This standard does not apply to shipping containers that are used as building cores.  

 
(e) Stacked products (e.g., tires, soft drink cases, bagged soil or mulch) that are placed in unapproved 

outdoor storage locations;   
 

(f) Materials with a high degree of specular reflectivity, such as polished metal, installed in a manner that 
creates substantial glare from headlights, streetlights, or sunlight.   
 
Exception: This standard does not prohibit retroreflective materials that comply with the standards set 
forth in the Manual on Uniform Traffic Control Devices.  
 

(g) Rooftop signs and all other types of signs that project above the roof deck, except that signs are 
allowed on parapet walls if the parapet wall was constructed as a part of the building and the parapet 
wall includes a sign band within which the sign is installed.  
  
Exception: Secondary Roof signs as provided in subsection 5.16.2(F).  

 
(4) Prohibited Obstructions. In no event shall a sign, whether temporary or permanent, obstruct the use of:   

 
(a) Building ingress or egress, including doors, egress windows, and fire escapes;   

 
(b) Operable windows (with regard to movement, not transparency); or   

 
(c) Equipment, structures, or architectural elements that are related to public safety, building operations, or 

utility service (e.g., standpipes, downspouts, fire hydrants, electrical outlets, lighting, vents, valves, and 
meters).   

 
(5) Prohibited Mounts. No sign, whether temporary or permanent, shall be posted, installed, mounted on, 

fastened, or affixed to any of the following:   
 

(a) Any tree or shrub;   
 

(b) Any utility pole or light pole, unless:   
 

(I) The sign is a banner or flag that is not more than ten (10) square feet in area;   
 

(II) The owner of the utility pole or light pole consents to its use for the display of the banner or 
flag;   

 
(III) The banner or flag is mounted on brackets or a pole that extends not more than thirty (30) 

inches from the utility pole or light pole;   
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(IV) The banner or flag is either situated above an area that is not used by pedestrians or 
vehicles, or the bottom of the banner or flag has a sign clearance of at least eight (8) feet; 
and   

 
(V) Any applicable City encroachment or banner permits are obtained.  

 
(c) Utility cabinets.   

 
(H) Prohibited Locations. In addition to applicable setback requirements and other restrictions of this Sign Code, 

no sign shall be located in any of the following locations:   
 
(1) In or over public rights-of-way (which, in addition to streets, may include other sidewalks, parkways, trails, 

multi-use pathways, retaining walls, utility poles, traffic calming devices, medians, and center islands that 
are within public rights-of-way), except:   

 
(a) Signs painted on or affixed to transit shelters and bus benches as authorized by the provider of the 

shelter or bench, but not extending beyond the physical structure of the shelter or bench;   
 

(b) Signs that are the subject of a revocable license agreement with the City, installed and maintained in 
accordance with the terms of that agreement;   
 

(c) Portable signs permitted pursuant to the Code of the City of Fort Collins, Chapter 24, Article IV; or   
 

(d) Signs posted by the City or jurisdiction that owns or maintains the right-of-way; or   
 
(2) Within any sight distance triangle, as provided in subsection (I), below.   

 
(I) Illumination. The illumination of signs, where permitted, shall comply with the standards of this subsection (I) 

and Division 5.12, Exterior Site Lighting.   
 
(1) Generally.  

 
(a) In general, attached illuminated signs shall be turned off by 11:00 PM if they located within three 

hundred (300) feet of property that is zoned, used, or approved for residential use. However, signs may 
be illuminated in Downtown, Commercial/Industrial, and Mixed-Use sign districts after 11:00 PM if:   

 
(I) The operating hours of the use to which the sign relates extend past 10:30 PM, in which 

case the sign shall be turned off not more than thirty (30) minutes after the end of 
operating hours each day; and the sign is dimmed by at least thirty (30) percent between 
midnight and 6:00 AM;    
 

(II) The lighting that illuminates the sign is used primarily for the protection of the premises or 
for safety purposes; or   

 
(III) The sign is separated from residential uses by an arterial street.   

 
(b) Illuminated signs shall avoid the concentration of illumination. The intensity of the light source shall not 

produce glare, the effect of which constitutes a traffic hazard or nuisance to adjoining property.   
 

(c) No sign or associated luminaire shall create light spillover of more than one (1) lux at any property line 
that is zoned or used for single-unit detached, duplex, or townhome purposes.   
 

(d) Every electric sign shall have affixed thereon an approved Underwriters' Laboratories label, and all 
wiring connected to such sign shall comply with all provisions of the National Electrical Code, as 
adopted by the City.   
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(e) Electrical service to freestanding signs shall be installed underground. Electrical service to attached 

signs shall be provided from the building and concealed from view.   
 
(2) Internal Illumination.  

 
(a) No internal sign lighting shall include any exposed light source, except that neon or comparable tube 

lighting is permitted in locations where internal sign illumination is allowed.   
 

(b) During the time between sunset and the time an illuminated sign must be turned off pursuant to 
subsection (I)(1)(a), above, internally lit signs (including electronic message centers) shall not exceed six 
hundred (600) nits of luminance.   

 
(3) Indirect Lighting.  

 
(a) All signs that use indirect lighting shall have their lighting directed in such a manner as to illuminate only 

the face of the sign, and not to create glare or sky glow.   
 

(b) When indirect lighting is used to illuminate detached signs, the light source must be concealed from 
view from on and off-site vehicular and pedestrian use areas and from within existing buildings.   
 

(c) Indirect lighting of signs shall not exceed the following illuminance:   
 

(I) Commercial/Industrial and Mixed-Use Sign Districts: six hundred (600) lux.   
 

(II) Downtown Sign District: five hundred (500) lux.   
 

(III) All Other Sign Districts: four hundred (400) lux.   
 
(4) Off-Premises Signage. No new illumination may be added to existing off-premises signage.   

 
(J) Message Centers.  

 
(1) Manual Copy Message Centers.  

 
(a) Design.  

 
(I) Manual changeable copy message centers shall appear integrated into the sign face of a 

permanent sign that also includes text and graphics that are not part of the manual 
changeable copy message center.   
 

(II) No manual changeable copy message center may be constructed using face or screen 
materials such as expanded metal or other types of mesh; any type of corrugated plastic 
such as Filon, V3, or Styrene; or other types of materials that are commonly used for 
"portable" or "homemade" signs.   

 
(b) Dimensions. No manual changeable copy message center shall occupy more than eighty (80) percent 

of the sign area of a sign.   
 

(c) Operation and Maintenance.  
 

(I) No changeable copy sign or portion of a sign may have changeable copy that is nailed, 
pinned, glued, taped, or comparably attached.   
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(II) If any part of the changeable copy portion of a sign or the track type system or other 
method of attachment is absent from the sign, or deteriorates so that it is no longer 
consistent with the style or materials used in the permanent portion of the sign, or is 
altered in such a way that it no longer conforms to the approved plans and specifications, 
the sign shall be removed or repaired within fourteen (14) days.   

 
(2) Electronic Message Centers. Digital electronic message centers ("EMCs") may be incorporated into signs 

as provided in this subsection.   
 

(a) Number, Design, Dimensions.  
 

(I) Not more than one (1) sign with an EMC component is allowed per street frontage.   
 

(II) EMCs shall appear to be incorporated into the face of a permanent sign that includes text or 
graphics that are not part of the EMC.   

 
(III) EMCs shall not have a pixel pitch that is greater than twelve (12) mm.   

 
(IV) EMCs shall be integrated harmoniously into the design of the sign face and structure, shall 

not be the predominant element of the sign, and if located at the top of a sign, the sign 
must include a substantial cap feature above the EMC, which consists of the same material, 
form, color, and texture as is found on the sign face or structure.   

 
(V) Not more than fifty (50) percent of the sign area of a permitted sign may be occupied by 

EMCs.   
 

(b) Spacing, Prohibitions.  
 

(I) Signs with EMC components shall be separated from each other and from property used or 
if the property is vacant but zoned for residential purposes (except multi-unit buildings 
with more than four [4] units) by a distance of not less than one hundred (100) feet, 
measured in a straight line.   
 

(II) EMCs are not allowed on a freestanding pole sign.  
 

(III) In the Downtown (D) District, wall signs with electronic message centers are not permitted 
on properties located within the boundaries of the Portable Sign Placement Area Map, See 
Section 24-150, et seq., Fort Collins City Code.   

 
(c) Operations.  

 
(I) The message displayed on an EMC shall not change more frequently than once per sixty 

(60) seconds. If a single sign includes multiple EMCs, they shall be considered a single EMC 
for the purposes of this standard.   
 

(II) EMCs shall contain static messages only, and animated, dissolve, or fade transitions are not 
allowed.   

 
(III) EMCs shall be controlled by dimming software and sensors to adjust brightness for 

nighttime viewing and variations in ambient light. The intensity of the light source shall not 
produce glare, the effect of which constitutes a traffic hazard or is otherwise detrimental to 
the public health, safety or welfare.   
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(d) Certification. Prior to acceptance of the installation by the City, the permit holder shall schedule an 
inspection with a Zoning Inspector to verify compliance. The permit holder and the business owner, 
business manager or property manager shall be in attendance during the inspection.   

 
(K) Sight Distance Triangles. Signs that obstruct view within an area between forty-two (42) inches and seventy-

two (72) inches above the flowline of the adjacent street shall be set back from the right-of-way line a 
distance as established in Table (K), Sight Distance Triangles.   

 
Table (K)  

Sight Distance Triangles1  
Type of street  Y distances (ft.)2  X distances (ft.)  Safe sight distance (ft.)  
Arterial   Right: 135 

15 500 
Left: 270 

Collector   Right: 120 
15 400 

Left: 220 
Local   Right: 100 

15 300 
Left: 150 

Table Notes:  
1 These distances are typical sight distance triangles to be used under normal conditions and may be 
modified by the Director of Engineering in order to protect the public safety and welfare in the event that 
exceptional site conditions necessitate such modification.   
2 See Figure (K) for illustration.   
  
  

Figure (K)  
Sight Distance Triangle Setbacks  

 

 
 

(L) Content. Except as provided in this subsection (L), no sign shall be approved or disapproved based on the 
content or message it displays.   

 
(1) Prohibition on Certain Types of Unprotected Speech. The following content, without reference to the 

viewpoint of the individual speaker, shall not be displayed on signs:   
 

(a) Text or graphics that is harmful to minors as defined by state or federal law;   
 

(b) Text or graphics that are obscene, fighting words, defamation, incitement to imminent lawless action, or 
true threats, as such words and phrases are defined by controlling law;   
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(c) Text or graphics that present a clear and present danger due to their potential confusion with traffic 
control signs; or   
 

(d) Signs that provide false information related to public safety (e.g., signs that use the words "Stop," 
"Yield," "Caution," or "Danger," or comparable words, phrases, symbols, or characters that are presented 
in a manner as to confuse motorists or imply a safety hazard that does not exist).   

 
(2) Severability. The narrow classifications of content that are prohibited from display on signs by this 

subsection (L) are either not protected by the United States and Colorado Constitutions, or are offered 
limited protection that is outweighed by the substantial and compelling governmental interests in 
protecting the public safety and welfare. It is the intent of the City Council that each provision of this 
subsection (L) be individually severable in the event that a court holds one or more of them to be 
inconsistent with the United States Constitution or Colorado Constitution.   

 
(M) Sign Districts.  

 
(1) Generally. In recognition that the City is a place of diverse physical character, and that different areas of 

the City have different functional characteristics, signs shall be regulated based on sign district in which 
they are located.   
 

(2) Sign Districts Created. The following sign districts are created: Downtown, Commercial/Industrial, Multi-
unit, Single-unit, and Residential Neighborhood. Sign districts shall correspond to zoning districts as 
provided in Table (M), Sign Districts.  

 
  

Table (M)  
Sign Districts  

Sign District  Corresponding Zoning Districts  
Downtown   D; RDR   
Commercial/Industrial   T; CC; CCN; CCR; CG; CS; CL; HC; E; I   
Mixed-Use   LMN; MMN; HMN; NC   
Multi-unit  OT-B; OT-C; MH   
Single-unit   RUL; UE; RF; RL; OT-A; POL; RC   
Residential Neighborhood 
Sign District   

See map on file at City Clerk's office. To the extent of any geographic overlap 
with other sign districts, the Residential Neighborhood Sign District supersedes 
the overlapped sign district.   
  

  
  

5.16.2 PERMANENT SIGNS 

 
(A) Sign Area Allowance.  

 
(1) Generally. The sign area allowance limits the total amount of sign area that may be allocated to certain 

types of signs (listed in Tables (B) to (F)) on a site based on the location and use of the site. Sign area 
allowance is calculated as set out in Table (A), Sign Area Allowance.   

 
Table (A) Sign Area Allowance  

Location/Use  Calculation  

For 1st 200 lf. of 
bldg. frontage. 

+ 
For each lf. of 

bldg. frontage in 
excess of 200 lf. 

= But not less than 

Generally   
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All Sign 
Districts1   

2 sf./lf. + 1 sf./lf. = 
1 sf./lf. of lot 

frontage 
TABLE NOTES:  
1 Sign allowance is calculated per building frontage and may only be applied to the frontage to which the 
calculations apply. No more than 3 building frontages shall be used for the purposes of the sign allowance 
calculations.   
  

 
(2) Sites without Frontage on Public Streets. If a building does not have frontage on a dedicated public 

street, the owner of the building may designate the one building frontage for the purpose of calculating the 
sign area allowance.   
 

(3) Allocation of Sign Area Allowance.  
 

(a) If the only building frontage that fronts on a public street is a wall containing no signs, the property 
owner may designate another building frontage on the building on the basis of which the total sign 
allowance shall be calculated, provided that no more than twenty-five (25) percent of the total sign 
allowance permitted under this Sign Code may be placed on frontage other than the building fascia 
which was the basis for the sign allowance calculation.   
 

(b) In all other cases, the sign allowance for a property may be distributed in any manner among its building 
and/or street frontages except that no one building, or street frontage may contain more sign area than 
one hundred (100) percent of the sign area allowance.   

  
Figure (A), Sign Types  
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(B) Wall Signs. Wall signs are allowed according to the standards in Table (B), Wall Signs.   
 

Table (B)  
Wall Signs  

Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  

Downtown 
Commercial/  

Industrial 
Mixed-Use Multi-Unit Single-Unit 

Within 
Residential 

Neighborhood 
Sign District1 

Applied or Painted Wall Signs  
Max. #   

Not limited. Not limited. 

1 per single-unit 
dwelling or 

duplex building 
that fronts on an 
arterial; or 1 per 
nonresidential 

use. 

1 per single-unit 
dwelling or 

duplex building 
that fronts on an 
arterial; or 1 per 
nonresidential 

use. 

1 per single-unit 
dwelling or 

duplex building 
that fronts on an 
arterial; or 1 per 
nonresidential 

use. 

1 per single-unit 
dwelling or 

duplex building 
that fronts on an 

arterial; not 
limited for 

nonresidential 
uses. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Yes. 

Max. Sign 
Area   

In addition to 
sign allowance, 
6 sf. is allowed 
on rear wall if: 

(i) the wall 
includes a 

public entrance; 
(ii) site is within 

DDA Alley 
Enhancement 
Project area; 

and (iii) a 
projecting sign 
is not installed 

on the wall. 

Limited by sign 
area allowance. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Limited by sign 
area allowance, 
except if tenant 
space does not 
have outside 
wall, in which 

case 30 sf. 

Max. Sign 
Height   

4.5 ft. if within 
15 ft. of 

elevation of 
sidewalk below; 
7 ft. if above 15 
ft. of elevation 

of sidewalk 
below but any 
portion below 
fourth story; 9 
ft. if entirely 
above fourth 

story. 

7 ft. 7 ft. 7 ft. 7 ft. 

2.5 ft. within 
Neighborhood 

Service Center or 
Neighborhood 

Commercial Uses; 
2 ft. within 

Convenience 
Shopping Center 
use; and 1.5 ft. for 

all other 
Institutional, 

Business, 
Commercial, or 

other 
Nonresidential 

uses. 
Max. Sign 
Width   

N/A. N/A. N/A. N/A. N/A. N/A. 
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Allowed 
Lighting   

Indirect only. Indirect only. Indirect only. Indirect only. None. Indirect only. 

Other 
Standards   

For flush wall 
signs consisting 

of framed 
banners, all 

banners shall be 
sized to fit the 

banner frame so 
that there are 

no visible gaps 
between the 
edges of the 

banner and the 
banner frame. 

For flush wall 
signs consisting 

of framed 
banners, all 

banners shall 
be sized to fit 

the banner 
frame so that 
there are no 
visible gaps 
between the 
edges of the 

banner and the 
banner frame. 

Not allowed if 
detached sign is 

installed. 

Not allowed if 
detached sign is 

installed. 

Not allowed if 
detached sign is 

installed. 

Location shall 
harmonize with 
architecture of 

the building(s) to 
which sign is 

attached, (e.g., 
projection, relief, 
cornice, column, 

change of 
building material, 
window or door 
opening); Flush 
wall signs shall 
align with other 

such signs on the 
same building. 

  
  

Figure (B)(1)  
Applied or Painted Wall Signs  

 

 
 
 
 
 
 

Table (B)  
Wall Signs  

Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  

Downtown 
Commercial/  

Industrial 
Mixed-Use Multi-Unit Single-Unit 

Within 
Residential 

Neighborhood 
Sign District1 

Applied or Painted Wall Signs - Vertically Oriented  
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Max. #   

1 per building. 1 per building. 1 per building. 1 per building. 1 per building. 

1 per single-unit 
dwelling or 

duplex building 
that fronts on an 

arterial; 1 per 
building for 

nonresidential 
uses. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Yes. 

Max. Sign 
Area   

Limited by 
sign area 

allowance. 

Limited by sign 
area allowance. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Single-unit or 
duplex building: 

4 sf.   
Nonresidential 

use: 35 sf. 

Limited by sign 
area allowance, 
except if tenant 
space does not 
have outside 
wall, in which 

case 30 sf. 
Max. Sign 
Height   

10' if within 
15' if elevation 

of sidewalk 
below; 25 ft. 

if above 15' of 
elevation of 

sidewalk 
below. 

25 ft. 25 ft. 25 ft. 25 ft. 25 ft. 

Max. Sign 
Width   

2 ft. 2 ft. 2 ft. 2 ft. 2 ft. 2 ft. 

Allowed 
Lighting   

Indirect only. Indirect only. Indirect only. Indirect only. Indirect only. Indirect only. 

  
 

Figure (B)(2)  
Applied or Painted Wall Signs - Vertically Oriented  
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Table (B)  
Wall Signs  

Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  

Downtown 
Commercial/  

Industrial 
Mixed-Use Multi-Unit Single-Unit 

Within 
Residential 

Neighborhood 
Sign District1 

Cabinet Wall Signs or Dimensional Wall Signs  
Max. #   

Not limited. Not limited. 

Not limited for 
nonresidential or 
mixed-use; 1 per 

building per 
frontage for 
multi-unit 
properties. 

Not limited for 
nonresidential or 
mixed-use; 1 per 

building per 
frontage for 
multi-unit 
properties. 

Not limited for 
nonresidential or 
mixed-use; 1 per 

building per 
frontage for 
multi-unit 
properties. 

Not limited for 
nonresidential or 
mixed-use; 1 per 

building per 
frontage for 
multi-unit 
properties. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Nonresidential 

uses only. 
Yes. Yes. Yes. 

Max. Sign 
Area   

Limited by 
sign area 

allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Max. Sign 
Height   

4.5 ft. if 
within 15 ft. of 
elevation of 

sidewalk 
below; 7 ft. if 
above 15 ft. of 
elevation of 

sidewalk 
below but 

any portion 
below fourth 
story; 9 ft. if 

entirely 
above fourth 

story. 

7 ft. 7 ft. 7 ft. 7 ft. 

2.5 ft. within 
Neighborhood 

Service Center or 
Neighborhood 

Commercial Uses; 
2 ft. within 

Convenience 
Shopping Center 
use; and 1.5 ft. for 

all other 
Institutional, 

Business, 
Commercial, or 

other 
Nonresidential 

uses. 
Max. 
Projection   

1 ft. 1 ft. 1 ft. 1 ft. 1 ft. 1 ft. 

Allowed 
Lighting   

Any. Any. Any. None. None. Internal only. 

Other 
Standards   

Raceway 
must be 

finished to 
match color 

of wall; 
raceway must 
be not more 
than 50% of 

height of 
attached 
letters or 
shapes. 

Raceway must 
be finished to 
match color of 
wall; raceway 
must be not 

more than 50% 
of height of 

attached letters 
or shapes. 

Raceway must 
be finished to 
match color of 
wall; raceway 
must be not 

more than 50% 
of height of 

attached letters 
or shapes. 

Raceway must 
be finished to 
match color of 
wall; raceway 
must be not 

more than 50% 
of height of 

attached letters 
or shapes. 

Raceway must 
be finished to 
match color of 
wall; raceway 
must be not 

more than 50% 
of height of 

attached letters 
or shapes. 

Raceway must be 
finished to match 

color of wall; 
raceway must be 

not more than 
50% of height of 
attached letters 

or shapes. 
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(C) Window Signs. Window signs are allowed according to the standards in Table (C), Window Signs.   
 

Table (C)  
Window Signs  

Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  

Downtown 
Commercial/  

Industrial 
Mixed-Use Multi-Unit Single-Unit 

Within 
Residential 

Neighborhood 
Sign District1 

All Window Signs  
Max. #   Not limited.1   Not limited.1   Not limited.1   Not limited.   Not limited.   Not limited.   
Subject to 
Sign Area 
Allowance   

Yes, except as 
provided in 

"other 
standards," 

below. 

Yes, except as 
provided in 

"other 
standards," 

below. 

Nonresidential 
only, and except 

as provided in 
"other 

standards," 
below. 

No. No. Yes. 

Max. Sign 
Area2   

Up to 50% of 
area of 

architecturally 
distinct window. 

Up to lesser of 
50% of area of 
architecturally 

distinct window 
or 80 sf. 

Up to lesser of 
50% of area of 
architecturally 

distinct window 
or 80 sf. 

Nonresidential: 
Up to lesser of 
50% of area of 
architecturally 

distinct window 
or 80 sf.; 

Residential: 6 sf. 

Nonresidential: 
Up to lesser of 
50% of area of 
architecturally 

distinct window 
or 80 sf.; 

Residential: 6 sf. 

Nonresidential: 
Up to lesser of 
25% of area of 
architecturally 

distinct window 
or 80 sf.; 

Residential: 6 sf. 
Max. Sign 
Height   

No Max. 7 ft. 7 ft. 3 ft. 3 ft. 3 ft. 

Allowed 
Lighting   

Internal. Internal. Internal. None. None. Internal. 

Other 
Standards   

Window signs 
that are not 

exempt from 
sign permits are 
counted towards 

sign area 
allowance. See 
subsection (A), 

above, and 
Section 

5.16.1(D)(5)(f). 

Window signs 
that are not 

exempt from 
sign permits are 
counted towards 

sign area 
allowance. See 
subsection (A), 

above, and 
Section  

5.16.1(D)(5)(f). 

Window signs 
that are not 

exempt from 
sign permits are 
counted towards 

sign area 
allowance. See 
subsection (A), 

above, and 
Section 

5.16.1(D)(5)(f). 

Not allowed 
above the first 

story of 
nonresidential 

buildings. 

Not allowed 
above the first 

story of 
nonresidential 

buildings. 

Not allowed 
above the first 

story of 
nonresidential 

buildings. 

  
(D) Projecting Signs. Projecting signs include awning signs, marquee signs, under-canopy signs, and fin signs. 

Projecting signs are allowed according to the standards in Table (D), Projecting Signs. Projecting signs shall 
not extend into the public right-of-way, except that the City may grant a revocable license to allow projecting 
signs to encroach into the right-of-way.   

 
Table (D)  

Projecting Signs  
Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  
Downtown  Commercial/  

Industrial  
Mixed-Use  Multi-Unit Single-Unit  Within 

Residential 
Neighborhood 
Sign District1  

Awning Signs  
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Max. #   

1 per awning. 1 per awning. 1 per awning. 

1 per awning; 
limited to 

nonresidential 
uses. 

1 per awning; 
limited to 

nonresidential 
uses. 

1 per awning; 
limited to 

nonresidential 
uses. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Nonresidential 

uses only. 
Yes. 

Max. Sign 
Area   

Lesser of 35 sf. 
or 25% of total 

area of the 
awning. 

Lesser of 35 sf. 
or 25% of total 

area of the 
awning. 

Lesser of 35 sf. 
or 25% of total 

area of the 
awning. 

Lesser of 35 sf. 
or 25% of total 

area of the 
awning. 

Lesser of 10 sf. 
or 10% of total 

area of the 
awning. 

Lesser of 35 sf. 
or 25% of total 

area of the 
awning. 

Max. 
Projection 
(may 
project into 
right-of-way 
with 
revocable 
license)   

7 ft. 7 ft. 7 ft. 7 ft. 7 ft. 7 ft. 

Min. Sign 
Clearance   

8 ft. to awning; 7 
ft. to valance. 

8 ft. to awning; 7 
ft. to valance. 

8 ft. to awning; 7 
ft. to valance. 

8 ft. to awning; 7 
ft. to valance. 

8 ft. to awning; 7 
ft. to valance. 

8 ft. to awning; 7 
ft. to valance. 

Allowed 
Lighting   

Indirect; or 
backlighting of 

letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

Indirect; or 
backlighting of 

letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

Indirect; or 
backlighting of 

letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

Indirect; or 
backlighting of 

letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

For 
nonresidential 

uses only; 
Indirect; or 

backlighting of 
letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

Indirect; or 
backlighting of 

letters and 
graphics is 
allowed if 

background is 
completely 

opaque. 

Other 
Standards   

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Not allowed 
above first story; 
awning must be 

installed over 
window or 

building 
entrance   

Awning sign 
shall not project 

above top of 
awning or 

beyond face of 
awning. 

Under-Canopy Signs  
Max. #   1 per building 

entrance for 
canopies that 

are attached to 
buildings; 1 per 
elevation for 

detached 
canopies. 

1 per building 
entrance for 

canopies that 
are attached to 
buildings; 1 per 
elevation for 

detached 
canopies. 

1 per building 
entrance for 

canopies that 
are attached to 
buildings; 1 per 
elevation for 

detached 
canopies. 

1 per building 
entrance for 

canopies that 
are attached to 
buildings; 1 per 
elevation for 

detached 
canopies. 

1 per building 
entrance for 

canopies that 
are attached to 
buildings; 1 per 
elevation for 

detached 
canopies. 

Under canopies 
that cover 

vehicular use 
areas: 1 per 

street frontage; 
all others not 

limited. 
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Subject to 
Sign Area 
Allowance   

Yes. Yes. Yes. Yes. Yes. Yes. 

Max. Sign 
Area (per 
face)   

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Not covering 
vehicular use 

area: 4 sf.; 
Covering 

vehicular use 
area: 12 sf. 

Min. Sign 
Clearance   

8 ft. 8 ft. 8 ft. 8 ft. 8 ft. 8 ft. 

Allowed 
Lighting   

Any. Any. Any. Indirect only. Indirect only. Indirect only. 

Other 
Standards   

Under-canopy 
sign shall not 
project above 

top of canopy to 
which it is 
mounted; 
painted or 

applied wall sign 
standards apply 

if parallel to 
building facade; 

secondary fin 
sign standards 

apply if 
perpendicular to 
building facade; 
not allowed if 
secondary fin 

sign is present at 
same entrance. 

Under-canopy 
sign shall not 
project above 

top of canopy to 
which it is 
mounted; 
painted or 

applied wall sign 
standards apply 

if parallel to 
building facade; 

secondary fin 
sign standards 

apply if 
perpendicular to 
building facade; 
not allowed if 
secondary fin 

sign is present at 
same entrance. 

Under-canopy 
sign shall not 
project above 

top of canopy to 
which it is 
mounted; 
painted or 

applied wall sign 
standards apply 

if parallel to 
building facade; 

secondary fin 
sign standards 

apply if 
perpendicular to 
building facade; 
not allowed if 
secondary fin 

sign is present at 
same entrance. 

Not allowed if 
secondary fin 

sign is present at 
same entrance. 

Not allowed if 
secondary fin 

sign is present at 
same entrance. 

Not allowed on a 
canopy that 

covers a 
vehicular use 

area if a canopy 
sign is present; 
not allowed if 
secondary fin 

sign is present at 
same entrance. 

Fin Signs (Primary)  
Max. #   1 per street 

frontage per 
nonresidential, 
mixed-use, or 

multifamily 
building. 

1 per street 
frontage per 

nonresidential, 
mixed-use, or 

multifamily 
building. 

1 per street 
frontage per 

nonresidential, 
mixed-use, or 

multifamily 
building. 

1 per street 
frontage per 

nonresidential, 
mixed-use, or 

multifamily 
building. 

1 per street 
frontage per 

nonresidential, 
mixed-use, or 

multifamily 
building. 

1 per street 
frontage per 

nonresidential, 
mixed-use, or 

multifamily 
building. 

Subject to 
Sign Area 
Allowance   Yes. Yes. 

Yes, but only for 
nonresidential, 
mixed-use, or 

multifamily 
buildings. 

Yes, but only for 
nonresidential, 
mixed-use, or 

multifamily 
buildings. 

Yes, but only for 
nonresidential, 
mixed-use, or 

multifamily 
buildings. 

Yes. 

Max. Sign 
Area   

12 sf. if within 15 
ft. of elevation of 
sidewalk below; 
25 sf. if between 
15 ft. and 45 ft. 

of elevation 
above sidewalk 
below; 45 sf. if 
entirely above 

45 ft. of 

15 sf. 15 sf. 15 sf. 15 sf. 7 sf. 
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elevation above 
sidewalk below. 

Max. Sign 
Height   

7 ft. if within 15 
ft. of elevation of 
sidewalk below; 
10 ft. if 15 ft. to 

45 ft. of 
elevation above 
sidewalk below; 
18 ft. if entirely 
above 45 ft. of 

elevation above 
sidewalk below. 

7 ft. 7 ft. 7 ft. 7 ft. 4 ft. 

Max. 
Projection 
(may 
project into 
right-of-way 
only by 
revocable 
license)   

Entirely or 
partially below 
third story: 3 ft.; 
entirely above 

third story: 6 ft.; 
Not more than 4 
ft. within right-

of-way. 

6 ft.; not more 
than 4 ft. within 

right-of-way. 

6 ft.; not more 
than 4 ft. within 

right-of-way. 

6 ft.; not more 
than 4 ft. within 

right-of-way. 

6 ft.; not more 
than 4 ft. within 

right-of-way. 

4 ft.; not more 
than 4 ft. within 

right-of-way. 

Min. Sign 
Clearance   

8 ft. 8 ft. 8 ft. 8 ft. 8 ft. 8 ft. 

Allowed 
Lighting   

Any. Any. Any. Any. Any. Internal only. 

Other 
Standards   

City may 
authorize up to 

48 in. 
encroachment 

into right-of-way 
by revocable 
license if total 

sign area for fin 
signs is lesser of 

1 sf. per lf. 
building 

frontage or 12 sf. 

City may 
authorize up to 

48 in. 
encroachment 

into right-of-way 
by revocable 
license if total 

sign area for fin 
signs is lesser of 

1 sf. per lf. 
building 

frontage or 12 sf. 

City may 
authorize up to 

48 in. 
encroachment 

into right-of-way 
by revocable 
license if total 

sign area for fin 
signs is lesser of 

1 sf. per lf. 
building 

frontage or 12 sf. 

City may 
authorize up to 

48 in. 
encroachment 

into right-of-way 
by revocable 
license if total 

sign area for fin 
signs is lesser of 

1 sf. per lf. 
building 

frontage or 12 sf. 

City may 
authorize up to 

48 in. 
encroachment 

into right-of-way 
by revocable 
license if total 

sign area for fin 
signs is lesser of 

1 sf. per lf. 
building 

frontage or 12 sf. 
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Figure (D)  
Fin Signs (Primary)  

 
 
 
 

Table (D)  
Projecting Signs  

Type of Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  
Downtown  Commercial/  

Industrial  
Mixed-Use  Multi-Unit  Single-Unit Within 

Residential 
Neighborhood 
Sign District1  

Fin Signs (Secondary)   
Max. #   1 per public 

building 
entry. 

1 per public 
building entry. 

1 per public 
building entry. 

1 per public 
building entry. 

1 per public 
building 
entry. 

1 per public 
building entry. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Yes, but only for 
nonresidential 

uses. 
No. No. Yes. 

Max. Sign 
Area   

4 sf. 4 sf. 4 sf. 4 sf. 4 sf. 4 sf. 

Max. 
Projection   

4 ft. 4 ft. 4 ft. 4 ft. 4 ft. 1 ft. 

Min. Sign 
Clearance   

By building 
code. 

By building 
code. 

By building 
code. 

By building 
code. 

By building 
code. 

By building code. 

Allowed 
Lighting   

Indirect only. Any. Any. Not allowed. Not allowed. Internal only. 

Other 
Standards   

Must be 
located 
above 

entrance, 
within 3 ft. of 
top of door; 

not allowed if 
under-canopy 

sign is 
present at 

Must be located 
above 

entrance, within 
3 ft. of top of 

door; not 
allowed if 

under-canopy 
sign is present 

at same 
entrance. 

Must be located 
above entrance, 

within 3 ft. of 
top of door; not 
allowed if under-

canopy sign is 
present at same 

entrance. 

Must be 
located above 

entrance, 
within 3 ft. of 
top of door; 

not allowed if 
under-canopy 
sign is present 

at same 
entrance. 

Must be 
located 
above 

entrance, 
within 3 ft. of 
top of door; 
not allowed 

if under-
canopy sign 
is present at 

Must be located 
above entrance, 

within 3 ft. of top 
of door; not 

allowed if under-
canopy sign is 

present at same 
entrance. 
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same 
entrance. 

same 
entrance. 

  
(E) Canopy Signs. Canopy signs are allowed according to the standards in Table (E), Canopy Signs.   

 
Table (E)  

Canopy Signs  
Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  
Downtown  Commercial/  

Industrial  
Mixed-Use  Multi-Unit  Single-Unit  Within 

Residential 
Neighborhood 
Sign District1  

All Canopy Signs  
Max. #   

1 per canopy 
elevation, for 

nonresidential, 
multi-unit, or 

mixed-use 
property. 

1 per canopy 
elevation, for 

nonresidential, 
multi-unit, or 

mixed-use 
property. 

1 per canopy 
elevation, for 

nonresidential, 
multi-unit, or 

mixed-use 
property. 

1 per canopy 
elevation, for 

nonresidential, 
multi-unit, or 

mixed-use 
property. 

1 per canopy 
elevation, for 

nonresidential, 
multi-unit, or 

mixed-use 
property. 

1 per street 
frontage, on 
canopy that 

covers vehicular 
use area of 

nonresidential. 
multi-unit, or 

mixed-use 
property. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. Yes. Yes. Yes. Yes. 

Max. Sign 
Area (per 
sign)   

20 percent of 
canopy fascia on 

elevation to 
which sign is 

mounted. 

30 percent of 
canopy fascia on 

elevation to 
which sign is 

mounted. 

30 percent of 
canopy fascia on 

elevation to 
which sign is 

mounted. 

15 percent of 
canopy fascia on 

elevation to 
which sign is 

mounted. 

10 percent of 
canopy fascia on 

elevation to 
which sign is 

mounted. 

12 sf. on canopy 
that covers 

vehicular use 
area. 

Allowed 
Lighting   

Internal only. Internal only. Internal only. Internal only. Internal only. Internal only. 

Min. Sign 
Clearance   

By building 
code. 

By building 
code. 

By building 
code. 

By building 
code. 

By building 
code. 

By building 
code. 

Other 
Standards   

Canopy signs 
shall not project 
above the top of 

the canopy to 
which they are 

mounted. 

Canopy signs 
shall not project 
above the top of 

the canopy to 
which they are 

mounted. 

Canopy signs 
shall not project 
above the top of 

the canopy to 
which they are 

mounted. 

Canopy signs 
shall not project 
above the top of 

the canopy to 
which they are 

mounted. 

Canopy signs 
shall not project 
above the top of 

the canopy to 
which they are 

mounted. 

Not allowed on a 
canopy that 

covers a 
vehicular use 

area if an under-
canopy sign is 

present. 
  

(F) Secondary Roof Signs. Secondary roof signs are allowed according to the standards in Table (F), Secondary 
Roof Signs.   

Table (F)  
Secondary Roof Signs  

Type of 
Sign 
Standards  

Sign District  
Outside of Residential Neighborhood Sign District1  

Downtown 
Commercial/  

Industrial 
Mixed-Use Multi-Unit Single-Unit 

Within 
Residential 

Neighborhood 
Sign District1 
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Max. #   1 per building, 
for 

nonresidential or 
mixed-use 
property. 

1 per building, 
for 

nonresidential or 
mixed-use 
property. 

1 per building, 
for 

nonresidential or 
mixed-use 
property. 

1 per building, 
for 

nonresidential or 
mixed-use 
property. 

1 per building, 
for 

nonresidential or 
mixed-use 
property. 

1 per building, for 
nonresidential or 

mixed-use 
property. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. Yes. Yes. Yes. Yes. 

Max. Sign 
Area (per 
sign)   

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Limited by sign 
area allowance. 

Max. Sign 
Height   

1st or 2nd story 
secondary roof: 

3 ft. 

1st or 2nd story 
secondary roof: 

3 ft. 

1st or 2nd story 
secondary roof: 

3 ft. 

1st or 2nd story 
secondary roof: 

3 ft. 

1st or 2nd story 
secondary roof 

1st or 2nd story 
secondary roof: 3 

ft. 
Allowed 
Lighting   

Any. Any. Any. Any. Any. Any. 

Other 
Standards   

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 

Distance 
between 

secondary roof 
and bottom of 
sign face shall 

not exceed 6 in.; 
not allowed 

above 2nd story. 
  
  

Figure (F)  
Secondary Roof Sign  

 

 
 

(G) Freestanding Permanent Signs. Detached permanent signs are allowed according to the standards in Table 
(G)(1), Freestanding Permanent Signs. 

   
Table (G)(1)  

Freestanding Permanent Signs  
Sign District  
Outside of Residential Neighborhood Sign District1  
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Type of 
Sign 
Standards  

Downtown  Commercial/  
Industrial  

Mixed-Use  Multi-Unit  Single-Unit  Within 
Residential 
Neighborhood 
Sign District1  

Primary Detached Signs  
Max. #   

1 per frontage.1 1 per frontage.1 

1 per frontage 
for 

nonresidential, 
mixed-use, or 

multi-unit 
property.1 

1 per site for 
nonresidential, 
mixed-use, or 

multi-unit uses1 ; 
1 per site for 
single-unit 

detached or 
duplex if the lot 

fronts on an 
arterial; 2 per 

public vehicular 
entry into 
residential 

subdivision or 
multifamily site 
(one single face 

sign on each 
side of entry). 

1 per site for 
nonresidential, 
mixed-use, or 

multi-unit uses1 ; 
1 per site for 
single-unit 

detached or 
duplex if the lot 

fronts on an 
arterial; 2 per 

public vehicular 
entry into 
residential 

subdivision or 
multifamily site 
(one single face 

sign on each 
side of entry). 

1 per site for 
nonresidential, 
mixed-use, or 

multi-unit uses1 ; 
2 per public 

vehicular entry 
into residential 
subdivision or 

multifamily site 
(one single face 

sign on each side 
of entry). 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Yes, for 

nonresidential or 
multi-unit uses. 

No. No. Yes. 

Max. Sign 
Area   

Based on 
setback and 

style, see Table 
(G)(2), below. 

Based on 
setback and 

style, see Table 
(G)(2), below. 

Based on 
setback and 

style, see Table 
(G)(2), below. 

Single-unit 
detached or 

duplex building 
with frontage on 
arterial: 4 sf. All 
other allowed 
signs: 35 sf. 

Single-unit 
detached or 

duplex building 
with frontage on 
arterial: 4 sf. All 
other allowed 
signs: 35 sf. 

32 sf.2 

Max. Sign 
Height   

Based on 
setback and 

style, see Table 
(G)(2), below. 

Based on 
setback and 

style, see Table 
(G)(2), below 

Based on 
setback and 

style, see Table 
(G)(2), below. 

Single-unit 
detached or 

duplex building 
with frontage on 

arterial: 5 ft. 
Multi-unit or 

Nonresidential 
use: 8 ft. 

Single-unit 
detached or 

duplex building 
with frontage on 

arterial: 5 ft. 
Multi-unit or 

Nonresidential 
use: 8 ft. 

Multi-unit or 
Nonresidential 

use: 5 ft.2 

Allowed 
Lighting   

Any. Any. Any. Indirect only. None. Indirect only. 

Setbacks 
and 
Spacing   

See Table (G)(2), 
below; 15 ft. 

setback from 
interior lot lines; 

75 ft. spacing 
between 

freestanding 
signs. 

See Table (G)(2), 
below; 15 ft. 

setback from 
interior lot lines; 

75 ft. spacing 
between 

freestanding 
signs. 

See Table (G)(2), 
below; 15 ft. 

setback from 
interior lot lines; 

75 ft. spacing 
between 

freestanding 
signs. 

Not allowed if a 
wall sign is 
installed. 

Not allowed if a 
wall sign is 
installed. 

75 ft. from 
adjacent 

residential zone 
or existing or 

approved 
residential use. 

Max. 
Cabinets or 
Modules per 
Sign Face   

3 3 3 3 3 3 
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Other 
Standards   

Location may be established by approved development plan.   
Structure shall match primary finish and colors of associated buildings.   

Pole style signs shall contain no more than thirty (30) percent (or forty [40] percent if 
located within the site distance triangle) of free air space between the top of the sign 

and the ground, vertically and between the extreme horizontal limits of the sign 
extended perpendicular to the ground. A base or pole cover provided to satisfy this 

requirement shall be integrally designed as part of the sign by use of such techniques 
as color, material and texture. Freestanding signs that existed prior to December 30, 
2011, and that do not comply with this requirement shall be removed or brought into 
compliance by December 31, 2019, provided that such signs otherwise comply with 

Section 5.16.4, Nonconforming Signs. 

Structure shall 
match primary 

finish and colors 
of associated 

buildings; must 
be monument 

style. 

Secondary Detached Signs  
Max. #   1 per vehicular 

access point to 
nonresidential, 
mixed-use, or 

multifamily 
property. 

1 per vehicular 
access point to 
nonresidential, 
mixed-use, or 

multifamily 
property. 

1 per vehicular 
access point to 
nonresidential, 
mixed-use, or 

multifamily 
property. 

1 per vehicular 
access point to 
nonresidential, 
mixed-use, or 

multifamily 
property. 

1 per vehicular 
access point to 
nonresidential, 
mixed-use, or 

multifamily 
property. 

1 per street 
frontage of a 

nonresidential, 
mixed-use, or 

multifamily uses. 

Subject to 
Sign Area 
Allowance   

Yes. Yes. 
Nonresidential 

uses only. 
No. No. No. 

Max. Sign 
Area   

16 sf. 16 sf. 16 sf. 16 sf. 16 sf. 20 sf. 

Max. Sign 
Height   

4 ft. 4 ft. 4 ft. 4 ft. 4 ft. 5 ft. 

Allowed 
Lighting   

Any. Any. Any. Indirect only. Indirect only. Indirect only. 

Setbacks 
and 
Spacing   

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 

2 ft. from right-
of-way; 10 ft. 
from property 

lines. 
Max. 
Cabinets or 
Modules per 
Sign Face   

1 1 1 1 1 1 

Other 
Standards   

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Same as primary 
freestanding 

sign; however, 
pole style signs 
are not allowed. 

Drive-Thru Lane Signs  
Max. #   1 per drive 

through lane 
1 per drive 

through lane 
1 per drive 

through lane 
1 per drive 

through lane 
1 per drive 

through lane 
1 per drive 

through lane 
Subject to 
Sign Area 
Allowance   

No. No. No. No. No. No. 

Max. Sign 
Area   

30 sf.3 30 sf.3 30 sf.3 30 sf.3 30 sf.3 30 sf.3 

Max. Sign 
Height   

6 ft. 6 ft. 6 ft. 6 ft. 6 ft. 6 ft. 

Allowed 
Lighting   

Any. Any. Any. Any. Any. Any. 

Setbacks 
and 
Spacing   

2 ft. from the 
right of way; if 
the sign faces 

2 ft. from the 
right of way; if 
the sign faces 

2 ft. from the 
right of way; if 
the sign faces 

2 ft. from the 
right of way; if 
the sign faces 

2 ft. from the 
right of way; if 
the sign faces 

2 ft. from the 
right of way; if 
the sign faces 
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out to the right-
of-way 10 ft. 

out to the right-
of-way 10 ft. 

out to the right-
of-way 10 ft. 

out to the right-
of-way 10 ft. 

out to the right-
of-way 10 ft. 

out to the right-
of-way 10 ft. 

Max. 
Cabinets or 
Modules per 
Sign Face   

1 1 1 1 1 1 

Other 
Standards   

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Must be oriented 
to the drive-thru 
lane; if any part 

of the sign 
structure is 
visible from 

abutting 
property or 
right-of-way 

additional 
screening is 
required.4 

Table Notes:  
1 Frontages include the frontage of all properties that are part of a group of properties that are planned or 
developed with shared pedestrian or vehicular access. Signs may not be allocated from one frontage to another.   
2 Additional sign area and sign height are allowed as follows:   
(i) Convenience shopping centers: Max. sign area: 40 sf., Max. sign height 8 ft.;   
(ii) Neighborhood service centers or neighborhood commercial districts: Max. sign area: 55 sf., Max. sign height: 10 
ft.   
3 A Drive-Thru Lane EMC may be 100% of the sign area if the display changes no more than three times in a 24 hr. 
period.   
4 For a Drive-Thru Lane Sign screening may be achieved through plants or other materials compatible to the primary 
building.   
  

Table (G)(2)  
Setback for Primary Detached Signs Based on Sign Height and Sign Area 

  
Distance from 
Street Right-of-Way 
Line (ft.)  

Monument Style 
Sign  
Max. Height (ft.)  

Max. Sign Area (per 
face) (sf.)  

Pole Style Sign  
Max. Height (ft.)  

Max. Sign Area (per 
face) (sf.)  

0 7 45 10 20 
5 8.5 60 10 30 
10 10 75 12 40 
15 12 90 12 50 
20 12 90 14 60 
25 12 90 16 70 
30 12 90 18 80 
36+ 12 90 18 90 

  
 

(H) Projected Light Signs.  
 
(1) Horizontal Projected Light Signs.  

 
(a) Horizontal projected light signs that are projected onto public sidewalks are allowed only by portable 

sign permit, except that with respect to such signs, the area in which the portable sign permit may be 
issued is expanded to include the following zoning districts: D, RDR, CCR, CG, and NC, and all 
pedestrian-oriented shopping streets within the CC and HC zoning districts.   
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(b) All horizontal projected light signs require a permit.   

 
(c) The projected image of a horizontal projected light sign:   

 
(I) Shall be entirely within ten (10) feet of a building entrance;   

 
(II) Shall not exceed six (6) square feet in area;   

 
(III) Shall be projected onto a sidewalk or landscaped area;   

 
(IV) Shall not project onto safety or traffic signage (e.g., crosswalk markings, bicycle dismount 

signs, etc.); and   
 

(V) Shall comply with all applicable lighting standards.   
 

(d) The projector shall be concealed from view and either:   
 

(I) Located entirely on private property; or   
 

(II) Hung under an awning, canopy, eave, or arcade that is allowed to encroach over the right-
of-way by way of a revocable license.   

 
(e) A Horizontal projected light sign shall not be displayed on the public sidewalk at the same time as a 

sidewalk sign.   
 
(2) Vertical Projected Light Signs. Vertical projected light signs are not allowed as permanent signs. See 

Section 5.16.3 for the temporary use of vertical projected light signs.   
 

(3) Operation. All projected light signs shall contain static messages only. Animated, dissolve, or fade 
transitions are not allowed.   

 
(I) Restoration or Reconstruction of Historic Signs. The provisions of this subsection apply to buildings in the 

Downtown sign district that are fifty (50) years or older, whether they are formally recognized as historic at 
the local, state, or national level, or whether they are located within a designated historic district.   

 
(1) A sign on a designated property, or a property determined to be eligible for designation on the National 

Register of Historic Places, the State Register of Historic Properties, or as a Fort Collins Landmark, that may 
not otherwise comply with the strict provisions of this Sign Code and has been approved by the Historic 
Preservation Commission through a review of Chapter 14 of the City Code shall be permitted and shall not 
be counted in sign area allowance for the property.   
 

(2) A sign on a property which is not designated or individually eligible for designation on the National 
Register of Historic Places, the State Register of Historic Properties, or as a Fort Collins Landmark, that may 
not otherwise comply with the strict provisions of this Sign Code and is inspired by a historic sign on the 
property and does not require a review through Chapter 14 of the City Code by the Historic Preservation 
Commission shall be reviewed by the Director. In approving such signs, the Director shall not condition 
approval on changes in content and must find the following:   

 
(a) The sign is not detrimental to the public good;   

 
(b) The size and location of the sign are comparable to a historic sign of the property and the deviation 

from the provisions of this Sign Code are nominal and inconsequential with the context of the 
neighborhood;   
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(c) The sign is comparable to the quality, character and design of a historic sign of the property; and 
 

(d) The sign shall not degrade the historic character of the neighborhood or convey a false sense of 
history.   

 
The Director may deny any sign application that does not meet all the standards of this Section. All signs 
approved through Section 5.16.2(I) shall count towards the sign area allowance for the property.   

  

5.16.3 TEMPORARY SIGNS 

 
(A) Applicability. The regulations contained in this Section 5.16.3 apply to temporary signs. The standards of this 

Section are applied in conjunction with all other applicable standards.   
 

(B) Standards for Attached Temporary Signs.  
 
(1) Generally. The standards of this subsection apply to temporary signs that are attached to buildings. 

Temporary signs that are not attached to buildings are subject to the standards of subsection (C), below. 
Duration of display is limited by subsection (D).   
 

(2) Attached Temporary Banners and Pennants. Attached temporary banners and pennants may only be 
displayed provided a permit is obtained pursuant to Section 5.16.4(B)(2).   
 

(3) Temporary Sign Covers. Temporary sign covers are permitted in all sign districts, provided that they are 
used during a period not to exceed forty (40) days in which a new permanent sign or sign component is 
being fabricated and such sign or sign component is permitted and installed in accordance with this Sign 
Code.   
 

(4) Temporary Window Signs.  
 

(a) Temporary window signs are allowed in all locations where permanent window signs are allowed, 
provided that the standards of Section 5.16.2(C) are met as to the combination of temporary and 
permanent window signs.   
 

(b) Temporary window signs shall be affixed to the window such that the fastener (e.g., tape) is not highly 
visible, or shall be mounted vertically inside of the building for viewing through the window.   

 
(C) Standards for Detached Temporary Signs.  

 
(1) Generally. The standards of this subsection apply to temporary signs that are not attached to buildings. 

Temporary signs that are attached to buildings are subject to the standards of subsection (B), above. 
Duration of display is limited by subsection (D).   
 

(2) Detached Temporary Signs. Detached temporary signs are allowed according to the standards in Table 
(C), Detached Temporary Signs. Detached temporary sign types that are not listed in Table C (including but 
not limited to inflatable signs) are not allowed. Detached banners and pennants may only be displayed 
provided a permit is obtained pursuant to subsection (E), below. Portable signs may only be displayed 
provided a permit is obtained pursuant to the Code of the City of Fort Collins, Chapter 24, Article IV.  
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Table (C)  
Detached Temporary Signs  

(sf. = square feet/ft. = linear feet/N/A = not applicable)  
Type of Sign 
Standards  

Sign District  
Downtown  Commercial-

Industrial  
Multi-Unit/Mixed 
Use  

Single-Unit  

Yard Signs  
Max. #   Single-Unit and 

Duplex Residential 
Buildings: Not 

Limited. 

Single-Unit and 
Duplex Residential 

Buildings: Not 
Limited. 

Single-Unit and 
Duplex Residential 

Buildings: Not 
Limited. 

Residential 
Buildings: Not 

limited. 

Multi-Unit 
Residential 

Buildings: 1 per 20 ft. 
of property frontage 
or fraction thereof 

All other uses: 2 per 
vehicular access 

point. 

Multi-Unit Residential 
Buildings: 1 per 20 ft. 
of property frontage 
or fraction thereof. 

Nonresidential and 
Residential Mixed 

Use Buildings: 1 per 
80 ft. of property 

frontage or fraction 
thereof. 

Nonresidential and 
Residential Mixed 

Use Buildings: 1 per 
80 ft. of property 

frontage or fraction 
thereof. 

 

Nonresidential and 
Residential Mixed Use 
Buildings: 1 per 80 ft. 
of property frontage 
or fraction thereof. 

 

Max. Sign Area (per 
sign)   

6 sf. 8 sf. 8 sf. 6 sf. 

Max. Sign Height   4 ft. 4 ft. 4 ft. 4 ft. 
Allowed Lighting   None. None. None. None. 
Setbacks and 
Spacing   

2 ft. from property 
lines; 2 ft. from all 

other signs. 

2 ft. from property 
lines; 2 ft. from all 

other signs. 

2 ft. from property 
lines; 2 ft. from all 

other signs. 

2 ft. from property 
lines; 2 ft. from all 

other signs. 
Other Standards   

Must be installed in 
permeable 

landscaped area. 

Must be installed in 
permeable 

landscaped area that 
is at least 8 sf. in 

area and 2 ft. in any 
horizontal 

dimension, not more 
than 10 ft. from 
vehicular access 

point. 

Must be installed in 
permeable 

landscaped area that 
is at least 8 sf. in area 

and 2 ft. in any 
horizontal dimension. 

Must be installed in 
permeable 

landscaped area that 
is at least 8 sf. in 

area and 2 ft. in any 
horizontal 
dimension. 

Site Signs  
Max. #   Residential 

Buildings: Not 
Limited 

1 per 600 ft. of 
property frontage or 

fraction thereof. 

1 per 600 ft. of 
property frontage or 

fraction thereof, 
provided that the area 

of the property is at 
least 2 acres; 

properties that are 
less than 2 acres shall 
not display site signs. 

1 per 600 ft. of 
property frontage or 

fraction thereof, 
provided that the 

area of the property 
is at least 2 acres; 
properties that are 
less than 2 acres 

shall not display site 
signs. 

Nonresidential and 
Residential Mixed 

Use Buildings: 1 per 
property. 

Max. Sign Area   16 sf. 32 sf. 32 sf. 32 sf. 
Max. Sign Height   6 ft. 6 ft. 6 ft. 6 ft. 
Allowed Lighting   External, down 

directional and 
External, down 
directional and 

External, down 
directional and 

External, down 
directional and 
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concealed light 
source. 

concealed light 
source. 

concealed light 
source. 

concealed light 
source. 

Setbacks and 
Spacing   

2 ft. from front 
property lines. 

2 ft. from front 
property lines. 

2 ft. from front 
property lines. 

2 ft. from front 
property lines. 

10 ft. from all other 
property lines. 

10 ft. from all other 
property lines. 

10 ft. from all other 
property lines. 

10 ft. from all other 
property lines. 

10 ft. from all other 
signs. 

10 ft. from all other 
signs. 

10 ft. from all other 
signs. 

10 ft. from all other 
signs. 

12 ft. from building 
walls. 

12 ft. from building 
walls. 

12 ft. from building 
walls. 

12 ft. from building 
walls. 

Other Standards   Where allowed, site 
signs shall be 

installed in 
permeable 

landscaped areas or 
hardscaped areas 

other than vehicular 
use areas and 

sidewalks that are at 
least 5 ft. in every 

horizontal dimension 
and at least 40 sf. in 

area. 

Where allowed, site 
signs shall be 

installed in 
permeable 

landscaped areas or 
hardscaped areas 

other than vehicular 
use areas and 

sidewalks that are at 
least 5 ft. in every 

horizontal dimension 
and at least 40 sf. in 

area. 

Where allowed, site 
signs shall be installed 

in permeable 
landscaped areas or 

hardscaped areas 
other than vehicular 

use areas and 
sidewalks that are at 

least 5 ft. in every 
horizontal dimension 
and at least 40 sf. in 

area. 

Where allowed, site 
signs shall be 

installed in 
permeable 

landscaped areas or 
hardscaped areas 

other than vehicular 
use areas and 

sidewalks that are at 
least 5 ft. in every 

horizontal dimension 
and at least 40 sf. in 

area. 
Swing Signs  
Max. #   

Not allowed. Not allowed. 
1 per property 

frontage. 
1 per property 

frontage. 
Max. Sign Area   N/A. N/A. 5 sf., including riders. 5 sf., including riders. 
Max. Sign Height   N/A. N/A. 5 ft. 5 ft. 
Allowed Lighting   N/A. N/A None. None. 
Setbacks and 
Spacing   

N/A. N/A. 
2 ft. from all property 

lines. 
2 ft. from all 

property lines. 
Other Standards   

N/A. N/A. 

Swing signs shall be 
installed in permeable 
landscaped areas that 

are at least 4 ft. in 
every horizontal 
dimension and at 

least 20 sf. in area. 

Swing signs shall be 
installed in 
permeable 

landscaped areas 
that are at least 4 ft. 
in every horizontal 
dimension and at 

least 20 sf. in area. 
Feather Flags  
Max. #   

1 per 100 ft. of 
property frontage or 
fraction thereof; may 

be clustered. 

1 per 100 ft. of 
property frontage or 
fraction thereof; may 

be clustered. 

1 per 100 ft. of 
property frontage or 
fraction thereof; may 

be clustered. 

Residential 
Buildings: Not 

Allowed.   
Nonresidential 

Buildings: 1. 
Max. sign area   40 sf. 40 sf. 40 sf. 10 sf. 
Max. sign height   15 ft. 15 ft. 15 ft. 10 ft. 
Other Standards   Not allowed if 

freestanding banner 
is present   

Must be installed in a 
permeable 

landscaped area 
with a radius that 

Not allowed if 
freestanding banner 

is present   
Must be installed in a 

permeable 
landscaped area 
with a radius that 

Must be installed in a 
permeable 

landscaped area with 
a radius that extends 

not less than 3 ft. 
from the flag pole. 

Must be installed in a 
permeable 

landscaped area 
with a radius that 

extends not less than 
3 ft. from the flag 

pole. 
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extends not less than 
3 ft. from the flag 

pole. 

extends not less than 
3 ft. from the flag 

pole. 
  
 

(D) Duration of Display of Temporary Signs.  
 
(1) Generally. The purpose of temporary signs is to display messages for a temporary duration. Temporary 

signs shall not be used as a subterfuge to circumvent the regulations that apply to permanent signs or to 
add permanent signage to a property in addition to that which is allowed by this Sign Code.   
 

(2) Classification of Temporary Sign Materials. Temporary signs are constructed from a variety of materials 
with varying degrees of durability. Common materials are classified in Table (D)(1), Classification of 
Temporary Sign Materials.   

  
Table (D)(1)  

Classification of Temporary Sign Materials  
Material  Material Class  

1  2  3  4  5  
Paper, card stock, foam core board, or cardboard   ✓           
Laminated paper or cardstock, polyethylene bags     ✓         
Cloth, canvas, nylon, polyester, burlap, flexible vinyl, or 
other flexible material of comparable durability   

    ✓       

Inflexible vinyl, hard plastic, composite, or corrugated 
plastic ("coroplast")   

      ✓     

Wood or metal           ✓   
  
 

(3) Duration of Display.  
 

(a) In general, a temporary sign shall be removed as of the earlier of the date that:   
 

(I) It becomes an abandoned sign;   
 

(II) It falls into disrepair (see Section 5.16.5); or   
 

(III) The number of days set out in Table (D)(2), Duration of Temporary Sign Display by Material 
Class, expires. 

   
Table (D)(2)  

Duration of Temporary Sign Display by Material Class  
Sign Type  Max. Duration for Individual Sign by Material Class  Max. Posting 

Days/Year  1  2  3  4  5  
Yard Sign   Not Allowed.   45 days.   Not Allowed.   60 days.   180 days.  180 days.   
Site Sign   Not Allowed.   Not Allowed.   Not Allowed.   60 days.   180 days.   180 days1. 
Swing Sign   Not Allowed.   Not Allowed.   Not Allowed.   60 days.   180 days.   180 days1. 
Window Sign   30 days per 

sign.   
30 days per 
sign.   

30 days per 
sign.   

30 days per 
sign.   

30 days per 
sign.   

30 days per 
sign.   

Feather Flags   Not Allowed.   Not Allowed.   20 days.   Not Allowed.   Not Allowed.   20 days.   
Table Notes:  
1 Alternatively, the sign type may be displayed for three hundred sixty (360) days every two (2) calendar 
years.   
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(b) Temporary required signs shall be removed as required by the applicable regulation.   
 
(4) Administrative Interpretations. Materials for signage that are not listed in this subsection (D) may be 

introduced into the market. When a material is proposed that is not listed in this subsection (D), the 
Director shall determine the class of materials with which the new material is most closely comparable, 
based on the new material's appearance, durability, and colorfastness. No temporary sign shall be 
displayed for a longer period than a site sign constructed of class 5 material, regardless of the durability 
material (although such a sign may be permissible as a permanent sign under Section 5.16.2).   

 
(E) Banners and Pennants.  

 
(1) Attached unframed banners, detached banners, and attached and detached pennants are allowed in any 

zone district subject to the restrictions in below Table (E), provided that a permit is obtained from the 
Director. The Director shall issue a permit for the display of banners and pennants only in locations where 
the Director determines that such banners and pennants will not cause unreasonable annoyance or 
inconvenience to adjoining property owners or other persons in the area and on such additional conditions 
as deemed necessary to protect adjoining premises and the public. All banners and pennants shall be 
removed on or before the expiration date of the permit. If any person, business or organization erects any 
banners or pennants without receiving a permit, as herein provided, the person, business or organization 
shall be ineligible to receive a permit for a banner or pennant for the remainder of the calendar year.   
 

(2) Each business or non-profit entity or other organization, and each individual not affiliated with an entity or 
organization, shall be eligible to display banners and pennants pursuant to a valid permit for a maximum of 
forty (40) days per calendar year. A permitted banner may exceed the forty (40) days when there is City 
authorized construction work in the portion of public right-of-way abutting the property, until such time as 
all applicable construction materials, equipment and fencing is removed from the right-of-way.   
 

(3) The Director shall review a banner or pennant permit application within two (2) business days to determine 
completeness. If it is complete, the Director shall approve or deny the application within three (3) business 
days after such determination. If it is incomplete, the Director shall cause the application to be returned to 
the applicant within one (1) business day of the determination, along with written reasons for the 
determination of incompleteness.   
 

(4) Notwithstanding the size and time limitations contained in Table E in the Downtown sign district:   
 

(a) In conjunction with a special event permit, three (3) banners larger in size than forty (40) square feet 
may be displayed for fifteen (15) days.   
 

(b) The Director may approve a temporary banner permit application upon the Director’s determination 
that:   

 
(I) The banner display is not detrimental to the public good;   

 
(II) The banner does not project into the right-of-way;   

 
(III) The banner is attached to a building thirty (30) feet or greater in height;   

 
(IV) The banner is mounted flush with the building wall;  

 
(V) The banner is on the side of building that fronts a right-of-way or public plaza;   

 
(VI) There is no more than fifteen (15) square feet of permanent signage on the side of the 

building on which the banner is to be displayed;   
 

(VII) The banner does not cover more than one (1) architecturally distinct window;   
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(VIII) No feather flags are displayed on the property;   

 
(IX) Only one (1) banner is displayed at a time;   

 
(X) The banner does not exceed six (6) feet in width and twenty-five (25) feet in height; and   

 
(XI) The banner is displayed no more than a four (4) consecutive month period. 
   

Table (E)  
Banners and Pennants  

(sf. = square feet/ft. = linear feet/N/A = not applicable)  
Standard  Sign District  

Downtown  Commercial-
Industrial  

Multi-Unit/Mixed 
Use  

Single-Unit 

Attached Banners and Pennants  
Max. # on each 
building elevation   

1 

1 per 300 ft. of 
building elevation or 
fraction thereof, but 

not more than 3 
banners per building. 

1 

Residential 
Buildings: Not 

Allowed.   
Nonresidential 

Buildings: 1. 
Max. Sign Area   

40 sf. 40 sf. 40 sf. 

Residential 
Buildings: N/A   
Nonresidential 

Buildings: 40 sf. 
Allowed Lighting   None. External. None. None. 
Max. Sign Height   7 ft. 7 ft. 4 ft. 4 ft. 
Other Standards   

None. 

If more than one 
banner is allowed on 
a building elevation, 

banners may be 
clustered. 

None. None. 

Detached Banners and Pennants  
Max. #   Either framed or 

unframed: 1 per 
property frontage; or 

1 per 100 ft. of 
property frontage if 

secured to 
temporary 

construction fencing 
related to permitted 
construction (may 

be clustered). 

Either framed or 
unframed: 1 per 

property frontage; or 
1 per 100 ft. of 

property frontage if 
secured to 
temporary 

construction fencing 
related to permitted 
construction (may 

be clustered). 

Either framed or 
unframed: 1 per 

property frontage; or 
1 per 100 ft. of 

property frontage if 
secured to temporary 
construction fencing 
related to permitted 
construction (may be 

clustered). 

Not allowed. 

Max. Sign Area (per 
banner)   

40 sf. 40 sf. 40 sf. 40 sf. 

Allowed Lighting   None. None. None. None. 
Max. Sign Height 
(applies to 
freestanding banner 
frames)   

6 ft. 6 ft. 6 ft. 6 ft. 

  
 
(5) For banners and pennants in all sign districts, the following shall apply:   
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(a) Mounting hardware shall be concealed from view;   

 
(b) Banners shall be stretched tightly to avoid movement in windy conditions;   

 
(c) All banners that are installed in banner frames shall be sized to fit the banner frame so that there are no 

visible gaps between the edges of the banner and the banner frame;   
 

(d) Banners are not allowed if any of the following are present on the property: feather flag, yard sign, site 
sign, or swing sign; and 
 

(e) Any common line of pennants must be stretched tightly to avoid movement in windy conditions.   
 

(F) Vertical Projected Light Signs.  
 
(1) Vertical projected light signs may be used in connection with a temporary special event, during the term of 

the temporary special event. Such special events may include, but are not limited to, Art in Public Places 
events or Downtown Development Authority Alley Enhancement Projects.  
 

(2) The projected image of a vertical projected light signs is limited to nonresidential and mixed-use 
properties, but is not limited by zoning district.   
 

(3) The projected image shall not fall onto a surface with a high degree of specular reflectivity, such as 
polished metal or glass. The image shall be positioned to harmonize with the architectural character of the 
building(s) to which it is projected, and shall avoid any projection, relief, cornice, column, window, or door 
opening.   
 

(4) The projected image shall not exceed fifteen (15) square feet if any portion of it is on a first story building 
wall or on a structure that is not a building, or thirty (30) square feet if all of the image is above the first 
story of a building, except that a projected image may occupy one hundred (100) percent of the side or 
rear wall area of a building in the Downtown sign district, provided that the building is within the 
Downtown Development Authority's Alley Enhancement Project and the building wall does not face a 
vehicular right-of-way.   
 

(5) The path of the projection shall not cross public rights-of-way or pedestrian pathways at a height of less 
than seven (7) feet.   
 

(6) Vertical projected light signs shall contain static messages only, and animated, dissolve, or fade transitions 
are prohibited.  
 

(7) Vertical projected light signs are subject to the illumination standards of Section 5.16.1(I) unless the City 
determines that additional illumination will be permitted because it will pose no material detrimental 
effects on neighboring properties or public rights-of-way due to the location and/or timing of the display. 
Such determination, and allowable illumination levels, shall be specified in the permit that allows the 
vertical projected light sign.   

 

5.16.4 NONCONFORMING SIGNS AND ADMINISTRATION 

(A) Nonconforming Signs.  
 
(1) Nonconforming signs shall be maintained in good condition and no such sign shall be:   

 
(a) structurally changed to another nonconforming sign, although its content may be changed;   
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(b) structurally altered in order to prolong the life of the sign;   
 

(c) altered so as to increase the degree of nonconformity of the sign; or   
 

(d) enlarged.   
 
(2) Except as provided in subsection (A)(3), below, all existing nonconforming signs located on property 

annexed to the City shall be removed or made to conform to the provisions of this Article no later than 
seven (7) years after the effective date of such annexation; provided, however, that during said seven (7) 
year period, such signs shall be maintained in good condition and shall be subject to the same limitations 
contained in subparagraphs (A)(1)(a) through (f), above. This subsection shall not apply to off-premises 
signs that are subject to the just compensation provisions of the Federal Highway Beautification Act and 
the Colorado Outdoor Advertising Act.   

 
(3) All existing signs with flashing, moving, blinking, chasing or other animation effects not in conformance 

with the provisions of this Article and located on property annexed to the City shall be altered so that such 
flashing, moving, blinking, chasing, or other animation effects shall cease within sixty (60) days after such 
annexation, and all existing portable signs, vehicle-mounted signs, banners, and pennants located on 
property annexed to the City shall be removed or made to conform within sixty (60) days after such 
annexation.   

 
(4) Historic signs shall be considered conforming for the purposes of this Section. The Director may designate 

a sign as an historic sign if:   
 

(a) the applicant provides documentation that the sign has been at its present location for a minimum of 
fifty (50) years;   
 

(b) the sign is structurally safe or capable of being made structurally safe without substantially altering its 
historic character. The property owner is responsible for making all structural repairs and restoration of 
the sign to its original condition; and  
 

(c) the sign is representative of signs from the era in which it was constructed and provides evidence of the 
historic use of the building or premises.   
 

Additionally, a sign shall be considered historic if the HPC through a review of Chapter 14 of the City Code 
as approved the historic nature of the sign.   

 
(B) Administration.  

 
(1) All sign permit applications shall be accompanied by detailed drawings indicating the dimensions, location, 

and engineering of the particular sign, plat plans when applicable, and the applicable processing fee.   
 

(2) The Director shall review the sign permit application within two (2) business days after receipt to 
determine if it is complete. If it is complete, the Director shall approve or deny the application within three 
(3) business days after such determination. If it is incomplete, the Director shall cause the application to be 
returned to the applicant within one (1) business day of the determination, along with written reasons for 
the determination of incompleteness.   

  

5.16.5 SIGN MAINTENANCE 

 
(A) Maintenance Standards. Signs and sign structures of all types (attached, detached, and temporary) shall be 

maintained according to the following standards:   
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(1) Paint and Finishes. Paint and other finishes shall be maintained in good condition. Peeling finishes shall be 
repaired. Signs with running colors shall be repainted, repaired, or removed if the running colors were not a 
part of the original design.   
 

(2) Mineral Deposits and Stains. Mineral deposits and stains shall be promptly removed.   
 

(3) Corrosion and Rust. Permanent signs and sign structures shall be finished and maintained to prevent 
corrosion and rust. A patina on copper elements (if any) is not considered rust.   
 

(4) Damage. Permanent signs that are damaged shall be repaired or removed within one (1) year, of being 
damaged unless the damage creates a material threat to public safety, in which case the Chief Building 
Official may order prompt repair or removal. Temporary signs that are obviously damaged (e.g., broken 
yard signs) shall be removed within twenty-four (24) hours of being damaged.   
 

(5) Upright, Level Position. Signs that are designed to be upright and level, whether temporary or permanent, 
shall be installed and maintained in an upright and level position. Feather flag poles shall be installed in a 
vertical position. Signs that are not upright and level shall be removed or restored to an upright, level 
position.   
 

(6) Code Compliance. The sign must be maintained in compliance with all applicable building, electrical, and 
property maintenance codes (including any exceptions that may apply to existing sign structures).   

 
(B) Quality of Repairs. Repairs to signs shall be equal to or better in quality of materials and design than the 

original sign.   
 

(C) Altering or Moving Existing Signs.  
 
(A) Any alteration to an existing sign structure (except for alterations to changeable copy, replacement of a 

panel in a cabinet sign, replacement of a light source with a comparably bright light source, application of 
paint or stain) shall require a new permit pursuant to Section 5.16.4(B) prior to commencement of the 
alteration. Alterations requiring a new permit shall include, without limitation:   

 
(a) Changes to the area of manual changeable copy center on a sign, including the installation of a new 

manual changeable copy center where one was not previously present;   
 

(b) Changing the size of the sign;   
 

(c) Changing the shape of the sign;   
 

(d) Changing the material of which the sign is constructed;   
 

(e) Changing or adding lighting to the sign (except as provided above);   
 

(f) Changing the location of the sign; or   
 

(g) Changing the height of the sign.   
 
(B) No sign permit is required for removal of sign displays from supporting structures for maintenance, 

provided that they are replaced on the same support in the same configuration and the maintenance did 
not involve work that requires a permit.   
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DIVISION 5.17 WATER ADEQUACY DETERMINATIONS

5.17.1 PURPOSE. 

(A) The general purpose of this Division is to establish the standards and procedures by which the adequacy 
of proposed water supplies for development are reviewed and determined pursuant to C.R.S. § 29-20-
301, et seq. The specific purposes are to: 

(1) Fulfill the C.R.S. § 29-20-303(1) requirement that the City "shall not approve an application for a 
development permit unless it determines in its sole discretion, after considering the application and 
all of the information provided, that the applicant has satisfactorily demonstrated that the proposed 
water supply will be adequate."; 
 

(2) Protect public health, safety, and welfare by ensuring that the water supplies for developments are 
adequate; 

 
(3) Ensure that growth and development in the City occur in a planned and coordinated manner; 

 
(4) Ensure that the City is provided with reliable information concerning the adequacy of developments' 

proposed water supplies to inform the City, in the exercise of its discretion, in the approval of 
development applications and permits; 

 
(5) Promote safe, efficient, and economic use of public resources in developing and providing water; 

and 
 

(6) Ensure City participation in the review and approval of development plans that pass through and 
impact City residents, businesses, neighborhoods, property owners, and resources. 

 

5.17.2 APPLICABILITY. 

(A) This Division shall apply to all development, or redevelopment, that requires new, expanded, or increased 
water use, whether potable or non-potable, within the incorporated municipal boundaries of the City. No 
such development or redevelopment shall be approved and allowed to proceed unless the Director has 
determined that the proposed water supply for the development or redevelopment is adequate. 

 
(1) Temporary non-potable water supply systems to establish native vegetation are exempt from these 

requirements if the term of use is three (3) consecutive years or less and identified as such on an 
approved landscape plan. 
 

(2) Except as stated in Subsection 5.17.5(D), the modification of standards review set forth in Division 
6.8 shall not apply to this Division 5.17 

 

5.17.3 APPLICATION. 

(A) Application Timing. An applicant seeking a water adequacy determination shall file an application with 
the Director pursuant to this Division at the same time as submitting an application for final plan or basic 
development review, as outlined in Divisions 2.5 and 2.18, unless the application timing is altered pursuant 
to the following: 

(1) Upon written request at the time of application, the Director may defer the timing of an 
application for a water adequacy determination for potable or non-potable water until 
submittal with a development construction permit (Division 2.6) if the Director determines 
such timing will not substantially interfere with or otherwise make it more difficult to 
determine whether the proposed water supply is adequate. 
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(2) Upon written request at the time of application, the Director may defer the timing of an 
application for a water adequacy determination for potable water until submittal with a 
building permit (Division 2.7), if the provider is an established potable water supply entity and 
the Director determines such timing will not substantially interfere with or otherwise make it 
more difficult to determine whether the proposed water supply is adequate. 

 
(B) Separate Applications. The applicant shall file separate applications for water adequacy determinations 

for each portion of the development served by different water supply entities or water supply systems 
unless the Director determines that a single combined application can fully describe and provide needed 
information and be effectively analyzed. Subsequent sections in this Division provide distinctions in the 
evaluation process for established potable water supply entities, other potable water supply entities, and 
non-potable water supply entities. 
 

(C) Material Changes. The City shall make a determination that a proposed water supply is adequate only 
once for each portion of a development served by a different potable or non-potable water supply 
entities or water supply systems during the development review process unless the water demands or 
supply of the portion of the development for which approval is sought are materially changed. The 
Director shall determine whether changes to the water demands or supply for any development or 
redevelopment are material and require a new water adequacy determination. The Director's 
determination that a material change has occurred is not subject to appeal pursuant to the Land Use Code 
or Code of the City of Fort Collins. 

 
(D) Application After Director Denial. If the Director denies an application for a water adequacy 

determination, the applicant may submit another application at any time, subject to applicable fees, that 
addresses the stated reason or reasons for denial. 

 

5.17.4 PROCEDURES AND STANDARDS FOR WATER ADEQUACY DETERMINATIONS: 
ESTABLISHED POTABLE WATER SUPPLY ENTITIES 

(A) Application Requirements. 
(1) Requests under this Section shall include a letter as described in Subsection (a), unless 

exempted pursuant to Subsection (b). 
 

(A) A letter prepared by a registered professional engineer or by a water supply expert from 
the established potable water supply entity that contains the following information: 

 
(I) An estimate of the water supply requirements for the proposed development 

through build-out conditions; 
 

(II) A description of the established potable water supply entity's water supply system 
and the physical source(s) of water supply that will be used to serve the proposed 
development. If the proposed source(s) includes groundwater, this description must 
include water quality test results and results of an analysis into the potential impact 
on water treatment processes or the quality of delivered potable water; 

 
(III) An estimate of the amount of water yield projected from the proposed water supply 

system and water rights portfolio under various hydrologic conditions; 
 

(IV) Water conservation and/or water demand management measures, if any, that may 
be implemented within the proposed development; 

 
(V) Results from analyses performed demonstrating the ability for the proposed water 

supply to meet demands of the proposed development under various hydrologic 
conditions; 
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(VI) An affidavit signed by the entity manager attesting that to the best of their 
knowledge, the entity is in compliance with all applicable regulations; and 

 
(VII) Such other information as may be required by the Director in order to determine 

whether the proposed water supply will be adequate. 
 

All letters shall be provided to City Council for informational purposes only and kept on file with 
the City's Community Development and Neighborhood Services Department. At the established 
potable water supply entity's discretion, the letter may describe their entire service area and be 
submitted for a determination once updated as required based on any material changes to any of 
the requirements in this Section or in their reported supply as described in Subsection 5.17.3 (C). 
If the letter describes the entire service area, then the entity does not need to resubmit the 
approved letter with each letter as outlined in Subsection 5.17.4(A)(2) but should be referenced 
within the letter content in addition to what is outlined in Subsection 5.17.4(A)(2). 

 
(b) The letter described in Subsection (a) shall not be required if the established potable water 

supply entity has a water supply plan, or other plans that cumulatively provide the information, 
that:  

 
(I) Has been reviewed and updated, if appropriate, within the previous ten (10) years by 

the governing board of the established potable water supply entity; 
 

(II) Has a minimum twenty-year planning horizon; 
 

(III) Lists the water conservation measures, if any, that may be implemented within the 
service area; 

 
(IV) Lists the water demand management measures, if any, that may be implemented 

within the development or service area; 
 

(V) Includes a general description of the established potable water supply entity's water 
obligations, such as a general description of customer demands and operational water 
delivery obligations, such as augmentation requirements and return flow obligations; 

 
(VI) Includes a general description of the established potable water supply entity's water 

supply system and water rights portfolio; and 
 

(VII) Includes an affidavit signed by the entity manager attesting that, to the best of their 
knowledge, the entity is in compliance with Colorado Primary Drinking Water 
Regulations, 5 CCR 1002-11. 

 
All water supply plans, or other plans that cumulatively provide the information required above 
shall be provided to City Council for informational purposes only and kept on file with the City's 
Community Development and Neighborhood Services Department. The Director may defer 
providing the Council with any water supply plan or other plans until such time as the established 
potable water supply entity updates their existing water supply plan. Once the plan, or plans, are 
on file, they do not need to be resubmitted with each letter as outlined in Subsection 5.17.4(A)(2) 
but should be referenced within the letter content in addition to what is outlined in Subsection 
5.17.4(A)(2). 

 
(2) Requests for a water adequacy determination for all or portions of a development to be served with 

potable water by an established potable water supply entity shall be in a form as required by the Director. 
Such requests shall include a letter prepared by a registered professional engineer or by a water supply 
expert from the established potable water supply entity: 
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(a) Identifying the portions of a development to be served with potable water by the established 
potable water supply entity; 
 

(b) Stating its ability to provide an adequate water supply for the proposed development; 
 

(c) Stating it is willing to commit to provide an adequate water supply for the proposed 
development including any conditions of the commitment; and 
 

(d) Providing the length of time the letter is valid for should the proposed development not occur 
immediately. 

 
(B) Review of Application. The Director shall promptly review the application and associated materials 

concurrently with the required Final Plan, Basic Development Review, Development Construction Permit, 
or Building Permit application. 
 

(C) Standards. To issue a determination that a proposed water supply is adequate under this Section, the 
Director must find that the statements in the application and associated materials are complete, correct, 
and reliable. 

 
(D) Decision. 

 
(1) Based upon the information provided by the applicant and developed by the City and any consultants, 

the Director shall issue all water adequacy determinations pursuant to this Section in writing including 
specific findings and shall either: 

 
(a) Approve the application finding that the proposed water supply is adequate; 

 
(b) Approve the application with conditions finding the proposed water supply is adequate 

provided the conditions are met; or 
 

(c) Deny the application finding that the proposed water supply is inadequate. 
 

(2) All water adequacy determinations shall become part of the plan set for the associated development 
application, if approved. The Director shall maintain a record of all information submitted or developed 
upon which any water adequacy decision was based, and that record shall become part of the associated 
development application. 
 

(3) The Director may impose conditions of approval that when met, as determined by the Director, will bring 
the proposed water supply into compliance with all applicable standards set forth in this Section. No 
building permit may be issued until all conditions have been met. 

 
(4) The Director's decision is not subject to appeal pursuant to the Land Use Code or Code of the City of Fort 

Collins. 

5.17.5 PROCEDURES AND STANDARDS FOR WATER ADEQUACY DETERMINATIONS: OTHER 
POTABLE WATER SUPPLY ENTITIES. 

(A) Application Requirements for Other Potable Water Supply Entities. Applications for a water adequacy 
determination for all or portions of a development to be served with potable water by other potable water 
supply entities shall be in a form as required by the Director. Such applications shall include all of the 
following: 
 

(1) A summary document linking the information to the standard of review. 
 

(2) Report including information required under Section 29-20-304(1), C.R.S.: 
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(a) An estimate of the water supply requirements for the proposed development through build-
out conditions; 
 

(b) A description of the potable water supply entity's water supply system and the physical source 
of water supply that will be used to serve the proposed development. This should include 
water quality test results and proposed methods of water treatment from a registered 
professional engineer or water supply expert; 

 
(c) A description of all elements of the water rights portfolio either owned or planned for 

acquisition required for proposed water supply; 
 

(d) An estimate of the amount of water yield projected from the proposed water supply under 
various hydrologic conditions; 

 
(e) Water demand management measures, if any, that may be implemented within the 

development to account for hydrologic variability; and 
 

(f) Description of all water conservation measures to be applied in the development and how they 
would be enforced and effectuated. 

(3) Financial documentation establishing that the proposed provider is able to create the proposed water 
supply system and maintain it in perpetuity. 
 

(4) A fee assessment describing the proposed water rates and fees for the new system and how those fees 
compare with those charged by the established potable water supply entities. This assessment should 
include consideration of any metro district, homeowners' or property owners' association, or other taxes 
or fees that are also uniquely applicable to the proposed development to be served by the other potable 
water supply entity. 

 
(5) Approval documentation from other regulatory agencies such as CDPHE. At the Director's discretion, this 

information may substitute in whole or in part for the application requirements set forth in this Section. If 
additional approvals will be required, provide an explanation of how those approvals will be obtained, and 
at the Director's discretion, the additional approvals may be required as conditions of approval. 

 
(6) Detailed process diagrams stamped by a registered professional engineer on any proposed water 

treatment processes as well as how any waste products created from the treatment process will be 
properly disposed of. 

 
(7) Such other information as may be required by the Director in order to determine whether the proposed 

water supply will be adequate. 
 

(8) An other potable water supply entity with an approved ODP or PUD Overlay as outlined in Division 
2.3 and Division 2.15 that includes the entire proposed service area, may at either the other potable water 
supply entity's, or Director's discretion, submit an application that describes their entire proposed service 
area once with the initial phase of development and then update the initial determination with a letter 
from a professional engineer for each subsequent phase with the information required in 
Subsection 3.13.4(A)(2); or as required based on any material changes to: 

 
(a) Any of the requirements set forth in this Section; 

 
(b) The reported water supply as set forth in Section 3.13.3(C); or 

 
(c) The proposed development, as determined by the Director. 

 
(B) Review of Application. 

Page 686

Item 13.

https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART2AD_DIV2.3OVDEPL
https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART2AD_DIV2.3OVDEPL
https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART2AD_DIV2.15PLUNDEOVREPR
https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART3GEDEST_DIV3.13WAADDE_3.13.4PRSTWAADDEESPOWASUEN
https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART3GEDEST_DIV3.13WAADDE_3.13.3AP


  

 

     ARTICLE 5 – GENERAL DEVELOPMENT AND SITE DESIGN 

5-157 | ARTICLE 5 | CITY OF FORT COLLINS – LAND USE CODE 

(1) Agreement on Costs. Prior to the City reviewing any application under this Section, the applicant shall 
agree in writing to reimburse the City for all costs associated with reviewing the application and 
associated materials, including costs associated with consultants hired to assist the Director's review. No 
water adequacy determination shall be issued unless and until all such costs have been paid to the City. 
The fee assessed by the City shall not exceed the cost of the review and administration of the review 
process. 
 

(2) Review. 
(a) The Director shall review the materials provided by the applicant following the completion of 

the agreement identified in Subsection 3.13.5(B)(1). The time needed for the Director's review 
shall be based on the complexity of the application, the proposed water supply, and proposed 
water supply system. 
 

(b) Following the submission of the application, the Director shall be entitled to require any such 
additional or supplemental information from the applicant as may be required to review and 
ensure compliance with all review criteria. 

 
(c) The review will be completed concurrently with the required Final Plan, Basic Development 

Review, Development Construction Permit, or any plan amendments as specified in Section 3. 
 

(C) Standards. To issue a water adequacy determination under this Section, the Director must find that the 
application and associated materials establish that: 
 

(1) The quality of the proposed potable water supply will be sufficient for build-out of the proposed 
development by: 

 
(a) Providing potable water to the development of a quality that meets or exceeds all state and 

federal water quality standards; 
 

(b) Providing potable water to the development of a quality equal to or better than the quality of 
potable water provided by the City of Fort Collins as measured by appropriate water quality 
aspects; and 

 
(c) Establishing and maintaining a water supply entity that has the technical expertise and 

resources to maintain the quality of the water supply for the lifetime of the development. 
 

(2) The quantity of the proposed potable water supply will be sufficient for build-out of the proposed 
development by: 

 
(a) Relying upon a renewable and/or sustainable physical supply of water, that takes into account 

any impacts if multiple users have rights to use water from a single source, such as an aquifer; 
 

(b) Having ability to acquire a water rights portfolio that provides a permanent firm yield equal to 
or greater than the maximum assumed demand in all hydrological conditions, including a 
modeled one-in-fifty-year drought or equivalent or more stringent standard, when taking into 
consideration reasonable transit and other losses and all applicable obligations, including 
augmentation requirements and return flow obligations; and 

 
(3) For lands to be served by tributary groundwater, establishing that the plan for augmentation will operate 

to provide a permanent firm yield equal to or greater than the maximum assumed demand in all 
hydrological conditions, including a modeled one-in-fifty-year drought or equivalent or more stringent 
standard, when taking into consideration reasonable losses and all applicable obligations, including 
augmentation requirements and return flow obligations for the lifetime of the development. 
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(4) The dependability of the proposed potable water supply will be sufficient for build-out of the proposed 
development by: 

 
(a) Establishing that the water supply system includes sufficient redundancy equal to or better 

than the redundancy of the City of Fort Collins system; 
 

(b) If the water supply system includes a water treatment facility, include the class of facility and 
treatment processes and provide information that the level of operations is equivalent or 
better as required by CDPHE, and demonstrate how the facility operators will ensure they have 
the technical expertise and resources to operate the treatment facility dependably and 
sustainably in a manner that is economical, safe, and that does not produce any harmful by-
products; 

 
(c) Establishing that the water supply system and water rights portfolio can operate during water 

supply shortages and emergencies, including infrastructure issues, natural disasters, and long-
term climate change; and 

 
(d) Establishing and maintaining a water supply entity that can oversee and maintain the water 

supply system and water rights portfolio for the lifetime of the development. 
 

(5) The availability of the proposed potable water supply will be sufficient for build-out of the proposed 
development by: 

 
(a) Establishing the applicant has, or has the ability to acquire, the necessary property rights and 

resources to build and operate the proposed water supply system; 
 

(b) For lands to be served by tributary groundwater, establishing that the proposed use of the 
tributary groundwater is sustainable with evidence of assured supply for the lifetime of the 
development; and 

 
(c) For lands within the water service area of an established potable water supply entity, 

establishing that the lands to be served by the other potable water supply entities have been 
removed from the water service area of the established potable water supply entity; or the 
established potable water supply entity consents to the proposed service by the other potable 
water supply entity. The Director may, however, waive this requirement if an established 
potable water supply entity is incapable of providing a reasonable level of service to the 
proposed development. 

 
(D) Modification of Standards. If a potable water supply entity cannot meet the standards set forth above in 

Subsection 5.17.5(C), with the exception of 5.17.5(C)(5)(c) which shall not be subject to modification, then 
they may seek a modification of standards pursuant to Division 6.8 with the Director as the designated 
decision maker. In addition to the four (4) standards set forth in Section 6.8.2(H) for granting a 
modification, the Director may also grant a modification if such modification would not be detrimental to 
the public good and the standard as modified is comparable to an existing standard already being 
employed by another established potable water supply entity. The Director's decision regarding a 
requested modification of standards is not subject to appeal pursuant to the Land Use Code or Code of the 
City of Fort Collins. 
 

(E) Decision. 
 

(1) Based upon the information provided by the applicant and developed by the City and any consultants, the 
Director shall issue all water adequacy determinations in writing including specific findings and shall 
either: 

(a) Approve the application finding that the proposed water supply is adequate; 
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(b) Approve the application with conditions finding the proposed water supply is adequate 
provided the conditions are met; or 
 

(c) Deny the application finding that the proposed water supply is inadequate. 
 

(2) All water adequacy determinations shall become part of the plan set for the associated development 
application, if approved. The Director shall maintain a record of all non-privileged information submitted 
or developed upon which the water adequacy determination was based for the proposed water supply 
and proposed water supply system, and that record shall become part of the associated development 
application. 
 

(3) The Director may impose conditions of approval that when met, as determined by the Director, will bring 
the proposed water supply into compliance with all applicable standards set forth in this Section, 
including conditions that the applicant acquire the required water right decrees and water contracts for 
the water supply system; and/or the applicant completing construction of all infrastructure for the water 
supply system. No building permit may be issued until all conditions have been met. 

 
(4) The Director's decision is not subject to appeal pursuant to the Land Use Code or Code of the City of Fort 

Collins. 
 

(5) The Director shall require a disclosure, recorded by the Larimer County Clerk, to be provided at the time 
of all property sales or transfers that the water supply for the development is being provided by the 
approved entity. 

 

5.17.6 PROCEDURES AND STANDARDS FOR WATER ADEQUACY DETERMINATIONS: NON-
POTABLE WATER SUPPLY ENTITIES. 

(A) Application Requirements for Non-Potable Water Supplies. Applications for a water adequacy 
determination for all or portions of a development to be served with non-potable water shall include all of 
the following: 
 

(1) Summary document linking the information to the standard of review. 
 

(2) Report including information required under Section 29-20-304(1), C.R.S.: 
 

(a) An estimate of the water supply requirements for the proposed development through build-
out conditions; 
 

(b) A description of the water supply system and physical source of water supply that will be used 
to serve the proposed development. This description must include water quality test results 
and results of an analysis investigating any limitations of use due to poor quality; 

 
(c) A description of all elements of the water rights portfolio either owned or planned for 

acquisition, contracts, and/or IGAs required for the proposed water supply; 
 

(d) An estimate of the amount of water yield projected from each proposed water supply source 
under various hydrologic conditions. For surface water sources, this should include results of 
an analysis of historical temporal availability of the proposed supplies throughout the year, 
annual volumetric yield, and the frequency and flow rate of deliveries. For groundwater 
sources, this should include descriptions of the decreed place of use, flow rate, and annual 
volumetric limits, and their temporal availability of the proposed supplies throughout the year, 
including any augmentation requirements; 
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(e) Water demand management measures, if any, that may be implemented within the 
development to account for hydrologic variability; and 

 
(f) Description of all water conservation measures to be applied in the development and how they 

would be enforced and effectuated. At a minimum, smart controllers and flow meters are 
required per the Land Use Code. 

(3) Financial documentation showing that the proposed provider is able to create the proposed water supply 
system and maintain it in perpetuity. 
 

(4) A narrative describing how the entity plans to ensure compliance equal to or better than City water 
conservation requirements including those outlined in Division 5.9. 

 
(5) Approval documentation from other regulatory agencies, including the established potable water supply 

entity whose service area contains the proposed non-potable system when applicable. At the Director's 
discretion, this information may substitute in whole or in part for the application requirements set forth in 
this Section. 

 
(6) Such other information as may be required by the Director. 

 
(B) Review of Application. 

 
(1) Agreement on Costs. Prior to the City reviewing any application under this Section, the applicant shall 

agree in writing to reimburse the City for all costs associated with reviewing the application and 
associated materials, including costs associated with consultants hired to assist the Director's review. No 
water adequacy determination shall be issued unless and until all such costs have been paid to the City. 
The fee assessed by the City shall not exceed the cost of the review and administration of the review 
process. 
 

(2) Review. 
(a) The Director shall review the materials provided by the applicant following the completion of 

the agreement identified in Subsection 5.17.6(B)(1). The length of the Director's review shall be 
based on the complexity of the application, the proposed water supply, and proposed water 
supply system. 
 

(b) Following the submission of the application, the Director shall be entitled to require any such 
additional or supplemental information from the applicant as may be required for the Director's 
review. 

 
(c) Applications for water adequacy determinations for Non-potable systems shall be submitted at 

the same time as Development Construction Permit for review. 
 

(C) Standards. To issue a water adequacy determination under this Section, the Director must find that the 
application and associated materials establish that: 
 

(1) The quality of the proposed non-potable water supply will be sufficient for build-out of the proposed 
development by providing non-potable water to the development of a quality sufficient to meet all 
planned landscape needs and other intended non-potable water uses shown in the approved landscape or 
utility plans; 
 

(2) The quantity of the proposed non-potable water supply will be sufficient for build-out of the proposed 
development by: 

 
(a) Relying upon a renewable and/or sustainable physical supply of water; 
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(b) Having a water rights portfolio that provides a permanent firm yield equal to or greater than 
the maximum daily water requirement (accounting for typical conveyance and irrigation and 
other inefficiencies) under various hydrological conditions, including a modeled one-in-fifty-
year drought or equivalent or more stringent standard, when taking into consideration all 
applicable obligations, including augmentation requirements and return flow obligations; and 

 
(c) For lands to be served by tributary groundwater, establishing that the plan for augmentation 

will operate to provide a permanent firm yield equal to or greater than the maximum assumed 
demand under various hydrological conditions, including a modeled one-in-fifty-year drought 
or equivalent or more stringent standard, when taking into consideration all applicable 
obligations, including augmentation requirements and return flow obligations. 

 
(3) The dependability of the proposed non-potable water supply will be sufficient for build-out of the 

proposed development by: 
 

(a) If the non-potable water supply system includes treatment, establishing that the treatment can 
and will operate sustainably in a manner that is economical, safe, and that does not produce 
any harmful by-products; and 
 

(b) Establishing and maintaining a water supply entity that has the technical expertise and 
resources to oversee and maintain the non-potable water supply system. 

 
(4) The availability of the proposed water supply will be sufficient for build-out of the proposed development 

by: 
 

(a) Establishing the applicant has, or has the ability to acquire, the necessary property rights and 
resources to build and operate the proposed non-potable water supply system; and 
 

(b) For lands to be served by tributary groundwater, establishing that the proposed use of the 
tributary groundwater is sustainable with evidence of assured supply for the lifetime of the 
development. 

 
(D) Decision. 

 
(1) Based upon the information provided by the applicant and developed by the City and any consultants, the 

Director shall issue all water adequacy determinations in writing including specific findings and shall 
either: 

 
(a) Approve the application finding that the proposed water supply is adequate; 

 
(b) Approve the application with conditions finding the proposed water supply is adequate 

provided the conditions are met; or 
 

(c) Deny the application finding that the proposed water supply is inadequate. 
 

(2) The written determination shall be included in the plan set for the associated development application, if 
approved. The Director shall maintain a record of all non-privileged information developed to review the 
proposed water supply and proposed water supply system and that record shall become part of the 
associated development application. 
 

(3) The Director may impose conditions of approval that when met, as determined by the Director, will bring 
the proposed water supply into compliance with all applicable standards set forth in this Section, 
including conditions that the applicant acquire the required water right decrees and water contracts for 
the water supply system. No building permit may be issued until all conditions have been met. 
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(4) The Director's decision is not subject to appeal pursuant to the Land Use Code or Code of the City of Fort 
Collins. 
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Section 6.27.2.4 Matters to be Considered at Designation Hearing 

Section 6.27.2.5 Adoption of Designations and Regulations 

Section 6.27.2.6 Effect of Designation – Moratorium Until Final Determination 

Section 6.27.2.7 Mapping Disputes 

Section 6.27.3 DESIGNATED ACTIVITIES OF STATE INTEREST 

Section 6.27.3.1Designated Activities of State Interest 

Section 6.27.4 EXEMPTIONS 

Section 6.27.4.1 Exemptions 

Section 6.27.5 PERMIT AUTHORITY 

6.27.5.1 Permit Authority Established 

Section 6.27.6  PERMIT APPLICATION PROCEDURES 

Section 6.27.6.1 Application Procedures 

Section 6.27.6.2 Application Fee; Financial Security Waiver 

Section 6.27.6.3 Pre-Application Area or Activity Review 

Section 6.27.6.4 FONSI Public Comment Period 

Section 6.27.6.5 Determination of Applicability of Regulations - FONSI 

Section 6.27.6.6 Neighborhood Meeting 

Section 6.27.6.7 Application Submission Requirements 

Section 6.27.6.8 Determination of Completeness 

Section 6.27.6.7 Referral Agencies 

Section 6.27.6.8 Simultaneous Processing of Associated Development Applications 

Section 6.27.6.9 Combined Application for Multiple Activities or Development in 
More than One Area of State Interest 

Section 6.27.6.10 Permit Decision Making Procedures 

Section 6.27.6.11 Conduct of Permit Hearing. 

Section 6.27.6.12 Approval or Denial of Permit Application 
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Section 6.27.6.13 Issuance of Permit; Conditions 

Section 6.27.7 COMMON REVIEW STANDARDS 

Section 6.27.7 Review Standards for All Applications 

Section 6.27.8 SITE SELECTION AND CONSTRUCTION OF MAJOR NEW DOMESTIC 
WATER AND SEWAGE TREATMENT SYSTEMS AND MAJOR EXTENSIONS OF SUCH 
SYSTEMS 

Section 6.27.8.1 Applicability 

Section 6.27.8.2 Purpose and Intent 

Section 6.27.8.3 Specific Review Standards for Major New Domestic Water or 
Sewage Treatment Systems or Major Extensions 

Section 6.27.9 SITE SELECTION OF ARTERIAL HIGHWAYS AND INTERCHANGES 
AND COLLECTOR HIGHWAYS 

Section 6.27.9.1 Applicability 

Section 6.27.9.2 Purpose and Intent 

Section 6.27.9.3 Specific Review Standards for Arterial Highway, Interchange or 
Collector Highway Projects 

Section 6.27.10FINANCIAL SECURITY 

Section 6.27.10.1 Financial Security 

Section 6.27.11 SUSPENSION OR REVOCATION OF PERMITS 

Section 6.27.11.1 Suspension or Revocation of Permits 

Section 6.27.12 PERMIT REVIEW, RENEWAL, AMENDMENT, TRANSFER 

Section 6.27.12.1 Annual Review; Progress Reports 

Section 6.27.12.2 Permit Renewal 

Section 6.27.12.3 Permit Amendment 

Section 6.27.12.4 Minor Revision Not Constituting a Material Change 

Section 6.27.12.5 Transfer of Permits 

Section 6.27.12.6 Inspection 

Section 6.27.13 ENFORCEMENT 

Section 6.27.13.1 Enforcement 
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DIVISION 6.28 GUIDELINES AND REGULATIONS FOR AREAS AND 
ACTIVITIES OF STATE INTEREST: PURPOSE, APPLICABILITY, AND   
APPLICABLE COMMON DEVELOPMENT REVIEW  PROCEDURES  

Section 6.28.1 Purpose. 

Section 6.28.2 Applicability. 

Section 6.28.3 Process.
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ARTICLE 6   

ADMINISTRATION and PROCEDURES 

DIVISION 6.1 ZONING MAP AND ZONE DISTRICTS

6.1.1 ESTABLISHMENT OF ZONE DISTRICTS  

In order to carry out the purposes of this Code, the City is hereby divided into the following zone districts: 

Residential 

• Rural Lands District (RUL)  

• Urban Estate District (UE)   

• Residential Foothills District (RF) 

• Low Density Residential District (RL)   

• Old Town District – A (OT-A) 

• Manufactured Housing District (MH)   

Mixed-Use 

• Low Density Mixed-Use Neighborhood 
District (LMN) 

• Medium Density Mixed-Use 
Neighborhood District (MMN) 

• High Density Mixed-Use Neighborhood 
District (HMN) 

• Old Town District – B (OT-B) 

• Old Town District – C (OT-C)  

 

 

 

 

 

 

 

 

Commercial  

• Community Commercial District (CC)  

• Community Commercial - North College 
District (CCN)   

• Community Commercial - Poudre River 
District (CCR)   

• General Commercial District (CG)   

• Service Commercial District (CS) 

• Neighborhood Commercial District (NC)   

• Limited Commercial District (CL) 

• Harmony Corridor District (HC)   

Downtown 

• Downtown District (D)   

Employment, Industrial, and Other 

• Employment District (E)   

• Industrial District (I) 

• Public Open Lands District (POL)   

• Transition District (T) 

Overlay 

• Transit-Oriented Development Overlay 
(TOD) 

• South College Gateway Area (SCG) 

• Planned Unit Development Overlay (PUD) 
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6.1.2 ESTABLISHMENT OF ZONING MAP 

The boundaries of the zone districts are hereby established as shown on a map entitled "Zoning Map of the 
City of Fort Collins, Colorado," dated March 28, 1997, as amended, which map is hereby made a part of this 
Code by reference. Where uncertainty exists regarding the boundary of a zone district on the Zoning Map, 
reference should be made to Division 6.24, Interpretations.    

6.1.3 ESTABLISHMENT OF ZONE DISTRICT AND DEVELOPMENT STANDARDS 

The development standards contained in Articles 3 and 5 include standards applicable to all development 
unless specifically exempted. The zone district standards and allowed uses in zone districts contained in 
Articles 2 and 4 are standards that apply to development located within a specified zone district. The district 
standards are organized on a zone district by zone district basis, and specify the purpose of each applicable 
zone district, the permitted uses allowed in each zone district, and other standards and criteria that apply in 
each zone district. The development standards contained in Articles 3 and 5 and the zone district standards and 
allowed uses in zone districts contained in Articles 2 and 4 are minimum standards and requirements. 
Applicable  rules of measurement and definitions are contained in Article 7.

DIVISION 6.2 GENERAL PROCEDURAL REQUIREMENTS 

6.2.1 OVERVIEW OF DECISION MAKERS AND ADMINISTRATIVE BODIES 

The City Council, Planning and Zoning Commission, Land Use Review Commission, the Historic Preservation 
Commission and Director are frequently referenced in this Land Use Code. Reference should be made to 
Chapter 2 of the City Code for descriptions of these and other decision makers and administrative bodies, and 
their powers, duties, membership qualifications and related matters.   

The Director or the Planning and Zoning Commission will consider, review and decide all development 
applications for permitted uses including:  

• Overall Development Plans;  
• PUD Overlays 640 acres or less;  
• Basic Development Review plans; and  
• Project Development Plans and Final Plans 

in accordance to the provisions of this Land Use Code. For those development applications subject to basic 
development review, the Director, or the Director's designee, is the authorized decision maker. For those 
development applications subject to administrative review (sometimes referred to as "Type 1 review"), the 
Director is the designated decision maker (see Section 6.3.7(A)(2)). For those development applications 
subject to Planning and Zoning Commission review (sometimes referred to as "Type 2 review"), the Planning 
and Zoning Commission is the designated decision maker (see Section 6.3.7(A)(3)). For PUD Overlays greater 
than 640 acres, the City Council is the designated decision maker after receiving a Planning and Zoning 
Commission recommendation. The permitted use list for a particular zone district and the development review 
procedure "steps" for a particular development application identifies which review, Type 1 or Type 2, will 
apply. For basic development review and building permit applications, the Director is the decision maker (see 
Sections 6.4 and 6.13). (See "Overview of Development Review Procedures," Section 6.2.2, below, for a further 
description of different levels of review.)  City Council is the decision maker regarding the issuance of permits 
to conduct an activity or develop within an area of state interest pursuant to Article 6 after receiving a 
Planning and Zoning Commission recommendation. 
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6.2.2 OVERVIEW OF DEVELOPMENT REVIEW PROCEDURES  

This Article establishes the development review procedures for different types of development applications 
and building permits within the city.   

(A) Where is the project located? An applicant must first locate the proposed project on the Zoning Map. Once 
the proposed project has been located, the applicable zone district must be identified from the Zoning Map 
and legend. Then, by referring to Article 2 of this Land Use Code, the applicant will find the zone district 
standards which apply to the zone district in which the proposed project is located. The city's staff is available 
to assist applicants in this regard.   
 

(B) What uses are proposed? Next, an applicant must identify which uses will be included in the proposed 
project. If all of the applicant's proposed uses are listed as permitted uses in the applicable zone district for the 
project, then the applicant is ready to proceed with a development application for a permitted use. If any of 
the applicant's proposed uses are not listed as permitted uses in the applicable zone district for the project, 
then the applicant must either: 

• eliminate the nonpermitted uses from their proposal;  

• seek the addition of a new permitted use pursuant to Division 6.9;  

• seek a text amendment to this Land Use Code pursuant Division 6.25; 

• seek a rezoning amendment to the Zoning Map pursuant to Division 6.25; or  

• seek approval of a PUD Overlay pursuant to Divisions 2.6.  

Any use not listed as a permitted use in the applicable zone district is deemed a prohibited use in that zone 
district unless it has been permitted pursuant to Division 6.9 for a particular development application or 
permitted as part of an approved PUD Overlay. Applications for permits regarding areas and activities of 
state interest provisions may be reviewed regardless of whether the zone district or districts in which the 
proposed project allow such a use or even expressly prohibit such use. Again, the City's staff will be available 
to assist applicants with their understanding of the zone districts and permitted uses.   

(C) Which type of development application should be submitted? To proceed with a development proposal for 
permitted uses, the applicant must determine what type of development application should be selected and 
submitted. All development proposals which include only permitted uses must be processed and approved 
through the following development applications as determined pursuant to Article 4:  

• a project development plan (Division 6.6) followed by a final plan (Division 6.7); or  

• basic development review (Division 6.4). 

If the applicant desires to develop in two (2) or more separate project development plan submittals, an overall 
development plan (Division 6.5) will also be required prior to or concurrently with the project development 
plan. Overall development plans, PUD Overlays, basic development reviews, project development plans and 
final plans are the five (5) types of development applications for permitted uses. Each successive development 
application for a development proposal must build upon the previously approved development application, as 
needed, by providing additional details (through the development application submittal requirements) and by 
meeting additional restrictions and standards (contained in the development standards of Articles 3 and 5 and 
the zone district standards and allowed uses in zone districts of Articles 2 and 4). Overall development plans, 
basic development reviews and project development plans may be consolidated into one (1) application for 
concurrent processing and review when appropriate under the provisions of Section 6.3.3. The purpose, 
applicability, and interrelationship of these types of development applications are discussed further in Section 
6.2.3. Applications for a permit regarding areas and activities of state interest provisions are addressed in 
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Divisions 6.27 and 6.28. 
 

(D) Who reviews the development application? Once an applicant has determined the type of development 
application to be submitted, they must determine the appropriate level of development review required for 
the development application. To make this determination, the applicant must refer to the provisions of the 
applicable zone district in Article 4 and the provisions pertaining to the appropriate development application. 
These provisions will determine whether the permitted uses and the development application are subject to 
basic development review, administrative review (“Type 1 review”), Planning and Zoning Commission review 
("Type 2 review"), or City Council review in the case of PUD Overlays greater than 640 acres and permits to 
conduct a designated activity or develop in a designated area of state interest. Identification of the required 
level of development review will, in turn, determine which decision maker, the Director in the case of basic 
development review and administrative review ("Type 1 review"), or the Planning and Zoning Commission in 
the case of Planning and Zoning Commission review ("Type 2 review"), or the City Council for PUD Overlays 
greater than 640 acres and permits pursuant to the areas and activities of state interest provisions, will review 
and make the final decision on the development application. When a development application contains both 
Type 1 and Type 2 uses, it will be processed as a Type 2 review.   
 

(E) How will the development application be processed? The review of overall development plans, PUD 
Overlays, project development plans and final plans, and permits pursuant to the areas and activities of state 
interest provisions will each generally follow the same procedural "steps" regardless of the level of review 
(basic development review, administrative review or Planning and Zoning Commission, or City Council review). 
The common development review procedures contained in Division 6.3 establish a twelve-step process equally 
applicable to all overall development plans, project development plans and final plans.   
 

The twelve (12) steps of the common development review procedures are the same for each type of 
development application, whether subject to basic development review, administrative review, Planning and 
Zoning Commission review, or City Council review in the case of PUD Overlays greater than 640 acres and 
permits pursuant to the areas and activities of state interest provisions unless an exception to the common 
development review procedures is expressly called for in the particular development application requirements 
of this Land Use Code. In other words, each overall development plan, each project development plan and each 
final plan will be subject to the twelve-step common procedure. The twelve (12) steps include: (1) conceptual 
review; (2) neighborhood meeting; (3) development application submittal; (4) determination of sufficiency; (5) 
staff report; (6) notice; (7) public hearing; (8) standards; (9) conditions of approval; (10) amendments; (11) 
lapse; and (12) appeals.   
 

However, Step 1, conceptual review, applies only to the initial development application submittal for a 
development project (i.e., overall development plan or PUD Overlay when required, or project development 
plan when neither an overall development plan nor a PUD Overlay is required). Basic Development Review and 
Final Plan applications for the same development project are not subject to Step 1, conceptual review.  
 
Moreover, Step 2, neighborhood meeting, applies only to certain development applications subject to Planning 
and Zoning Commission and City Council review. Step 2, neighborhood meeting, does not apply to 
development applications subject to basic development review or administrative review. Step 3, application 
submittal requirements, applies to all development applications. Applicants shall submit items and documents 
in accordance with a Comprehensive list of submittal requirements as established by the Director. Overall 
development plans must comply with only certain identified items on the Comprehensive list, while PUD 
Overlays, project development plans, and final plans must include different items from the Comprehensive list. 
This Comprehensive list is intended to assure consistency among submittals by using a “building block” 
approach, with each successive development application building upon the previous one for that project. City 
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staff is available to discuss the common procedures with the applicant.   
 

(F) What if the development proposal doesn’t fit into one of the types of development applications discussed 
above? In addition to the five (5) development applications for permitted uses, the applicant may seek 
approval for other types of development applications, including development applications for a modification 
of standards (Division 6.8), an amendment to the text of the Land Use Code and/or the Zoning Map (Division 
6.25), a hardship variance (Division 6.14), an appeal of an administrative decision (Division 6.18), a permit to 
conduct an activity or develop in an area of state interest (Articles 6.27 and 6.28) or other requests. These 
other types of development applications will be reviewed according to applicable steps in the common 
development review procedures.   
 

(G) Is a building permit required? The next step after approval of a final plan is to apply for a Building Permit. 
Most construction requires a Building Permit. This is a distinct and separate process from a development 
application. The twelve (12) steps of the common development review procedures must be followed for the 
Building Permit process. Procedures and requirements for submitting a Building Permit application are 
described in Division 6.13.   
 

(H) Is it permissible to talk with decision makers "off the record" about a development plan prior to the 
decision makers' formal review of the application? No. Development plans must be reviewed and approved in 
accordance with the provisions of this Land Use Code and the City's decision whether to approve or deny an 
application must be based on the criteria established herein and, on the information, provided at the hearings 
held on the application. In order to afford all persons who may be affected by the review and approval of a 
development plan an opportunity to respond to the information upon which decisions regarding the plan will 
be made, and in order to preserve the impartiality of the decision makers, decision makers who intend to 
participate in the decisions should avoid communications with the applicant or other members of the public 
about the plan prior to the hearings in which they intend to participate. An applicant may communicate with 
City staff designated as reviewers of a project. 

6.2.3 TYPES OF DEVELOPMENT APPLICATIONS 

(A) Applicability. All development proposals which include only permitted uses must be processed and approved 
through the following development applications: a basic development review (Division 6.4); or through a 
project development plan (Division 6.6), then through a final plan (Division 6.7), then through a development 
construction permit (Division 6.21) and then through a building permit review (Division 6.13). If the applicant 
desires to develop in two (2) or more separate project development plan submittals, an overall development 
plan (Division 6.5) will also be required prior to or concurrently with the project development plan. A PUD 
Comprehensive Plan associated with a PUD Overlay may be substituted for an overall development plan 
(Division 2.6). Each successive development application for a development proposal must build upon the 
previously approved development application by providing additional details (through the development 
application submittal requirements) and by meeting additional restrictions and standards (contained in the 
development standards of Articles 3 and 5 and the zone district standards and allowed uses in zone districts of 
Articles 2 and 4). 
 
Permitted uses subject to basic development review, administrative review, or permitted uses subject to 
Planning and Zoning Commission review listed in the applicable zone district set forth in Article 2, zone 
districts, shall be processed through an overall development plan, a basic development review, a project 
development plan or a final plan. If any use not listed as a permitted use in the applicable zone district is 
included in a development application, it may also be processed as an overall development plan, project 
development plan or final plan, if such proposed use has been approved, or is concurrently submitted for 
approval, in accordance with the requirements for an amendment to the text of this Land Use Code and/or the 
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Zoning Map, Division 6.25, or in accordance with the requirements for the addition of a permitted use under 
Division 6.9 Development applications for permitted uses which seek to modify any standards contained in the 
development standards in Articles 3 and 5, and the zone district standards in Article 2 and  use standards of 
Article 4, shall be submitted by the applicant and processed as a modification of standards under Division 6.8. 
Variances to development standards contained in Articles 3 and 5 and zone district standards of Article 2 and 
use standards of Article 4, shall be processed as variances by the Land Use Review Commission pursuant to 
Division 6.14. Appeals of administrative/staff decisions shall be according to Division 6.18. PUD overlays shall 
be processed pursuant to Division 2.6.  Applications to conduct an activity or develop within an area of state 
interest are addressed in Articles 6.27 and 6.28. This Section is meant to complement and not override or 
substitute for the requirements of Chapter 14 of the Code of the City of Fort Collins regarding landmarks. 

(B) Basic Development Review (BDR) 

(1) Purpose and Effect. The basic development review is the administrative process for reviewing a site specific 
development plan that describes and establishes the type and intensity of use for a specific parcel or parcels 
of property. The basic development review shall include the final subdivision plat (when such plat is required 
pursuant to Section 5.4.4 of this Code), and if required by this Code or otherwise determined by the Director 
to be relevant or necessary, the plan shall also include the development agreement and utility plan and shall 
require detailed engineering and design review and approval. Building permits may be issued by the 
Director only pursuant to an approved Basic Development Review, subject to the provisions of Division 6.4.   
 

(2) Applicability. A basic development review application may be submitted prior to required public 
notification. If the project is to be developed over time in two (2) or more separate basic development 
review submittals, an overall development plan shall also be required. Refer to Division 6.4 for specific 
requirements for basic development reviews.   

(C) Overall Development Plan 

(1) Purpose and Effect. The purpose of the overall development plan is to establish general planning and 
development control parameters for projects that will be developed in phases with multiple submittals while 
allowing sufficient flexibility to permit detailed planning in subsequent submittals. Approval of an overall 
development plan does not establish any vested right to develop property in accordance with the plan.   
 

(2) Applicability. An overall development plan shall be required for any property which is intended to be 
developed over time in two (2) or more separate project development plan submittals. Refer to Division 6.5 
for specific requirements for overall development plans.   
 

(D) Project Development Plan and Plat   

(1) Purpose and Effect. The project development plan shall contain a general description of the uses of land, 
the layout of landscaping, circulation, architectural elevations and buildings, and it shall include the project 
development plan and plat (when such plat is required pursuant to Section 5.4.4 of this Code). Approval of a 
project development plan does not establish any vested right to develop property in accordance with the 
plan.   
 

(2) Applicability. Upon completion of the conceptual review meeting and after the Director has made written 
comments and after a neighborhood meeting has been held (if necessary), an application for project 
development plan review may be filed with the Director. If the project is to be developed over time in two 
(2) or more separate project development plan submittals, an overall development plan shall also be 
required. Refer to Division 6.6 for specific requirements for project development plans.  

(E) Final Plan and Plat   
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(1) Purpose and Effect. The final plan is the site specific development plan which describes and establishes the 
type and intensity of use for a specific parcel or parcels of property. The final plan shall include the final 
subdivision plat (when such plat is required pursuant to Section 5.4.4  of this Code), and if required by this 
Code or otherwise determined by the Director to be relevant or necessary, the plan shall also include the 
development agreement and utility plan and shall require detailed engineering and design review and 
approval. Building permits may be issued by the Director only pursuant to an approved final plan or other 
site specific development plan, subject to the provisions of Division 6.7.   
 

(2) Applicability. Application for a final plan may be made only after approval by the appropriate decision 
maker (Director for Type 1 review or Planning and Zoning Commission for Type 2 review) of a project 
development plan, unless the project development and final plans have been consolidated pursuant to 
Section 6.3.3(B). An approved final plan shall be required for any property which is intended to be 
developed. No development shall be allowed to develop or otherwise be approved or permitted without an 
approved final plan. Refer to Division 6.7 for specific requirements for final plans.   
 

(F) Site Plan Advisory Review 

(1) Purpose and Effect. The Site Plan Advisory Review process requires the submittal and approval of a site 
development plan that describes the location, character, and extent of improvements to parcels owned or 
operated by public entities. In addition, with respect to public and charter schools, the review also has as its 
purpose, as far as is feasible, that the proposed school facility conforms to the City's Comprehensive Plan.   
 

(2) Applicability. A Site Plan Advisory Review shall be applied to any public building or structure. For a public 
or charter school, the Planning and Zoning Commission shall review a complete Site Plan Advisory Review 
application within thirty (30) days (or such later time as may be agreed to in writing by the applicant) of 
receipt of such application under Section 22-32-124, C.R.S. For Site Plan Advisory Review applications 
under Section 31-23-209, C.R.S., such applications shall be reviewed and approved or disapproved by the 
Planning and Zoning Commission within sixty (60) days following receipt of a complete application.   
 
Enlargements or expansions of public buildings, structures, schools and charter schools are exempt from 
the Site Plan Advisory review process if:   
 

(a) The change results in a size increase of less than twenty-five (25) percent of the existing building, 
structure or facility being enlarged, whether it be a principal or accessory use; and  
  

(b) The enlargement or expansion does not change the character of the building or facility.   
 

(c) Application for a Site Plan Advisory Review is subject to review by the Planning and Zoning 
Commission under the requirements contained in Division 6.11 of this Code.   

(G) PUD Overlay   

(1) Purpose and Effect.  
The purpose of the PUD Overlay is to provide an avenue for property owners with larger and more complex 
development projects to achieve flexibility in site design by means of customized uses, densities, and Land 
Use Code and non-Land Use Code development standards. In return for such flexibility, significant public 
benefits not available through traditional development procedures must be provided by the development. A 
PUD Comprehensive Plan is the written document associated with a PUD Overlay and the PUD 
Comprehensive Plan sets forth the general development plan and the customized uses, densities, and Land 
Use Code and non-Land Use Code development standards. An approved PUD Overlay overlays the PUD 
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Comprehensive Plan entitlements and restrictions upon the underlying zone district requirements. 
   

(2) Applicability. A PUD Overlay is available to properties or collections of contiguous properties fifty (50) 
acres or greater in size. Refer to Division 2.6.3 for specific requirements and review of PUD. 
 

(H) Areas and Activities of State Interest 
 

(1) Purpose and Effect. The areas and activities of state interest guidelines and regulations set forth in 
Article 6 are adopted pursuant to Section 24-65.1-101, et seq., C.R.S., and provide the City with the 
ability to review and regulate matters of state interest. A permit issued pursuant to Article 6 is required 
in order for a proposed development plan related to a designated activity or within a designated area 
of state interest to be constructed and operate. 

 
(2) Applicability. A permit to conduct a designated activity or to develop within a designated area of state 

interest within the City is required for all proposed development plans meeting the criteria set forth in 
Division 6.27 unless an exemption exists pursuant to Section 6.27.4.1 or a finding of  no significant 
impact is issued pursuant to Section 6.27.6.5. 

 

6.2.4 EFFECT OF DEVELOPMENT APPLICATION APPROVAL  

(A) Limitation on other development.  
In the event that a property has obtained development approval of a site specific development plan, such 
property may not thereafter be developed in any other fashion, except in accordance with Division 6.16, 
Nonconforming Uses and Structures or 6.17, Existing Limited Permitted Uses; or upon the occurrence of one (1) 
of the following events:   

(1) The right to develop the property in accordance with the approved plan has expired pursuant to Division 
6.3, in which event the property may be developed according to such other development application as may 
be subsequently approved by the appropriate decision maker (the Director for Type 1 review and the 
Planning and Zoning Commission for Type 2 review);   
 

(2) The owner of the property has obtained the approval, pursuant to subsections 6.3.10(B) and (C), of the 
appropriate decision maker to abandon the right to develop the property (or any portion thereof) in 
accordance with the approved development plan, in which event the right to develop other than as the 
previously approved development plan shall apply only to the portion of the property which is no longer 
subject to the development plan;   
 

(3) The owner of the property has obtained permission from the appropriate decision maker to amend the 
approved development plan in accordance with Division 6.3, in which event the property shall be developed 
according to the amended plan;   
 

(4) The owner of the property has obtained the approval of the appropriate decision maker to redevelop the 
property (or any portion thereof) in some manner other than in accordance with the approved development 
plan because of the destruction of improvements constructed pursuant to the approved development plan 
by reason of fire, flood, tornado or other catastrophe, in which event the property shall be developed 
according to the plan for redevelopment approved by the appropriate decision maker.   
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(B) Process. Any property owner seeking to obtain the approval of the appropriate decision maker pursuant to 
this Section shall submit an application complying with the requirements and procedures set forth in Section 
6.3.10 pertaining to amendments and abandonment.   
 

(C) Criteria. In considering whether to approve any application for abandonment pursuant to this Section, the 
appropriate decision maker shall be governed by the following criteria:   
 

(1) The application shall not be approved if, in so approving, any portion of the property remains developed or 
to be developed in accordance with the previously approved development plan and, because of the 
abandonment, such remaining parcel of property would no longer qualify for development approval 
pursuant to the standards and requirements of the most current version of this Code.   
 

(2) The application shall not be approved if, in so approving, the city's rights of ownership of, or practical 
ability to utilize, any previously dedicated street, easement, right-of-way or other public area or public 
property would be denied or diminished to the detriment of the public good.   
 

6.2.5 DEDICATIONS AND VACATIONS  

(A) By the Planning and Zoning Commission.  
As part of its review and approval of a specific planning item, the Planning and Zoning Commission may 
accept the dedication of streets, easements and other rights-of-way shown on plats and deeds for such item. 
The Commission may also vacate easements and rights-of-way, other than streets and alleys, if they pertain to 
a planning item subject to review by the Commission. Such acceptance and/or vacation may be accomplished 
either by resolution or by notation on the plat for the item.   
 

(B) By the Director. The Director may also accept the dedication of streets, easements and other rights-of-way 
shown on the plats and deeds associated with a specific planning item. Such authority of the Director shall 
extend to planning items that are subject to review and approval by the Commission, as well as those that are 
subject to basic development review, building permit review, and administrative review, and approval, and 
shall apply to both on-site and off-site streets, easements, and rights-of-way. The Director may also vacate 
easements and rights-of-way, other than streets and alleys, whether they pertain to a planning item subject to 
review by the Commission, basic development review, building permit review, or administrative review. Such 
acceptance and/or vacation may be accomplished either by resolution or by notation on the plat for the item.   

6.2.6  OPTIONAL PRE-APPLICATION REVIEW  

(A) Optional City Council Pre-Application Review of Complex Development Proposals: A potential applicant 
for development other than a PUD Overlay or permit to conduct a designated activity of state interest or 
develop in a designated area of state interest may request that the City Council conduct a hearing for the 
purpose of receiving preliminary comments from the City Council regarding the overall proposal in order to 
assist the proposed applicant in determining whether to file a development application or annexation petition. 
Only one (1) pre-application hearing pursuant to this Subsection (A) may be requested. The following criteria 
must be satisfied for such a hearing to be held:   

(1) The proposed development cannot have begun any step of the Common Development Review Procedures 
for Development Applications set forth in Division 6.3.   
 

(2) The proposed application for approval of a development plan must require City Council approval of an 
annexation petition, an amendment to the City's Comprehensive Plan, or some other kind of formal action 
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by the City Council, other than a possible appeal under this Land Use Code.   
 

(3) The City Manager must determine in writing that the proposed development will have a community-wide 
impact.   
 

(B) Optional Pre-Application PUD Overlay Proposal Review: This optional review is available to potential PUD 
applicants that have not begun any step of the Common Development Review Procedures for Development 
Applications set forth in Division 6.3. Such review is intended to provide an opportunity for applicants to 
present conceptual information to the Planning and Zoning Commission for PUD Overlays between 50 and 
640 acres in size, or to City Council for PUD Overlays greater than 640 acres in size, regarding the proposed 
development including how site constraints will be addressed and issues of controversy or opportunities 
related to the development. Applicants participating in such review procedure should present specific plans 
showing how, if at all, they intend to address any issues raised during the initial comments received from staff 
and affected property owners. For a pre-application hearing to be held, the Director must determine in writing 
that the proposed PUD will have a community-wide impact. Only one (1) pre-application hearing pursuant to 
this Subsection (B) may be requested.   
 

(C) Notice and Hearing Procedure.   
All preapplication hearings under above Subsections (A) or (B) this provision will be held in accordance with 
the provisions contained in Steps (6), (7)(B) and (7)(C) of the Common Development Review Procedures set 
forth in Division 6.3, except that the signs required to be posted under Step (6)(B) shall be posted subsequent 
to the scheduling of the session and not less than fourteen (14) days prior to the date of the hearing. At the 
time of requesting the hearing, the applicant must advance the City's estimated costs of providing notice of 
the hearing. Any amounts paid that exceed actual costs will be refunded to the applicant.   
 

(D) Input Non-Binding, Record. The Planning and Zoning Commission or City Council as applicable pursuant to 
above Subsections (A) or (B) may, but shall not be required to, comment on the proposal. Any comment, 
suggestion, or recommendation made by any Planning and Zoning Commission or City Council member 
regarding the proposal does not bind or otherwise obligate any City decision maker to any course of conduct 
or decision pertaining to the proposal. All information related to an optional review shall be considered part of 
the record of any subsequent development review related to all or part of the property that was the subject of 
the optional review. 

DIVISION 6.3 COMMON DEVELOPMENT REVIEW PROCEDURES FOR 
DEVELOPMENT APPLICATIONS 

6.3.1  STEP 1: CONCEPTUAL REVIEW/PRELIMINARY DESIGN REVIEW   

(A) Conceptual Review:  

(1) Purpose. Conceptual review is an opportunity for an applicant to discuss requirements, standards and 
procedures that apply to their development proposal. Major problems can be identified and solved during 
conceptual review before a formal application is made.   
 
Conceptual review may include representatives of the Department, Poudre Fire Authority, Police Services, 
Water & Wastewater Utilities, Electric Utility, Stormwater Utility, and other departments as appropriate, 
and special districts where applicable.   
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(2) Applicability. A conceptual review is mandatory for all overall development plans and for project 
development plans not subject to an overall development plan. Conceptual review must occur at least one 
(1) day prior to submittal of any application for an overall development plan or project development plan 
which is not subject to an overall development plan. The conceptual review may be waived by the Director 
for those development proposals that, in their opinion, would not derive substantial benefit from such 
review.   
 

(3) Concept Plan Submittal. The applicant shall bring a sketch showing the location of the proposed project, 
major streets and other significant features in the vicinity to the Conceptual Review meeting.   
 

(4) Staff Review and Recommendation. Upon receipt of a concept plan, and after review of such plan with 
the applicant, the Director shall furnish the applicant with written comments regarding such plan, including 
appropriate recommendations to inform and assist the applicant prior to preparing the components of the 
development application.   

(B) Preliminary Design Review:  

(1) Purpose. Preliminary design review is an opportunity for an applicant to discuss requirements, standards, 
procedures, potential modifications of standards or variances that may be necessary for a project and to 
generally consider in greater detail the development proposal design which has been evaluated as a part of 
the conceptual review process. While the conceptual review process is a general consideration of the 
development proposal, preliminary design review is a consideration of the development proposal in greater 
detail. Problems of both a major and minor nature can be identified and solved during the preliminary 
design review before a formal application is made.   
 
Preliminary design review may include representatives of the Department, Poudre Fire Authority, Police 
Services, Water and Wastewater Utilities, Electric Utility, Stormwater Utility, and other departments as 
appropriate, and special districts where applicable. Additionally, other public or quasi-public agencies which 
may be impacted by the development project are invited and encouraged to attend the preliminary design 
review. These agencies may include the gas utility, water and/or wastewater utility districts, ditch companies, 
railroads, cable television service providers and other similar agencies.   
 

(2) Applicability. Although a preliminary design review is not mandatory, it may be requested by the applicant for 
any development proposal. A request for preliminary design review may be made in an informal manner, either 
in writing or orally, but must be accompanied by the payment of the application fee as established in the 
development review fee schedule. Preliminary design review, if requested by the applicant, must occur at least 
seven (7) days prior to the submittal of any application for overall development plan or project development 
plan which is not subject to an overall development plan.   
 

(3) Preliminary Plan Submittal. In conjunction with a preliminary design review, the applicant shall submit all 
documents required for such review as established in the development application submittal requirements 
Comprehensive list.   
 

(4) Staff Review and Recommendation. Upon receipt of a preliminary development proposal for review, and 
after review of such proposal with the applicant, the Director shall furnish the applicant with written 
comments and recommendations regarding such proposal in order to inform and assist the applicant prior 
to preparing components of the development application. In conjunction with the foregoing, the Director 
shall provide the applicant with a "critical issues list" which will identify those critical issues which have 
surfaced in the preliminary design review as issues which must be resolved during the review process of the 
formal development application. The critical issues list will provide to applicants the opinion of the Director 
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regarding the development proposal, as that opinion is established based upon the facts presented during 
conceptual review and preliminary design review. To the extent that there is a misunderstanding or a 
misrepresentation of facts, the opinion of the Director may change during the course of development 
review. The positions of the Director that are taken as a part of the critical issues list may be relied upon by 
applicants, but only insofar as those positions are based upon clear and precise facts presented in writing, 
either graphically or textually on plans or other submittals, to the Director during the course of preliminary 
design review.   
 

6.3.2 STEP 2: NEIGHBORHOOD MEETINGS  

(A) Purpose. To facilitate citizen participation early in the development review process, the City shall require a 
neighborhood meeting between citizens of area neighborhoods, applicants and the Director for any 
development proposal that is subject to Planning and Zoning Commission review unless the Director determines 
that the development proposal would not have significant neighborhood impact. Citizens are urged to attend 
and actively participate in these meetings. The purpose of the neighborhood meeting is for such development 
applications to be presented to citizens of area neighborhoods and for the citizens to identify, list and discuss 
issues related to the development proposal. Working jointly with staff and the applicant, citizens help seek 
solutions for these issues. Neighborhood meetings are held during the conceptual planning stage of the proposal 
so that neighborhoods may give input on the proposal before time and effort have been expended by the 
applicant to submit a formal development application to the City. At least ten (10) calendar days shall have 
passed between the date of the neighborhood meeting and the submittal to the City of the application for 
development approval for the project that was the subject of the neighborhood meeting.   
 

(B) Applicability. A neighborhood meeting shall be required on any development proposal that is subject to 
Planning and Zoning Commission review unless the Director determines as a part of the staff review and 
recommendation required pursuant to Section 6.3.1(B)(4) that the development proposal would not have 
significant neighborhood impacts.   
 

(C) Notice of Neighborhood Meeting. Notice of the neighborhood meeting shall be given in accordance with Section 
6.3.6(A), (B) and (D).  
 

(D) Attendance at Neighborhood Meeting. If a neighborhood meeting is required, the meeting shall be held prior 
to submittal of a development application to the Director for approval of an overall development plan and/or 
project development plan. The applicant or applicant's representative shall attend the neighborhood meeting. 
The Director shall be responsible for scheduling and coordinating the neighborhood meeting and shall hold the 
meeting in the vicinity of the proposed development.   
 

(E) Summary of Neighborhood Meeting.  
A written summary of the neighborhood meeting shall be prepared by the Director. The written summary shall 
be included in the staff report provided to the decision maker at the time of the public hearing to consider the 
proposed development.   
 

6.3.3 STEP 3: DEVELOPMENT APPLICATION SUBMITTAL  

(A) Development Application Forms. All development applications shall be in a form established by the Director 
and made available to the public.   
 

(B) Consolidated Development Applications and Review. Development applications combining an overall 
development plan and a project development plan for permitted uses for the same development proposal may 
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be consolidated for submittal and review, in the discretion of the Director, depending upon the complexity of 
the proposal. For these consolidated applications, the applicant shall follow the project development plan 
development review procedures. Such consolidated applications shall be reviewed, considered and decided by 
the highest level decision maker that would have decided the development proposal under Section 6.3.7 had it 
been submitted, processed and considered as separate development applications. Decision makers, from highest 
level to lowest level, are the Planning and Zoning Commission and the Director, respectively.   

(C) Development Application Contents.  

(1) Development Application Submittal Requirements Comprehensive List. A Comprehensive list of 
development application submittal requirements shall be established by the Director. The Comprehensive 
list shall, at a minimum, include a list of all information, data, explanations, analysis, testing, reports, tables, 
graphics, maps, documents, forms or other items reasonably necessary, desirable or convenient to (1) 
determine whether or not the applicant, developer and/or owner have the requisite power, authority, clear 
title, good standing, qualifications and ability to submit and carry out the development and/or activities 
requested in the development application; and (2) determine whether or not the development activities 
and development application address and satisfy each and every applicable development standard, district 
standard or other requirement or provisions of this Land Use Code.   
 

(2) Submittal Requirement. Each development application shall be submitted to the Director and shall include 
the items on the Comprehensive list that are identified as submittal requirements for that development 
application. The Director may waive items on the Comprehensive list that are not applicable due to the 
particular conditions and circumstances of that development proposal.  At the time of application 
submittal, all applicants must agree in writing to pay the costs for third-party consultants the City retains to 
adequately review the application as described in Land Use Code Section 6.3.3(D)(3). 
 

(3) Execution of Plats/Deeds; Signature Requirements. All final plats and/or deeds (for conveyances of real 
property either off the site described on the plat or at a time or in a manner separate from the plat), 
submitted to the City shall:   

(a) be signed by all current owners of any recorded fee interest in the surface of the land described on the 
plat (or in the deed), whether full or defeasible and whether solely or partially owned;  
  

(b) be signed by all current owners of any equitable interest arising out of a contract to purchase any fee 
interest in the surface of the land described on the plat (or in the deed), whether full or defeasible and 
whether solely or partially owned;   
 

(c) be signed by all current record owners of any non-freehold interest arising from any recorded lease of 
the surface of the land described on the plat (or in the deed) if such lease has a remaining term of six 
(6) years following approval of the final development plan by the decision maker or if such lease 
contains any right of extension which, if exercised by the tenant, would create a remaining term of six 
(6) years following approval of the final development plan by the decision maker;   
 

(d) be signed by all current owners of any recorded mortgage, deed of trust or other lien, financial 
encumbrance upon or security interest in the lands described on the plat (or deed) which, if foreclosed 
would take, injure, diminish or weaken the city's interest in any land, easement or right-of-way which is 
dedicated to the city or to the public on the plat (or in the deed);   
 

(e) be signed by all current owners of any easement or right-of-way in the lands described on the plat (or in 
the deed) whether on, above or below the surface, which includes rights which will take, injure, diminish 
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or weaken the city's interest in any land, easement or right-of-way which is dedicated to the city or to 
the public on the plat (or in the deed);   
 

(f) be signed by the applicant’s attorney licensed to practice law in the State of Colorado certifying to the 
City that all signatures as required pursuant to subparagraphs (a) through (e) above have lawfully and 
with full authority been placed upon the plat (or in the deed). Said certification may be limited by the 
attorney so certifying to only those ownership interests that are of record or, if not of record, are either 
actually known to the certifying attorney to exist, or in the exercise of reasonable diligence, should have 
been known to the certifying attorney to exist. For purposes of such certification, the terms "record," 
"recorded" and "of record" shall mean as shown by documents recorded in the real estate records in the 
Clerk and Recorder's Office of Larimer County, Colorado prior to the date of certification;   
 

(g) contain a maintenance guarantee, a repair guarantee and a certificate of dedication signed by the 
developer and the owner (as described in subparagraph (a) above), which provide a two-year 
maintenance guarantee and five-year repair guarantee covering all errors or omissions in the design 
and/or construction. The specific provisions of the maintenance guarantee, repair guarantee and 
certificate of dedication shall be established by the City Engineer; and   
 

(h) contain the legal notarization of all signatures as required pursuant to subparagraphs (a) through (e) 
above to be placed upon the plat (or deed).   

The Director may waive or modify the requirements of subparagraphs (b) through (e), and the 
requirements of subparagraph (g) above upon a clear and convincing showing by the applicant that such 
waiver or modification will not result in any detriment to the public good, including without limitation, 
detriment to the interest of the public in the real property conveyed to it on the plat (or in the deed); and 
will not result in any harm to the health, safety or general welfare of the City and its citizens.   

(D) Development Review Fees and Costs for Specialized Consultants.   

(1) Recovery of Costs. Development review fees are hereby established for the purpose of recovering the costs 
incurred by the City in processing, reviewing and recording applications pertaining to development 
applications or activity within the municipal boundaries of the City, and issuing permits related thereto. The 
development review fees imposed pursuant to this Section shall be paid at the time of submittal of any 
development application, or at the time of issuance of the permit, as determined by the City Manager and 
established in the development review fee schedule.   
 

(2) Development Review Fee Schedule. The amount of the City's various development review fees shall be 
established by the City Manager, and shall be based on the actual expenses incurred by or on behalf of the 
City. The schedule of fees shall be reviewed annually and shall be adjusted, if necessary, by the City Manager 
on the basis of actual expenses incurred by the City to reflect the effects of inflation and other changes in 
costs. At the discretion of the City Manager, the schedule may be referred to the City Council for adoption 
by resolution or ordinance.   

 

(3) Specialized Consultants. In the Director’s discretion, the City may retain the services of third-party 
consultants with specialized knowledge that the City requires to adequately evaluate an application, the 
costs of which must be paid by the applicant with such payment agreed to in writing at the time of 
application submittal. Prior to retaining any consultant, the Director must inform the applicant of the intent 
to retain such consultant and the estimated costs. The applicant must pay to the City the estimated costs 
prior to the City retaining the consultant. Within sixty (60) days of completion of the consultant’s work, the 
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applicant must pay to the City the actual cost of the consultant’s services in excess of the estimate, or the 
City must refund any portion of the estimate in excess of the actual cost. 
 

6.3.4 STEP 4: REVIEW OF APPLICATIONS  

(A) Determination of Sufficiency. After receipt of the development application, the Director shall determine 
whether the application is complete and ready for review. Some development applications may involve 
complex technical issues that require review and input that is outside the expertise of City staff. If such a 
situation arises, the Director may procure the services of third-party consultants to review and consult with 
the City regarding the relevant subject matter and require the applicant to pay the costs for such third-party 
consultants as described in Section 6.3.3(D)(3). Upon review by the Director and any necessary third-party 
consultants, the Director will determine whether the application is complete. The determination of sufficiency 
shall not be based upon the perceived merits of the development proposal.   
 

(B) Specialized Consultants to Assist With Review. As described in Section 6.3.3(D)(3), the City may retain the 
services of third-party consultants with specialized knowledge that the City requires to adequately evaluate 
whether an application is complete pursuant to above Subsection (A) or to assist in the review of a complete 
application, the costs of which must be paid by the applicant. 
 

(C) Processing of Incomplete Applications. Except as provided below, if a submittal is found to be insufficient, all 
review of the submittal will be held in abeyance until the Director receives the necessary material to determine 
that the submittal is sufficient. The development application shall not be reviewed on its merits by the decision 
maker until it is determined sufficient by the Director. Notwithstanding the foregoing, if an application has 
been determined to be incomplete because the information provided to the Director shows that a portion of 
the property to be developed under the application is not yet under the ownership and control of the 
applicant or developer, the Director may nonetheless authorize the review of such application and the 
presentation of the same to the decision maker, as long as:   

(1) the applicant, at the time of application, has ownership of, or the legal right to use and control, the majority 
of the property to be developed under the application;   
 

(2) the Director determines that it would not be detrimental to the public interest to accept the application for 
review and consideration by the decision maker; and   

 
(3) the applicant and developer enter into an agreement satisfactory in form and substance to the City 

Manager, upon consultation with the City Attorney, which provides that:   
 

(a) until such time as the applicant has acquired full ownership and control of all property to be developed 
under the application, neither the applicant nor the developer will record, or cause to be recorded, in the 
office of the Larimer County Clerk and Recorder any document related to the City's review and approval 
of the application; and  
 

(b) the applicant will indemnify and hold harmless the City and its officers, agents and assigns from any and 
all claims that may be asserted against them by any third party, claiming injury or loss of any kind 
whatsoever that are in any way related to, or arise from, the City's processing of the application.   

The denial of an incomplete application that has been allowed to proceed to the decision maker under the 
provisions of this Section shall not cause a post denial re-submittal delay under the provisions of Section 
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6.3.11(E)(9) for property that was not owned by the applicant or within the applicant's legal right to use and 
control at the time of denial of the application.   

6.3.5 STEP 5: STAFF REPORT  

Within a reasonable time after determining that a development application is sufficient, the Director shall refer 
the development application to the appropriate review agencies, review the development application, and 
prepare a Staff Report. The Staff Report shall be made available for inspection and copying by the applicant 
and the public prior to the scheduled public hearing on the development application. The Staff Report shall 
indicate whether, in the opinion of the Staff, the development application complies with all applicable 
standards of this Code. Conditions for approval may also be recommended to eliminate any areas of 
noncompliance or mitigate any adverse effects of the development proposal.   

6.3.6 STEP 6: NOTICE  

(A) Mailed Notice. The Director shall mail written notice to the owners of record of all real property within eight 
hundred (800) feet (exclusive of public rights-of-way, public facilities, parks or public open space) of the 
property lines of the parcel of land for which the development is planned. Owners of record shall be 
ascertained according to the records of the Larimer County Assessor's Office, unless more current information 
is made available in writing to the Director prior to the mailing of the notices. If the development project is of 
a type described in the Supplemental Notice Requirements of Subsection 6.3.6(D), then the area of 
notification shall conform to the notice requirements of that Section. In addition, the Director may further 
expand the notification area. Formally designated representatives of bona fide neighborhood groups and 
organizations and homeowners' associations within the area of notification shall also receive written notice. 
Such written notices shall be mailed at least fourteen (14) days prior to the public hearing/meeting date or in 
case of a Basic Development Review the Director’s decision. The Director shall provide the applicant with a 
map delineating the required area of notification, which area may be extended by the Director to the nearest 
streets or other distinctive physical features which would create a practical and rational boundary for the area 
of notification. The applicant shall pay postage and handling costs as established in the development review 
schedule.   
 

(B) Posted Notice. The real property proposed to be developed shall also be posted with a sign, giving notice to 
the general public of the proposed development. For parcels of land exceeding ten (10) acres in size, two (2) 
signs shall be posted. The size of the sign(s) required to be posted shall be as established in the Supplemental 
Notice Requirements of subsection 6.3.6(D). Such signs shall be provided by the Director and shall be posted 
on the subject property in a manner and at a location or locations reasonably calculated by the Director to 
afford the best notice to the public, which posting shall occur within fourteen (14) days following submittal of 
a development application to the Director.   
 

(C) Published Notice. Notice of the time, date and place of the public hearing/ meeting on the development 
application and the subject matter of the hearing shall be published in a newspaper of general circulation 
within the City at least seven (7) days prior to such hearing/meeting.  
  

(D) Supplemental Notice Requirements. The following table indicates the required notice radius for a mailed 
notice and posted sign size for development applications. 
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  Development Project Minimum Notice 
Radius  

Sign Size  

All developments except those described 
below.    

800 feet    12 square feet    

Area or activity of state interest. 1,000 feet in all 
directions of the 
location of a 
proposed 
development plan 
as determined by 
the Director, this 
distance shall 
apply to mailed 
notice for FONSI 
comment periods, 
neighborhood 
meetings, appeals 
of Director FONSI 
decisions, 
Planning and 
Zoning 
Commission 
permit 
recommendations, 
and City Council 
permit hearings 

12 square feet, 
however, the 
Director may 
require an 
increased 
number of signs 
depending 
upon the size 
and 
configuration of 
the proposed 
development 
plan 

Minor Subdivisions containing no more than one 
(1) new lot. 

Abutting Properties 12 square feet 

Developments including only an Accessory 
Dwelling Unit or one (1) additional dwelling unit. 

Abutting Properties 12 square feet 

Developments proposing more than fifty (50) 
and less than one hundred (100) single-family or 
two-family lots or dwelling units.    

800 feet    12 square feet    

Developments proposing more than twenty-five 
(25) and less than one hundred (100) multi-
family dwelling units.    

800 feet    12 square feet    

Nonresidential developments containing more 
than twenty-five thousand (25,000) and less 
than fifty thousand (50,000) square feet of floor 
area.    

800 feet    12 square feet    

Developments proposing one hundred (100) or 
more single-family or two-family lots or dwelling 
units.    

1,000 feet    12 square feet    

Developments proposing one hundred (100) or 
more multi-family dwelling units.    

1,000 feet    12 square feet    

Nonresidential developments containing fifty 
thousand (50,000) or more square feet of floor 
area.    

1,000 feet    12 square feet    
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Nonresidential developments which propose land 
uses or activities which, in the judgment of the 
Director, create community or regional impacts.   

1,000 feet; plus, 
with respect to 
neighborhood 
meetings, 
publication of a 
notice not less than 
seven (7) days prior 
to the meeting in a 
newspaper of 
general circulation 
in the City.   

12 square feet   

Off-site construction staging    500 feet    12 square feet    

Oil and gas facilities and oil and gas pipelines One (1) mile to 
owners of record 
and occupants of 
real property 
(exclusive of 
property rights-of-
way, public 
facilities, parks or 
public open 
space); plus, with 
respect to 
neighborhood 
meetings, 
publication of a 
notice not less 
than seven (7) 
days prior to the 
meeting in a 
newspaper of 
general 
circulation in the 
City. 
 

12 square feet 

Plugging and abandonment of wells and 
pipelines and decommissioning of oil and gas 
facilities 

One (1) mile to 
owners of record  
and occupants of 
real property 
(exclusive of 
property rights-of-
way, public 
facilities, parks or 
public open space 
of the oil and gas 
facility, well, or 
pipeline. 

12 square feet 

Zonings and rezonings of forty (40) acres or 
less.    

800 feet    12 square feet    

Zonings and rezonings of more than forty (40) 
acres.    

1,000 feet    12 square feet    
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(E) The following shall not affect the validity of any hearing, meeting or determination by the decision maker: 

 
(1) The fact that written notice was not mailed as required under the provision of this Section. 

 
(2) The fact that written notice, mailed as required under the provision of this Section, was not actually 

received by one (1) or more of the intended recipients.    
 

(3) The fact that signage, posted in compliance with the provision of this Section, was subsequently damaged, 
stolen or removed either by natural causes or by persons other than the person responsible for posting 
such signage or their agents.  

 

6.3.7 STEP 7: PUBLIC HEARING  

(A) Decision maker 

(1) Basic Development Review no public hearing is conducted as part of a BDR. 
 

(2) Administrative Review (Type 1 review). An administrative review process is hereby established wherein 
certain development applications shall be processed, reviewed, considered and approved, approved with 
conditions, or denied by the Director pursuant to the general procedural requirements contained in Division 
6.2, and the common development review procedures contained in Division 6.3. For those development 
applications that are subject to administrative review, the Director shall be the designated decision maker.   
 

(3) Planning and Zoning Commission Review (Type 2 review). A Planning and Zoning Commission review 
process is hereby established wherein certain development applications shall be processed, reviewed, 
considered and approved, approved with conditions, or denied by the Planning and Zoning Commission 
pursuant to the general procedural requirements contained in Division 6.2, and the common development 
review procedures contained in Division 6.3. For those development applications that are subject to 
Planning and Zoning Commission review, the Planning and Zoning Commission shall be the designated 
decision maker.   

(B) Conduct of Public Hearing.   

(1) Rights of All Persons. Any person may appear at a public hearing and submit evidence, either individually 
or as a representative of a person or an organization. Each person who appears at a public hearing shall 
state their name, address and, if appearing on behalf of a person or organization, the name and mailing 
address of the person or organization being represented.   
 

(2) Exclusion of Testimony. The decision maker conducting the public hearing may exclude testimony or 
evidence that it finds to be irrelevant, immaterial or unduly repetitious.   
 

(3) Continuance of Public Hearing. The decision maker conducting the public hearing may, on its own motion 
or at the request of any person, continue the public hearing to a fixed date, time and place. All 
continuances shall be granted at the discretion of the body conducting the public hearing.   

(C) Order of Proceedings at Public Hearing.  
 

The order of the proceedings at the public hearing shall be as follows:   
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(1) Director Overview. The Director shall provide an overview of the development application.   
 

(2) Applicant Presentation. The applicant may present information in support of its application, subject to the 
determination of the Chair as to relevance. Copies of all writings or other exhibits that the applicant wishes 
the decision maker to consider must be submitted to the Director no less than five (5) working days before 
the public hearing.   
 

(3) Staff Report Presented. The Director shall present a narrative and/or graphic description of the 
development application, as well as a staff report that includes a written recommendation. This 
recommendation shall address each standard required to be considered by this Code prior to approval of 
the development application.   
 

(4) Staff Response to Applicant Presentation. The Director, the City Attorney and any other City staff 
member may respond to any statement made or evidence presented by the applicant.   
 

(5) Public Testimony. Members of the public may comment on the application and present evidence, subject 
to the determination of the Chair as to relevance.   
 

(6) Applicant Response. The applicant may respond to any testimony or evidence presented by the public.   
 

(7) Staff Response to Public Testimony or Applicant Response. The Director, the City Attorney and any 
other City staff member may respond to any statement made or evidence presented by the public 
testimony or by the applicant's response to any such public testimony.   

(D) Decision and Findings.   

(1) Decision — Administrative Review (Type 1 review). After consideration of the development application, 
the Staff Report and the evidence from the public hearing, the Director shall close the public hearing. 
Within ten (10) working days following the public hearing, the Director shall issue a written decision to 
approve, approve with conditions, or deny the development application based on its compliance with the 
Standards referenced in Step 8 of the Common Development Review Procedures (Section 6.3.8). The 
written decision shall be mailed to the applicant and any person who provided testimony at the public 
hearing.   
 

(2) Decision — Planning and Zoning Commission Review (Type 2 review). After consideration of the 
development application, the Staff Report and the evidence from the public hearing, the Chair of the 
Planning and Zoning Commission shall close the public hearing and the Commission shall approve, approve 
with conditions, or deny the development application based on its compliance with the Standards 
referenced in Step 8 of the Common Development Review Procedures (Section 6.3.8).   
 

(3) Findings. All decisions shall include at least the following elements:   

(a) A clear statement of approval, approval with conditions, or denial, whichever is appropriate.   
 

(b) A clear statement of the basis upon which the decision was made, including specific findings of fact with 
specific reference to the relevant standards set forth in this Code.   

(E) Notification to Applicant.  

Notification of the decision maker's decision shall be provided by the Director to the applicant by mail 
within three (3) days after the decision. A copy of the decision shall also be made available to the public at 
the offices of the Director, during normal business hours, within three (3) days after the decision.   
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(F) Record of Proceedings.  

(1) Recording of Public Hearing. The decision maker conducting the public hearing shall record the public 
hearing by any appropriate means. A copy of the public hearing record may be acquired by any person 
upon application to the Director, and payment of a fee to cover the cost of duplication of the record.   
 

(2) The Record. The record shall consist of the following:   

(c) all exhibits, including, without limitation, all writings, drawings, maps, charts, graphs, photographs and 
other tangible items received or viewed by the decision maker at the proceedings;   
 

(d) all minutes of the proceedings;  
 

(e) if appealed to the City Council, a verbatim transcript of the proceedings before the decision maker, the 
cost of which transcript shall be borne by the City; and 
 

(f) if available, a videotape recording of the proceedings before the decision maker.   

(G) Recording of Decisions and Plats.  

(1) Filing with City Clerk. Once approved, and after the appeal period has expired (if applicable), the decision 
of the decision maker shall be filed with the City Clerk.   
 

(2) Final Plats and Development Agreements Recorded with County Clerk and Recorder. Once the final 
utility plans, final plat and all other applicable Final Development Plan Documents are approved and the 
development agreement has been executed, the final plan has been approved, and any applicable 
conditions of final plan approval have been met, and after the appeal period has expired, the final plat and 
Development Agreement shall be recorded by the City in the Office of the Larimer County Clerk and 
Recorder and shall be filed with the City Clerk. The date that the recording with the Larimer County Clerk 
and Recorder of both the Final Plat and the Development Agreement is accomplished by the City shall 
establish the date of approval under Section 6.3.11(E)1. of this Land Use Code.   

6.3.8 STEP 8: STANDARDS  

To approve a development application, the decision maker must first determine and find that the development 
application has satisfied and followed the applicable requirements of this Article 6 and complies with all of the 
standards required for the applicable development application as modified by any modification of standards 
approved under Division 6.8.   

6.3.9 STEP 9: CONDITIONS OF APPROVAL  

The decision maker may impose such conditions on approval of the development application as are necessary 
to accomplish the purposes and intent of this Code, or such conditions that have a reasonable nexus to 
potential impacts of the proposed development, and that are roughly proportional, both in nature and extent, 
to the impacts of the proposed development.   

6.3.10 STEP 10: AMENDMENTS AND CHANGES OF USE  

(A) Minor Amendments and Changes of Use. 
 

(1) Minor amendments to any approved development plan, including any Overall Development Plan, Project 
Development Plan, or PUD Comprehensive Plan, any site specific development plan, or the existing 
condition of a platted property; and (2) Changes of use, either of which meet the applicable criteria of 
below subsections 6.3.10(A)(2) or 6.3.10(A)(3), may be approved, approved with conditions, or denied 
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administratively by the Director and may be authorized without additional public hearings. Except for PUD 
Comprehensive Plans, such minor amendments and changes of use may be authorized by the Director as 
long as the development plan, as so amended, continues to comply with the standards of this Code to the 
extent reasonably feasible. PUD Comprehensive Plan Minor amendments may be authorized by the 
Director as long as the PUD Comprehensive Plan, as so amended, continues to comply with the standards 
of this Code, as such standards may have been modified in the existing PUD Comprehensive Plan, and so 
long as the amendments are consistent with the existing PUD Comprehensive Plan. Minor amendments and 
changes of use shall only consist of any or all of the following: 

 
(2) Any change to any approved development plan or any site specific development plan which was originally 

subject only to administrative review and was approved by the Director, or any change of use of any 
property that was developed pursuant to a basic development review or a use-by-right review under prior 
law; provided that such change would not have disqualified the original plan from administrative review 
had it been requested at that time; and provided that the change or change of use complies with all of the 
following criteria applicable to the particular request for change or change of use:  

  
(a) results in an increase by five (5) percent or less in the approved number of dwelling units, except that in 

the case of a change of use of any property that was developed pursuant use-by-right review under 
prior law, the number of dwelling units proposed to be added may be four (4) units or less;  
 

(b) results in an increase or decrease in the amount of square footage of a nonresidential land use or 
structure that does not change the character of the project;   

 
(c) results in a change in the housing mix or use mix ratio that complies with the requirements of the zone 

district and does not change the character of the project;   
 

(d) does not result in a change in the character of the development;   
 

(e) does not result in new buildings, building additions or site improvements, such as parking lots and 
landscaping, that are proposed to be located outside the boundaries of the approved Project 
Development Plan or approved site specific development plan;   
 

(f) results in a decrease in the number of approved dwelling units and does not change the character of the 
project, and that the plan as amended continues to comply with the requirements of this Code; and   
 

(g) in the case of a change of use, the change of use results in the site being brought into compliance, to 
the extent reasonably feasible as such extent may be modified pursuant to below subsection 
6.3.10(A)3., with the applicable development standards contained in Articles 3 and 5 and the applicable 
zone district standards contained in Articles 2 and 4 of this Code.   
 

(3) Any change to any approved development plan or any site specific development plan which was originally 
subject to review by the Planning and Zoning Commission (either as a Type 2 project or as a project reviewed 
by the Planning and Zoning Commission under prior law) or City Council review of a PUD Overlay, or any 
change of use of any property that was approved by the Planning and Zoning Commission; provided that the 
change or change of use complies with all of the following criteria applicable to the particular request for 
change or change of use:   

(a) results in an increase or decrease by five (5) percent or less in the approved number of dwelling units;   
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(b) results in an increase or decrease in the amount of square footage of a nonresidential land use or 
structure that does not change the character of the project;  

  
(c) results in a change in the housing mix or use mix ratio that complies with the requirements of the zone 

district and does not change the character of the project;   
 

(d) does not result in a change in the character of the development; and   
 

(e) does not result in new buildings, building additions or site improvements, such as parking lots and 
landscaping, that are proposed to be located outside the boundaries of the approved Project 
Development Plan or approved site specific development plan.   

(4) Waiver of Development Standards for Changes of Use.  

(a) Applicability. The procedure and standards contained in this Section shall apply only to changes of use 
reviewed pursuant to Section 6.3.10(A) of this Code. 
 

(b) Purpose. In order for a change of use to be granted pursuant to Section 6.3.10(A), the change of use 
must result in the site being brought into compliance with all applicable development and zone district 
standards to the extent reasonably feasible. The purpose of this Section is to allow certain changes of 
use that do not comply with all applicable development standards to the extent reasonably feasible to 
be granted pursuant to Section 6.3.10(A) in order to:   

 

(I) Foster the economic feasibility for the use, maintenance and improvement of certain 
legally constructed buildings and sites which do not comply with certain Land Use 
Code development standards provided that:   
 

(II) existing blight conditions have been ameliorated; and 

 

(III) public and private improvements are made that address essential health and life safety 
issues that are present on-site.   

 

(IV) Encourage the eventual upgrading of nonconforming buildings, uses and sites.   
 

(c) Review by Director. As part of the review conducted pursuant to Section 6.3.10(A) for a proposed 
change of use, the Director may waive, or waive with conditions, any of the development standards set 
forth in subsection (d) below. In order for the Director to waive, or waive with conditions, any such 
development standard, the Director must find that such waiver or waiver with conditions would not be 
detrimental to the public good and that each of the following is satisfied:   

(I) The site for which the waiver or waiver with conditions is granted satisfies the policies 
of the applicable Council adopted subarea, corridor or neighborhood plan within which 
the site is located;   
 

(II) The proposed use will function without significant adverse impact upon adjacent 
properties and the district within which it is located in consideration of the waiver or 
waiver with conditions; 
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(III) Existing blight conditions on the site are addressed through site clean-up, maintenance, 
screening, landscaping or some combination thereof; and   

(IV) The site design addresses essential health and public safety concerns found on the 
site.   

(d) Eligible Development Standards. The Director may grant a waiver or waiver with conditions for the 
following development standards:   

(I) Division 5.9 related to Parking Lot Perimeter and Interior Landscaping, and Landscape 
Coverage. 
   

(II) Division 5.12 Site Lighting, 
 

(III) Division 5.11 Trash and Recycling Enclosure design.   
 

(IV) Division 5.4.3 Engineering Design standards related to water quality standard, including 
Low Impact Development.   

 
(5) Referral. In either subsection (1) or (2) above, the Director may refer the amendment or change of use to the 

decision maker who approved the development plan proposed to be amended. The referral of minor 
amendments to development plans or changes of use allowed or approved under the laws of the City for the 
development of land prior to the adoption of this Code shall be processed as required for the land use or uses 
proposed for the amendment or change of use as set forth in Article 4 (i.e., Type 1 review or Type 2 review) 
for the zone district in which the land is located. The referral of minor amendments or changes of use to 
project development plans or final plans approved under this Code shall be reviewed and processed in the 
same manner as required for the original development plan for which the amendment or change of use is 
sought, and, if so referred, the decision maker's decision shall constitute a final decision, subject only to 
appeal as provided for development plans under Divisions 6.2.3 (B);(C);(D);(E); and (G) as applicable, for the 
minor amendment or change of use. City Council approval of a minor amendment to a PUD Comprehensive 
Plan shall be by resolution.   
 

(6) Notification. Written notice must be mailed to the owners of record of all real property abutting the 
property that is the subject of the minor amendment application at least fourteen (14) calendar days prior 
to the Director's decision.   
 

(7) Appeals. Applicable pursuant to Section 6.3.12(C).   

 

(B) Major Amendments and Changes of Use Not Meeting the Criteria of 6.3.10(A). 
  

(1) Procedure/Criteria. Amendments to any approved development plan, including any Overall Development 
Plan, Project Development Plan, or PUD Comprehensive Plan, or any site specific development plan, and 
changes of use that are not determined by the Director to be minor amendments or qualifying changes of 
use under the criteria set forth in subsection (A) above, shall be deemed major amendments.  
 

(2) Major amendments to approved development plans or site specific development plans approved under the 
laws of the City for the development of land prior to the adoption of this Code shall be processed as 
required for the land use or uses proposed for the amendment as set forth in Article 4 (i.e., BDR, Type 1 
review, or Type 2 review) for the zone district in which the land is located, and, to the maximum extent 
feasible, shall comply with all applicable Land Use Code standards. Major amendments to development 
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plans or site specific development plans approved under this Code shall be reviewed and processed in the 
same manner as required for the original development plan for which amendment is sought. Any major 
amendments to an approved project development plan or site specific development plan shall be recorded 
as amendments in accordance with the procedures established for the filing and recording of such initially 
approved plan. City Council approval of a major amendment to a PUD Comprehensive Plan shall be by 
resolution.  

 
(3) Any partial or total abandonment of a development plan or site specific development plan approved under 

this Code, or of any plan approved under the laws of the City for the development of land prior to the 
adoption of this Code, shall be deemed to be a major amendment, and shall be processed as a Type 2 
review; provided, however, that if a new land use is proposed for the property subject to the abandonment, 
then the abandonment and new use shall be processed as required for the land use or uses proposed as set 
forth in Article 4 (i.e., BDR, Type 1 review or Type 2 review) for the zone district in which the land is 
located.  
  

(4) Appeals. Appeals of decisions for approval, approval with conditions or denial of major amendments, or 
abandonment, of any approved development plan or site specific development plan shall be filed and 
processed in accordance with Section 6.3.12 (Step 12).   

(C) Additional Criteria. In addition to the criteria established in (A) and (B) above, the criteria established in 
subsection 6.2.4(C) shall guide the decision maker in determining whether to approve, approve with 
conditions, or deny the application for partial or total abandonment.   
 

(D) Parkway Landscaping Amendments. Amendments to parkway landscaping in any approved development 
plan may be approved, approved with conditions or denied administratively by the Director. No public hearing 
need be held on an application for a parkway landscaping amendment. Such amendments may be authorized 
by the Director as long as the development plan, as so amended, continues to comply with the Fort Collins 
Streetscape Standards, Appendix C, Section 6.1 in the Larimer County Urban Area Street Standards. Appeals of 
the decision of the Director regarding the approval, approval with conditions or denial of parkway landscaping 
amendments of any approved development plan shall be made in accordance with paragraph (A)(4) of this 
Section.   

 

6.3.11 STEP 11: LAPSE  

(A) Application Submittals. An application submitted to the City for the review and approval of a development 
plan must be diligently pursued and processed by the applicant. Accordingly, the applicant, within one 
hundred eighty (180) days of receipt of written comments and notice to respond from the City on any 
submittal (or subsequent revision to a submittal) of an application for approval of a development plan, shall 
file such additional or revised submittal documents as are necessary to address such comments from the City. 
If the additional submittal information or revised submittal is not filed within said period of time, the 
development application shall automatically lapse and become null and void. The Director may grant one (1) 
extension of the foregoing one-hundred-eighty-day requirement, which extension may not exceed one 
hundred twenty (120) days in length, and one (1) additional extension which may not exceed sixty (60) days in 
length. This subsection (A) shall apply to applications which are, or have been, filed pursuant to this Code and 
to applications which are, or have been, filed pursuant to the laws of the City for the development of land prior 
to the adoption of this Code. On transfer of ownership of any real property that is the subject of a pending 
application, whether in whole or in part, such transfer shall bar a new owner or transferee from taking further 
action on such application unless, prior to taking any action, the new owner provides evidence satisfactory to 
the Director that the transferor of such property intended that all rights of the owner under the pending 
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application be assigned to the transferee.   
 

(B) Overall Development Plan. There is no time limit for action on an overall development plan. Because an 
overall development plan is only conceptual in nature, no vested rights shall ever attach to an overall 
development plan. The approval of, or completion of work pursuant to, project development plans or final 
plans for portions of an overall development plan shall not create vested rights for those portions of the 
overall development plan which have not received such approvals and have not been completed.   
 

(C) PUD Comprehensive Plan. A PUD Comprehensive Plan shall be eligible for a vested property right solely with 
respect to uses, densities, development standards, and Engineering Standards for which variances have been 
granted pursuant to Section 2.6.3, as all are set forth in an approved PUD Comprehensive Plan. An approved 
PUD Comprehensive Plan shall be considered a site specific development plan solely for the purpose of 
acquiring such vested property rights subject to the provisions set forth in this Subsection (C) and not 
Subsection (E) below. A PUD Comprehensive Plan shall be deemed approved upon the effective date of the 
ordinance approving such PUD Comprehensive Plan as a site specific development plan and, upon such 
approval, a vested property right shall be created pursuant to the provisions of Article 68 Title 24, C.R.S., and 
this Section 6.3.11.   
 

(1) Specification of Uses, Densities, Development Standards, and Engineering Standards. The application 
for a PUD Comprehensive Plan shall specify the uses, densities, development standards, and Engineering 
Standards granted variances pursuant to Section 2.6.3, for which the applicant is requesting a vested 
property right. Such uses, densities, and development standards may include those granted modifications 
pursuant to Section 2.6.3 and uses, densities, and development standards set forth in the Land Use Code 
which are applicable to the PUD Comprehensive Plan.   
 

(2) Term of Vested Right. The term of the vested property right shall not exceed three (3) years unless: (a) an 
extension is granted pursuant to paragraph (3) of this subsection, or (b) the City and the developer enter 
into a development agreement which vests the property right for a period exceeding three (3) years. Such 
agreement may be entered into by the City if the Director determines that it will likely take more than three 
(3) years to complete all phases of the development and the associated engineering improvements for the 
development, and only if warranted in light of all relevant circumstances, including, but not limited to, the 
overall size of the development and economic cycles and market conditions. Council shall adopt any such 
development agreement as a legislative act subject to referendum.   
 

(3) Extensions. Extensions for two (2) successive periods of one (1) year each may be granted by the Director, 
upon a finding that (a) the applicant has been diligently pursuing development pursuant to the PUD 
Comprehensive Plan, and (b) granting the extension would not be detrimental to the public good. Any 
additional one-year extensions shall be approved, if at all, only by the original PUD Comprehensive Plan 
decision maker, upon a finding that (a) the applicant has been diligently pursuing development pursuant to 
the PUD Comprehensive Plan, and (b) granting the extension would not be detrimental to the public good. 
A request for an extension of the term of vested right under this Section must be submitted to the Director 
in writing at least thirty (30) days prior to the date of expiration. Time is of the essence. The granting of 
extensions by the Director under this Section may, at the discretion of the Director, be referred to the 
original PUD Comprehensive Plan decision maker.   
 

(4) Publication. A "notice of approval" describing the PUD Comprehensive Plan and stating that a vested 
property right has been created or extended, shall be published by the City once in a newspaper of general 
circulation within the City, not later than fourteen (14) days after the approval of a PUD Comprehensive 
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Plan, an extension of an existing vested right, or the legislative adoption of a development agreement as 
described in paragraph (2) of this subsection. The period of time permitted by law for the exercise of any 
applicable right of referendum or judicial review shall not begin to run until the date of such publication, 
whether timely made within said fourteen-day period, or thereafter.  
  

(5) Minor and Major Amendments. In the event that a minor or major amendment to a PUD Comprehensive 
Plan is approved under the provisions of Section 6.3.10, and such amendment alters or adds uses, densities, 
development standards, or Engineering Standards for which variances have been granted pursuant to 
Section 2.6.3, a new vested property right may be created upon the applicant's request and pursuant to 
paragraph 2 of this subsection. If the applicant wants the term of the new vested property right to exceed 
three (3) years, such extended term must be approved and legislatively adopted pursuant to paragraph 2 
of this subsection.   

(D) Project Development Plan and Plat. Following the approval of a project development plan and upon the 
expiration of any right of appeal, or upon the final decision of the City Council following appeal, if applicable, 
the applicant must submit a final plan for all or part of the project development plan within three (3) years 
unless the project development plan is for a large base industry to be constructed in phases, in which case the 
application for approval of a final plan must be submitted within twenty-five (25) years. If such approval is not 
timely obtained, the project development plan (or any portion thereof which has not received final approval) 
shall automatically lapse and become null and void. The Director may grant one (1) extension of the foregoing 
requirement, which extension may not exceed six (6) months in length. No vested rights shall ever attach to a 
project development plan. The approval of, or completion of work pursuant to, a final plan for portions of a 
project development plan shall not create vested rights for those portions of the project development plan 
which have not received such final plan approval and have not been completed.   

(E) Final Plan and Plat and Other Site Specific Development Plans.   

(1) Approval. With the exception of site specific development plans subject to Subsection (C) above, a site 
specific development plan shall be deemed approved upon the recording by the City with the Larimer 
County Clerk and Recorder of both the Final Plat and the Development Agreement and upon such 
recording, a vested property right shall be created pursuant to the provisions of Article 68 Title 24, C.R.S., 
and this Section 6.3.11.   
 

(2) Publication. A "notice of approval" describing generally the type and intensity of use approved and the 
specific parcel or parcels affected, and stating that a vested property right has been created or extended, 
shall be published by the City once, not later than fourteen (14) days after the approval of any final plan or 
other site specific development plan in a newspaper of general circulation within the City. The period of 
time permitted by law for the exercise of any applicable right of referendum or judicial review shall not 
begin to run until the date of such publication, whether timely made within said fourteen-day period, or 
thereafter.   
 

(3) Term of Vested Right. Within a maximum of three (3) years following the approval of a final plan or other 
site specific development plan, the applicant must undertake, install and complete all engineering 
improvements (water, sewer, streets, curb, gutter, street lights, fire hydrants and storm drainage) in 
accordance with City codes, rules and regulations. The period of time shall constitute the "term of the 
vested property right." The foregoing term of the vested property right shall not exceed three (3) years 
unless: (a) an extension is granted pursuant to paragraph (4) of this subsection, or (b) the City and the 
developer enter into a development agreement which vests the property right for a period exceeding three 
(3) years. Such agreement may be entered into by the City only if the subject development constitutes a 
"large base industry" as defined in Article 7, or if the Director determines that it will likely take more than 
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three (3) years to complete all engineering improvements for the development, and only if warranted in 
light of all relevant circumstances, including, but not limited to, the size and phasing of the development, 
economic cycles and market conditions. Any such development agreement shall be adopted as a legislative 
act subject to referendum. Failure to undertake and complete such engineering improvements within the 
term of the vested property right shall cause a forfeiture of the vested property right and shall require 
resubmission of all materials and reapproval of the same to be processed as required by this Code. All 
dedications as contained on the final plat shall remain valid unless vacated in accordance with law.   
 

(4) Extensions. Extensions for two (2) successive periods of one (1) year each may be granted by the Director, 
upon a finding that the plan complies with all applicable development standards as contained in Articles 3 
and 5 and Zone District Standards as contained in Articles 2 and 4 at the time of the application for the 
extension. Any additional one-year extensions shall be approved, if at all, only by the Planning and Zoning 
Commission, upon a finding that the plan complies with all applicable development standards as contained 
in Articles 3 and 5 and zone district standards as contained in Articles 2 and 4 at the time of the application 
for the extension, and that (a) the applicant has been diligent in constructing the engineering 
improvements required pursuant to paragraph (3) above, though such improvements have not been fully 
constructed, or (b) due to other extraordinary and exceptional situations unique to the property, 
completing all engineering improvements would result in unusual and exceptional practical difficulties or 
undue hardship upon the applicant, and granting the extension would not be detrimental to the public 
good. A request for an extension of the term of vested right under this Section must be submitted to the 
Director in writing at least thirty (30) days prior to the date of expiration. Time is of the essence. The 
granting of extensions by the Director under this Section may, at the discretion of the Director, be referred 
to the Planning and Zoning Commission.   
 

(5) Minor Amendments. In the event that minor amendments to a final plan or other site-specific development 
plan are approved under the provisions of Section 6.3.10(A) (or under prior law, if permissible), the 
effective date of such minor amendments, for purposes of duration of a vested property right, shall be the 
date of the approval of the original final plan or other site specific development plan.   
 

(6) Major Amendments. The approval of major amendments to a final plan or other site specific development 
plan under the provisions of Section 6.3.10(B) (or under prior law, if permissible), shall create a new vested 
property right with effective period and term as provided herein, unless expressly stated otherwise in the 
decision approving such major amendment.   
 

(7) Planning over old plans. In the event that a new final plan is approved for a parcel of property which 
includes all of a previously approved site specific development plan, the approval of such new final plan 
shall cause the automatic expiration of such previously approved site specific development plan. In the 
event that a new final plan is approved for a parcel of property which includes only a portion of a 
previously approved site specific development plan, the approval of such new final plan shall be deemed to 
constitute the abandonment of such portion of the previously approved plan as is covered by such new 
plan, and shall be reviewed according to the abandonment criteria contained in subsection 6.2.4(C) and all 
other applicable criteria of this Code.   
 

(8) Other provisions unaffected. Approval of a final plan or other site specific development plan shall not 
constitute an exemption from or waiver of any other provisions of this Code pertaining to the development 
and use of property.   
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(9) Post denial re-submittal delay. Property that is the subject of an overall development plan or a project 
development plan that has been denied by the decision maker or denied by City Council upon appeal, or 
withdrawn by the applicant, shall be ineligible to serve, in whole or in part, as the subject of another overall 
development plan or project development plan application for a period of six (6) months from the date of 
the final decision of denial or the date of withdrawal (as applicable) of the plan unless the Director 
determines that the new plan includes substantial changes in land use, residential density and/or 
nonresidential intensity.   
 

(10) Automatic repeal; waiver. Nothing in this Section is intended to create any vested property right other 
than such right as is established pursuant to the provisions of Article 68, Title 24, C.R.S. In the event of the 
repeal of said article or a judicial determination that said article is invalid or unconstitutional, this Section 
shall be deemed to be repealed and the provisions hereof no longer effective. Nothing herein shall be 
construed to prohibit the waiver of a vested property right pursuant to mutual agreement between the City 
and the affected landowner. Upon the recording of any such agreement with the Larimer County Clerk and 
Recorder, any property right which might otherwise have been vested shall be deemed to be not vested.   

6.3.12 STEP 12: APPEALS/ALTERNATE REVIEW  

(A) Appeals. Appeals of any final decision of a decision maker under this Code shall be only in accordance with 
Chapter 2, Article II, Division 3 of the City Code, unless otherwise provided in this Article.  
 

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

(C) Appeal of Minor Amendment, Changes of Use, and Basic Development Review Decisions by the Director. 
The Director's final decision on a minor amendment or change of use application pursuant to Section 6.3.10(A) 
or basic development review application pursuant to Division 6.4 may be appealed to the Planning and Zoning 
Commission as follows:   

(1) Parties Eligible to File Appeal. The following parties are eligible to appeal the Director's final decision on a 
minor amendment, change of use, or basic development review application:   
 

(a) the applicant that submitted the application subject to the Director's final decision;  
  

(b) any party holding an ownership or possessory interest in the real or personal property that was the 
subject of the final decision;   
 

(c) any person to whom or organization to which the City mailed notice of the final decision;   
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(d) any person or organization that provided written comments to the appropriate City staff for delivery to 
the Director prior to the final decision; and   
 

(e) any person or organization that provided written comments to the appropriate City staff for delivery to 
the decision maker prior to the final decision on the project development plan or final plan being 
amended or provided spoken comments to the decision maker at the public hearing where such final 
decision was made.   

(2) Filing Notice of Appeal. An appeal shall be commenced by filing a notice of appeal with the Director within 
fourteen (14) calendar days after the date the written final decision is made that is the subject of the appeal. 
Such notice of appeal shall be on a form provided by the Director, shall be signed by each person joining the 
appeal ("appellant"), and shall include the following:   

(a) A copy of the Director's final decision being appealed.   
 

(b) The name, address, email address, and telephone number of each appellant and a description why each 
appellant is eligible to appeal the final decision pursuant to Subsection (C)(1) above.   
 

(c) The specific Land Use Code provision(s) the Director failed to properly interpret and apply and the 
specific allegation(s) of error and/or the specific Land Use Code procedure(s) not followed that harmed 
the appellant(s) and the nature of the harm; and   
 

(d) In the case of an appeal filed by more than one (1) person, the name, address, email address and 
telephone number of one (1) such person who shall be authorized to receive, on behalf of all persons 
joining the appeal, any notice required to be mailed by the City to the appellant.   

(3) Scheduling of Appeal. A public hearing shall be scheduled before the Planning and Zoning Commission 
within sixty (60) calendar days of a notice of appeal being deemed complete unless the Planning and 
Zoning Commission adopts a motion granting an extension of such time period.   
 

(4) Notice. Once a hearing date before the Planning and Zoning Commission has been determined, the 
Director shall mail written notice pursuant to Section 6.3.6(A). Notice requirements set forth in Section 
6.3.6(B) through (D) shall not apply. The mailed notice shall inform recipients of:   

(a) the subject of the appeal;   
 

(b) the date, time, and place of the appeal hearing;   
 

(c) the opportunity of the recipient and members of the public to appear at the hearing and address the 
Planning and Zoning Commission; and   
 

(d) how the notice of appeal can be viewed on the City's website.   

(5) Planning and Zoning Commission Hearing and Decision.  

(a) The Planning and Zoning Commission shall hold a public hearing pursuant to Section 6.3.7 to decide the 
appeal, and City staff shall prepare a staff report for the Planning and Zoning Commission. The notice of 
appeal, copy of the Director's final decision, and the application and all application materials submitted 
to the Director shall be provided to the Planning and Zoning Commission for its consideration at the 
hearing.   
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(b) The hearing shall be considered a new, or de novo, hearing at which the Planning and Zoning 
Commission shall not be restricted to reviewing only the allegations of error listed in the notice of 
appeal, the Planning and Zoning Commission shall not give deference to the Director's final decision 
being appealed, and the applicant shall have the burden of establishing that the application complies 
with all relevant Land Use Code provisions and should be granted. The applicant, appellant or 
appellants, members of the public, and City staff may provide information to the Planning and Zoning 
Commission for its consideration at the appeal hearing that was not provided to the Director for their 
consideration in making the final decision being appealed.   
 

(c) The Planning and Zoning Commission shall review the application that is the subject of the appeal for 
compliance with all applicable Land Use Code standards and may uphold, overturn, or modify the 
decision being appealed at the conclusion of the hearing and may impose conditions in the same 
manner as the Director pursuant to Section 6.3.10(A) and Division 6.4. The Planning and Zoning 
Commission decision shall constitute a final decision appealable to City Council pursuant to Section 
6.3.12(A). 

(D)  Appeal of FONSI Determination. The Director's determination pursuant to Section 6.5.5 that a proposed 
development plan would have no significant  impact and would not require a permit pursuant to Article 6, or 
that a proposed development plan would have a significant  impact and must obtain a permit pursuant to 
Article 6, may be appealed to the Planning and Zoning Commission as follows: 
 

(1) Parties Eligible to File Appeal. The applicant is the only party eligible to file an appeal of the Director’s 
determination that a proposed development plan would have a significant  impact and, therefore, a permit 
is required pursuant to Division 6.27. 

 
Any person is eligible to file an appeal of the Director’s finding that a proposed development plan would 
not have a significant  impact and would not require a permit pursuant to Division 6.27. 
 

(2) Filing Notice of Appeal. An appeal shall be commenced by filing a notice of appeal with the Director within 
fourteen (14) calendar days after the date of the written final determination on a FONSI application. Such 
notice of appeal shall be on a form provided by the Director, shall be signed by each person joining the 
appeal ("appellant"), and shall include the following:  
 

(a) A copy of the Director's determination being appealed; 
 

(b) The name, address, email address, and telephone number of each person joining the appeal; 
 

(c) The specific reasons why the appellant believes the Director’s determination is incorrect; 
 

(d) In the case of an appeal filed by more than one (1) person, the name, address, email address and 
telephone number of one (1) such person who shall be authorized to receive, on behalf of all persons 
joining the appeal, any notice required to be mailed by the City to the appellant. 

The Director shall reject any notice of appeal that is not timely filed, does not contain the information set forth 
in (a) – (d) above, or is not filed by a party with standing to file an appeal. The decision to reject a notice of 
appeal is not subject to appeal. Should multiple notices of appeal be filed, a single hearing shall be held. 

 

(3) Scheduling of Appeal. A public hearing shall be scheduled before the Planning and Zoning Commission as 
soon as practicable but not later than within sixty (60) calendar days of a complete notice of appeal being 
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filed. In the instance that multiple notices of appeal are filed, the sixty days shall be counted from the date 
the first complete notice of appeal is filed. 
 

(4) Notice. Once a hearing date has been determined, the Director shall mail written notice to the appellant and 
all parties to whom notice of the decision was mailed pursuant to Section 6.6.5(E)(3). The mailed notice 
shall inform recipients of: 

 
(a) The subject of the appeal; 
 
(b) The date, time, and place of the appeal hearing; 
 
(c) The opportunity of the recipient and members of the public to appear at the hearing and address the 

Planning and Zoning Commission; and 
 
(d) How the notice of appeal can be viewed on the City's website. 

(5) Planning and Zoning Commission Hearing and Decision. 
 

(a) The Planning and Zoning Commission shall hold a public hearing pursuant to Section 6.3.7 to decide the 
appeal with appellant being substituted for applicant in Section 6.3.7. In any appeal of a Director finding 
that a proposed development project would have a  significant impact and is not required to obtain a 
permit, the procedure set forth in Section 6.3.7 shall be modified to provide the FONSI applicant an 
opportunity equal to that of the appellant to address the Commission and respond to evidence and 
arguments raised by the appellant and members of the public.  City staff shall prepare a staff report for 
the Commission. The notice of appeal, copy of the Director's final decision, and the application and all 
application materials submitted to the Director shall be provided to the Commission for its consideration 
at the hearing.  

 
(b) The hearing shall be considered a new, or de novo, hearing at which the Planning and Zoning 

Commission shall not be restricted to reviewing only the allegations of error listed in the notice of appeal, 
the Planning and Zoning Commission shall not give deference to the Director's decision being appealed, 
and the burden shall be on the appellant to establish why the appeal should be granted. The applicant, 
appellant, members of the public, and City staff may provide information to the Planning and Zoning 
Commission for its consideration at the appeal hearing that was not provided to the Director for their 
consideration in making the decision being appealed. 

(c) The Planning and Zoning Commission shall review the application that is the subject of the appeal for 
compliance with all applicable criteria set forth in Section 6.27.6.5 and shall uphold or overturn the 
Director’s determination. The Planning and Zoning Commission decision shall constitute a final decision 
appealable to City Council pursuant to Section 6.3.12(A). 

  

 

DIVISION 6.4 BASIC DEVELOPMENT REVIEW 

6.4.1 PURPOSE AND APPLICABILITY  

The purpose of the basic development review (“BDR”) is to establish an internal administrative process for approval 
of a site specific development plan where the decision maker is the Director. There is no public hearing and the basic 
development review process shall be deemed final upon issuance of a decision by the Director. The basic 
development review shall be the review process for:   
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(A) Those uses listed as such in each of the Article Four use table.   
(B) Existing Limited Permitted Uses (Division 6.17).   
(C) Expansions and Enlargements of Existing Buildings (Sections 6.22 and 6.23.1).   
(D) Building Permit Applications (Division 6.13).   
(E) Minor Subdivisions (Section 6.4.2).   
(F) Plugging and Abandonment and Decommissioning of Wells and Pipelines (Section 4.3.4(F)) provided such 

Plugging and Abandonment and Decommissioning is not part of a development application subject to a 
development review process other than BDR. 

6.4.2 MINOR SUBDIVISIONS  

A minor subdivision is a plat or replat that does not create more than one (1) new lot. A minor subdivision shall not 
be permitted if the property is within a parcel, any part of which has been subdivided by a minor subdivision plat 
within the immediately preceding twelve (12) months. For an unplatted metes and bounds lot undergoing the minor 
subdivision process to create a platted lot with the same boundaries, Step 6 (Notice) of Section 6.4.3 is not 
applicable.   

6.4.3 BASIC DEVELOPMENT REVIEW AND MINOR SUBDIVISION REVIEW PROCEDURES  

An application for Basic Development Review or Minor Subdivision shall be processed according to, in compliance 
with, and subject to the provisions contained in Division 6.2 and Steps (1) through (12) of the Common Development 
Review Procedures (Sections 6.3.1 through 6.3.12, inclusive), as follows:    

(A) Step 1 (Conceptual Review): Not applicable. 
(B) Step 2(Neighborhood Meeting): Not applicable.   
(C) Step 3(Development Application): Applicable.   
(D) Step 4(Review of Applications): Applicable.   
(E) Step 5(Staff Report): Not applicable and in substitution thereof, a staff report shall be prepared in the case of 

an appeal of a final decision pursuant to Section 6.3.12 (Step 12).   
(F) Step 6 (Notice): Applicable  

Step 6(A) (Mailed Notice): Applicable.  
Step 6(B) (Posted Notice): Applicable.   
Step 6(C) (Published Notice): Applicable excluding developments of Accessory Dwelling Units.   
Step 6(D) (Supplemental Notice): Applicable.   
Step 6(E) Applicable.   

(G) Step 7 (Public Hearing): Not Applicable.   
Step 7(A)(1 and 2: (Decisionmaker): Not applicable and in substitution thereof, the Director shall be the 
decision maker and there shall be no public hearing.   
Steps 7(B - C) Not Applicable.   
Step 7(D)(1 and 2: (Decision and Findings): Not applicable and in substitution thereof, after consideration of 
the development application, the Director shall issue a written decision to approve, approve with conditions, 
or deny the development application based on compliance with the standards referenced in Step 8 of the 
Common Development Review Procedures (Section 6.3.8). The written decision shall be mailed to the 
applicant, to any person who provided comments during the comment period and to the abutting property 
owners, and shall also be posted on the City's website at www.fcgov.com.   
Step 7(D)(3): (Findings): Applicable   
Step 7(E): (Notification to Applicant): Applicable.   
Step 7(F)(1): (Recording of the Public Hearing): Not Applicable.   
Step 7(F)(2)(a): (The Record): Not Applicable.   
Step 7(F)(2)(b): (Minutes): Not applicable and in substitution thereof, the Director shall issue the decision in 
writing.   
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Step 7(F)(2)(c and d): (Verbatim Transcript and Videotape Recording): Not Applicable.   
Step 7(G): (Recording of Decisions and Plats): Applicable for Minor Subdivisions only.   

(H) Step 8 (Standards): Applicable.   
(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Applicable.   
(K) Step 11 (Lapse): Applicable.   

Step 11(A): (Application Submittals): Applicable.   
Step 11(B and C) (Lapse): Not Applicable.   
Step 11(D)(1—8): (Final Plan and Plan and Other Site Specific Development Plan): Applicable.   
Step 11(D)(9): (Post denial re-submittal delay): Not Applicable.   
Step 11(D)(10): (Automatic repeal; waiver): Applicable.   

(L) Step 12 (Appeals): Applicable pursuant to Section 6.3.12(C).   

DIVISION 6.5 OVERALL DEVELOPMENT PLAN 

6.5.1 PURPOSE AND APPLICABILITY  

The purpose and applicability of an overall development plan is contained in Section 6.2.3(C)).   

6.5.2 OVERALL DEVELOPMENT PLAN REVIEW PROCEDURES  

An overall development plan shall be processed according to, in compliance with and subject to the provisions 
contained in Division 6.2 and Steps 1 through 12 of the Common Development Review Procedures (Sections 6.3.1 
through 6.3.12, inclusive) as follows:   

(A) Step 1 (Conceptual Review): Applicable.   
(B) Step 2 (Neighborhood Meeting): Applicable.   
(C) Step 3 (Development Application Submittal): All items or documents required for overall development plans 

as described in the development application submittal Comprehensive list shall be submitted. The Director 
may waive or modify the foregoing submittal requirements if, given the facts and circumstances of the specific 
application, a particular requirement would either be irrelevant, immaterial, redundant or otherwise 
unnecessary for the full and complete review of the application.   

(D) Step 4 (Review of Applications): Applicable.   
(E) Step 5 (Staff Report): Applicable.   
(F) Step 6 (Notice): Applicable.   
(G) Step 7(A) (Decision Maker): All overall development plans will be processed as Type 2 reviews.   
(H) Step 7(B)—(G) (Conduct of Public Hearing, Order of Proceedings at Public Hearing, Decision and Findings, 

Notification to Applicant, Record of Proceedings, Recording of Decisions and Plats): Applicable.   
(I) Step 8 (Standards): Applicable. An overall development plan shall comply with the following criteria:   

(1) The overall development plan shall be consistent with the permitted uses and zone district standards 
contained in Articles 2 and 4 for all zone districts contained within the boundaries of the overall 
development plan. The plan shall also be consistent with any development standards (Articles 3 and 5) that 
can be applied at the level of detail required for an overall development plan submittal. Only one (1) 
application for an overall development plan for any specific parcel or portion thereof may be pending for 
approval at any given time. Such application shall also be subject to the provisions for delay set out in 
Section 6.3.11.   

 
(2) The overall development plan shall be consistent with the required density range of residential uses 

(including lot sizes and housing types) with regard to any land which is part of the overall development 
plan and which is included in the following districts of Article 2:   
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• The Rural Land District (RUL).  

• The Urban Estate District (UE).  

• The Residential Foothills District (RF).  

• The Low Density Mixed-Use Neighborhood District (LMN).  

• The Medium Density Mixed-Use Neighborhood District (MMN).  

• The High Density Mixed-Use Neighborhood District (HMN).  

• The Manufactured Housing District (MH).  

• The Community Commercial - North College District (CCN). 

• The Harmony Corridor District (HC).  

• The Employment District (E).  

(3) The overall development plan shall conform to the Master Street Plan requirements and the street 
pattern/connectivity standards both within and adjacent to the boundaries of the plan as required pursuant 
to Sections 5.4.5 and 5.4.7(A) through (F). The overall development plan shall identify appropriate 
transportation improvements to be constructed and shall demonstrate how the development, when fully 
constructed, will conform to the Transportation Level of Service Requirements as contained in Section 
5.4.10 by submittal of a Comprehensive Level Transportation Impact Study. 

   
(4) The overall development plan shall provide for the location of transportation connections to adjoining 

properties in such manner as to ensure connectivity into and through the overall development plan site 
from neighboring properties for vehicular, pedestrian and bicycle movement, as required pursuant to 
Section 5.4.7(F) and Section 5.9.1(C)(6). 
  

(5) The overall development plan shall show the general location and approximate size of all natural areas, 
habitats and features within its boundaries and shall indicate the applicant's proposed rough estimate of 
the natural area buffer zones as required pursuant to Section 5.6.1(E).   
 

(6) The overall development plan shall be consistent with the appropriate Drainage Basin Master Plan.   
 

(7) Any standards relating to housing density and mix of uses will be applied over the entire overall 
development plan, not on each individual project development plan review.   
 

(J) Step 9 (Conditions of Approval): Applicable.   
(K) Step 10 (Amendments): Applicable.   
(L) Step 11 (Lapse): Applicable.   
(M) Step 12 (Appeals): Applicable.   

 
DIVISION 6.6 PROJECT DEVELOPMENT PLAN 

6.6.1 PURPOSE AND APPLICABILITY  

The purpose and applicability of a project development plan is contained in Section 6.2.3(D).   
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6.6.2 PROJECT DEVELOPMENT PLAN REVIEW PROCEDURES  

A project development plan shall be processed according to, in compliance with and subject to the provisions 
contained in Division 6.2 and Steps 1 through 12 of the Common Development Review Procedures (Sections 6.3.1 
through 6.3.12, inclusive) as follows:   

(A) Step 1 (Conceptual Review): Applicable, only if the project development plan is not subject to an overall 
development plan.   

(B) Step 2 (Neighborhood Meeting): Applicable.   
(C) Step 3 (Development Application Submittal): All items or documents required for project development plans 

as described in the development application submittal Comprehensive list shall be submitted. The Director 
may waive or modify the foregoing submittal requirements if, given the facts and circumstances of the specific 
application, a particular requirement would either be irrelevant, immaterial, redundant or otherwise 
unnecessary for the full and complete review of the application.   

(D) Step 4(Review of Applications): Applicable.   
(E) Step 5(Staff Report): Applicable.   
(F) Step 6 (Notice): Applicable.   
(G) Step 7(A) (Decision Maker):  

Applicable as follows:   

(1) Administrative review (Type 1 review) applies to a project development plan that satisfies all of the 
following conditions:   

(a) it was submitted after the effective date of this Land Use Code and is subject to the provisions of this 
Land Use Code; and   
 

(b) it contains only permitted uses subject to administrative review as listed in the zone district (set forth in 
Article 7, District Standards) in which it is located.   
 

(2) Planning and Zoning Commission review (Type 2 review) applies to a project development plan that does 
not satisfy all of the conditions in (1), above.   

Step 7(B)-(G) (Conduct of Public Hearing, Order of Proceedings at Public Hearing, Decision and Findings, 
Notification to Applicant, Record of Proceedings, Recording of Decisions and Plats): Applicable. 

   
(H) Step 8 (Standards): Applicable. A project development plan shall comply with all development standards 

applicable to the development proposal (Articles 3 and 5) and the applicable zone district standards (Articles 
2 and 4); and, when a project development plan is within the boundaries of an approved overall development 
plan or PUD Overlay, the project development plan shall be consistent with the overall development plan or 
PUD Comprehensive Plan associated with such PUD Overlay. Only one (1) application for a project 
development plan for any specific parcel or portion thereof may be pending for approval at any given time. 
Such application shall also be subject to the provisions for delay set out in Section 6.3.11.   

(E) Step 9 (Conditions of Approval): Applicable.   
(F) Step 10 (Amendments): Applicable.   
(G) Step 11 (Lapse): Applicable.   
(H) Step 12 (Appeals): Applicable

DIVISION 6.7 FINAL PLAN 
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6.7.1 PURPOSE AND APPLICABILITY  

The purpose and applicability of a final plan is contained in Section 6.2.3(E).   

6.7.2 FINAL PLAN REVIEW PROCEDURES  

A final plan may only be submitted after approval of a project development plan for the subject property or 
concurrently with a project development plan for the subject property. For consolidated applications for a project 
development plan and a final plan, the applicant shall follow both the project development plan and final 
development plan review procedures.   

A final plan shall be processed according to, in compliance with and subject to the provisions contained in Division 
6.2 and Steps 1 through 12 of the Common Development Review Procedures (Sections 6.3.1 through 6.3.12, inclusive) 
as follows:   

(A) Step 1 (Conceptual Review): Not applicable. 
(B) Step 2 (Neighborhood Meeting):  

Not applicable 
(C) Step 3 (Development Application Submittal): All items or documents required for final plans as described in 

the development application submittal Comprehensive list shall be submitted. The Director may waive or 
modify the foregoing submittal requirements if, given the facts and circumstances of the specific application, a 
particular requirement would either be irrelevant, immaterial, redundant or otherwise unnecessary for the full 
and complete review of the application.  

(D) Step 4 (Review of Applications): Applicable.   
(E) Step 5 (Staff Report): Not applicable.   
(F) Step 6 (Notice): Not applicable.   
(G) Step 7(A)—(C) (Decision Maker, Conduct of Public Hearing, Order of Proceeding at Public Hearing): Not 

applicable, and in substitution therefor, the Director is hereby authorized to, and shall, review, consider and 
approve, approve with conditions or deny the development application for a final plan based on its 
consistency with a valid project development plan for the subject property and its compliance with all of the 
standards established in Step 8 of this Section. The Director may, but is not obligated to, confer or meet with 
the applicant or other city staff to obtain clarification or explanation, gain understanding, suggest revision, or 
otherwise discuss or learn about the development proposal and final plan, all for the purpose of ensuring a 
fully consistent and compliant final plan.   
 
Step 7(D) (Decision and Findings): Not applicable, except that Step 7(D)(3) shall apply.   
Step 7(E) (Notification to Applicant): Applicable.   
Step 7(F) (Record of Proceedings): Not applicable, except that Step 7(F)(2) shall apply.   
Step 7(G) (Recording of Decisions and Plats): Applicable.   

(H) Step 8 (Standards): Applicable. A final plan shall comply with the development standards applicable to the 
development proposal (Articles 3 and 5) and the applicable zone district standards (Articles 2 and 4); and a 
final plan shall be consistent with the project development plan.   

(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Applicable.   
(K) Step 11 (Lapse): Applicable.   
(L) Step 12 (Appeals): Not applicable. The Director's decision shall be final and no appeals of the Director's 

decision will be allowed; however, the Director may refer the decision to the Planning and Zoning Commission 
when the Director is in doubt as to the compliance and consistency of the final plan with the approved project 
development plan. If the Director refers the decision to the Planning and Zoning Commission, the decision of 
the Planning and Zoning Commission shall be final and shall not be appealable to the City Council, 
notwithstanding any provision of the City Code to the contrary.
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DIVISION 6.8 MODIFICATION OF STANDARDS 

6.8.1 PURPOSE AND APPLICABILITY  

In conjunction with, or prior to, a development application the decision maker is empowered to grant modifications 
to the: 

• zone district standards in Article 2, excluding Section 2.6.3 PUD Overlay; 
• building standards in Article 3; 
• use standards in Article 4, not including any use listed in the use table; and 
• General Development and Site Design Standards of Article 5;  

either for:  

• overall development plans, project development plans, and/or applications subject to basic development 
review that are pending approval at the time that the request for proposed modification is filed;  

• overall development plans and/or project development plans which the applicant intends to file, provided that 
such plans are in fact filed with the Director as development applications within one (1) year following the 
determination of the decision maker on the request for the proposed modification; or  

• development plans approved under the Land Use Code or prior law and which are sought to be amended 
(either as a minor or major amendment) pursuant to Section 6.3.10.  

6.8.2 MODIFICATION REVIEW PROCEDURES  

A request for modification to the standards shall be processed according to, in compliance with and subject to the 
provisions contained in Division 6.3 and Steps 1 through 12 of the Common Development Review Procedures 
(Sections 6.3.1 through 6.3.12, inclusive) as set forth below. Once a modification is approved, it shall be controlling for 
the successive, timely filed, development applications for that particular development proposal only to the extent 
that it modifies the standards pertaining to such plan.   

(A) Step 1 (Conceptual Review): Applicable.   
(B) Step 2 (Neighborhood Meeting): Not applicable.   
(C) Step 3 (Development Application Submittal): All items or documents required for a Modification of Standards 

as described in the development application submittal Comprehensive list shall be submitted. The Director 
may waive or modify the foregoing submittal requirements if, given the facts and circumstances of the specific 
application, a particular requirement would either be irrelevant, immaterial, redundant or otherwise 
unnecessary for the full and complete review of the application.   

(D) Step 4 (Review of Applications): Applicable.  
(E) Step 5 (Staff Report): Applicable.   
(F) Step 6 (Notice): Section 6.3.6(A), (B) and (C) apply. Section 6.3.6(D) shall not apply.   
(G) Step 7(A) (Decision Maker): Applicable, and in explanation thereof and in addition thereto, if an application for 

a modification of standards pertains to a minor amendment or a development plan that is subject to 
administrative review or basic development review, the Director shall be the designated decision maker, 
except that, at the option of the applicant, the application may be considered by the Planning and Zoning 
Commission; and if an application for a modification of standards pertains to a development plan which is 
subject to Planning and Zoning Commission review, the Planning and Zoning Commission shall be the 
designated decision maker. If the application is for a modification of standards pertaining to a development 
plan previously approved under prior law or not yet filed, the Director shall determine whether such 
development plan would have been, or will be, subject to administrative review or Planning and Zoning 
Commission review and shall identify the decision maker accordingly. In all cases, the decision maker shall 
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review, consider and approve, approve with conditions or deny an application for a modification of standards 
based on its compliance with all of the standards contained in Step 8.   
 
Step 7(B)—(G)(1) (Conduct of Public Hearing, Order of Proceedings at Public Hearing, Decision and Findings, 
Notification to Applicant, Record of Proceedings, Recording of Decisions and Plats, Filing with City Clerk): 
Applicable.   
 
Step 7(G)(2) (Final Plats Recorded with County Clerk and Recorder): Not applicable.   
 

(H) Step 8 (Standards): Applicable, and 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   
 

(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).   

(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Not Applicable.   
(K) Step 11 (Lapse): All Modifications of Standards which apply to a pending development plan or a development 

plan which is timely filed in accordance with the provisions of Section 6.8.1 shall be valid in accordance with 
the lapse provisions contained in Section 6.3.11. All Modifications of Standards which apply to a development 
plan which has not been filed in accordance with the provisions of Section 6.8.1 shall be valid for a period of 
time not to exceed one (1) year following the determination of the decision maker on the request for the 
proposed modification.   

(L) Step 12 (Appeal): Applicable.   
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DIVISION 6.9 ADDITION OF PERMITTED USES 

6.9.1 ADDITION OF PERMITTED USES  

(A) Purpose Statement. The purpose of the Addition of Permitted Use process is to allow for the approval of a 
particular land use to be located on a specific parcel within a zone district that otherwise would not permit 
such a use. Under this process, an applicant may submit a plan that does not conform to the zoning, with the 
understanding that such plan will be subject to a heightened level of review, with close attention being paid to 
compatibility and impact mitigation. This process is intended to allow for consideration of unforeseen uses and 
unique circumstances on specific parcels with evaluation based on the context of the surrounding area. The 
process allows for consideration of emerging issues, site attributes or changed conditions within the 
neighborhood surrounding and including the subject property. For residential neighborhoods, land use 
flexibility shall be balanced with the existing residential character. Projects are expected to continue to meet 
the objectives of any applicable sub-area plan and City Plan. The process encourages dialogue and 
collaboration among applicants, affected property owners, neighbors and City Staff.   
 

(B) Applicability. This Section is applicable only under the following circumstances:   

(1) where the proposed use is not listed as a permitted use in any zone district, does not fall within any 
existing use classification and is proposed as being appropriate to be added to the permitted uses in the 
zone district. If approved under this Section, such use shall be considered for inclusion into the zone district 
pursuant to Division 6.25; or   
 

(2) where the proposed use is listed as a permitted use in one (1) or more zone district(s) and is proposed 
based solely on unique circumstances and attributes of the site and development plan.   

(C) Procedures and Required Findings. The following procedures and required findings shall apply to addition of 
permitted use determinations made by the Director, Planning and Zoning Commission, and City Council 
respectively:   

(1) Director Approval. In conjunction with an application for approval of an overall development plan, a 
project development plan, or any amendment of the foregoing (the "primary application" for purposes of 
this Section only), for property not located in any zone district listed in subsection (G), the applicant may 
apply for the approval of an Addition of Permitted Use for uses described in subsection (B)(1) to be 
determined by the Director. If the applicant does not apply for such an addition of permitted use in 
conjunction with the primary application, the Director in their sole discretion may initiate the addition of 
permitted use process. The Director may add to the uses specified in a particular zone district any other 
use which conforms to all of the following criteria:   

(a) Such use is appropriate in the zone district to which it is added.   
(b) Such use conforms to the basic characteristics of the zone district and the other permitted uses in the 

zone district to which it is added.   
(c) The location, size and design of such use is compatible with and has minimal negative impact on the use 

of nearby properties.   
(d) Such use does not create any more offensive noise, vibration, dust, heat, smoke, odor, glare or other 

objectionable influences or any more traffic hazards, traffic generation or attraction, adverse 
environmental impacts, adverse impacts on public or quasi-public facilities, utilities or services, adverse 
effect on public health, safety, morals or aesthetics, or other adverse impacts of development, than the 
amount normally resulting from the other permitted uses listed in the zone district to which it is added.   

(e) Such use will not change the predominant character of the surrounding area.   
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(f) Such use is compatible with the other listed permitted uses in the zone district to which it is added.   
(g) Such use, if located within or adjacent to an existing residential neighborhood, shall be subject to two 

(2) neighborhood meetings, unless the Director determines, from information derived from the 
conceptual review process, that the development proposal would not have any significant 
neighborhood impacts. The first neighborhood meeting must take place prior to the submittal of an 
application. The second neighborhood meeting must take place after the submittal of an application and 
after the application has completed the first round of staff review.   

(h) Such use is not a medical marijuana business as defined in Section 15-452 of the City Code or a retail 
marijuana establishment as defined in Section 15-603 of the City Code.   

(2) Planning and Zoning Commission Approval. In conjunction with a primary application for a project not 
located, in whole or in part, in any zone district listed in subsection (G), the applicant may apply for 
approval of an addition of permitted use for uses described in subsection (B)(2) to be determined by the 
Planning and Zoning Commission. The Planning and Zoning Commission may add a proposed use if the 
Commission specifically finds that such use: (1) conforms to all of the eight (8) criteria listed in subsection 
(C)(1); (2) would not be detrimental to the public good; (3) would be in compliance with Section 5.15.1  
Building and Project Compatibility; and (4) is not specifically listed as a "prohibited use" in the zone district 
in which the proposed site is located. The addition of a permitted use by the Commission shall be specific 
to the proposed project and shall not be considered for a text amendment under subsection (D) below.   
 

(3) City Council Approval. In conjunction with a primary application for a project located, in whole or in part, in a 
zone district listed in subsection (G), any application for the approval of an addition of permitted use shall be 
determined by the City Council after a Planning and Zoning Commission recommendation on the addition of 
permitted use. The Planning and Zoning Commission shall remain the decision maker on the primary application.   

(a) The Planning and Zoning Commission may recommend to the City Council that a proposed use 
described in subsection (B)1. be added if the Commission specifically finds that such use conforms to all 
of the eight criteria listed in subsection (C)1. The Planning and Zoning Commission may recommend to 
the City Council that a proposed use described in subsection (B)2. be added if the Commission 
specifically finds that such use: (1) conforms to all of the eight (8) criteria listed in subsection (C)1.; (2) 
would not be detrimental to the public good; (3) would be in compliance with Section 5.15.1  Building 
and Project Compatibility; and (4) is not specifically listed as a "prohibited use" in the zone district in 
which the proposed site is located. The Planning and Zoning Commission shall consider only the 
requirements set forth in this subsection in making a recommendation on the addition of permitted use 
and shall follow the notice and hearing requirements that are established for zonings and rezonings of 
areas of no more than six hundred forty (640) acres in size as set forth in Section 6.25 of this Land Use 
Code.   
 

(b) In considering the recommendation of the Planning and Zoning Commission and in determining whether 
a proposed use should be added, the City Clerk shall cause the hearing by the City Council to be placed 
on the agenda for a future City Council meeting; and the public hearing before the City Council shall be 
held after at least fifteen (15) day notice of the time, date and place of such hearing and the subject 
matter of the hearing and the nature of the proposed zoning change has been given by publication in a 
newspaper of general circulation within the City and City Council shall follow the applicable hearing 
procedures established by the City Council by resolution for such hearings. In determining the addition 
of permitted use, the City Council shall consider only the requirements set forth in subsection (c) 
below.   
 

(c) In deciding the addition of permitted use application for uses described in subsection (B)(1), the City 
Council, after considering the Planning and Zoning Commission recommendation, may add a proposed 
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use if the Council specifically finds that such use conforms to all of the eight (8) criteria listed in 
subsection (C)(1). In deciding the addition of permitted use application for uses described in subsection 
(B)(2), the City Council, after considering the Planning and Zoning Commission recommendation, may 
add a proposed use if the Council specifically finds that such use: (1) conforms to all of the eight (8) 
criteria listed in subsection (C)(1); (2) would not be detrimental to the public good; (3) would be in 
compliance would be in compliance with Section 5.15.1  Building and Project Compatibility and (4) is not 
specifically listed as a "prohibited use" in the zone district in which the proposed site is located. The City 
Council's action on the addition of permitted use shall be by ordinance. The addition of a permitted use 
by City Council shall be specific to the proposed project and shall not be considered for a text 
amendment under subsection (D). The City Council's decision on the addition of permitted use shall not 
be appealable and, if applicable, shall be subject only to a vested rights and takings determination 
pursuant to Land Use Code Article 6, Division 6.19.   
 

(d) If the addition of permitted use is denied, any primary application that has been approved by the 
Planning and Zoning Commission contingent upon the City Council's approval of an additional 
permitted use under this Section shall be automatically terminated and made null if such condition is not 
met; and any pending appeal of such conditional approval shall also be automatically terminated if such 
condition is not met, whereupon the appellant shall be promptly refunded any appeal fee that was paid 
to the City.   

(D) Codification of New Use When any use described in subsection (B)1. has been added by the Director to the 
list of permitted uses in any zone district in accordance with subsection (C)1. above, such use shall be 
promptly considered for an amendment to the text of this Code under Division 6.25. If the text amendment is 
approved, such use shall be deemed to be permanently listed in the appropriate permitted use list of the 
appropriate zone district and shall be added to the published text of this Code, at the first convenient 
opportunity, by ordinance of City Council pursuant to Division 6.25. If the text amendment is not approved, 
such use shall not be deemed permanently listed in the zone district, except that such use shall continue to 
be deemed a permitted use in such zone district for only the development proposal for which it was originally 
approved under subsection (C)1. above.   

 
(E) Conditions When any use has been added to the list of permitted uses in any zone district in accordance with 

this Section, the Director or the Planning and Zoning Commission with respect to any zone district not listed 
in subsection (G), or the City Council with respect to any zone district listed in subsection (G), may impose 
such conditions and requirements, including, but not limited to, conditions related to the location, size and 
design on such use as are necessary or desirable to: (1) accomplish the purposes and intent of this Code, (2) 
ensure consistency with the City Plan and its adopted components and associated sub-area plans, or (3) 
prevent or minimize adverse effects and impacts upon the public and neighborhoods, and to ensure 
compatibility of uses.   
 

(F) Changes to Approved Addition of Permitted Use. Approvals under this Section are specific to the subject 
addition of permitted use application. Any changes to the use or to its location, size and design, in a manner 
that changes the predominant character of or increases the negative impact upon the surrounding area, will 
require the approval of a new addition of permitted use.   
 

(G) Zones Subject to City Council Addition of Permitted Use Review. The City Council shall make all final 
determinations regarding any addition of permitted use under subsection (C)(3) with respect to a project 
located, in whole or in part, in any of the following zone districts:   

• Rural Lands District (RUL)   
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• Urban Estate District (UE)   

• Residential Foothills District (RF)   

• Low Density Residential District (RL)   

• Low Density Mixed-Use Neighborhood District (LMN)   

• Old Town Neighborhood (OT) A, B, and C 

• Manufactured Housing District (MH). 

DIVISION 6.10 ANNEXATION AND DISCONNECTION OF LAND 

6.10.1 COMPLIANCE WITH STATE LAW  

Annexation of lands to the City shall be in accordance with the laws of the state in effect from time to time.   

6.10.2 PETITIONS FOR ANNEXATION AND ANNEXATION PLATS  

In addition to all state statutory filing and procedural requirements, all petitions for annexation and annexation plats 
shall be submitted to the City Clerk, with a copy, and application fee, to the Director. The City Clerk shall schedule 
the petitions for a meeting of the City Council held at least fifteen (15) days after the date the City Clerk receives the 
petition and plat.   

6.10.3 HEARING AND REPORT BY PLANNING AND ZONING COMMISSION  

The Planning and Zoning Commission shall hold a hearing on the matter of such annexation and shall make a report 
and recommendation to the City Council. Such report shall include a recommendation on the proper zoning for the 
lands if the City Council annexes such lands into the City.   

6.10.4 ANNEXATION OF USES NOT LEGALLY PERMITTED  

Except as provided below, any use that exists on a separately owned parcel outside the City and that is not legally 
permitted by the county must cease and be discontinued before the City Council adopts, on second reading, an 
annexation ordinance annexing any such property except as provided herein. In the event that a property containing 
a use that is not legal pursuant to county regulations is proposed to be annexed into the City and placed into a zone 
district wherein such use is a permitted use, said use must be reviewed and processed as set forth in Article 4  and 
(i.e., Type 1 review or Type 2 review) for the zone district in which the land is proposed to be located, and shall 
comply with all applicable Land Use Code standards. A development application for such review must be filed with 
the City within sixty (60) days following the effective date of annexation. Such use shall be temporarily permitted for 
a period not to exceed six (6) months following the date of second reading of the annexation ordinance. In the event 
that the development application is not approved within said six-month period, then the use shall be discontinued 
within thirty (30) days following the date of the decision of denial or expiration of said six-month period, whichever 
first occurs, except that the Director may grant one (1) extension of the foregoing six-month requirement, which 
extension may not exceed three (3) months in length. In the event that the development application is approved, 
then such use shall be brought into full compliance with this Land Use Code and the decision made thereunder by 
the decision maker within sixty (60) days following the date of final plan approval.   

If a use which is not permitted by the county exists on any property that is included in an enclave annexation 
consisting of more than one (1) separately owned parcel, the above-described development process shall apply only 
if such property is placed in a zone district wherein such use is a permitted use. If a property which contains a use 
that is not permitted by the county is included in such multi-parcel enclave annexation, and such property is placed 
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in a zone district that does not allow the use within the City, such illegal use must be discontinued within: (A) two (2) 
years from the effective date of annexation; (B) if such illegal use is the subject of a county-initiated zoning or 
nuisance enforcement action, then within the time established by the court as a result of such enforcement action; or 
(C) if such illegal use is the subject of a zoning or nuisance complaint filed with the county and determined by the 
Director to be bona fide (but which has not become the subject of an enforcement action under (B) above or, if it 
has become the subject of an enforcement action, such action has been dismissed by the court for lack of county 
jurisdiction because the property has been annexed into the City), then ninety (90) days from the effective date of 
annexation, whichever comes first. With respect to the time limit established in (C) above, the Director may extend 
said time for an additional duration not to exceed one hundred eighty (180) days if necessary to prevent or mitigate 
undue hardship or manifest injustice.   

6.10.5 EFFECTIVE DATE OF ANNEXATION  

An annexation shall take effect upon the last to occur of the following events:   

(A) the tenth (10th) day following passage on second reading of the annexation ordinance (except for emergency 
ordinances); and  

  
(B) the filing for recording of three (3) certified copies of the annexation ordinance and map of the area annexed, 

containing a legal description of such area, with the Larimer County Clerk and Recorder.   

6.10.6 APPLICATION FOR DISCONNECTION, ENACTMENT, AND FILING  

When the owner of a tract of land within and adjacent to the boundary of the City desires to have said tract 
disconnected from the City, such owner may apply to the City Council for the enactment of an ordinance 
disconnecting such tract of land from the City. On receipt of such application, it is the duty of the City Council to give 
due consideration to such application, and, if the City Council is of the opinion that the best interests of the City will 
not be prejudiced by the disconnection of such tract, it shall enact an ordinance effecting such disconnection. If such 
an ordinance is enacted, it shall be immediately effective upon filing with the county Clerk and Recorder to 
accomplish the disconnection, and two (2) certified copies thereof shall also be filed with the county Clerk and 
Recorder. The county Clerk and Recorder shall file one (1) certified copy with the Division of Local Government in the 
Department of Local Affairs, as provided by Section 24-32-109, C.R.S., and the other copy shall be filed with the 
Department of Revenue, as provided by Section 31-12-113(2)(a.5), C.R.S.  

DIVISION 6.11 SITE PLAN AND ADVISORY REVIEW 

6.11.1 PURPOSE AND APPLICABILITY  

The purpose and applicability of a Site Plan Advisory Review is contained in Section 6.2.3(F).   

6.11.2 SITE PLAN ADVISORY REVIEW PROCEDURES  

A Site Plan Advisory Review shall be processed according to, in compliance with and subject to the provisions 
contained in Division 6.2 and Steps 1 through 12 of the Common Development Review Procedures (Sections 6.3.1 
through 6.3.12, inclusive) as follows:   

(A) Step 1 (Conceptual Review): Applicable.   
(B) Step 2 (Neighborhood Meeting): Applicable.   
(C) Step 3 (Development Application Submittal): All items or documents required for Site Plan  

Advisory Review as described in the development application submittal Comprehensive list shall be submitted. 
The Director may waive or modify the foregoing submittal requirements if, given the facts and circumstances 
of the specific application, a particular requirement would either be irrelevant, immaterial, redundant or 
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otherwise unnecessary for the full and complete review of the application.   
 
Prior to acquisition of land or contracting for the purchase of a facility, a public school or charter school shall 
advise the Planning and Zoning Commission in writing. The Planning and Zoning Commission shall have ten 
(10) days in which to request submittal of a site development plan.   
 
Prior to constructing or authorizing any other public building or structure, a site development plan identifying 
the location, character and extent shall be submitted to the Planning and Zoning Commission.   
 

(M) Step 4 (Review of Application): Applicable.   
(N) Step 5 (Staff Report): Applicable.   
(O) Step 6 (Notice): Applicable.   
(P) Step 7(A) (Decision Maker): Not applicable, and in substitution thereof, the Planning and Zoning Commission 

shall consider a Site Plan Advisory Review and approve or disapprove the application in a public hearing held 
within sixty (60) days after receipt of the application under Section 31-23-209, C.R.S. In the case of a public or 
charter school application under Section 22-32-124, C.R.S., the Planning and Zoning Commission shall provide 
review comments at a public hearing held within thirty (30) days (or such later time as may be agreed to in 
writing by the applicant) after receipt of the application.   
 
Step 7(B)-(G) (Conduct of Public Hearing, Order of Proceedings at Public Hearing, Decision and Findings, 
Notification to Applicant, Record of Proceedings, Recording of Decisions and Plats): Applicable.   
 

(Q) Step 8 (Standards): Not applicable, and in substitution thereof, an application for a Site Plan Advisory Review 
shall comply with the following criteria:   

(1) The site location for the proposed use shall be consistent with the land use designation described by the 
City Structure Plan Map, which is an element of the City's Comprehensive Plan.   

(2) The site development plan shall conform to architectural, landscape and other design standards and 
guidelines adopted by the applicant's governing body. Absent adopted design standards and guidelines, 
the design character of the site development plan shall be consistent with the stated purpose of the 
respective land use designation as set forth in the City's Comprehensive Plan.   

(3) The site development plan shall identify the level of functional and visual impacts to public rights-of-way, 
facilities and abutting private land caused by the development, including, but not limited to, streets, 
sidewalks, utilities, lighting, screening and noise, and shall mitigate such impacts to the extent reasonably 
feasible.   

(R) Step 9 (Conditions of Approval): Not applicable.   
(S) Step 10 (Amendments): Not applicable.   
(T) Step 11 (Lapse): Not applicable.   
(U) Step 12 (Appeals): Not applicable, and in substitution thereof, a disapproved Site Plan Advisory Review made 

under Section 31-23-209, C.R.S., may be overruled by the governing board of the public entity by a vote of not 
less than two-thirds (⅔) of its entire membership. Further, with respect to a review made under Section 22-32-
124, C.R.S., the Planning and Zoning Commission may request a hearing before the applicable board of 
education.   

DIVISION 6.12 CITY PROJECTS 
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Development projects for which the City is the applicant shall be processed in the manner described in this Land Use 
Code, as applicable, but shall be subject to review by the Planning and Zoning Commission in all instances, except 
for permits to conduct an activity of state interest or develop in an area of state interest for which City Council is the 
decision maker, despite the fact that certain uses would otherwise have been subject to Administrative Review with 
the exception that minor amendments pursuant to Section 6.3.10(A) shall remain subject to administrative review.   

DIVISION 6.13 BUILDING PERMITS

6.13.1 PURPOSE  

A Building Permit Application is required in order to review, consider, approve, approve with modifications or deny a 
request for permission to erect, move, place, alter or demolish a building or structure based on the standards 
referenced in step 8 of this section.   

6.13.2 APPLICABILITY  

Application for a building permit may be made at any time. a building permit may be issued only after a site specific 
development plan has been approved for the property upon which the proposed principal building or structure is to 
be erected. the building permit is the only authorization under which a building or structure may be constructed, 
moved, placed, altered or demolished, with some exceptions, such as fences and certain types of storage sheds.   

6.13.3 BUILDING PERMIT REVIEW PROCEDURES  

An application for a Building Permit shall be processed according to, in compliance with, and subject to the 
provisions contained in Division 6.2 and Steps 1 through 12 of the Common Development Review Procedures 
(Section 6.3.1 through 6.3.12, inclusive), as follows:   

(A) Step 1 (Conceptual Review): Not applicable.   
(B) Step 2(Neighborhood Meeting): Not applicable.   
(C) Step 3(A) (Development Application Forms): Applicable.   

Step 3(B) (Consolidated Development Applications and Review): Not applicable.   
Step 3(C) (Development Application Contents): Not Applicable, and in substitution therefor, an application 
for a Building Permit shall be submitted to the Director for review and determination. An application for a 
Building Permit shall include all items, materials and documents that are required by the adopted 
International Building Code.   
Step 3(D) (Development Review Fees): Applicable.   

(D) Step 4(Review of Applications): Not applicable.   
(E) Step 5(Staff Report): Not applicable.   
(F) Step 6 (Notice): Not applicable.   
(G) Step 7 (Public Hearing): Not applicable, and in substitution therefor, an application for a Building Permit shall 

be processed, reviewed, considered and approved, approved with modifications, or denied by the Director 
based on its compliance with the site specific development plan, the City Code and all regulations related to 
such permit adopted by the city by reference or otherwise, as amended.   

(H) Step 8 (Standards): Not applicable, and in substitution therefor, an application for a Building Permit shall be 
reviewed for compliance with the site specific development plan, the City Code and all regulations related to 
such permit adopted by the City by reference or otherwise, as amended; and if the Building Permit is for the 
enlargement of a building and/or for the expansion of facilities, equipment or structures regulated under the 
provisions of Division 6.17, such application shall also comply with Division 6.17.   

(I) Step 9 (Conditions of Approval): Applicable.   
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(J) Step 10 (Amendments): Not applicable, and in substitution therefor, amendments to Building Permits may be 
authorized by the Director only as allowed under the building regulations adopted by the City by reference or 
otherwise, as amended, provided that the amended Building Permit remains in compliance with the 
applicable standards.   

(K) Step 11 (Lapse): Not applicable, and in substitution therefor, a Building Permit shall expire six (6) months 
after the date that such Building Permit was issued unless properly acted upon in accordance with the 
provisions of the Uniform Building Code, as amended. One (1) six-month extension may be granted by the 
Director.   

(L) Step 12 (Appeals): Not applicable, and in substitution therefor, appeals of any final decision of the Director on 
a Building Permit application shall be in accordance with Division 6.18; provided, however, that such appeals 
may be filed only by persons who possess a legal or equitable interest in the specific real property which is 
the subject of the decision, or who own or reside on real property any part of which is located within five 
hundred (500) feet of the specific real property which is the subject of the decision. Notwithstanding the 
foregoing, appeals pertaining to the application and enforcement of the International Building Code (as 
adopted and amended by the City) shall be processed in accordance with Section 5-27 of the City Code.   

 DIVISION 6.14 VARIANCES

6.14.1 PURPOSE AND APPLICABILITY  

The purpose of this Division is to authorize, in specific cases, existing or approved development project may receive 
variances from: 

• zone district standards in Article 2, excluding Section 2.6.3 PUD Overlay; 
• building standards in Article 3; 
• use standards in Article 4, not including any use listed in the use table; and 
• General Development and Site Design Standards of Article 5. 

Variances shall not authorize a change in use other than to a use that is allowed subject to basic development 
review. Also, the variance shall not be used for Basic Development Review, overall development plans, project 
development plans or final plans which are pending approval at the time that the request for the variance is filed. 
The process to be used for such pending development applications is the procedure established in Division 6.8 
(Modification of Standards).   

6.14.2 VARIANCES BY THE DIRECTOR  

(A) The Director shall be authorized to grant the following types of variances, subject to the variance review 
procedure in Section 6.14.4 below:   

(1) Setback encroachment of up to ten (10) percent.   
(2) Fence height increase of up to one (1) foot.   
(3) In the OT zone district, the allowable floor area in the rear half of the lot increase of up to ten (10) percent, 

provided the amount of increase does not exceed the allowable floor area for the entire lot.   
(4) Building height increase of up to one (1) foot.   

(B) The Director may refer any variance described in (A) above to the Land Use Review Commission for review 
and decision if the Director determines that the application under consideration raises questions as to 
compliance with the requirements for compatibility with the surrounding neighborhood that are appropriately 
addressed through a public hearing before the Land Use Review Commission that will allow the applicant or 
the public, or both, an opportunity to provide relevant information related to the application.   
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6.14.3 VARIANCES BY THE LAND USE REVIEW COMMISSION  

The Land Use Review Commission shall be authorized to grant all variances not subject to the Director's review in 
Section 2.16.2(A) and those referred by the Director. The Land Use Review Commission shall follow the variance 
review procedure in Section 6.14.4 below.   

6.14.4 VARIANCE REVIEW PROCEDURES  

A variance shall be processed according to, in compliance with and subject to the provisions contained in Division 
6.2 and Steps 1 through 12 of the Common Development Review Procedures (Sections 6.3.1 through 6.3.12, 
inclusive) as follows:   
 
(A) Step 1 (Conceptual Review): Not applicable.   

 
(B) Step 2(Neighborhood Meeting): Not applicable.   

 
(C) Step 3(Development Application Submittal): All items or documents required for variances as described in the 

development application submittal Comprehensive list shall be submitted. The Director may waive or modify 
the foregoing submittal requirements if, given the facts and circumstances of the specific application, a 
particular requirement would either be irrelevant, immaterial, redundant or otherwise unnecessary for the full 
and complete review of the application.   
 

(D) Step 4 (Review of Applications): Applicable.   
 

(E) Step 5 (Staff Report): Not applicable.   
 

(F) Step 6 (Notice): For variances reviewed by the Director or the Land Use Review Commission subsection 
6.3.6(A) only applies, except that a variance reviewed by the Director shall require mailed written notice 
fourteen (14) days prior to the decision instead of the hearing/meeting date and for variances reviewed by the 
Director or the Land Use Review Commission, "eight hundred (800) feet" shall be changed to "one hundred 
fifty (150) feet," and for single-unit houses in the OT-A and OT-B zone districts, eight hundred (800) feet shall 
be changed to five hundred (500) feet for variance requests for:   
 

(1) Construction that results in a two-story house where a one-story house previously existed and where there 
is at least one (1) lot abutting the side of the subject lot and the house on such abutting lot is one (1) story; 
or   
 

(2) Construction of a new house that is greater than two thousand five hundred (2,500) square feet; or   
 

(3) Construction of an addition that results in a total square footage of more than three thousand (3,000) 
square feet.   
 

(G) Step 7(A) (Decision Maker): Not applicable, and in substitution for Section 6.3.7(A), the Director or Land Use 
Review Commission, pursuant to Chapter 2 of the City Code, shall review, consider and approve, approve with 
conditions, or deny applications for variance based on its compliance with all of the standards contained in 
Step 8.   
 

Step 7(B)—(G)(1) Land Use Review Commission Review Only (Conduct of Public Hearing, Order of Proceedings 
at Public Hearing, Decision and Findings, Notification to Applicant, Record of Proceedings, Recording of 
Decisions and Plats, Filing with City Clerk): Applicable.   

Page 750

Item 13.



 

 

6-49 | ARTICLE 6 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 6 – ADMINISTRATION & PROCEDURES 
 

Step 7(B)—(C) and (E)—(G)(1) Director Review Only (Conduct of Public Hearing, Order of Proceedings as 
Public Hearing): Not applicable.   
Step 7(D) Director Review Only (Decision and Findings): Applicable and in substitution thereof, the Director 
shall issue a written decision to approve, approve with conditions, or deny the variance request. The written 
decision shall be mailed to the applicant and to the property owners to whom notice was originally mailed and 
shall also be posted on the City's website at www.fcgov.com.   
 

(H) Step 8 (Standards): Applicable, and the Director or Land Use Review Commission may grant a variance from 
the standards of Articles 2 – 5 and only if it finds that the granting of the variance would neither be 
detrimental to the public good nor authorize any change in use other than to a use that is allowed subject to 
basic development review; and that:   
 

(1) 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 varied would result in unusual and exceptional 
practical difficulties, or exceptional or undue hardship upon the occupant of such property, or upon the 
applicant, provided that such difficulties or hardship are not caused by the act or omission of the occupant 
or applicant;   
 

(2) the proposal as submitted will promote the general purpose of the standard for which the variance is 
requested equally well or better than would a proposal which complies with the standard for which the 
variance is requested; or   
 

(3) the proposal as submitted will not diverge from the standards of the Land Use Code that are authorized by 
this Division to be varied except in a nominal, inconsequential way when considered in the context of the 
neighborhood, and will continue to advance the purposes of the Land Use Code as contained in Section 
1.2.2.   
 

(4) Any finding made under subparagraph (1), (2) or (3) above shall be supported by specific findings showing 
how the proposal, as submitted, meets the requirements and criteria of said subparagraph (1), (2) or (3).   

 
(I) Step 9 (Conditions of Approval): Applicable.   

 
(J) Step 10 (Amendments): Not Applicable.   

 
(K) Step 11 (Lapse): Any variance that applies to the issuance of a Building Permit shall expire six (6) months after 

the date that such variance was granted, unless all necessary permits have been applied for; provided, 
however, that for good cause shown, the Director may authorize a longer term if such longer term is 
reasonable and necessary under the facts and circumstances of the case, but in no event shall the period of 
time for applying for all necessary permits under a variance exceed twelve (12) months in length. One (1) six-
month extension may be granted by the Director.   
 

(L) Step 12 (Appeals):   
 

(1) Applicable and in substitution thereof, variances decided by the Director are appealable to the Land Use 
Review Commission. Any such appeal must be initiated by filing a notice of appeal of the final decision of 
the Director within fourteen (14) days after the decision that is the subject of the appeal. The appeal 
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hearing before the Land Use Review Commission shall be considered a new, or de novo, hearing. The 
decision of the Land Use Review Commission on such appeals shall constitute a final decision appealable to 
City Council pursuant to Section 6.3.12 (Step 12).   
 

(2) Applicable to variances reviewed by the Land Use Review Commission.   

DIVISION 6.15 REASONABLE ACCOMODATION PROCESS 

(A) Intent. It is the policy of Fort Collins to provide reasonable accommodation for exemptions in the application of 
its zoning laws to rules, policies, and practices for the siting, development, and use of housing, as well as other 
related residential services and facilities, to persons with disabilities seeking fair access to housing. The purpose 
of this section is to provide a process for making a request for reasonable accommodation to individual persons 
with disabilities.   
 

(B) Application. Any person who requires reasonable accommodation, because of a disability, in the application of a 
zoning law that may be acting as a barrier to equal opportunity to housing opportunities, or any person or 
persons acting on behalf of or for the benefit of such a person, may request such accommodation. For purposes 
of this section, "disabled," "disability," and other related terms shall be defined as in the federal Americans with 
Disabilities Act of 1990 ("ADA"), the Fair Housing Act ("FHA"), or their successor laws.  Additional for the 
purpose of this section such laws are referred collectively as the “the Acts”.   Requests for reasonable 
accommodation shall be made in the manner prescribed by Division 6.15(C).   
 

(C) Required Information.  

(1) The applicant shall provide the following information:   

(a) Applicant's name, address, and telephone number;   
(b) Address of the property for which the request is being made;   
(c) The current actual use of the property;   
(d) Confirmation that the subject individual or individuals are disabled under the Acts. Any information 

related to the subject individual or individuals' disability shall be kept confidential;   
(e) The specific zoning code provision, regulation, or policy from which accommodation is being requested; 

and   
(f) Why the reasonable accommodation is necessary for the subject individual or individuals with 

disabilities to have equal opportunity to use and enjoy the specific property.   
 

(2) Review With Other Land Use Applications. 
If the project for which the request for reasonable accommodation is being made also requires some other 
development review, then the applicant shall file the information required by Division 6.15(C) together for 
concurrent review with any other application for development review approval. The application for 
reasonable accommodation will be decided prior to any concurrent development review application that is 
affected by the request for reasonable accommodation, including but not limited to applications reviewed 
by the City Council, Planning and Zoning Commission and Land Use Review Commission.   
 

(3) Timing of Application. An application for reasonable accommodation may be filed at any time prior to a 
final decision on a development application, including any applicable time for appeal.   
 

(4) Effect of Application on Appeals. Notwithstanding any limitation found in Section 2-49 or Section 2-52 of 
the City Code, filing an application for reasonable accommodation will toll the time for filing an appeal 
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regarding a development application, or hearing an appeal that has been filed, until a decision on the 
application for reasonable accommodation is rendered.  
 

(D) Review Procedure.  

(1) Director. Requests for reasonable accommodation shall be reviewed by the Director, or their designee.   
 

(2) Interactive Meeting. Upon either the request of the Director or the applicant, the Director or their designee 
shall hold an interactive meeting with the applicant to discuss the reasonable accommodation request in 
order to obtain additional information or to discuss what may constitute a reasonable accommodation for a 
particular application.   
 

(3) Director Review. The Director, or their designee, shall make a written determination within forty-five (45) 
days of receiving an application, or having an interactive meeting, whichever date comes later, and either 
grant, grant with modifications, or deny a request for reasonable accommodation in accordance with 
Division 6.15(E). Information related to the subject individual or individuals' disability shall be kept 
confidential and shall not be included in a public file.   

(E) Findings and Decision.  

(1) Findings. The written decision to grant, grant with conditions or deny a request for reasonable 
accommodation shall be based on consideration of the following factors:   

(a) Whether the property, which is the subject of the request, will be used by an individual disabled under 
the Acts;   

(b) Whether the request for reasonable accommodation is necessary to make specific housing available to 
an individual with a disability under the Acts;   

(c) Whether the requested reasonable accommodation would impose an undue financial or administrative 
burden on the City;   

(d) Whether the requested reasonable accommodation would require a fundamental alteration in the nature 
of a Land Use Code provision; and   

(e) Any other applicable requirements of the FHA and ADA.   

(2) Conditions of Approval. In granting a request for reasonable accommodation, the reviewing authority may 
impose any conditions of approval deemed reasonable and necessary to ensure that the reasonable 
accommodation would comply with the findings required by Division 6.15(E)(1).   
 

(3) Effect of Approval. An approval, with or without conditions, of an application for reasonable 
accommodation will be treated as compliance with the Code section being accommodated but will not 
affect any concurrent review not related to the reasonable accommodation, except that the decision maker 
shall amend or modify any concurrent decision to incorporate the approved reasonable accommodation.   
 

(F) Appeal of Determination. The applicant may appeal a determination granting or denying a request for 
reasonable accommodation to the City Manager in accordance with Chapter 2, Article VI of the Code of the 
City of Fort Collins. No other review of a reasonable accommodation determination shall be allowed except as 
expressly provided within this Section.   

DIVISION 6.16 NONCONFORMING USES AND STRUCTURES 
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6.16.1 CONTINUATION OF USE  

A nonconforming use may be continued and a nonconforming building or structure may continue to be occupied or 
used, except as otherwise provided in this Division as long as such use complies with the following limitations:   

(A) The hours of operation of a nonconforming use may not be extended into the hours between 10:00 p.m. and 
7:00 a.m. 
   

(B) The nonconforming use shall not be converted from a seasonal to a multi-seasonal operation.   
 

(C) Light intensity and hours of illumination shall not be changed except in compliance with the site lighting 
standards contained in Article 5 of this Code.   
 

(D) Any proposals for the addition of trash receptacles and/or the relocation of existing trash receptacles shall 
comply with the location and design standards in Section 5.11.   
 

(E) Outdoor storage areas shall not be expanded, nor shall they be relocated closer to any adjoining residential 
use.   

6.16.2 CHANGE OF USE  

A nonconforming use may only be changed to a conforming use.   

6.16.3 ABANDONMENT OF USE  

If active operations are not carried on in a nonconforming use during a period of twenty-four (24) consecutive 
months, the building, other structure or tract of land where such nonconforming use previously existed shall 
thereafter be occupied and used only for a conforming use. Intent to resume active operations shall not affect the 
foregoing. A nonconforming home occupation business activity shall be considered to be abandoned if the 
occupants of the dwelling who were conducting such nonconforming home occupation business discontinue either 
their occupancy of the dwelling or the nonconforming home occupation.   

6.16.4 RECONSTRUCTION  

A nonconforming building or structure or a building or structure containing a nonconforming use which has been 
taken by governmental acquisition or damaged by fire or other accidental cause or natural catastrophe, may be 
reconstructed, provided such work is started within six (6) months of the date of occurrence of such damage and 
completed within one (1) year of the time the reconstruction is commenced, and provided that, to the extent 
reasonably feasible, such restoration complies with the zone district all applicable Land Use Code standards. 

6.16.5 ENLARGEMENT OF BUILDING AND EXPANSION OF FACILITIES, EQUIPMENT, OR STRUCTURES  

(A) A proposal for the enlargement or expansion of a building containing a nonconforming use, a proposal for an 
expansion of existing facilities and equipment which are located on the lot and associated with the 
nonconforming use (such as expanding the number of fuel pumps at a gas station), and a proposal for adding 
facilities or structures to the lot which are associated with the nonconforming use, (such as a new canopy over 
a fuel pump island), shall require the approval of the Planning and Zoning Commission. In considering such 
proposals, the Planning and Zoning Commission shall make a finding as to whether or not the enlargement, 
expansion or addition would adversely affect the surrounding properties. In making such determination, the 
Commission and the applicant shall be governed by the following limitations:   

(1) The nonconforming use shall not be changed (except to a conforming use) as a result of enlargement, 
expansion or construction.  
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(2) The enlargement, expansion or construction shall not result in the conversion of the nonconforming use of 
a seasonal to a year-round operation.   
 

(3) The nonconforming use shall not be expanded beyond the limits of the parcel of property upon which such 
use existed at the time it became nonconforming.   
 

(4) Additional traffic generated by an enlargement, expansion or construction must be incorporated into the 
neighborhood and community transportation network without creating safety problems or causing or 
increasing level of service standard deficiencies.   
 

(5) The noise and vibration levels that may be generated by the nonconforming use shall not be increased 
beyond the levels that existed prior to the enlargement, expansion or construction that is under 
consideration.   
 

(6) The outdoor storage areas shall not be expanded or located any closer to an adjoining residential 
development as a result of the enlargement, expansion or construction.   
 

(7) The proposed enlargement, expansion or construction shall not add more than twenty-five (25) percent of 
new floor area to existing buildings on the site.   
 

(8) The enlargement, expansion or construction shall not exceed the building height requirements of the zone 
district in which the property is located.   
 

(9) The enlargement, expansion or construction shall not further encroach upon any nonconforming setback.   
 

(10) The enlargement, expansion or construction shall not increase or amplify any inconsistency with the 
parking standards contained within this Code.   
 

(11) The enlargement, expansion or construction shall not hinder the future development of surrounding 
properties in accordance with this Code.   
 

(12) The enlargement, expansion or construction shall not present a threat to the health, safety or welfare of the 
City or its residents.   

(B) Where a building, facility, equipment or structure is enlarged, expanded or added pursuant to subsection 
6.16.5(A), the parcel of ground upon which the building, facility, equipment or structure is located shall be 
brought into compliance with the applicable building and development standards contained in Articles 3 and 5 
and the applicable zone district standards contained in Articles 2 and use standards in Article 4 of this Code. 
Any new structure that is added to said parcel of ground shall also comply with the applicable development 
standards and zone district standards referenced above.   
 

(C) The hours of operation of a nonconforming use may not be extended into the hours between 10:00 p.m. and 
7:00 a.m.   
 

6.16.6 ALTERATION OR REPAIR OF BUILDING  

A nonconforming building may be structurally altered or repaired in any way permitted by this Code. Any building or 
other structure containing a nonconforming use or any nonconforming building or portion declared unsafe by the 
Building Official may be strengthened or restored to a safe condition.   
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6.16.7 ACCESSORY DWELLING UNIT EXEMPTION 

The addition of an accessory dwelling unit to a parcel containing an existing nonconforming habitable dwelling use 
or structure shall not be considered an expansion of the nonconforming use or structure. 

DIVISION 6.17 EXISTING LIMITED PERMITTED USES 

6.17.1 PURPOSE AND APPLICABILITY  

The provisions contained in this Division shall apply to any use which was lawful under prior law on the day before 
the effective date of this Code or subsequent amendment thereof. 
 
Such uses are permitted in the various zone districts established in Articles 2 and 4 under the limitation that such 
uses shall constitute permitted uses only on such parcels of property. Accordingly, hereafter, such uses shall be 
referred to as "existing limited permitted uses."   

6.17.2 CONTINUATION OF USE  

An existing limited permitted use may be continued except as otherwise provided in this Division as long as such use 
complies with the following limitations:   

(A) The hours of operation of a nonconforming use may not be extended into the hours between 10:00 p.m. and 
7:00 a.m.   
 

(B) The nonconforming use shall not be converted from a seasonal to a multi-seasonal operation.   
 

(C) Light intensity and hours of illumination shall not be changed except in compliance with the site lighting 
standards contained in Section 5.12.   
 

(D) Any proposals for the addition of trash receptacles and/or the relocation of existing trash receptacles shall 
comply with the location and design standards Section 5.11.   
 

(E) Outdoor storage areas shall not be expanded, nor shall they be relocated closer to any adjoining residential 
use.   

6.17.3 CHANGE OF USE  

An existing limited permitted use may only be changed to a permitted use and when so changed, the prior existing 
limited permitted use shall be deemed to have been abandoned, and such use may not thereafter be reinstated.   

6.17.4 RECONSTRUCTION  

A building or structure containing an existing limited permitted use which has been taken by governmental 
acquisition or damaged by fire or other accidental cause or natural catastrophe may be reconstructed, provided that, 
to the extent reasonably feasible, such reconstruction complies with all applicable Land Use Code standards.     

6.17.5 ENLARGEMENT OF BUILDING AND EXPANSION OF FACILITIES, EQUIPMENT, OR STRUCTURES  

Any proposal for the enlargement or expansion of a building containing an existing limited permitted use, any 
proposal for an expansion of existing facilities and equipment which are located on the lot and associated with the 
limited existing permitted use (such as expanding the number of fuel pumps at a gas station), and any proposal for 
adding facilities or structures to the lot which are associated with the existing limited permitted use (such as a new 
canopy over a fuel pump island) shall be subject to basic development review in accordance with Division 6.4. In 
considering such proposals, the decision maker shall make a finding as to whether or not the enlargement, expansion 
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or addition would adversely affect the surrounding properties. In making such determination, the decision maker and 
the applicant shall be governed by the following limitations:   

(A) Additional traffic generated by an enlargement, expansion or construction must be incorporated into the 
neighborhood and community transportation network without creating safety problems, or causing or 
increasing level of service standard deficiencies.   
 

(B) The noise and vibration levels that may be generated by the use shall not be increased beyond the levels that 
existed prior to the enlargement, expansion or construction that is under consideration.   
 

(C) The outdoor storage areas shall not be expanded or located any closer to an adjoining residential 
development as a result of the enlargement, expansion or construction.   
 

(D) The enlargement, expansion or construction shall not further encroach upon any nonconforming setback.   
 

(E) The enlargement, expansion or construction shall not increase or amplify any inconsistency with the parking 
standards contained within this Code.   
 

(F) The enlargement, expansion or construction shall not hinder the future development of surrounding properties 
in accordance with this Code.   
 

(G) The enlargement, expansion or construction shall not present a threat to the health, safety or welfare of the 
City or its residents.   
 

(H) Where a proposed building addition exceeds five thousand (5,000) square feet or twenty-five (25) percent of 
the gross floor area of such building as it existed on March 27, 1997, whichever results in the least amount of 
square footage, the building and the parcel of ground upon which the building is located shall be brought into 
compliance with the applicable development standards contained in Articles 3 and 5 and the applicable zone 
district standards contained in Articles 2 and use standards in Article 4 of this Code, to the extent reasonably 
feasible. Any new structure that is added to said parcel of ground shall also comply with the applicable 
development standards and zone district standards referenced above.   

6.17.6 ALTERATION OR REPAIR OF BUILDING  

A building containing an existing limited permitted use may be structurally altered or repaired in any way permitted 
by this Code. Any building or other structure containing an existing limited permitted use or any such building or 
portion declared unsafe by the Building Official may be strengthened or restored to a safe condition.   

6.17.7 ABANDONMENT OF USE  

If active operations are not carried on in an existing limited permitted use during a period of twenty-four (24) 
consecutive months, the building, other structure or tract of land where such existing limited permitted use 
previously existed shall thereafter be occupied and used only for a permitted use. Intent to resume active operations 
shall not affect the foregoing.   
 

6.17.8 ACCESSORY DWELLING UNIT EXEMPTION 

The addition of an accessory dwelling unit to a parcel containing an existing limited permitted habitable dwelling use 
or structure shall not be considered an expansion of the existing limited permitted use or structure. 
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DIVISION 6.18 APPEAL FROM ADIMINSTRATIVE DECISIONS TO THE LAND 
USE REVIEW COMMISSION 

 6.18.1 PURPOSE AND APPLICABILITY  

(A) Purpose. The purpose of this Division is to provide for appeals of certain administrative/city staff decisions to 
the Land Use Review Commission. Appeals to the Planning and Zoning Commission of Minor Amendment and 
Change of Use and Basic Development Review decisions made by the Director are addressed in Section 
6.3.12(C).   
 

(B) Applicability. This Division shall apply to appeals from an administrative decision regarding the interpretation 
and/or application of the land use regulations which preceded this Land Use Code, and to appeals from the 
following administrative decisions made under this Land Use Code, provided such administrative decision is 
not for approval, approval with conditions, or denial either of a project development plan or a final plan 
pursuant to Divisions 6.6 or 6.7 or of an administrative amendment/ abandonment of any such plan or of any 
plan approved under prior law, processed pursuant to Section 6.3.10 (Step 10):   

(1) Addition of a Permitted Use by Director (but not by Planning and Zoning Commission) under Division 6.9;   
(2) Issuance of a written administrative interpretation under Division 6.24;   
(3) Establishment of the Development Application Submittal Requirements under Section 6.3.3(C);   
(4) Waiver of Development Application Submittal Requirements under Section 6.3.3(C);   
(5) Waiver of a neighborhood meeting by the Director under Section 6.3.2;   
(6) Establishment of Development Review Fees by the City Manager under Section 6.3.3(D), adopted 

administratively and not by Council resolution;   
(7) The issuance of a Stockpiling Permit under Section 6.21.3.   
(8) The issuance of a Development Construction Permit under Section 6.21.3.   
(9) The issuance of a Building Permit under Section 6.13.3.   
(10) Decisions of the City Engineer made under the provisions of Section 5.4.2 of this Land Use Code. Appeals 

from administrative decisions on a project development plan or a final plan shall be governed by Divisions 
6.6 or 6.7, respectively. Appeals from an administrative decision on an amendment/ abandonment of an 
approved development plan or site specific development plan shall be governed by Section 6.3.10 (Step 
10). Any action taken in reliance upon an appealed administrative decision during the pendency of the 
appeal shall be totally at the risk of the person(s) taking such action and the City shall not be liable for any 
damages arising from any such action.   

(11) The issuance, denial, modification or revocation of an Off-Site Construction Staging License under Section 
6.21.4.    

6.18.2 ADMINISTRATIVE APPEAL REVIEW PROCEDURES  

An appeal from an administrative decision shall be processed according to, in compliance with and subject to the 
provisions contained in Division 6.2 and Steps 1 through 12 of the Common Development Review Procedures 
(Sections 6.3.1 through 6.3.12, inclusive) as follows:   

(A) Step 1 (Conceptual Review): Not applicable.   
(B) Step 2 (Neighborhood Meeting): Not applicable.   
(C) Step 3 (Development Application Submittal): All items or documents required for an appeal from an 

administrative decision as described in the development application submittal Comprehensive list shall be 
submitted. The Director may waive or modify the foregoing submittal requirements if, given the facts and 
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circumstances of the specific application, a particular requirement would either be irrelevant, immaterial, 
redundant, or otherwise unnecessary for the full and complete review of the application.   

(D) Step 4(Review of Applications): Applicable.   
(E) Step 5(Staff Report): Applicable.   
(F) Step 6 (Notice): Only Section 6.3.6(A) applies, except that "14 days" shall be changed to "7 days," everywhere 

it occurs in Section 6.3.6. Section 6.3.6(B)-(D) shall not apply.   
(G) Step 7(A) (Decision Maker): Not applicable, and in substitution for Section 6.3.7(A), the Land Use Review 

Commission, pursuant to Chapter 2 of the City Code, shall review, consider, and uphold, modify or overturn 
the administrative decision which is the subject of the appeal based on its compliance with all of the standards 
contained in Step 8 of this Section.   
Step 7(B)—(G) (Conduct of Public Hearing, Order of Proceedings at Public Hearing, Decision and Findings, 
Notification to Applicant, Record of Proceedings, Recording of Decisions and Plats): Applicable.   

(H) Step 8 (Standards): Applicable, and an appeal from an administrative decision shall be determined based 
upon the same standards which applied to the underlying administrative decision. Any appeal that is taken 
pursuant to this Division must be taken not later than fourteen (14) days from the date that the administrative 
decision was made; and, except for administrative decisions which are not focused upon a specific parcel of 
real property (are general in nature), may be filed only by persons who possess a legal or equitable interest in 
the specific real property which is the subject of the decision, or who own or reside within real property any 
part of which is located within eight hundred (800) feet of the specific real property which is the subject of 
the decision.   

(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Not applicable.   
(K) Step 11 (Lapse): Not applicable.   
(L) Step 12 (Appeals): Applicable.   

 

 

 

 

DIVISION 6.19 VESTED RIGHTS AND TAKINGS DETERMINATIONS 

6.19.1 PURPOSE  

The purpose of this Division is to provide a procedure for relief, where appropriate, to persons who claim that the 
application of this code has interfered with their vested rights to develop, or who claim that their property has been 
taken by reason of the application of this code.   

The provisions and procedures of this Division shall be followed to conclusion prior to seeking relief from the courts 
based upon any claim of vested rights, or any alleged denial of economically beneficial use of land, any alleged lack 
of reasonable nexus of a condition imposed by the City to potential impacts of development, any lack of rough 
proportionality of a condition imposed by the City to potential impacts of development, any deprivation of due 
process which causes a taking, or any other taking of real property.   

6.19.2 ADMINISTRATIVE PROCESS/HEARING OFFICER  

(A) There is hereby established the following Vested Rights Determination and Takings Determination Procedures 
for the purpose of identifying certain parcels of real property in the City that should be made exempt, or 
partially exempt, from the application of any portion of this Code.  
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(B) An owner or developer of real property in the City who claims such an exemption on the basis of development 

rights that have vested under the criteria contained in Section 6.19.10 may seek a Vested Rights Determination 
in accordance with the procedures described in this Division. Furthermore, an owner or developer of real 
property in the City who claims that such property has been taken without just compensation or who claims a 
deprivation of due process may seek a Takings Determination in accordance with the procedures described in 
this Division. With regard to a Takings Determination, the owner or developer may assert any legally 
recognized takings claim, including, but not limited to, a claim that they have been deprived of "all 
economically beneficial use" of their property, that a condition imposed by the City does not have a 
"reasonable nexus" to the potential impacts of their development, that such a condition is not "roughly 
proportional" to the potential impacts of their development, or that actions taken by the City under this Code 
have resulted in a deprivation of due process.  

 
(C) Such persons will be provided an opportunity for a public hearing, the right to present and rebut evidence, a 

formal record and an impartial Hearing Officer in accordance with the following procedures. Such Hearing 
Officer shall be selected and appointed by the City Manager and shall be an attorney licensed to practice law 
in the State of Colorado, with experience in land use matters. Subject to the procedures hereinafter provided, 
the Hearing Officer shall issue formal findings of fact, conclusions of law and a Vested Rights Determination 
and/or Takings Determination, depending on the nature of the claim asserted by the applicant. The claims 
shall be reviewed according to the following procedure:   

6.19.3 APPLICATION  

An Application for vested rights determination or takings determination shall be submitted to the Director in the 
form established by the director. An application fee in the amount of two thousand five hundred dollars ($2,500.00) 
per application (i.e., $2,500.00 for vested rights, $2,500.00 for takings, whichever is applied for) shall accompany 
and be part of the application. the application shall, at a minimum, include:   

(A) the name, address and telephone number of the property owner and authorized applicant if other than the 
owner;   

(B) the street address, legal description and acreage of the property; and   
(C) for Vested Rights Determinations, all factual information and knowledge reasonably available to the owner 

and applicant to address the criteria established in Section 6.19.10.   
(D) for Takings Determination, all factual information and knowledge reasonably available to the owner and 

applicant to address the criteria established in Section 6.19.11, including, without limitation, the following:   

(1) documentation of the date of purchase and the purchase price of such property, and any and all offers to 
purchase such property made by any person within the last three (3) years;  
  

(2) a description of the physical features present on such property, the present use of such property, the use of 
such property at the time it was purchased, the use of such property on the day prior to the time of the 
adoption of this Code, the uses permitted on such property at the time of application pursuant to this 
Section, and a detailed description of the regulations which are alleged to result in an elimination of 
economically beneficial use of the land;   

(a) evidence of any investments made by the owner to improve such property, the date the improvements 
were made, and the costs of the improvements;   
 

(b) all appraisals, studies and any other supporting evidence related to such property;   
 

(c) any actions taken by the City related to such property;   
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(d) a description of the use which the owner believes represents the minimum legally required economically 
beneficial use of such property, and all documentation, studies and other supporting evidence thereof.   

The application fee shall be applied to all out-of-pocket expenses actually incurred by the City in connection with the 
hearing process, including without limitation fees for, and expenses incurred by, the Hearing Officer; costs of 
reporting and transcribing the proceedings before the Hearing Officer; and costs of producing of exhibits. The 
application fee shall not be applied to any in-house costs incurred by the City, such as compensation for city staff 
time. Any portion of the application fee not used by the City to pay the costs referred to above shall forthwith be 
returned to the applicant upon completion of the hearing and appeal process.   

6.19.4 DETERMINATION OF COMPLETENESS  

Within five (5) working days after receipt of an Application for Vested Rights or Takings Determination, the Director 
shall determine whether the application submitted is complete. If they determine that the application is not 
complete, the Director shall notify the applicant in writing of the deficiencies. The Director shall take no further steps 
to process the application until the deficiencies have been remedied.   

6.19.5 REVIEW AND DETERMINATION OR RECOMMENDATION BY DIRECTOR AND CITY ATTORNEY  

After receipt of a completed Application for Vested Rights Determination or Takings Determination, the Director and 
the City Attorney shall review and evaluate the application in light of all of the criteria in Section 6.19.10 or Section 
6.19.11, whichever is applicable. Within twenty (20) days of such receipt and based on the review and evaluation, the 
Director and the City Attorney shall prepare a written recommendation to the Hearing Officer that the application 
should be denied, granted or granted with conditions by the Hearing Officer. Such recommendations shall include 
findings of fact for each of the criteria established in Section 6.19.10 or 6.19.11, whichever is applicable, to the extent 
that the information is presented or obtained or inclusion is feasible or applicable.   

If the Director and the City Attorney agree, based on the review and evaluation, that the Application for 
Determination clearly should be granted or granted with conditions, then they may enter into a written Stipulated 
Determination with the applicant, in lieu of the written recommendation to the Hearing Officer and the provisions in 
Sections 6.19.6, 6.19.7, and 6.19.8. Any such Stipulated Determination shall be in writing, signed by the City Manager, 
the City Attorney and the applicant, and shall be approved by the City Council by resolution at its next regularly-
scheduled meeting which is at least fourteen (14) days from the date such Stipulated Determination is signed. Said 
Stipulated Determination shall include findings of fact and conclusions of law based on the criteria established in 
Section 6.19.10 or Section 6.19.11, whichever is applicable, and the determination granting or granting with 
conditions, in whole or in part, the application. In the event that a proposed Stipulated Determination is rejected by 
the City Council, it shall be referred to the Hearing Officer for a hearing and Determination in accordance with the 
procedures described in Sections 6.19.6 through 6.19.9 below.   

6.19.6 REVIEW AND DETERMINATION BY HEARING OFFICER  

No later than thirty (30) days after receipt by the Hearing Officer of the Application for Determination and the 
written recommendation of the Director and the City Attorney, the Hearing Officer shall hold a public hearing on the 
application. Written notice of the hearing shall be mailed by the City to the applicant at least fourteen (14) days prior 
to the scheduled hearing. At the hearing, the Hearing Officer shall take evidence and sworn testimony in regard to 
the criteria set forth in Section 6.19.10 or Section 6.19.11, whichever is applicable, and shall follow such rules of 
procedure as may be established by the Director. The parties before the Hearing Officer shall include the City and 
the applicant. Testimony shall be limited to the matters directly relating to the standards set forth in Section 6.19.10 
or Section 6.19.11, whichever is applicable. The City Attorney shall represent the City, shall attend the public hearing 
and shall offer such evidence as is relevant to the proceedings. The other parties to the proceedings, or their 
authorized agents, may offer such evidence at the public hearing as is relevant to the proceedings and criteria. The 
order of presentation before the Hearing Officer at the public hearing shall be as follows: (1) the City's summary of 
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the application, written recommendation, witnesses and other evidence; (2) the applicant's witnesses and evidence; 
and (3) city rebuttal, if any.   

6.19.7 ISSUANCE OF DETERMINATION BY HEARING OFFICER  

Within thirty (30) working days after the completion of the public hearing under Section 6.19.6, the Hearing Officer 
shall consider the Application for Determination, the recommendation of the Director and the City Attorney, and the 
evidence and testimony presented at the public hearing, in light of all of the criteria set forth in Section 6.19.10 or 
Section 6.19.11, whichever is applicable, and shall deny, grant, grant with conditions, or grant in part and deny in part, 
the Application for Determination for the property or properties at issue. The Determination shall be in writing and 
shall include findings of fact for each of the applicable criteria established in Section 6.19.10 or Section 6.19.11, 
whichever is applicable, conclusions of law for each of such criteria, and a determination denying, granting, or 
granting with conditions, in whole or in part, the vested rights.   

6.19.8 APPEAL TO THE CITY COUNCIL  

Within twenty (20) days after issuance of the Hearing Officer's written Determination, the City Attorney, the 
Director, the applicant, its authorized attorney or agent, or any resident of the City who appeared at the public 
hearing before the Hearing Officer may appeal the Determination of the Hearing Officer to the City Council by filing 
a written notice of appeal with the City Clerk. A fee of one hundred dollars ($100.00) shall be paid for the 
application and processing of any such appeal except an appeal filed by the City Attorney or the Director. The 
appeal shall be determined by the City Council at a hearing based solely upon the record of the proceedings before 
the Hearing Officer. The City Council shall adopt the Hearing Officer's Determination, with or without modifications 
or conditions, or reject the Hearing Officer's Determination. Such appeal shall be based upon the criteria established 
in Section 6.19.10 or Section 6.19.11, whichever is applicable.   

6.19.9 WAIVER OF TIME LIMITS  

Any time limit specified in the Determination Procedure may be waived upon receipt by the City Clerk of a written 
stipulation requesting such waiver and signed by the applicant and the Director.   

6.19.10 CRITERIA FOR VESTED RIGHTS  

(A) This Section is intended to strictly adhere to and implement existing case law and statutory law controlling in 
the State of Colorado as they relate to the doctrine of vested rights and equitable estoppel as applied to a 
home rule municipality exercising its authority and powers in land use planning, zoning, the provisions of 
adequate public facilities concurrent with development (APF), subdivision, site development, land 
development regulations and related matters addressed in this Code. It is the express intent of the City to 
require application of the provisions of this Division 6.19 to as much development and property in the City as is 
legally possible without violating the legally vested rights of an owner/developer under case law or statutory 
law. The criteria herein provided shall be considered in rendering a Vested Rights Determination hereunder. It 
is intended that each case be decided on a case-by-case factual analysis. An applicant shall be entitled to a 
positive Vested Rights Determination only if such applicant demonstrates, by clear and convincing evidence, 
entitlement to complete their development without regard to the otherwise applicable provisions of this Code 
by reason of: (A) the provisions of Title 24, Article 68, C.R.S.; (B) Section 6.3.11 of this Code; or (C) the 
existence of all three (3) of the following requirements:   

(1) some authorized act of the City;   
 

(2) reasonable good faith reliance upon such act by the applicant; and   
 

(3) such a substantial change in position or expenditure by the applicant that it would be highly inequitable or 
unjust to destroy the rights acquired.   
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(B)  In evaluating whether an applicant (property owner, developer or the successor in interest of either) has met 
the requirements as set forth in paragraph (A)(3) above, the Hearing Officer shall consider and give weight to 
the following factual matters 

(1) the total investment made in the project, including all costs incurred subsequent to the act of the City 
relied upon by the applicant, which costs may include, without limitation, the costs of land acquisition, 
architectural and engineering fees and the costs of on-site and off-site infrastructure improvements to 
service the project; 
   

(2) any dedication of property made to public entities in accordance with the approved overall development 
plan for the project or the approved project development plan or plat for the project;   
 

(3) whether infrastructure improvements which have been installed have been sized to accommodate uses 
approved in the approved overall development plan or the approved project development plan or plat for 
the project;   
 

(4) the acreage of the approved overall development plan or the approved project development plan or plat 
for the project and the number of phases within the overall development plan or the approved project 
development plan or plat and their respective acreages which have received final approval;   
 

(5) whether the completion of the project has been timely and diligently pursued; and   
 

(6) the effect of the applicant's existing development loans on the application of this Land Use Code to the 
project.   

6.19.11 CRITERIA FOR TAKINGS  

This Section is intended to strictly adhere to and implement existing case law and statutory law controlling in the 
State of Colorado as they relate to the takings doctrine as applied to a home rule municipality exercising its authority 
and powers in land use planning, zoning, the provision of adequate public facilities concurrent with development 
(APF), subdivision, site development, land development regulations and related matters addressed in this Land Use 
Code. It is the express intent of the City to require application of the provisions of this Land Use Code to as much 
development and property in the City as is legally possible without violating takings law.   

The criteria herein provided shall be considered in rendering a Takings Determination hereunder. It is intended that 
each case be decided on a case-by-case factual analysis. While the criteria for takings established in this Section are 
intended to provide fair standards in a pre-litigation forum and to reflect the current state of the law for Colorado, 
the City's adoption or use of these criteria for takings shall not in any way be deemed an admission, concession or 
statement by the City that such criteria apply or are controlling in a court of law, and the City hereby unconditionally 
reserves all defenses and claims which would otherwise be available to it under the law. For example, but without 
limitation, the City does not concede for litigation purposes that the "reasonable nexus/rough proportionality" 
doctrines apply to monetary exactions or to legislative acts, although the City chooses to apply such criteria to the 
Takings Determination process described herein.   

(A) Economically Beneficial Use. With regard to the takings doctrine of "economically beneficial use," an 
applicant shall be entitled to the minimum increase in use, density, intensity or other possible concessions 
from this Land Use Code necessary to permit an economically beneficial use of the land or a use that is 
determined to be required by law. The highest use, or even an average or generally reasonable expectation, is 
not required or intended as the appropriate remedy.   
 
The following factors shall be used to determine whether an economically beneficial use of such property is 
available:   
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(1) Actual Condition of Land. The actual condition of the land shall be considered. The reality of limited 
development potential, given the natural condition of the land, shall not be attributed to the regulations 
applied to the land. If the land is such that it cannot safely or properly accommodate development with 
normal grading and clearing practices, this fact shall lower the intensity of use that is considered a 
minimum economically beneficial use.   
 

(2) Common Land Use. A land use commonly found in the City, although it may not involve further 
development of the land, is considered an economically beneficial use. Furthermore, a land use that is 
considered to be the lowest intensity in the City, but which use still provides for residence within the City, is 
considered an economically beneficial use.   
 

(3) No Government Subsidy. A minimum economically beneficial use of the land is one that does not have any 
governmental subsidy attached to the long-term safe occupation or use of the land. If such a subsidy is 
needed, then that must be reflected by lowering the use intensity that is considered a minimum 
economically beneficial use on a market valuation basis, or by deducting the cost of such a subsidy from 
the otherwise established minimum economically beneficial use.   
 

(4) Potential for Damages. The potential for damages to either residents or property shall be assessed in 
determining economically beneficial use. Such damage potential shall be calculated and must be reflected 
by deducting the damage potential from the otherwise established minimum economically beneficial use, 
or otherwise taking account of such damage.   
 

(5) No Investment-Backed Expectations. Speculative expectations of land value and development potential 
shall not be considered. Reasonable development expectations backed by investments shall not be 
considered, unless required by the current state of the law.   
 

(6) Conservative Financial Investment. The opportunity to make a return on the use of the land equivalent to 
that which would have been received from a conservative financial investment shall be indicative of an 
economically beneficial use. However, general downturns in the real estate market or the economy shall 
not be attributed to the regulations applied to the land.   
 

(7) No Diminution in Value. The market value of the land, as established by the comparable sales approach, one 
(1) day prior to the adoption of this Land Use Code, shall be compared to the market value of the land, as 
established by the comparable sales approach, with the regulations as applied. Market value of the land 
one (1) day prior to the adoption of this Land Use Code shall constitute its highest and best use on the day 
prior to the adoption of this Land Use Code or the date of the purchase of the land by the applicant, 
whichever is later. All appraisals or other land value information, if any, shall be proposed by qualified 
licensed appraisers, and shall follow the best professional practices established by the profession. Mere 
diminution in market value shall not be sufficient to support a determination of denial of economically 
beneficial use.   

(8) Current State of Law. The current state of law established by the United States Supreme Court, the 
Federal Circuit Court of Appeals, the Colorado Supreme Court and other controlling Colorado courts, and 
controlling statutory law, shall be considered.   
 

(B) Reasonable Nexus/Rough Proportionality. With regard to the takings doctrines of "reasonable nexus" and 
"rough proportionality," an applicant shall be entitled to the minimum revision of any required dedication or 
reduction of its property, or the minimum revision of any payment of money to ensure "rough proportionality," 
or the reevaluation of the offending condition or action, including invalidation if necessary, to ensure that the 
"reasonable nexus" and "rough proportionality" doctrines are satisfied.   
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(1) In evaluating an applicant's "reasonable nexus/rough proportionality" takings claim, a determination shall 
first be made as to whether a "reasonable nexus" exists between a "legitimate state interest" and the 
condition imposed by the City.   
 

(2) The second part of the "reasonable nexus/rough proportionality" takings analysis requires that a 
determination then be made as to whether the exaction or condition is reasonably related to the needs 
created by the development or the impacts of such development.   
 

(3) Finally, a determination shall be made as to whether the degree of the exaction demanded by the City's 
condition is reasonably related to the projected impacts of the applicant's proposed development. No 
precise mathematical calculation is required, but the City must make some sort of individualized 
determination that the required exaction or condition is related both in nature and extent to the impact of 
the proposed development.   
 

(4) The current state of law established by the United States Supreme Court, the Federal Circuit Court of 
Appeals, the Colorado Supreme Court and other controlling Colorado courts, and controlling statutory law, 
shall be considered in making each of these determinations.   

DIVISION 6.20 PREEMPTION USES 

6.20.1 PREEMPTION USES  

Any use that is not permitted under the provisions of Article 4, but that must be allowed because of preemption by 
a sovereign jurisdiction or because of a court order, shall be processed as a Planning and Zoning Commission 
Review (Type 2 review) and shall be approved, with or without conditions, as necessary to ensure that such use 
complies with all applicable Land Use Code standards as are or may reasonably be interpreted to be applicable to 
such use, provided that such standards are not preempted or ordered by a court not to be applied. 

  

DIVISION 6.21 PROJECT STOCKPILING PERMITS, DEVELOPMENT 
CONSTRUCTION PERMITS AND  OFF-SITE  CONSTRUCTION STAGING

6.21.1 PURPOSE  

(A) A stockpiling permit is required in order to regulate the placement of fill dirt on properties not covered by a 
site specific development plan, to protect against adverse impacts to floodplains, drainage systems, natural 
areas, wildlife habitat, wetlands or other areas of public interest, and to assure that public nuisances will not be 
created by the stockpiling activities.   

(B) A Development Construction Permit is required in order to coordinate the transition from completion of the 
development review process to the construction process. 

(C) The purpose of requiring an off-site construction staging licensed under this Section 6.21.4 is to address the 
compatibility of off-site construction staging with the zone districts in which they are located, mitigate the 
impact off-site construction staging on adjacent parcels, the neighborhoods and environment, and ensure the 
health and safety of off-site construction staging.     

6.21.2 APPLICABILITY  

(A) A stockpiling permit shall be required for stockpiling soil or similar inorganic material upon property that is not 
subject to the provisions of a valid development construction permit.   
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(B) Development Construction Permit shall be required for all development that is required to construct public 
infrastructure improvements that, upon completion, will be owned or maintained by the City.   

(C) Use of any parcel for off-site construction staging shall be permitted only in accordance with the provisions of 
an off-site construction staging license issued pursuant to this Section 6.21.4.  

 

6.21.3 STOCKPILING PERMIT AND DEVELOPMENT CONSTRUCTION PERMIT REVIEW PROCEDURES  

An application for a Stockpiling Permit or a Development Construction Permit shall be processed according to, in 
compliance with and subject to the provisions contained in Division 6.3 and Steps (1) through (12) of the Common 
Development Review Procedures (Sections 6.3.1 through 6.3.12, inclusive), as follows:   

(A) Step 1 (Conceptual Review): Not applicable.   
(B) Step 2(Neighborhood Meeting): Not applicable.   
(C) Step 3(A) (Development Application Forms): Not applicable, and in substitution therefor, all applications for 

Stockpiling Permits or Development Construction Permits shall be in a form established by the City Engineer 
and made available to the public.   
Step 3(B) (Consolidated Development Applications and Review): Not applicable.   
Step 3(C) (Development Application Contents): Applicable.   
Step 3(D) (Submittal Hearing Date Schedule): Not applicable.   
Step 3(E) (Development Review Fees - Stockpiling Permit): Applicable.   
Step 3(E) (Development Review Fees - Development Construction Permit): Not applicable, and in substitution 
therefor, the applicant for a Development Construction Permit shall remit to the City an application fee and a 
construction inspection fee in the amounts as are authorized to be established pursuant to Chapter 7.5, Article 
I of the City Code.   

(D) Step 4(Review of Applications): Applicable except that the term "City Engineer" shall be substituted for the 
term "Director."   

(E) Step 5 (Staff Report): Not applicable.   
(F) Step 6  (Notice): Not applicable.   
(G) Step 7  (Public Hearing - Stockpiling Permit): Not applicable, and in substitution therefor, an application for a 

Stockpiling Permit shall be processed, reviewed, considered and approved, approved with modifications or 
denied by the City Engineer based on its compliance with the City Code and all regulations related to such 
permit adopted by the City by reference or otherwise, as amended, including, without limitation, the erosion 
control standards as contained in the Stormwater Design Criteria and Construction Standards Manual.   
Step 7 (Public Hearing - Development Construction Permit): Not applicable, and in substitution therefor, an 
application for a Development Construction Permit shall be processed, reviewed, considered and approved, 
approved with modifications or denied by the City Engineer based on its compliance with the Site Specific 
Development Plan, the City Code and all regulations related to such permit adopted by the City by reference 
or otherwise, as amended.   

(H) Step 8 (Standards - Stockpiling Permit): Not applicable, and in substitution therefor, an application for a 
Stockpiling Permit shall be reviewed for compliance with the City Code and all regulations related to such 
permit adopted by the City by reference or otherwise, as amended, including, without limitation, the erosion 
control standards as contained in the Stormwater Criteria Manual and the dust control measures contained in 
the Dust Control Manual to the extent required therein.   
Step 8 (Standards - Development Construction Permit): Not applicable, and in substitution therefor, an 
application for a Development Construction Permit shall be reviewed for compliance with the Site Specific 
Development Plan, the City Code and all regulations related to such permit adopted by the City by reference 
or otherwise as amended, including, without limitation, the erosion control standards as contained in the 
Stormwater Criterial Manual and the dust control measures contained in the Dust Control Manual to the extent 
required therein.   
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(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Not applicable, and in substitution therefor, amendments to Stockpiling Permits or 

Development Construction Permits may be authorized by the City Engineer only as allowed under the 
Stockpiling Permit or Development Construction Permit regulations adopted by the City by reference or 
otherwise, as amended, provided that the amended Stockpiling Permit or Development Construction Permit 
remains in compliance with the applicable standards.   
 

(K) Step 11 (Lapse - Stockpiling Permits): Not applicable, and in substitution therefor, a Stockpiling Permit shall be 
subject to the following lapse and extension provisions:   

(1) Term of permit. All Stockpiling Permit activity shall be commenced and completed within thirty (30) days 
of issuance of the Stockpiling Permit unless a longer term of permit is established by the City Engineer 
upon issuance of the permit.   

(2) Extensions. The applicant for a Stockpiling Permit may apply for an extension of the term of such permit if 
such application is filed with the City Engineer at least two (2) working days prior to the permit expiration 
date. Such application shall contain good and sufficient reasons as to why an extension is necessary. For 
good cause shown, the City Engineer may approve an extension application that has been timely filed; 
provided, however, that no extension shall be granted for a term in excess of thirty (30) days, and no 
extension shall be granted which, in the judgment of the City Engineer, would be detrimental to the public 
health, safety or welfare.   
 

Step 11 (Lapse - Development Construction Permit): Not applicable, and in substitution therefor, a 
Development Construction Permit shall be subject to the following lapse and extension provisions:   

(1) Prior to commencement of construction. If construction has not commenced within sixty (60) days from the 
date of issuance of the Development Construction Permit, such permit shall expire, and all fees paid 
therefor shall be forfeited.   

(2) Following commencement of construction. If construction has timely commenced, the Development 
Construction Permit shall expire upon the passage of one (1) year from the date of issuance thereof.   

(3) Extensions. The applicant for a Development Construction Permit may apply for an extension of the term of 
such permit if such application is filed with the City Engineer at least two (2) weeks prior to the permit 
expiration date. Such application shall contain good and sufficient reasons as to why an extension is 
necessary; and, for good cause shown, the City Engineer may grant extensions; provided, however, that no 
extension shall be granted for a term in excess of six (6) months, and no extension shall be granted which, 
in the judgment of the City Engineer, would be detrimental to the public health, safety or welfare.   
 

(L) Step 12 (Appeals): Not applicable, and in substitution therefor, appeals of any final decision of the City 
Engineer on a Stockpiling Permit or a Development Construction Permit application shall be in accordance 
with Division 6.18; provided, however, that such appeals may be filed only by persons who possess a legal or 
equitable interest in the specific real property which is the subject of the decision.   

6.21.4 OFF-SITE CONSTRUCTION STAGING 

(A) Location. Subject to issuance of and compliance with an off-site construction staging license under subsection 
(D) below, off-site construction staging shall be permitted in specified zone districts as listed in Article 4.  

(B) Off-site construction staging license. 

(1) An application for an off-site construction staging license shall be accompanied by a site and grading plan 
that shows the following for the site on which the off-site construction staging is to occur:  

(a) Existing grade contours of the site and of adjoining properties;  

(b) Locations of different activities to be located on the site;  
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(c) List of materials and equipment to be stored on the site, including the means and methods to safely 
store any hazardous material or dangerous equipment;  

(d) Any proposed grading necessary to stabilize the site;  

(e) Proposed erosion control measures and storm drainage control measures to prevent wind and water 
erosion, drainage impacts and tracking mud onto streets;  

(f) Flood ways and flood plains;  

(g) Natural habitat and features;  

(h) Fences;  

(i) Restrooms;  

(j) Existing trees;  

(k) Existing easements and rights-of-way;  

(l) Existing underground utilities;  

(m) Other information necessary to describe the site;  

(n) Traffic control plan reflecting means of ingress and egress to be used;  

(o) Mitigation plan to address any adverse impacts to the site, or adjacent parcels, caused by the off-site 
construction staging during and after the staging; and  

(p) Restoration and final site condition plan.  

(2) An off-site construction staging license shall be issued, with or without conditions, if the Director finds that 
the off-site construction staging:  

(a) is not detrimental to the public good; and  

(b) will not cause substantial adverse impacts to the parcel on which it is located or adjacent parcels or the 
environment, with or without mitigation; and  

(c) is located within a quarter (.25) of a mile of the construction or development site to be served by the 
off-site construction staging.

(3) An off-site construction staging license issued hereunder shall expire eighteen (18) months after the date of 
issuance unless an extension is granted.  

(a) A six (6) month extension may be granted by the Director upon a finding that the conditions 
specified in Section 6.21.4(B)(2), including any conditions to mitigate adverse impacts, have been 
and continue to be satisfied.  

(b) The Director may further extend the license up to an additional twelve (12) months beyond the 
first six (6) month extension, for a maximum total of not more than thirty-six (36) months, if a 
neighborhood meeting for which the neighborhood is notified in compliance with Section 6.3.2 is 
conducted and the Director determines: the extension is not detrimental to the public good; and 
that the license conditions specified in Section 6.21.4(B)(2), including any conditions to mitigate 
adverse impacts, have been and continue to be satisfied.  

(4) After expiration of an off-site construction staging license, at least four (4) consecutive months shall lapse 
before a new license is issued for the same parcel.  

(5) The Director may modify or revoke any off-site construction staging license issued by the City for any of 
the following:  

(a) After issuance of the license, the site or activities thereon are found to be out of compliance with 
the approved application or license, including any conditions to mitigate adverse impacts; or  

(b) An adverse impact not previously anticipated at the time the license or license extension was 
issued is identified and such adverse impact cannot be adequately mitigated and/or is 
detrimental to the public good.  
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The Director shall inform the license holder in writing of the decision to modify or revoke the license 
and the reasons for same.  

(6) The license holder may appeal any decision denying, modifying or revoking an off-site construction 
staging license to the Zoning Board of Appeals pursuant to Section 6.14.  

(C) Restoration of Site. Within fifteen (15) days after expiration of the license, the license holder must have 
completed restoration of the site consistent with the approved restoration or final site condition plan 
included in the application.  

DIVISION 6.22 EXPANSIONS AND ENLARGEMENTS OF EXISTING 
BUILDINGS 

6.22.1 EXPANSIONS AND ENLARGEMENTS OF EXISTING BUILDINGS 

(A) Expansions of Large Retail Establishments. No addition to an existing large retail establishment which would 
increase the gross square feet of floor area of such establishment by fifty (50) percent or more, and no 
addition to a building which would create a large retail establishment and which would increase the gross 
square footage of floor area of such building by fifty (50) percent or more, shall be approved for construction 
or occupancy unless the entire large retail establishment affected by the new construction has been 
determined by the Planning and Zoning Commission to be in compliance with the building standards for 
Section 5.15.3 Large Retail Establishments contained in this code whether the existing large retail 
establishment or building was approved under prior law or under this Land Use Code. 
 

(B) Expansions and Enlargements of Other Nonresidential Buildings and of Multi-unit Dwellings. Any proposal 
for the enlargement or expansion of a nonresidential building that was constructed pursuant to a basic 
development review, or use-by-right review under prior law, and that is not otherwise regulated by the above 
subparagraph (A) of this Section, and any proposal for the enlargement or expansion of a multi-unit dwelling 
that was constructed pursuant to a basic development review, or use-by-right review under prior law, must 
comply with the requirements contained in this code.  
 

(C) Expansions and Enlargements of Single-Family Dwellings, Two-Family Dwellings and Accessory Buildings. 
Any proposal for the enlargement or expansion of a single-unit dwelling, two-unit dwelling or accessory 
building shall be subject to Building Permit review in accordance with standards of this code.  
 

DIVISION 6.23 ABANDONMENT PERIOD/RECONSTRUCTION OF 
PERMITTED USES 

6.23.1 PERMITTED USES: ABANDONMENT PERIOD/RECONSTRUCTION OF PERMITTED USES  

(A) If active operations are not carried on in a permitted use during a period of twenty-four (24) consecutive 
months, or with respect to seasonal overflow shelters sixty (60) consecutive months, the building, other 
structure or tract of land where such permitted use previously existed shall thereafter be re-occupied and 
used only after the building or other structure, as well as the tract of land upon which such building or other 
structure is located, have, to the extent reasonably feasible, been brought into compliance with the applicable 
development standards contained in Articles 3 and 5 and the applicable district standards contained Articles 2 
and 4 of this Code as determined by the Director. This requirement shall not apply to any permitted use 
conducted in a  
building that was less than ten (10) years old at the time that active operations ceased. Intent to resume active 
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operations shall not affect the foregoing.   
 

(B) A building or structure containing a permitted use which has been damaged by fire or other accidental cause 
or natural catastrophe may be reconstructed to its previous condition, provided that such work is started 
within twelve (12) months of the date of the occurrence of such damage. In the event such work is started 
later than twelve (12) months from the date of the occurrence, then the building or structure may be 
reconstructed, provided that, to the extent reasonably feasible, such reconstruction complies with the 
applicable standards of Articles 3 and 5 and Articles 2 and 4 of this Code as determined by the Director.   
 

(C) Any determination of the Director under this Section shall constitute a building permit decision and as such 
shall be appealable as a building permit under Section 6.18.1(B)9.   

 DIVISION 6.24 INTERPRETATIONS

6.24.1 AUTHORITY  

The Director shall have the authority to make all interpretations of the text of this Land Use Code and the boundaries 
of zone districts on the zoning map.   

6.24.2 INITIATION  

An interpretation may be requested by any person.   

6.24.3 PROCEDURES  

(A) Submission of request for interpretation. before an interpretation may be provided by the Director, a request 
for interpretation must be submitted to the Director in a form established by the Director.   
 

(B) Determination of Sufficiency. After receipt of a Request for Interpretation, the Director shall determine 
whether the request is complete, specific, clear and ready for review. If the Director determines that the 
request is not complete, they shall serve a written notice on the applicant specifying the deficiencies. The 
Director shall take no further action on the Request for Interpretation until the deficiencies are remedied.   
 

(C) Rendering of Interpretation. After the Request for Interpretation has been determined to be sufficient, the 
Director shall review and evaluate the request in light of the terms and provisions of this Land Use Code 
and/or the Zoning Map, whichever is applicable, and render an interpretation. The Director may consult with 
the City Attorney and other City departments before rendering an interpretation.   
 

(D) Form. The interpretation shall be in writing and shall be delivered to the applicant. Interpretations that are not 
in writing shall have no force or effect. Interpretations shall have no precedential value and shall be limited in 
their application to the property, if any, identified in the interpretation.   
 

(E) Official Record. The Director shall maintain an official record of all interpretations in the Department. Such 
official record shall be available for public inspection during normal business hours.   
 

(F) Appeal. Appeals of any interpretation under this Section shall be made only in accordance with Division 6.18.   

6.24.4 RULES FOR INTERPRETATION OF BOUNDARIES  

Interpretations regarding boundaries of zone districts on the Zoning Map shall be made in accordance with the 
provisions of this section.   
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(A) District Regulations Extend to all Portions of Districts Surrounded by Boundaries. Except as otherwise 
specifically provided, a district symbol or name shown within district boundaries on the Zoning Map indicates 
that district standards and other district regulations pertaining to the district extend throughout the whole 
area surrounded by the boundary line.   
 

(B) Boundaries. Where uncertainty exists as to the boundaries of zone districts as shown on the Zoning Map, the 
following rules shall apply:   

(1) Boundaries indicated as approximately following the centerlines of dedicated streets, highways, alleys or 
rights-of-way shall be construed as following such centerlines as they exist on the ground, except where 
such interpretation would change the zoning status of a lot or parcel, in which case the boundary shall be 
interpreted in such a manner as to avoid changing the zoning status of any lot or parcel. In case of a street 
vacation, the boundary shall be construed as remaining in its location except where ownership of the 
vacated street is divided other than at the center, in which case the boundary shall be construed as moving 
with the ownership.   
 

(2) Boundaries indicated as approximately following lot lines, public property lines and the like shall be 
construed as following such lines; provided, however, that where such boundaries are abutting a dedicated 
street, alley, highway or right-of-way and the zoning status of the street, highway, alley or right-of-way is 
not indicated, the boundaries shall be construed as running to the middle of the street, highway, alley or 
right-of-way. In the event of street vacation, interpretation shall be as provided in (1) above.   
 

(3) Boundaries indicated as approximately following city limits shall be construed as following such city limits.   
 

(4) Boundaries indicated as following the centerlines of streams, canals or other bodies of water shall be 
construed as following such centerlines. In case of a change of the course or extent of bodies of water, the 
boundaries shall be construed as moving with the change, except where such movement would change the 
zoning status of a lot or parcel; and in such case the boundary shall be interpreted in such a manner as to 
avoid changing the zoning status of any lot or parcel.   
 

(5) Boundaries indicated as entering any body of water but not continuing to intersect with other zoning 
boundaries or with the limits of jurisdiction of the city shall be construed as extending in the direction in 
which they enter the body of water to the point of intersection with other zoning boundaries or with the 
limits of city jurisdiction.   
 

(6) Boundaries indicated as following physical features other than those listed above shall be construed as 
following such physical features, except where such interpretation from mapped location would change the 
zoning status of a lot or parcel, in which case the boundary shall be interpreted in such manner as to avoid 
changing the zoning status of any lot or parcel.   
 

(7) Boundaries indicated as parallel to or extensions of features indicated in (1) through (6) above shall be 
construed as being parallel to or extensions of such features.   
 

(8) Distances not specifically indicated on the Zoning Map shall be determined by the scale of the map on the 
page of the Zoning Map showing the property in question.    

6.24.5 CASES NOT COVERED BY SECTION 6.24.4  

In cases not covered by Section 6.24.4, or where the property or street layout existing on the ground is at variance 
with that shown on the Zoning Map, the interpretation of the Zoning Map shall be in accordance with the purpose 
and intent of this Land Use Code and the City Plan Principles and Policies.   
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6.24.6 DIVISION OF A LOT OF RECORD BY A BOUNDARY  

Where a district boundary divides a lot of record at the time the boundary was established, and where the division 
makes impractical the reasonable use of the lot, the boundary may be adjusted by the Director in either direction not 
to exceed fifty (50) feet beyond the district line into the remaining portion of the lot.   

6.24.7 NONREGULATED LAND TRANSFERS  

(A) Abutting portions of lots may be transferred to adjoining property owners without being subject to 
subdivision requirements; provided, however, that no such transfer shall imply or confer any right to develop, 
or create a new lot, create a nonconformity of any nature whatsoever, or circumvent the intent or 
requirements of this Land Use Code. (This type of transfer is commonly known as a "lot line adjustment" even 
though the legal lot lines are not changed and cannot be changed except through replatting.)   
 

(B) Notwithstanding any provision of Colorado law to the contrary, any parcel of land, whether larger or smaller 
than thirty-five (35) acres, may be conveyed by metes and bounds description or by other usual and 
customary method of land description, without being subject to subdivision requirements; provided, however, 
that no such conveyance shall imply or confer any right to develop, or create a new lot upon which 
development can occur unless such development has, prior to the conveyance, been approved in accordance 
with this Land Use Code or prior law and provided further that such conveyance shall not be made if it creates 
nonconformities of any nature whatsoever, or circumvents the intent or requirements of this Land Use Code.   

6.24.8 CONTINUITY OF ZONING  

In the event any unincorporated property within the County shall hereafter become incorporated into the City, to 
ensure that there shall be no lapse of zoning, then, if the property is not zoned otherwise by the City, it shall be 
automatically zoned into the T-Transition zone district.  

6.24.9 RULES OF CONSTRUCTION FOR TEXT  

In construing the language of this Land Use Code, the rules set forth in Section 1-2 of the City Code and this Section 
shall be observed unless such construction would be inconsistent with the manifest intent of the Council as 
expressed in this Land Use Code or in City Plan Principles and Policies. The rules of construction and definitions set 
forth herein shall not be applied to any express provisions excluding such construction, or where the subject matter 
or context of such section is repugnant thereto. In the event of a conflict between these rules of construction and the 
rules of construction established in Section 1-2 of the City Code, these rules shall control.   

(A) Generally. All provisions, terms, phrases and expressions contained in the Land Use Code shall be so 
construed in order that the intent and meaning of the Council may be fully carried out. Terms used in the Land 
Use Code, unless otherwise specifically provided, shall have the meanings prescribed by the statutes of this 
state for the same terms.   
 
In the interpretation and application of any provision of the Land Use Code, such provision shall be held to be 
the minimum requirement adopted for the promotion of the public health, safety, comfort, convenience and 
general welfare. Where any provision of the Land Use Code imposes greater restrictions upon the subject 
matter than another provision of the Land Use Code, the provision imposing the greater restriction or 
regulation shall be deemed to be controlling. In other words, the more stringent controls over the less 
stringent.   
 
The definitions are intended to be generally construed within the context of the Land Use Code, except as 
shall be specified by the term itself within a given context for a select section of the Land Use Code.   
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(B) Text. In case of any difference of meaning or implication between the text of the Land Use Code and any 
figure or diagram, the text shall control.   
 

(C) Conjunctive/Disjunctive. Unless the context clearly indicates the contrary, the following words shall be 
interpreted as follows:   

(1) "And" indicates that all connected words or provisions apply.   
 

(2) "Or" or "and/or" indicates that the connected words or provisions may apply singly or in any combination.   
 

(3) "Either...or" indicates that the connected words or provisions apply singly but not in combination.   
 

(D) Day. The word "day" shall mean a calendar day.   
 

(E) Delegation of Authority. Whenever a provision appears requiring the Director or some other City officer or 
employee to do some act or perform some duty, such provision shall be construed as authorizing the Director 
or other officer or employee to designate, delegate and authorize another City employee to perform the 
required act or duty unless the terms of the provision specify otherwise. With respect to the review of 
development applications eligible for Type 1 review, in addition to or in substitution for delegation to City 
employees as above authorized, the Director may engage the services of an attorney with experience in land 
use matters.   
 

(F) Exhibits. Any exhibit to this Code which is taken from another regulation of the City shall be automatically 
amended upon the making of any amendment to the document of origin, and the Director shall promptly 
replace such exhibit with the new amended exhibit.   

(G) Include. The word "including," "includes," "such as," "additional" or "supplemental" is illustrative and is not 
intended as an exhaustive listing, unless the context clearly indicates the contrary.   
 

(H) Headings. Article, division, section and subsection headings contained in the Land Use Code are for 
convenience only and do not govern, limit, modify or in any manner affect the scope, meaning or intent of any 
portion of the Land Use Code.   
 

(I) Shall, May, Should. The word "shall," "will" or "must" is mandatory; "may" is permissive, "should" is suggestive 
but not mandatory.   
 

(J) Week. The word "week" shall be construed to mean seven (7) calendar days.   
(K) Written or In Writing. The term "written" or "in writing" shall be construed to include any representation of 

words, letters or figures whether by printing or other form or method of writing.   
 

(L) Year. The word "year" shall mean a calendar year, unless a fiscal year is indicated or three hundred sixty-five 
(365) calendar days is indicated.  

DIVISION 6.25 AMENDMENT TO TEXT OF CODE AND/OR ZONING MAP 

6.25.1 PURPOSE  

The purpose of this division is to provide requirements for changing the text of this code or the boundaries of the 
zone districts shown on the zoning map.   
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6.25.2 APPLICABILITY  

Any and all amendments to the text of this code and any and all changes to the zoning map must be processed in 
accordance with this division. only the Council may, after recommendation of the Planning and Zoning Commission, 
adopt an ordinance amending the text of this code or the Zoning Map in accordance with the provisions of this 
Division.   

6.25.3 INITIATION  

(A) Amendment To Zoning Map. An amendment to the Zoning Map may be proposed by the Council, the 
Planning and Zoning Commission, the Director or the owners of the property to be rezoned.   

(B) Text Amendment. An amendment to the text of this Code may be proposed by the Planning and Zoning 
Commission or the Director.   

6.25.4 TEXT AND MAP AMENDMENT REVIEW PROCEDURES  

An amendment to the text of this Code or an amendment to the Zoning Map may be approved by the City Council 
by ordinance after receiving a recommendation from the Planning and Zoning Commission. Any such proposed 
amendment shall be processed through a public hearing before the Planning and Zoning Commission, which hearing 
shall be held either prior to City Council consideration of the proposed amendment or between first and second 
readings of the ordinance approving the amendment which will provide a recommendation to the City Council. (See 
Steps 1 through 12 below). The City Clerk shall cause the hearing by the City Council to be placed on the agenda for a 
future City Council meeting; and the public hearing before the City Council shall be held after at least fifteen (15) 
days' notice of the time, date and place of such hearing and the subject matter of the hearing and the nature of the 
proposed zoning change has been given by publication in a newspaper of general circulation within the City. On a 
proposal for a text amendment, the Planning and Zoning Commission shall hold a hearing, which hearing shall be 
held either prior to City Council consideration of the proposed amendment or between first and second readings of 
the ordinance approving the amendment. Notice shall be given as required for ordinances pursuant to the City 
Charter. The City Council shall then approve, approve with conditions or deny the amendment based on its 
consideration of the Staff Report, the Planning and Zoning Commission recommendation and findings and the 
evidence from the public hearings, and based on the amendment's compliance with the standards and conditions 
established in this Section. In the event that a protest is filed under the provisions of Section 31-23-305, C.R.S., any 
protested zoning change shall not become effective except by the favorable vote of a simple majority of the 
Councilmembers present and voting as provided in Article II, Section 11 of the City Charter. (See Steps 8 and 9 
below).   

The Planning and Zoning Commission processing of the proposed amendment shall be according to, in compliance 
with and subject to the provisions contained in Steps 1 through 12 of the Common Development Review Procedures 
(Sections 6.3.1 through 6.3.12, inclusive) as follows:   

(A) Step 1 (Conceptual Review): Not applicable.   
(B) Step 2(Neighborhood Meeting): Not applicable, except that, with respect to a quasi-judicial map amendments 

only, the Director may convene a neighborhood meeting to present and discuss a proposal of known 
controversy and/or significant neighborhood impacts.   

(C) Step 3(Development Application Submittal): All items or documents required for amendments to the text of 
this Code and/or the Zoning Map as described in the development application submittal Comprehensive list 
shall be submitted. The Director may waive or modify the foregoing submittal requirements if, given the facts 
and circumstances of the specific application, a particular requirement would either be irrelevant, immaterial, 
redundant or otherwise unnecessary for the full and complete review of the application.   

(D) Step 4(Review of Applications): Applicable.   
(E) Step 5(Staff Report): Applicable.   
(F) Step 6 (Notice):   
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(1) Text Amendments. Not applicable, and in substitution therefor, notice of the Planning and Zoning 
Commission hearing shall be given in accordance with Section 2-74 of the City Code. (However, for text 
amendments proposed pursuant to Division 6.9, subsection 6.3.6(C) shall apply, and in addition the notice 
shall name the specific proposed new use [or uses] to be added to the zone district list of permitted uses.)   

(2) Zonings or Rezonings of No More Than Six Hundred Forty (640) Acres (Quasi-judicial). Subsection 6.3.6(A) 
shall apply and such notices shall identify the proposed new zone district(s), as well as the uses permitted 
therein, shall indicate whether a neighborhood meeting will be held with regard to the proposed zoning or 
rezoning, and shall inform the recipient of the notice of the name, address and telephone number of the 
Director to whom questions may be referred with regard to such zoning change. Subsections 6.3.6(B), (C) 
and (D) shall apply, and the published notice given pursuant to subsection 6.3.6(C) shall provide the time, 
date and place of the hearing, the subject matter of the hearing and the nature of the proposed zoning 
change.   

(3) Zonings or Rezonings of More Than Six Hundred Forty (640) Acres (Legislative). Subsection 6.3.6(C) shall 
apply. Subsections 6.3.6(A), (B) and (D) shall not apply.   

(G) Step 7(A) (Decision Maker): Planning and Zoning Commission Review applies.   
Step 7(B) (Conduct of Public Hearing): Applicable.   
Step 7(C) (Order of Proceedings at Public Hearing): Applicable.   
Step 7(D) (Decision and Findings): Applicable, except that the Planning and Zoning Commission's decision 
shall be in the form of a recommendation, not a decision, to Council. In making its recommendation, the 
Planning and Zoning Commission shall consider whether the application or proposal complies with the 
standards contained in Step 8 of this Section.   
Step 7(E) (Notification to Applicant): Not applicable.   
Step 7(F) (Record of Proceedings): Applicable.   
Step 7(G) (Recording of Decisions and Plats): Not applicable.   

(H) Step 8 (Standards): Applicable, as follows:   
(1) Text Amendments and Legislative Zonings or Rezonings. Amendments to the text of this Code, and 

amendments to the Zoning Map involving the zoning or rezoning of more than six hundred forty (640) 
acres of land (legislative rezoning), are matters committed to the legislative discretion of the City Council, 
and decisions regarding the same are not controlled by any one (1) factor.   

(2) Mandatory Requirements for Quasi-judicial Zonings or Rezonings. Any amendment to the Zoning Map 
involving the zoning or rezoning of six hundred forty (640) acres of land or less (a quasi-judicial rezoning) 
shall be recommended for approval by the Planning and Zoning Commission or approved by the City 
Council only if the proposed amendment is:   

(a) consistent with the City's Comprehensive Plan; and/or   

(b) warranted by changed conditions within the neighborhood surrounding and including the subject 
property.   
 

(3) Additional Considerations for Quasi-Judicial Zonings or Rezonings. In determining whether to recommend 
approval of any such proposed amendment, the Planning and Zoning Commission and City Council may 
consider the following additional factors:   

(a) whether and the extent to which the proposed amendment is compatible with existing and proposed 
uses surrounding the subject land and is the appropriate zone district for the land;   

(b) whether and the extent to which the proposed amendment would result in significantly adverse impacts 
on the natural environment, including, but not limited to, water, air, noise, stormwater management, 
wildlife, vegetation, wetlands and the natural functioning of the environment;   

(c) whether and the extent to which the proposed amendment would result in a logical and orderly 
development pattern.   

Page 775

Item 13.



 

 

6-74 | ARTICLE 6 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 6 – ADMINISTRATION & PROCEDURES 
 

(I) Step 9 (Conditions of Approval): Applicable.   
(J) Step 10 (Amendments): Not applicable.   
(K) Step 11 (Lapse): Not applicable.   
(L) Step 12 (Appeals): Not applicable.

DIVISION 6.26 ENFORCEMENT

6.26.1 METHODS OF ENFORCEMENT  

The provisions of this Land Use Code shall be enforced by the following methods:   

(A) requirement of a Building Permit;  
  

(B) requirement of a certificate of occupancy;   
 

(C) inspection and ordering removal of violations;   
 

(D) criminal or civil proceedings; and   
 

(E) injunction or abatement proceedings.   

6.26.2 PERMITS AND CERTIFICATES OF OCCUPANCY  

(A) No building shall be erected, moved or structurally altered unless a Building Permit has been issued by the 
Director. All permits shall be issued in conformance with the provisions of this Land Use Code and shall expire 
six (6) months after the date that such Building Permit was issued unless properly acted upon in accordance 
with the provisions of the International Building Code, as amended. One (1) six-month extension may be 
granted by the Director.   
 

(B) No land or building shall be changed in use, nor shall any new structure, building or land be occupied or used, 
unless the owner (or the owner's contractor, if any) shall have obtained a certificate of occupancy from the 
Director. If the use is in conformance with the provisions of this Land Use Code, a certificate of occupancy 
shall be issued within three (3) days of the time of notification that the building is completed and ready for 
occupancy. A copy of all certificates of occupancy shall be filed by the Director and shall be available for 
examination by any person with either proprietary or tenancy interest in the property or building.   

6.26.3 INSPECTION  

The City Manager is hereby empowered to cause any building, other structure or tract of land to be inspected and 
examined and to order in writing the remedying of any condition found to exist therein or thereat in violation of any 
provision of this Land Use Code. after any such order has been served, no work shall proceed on any building, other 
structure or tract of land covered by such order, except to correct such violation or comply with the order.   

With regards to inspections of oil and gas facilities, the operator of any oil and gas facility or oil and gas pipeline that 
has been inspected shall pay to the City the costs for such inspection within sixty (60) days of receiving an invoice for 
the cost of the inspection. Inspections of oil and gas facilities and oil and gas pipelines may be conducted by City staff 
or non-City inspectors authorized by the City to conduct such inspections. 

 

6.26.4 CRIMINAL AND CIVIL LIABILITY; PENALTIES  

(A) Except as otherwise specified in this Land Use Code, any person (including, without limitation, the developer 
of, owner of, or any person possessing, occupying or trespassing upon, any property which is subject to this 

Page 776

Item 13.



 

 

6-75 | ARTICLE 6 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 6 – ADMINISTRATION & PROCEDURES 
 

Code, or any agent, lessee, employee, representative, successor or assign thereof) who violates this Code or 
who fails to comply with any of its requirements or who fails to comply with any orders made thereunder, shall 
be guilty of a misdemeanor and upon conviction shall be subject to the penalties provided in Section 1-15 of 
the City Code. Each day that such a violation occurs shall constitute a separate offense. Nothing contained 
herein shall prevent the City from taking such other lawful action as is necessary to prevent or remedy any 
violations of this Land Use Code.   
 

(B) An owner, property manager or occupant commits a civil infraction by violating any provision of Section 5.14.1 
of this Land Use Code. Each day during which the limitation on the number of occupants is exceeded shall 
constitute a separate violation. A finding that such civil infraction has occurred shall subject the offender(s) to 
the penalty provisions of Section 1-15(f) of the Code of the City of Fort Collins and any or all of the following 
actions:   

(1) the imposition of a civil penalty of not less than five hundred dollars ($500.00) and not more than one 
thousand dollars ($1,000.00) for each violation;  
  

(2) an order to comply with any conditions reasonably calculated to ensure compliance with the provisions of 
Section 5.14.1 of this Land Use Code or with the terms and conditions of any permit or certificate granted 
by the City;   
 

(3) an injunction or abatement order; and/or   
 

(4) denial, suspension or revocation of any city permit or certificate relating to the dwelling unit.   

6.26.5 LIABILITY OF CITY AND INJUNCTION  

(A) In addition to any of the foregoing remedies, the City Attorney acting on behalf of the City Council may 
maintain an action for an injunction to restrain any violation of this Land Use Code.   
 

(B) This Land Use Code shall not be construed to hold the city responsible for any damage to persons or property 
by reason of the inspection or reinspection authorized herein or failure to inspect or reinspect or by reason of 
issuing a Building Permit as herein provided, or by reason of pursuing or failing to pursue an action for 
injunctive relief as authorized in (A), above.  

6.26.6 ENFORCEMENT OF THE REQUIREMENTS AND CONDITIONS OF DEVELOPMENT APPROVAL  

The occurrence of either of the following events may subject the developer of, owner of, or any person possessing, 
occupying or trespassing upon, any property which is subject to this Land Use Code, or any agent, lessee, employee, 
representative, successor or assign thereof to the enforcement remedies contained in this Division:   

(A) failure to comply with any terms, conditions or limitations contained on the site plan, landscape plan, building 
elevations or other approved documents pertaining to a development which has received final approval from 
the city, whether under the provisions of this Land Use Code or under the provisions of prior law.   
 

(B) failure to comply with any conditions of record imposed by the appropriate decision maker upon its review of 
the site specific development plan for the development, whether under the provisions of this Land Use Code 
or under the provisions of prior law.    
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DIVISION 6.27 GUIDELINES AND REGULATIONS FOR AREAS AND 
ACTIVITIES OF STATE INTEREST

SECTION 6.27.1 INTRODUCTORY AND GENERAL PROVISIONS 

6.27.1.1  Title and Citation 
6.27.1.2 Purpose and Findings; Scope 
6.27.1.3 Authority 
6.27.1.4 Applicability 
6.27.1.5 Permit Required; Allowed Use Not Required; Stay On Issuance of Easements and Other Permits 
6.27.1.6 Relationship of Regulations to other City, State and Federal Requirements 
6.27.1.7 Maps 
6.27.1.8 Severability 
6.27.1.9 Definitions  

 

SECTION 6.27.2 PROCEDURE FOR DESIGNATION OF MATTERS OF STATE INTEREST 

6.27.2.1 City Council to Make Designations 
6.27.2.2 Public Hearing Required 
6.27.2.3 Notice of Public Hearing; Publication 
6.27.2.4 Matters to be Considered at Designation Hearing 
6.27.2.5 Adoption of Designation and Regulations 
6.27.2.6 Effect of Notice of Designation – Moratorium until Final Determination 
6.27.2.7 Mapping Disputes 
 

SECTION 6.27.3 DESIGNATED ACTIVITIES OF STATE INTEREST 

6.27.3.1 Designated Areas and Activities of State Interest 

 

SECTION 6.27.4 EXEMPTIONS 

6.27.4.1 Exemptions 

 

SECTION 6.27.5 PERMIT AUTHORITY 

6.27.5.1 Permit Authority Established 

 

SECTION 6.27.6 PERMIT APPLICATION PROCEDURES  

6.27.6.1 Preliminary Design Review 
6.27.6.2 Application Fee; Financial Security Waiver 
6.27.6.3 Pre-Application Area or Activity Review 
6.27.6.4 FONSI Public Comment Period 
6.27.6.5 Determination of Applicability of Regulations- FONSI 
6.27.6.6 Neighborhood Meeting 
6.27.6.7 Application Submission Requirements 
6.27.6.8 Determination of Completeness 
6.27.6.9 Referral Agencies 
6.27.6.10 Simultaneous Processing of Associated Development Applications 
6.27.6.11 Combined Application for Multiple Activities or Development in More than One Area of State 

Interest. 
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6.27.6.12 Permit Decision Making Procedures  
6.27.6.13 Conduct of Permit Hearings 
6.27.6.14 Approval or Denial of Permit Application 
6.27.6.15 Issuance of Permit, Conditions 
 

SECTION 6.27.7 COMMON REVIEW STANDARDS 

6.27.7.1 Review Standards for All Applications 

 

SECTION 6. 27.8 SITE SELECTION AND CONSTRUCTION OF MAJOR NEW DOMESTIC WATER AND 
SEWAGE TREATMENT SYSTEMS AND MAJOR EXTENSIONS OF SUCH SYSTEMS 

6.27.8.1 Applicability 
6.27.8.2 Purpose and Intent 
6.27.8.3 Specific Review Standards for Major New Domestic Water or Sewage Treatment Systems or Major 

Extensions 
 

SECTION 6.27.9 SITE SELECTION OF ARTERIAL HIGHWAYS AND INTERCHANGES AND COLLECTOR 
HIGHWAYS 

6.27.9.1 Applicability 
6.27.9.2 Purpose and Intent 
6.27.9.3 Specific Review Standards Specific Review Standards for Arterial Highway, Interchange or Collector 

Highway Projects 
 

SECTION 6.27.10 FINANCIAL SECURITY 

6.27.10.1 Financial Security 

 

SECTION 6. 27.11 SUSPENSION OR REVOCATION OF PERMITS 

6.27.11.1 Suspension or Revocation of Permits 

 

SECTION 6.27.12 REVIEW, RENEWAL, AMENDMENT, TRANSFER 

6.27.12.1 Annual Review; Progress Reports 
6.27.12.2 Permit Renewal 
6.27.12.3 Permit Amendment 
6.27.12.4 Minor Revision Not Constituting a Material Change 
6.27.12.5 Transfer of Permits 
6.27.12.6 Inspection 

 

SECTION 6.27.13 ENFORCEMENT 

 6.27.13.1 Enforcement 
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SECTION 6.27.1 INTRODUCTORY AND GENERAL PROVISIONS 

6.27.1.1  Title and Citation 
6.27.1.2 Purpose and Findings; Scope 
6.27.1.3 Authority 
6.27.1.4 Applicability 
6.27.1.5 Permit Required; Allowed Use Not Required; Stay On Issuance of Easements and Other Permits 
6.27.1.6 Relationship of Regulations to other City, State and Federal Requirements 
6.27.1.7 Maps 
6.27.1.8 Severability 
6.27.1.9 Definitions  

 

SECTION 6.27.1.1 TITLE AND CITATION 

The various regulations constituting Sections 6.27.1 through 6.27.13 of Division 6.27 of Article 6 are 
titled and may be cited as the “Guidelines and Regulations for Areas and Activities of State Interest 
of the City of Fort Collins,” or “Regulations.” 

SECTION 6.27.1.2 PURPOSE AND FINDINGS 

 
(A) Purpose. The general purpose of these Regulations is to facilitate identification, designation, 

and administration of matters of state interest consistent with the statutory requirements 
and criteria set forth in Section 24-65.1-101, et seq., C.R.S.  The specific purposes are to: 

 
(1) Protect public health, safety, welfare, the environment, and historic, cultural, and 

wildlife resources; 
 

(2) Implement the vision and policies of the City’s Comprehensive Plan; 
 

(3) Ensure that infrastructure, growth and development in the City occur in a planned 
and coordinated manner;  

 

(4) Protect natural, historic, and cultural resources; protect and enhance natural habitats 
and features of significant ecological value as defined in Section 5.6.1; protect air and 
water quality; reduce greenhouse gas emissions and enhance adaptation to climate 
change; 

 

(5) Promote safe, efficient, and economic use of public resources in developing and 
providing community and regional infrastructure, facilities, and services; 

 

(6) Regulate land use on the basis of environmental, social and financial impacts of 
proposed development on the community and surrounding areas; and 

 

(7) Ensure City participation in the review and approval of development plans that pass 
through and impact City residents, businesses, neighborhoods, property owners, 
resources and other assets. 

 

(B) Findings. The City Council of the City of Fort Collins finds that: 
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(1) The notice and public hearing requirements of Section 24-65.1-404, C.R.S., have been 
followed in adopting these Regulations; 

 
(2) These Regulations are necessary because of the intensity of current and foreseeable 

development pressures on and within the City; 
 

(3) These Regulations are necessary to protect the public health, safety, welfare, the 
environment, and historic, cultural and wildlife resources; 

 

(4) These Regulations apply to the entire area within the incorporated municipal 
boundaries of the City; and 

 
(5) These Regulations interpret and apply to any regulations adopted for specific areas 

of state interest and specific activities of state interest which have been or may be 
designated by the City Council. 

 

SECTION 6.27.1.3 AUTHORITY 

These Regulations are authorized by, inter alia, Fort Collins City Charter Article I, Section 4, Colorado 
Constitution Article XX, and Section 24-65.1-101, et seq., C.R.S. 

SECTION 6.27.1.4 APPLICABILITY 

These Regulations shall apply to all proceedings and decisions concerning identification, designation, 
and regulation of any development in any area of state interest or of any activity of state interest that 
has been or may hereafter be designated by the City Council.  

(A) To the extent a development plan could be reviewed under these Regulations and also as a 
Site Plan Advisory Review, Overall Development Plan, Project Development Plan, Final Plan, 
Basic Development Review, or Minor or Major Amendment, or other site-specific 
development plan, such development plan shall only be reviewed under these Regulations 
unless the Director issues a FONSI pursuant to Section 6.27.6.5 or an exemption as set forth 
in Section 6.27.4.1 applies, in which case the development plan shall instead be reviewed 
under the other applicable review process.  

 
(B) Development plans that have completed Site Plan Advisory Review pursuant to the Land Use 

Code prior to the effective date of these Regulations and been denied by the Planning and 
Zoning Commission shall be subject to these Regulations unless a FONSI is issued pursuant 
to Section 6.27.6.5 or an exemption applies pursuant to Section 6.27.4.1. 

 
(C) Certain work exempt from the definition of development set forth in Article 7 may be subject 

to these Regulations as stated in the definition of development and these Regulations. 
 
(D) City Council has designated as an activity of state interest subject to these Regulations, the 

Site Selection and Construction of Major New Domestic Water and Sewage Treatment 
Systems and the Major Extension of Existing Domestic Water and Sewage Treatment 
Systems. Definitions for major new domestic water systems and major new sewage 
treatment systems and major extensions of each are set forth in Section 6.27.1.9. 

 
(E) City Council has also designated as an activity of state interest subject to these Regulations, 

the Site Selection of Arterial Highways and Interchanges and Collector Highways. Definitions 
for arterial highways, interchanges and collector highways are set forth in Section 6.27.1.9. 
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SECTION 6.27.1.5 PERMIT REQUIRED; ALLOWED USE NOT REQUIRED; STAY ON ISSUANCE OF 
EASEMENTS AND OTHER PERMITS 

(A) Permit Required. 

Other than as stated in Sections 6.27.1.4, 6.27.4.1, and 6.27.6.5, no person may conduct a 
designated activity of state interest or develop in a designated area of state interest within 
the City without first obtaining a permit or a permit amendment under these Regulations. 

 

(B) Allowed Use in Zone District Not Required. 

(1) Proposed development plans subject to these Regulations shall not be considered 
as an allowed use in any zone district unless a permit has been issued pursuant to 
these Regulations. However, as described in Section 6.27.4.1(A), any fully 
constructed and operating project or facility that was lawfully developed under prior 
law but  would be subject to these Regulations if it were currently proposed may 
continue to operate pursuant to Division 6.16 as a nonconforming use or structure. 

(2) A permit pursuant to these Regulations may be issued for a development plan that 
is to be located in one or more zone districts regardless of whether the zone district 
or districts list the use proposed by the development plan as an allowed use or 
otherwise prohibit such use. 

(C) Stay on Issuance of Easements and Other Permits. 

No easements on City-owned real property and no permits issued by the City other than 
under these Regulations, including but not limited to flood plain and right-of-way 
encroachment permits, shall be granted for any development plan subject to these 
Regulations without such development plan having first obtained a permit pursuant to these 
Regulations or as may otherwise allowed under these Regulations. 

 

SECTION 6.27.1.6 RELATIONSHIP OF REGULATIONS TO OTHER CITY, STATE AND FEDERAL 
REQUIREMENTS 

(A) Whenever these Regulations are found to be inconsistent with any other Land Use Code 
provision, the more stringent standard or requirement shall control. 

(B) In the event these Regulations are found to be less stringent than the statutory criteria for 
administration of matters of state interest set forth in Section 24-65.1-202, C.R.S., the 
statutory criteria shall control. 

(C) In the event these Regulations are found to be more stringent than the statutory criteria for 
administration of matter of state interest set forth in Sections 24-65.1-202 and 24-65.1-204, 
C.R.S., these Regulations shall control pursuant to the authority of Section 24-65.1-402 (3), 
C.R.S. 

(D) Unless otherwise specified in these Regulations, these Regulations are intended to be applied 
in addition to, and not in lieu of, any other City regulations or policies, including, without 
limitation, the Land Use Code, Natural Areas Easement Policy, and regulations regarding 
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flood plain and encroachment permits as set forth in the Code of the City of Fort Collins, all 
as currently in effect or hereafter amended. 

(E) Permit requirements included in these Regulations shall be in addition to and in conformance 
with all applicable local, state, and federal water quality and air quality, and environmental 
laws, rules, and regulations. 

(F) Review or approval of a development plan by a federal or state or local agency does not 
substitute for a permit under these Regulations. Any applicant for a permit under these 
Regulations that is also subject to the regulations of other agencies may request in writing 
that the City application and review process be coordinated with that of the other agency or 
agencies. If practicable, the Director, in their discretion, may attempt to eliminate redundant 
application submittal requests and may coordinate City review of the application with that 
of other agencies as appropriate. To the extent the Director determines that the City’s 
authority is preempted with regards to any requirement under these Regulations, such 
requirement shall not be applicable to the proposed development plan to the extent of the 
preemption. 

(G) These Regulations shall not be construed as modifying or amending existing laws or court 
decrees with respect to the determination and administration of water rights. To the extent 
the Director determines that any requirement under these Regulations would modify or 
amend existing laws or court decrees with respect to the determination and administration 
of water rights, such requirement shall not be applicable to the development plan to the 
extent of the modification or amendment of existing laws or court decrees. 

SECTION 6.27.1.7 MAPS 

(A) Each map referred to in designations and regulations for any particular matter of state 
interest adopted by the City Council is deemed adopted therein as if set out in full. 

(B) Maps referred to in any such designations and regulations shall be available for inspection in 
the offices of the Community Development and Neighborhood Services Department. 

SECTION 6.27.1.8 SEVERABILITY 

If any division, section, clause, provision, or portion of these Regulations should be found to be 
unconstitutional or otherwise invalid by a court of competent jurisdiction, the remainder shall not be 
affected thereby. 

SECTION 6.27.1.8 DEFINITIONS 

The words and terms used in these Regulations shall have the meanings set forth below subject to 
Section 6.24.9 regarding the rules of construction for text. The definitions set forth below are 
specifically applicable to this Division 27 and other Land Use Code provisions referencing Division 27, 
including Division 28, and are not otherwise generally applicable to the Land Use Code. 

Adequate security shall mean such funds or funding commitments, whether in the form of negotiable 
securities, letters of credit, bonds or other instruments or guarantees, as are deemed sufficient, in the 
Director’s discretion, and in a form approved by the City Attorney, to guarantee performance of the 
act, promise, permit condition or obligation to which it pertains. 

Aquifer recharge area shall mean any area where surface water may infiltrate to a water-bearing 
stratum of permeable rock, sand or gravel. This definition also applies to wells used for disposal of 
wastewater or toxic pollutants.  
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Arterial highway shall mean any limited access highway that is part of the federal-aid interstate 
system, any limited access highway constructed under the supervision of the Colorado Department 
of Transportation, or any private toll road constructed or operated under the authority of a private 
toll road company. Arterial highway does not include a city street or local service road or a county 
road designed for local service and constructed under the supervision of local government. 

Collector highway shall mean a major thoroughfare serving as a corridor or link between 
municipalities, unincorporated population centers or recreation areas, or industrial centers, and 
constructed under guidelines and standards established by, or under the supervision of, the Colorado 
Department of Transportation. Collector highway does not include a city street or local service road 
or a county road designed for local service and constructed under the supervision of local 
government. 

Collector sewer shall mean a network of pipes and conduits through which sewage flows to an 
interceptor main and/or a sewage treatment plant. 

Cumulative impacts shall mean the impact on the environment and cultural impacts which result from 
the incremental impact of the development plan when added to other present, and reasonable future 
actions. 

Designation shall mean only that legal procedure specified by Section 24-65.1-401, et seq., C.R.S., and 
carried out by the City Council. 

Disproportionately impacted community or DIC shall mean a community that is in a census block 
group where the proportion of households that are low income, that identify as minority, or that are 
housing cost-burdened is greater than 40% as such terms are defined in Section 24-4-109(2)(b)(II), 
C.R.S., as amended. 

Domestic water and sewage treatment system shall mean a wastewater treatment facility, water 
distribution system, or water treatment facility, as defined in Section 25-9-102(5), (6) and (7), C.R.S., 
and any system of pipes, structures and facilities through which wastewater is collected for treatment. 

Finding of no significant impact (or FONSI) shall mean the decision by the Director as to whether a 
potential impact is not significant based on the scale and context of the proposed development plan 
as well as the magnitude, duration or likelihood of an impact occurring. 

High priority habitat shall mean habitat areas identified by City Natural Areas or Colorado Parks and 
Wildlife where measures to avoid, minimize, and mitigate impacts to wildlife have been identified to 
protect breeding, nesting, foraging, migrating, or other uses by wildlife. Maps showing, and spatial 
data identifying, the individual and combined extents of the high priority habitats are provided by 
Colorado Parks and Wildlife and City Natural Areas. 

Highways shall mean state and federal highways. 

Historic and cultural resource shall mean a site, structure, or object, including archeological features,  
located on a lot, lots, or area of property and is (1) designated as a Fort Collins landmark; (2) a 
contributing resource to a designated Fort Collins landmark district; (3) designated on the State 
Register of Historic Properties or National Register of Historic Places; or (4) determined to be eligible 
for designation as a Fort Collins landmark. 
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Impact shall mean the direct or indirect negative effect or consequence resulting from development 
that may or may not be avoidable or fully mitigated. 

Impact area shall mean the geographic areas within the City, including the development site, in which 
any significant impacts are likely to be caused by the proposed development plan. 

Interceptor main shall mean a pipeline that receives wastewater flows from collector sewers to a 
wastewater treatment facility or to another interceptor line or meeting other requirements of the 
Colorado Department of Public Health and Environment to be classified as an interceptor.   

Interchange shall mean the intersection of two or more highways, roads or streets, at least one of 
which is an arterial highway or toll road where there is direct access to and from the arterial highway 
or toll road. 

Major new sewage system shall mean: 

(1) A new wastewater treatment plant;  
 

(2) A new lift station; or 
 

(3) An interceptor main or collector sewer used for the purposes of transporting wastewater that 
meets one or more of the following criteria: 

 
(a) Will require a new public right-of-way or easement greater than 30-feet in width and 

1,452 linear feet in length in the aggregate for the proposed development plan; or 
 

(b) Will require a new, or utilize an existing, easement within any City natural area or 
conserved land greater than 30-feet in width and 1,452 linear feet in length in the 
aggregate for the proposed development plan. 

 

Major new domestic water system shall mean: 

 

(1) A system of wells, water diversions, transmission mains, distribution mains, 
ditches, structures, and facilities, including water reservoirs, water storage tanks, water 
treatment plants or impoundments and their associated structures,  through which a water 
supply is obtained, stored, and sold or distributed for domestic uses; or 

 
(2) A system of wells, water diversions, transmission mains, distribution mains, ditches, 

structures, and facilities, including water reservoirs, water storage tanks, water treatment 
plants or impoundments and their associated structures, through which a water supply is 
obtained that will be used directly or by trade, substitution, augmentation, or exchange for 
water that will be used for human consumption or household use; 

 

And all or part of a system described in (1) or (2) above meets one or more of the following 
criteria: 

 

(a) Will require a new public right-of-way or easement greater than 30-feet in width and 
1,452 linear feet in length in the aggregate for the proposed development plan; or 
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(b) Will require a new, or utilize an existing, easement within any City natural area or 
conserved land greater than 30-feet in width and 1,452 linear feet in length in the 
aggregate for the proposed development plan. 
 
In determining whether a proposed development plan is a major new domestic water 
supply system, the Director may consider water rights decrees, pending water rights 
applications, intergovernmental agreements, treaties, water supply contracts and any 
other evidence of the ultimate use of the water for domestic, human consumption or 
household use. Domestic water supply systems shall not include that portion of a system 
that serves agricultural customers, irrigation facilities or stormwater infrastructure. 

 

Major extension of an existing domestic water treatment system shall mean the expansion of an 
existing domestic water treatment plant or capacity for storage that will result in a material change, 
or the extension or upgrade of existing transmission mains, distribution mains, or new pump stations 
that will result in a material change. Major extension of an existing domestic water treatment system 
shall exclude the following: 

(1) Any maintenance, repair, adjustment; 

(2) Existing pipeline or the relocation, or enlargement of an existing pipeline within the same 
public right-of-way or easement not greater than 30-feet in width and for a distance of 1,452 
linear feet or less; 

(3)  A new pipeline or facility within an existing public right-of-way; 

(4) A new pipeline or facility within easements not greater than 30-feet or less and for a distance 
of 1,452 linear feet or less; or 

(5) A new pipeline or facility constructed partially within an existing public right-of-way and 
partially within adjoining easements that are not greater than 30-feet in width and for a 
distance of 1,452 linear feet or less. 

Major extension of an existing sewage treatment system shall mean any modification of an existing 
wastewater treatment plant or lift station that will result in a material change, or any extension or 
upgrade of existing interceptor main or collector sewer that will result in a material change. Major 
extension of an existing sewage treatment system shall exclude the following: 

(1) Any maintenance, repair, adjustment; 

(2) Existing pipeline or the relocation, or enlargement of an existing pipeline within the same 
public right-of-way or easement not greater than 30-feet in width and for a distance of 1,452 
linear feet or less; 

(3)  A new pipeline or facility within an existing public right-of-way; 

(4) A new pipeline or facility within easements not greater than 30-feet or less and for a distance 
of 1,452 linear feet or less;  

(5) A new pipeline or facility constructed partially within an existing public right-of-way and 
partially within adjoining easements that are not greater than 30-feet in width and for a 
distance of 1,452 linear feet or less; or 
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(6) Any sewage system facility that does not increase the rated capacity from the Colorado 
Department of Public Health and Environment. 

Material change shall mean any change in a development plan approved under these Regulations 
which significantly expands the scale, magnitude, or nature of the approved development plan or the 
significant impacts considered by the Permit Authority in approval of the original permit. 

Matter of state interest shall mean an area of state interest or an activity of state interest or both. 

Mitigation shall mean avoiding a significant impact or minimizing impacts by limiting the degree, 
magnitude, or location of the action or its implementation. 

Natural features shall mean land area and processes present in or produced by nature, including, but 
not limited to, soil types, geology, slopes, vegetation, surface water, drainage patterns, aquifers, 
recharge areas, climate, flood plains, aquatic life, wildlife, and view corridors which present vistas to 
mountains and foothills, water bodies, open spaces and other regions of principal environmental 
importance, provided that such natural features are identified on the City's Natural Habitats 
and Features Inventory Map. 

Permit shall mean a permit issued under these Regulations to conduct and develop an activity of state 
interest or to engage in development in an area of state interest, or both. 

Permit Authority shall mean the City Council or, with respect to matters delegated by these 
Regulations, the Director and the Planning and Zoning Commission, as established and further 
described in Section 6.27.5.1.  

Public right-of-way shall mean an area dedicated to public use or impressed with an easement for 
public use which is owned or maintained by the City and is primarily used for pedestrian or vehicular 
travel for public utilities or other infrastructure. Right-of-way shall include, but not be limited to, the 
street, gutter, curb, shoulder, sidewalk, sidewalk area, parking area and any other public way.  

Site selection of arterial highways and interchanges and collector highways shall mean the 
determination of a specific corridor or facility location which is made at the conclusion of the corridor 
location studies in which: 

(1) Construction of an arterial highway, interchange, or collector highway is proposed; or  
 
(2) Expansion or modification of an existing arterial highway, interchange or collector highway 

is proposed that would result in either (a) or (b), or both as follows: 
 

(a) An increase in road capacity by at least one (1) vehicle lane through widening or 
alternative lane configuration. 

 
(b) Expansion or modification of an existing interchange or bridge. 

Transmission main shall mean a domestic water supply system’s line that is designed to transport raw 
or treated water from a water source to a water treatment plant, storage facility or distribution 
systems. 

Treatment System shall mean either, or both, the water distribution system and wastewater collection 
system. 
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Wastewater collection system means a system of pipes, conduits, and associated appurtenances that 
transports domestic wastewater from the point of entry to a domestic wastewater treatment facility. 
The term does not include collection systems that are within the property of the owner of the facility. 
The term is defined in Section 25-9-102(4.9), C.R.S., and as amended. 

 

Wastewater treatment plant shall mean a facility or group of units used for treatment of industrial or 
domestic wastewater or the reduction and handling of solids and gases removed from such wastes, 
whether or not such facility or group of units discharges into state waters. Wastewater treatment 
plant specifically excludes individual wastewater disposal systems such as septic tanks or leach fields. 

Water distribution main shall mean a domestic water supply system’s pipeline that is designed to 
transport treated water from a transmission main to individual water customers through service 
laterals. 

Water distribution system shall mean a network of pipes and conduits through which water is piped 
for human consumption or a network of pipes and conduits through which water is piped in exchange 
or trade for human consumption. 

Water diversion shall mean removing water from its natural course or location or controlling water in 
its natural course or location by means of a control structure, canal, flume, reservoir, bypass, pipeline, 
conduit, well, pump or other structure or device or by increasing the volume or timing of water flow 
above its natural (pre-diversion) levels. 

Water treatment plant shall mean the facilities within the domestic water supply system that regulate 
the physical, chemical or bacteriological quality of the water. 

SECTION 6.27.2 PROCEDURE FOR DESIGNATION OF MATTERS OF STATE INTEREST 

6.27.2.1 City Council to Make Designations 
6.27.2.2 Public Hearing Required 
6.27.2.3 Notice of Public Hearing; Publication 
6.27.2.4 Matters to be Considered at Designation Hearing 
6.27.2.5 Adoption of Designation and Regulations 
6.27.2.6 Effect of Notice of Designation – Moratorium until Final Determination 
6.27.2.7 Mapping Disputes 

 

SECTION 6.27.2.1 CITY COUNCIL TO MAKE DESIGNATIONS 

Designations and amendments of designations may be initiated in three ways: 

(A) The City Council may in its discretion designate and adopt regulations for the administration 
of any matter of state interest. 

(B) The Planning and Zoning Commission may on its own motion or upon City Council request, 
recommend the designation of matters of state interest to City Council.  The City Council 
shall decide, in its sole discretion, whether or not to designate any or all of the requested 
matters of state interest. 

(C) City staff may request that City Council designate an area or activity of state interest and 
adopt regulations for the administration of the matter designated. The City Council shall 
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decide, in its sole discretion, whether or not to designate any or all of the requested matters 
of state interest. 

SECTION 6.27.2.2 PUBLIC HEARING REQUIRED 

The City Council shall hold a public hearing before designating any matter of state interest and 
adopting regulations for the administration thereof.  Said hearing shall be held not less than thirty 
(30) days nor more than sixty (60) days after the giving of public notice of said hearing. 

SECTION 6.27.2.3 NOTICE OF PUBLIC HEARING; PUBLICATION 

(A) The City shall prepare a notice of the designation hearing which shall include: 

(1) The time and place of the hearing; 

(2) The place at which materials relating to the matter to be designated and any 
guidelines and regulations for the administration thereof may be examined; 

(3) The telephone number and e-mail address where inquiries may be answered; and 

(4) A description of the area or activity proposed to be designated in sufficient detail to 
provide reasonable notice as to property which would be included. 

(B) At least thirty (30) days, but no more than sixty (60) days before the public hearing, the City 
shall publish the notice in a newspaper of general circulation in the City and shall mail the 
notice to each of the following as deemed appropriate in the City’s discretion: 

(1) State and federal agencies; and 

(2) Any local government jurisdiction that would be directly or indirectly affected by the 
designation. 

SECTION 6.27.2.4 MATTERS TO BE CONSIDERED AT DESIGNATION HEARING 

At the public hearing, the City Council shall receive into the public record: 

(A) Testimony and evidence from any and all persons or organizations desiring to appear and be 
heard, including City staff; 

(B) Any documents that may be offered; and 

(C) The recommendation of the Planning and Zoning Commission. 

SECTION 6.27.2.5 ADOPTION OF DESIGNATIONS AND REGULATIONS 

(A) City Council shall consider the following when determining whether to designate an area or 
activity to be of state interest: 

(1) All testimony, evidence and documents taken and admitted at the public hearing; 

(2) The intensity of current and foreseeable development pressures in the City; 

(3) The matters and considerations set forth in any applicable guidelines or model 
regulations issued by the Colorado Land Use Commission and other State agencies; 
and 
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(4) Reasons why the particular area or activity is of state interest, the dangers that would 
result from uncontrolled development of any such area or uncontrolled conduct of 
such activity, and the advantages of development of such area or conduct of such 
activity in a coordinated manner. 

(B) Any City Council order designating an area or activity to be of state interest and the adoption 
of any regulations for the administration of an area or activity of state interest shall be by 
ordinance. 

(C) In the event the City Council finally determines that any matter is a matter of state interest 
within the City, it shall be the City Council’s duty to designate such matter and adopt 
regulations for the administration thereof. 

(D) Each designation order adopted by the City Council shall: 

(1) Specify the boundaries of the designated area of state interest or the boundary of 
the area in which an activity of state interest has been designated; and 

(2) State reasons why the particular area or activity is of state interest, the dangers that 
would result from uncontrolled development of any such area or uncontrolled 
conduct of such activity, and the advantages of development of such area or conduct 
of such activity in a coordinated manner. 

SECTION 6.27.2.6 EFFECT OF DESIGNATION – MORATORIUM UNTIL FINAL DETERMINATION 

After a matter of state interest is designated, no person shall engage in development in such area and 
no such activity shall be conducted until the designation and regulations for such area or activity are 
finally determined as required by Section 24-65.1-404 (4), C.R.S. 

 

SECTION 6.27.2.7 MAPPING DISPUTES 

Where interpretation is needed as to the exact location of the boundary of any designated area and 
where there appears to be a conflict between a mapped boundary and actual field conditions, the 
City Council shall make the necessary boundary determination at a public hearing after providing 
notice pursuant to Section 6.27.2.3. 

 

SECTION 6.27.3 DESIGNATED ACTIVITIES OF STATE INTEREST 

6.27.3.1 Designated Areas and Activities of State Interest 

 

SECTION 6.27.3.1DESIGNATED ACTIVITIES OF STATE INTEREST 

The City Council has designated the following matters of state interest for regulation: 

(A) Site Selection and Construction of Major New Domestic Water and Sewage Treatment 
Systems and Major Extension of Existing Domestic Water and Sewage Treatment Systems 
(Ordinance No. 122, 2021) 

(B) Site Selection of Arterial Highways and Interchanges and Collector Highways (Ordinance No. 
122, 2021) 
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SECTION 6.27.4 EXEMPTIONS 

 6.27.4.1 Exemptions 

 

SECTION 6.27.4.1 EXEMPTIONS 

These Regulations are not applicable to the following: 

 
(A) Any fully constructed and operating project or facility that was lawfully developed under 

prior law in effect before the effective date of these Regulations that would be subject to 
these Regulations if it were currently proposed, may continue to operate pursuant to Division 
6.16, Nonconforming Uses and Structures, with the exception that enlargement or expansion 
of any such project or facility shall require a permit under these Regulations unless an 
exemption exists or a FONSI is issued. An enlargement or expansion requiring a permit shall 
not include the maintenance, repair or replacement of existing buildings or structures 
associated with an existing facility, including retrofitting or updating technology, provided 
any changes do not result in a material change as determined by the Director.  Enlargements 
or expansions not requiring a permit may still be subject to Section 6.16.5 or an applicable 
Land Use Code development review process.  

 
(B) Any site specific development plan that would be subject to these Regulations but has 

received final City approval as of the effective date of these Regulations so long as the vested 
rights for such approved site specific development plan have not expired. This exemption 
does not apply to any subsequent modifications to the approved site specific development 
plan or expansion of the development site that was not included within the City approved 
application and for which a new or revised development application is required. 

 
(C) Any proposed development plan otherwise subject to these Regulations but such proposed 

development plan is (1) subject to review and approval as part of the review of a proposed 
residential, commercial, industrial or mixed-use project under a development review process 
other than Site Plan Advisory Review under the Land Use Code, including but not limited to 
a project development plan or basic development review, and (2) which proposed 
development plan is directly necessitated by a proposed residential, commercial, industrial 
or mixed-use development. 

 
(D) Any project previously approved by the Planning and Zoning Commission pursuant to the 

Site Plan Advisory Review (SPAR) process.   
 
(E) Any proposed development plan issued a FONSI pursuant to Section 6.27.6.5. 

 

 

SECTION 6.27.5 PERMIT AUTHORITY 

6.27.5.1 Established Permit Authority 

 6.27.5.1 PERMIT AUTHORITY ESTABLISHED  

(A) The Fort Collins Permit Authority is hereby established consisting of the Fort Collins City 
Council, or with respect to matters delegated by these Regulations, the Director and the 
Planning and Zoning Commission. 
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(B) The Director shall be the decision maker regarding issuing or not issuing a FONSI. 

(C) The Planning and Zoning Commission shall be the decision maker regarding appeals of 
Director decisions to issue or not issue a FONSI and regarding recommendations to City 
Council regarding permit applications. 

(D) The City Council shall be the decision maker for approving or not approving a Permit. The 
City Council shall also be the decision maker regarding appeals of Planning and Zoning 
Commission decisions regarding the appeal of Director decisions to issue or not issue a 
FONSI. Permit applications are reviewed by the City Council pursuant to the procedure set 
forth in these Regulations. 

SECTION 6.27.6  PERMIT APPLICATION PROCEDURES 

6.27.6.1 Preliminary Design Review 
6.27.6.2 Application Fee; Financial Security Waiver 
6.27.6.3 Pre-Application Area or Activity Review 
6.27.6.4 FONSI Public Comment Period 
6.27.6.5 Determination of Applicability of Regulations- FONSI 
6.27.6.6 Neighborhood Meeting 
6.27.6.7 Application Submission Requirements 
6.27.6.8 Determination of Completeness 
6.27.6.9 Referral Agencies 
6.27.6.10 Simultaneous Processing of Associated Development Applications 
6.27.6.11 Combined Application for Multiple Activities or Development in More than One Area of State 

Interest. 
6.27.6.12 Permit Decision Making Procedures  
6.27.6.13 Conduct of Permit Hearings 
6.27.6.14 Approval or Denial of Permit Application 
6.27.6.15 Issuance of Permit, Conditions 

 
 

SECTION 6.27.6.1 APPLICATION PROCEDURES 

 

The application procedures for activities and areas of state interest are described in Land Use Code Division 6.28 and 
in these Regulations. 

 

SECTION 6.27.6.2 APPLICATION FEE; FINANCIAL SECURITY WAIVER 

 
(A) Each pre-application area or activity review application and development application for a 

permit submitted must be accompanied by the fees established pursuant to Section 6.3.3(D). 
The Director may determine at any time during the pre-application review and development 
application review process that it is necessary to retain a third-party consultant to assist in 
reviewing the application pursuant to Section 6.3.3(D). All costs incurred in the third-party 
consultant review shall be borne by the applicant in addition to the City’s internal application 
review fees. 

 
(B) A referral agency may impose a reasonable fee for the review of a development application 

and the applicant shall pay such fee which shall detail the basis for the fee imposed. No 
hearings by the Permit Authority will be held if any such referral agency’s fee has not been 
paid. 
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SECTION 6.27.6.3 PRE-APPLICATION AREA OR ACTIVITY REVIEW 

(A) The purpose of the pre-application area or activity review is to determine if a permit is 
required for the proposed development plan, application submittal requirements, procedural 
requirements, and relevant agencies to coordinate with as part of any permit review process.  
Topics of discussion may include, as relevant to the specific application, but are not limited 
to: 

(1) Characteristics of the activity, including its location, proximity to natural and human-
made features; the size and accessibility of the site; surrounding development and 
land uses; and its potential impact on surrounding areas, including potential 
environmental effects and planned mitigation strategies. 

(2) The nature of the development proposed, including land use types and their 
densities; placement of proposed buildings, pipelines, structures, operations, and 
maintenance; the protection of natural habitats and features, historic and cultural 
resources, and City natural areas, parks, or other City property or assets; staging 
areas during construction; alternatives considered; proposed parking areas and 
internal circulation system, including trails, the total ground coverage of paved areas 
and structures; and types of water and wastewater treatment systems proposed. 

(3) Proposed mitigation of significant impacts. 

(4) Siting and design alternatives and reasons why such alternatives are not feasible. 

(5) Community policy considerations, including the review process and likely conformity 
of the proposed development with the policies and requirements of these 
Regulations. 

(6) Applicable regulations, review procedures and submission requirements. 

(7) Other regulatory reviews or procedures to which the applicant is subject, the 
applicant's time frame for the proposed development plan, and other applicant 
concerns. 

(B) To schedule the pre-application area or activity review, the applicant must first provide the 
Director with the following: 
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(1) Names and addresses of all persons proposing the activity or development; 

(2) Name and qualifications of the person(s) responding on behalf of the applicant; 

(3) A written summary of the desired location of the proposed development plan 
including a vicinity map showing the location of three (3) siting and design 
alternatives, one of which is the preferred location, drafted at approximately thirty 
percent (30%) completeness.  One (1) of the three (3) alternatives submitted shall 
avoid natural features and historic and cultural resources and avoid the need for 
mitigation to the maximum extent feasible; 

(4) A vicinity map of the preferred siting and proposed development plan projected at 
an easily readable scale showing the outline of the perimeter of the parcel proposed 
for the project site (for linear facilities, the proposed centerline and width of any 
corridor to be considered), property parcels, location of all residences and 
businesses, any abutting subdivision outlines and names, the boundaries of any 
adjacent municipality or growth management area, roads (clearly labeled) and  
natural features within a half (1/2) mile radius and identified historic and cultural 
resources within a two hundred (200) foot radius  of the project site boundary; an 
Ecological Characterization Study as defined by Land Use Code Section 5.6.1 within 
a half (1/2) mile radius of the impact area; and a cultural and historic resource survey 
documentation and determinations of Fort Collins landmark eligibility for resources 
within two hundred (200) feet of the project site boundary for each of the three 
siting alternatives. All final determinations of eligibility for designation as a Fort 
Collins landmark shall be made in the reasonable discretion of City Historic 
Preservation staff after reviewing the cultural and historic resource survey and such 
determinations are not subject to appeal. 

(5) A written summary of the cumulative impacts on natural features within a half (1/2) 
mile radius and on historic and cultural features within 200 feet of the preferred 
location of the proposed development plan; 

(6) A written summary as to whether the proposed development plan has the potential 
for a significant impact or not. The review of significance must include specifics 
related to the scale, magnitude, duration, or likelihood of the impact occurring. 
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(7) Any required certificate of appropriateness pursuant to Chapter 14 of the Code of 
the City of Fort Collins allowing proposed alterations to any designated historic or 
cultural resource that may be affected by the proposed development plan. 

(8) Any conceptual mitigation plans for the preferred location of the proposed 
development plan; 

(9) The required application fee and applicant agreement to pay the costs of (1) the 
Director retaining third-party consultants necessary to assist the Director in making 
a FONSI determination pursuant to Section 6.27.6.5; (2) the Director retaining third-
party consultants necessary to assist the Director with the completeness review of 
any submitted application pursuant to Section 6.27.6.8; and (3) the Director retaining 
third-party consultants necessary to assist City staff in reviewing a complete permit 
application or City Council in rendering a decision on a permit; and 

(10) Any additional information requested by the Director as necessary to make a FONSI 
determination pursuant to Section 6.27.6.5. 

SECTION 6.27.6.4 FONSI PUBLIC COMMENT PERIOD 

 
(A) Upon the Director deeming the application for a pre-application area or activity review as 

complete, written notice shall be mailed pursuant to (B). The Director shall not issue a FONSI 
determination pursuant to Section 6.27.6.5 for at least fourteen (14) days from the date of 
mailing to allow for any person to submit written comments for the Director’s consideration. 
 

(B) At the applicant’s cost, notifications for the Director’s pending FONSI determination shall be 
mailed to the property owners and occupants within one thousand feet (1,000) in all 
directions of the location of the proposed development plan as determined by the Director 
in their reasonable discretion and shall also be posted on the City's website at 
www.fcgov.com. 

 

SECTION 6.27.6.5 DETERMINATION OF APPLICABILITY OF REGULATIONS - FONSI 

The Director shall determine the applicability of these Regulations based upon the pre-application 
area or activity review meeting described in Section 6.27.6.3, information provided as part of the 
application or third-party consultants retained by the Director, and any written public comments. 

(A) The Director shall make a finding related to whether the proposed development plan will 
result in significant impacts. In order for the Director to determine that a proposed 
development plan will not result in significant impacts and to issue a FONSI, they must 
determine that the proposed project does not meet any of the below criteria (1) through (8). 
The decision by the Director of potential significant impacts may or may not include 
consideration of proposed mitigation depending on factors that may include, but are not 
limited to, the scale, magnitude, and complexity of mitigation, and the sensitivity of the 
resource being mitigated. The FONSI shall be evaluated under the following criteria:  
(1) Is located wholly or partly on, under, over or within an existing or planned future City 

natural area or park, whether developed or undeveloped;  
(2) Is located wholly or partly on, under, over or within a City-owned, non-right-of-way, 

property or current or anticipated City building site, whether developed or 
undeveloped;  
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(3) Is located within a buffer zone of an existing natural habitat or feature, as defined in 
Land Use Code Section 5.6.1; 

(4) Is located within a buffer of a high priority habitat as identified by Colorado Parks 
and Wildlife; 

(5) Has potential to significantly impact a natural feature as defined by the Land Use 
Code; 

(6) Has the potential to significantly impact natural habitat corridors identified by the 
City’s Natural Area Department; 

(7) Has potential to significantly impact historic or cultural resources within a two 
hundred (200) foot outer boundary of the proposed development plan; or  

(8) Has potential to significantly impact disproportionally impacted communities. 
 

(B)  If the Director issues a FONSI, the applicant does not need to submit a permit application 
under these Regulations. However, issuance of a FONSI does not exempt the proposed 
development plan from all Land Use Code requirements, and an alternative review process 
may be required.  

 
(C) If the Director issues a FONSI and the applicant subsequently makes material changes to the 

development plan, the applicant is required to schedule another pre-application area or 
activity review pursuant to Section 6.27.6.3 to discuss the changes. Based on the new 
information and whether the revised development could result in significant impacts, the 
Director may rescind the FONSI by issuing a written determination pursuant to below 
Subsection (F) and require a permit under these Regulations. 

 

(D) Permit Not Required. If the Director has made a finding of no significant impacts, or FONSI, 
a permit pursuant to these Regulations is not required. However, the proposed development 
plan may be subject to a different Land Use Code development review process. If the 
Director’s decision includes consideration of proposed mitigation, the applicant must 
provide to the City a guarantee in the form of a development bond, performance bond, 
letter of credit, cash, certificate of deposit or other city-approved means to guarantee the 
completion of all mitigation to be constructed as shown on the approved development 
plan. 

 

(E) Permit Required. If the Director determines a FONSI is not appropriate, the proposed 
development plan requires a permit and is subject to these Regulations. The Director shall 
provide the applicant with written comments, to the extent such comments differ from 
comments provided for any conceptual review, regarding the proposal to inform and assist 
the applicant in preparing components of the permit application; including a submittal 
checklist pursuant to Section 6.27.6.7, and additional research questions to address common 
review standards pursuant to Section 6.27.7.1. 

 

(F) Notice of Director’s Determination. 
 

(1) The Director’s determination to either issue a FONSI and not require a permit or to 
not issue a FONSI and require a permit shall be in writing and describe in detail the 
reasons for the determination. Subject to the fourteen (14) day comment period 
described in Section 6.27.6.4, the Director shall make this determination within 
twenty-eight (28) days after the date the preapplication review has occurred or any 
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requested additional information or third-party consultation is received, whichever 
is later. 

 

(2) If a permit is required, the Director shall provide additional information needed to 
deem a permit application complete; including additional scope of analysis needed 
to review.  

 

(3) The Director shall provide the written  determination to the applicant by email if 
an email address has been provided and promptly mail a copy of the written 
determination, at the applicant’s cost, to the applicant and to property owners within 
one-thousand (1000) feet in all directions of the location of the proposed 
development plan as determined by the Director in their reasonable discretion and 
shall also be posted on the City's website at www.fcgov.com.  

 

(G) Appeal of the Director’s Determination. The Director’s determination whether to issue or not 
issue a FONSI is subject to appeal to the Planning and Zoning Commission pursuant to Land 
Use Code Section 6.3.12(D). The Planning and Zoning Commission decision on the appeal is 
further subject to appeal to City Council pursuant to the Code of the City of Fort Collins Ch. 
2, Art. 2, Div. 3. After the filing of a timely notice of appeal pursuant to Section 6.3.12(D), the 
Director shall not accept any application that may be affected by an appeal decision and, if 
an application has been accepted, shall cease processing such application until the appeal 
has been decided, which in the case of an appeal to Council shall be the date of adoption of 
the appeal resolution. The filing of a timely notice of appeal shall reset any time period set 
forth in 6.27.6.8 and 6.27.6.12 and such time period shall begin from the date the appeal is 
decided as previously described.  

 

SECTION 6.27.6.6 NEIGHBORHOOD MEETING 

 
(A) Before the Director may determine that a permit application is complete pursuant to Section 

6.27.6.8, a neighborhood meeting is required pursuant to Land Use Code Section 6.3.2. The 
neighborhood meeting may be held no sooner than fifteen (15)  days after the date of the 
Director FONSI determination pursuant to Land Use Code Section 6.27.6.5 that a permit is 
required pursuant to these Regulations. Should a FONSI determination requiring a permit be 
appealed, the neighborhood meeting requirement will be paused until the appeal has been 
decided. Should a FONSI determination that no permit is required be reversed on appeal, a 
neighborhood meeting is required. 
 

(B) At the applicant’s cost, notifications for the neighborhood meeting shall be mailed to the 
property owners and occupants within one thousand feet (1,000) in all directions of the 
location of the proposed development plan as determined by the Director in their reasonable 
discretion and shall also be posted on the City's website at www.fcgov.com. 

 

SECTION 6.27.6.7 APPLICATION SUBMISSION REQUIREMENTS 

In addition to specific submission requirements for the activities addressed in Sections 6.27.8 and 
6.27.9, all applications for a permit under these Regulations shall be accompanied by the following 
materials: 

(A) Completed application form and submittal checklist in the format established by the Director. 
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(B) Any plan, study, survey or other information, in addition to the information required by this 
Section, at the applicant’s expense, as in the Director’s judgment is necessary to enable the 
Permit Authority to make a determination on the application. Such additional information 
may include applicant’s written responses to comments by a referral agency. 

Additional materials may be required by the Director for a particular type of proposed development 
plan. To the extent an applicant has prepared or submitted materials for a federal, state, county, or 
city permit which are substantially the same as required herein, a copy of those materials may be 
submitted to satisfy the corresponding requirement below. 

SECTION 6.27.6.8 DETERMINATION OF COMPLETENESS 

(A) No permit application may be processed, nor shall a permit be deemed received pursuant to 
Section 24-65.1-501(2)(a), C.R.S., until the Director has determined it to be complete.  The 
applicant may submit an application only after at least fifteen (15) days have passed since 
the FONSI determination. Upon submittal of the application, the Director shall determine 
whether the application is complete or whether additional information is required, and if so, 
shall inform the applicant and pause the completeness review until information is received. 
Any request for waiver of a submission requirement shall be processed prior to the Director 
making a determination that an application is complete. The Director may retain at the 
applicant’s cost third-party consultants necessary to assist the Director with the 
completeness review.  If the Director retains a third-party consultant for permit review, the 
scope of work will be available for review by the applicant. 

(B) No determination of completeness may exceed sixty (60) days unless one or more of the 
following occurs: 

(1) The Director determines in writing that more than sixty (60) days is necessary to 
determine completeness in consideration of the size and complexity of the proposed 
development plan or available City resources. In such case, the Director shall 
determine how many additional days are needed, which shall not exceed sixty (60) 
additional days; or 

 
(2) The Director and the applicant agree in writing to exceed sixty (60) days. 

(C) When the Director has determined that a submitted application is complete, or the time limit 
for making the completeness determination has elapsed even though the application may 
not be complete, the Director shall inform the applicant in writing of the date of its receipt. 
Only upon the Director’s determination that an application is complete, or the time limit for 
making the completeness determination has elapsed even though the application may not 
be complete, may the City’s formal review process commence pursuant to these Regulations. 

SECTION 6.27.6.7 REFERRAL AGENCIES 

All permit applications under these Regulations shall be referred to internal and external review 
agencies or City departments as determined by the Director, including for pre-application submittals, 
completeness reviews and final application submittals. Copies of any such referral agency comments 
received shall be forwarded to the applicant for its response at the time that comments are provided 
from City review staff. 

 

SECTION 6.27.6.8 SIMULTANEOUS PROCESSING OF ASSOCIATED DEVELOPMENT APPLICATIONS 
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If a development plan subject to these Regulations contains project components not subject to these 
Regulations but subject to other requirements in the Land Use Code that result in an additional and 
separate development application, then both development applications can be processed 
simultaneously. 

SECTION 6.27.6.9 COMBINED APPLICATION FOR MULTIPLE ACTIVITIES OR DEVELOPMENT IN MORE 
THAN ONE AREA OF STATE INTEREST 

When approval is sought to conduct more than one activity of state interest, engage in development 
in more than one activity or area of state interest, or a combination of activities and areas, a combined 
application may be completed for all such activities or developments in areas of state interest and 
may be reviewed simultaneously and, if appropriate in the discretion of City Council,  a single 
determination made to grant or deny permit approval. The City reserves the right to charge an 
application fee pursuant to Section 6.27.6.2 of these Regulations for each activity or area that is the 
subject of a combined application. 

SECTION 6.27.6.10 PERMIT DECISION MAKING PROCEDURES 

When an application has been determined complete by the Director pursuant to Section 6.27.6.8 of 
these Regulations, or the time limit for making the completeness determination has elapsed even 
though the application may not be complete, then, and only then, shall the permit review process 
commence. At that time, the following schedule shall apply:  

(A) No later than thirty (30) days after the receipt of a completed application, the Director will 
schedule a hearing before City Council. The thirty (30) day period to schedule the hearing 
may be extended if the applicant agrees to an extension in writing. Prior to such hearing, the 
Planning and Zoning Commission shall forward a recommendation to City Council to 
approve, approve with conditions, or deny the permit application.  
 

(B) The Director may retain third-party consultants at the applicant’s expense necessary to assist 
City staff in reviewing a complete permit application or assist City Council in rendering a 
decision on a permit. 
 

(C) Upon setting a permit hearing date, the Director shall publish notice once in a newspaper of 
general circulation in the City of Fort Collins containing: 

 
(1) The date, time, and place of the permit hearing not less than thirty (30) nor more than 

sixty (60) days before the date set for the hearing. The thirty (30) and sixty (60) day 
periods may be extended if the applicant agrees to an extension in writing. 
 

(D) The date, time, and place of the Planning and Zoning Commission hearing where a 
recommendation will be made at least seven (7) days prior to the hearing.At least fourteen 
(14) days prior to the City Council permit hearing, the Director shall mail notice of the date, 
time, and place of the hearing to the applicant and to property owners pursuant to Section 
6.3.6. Notice of the Planning and Zoning Commission hearing where a recommendation will 
be made shall also be mailed at least fourteen (14) days prior to such hearing pursuant to 
Section 6.3.6 and may be combined with the mailed notice for the City Council hearing. 
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SECTION 6.27.6.11 CONDUCT OF PERMIT HEARING. 

(A) Planning and Zoning Commission hearings where a recommendation is made shall follow the 
requirements and procedures of Section 6.3.7.  

(B) City Council shall adopt into its rules of procedure a procedure for conducting permit 
hearings. Upon the closing of the portion of a permit hearing to receiving comments and 
evidence from the public, agencies, and the applicant, no further comments or evidence will 
be received from the public, agencies or applicant, including at any general public comment 
period for a City Council meeting or public comment associated with a specific agenda item 
such as a designation associated with a permit application, unless specifically authorized by 
City Council by reopening the public hearing. 

SECTION 6.27.6.12 APPROVAL OR DENIAL OF PERMIT APPLICATION 

(A) The burden of proof shall be upon the applicant to show compliance with all applicable 
standards of the Regulations. To the extent a permit application may not comply with a 
particular standard, the applicant may demonstrate compliance with such standard by 
proposing mitigation measures that sufficiently offset the extent of noncompliance. 

(B) A permit application to conduct a designated activity of state interest or develop in a 
designated area of state interest may not be approved unless the applicant satisfactorily 
demonstrates that the development plan, in consideration of all proposed mitigation 
measures and any conditions, complies with all applicable standards. If City Council finds the 
development plan does not comply with all applicable standards, the permit shall be denied 
unless City Council, in its sole discretion, imposes conditions pursuant to Section 6.27.6.15 
which if fulfilled would bring the development plan into compliance with all applicable 
standards, in which case City Council may approve the permit. City Council may also impose 
additional conditions pursuant to Section 6.27.6.15 on any permit. 

(C) If City Council finds that there is insufficient information concerning any of the applicable 
standards to determine that such standards have been met, City Council may deny the 
permit, may approve with conditions pursuant to Section 6.27.6.15 which if fulfilled would 
bring the development plan into compliance with all applicable standards, or may continue 
the public hearing or reopen a previously closed public hearing for additional information to 
be received.  However, no continuance to receive additional evidence may exceed sixty (60) 
days unless agreed to by City Council and the applicant. 

(D) City Council shall approve a permit application only if the proposed development plan 
satisfies all applicable standards of these Regulations in consideration of proposed mitigation 
measures and any conditions necessary to attain compliance with any standards. City Council 
may also impose additional conditions pursuant to Section 6.27.6.15 on any permit. 

(E) City Council may close the public hearing and make a decision, or it may continue the matter 
for a decision only. However, City Council shall make a decision by majority vote within ninety 
(90) days after the closing of the public hearing, or the permit shall be deemed approved. To 
the extent the public hearing is reopened and closed, the closing date of the public hearing 
shall be measured from the most recent closing date. 

(F) City Council shall adopt by resolution findings of fact in support of its decision and, if 
approved, the written permit shall be attached to such resolution. To the extent a permit is 
deemed approved because City Council has not made a decision, adoption of such a 
resolution is not required. 
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SECTION 6.27.6.13 ISSUANCE OF PERMIT; CONDITIONS 

(A) City Council may attach conditions to the permit pursuant to Section 6.3.9 and additional 
conditions to ensure that the purpose, requirements, and standards of these Regulations are 
continuously met throughout the development, execution, operational life, and any 
decommissioning period. A development agreement between the City and the permittee 
may be required as a condition of approval. 

(B) Issuance of a permit signifies only that a development plan has satisfied, or conditionally 
satisfied, the applicable Regulations, and prior to commencing any development, conditions 
of the permit, additional Land Use Code, Code of the City of Fort Collins, other City 
requirements, or other state or federal requirements, may need to be met. 

(C) Subject to (D) below and Section 6.27.11.1, the permit may be issued for an indefinite term or 
for a specified period of time with such period depending upon the size and complexity of 
the development plan. 

(D) If the permittee fails to take substantial steps to initiate the permitted development plan 
within twelve (12) months from the date of the approval of the permit or such other time 
period specified in the permit, or if such steps have been taken but the applicant has failed 
to complete the development with reasonable diligence, then the permit may be revoked or 
suspended in accordance with Section 6.27.11.1. This time may be extended by the Director 
for only one (1) additional year upon a showing of substantial progress. 

 

SECTION 6.27.7 COMMON REVIEW STANDARDS 

6.27.7.1 Review Standards for All Applications 

 

SECTION 6.27.7 REVIEW STANDARDS FOR ALL APPLICATIONS 

 

In addition to the review standards for specific activities listed at Divisions 6.27.8 and 6.27.9, all 
applications under these Regulations, in consideration of proposed mitigation measures, shall be 
evaluated against the following general standards, to the extent applicable or relevant to the 
development plan, in City Council’s reasonable judgment. The standards shall be evaluated for 
significant impacts within the geographic context of the development plan, and relate to the 
magnitude, duration or likelihood of such an impact. To the extent a permit application may not 
comply with a particular standard, the applicant may demonstrate compliance with such standard by 
proposing mitigation measures that sufficiently offset the extent of noncompliance.  
 
If City Council finds the development plan does not comply with all applicable standards, the permit 
shall be denied unless City Council, in its sole discretion, imposes conditions pursuant to Section 
6.27.6.15 which if fulfilled would bring the development plan into compliance with all applicable 
standards, in which case City Council may approve the permit. City Council may also impose 
additional conditions pursuant to Section 6.27.6.15 on any permit. The common review standards are 
as follows: 

(A) The applicant has obtained or will obtain all property rights, permits and approvals necessary 
for the proposal, including surface, mineral and water rights. 
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(B) The health, welfare and safety of the community members of the City will be protected and 
served. 

(C) The proposed activity is in conformance with the Fort Collins Comprehensive Plan and other 
duly adopted plans of the City, or other applicable regional, state or federal land development 
or water quality plan. 

(D) The development plan is not subject to risk from natural or human caused environmental 
hazards.  The determination of risk from natural hazards to the development plan may include 
but is not limited to the following considerations: 

(1) Unstable slopes including landslides and rock slides. 

(2) Expansive or evaporative soils and risk of subsidence. 

(3) Wildfire hazard areas. 

(4) Floodplains. 

(E) The development plan will not have a significant impact on the capability of local 
governments affected by the development plan to provide local infrastructure and services 
or exceed the capacity of service delivery systems. The determination of the effects of the 
development plan on local government services may include but is not limited to the 
following considerations: 

(1) Current and projected capacity of roads, schools, infrastructure, drainage and/or 
stormwater infrastructure, housing, and other local government facilities and 
services necessary to accommodate development, and the impact of the 
development plan upon the current and projected capacity. 

(2) Need for temporary roads or other infrastructure to serve the development plan for 
construction and maintenance. 

(F) The development plan will not have a significant impact on the quality or quantity of 
recreational opportunities and experience. The determination of impacts of the development 
plan on recreational opportunities and experience may include but is not limited to the 
following considerations: 

(1) Changes to existing and projected visitor days. 
 

(2) Changes in quality and quantity of fisheries. 
 

(3) Changes in instream flows or reservoir levels. 
 

(4) Changes in access to recreational resources. 
 

(5) Changes to quality and quantity of hiking, biking, multi-use or horseback riding trails. 
 

(6) Changes to regional open space. 
 

(7) Changes to existing conservation easements. 
 

(8) Changes to City parks, playgrounds, community gardens, recreation fields or courts, picnic 
areas, and other City park amenities. 

Page 802

Item 13.



 

 

6-101 | ARTICLE 6 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 6 – ADMINISTRATION & PROCEDURES 
 

(G) The development plan when completed will not have a significant impact on existing visual 
quality. The determination of visual impacts of the development plan may include but is not 
limited to the following considerations: 

 
(1) Visual changes to ground cover and vegetation, streams, or other natural features. 

(2) Interference with viewsheds and scenic vistas. 

(3) Changes in landscape character of unique land formations. 

(4) Compatibility of structure size and color with scenic vistas and viewsheds. 

(5) Changes to the visual character of regional open space. 

(6) Changes to the visual character of existing conservation easements. 

(7) Changes to the visual character of City parks, trails, natural areas, or recreation 
facilities. 

(8) Changes to the visual character of historic and cultural resources. 

(H) The development plan will not have a significant impact on air quality. The determination of 
effects of the development plan on air quality may include but is not limited to the following 
considerations: 

(1) Changes in visibility and microclimates. 

(2) Applicable air quality standards. 

(3) Increased emissions of greenhouse gases.  

(4) Emissions of air toxics. 

(I) The development plan will not have a significant impact on surface water quality. The 
determination of impacts of the development plan on surface water quality may include but 
is not limited to the following considerations: 

(1) Changes to existing water quality, including patterns of water circulation, temperature, 
conditions of the substrate, extent and persistence of suspended particulates and clarity, 
odor, color or taste of water; 
 

(2) Applicable narrative and numeric water quality standards. 
 

(3) Changes in point and nonpoint source pollution loads. 
 

(4) Increase in erosion. 
 

(5) Changes in sediment loading to waterbodies. 
 

(6) Changes in stream channel or shoreline stability. 
 

(7) Changes in stormwater runoff flows. 
 

(8) Changes in trophic status or in eutrophication rates in lakes and reservoirs. 
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(9) Changes in the capacity or functioning of streams, lakes or reservoirs. 

 
(10) Changes to the topography, natural drainage patterns, soil morphology and productivity, soil 

erosion potential, and floodplains. 
 

(11) Changes to stream sedimentation, geomorphology, and channel stability. 
 

(12) Changes to lake and reservoir bank stability and sedimentation, and safety of existing 
reservoirs. 

(J) The development plan will not have a significant impact on groundwater quality. The 
determination of impacts of the development plan on groundwater quality may include but 
is not limited to the following considerations: 

(1) Changes in aquifer recharge rates, groundwater levels and aquifer capacity including 
seepage losses through aquifer boundaries and at aquifer-stream interfaces. 

(2) Changes in capacity and function of wells within the impact area. 

(3) Changes in quality of well water within the impacted area. 

(K) The development plan will not have a significant impact on wetlands and riparian areas 
(including riparian forests) of any size regardless of jurisdictional status. In determining 
impacts to wetlands and riparian areas, the following considerations shall include but not be 
limited to: 

(1) Changes in the structure and function of wetlands. 

(2) Changes to the filtering and pollutant uptake capacities of wetlands and riparian 
areas. 

(3) Changes to aerial extent of wetlands. 

(4) Changes in species’ characteristics and diversity. 

(5) Transition from wetland to upland species. 

(6) Changes in function and aerial extent of floodplains. 

(L) The development plan shall not have a significant impact on the quality of terrestrial and 
aquatic animal life. In determining impacts to terrestrial and aquatic animal life, the following 
considerations shall include but not be limited to: 

   
(1) Changes that result in loss of oxygen for aquatic life. 

(2) Changes in flushing flows. 

(3) Changes in species composition or density. 

(4) Changes in number of threatened or endangered species. 

(5) Changes to habitat and critical habitat, including calving grounds, mating grounds, 
nesting grounds, summer or winter range, migration routes, or any other habitat 
features necessary for the protection and propagation of any terrestrial animals. 
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(6) Changes to habitat and critical habitat, including stream bed and banks, spawning 

grounds, riffle and side pool areas, flushing flows, nutrient accumulation and cycling, 
water temperature, depth and circulation, stratification and any other conditions 
necessary for the protection and propagation of aquatic species. 

 

(M) The development plan shall not have a significant impact on the quality of terrestrial and 
aquatic plant life. In determining impacts to terrestrial and aquatic animal life, the following 
considerations shall include but not be limited to: 

 
(1) Changes to high priority habitat identified by the Colorado Parks and Wildlife and 

the Fort Collins Natural Areas Department. 
 
(2) Changes to the structure and function of vegetation, including species composition, 

diversity, biomass, and productivity. 
 

(3) Changes in advancement or succession of desirable and less desirable species, 
including noxious weeds. 

 

(4) Changes in threatened or endangered species. 
 

(N) The development plan will not have a significant impact on natural habitats and features as 
defined in Land Use Code Section 5.6.1. 

 
(O) The development plan will not have a significant impact on historic or cultural resources as 

defined in Section 6.27.1.9 of these Regulations.  
 

(P) The development plan will not have a significant impact on significant trees as defined in 
Land Use Code Section 5.10.1. 

 

(Q) The development plan will not have a significant impact on soils and geologic conditions. The 
determination of impacts of the development plan on soils and geologic conditions may 
include but is not limited to the following considerations: 

(1) Loss of topsoil due to wind or water forces. 

(2) Changes in soil erodibility. 

(3) Physical or chemical soil deterioration. 

(4) Compacting, sealing and crusting. 

(R) The development plan will not cause a nuisance.  The determination of nuisance impacts of 
the development plan may include but is not limited to the following considerations: increase 
in odors, dust, fumes, glare, heat, noise, vibration or artificial light. 

(S) The development plan will not result in risk of releases of, or exposures to, hazardous 
materials or regulated substances. The determination of the risk of release of, or increased 
exposures to, hazardous materials or regulated substances caused by the development plan 
may include but is not limited to the following considerations: 
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(1) Plans for compliance with federal and state handling, storage, disposal, and 
transportation requirements. 

(2) Use of waste minimization techniques. 

(3) Adequacy of spill and leak prevention and response plans. 

(T) The development plan will not have disproportionately greater impact on disproportionately 
impacted communities within the City considering, for example, the distribution of impacts 
to the following: 

 
(1) Air quality. 

(2) Water quality. 

(3) Soil contamination. 

(4) Waste management. 

(5) Hazardous materials. 

(6) Access to parks, natural areas, trail, community services, cultural activities, and 
historic and cultural resources, and other recreational or natural amenities. 

(7) Nuisances. 

(U) The development plan shall include mitigation plans that avoid or minimize significant 
impacts by limiting the degree or magnitude of the action.  Mitigation plans shall include 
detailed information on how the proposed project will avoid or minimize significant impacts 
identified and related to all applicable common and specific review standards, including but 
not limited to the following: 

 
(1) Detailed information on how the proposed project will avoid or minimize significant 

impacts on natural features must include an adaptive management plan and 
established performance criteria based on a local reference site and analogous 
habitat type. Plans submitted must address success criteria regarding quantity, 
quality, diversity and structure of vegetative cover or habitat value; and 

(2) Detailed information on how the proposed project will avoid or minimize significant 
impacts on historic and cultural features during the full span of ground disturbance 
and construction activities, to include an archeological monitoring plan that 
anticipates the possibility of new discoveries related to that activity; and plan(s) of 
protection that detail mitigation strategies for any identified historic and cultural 
resources. 

 

SECTION 6.27.8 SITE SELECTION AND CONSTRUCTION OF MAJOR NEW DOMESTIC WATER AND 
SEWAGE TREATMENT SYSTEMS AND MAJOR EXTENSIONS OF SUCH SYSTEMS 

6.27.8.1 Applicability 
6.27.8.2 Purpose and Intent 
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6.27.8.3 Specific Review Standards for Major New Domestic Water or Sewage Treatment Systems or 
Major Extensions 

 

SECTION 6.27.8.1 APPLICABILITY 

These Regulations shall apply to the site selection and construction of all major new domestic water 
and sewage treatment systems, and major extensions of such systems within the municipal 
boundaries of the City. 

SECTION 6.27.8.2 PURPOSE AND INTENT 

The specific purpose and intent of this Section are: 

(A) To ensure that site selection and construction of major new domestic water and sewage 
treatment systems and major extensions of such systems are conducted in such a manner as 
to avoid or fully mitigate impacts associated with such development; 

(B) To ensure that site selection and construction of major new domestic water and sewage 
treatment systems and major extensions of such systems are planned and developed in a 
manner so as not to impose an undue economic burden on existing or proposed communities 
within the City; 

(C) To ensure that the off-site significant impacts of new domestic water and sewage treatment 
systems are avoided or fully mitigated; and 

(D) To ensure that the surface and groundwater resources of the City are protected from any 
significant impact of the development of major water and sewage treatment systems and 
major extensions of such systems. 

SECTION 6.27.8.3 SPECIFIC REVIEW STANDARDS FOR MAJOR NEW DOMESTIC WATER OR SEWAGE 
TREATMENT SYSTEMS OR MAJOR EXTENSIONS 

A permit application for the site selection and construction of a major new domestic water or sewage 
treatment system or major extension of such system shall be approved with or without conditions 
only if the development plan complies with the review standards in Section 6.27.7.1 and the below 
standards, to the extent applicable or relevant. The standards shall be evaluated for significant 
impacts within the geographic context of the development plan, and relate to the magnitude, duration 
or likelihood of such an impact. To the extent a permit application may not comply with a particular 
standard, the applicant may demonstrate compliance with such standard by proposing mitigation 
measures that sufficiently offset the extent of noncompliance. If City Council finds the development 
plan does not comply with all applicable standards, the permit shall be denied unless City Council, in 
its sole discretion, imposes conditions pursuant to Section 6.27.6.15 which if fulfilled would bring the 
development plan into compliance with all applicable standards, in which case City Council may 
approve the permit. City Council may also impose additional conditions pursuant to Section 6.27.6.15 
on any permit. The specific review standards are: 

(A) New domestic water and sewage treatment systems shall only be constructed in areas which 
will result in the proper use of existing treatment plants and the orderly development of 
domestic water and sewage treatment systems within the City; and 

(B) Area and community development and population trends must demonstrate clearly a need 
for such development. 
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SECTION 6.27.9 SITE SELECTION OF ARTERIAL HIGHWAYS AND INTERCHANGES AND COLLECTOR 
HIGHWAYS 

6.27.9.1 Applicability 
6.27.9.2 Purpose and Intent 
6.27.9.3 Specific Review Standards for Arterial Highway, Interchange or Collector Highway Projects 
 

SECTION 6.27.9.1 APPLICABILITY 

This Division shall apply to the site selection of all arterial highways and interchanges and collector 
highways within the municipal boundaries of the City. 

SECTION 6.27.9.2 PURPOSE AND INTENT 

The specific purpose and intent of this Section are: 

(A) To ensure that community traffic needs are met; 

(B) To provide for the continuation of desirable community traffic circulation patterns by all 
modes; 

(C) To discourage expansion of demand for government services beyond the reasonable capacity 
of the community or region to provide such services as determined by the City; 

(D) To prevent direct conflicts with local, regional and state master plans; 

(E) To ensure that highway and interchange development is compatible with surrounding land 
uses; 

(F) To encourage the coordination of highway planning with community and development plans; 

(G) To discourage traffic hazards and congestion; 

(H) To minimize sources of traffic noise, air and water pollution; and 

(I) To protect scenic, natural, historical and cultural resources from destruction. 

SECTION 6.27.9.3 SPECIFIC REVIEW STANDARDS FOR ARTERIAL HIGHWAY, INTERCHANGE OR 
COLLECTOR HIGHWAY PROJECTS 

A permit for the site selection of an arterial highway, interchange or collector highway shall be 
approved with or without conditions only if the proposed development plan complies with the review 
standards in Section 6.27.7.1 and the below standards, to the extent applicable or relevant. The 
standards shall be evaluated for significant impacts within the geographic context of the development 
plan, and relate to the magnitude, duration or likelihood of such an impact. To the extent a permit 
application may not comply with a particular standard, the applicant may demonstrate compliance 
with such standard by proposing mitigation measures that sufficiently offset the extent of 
noncompliance. If City Council finds the development plan does not comply with all applicable 
standards, the permit shall be denied unless City Council, in its sole discretion, imposes conditions 
pursuant to Section 6.27.6.15 which if fulfilled would bring the development plan into compliance with 
all applicable standards, in which case City Council may approve the permit. City Council may also 
impose additional conditions pursuant to Section 6.27.6.15 on any permit. The specific review 
standards are: 
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(A) The proposed arterial highway, interchange or collector highway will be located so that 
natural habitats and features, historic and cultural resources, City natural areas and parks and 
other local government facilities and resources are protected to the maximum extent 
feasible; 

(B) The proposed arterial highway or interchange or collector highway will be located only in a 
corridor for which a clear and reasonable local and regional need has been demonstrated; 

(C) The location and access limitations for the arterial highway, interchange or collector highway 
will not isolate community neighborhoods from and, where practicable, will enhance access 
from community neighborhoods to public facilities including schools, hospitals, mass transit, 
pedestrian walkways and bikeways, recreational facilities and areas, community centers, 
government and social services provider offices and facilities, natural areas, and open spaces; 

(D) The construction of the arterial highway and interchange or collector highway shall be phased 
to minimize interference with traffic movement; 

(E) The location and access limitations for the arterial highway, interchange or collector highway 
will not restrict access to other roadways, mass transit facilities, pedestrian walkways and 
bikeways, local commercial services, residential developments, business and employment 
centers, and public facilities including schools, hospitals, recreational facilities and areas, 
natural areas, and open spaces; 

(F) Alternative modes of transportation will be incorporated into the proposal to the extent 
feasible; 

(G) If park-and-ride facilities are utilized, they shall be located in areas approved by the City; 

(H) The location of the proposed new or expanded arterial highway, interchange or collector 
highway will not impede the delivery of essential community services and goods; 

(I) Desirable local and regional community land use patterns will not be disrupted by the 
location of the proposed new or expanded arterial highway, interchange or collector 
highway; 

(J) The location and access limitations for the arterial highway, interchange or collector highway 
will not create safety hazards to motorists, pedestrians or bicyclists by causing or 
contributing to overuse, improper use or congestion, or cause unnecessary diversion of 
regional traffic onto other City roadways or inappropriate or inadequate connections to 
pedestrian and bicycle routes; 

(K) The proposed location of the new or expanded arterial highway, interchange or collector 
highway will be located so as to complement the efficient extension of planned public 
services, utilities and development in general, both regionally and within the City; 

(L) The proposed location of the new or expanded arterial highway, interchange or collector 
highway will adhere to the plan, process, procedure and requirements of the State and the 
Federal Highway Administration, and such construction, expansion or modification will be 
included in local and regional transportation plans; 
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(M) The proposed location of the new or expanded arterial highway, interchange or collector 
highway will not result in the destruction, impairment or significant alteration of sensitive, 
key commercial, tourist or visitor areas or districts within the City; 

(N) The proposed location of the new or expanded arterial highway, interchange or collector 
highway will not contribute to a negative economic impact to residential, commercial, tourist 
or visitor areas or districts within the City; 

(O) To the extent tolling is proposed, the use or level of tolling is appropriate in light of existing 
toll levels, if any, and any prior or projected public infrastructure investment; 

(P) The proposed highways can be integrated into the regional transportation network; 

(Q) The new or expanded arterial highway, or interchange or collector highway will not have a 
significant impact on prime or unique farmland as defined by the U.S. Department of 
Agriculture, Natural Resources Conservation Service; 

(R) The proposed location and design of the arterial highway, interchange or collector highway 
does not cause lighting impacts from headlights or streetlights to nearby residential 
neighborhoods or other developments or night sky objectives and plans; 

(S) Noise levels caused by the new or expanded arterial highway, interchange or collector 
highway will follow federal noise regulations;  

(T)  Vertical structures will match the character of the City through materials and design; and 

(U) The local air quality impacts of the new or expanded arterial highway, interchange or 
collector highway shall support attainment of federal and state ambient air quality standards 
and shall not increase risks to human health and the environment posed by air pollutants.  

SECTION 6.27.10FINANCIAL SECURITY 

6.27.10.1 Financial Security 

 

SECTION 6.27.10.1 FINANCIAL SECURITY 

(A) Before any development occurs pursuant to an approved permit issued pursuant to these 
Regulations, the applicant shall provide the City with a guarantee of financial security 
deemed adequate by the Director to accomplish the purposes of this Section, in a form 
approved by the City Attorney and payable to the City of Fort Collins. 

(B) The purpose of the financial guarantee is to ensure that the permittee shall faithfully perform 
all requirements of the permit and the Director shall determine the amount of the financial 
guarantee in consideration of the following standards, to the extent applicable or relevant to 
the approved development plan: 

(1) The estimated cost of returning the site of the permitted development plan to its 
original condition or to a condition acceptable in accordance with standards 
adopted by the City for the matter of state interest for which the permit is being 
granted; 
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(2) The estimated cost of implementing and successfully maintaining any revegetation 
required by the permit. 

(3) The estimated cost of completing the permitted development plan; and 

(4) The estimated cost of complying with any permit conditions, including mitigation, 
monitoring, reporting, and City inspections to ensure compliance with the terms of 
the permit. 

(C) Estimated cost shall be based on the applicant’s submitted cost estimate. The Director shall 
consider the duration of the development plan and compute a reasonable projection of 
increases due to inflation over the entire life of the development plan. The Director may 
require, as a condition of the permit, that the financial security shall be adjusted upon receipt 
of bids. 

(D) The financial guarantee may be released in whole or in part with the approval of the Director 
only when: 

(1) The permit has been surrendered to the Director before commencement of any 
physical activity on the site of the approved development plan; 

(2) The approved development plan has been abandoned and the site thereof has been 
returned to its original condition or to a condition acceptable to the Director in 
accordance with standards adopted by the Permit Authority for the matter of state 
interest for which the permit is being granted; 

(3) The approved development plan has been satisfactorily completed; or 

(4) Applicable guaranteed conditions have been satisfied. 

(E) Any security may be cancelled by a surety only upon receipt of the Director’s written consent 
which may be granted only when such cancellation will not detract from the purposes of the 
security. 

(F) If the license to do business in Colorado of any surety upon a security filed pursuant to these 
Regulations is suspended or revoked by any State authority, then the permittee, within sixty 
(60) days after receiving notice thereof, shall substitute a good and sufficient surety licensed 
to do business in the State.  Upon failure of the permittee to make substitution of surety 
within the time allowed, the Director shall suspend the permit until proper substitution has 
been made. 

(G) No security is acceptable if signed by or drawn on an institution for or in which the permittee 
is an owner, shareholder, or investor other than simply an account holder. 

(H) The Director may determine at any time that a financial guarantee should be forfeited 
because of any violation of the permit. The Director shall provide written notice of such 
determination to the surety and the permittee of their right to written demand of the Director 
within thirty (30) days of receiving written notice from the Director. 

(1) If no demand is made within said period, then the Director shall order in writing that 
the financial guarantee be forfeited and provide a copy of such order to the surety 
and permittee. 

 
(2) If a timely demand is received, the Director shall make good faith efforts to meet 

with the permittee and surety within thirty (30) days after the receipt of such 
demand. At the meeting the permittee and surety may present any information with 
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respect to the alleged violation for the Director’s consideration.  At the conclusion of 
any meeting, the Director shall either withdraw the notice of violation or order in 
writing that the financial guarantee should be forfeited and provide a copy of such 
order to the surety and permittee. 

(I) If the forfeiture results in inadequate revenue to cover the costs of accomplishing the 
purposes of the financial guarantee, the City Attorney shall take such steps as deemed proper 
to recover such costs, including imposing and foreclosing a City lien on real property and/or 
certifying the same to the County Treasurer for collection in the same manner as real property 
taxes, pursuant to Sections 31-20-105 and 106, C.R.S. 

(J) The financial security under this Section may be waived, in the Director’s sole discretion, if a 
proposed development plan is solely financed by state agencies, a political subdivision of the 
state, or a special or enterprise fund that has established to the Director’s satisfaction the 
availability of funds required to complete the proposed development plan. 

 

SECTION 6.27.11 SUSPENSION OR REVOCATION OF PERMITS 

6.27.11.1 Suspension or Revocation of Permits 

SECTION 6.27.11.1 SUSPENSION OR REVOCATION OF PERMITS 

(A) If the Director has reason to believe that the permittee has violated any provision of the 
permit or the terms of any regulation for administration of the permit, and such violation 
poses a danger to public health, safety, welfare, the environment or wildlife resources, the 
Director has the authority to order the immediate suspension of all operations associated 
with implementing the approved development plan and suspension of the permit until the 
danger has been eliminated. At such time as the Director has determined the danger is 
eliminated and any violations of the permit or the terms of any regulation for administration 
of the permit, the Director shall withdraw the suspension. Should the danger be eliminated 
but violations of the permit still exist, the Director shall suspend the permit for up to an 
additional one-hundred and eighty (180) days pursuant to (B)(3) below.  

(B) If the Director has reason to believe that the permittee has violated any provision of any 
permit or the terms of any regulation for administration of the permit, and such violation 
does not pose a danger to public health, safety, welfare, the environment or wildlife 
resources, the Director may temporarily suspend the permit for an initial period of up to thirty 
(30) days or until the violation is corrected, whichever occurs first. 

(1) Before imposing such temporary suspension, the Director shall provide written 
notice to the permittee of the specific violation and shall allow the permittee a period 
of at least fifteen (15) days to correct the violation from the date notice was provided. 

 
(2) If the permit holder does not agree that there is a violation, the permittee shall, within 

fifteen (15) days of the date notice was provided, submit a written response to the 
Director detailing why the temporary suspension should not occur. Upon receiving 
such response, the Director shall within ten (10) days issue a written response either 
withdrawing the notice of violation or imposing the temporary permit suspension. 
The Director’s decision is not subject to appeal. 

 
(3) Should a violation remain uncorrected after the initial period of temporary 

suspension has elapsed, the Director shall extend in writing the period of temporary 
suspension for up to an additional one-hundred and eighty (180) days or until the 
violation is corrected, whichever occurs first. Notice of such extension shall be 
provided to the permittee and the extended suspension may be appealed pursuant 
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to Chapter 2, Article VI, of the Code of the City of Fort Collins, however, pending 
such appeal hearing, the permit suspension shall remain in effect. 

(C) Subsequent to any extended temporary suspension imposed under (B)(3) above, the 
Director may permanently revoke the permit upon a written determination that the violation 
for which the temporary suspension was premised remains uncorrected. The determination 
shall be provided to the permittee and such revocation may be appealed pursuant to Chapter 
2, Article VI, of the Code of the City of Fort Collins, however, pending the decision of such 
appeal, the revocation shall remain in effect. 

(D) The Director may permanently revoke a permit upon a written determination that the 
permittee has failed to take substantial steps to initiate the permitted development or activity 
within twelve (12) months from the date of the issuance of the permit or within the timeframe 
of any extensions granted, or, if such steps have been taken, the permittee has failed to 
complete or pursue completion of the development or activity with reasonable diligence. The 
determination shall be provided to the permittee and such revocation may be appealed 
pursuant to Chapter 2, Article VI, of the Code of the City of Fort Collins, however, pending 
such appeal hearing, the revocation shall remain in effect. The permanent revocation of a 
permit does not bar the future submittal of a new permit application for the same, or 
substantially the same, proposed development plan. 

 

SECTION 6.27.12 PERMIT REVIEW, RENEWAL, AMENDMENT, TRANSFER 

6.27.12.1 Annual Review; Progress Reports 
6.27.12.2 Permit Renewal 
6.27.12.3 Permit Amendment 
6.27.12.4 Minor Revision Not Constituting a Material Change 
6.27.12.5 Transfer of Permits 
6.27.12.6 Inspection 

 

SECTION 6.27.12.1 ANNUAL REVIEW; PROGRESS REPORTS 

(A) Within thirty (30) days prior to each annual anniversary date of the granting of a permit, the 
permittee shall submit a report detailing any and all activities conducted by the permittee 
pursuant to the permit including, but not limited to, a satisfactory showing that the permit 
has complied with all conditions of the permit and applicable regulations for administration 
of the permit. 

(B) Director shall review the report within thirty (30) days from the date of submittal thereof.  If 
the Director determines, based upon its review, that the permittee was likely to have violated 
the provisions of the permit or applicable regulations, or both, the Director shall make a good 
faith effort to meet with the permittee to discuss the matter.  If the Director determines after 
any meeting that the permittee has violated the provisions of the permit or applicable 
regulations, or both, the Director may suspend and/or revoke the permit in accordance with 
Section 6.27.11.1. 

(C) Upon fulfillment of all permit conditions, this annual review requirement may be waived by 
the Director. 

(D) At any time, the Director may require the permittee to submit an interim progress report. 
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SECTION 6.27.12.2 PERMIT RENEWAL 

Permits issued under these Regulations may be renewed following the same procedure for approval 
of new permits except the renewal process shall not include the Director’s FONSI review pursuant to 
Section 6.27.6.5.  

SECTION 6.27.12.3 PERMIT AMENDMENT 

The Director shall require a permit amendment for any material change, as determined by the 
Director, in the construction, use, or operation of an approved development plan from the terms and 
conditions of an approved permit. The amendment shall be processed in accordance with and subject 
to the same procedures and requirements set forth herein for a permit except that the Director’s 
FONSI review pursuant to Section 6.6.5 shall not occur. 

SECTION 6.27.12.4 MINOR REVISION NOT CONSTITUTING A MATERIAL CHANGE 

The permittee may apply to the Director for minor revisions to an issued permit to correct errors or 
make other changes to conform the permit to actual conditions to the extent such minor revision is 
not a material change to the permit as determined by the Director. The Director is granted discretion 
to approve such minor revisions or to determine that a permit amendment is required pursuant to 
Section 6.27.12.3. In reviewing a requested minor revision or revisions, the Director shall consider the 
request in the context of previously approved minor revisions to determine whether in the aggregate, 
the requested minor revision or revisions constitute a material change. 

SECTION 6.27.12.5 TRANSFER OF PERMITS 

A permit may be transferred only upon the Director’s written consent. The Director must ensure in 
approving any transfer that the proposed transferee can and will comply with all the requirements, 
terms, and conditions contained in the permit and these regulations; that such requirements, terms, 
and conditions remain sufficient to protect the health, welfare, and safety of the public; and that an 
adequate guarantee of financial security can be made. 

SECTION 6.27.12.6 INSPECTION 

The Director in their sole discretion is empowered to cause the inspection of any development, 
operation, or decommissioning activities related to a permit, including on or off-site mitigation 
activities, to ensure compliance with such permit and applicable laws and regulations. The permittee 
shall provide reasonable access to property for which the permittee has the authority to do so and 
shall make good faith efforts to coordinate access for other property. To the extent such inspection 
is ongoing or otherwise subject to advance planning, the Director shall consult with the permittee to 
coordinate inspection to minimize potential disruptions. The Director may retain a third-party 
consultant to conduct such inspections, including a consultant with specialized knowledge or training, 
and the cost of all such inspections shall be the responsibility of the permittee. The inspections 
provided for under this Section are in addition to Section 6.26.3. 

 

SECTION 6.27.13 ENFORCEMENT 

6.27.13.1 Enforcement 

 

SECTION 6.27.13.1 ENFORCEMENT 

Any person engaging in development in a designated area of a state interest or conducting a 
designated activity of state interest who does not first obtain a permit pursuant to these Regulations, 
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who does not comply with permit requirements, or who acts outside the authority of the permit, is in 
violation of this Land Use Code and the City may take enforcement action pursuant to Division 6.26 
and may additionally take any other action available under these Regulations and civil or criminal law, 
including seeking injunctive relief, or revoking or suspending any permit issued pursuant to these 
Regulations or any permit issued pursuant to the Land Use Code or the Code of the City of Fort 
Collins. These Regulations are not intended to create third party rights of enforcement. 

 

DIVISION 6.28 GUIDELINES AND REGULATIONS FOR AREAS AND 
ACTIVITIES OF STATE INTEREST: PURPOSE, APPLICABILITY, AND   
APPLICABLE COMMON DEVELOPMENT REVIEW PROCEDURES

SECTION 6.28.1 PURPOSE.  

Pursuant to Colorado Revised Statutes Section 24-65.1-101, et. seq, the City is empowered to 
designate certain activities and areas to be matters of state interest and to regulate designated 
activities and areas through adopted guidelines and regulations. The Land Use Code areas and 
activities of state interest provisions in Article 6 set forth procedures and requirements for the 
designation of activities and areas as matters of state interest, procedures for requesting a permit to 
conduct a designated activity or develop in a designated area, and criteria that must be met in order 
for a permit to be issued.  

 

SECTION 6.28.2 APPLICABILITY.  

These areas and activities of state interest provisions shall apply to all proceedings and decisions 
concerning identification, designation, and regulation of any development in any area of state interest 
or any activity of state interest that has been or may hereafter be designated by the City Council. To 
the extent a proposed development plan could be reviewed under another Land Use Code process, 
such plan shall be reviewed under Division 6.27 unless an exemption exists pursuant to Section 
6.27.4.1 or the Director issues a finding of no significant  impact (“FONSI”) pursuant to Section 
6.27.6.5.  Proposed development plans for which the Planning and Zoning Commission denied a Site 
Plan Advisory Review application prior to the effective date of Division 6.27 shall be subject to such 
regulations unless an exemption exists or a FONSI is issued. 

 
A permit to conduct a designated activity or develop in an area of state interest may be issued for a 
proposed development plan that is to be located in one or more zone districts regardless of whether 
the zone district or districts list the use proposed by the proposed development plan as an allowed 
use or otherwise prohibit such use. 

 

SECTION 6.28.3 PROCESS.  

 
(A) Step 1 (Conceptual Review): Applicable.  

 
(Pre-Application Area or Activity Review): The Director shall require an additional pre-
application areas and activities review pursuant to Section 6.6.3 for any proposed 
development plan that the Director determines may require a permit pursuant to Article 6. 
The purposes of the pre-application area or activity review are described in Section 
6.27.6.3(A). The Director may retain the services of third-party consultants pursuant to the 
terms of Land Use Code Section 6.3.3(D)(3) to assist the Director during the pre-application 
areas and activities review. 
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(B) Step 2 (Neighborhood Meeting): Pursuant to Section 6.27.6.6, a neighborhood meeting is 

required before the Director may determine that a permit application is complete pursuant 
to Section 6.6.8 and no sooner than fifteen (15) days after the date the Director issues a 
FONSI determination. The ten (10) day period after the neighborhood meeting before an 
application may be submitted shall not apply. 

 
(C) Step 3 (Development Application Submittal): Applicable. The simultaneous processing of 

development applications submitted in association with an application for a permit to 
conduct a designated activity or develop in an area of state interest is addressed in Section 
6.27.6.10, and combined applications for a permit to conduct multiple activities or develop in 
multiple areas of state interest is addressed in Section 6.27.6.11. 

 
(D) Step 4 (Review of Application): Applicable except that Section 6.27.6.8 shall substitute for 

Land Use Code Section 6.3.4(A). 
 

(E) Step 5 (Staff Report): Applicable. 
 

(F) Step 6 (Notice): Applicable with particular timing for published and mailed notice as set forth 
in Section 6.27.6.12. 

 
(G) Step 7 (Public Hearing): 

 
7(A) (Decision Maker):  Not applicable and in substitution therefor, City Council is the 
decision maker on permits pursuant to Division 6.27 after receiving a Planning and Zoning 
Commission recommendation. 

 
Steps 7(B) (Conduct of Public Hearing), 7(C) (Order of Proceedings at Public Hearing): 

 
Applicable to Planning and Zoning Commission hearings where a recommendation on a 
permit application will be made. 

 
Not applicable to City Council hearings where a decision on a permit application will be made. 
City Council shall adopt into its rules of procedure a procedure for conducting such hearings. 

 
Applicable to appeals of Director FONSI determinations to the Planning and Zoning 
Commission as modified pursuant to Section 6.3.12(D)(5). 

 
Not applicable to appeals to City Council of Planning and Zoning Commission decisions on 
appeals of Director FONSI decisions. The procedures set forth in the Code of the City of Fort 
Collins Chapter 2, Article II, Division 3 shall apply. 

 
7(D) (Decision and Findings): Not applicable and in substitution therefor, see Section 6.27.6.5 
regarding Director FONSI determinations, Section 6.3.12(D) regarding appeals of Director 
FONSI decisions, and Section 6.27.6.12 regarding Planning and Zoning Commission 
recommendations on permits and City Council permit decisions. 
 
7(E) (Notification to Applicant), 7(F) (Record of Proceedings), 7(G) (Recording of Decisions 
and Plat): Applicable. 

 
(H) Step 8 (Standards): Applicable except that the applicable standards that must be met are 

set forth in Division 6.27. 
 
(I) Step 9 (Conditions of Approval): Applicable to Planning and Zoning Commission 

recommendations on permit applications and City Council decisions on permit applications 
as modified pursuant to Section 6.27.6.15. 
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(J) Step 10 (Amendments): Not applicable and in substitution thereof, the requirements of 

Sections 6.27.12.3 and 6.27.12.4 shall apply. 
 

(K) Step 11 (Lapse): Only 6.3.11(A) is applicable and approved permits for areas and activities of 
state interest are not eligible for vested rights pursuant to the Land Use Code. Sections 
6.27.6.15 and 6.27.11.1 require that the permittee make substantial steps toward initiating and 
completing the proposed development plan or the permit may be subject to revocation. 

 
(L) Step 12 (Appeals): Applicable pursuant to Section 6.3.12(D). 
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ARTICLE 7 
RULES OF MEASUREMENT and 
DEFINITIONS 

DIVISION 7.1 MEASUREMENT

7.1.1 GENERAL. 

The rules of measurement set forth in 7.1.2 shall generally apply to this Code unless otherwise specified. For 
words, terms, and phrases words used in the Rules of Measurement that are not defined in Sections 7.1.2, or 
Division 7.2, the Director shall have the authority and power to interpret or define such words, terms and 
phrases. In making such interpretations or definitions, the Director may consult appropriate secondary 
sources. 

   

7.1.2 RULES OF MEASUREMENT. 

The following words, terms and phrases, when used in this Code, shall have the meanings ascribed to 
them in this section:  
 
Block shall mean a unit of land bounded by streets or by a combination of streets and public lands, railroad 
rights-of-way, waterways or any barrier to the continuity of development, but shall not include in the 
calculation of the block size measurement the barriers creating the boundary.  
 
Building frontage shall mean that side of a building that faces and is parallel to or most nearly parallel to a 
public or private street. The length of the frontage is determined by measuring along the outside walls of the 
building and including eaves that are at least eight (8) feet above grade and are an integral part of the roof or 
building wall. There can be only one (1) building frontage for each street upon which a building faces.  
 
Build-to line shall mean the line on which the front of a building or structure must be located or built and 
which is measured as a distance from a public right-of-way street. To establish "build-to" lines, buildings shall 
be located and designed to align or approximately align with any previously established building/sidewalk 
relationships that are consistent with this standard. block patterns. Accordingly, at least thirty (30) percent of 
the total length of the building along the street shall be extended to the build-to line area. If a parcel, lot or 
tract has multiple streets, then the building shall be built to at least two (2) of the built to lines m according to 
(A) through (C) below, i.e. to a street corner. If there is a choice of two (2) or more corners, then the building 
shall be built to the corner that is projected to have the most pedestrian activity associated with the building. 

(A) Buildings shall be located no more than fifteen (15) feet from the right-of-way of an adjoining street if 
the street is smaller than a full arterial or has on-street parking. 

(B) Buildings shall be located at least ten (10) and no more than twenty-five (25) feet behind the street 
right-of-way of an adjoining street that is larger than a two-lane arterial that does not have on-street 
parking. 

(C) Exceptions to the build-to line standards shall be permitted: 
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(1) in order to form an outdoor space such as a plaza, courtyard, patio or garden between a building and the 

sidewalk. Such a larger front yard area shall have landscaping, low walls, fencing or railings, a tree 
canopy and/or other similar site improvements along the sidewalk designed for pedestrian interest, 
comfort and visual continuity. 

(2) if the building abuts a four-lane or six-lane arterial street, and the Director has determined that an 
alternative to the street sidewalk better serves the purpose of connecting commercial destinations due to 
one or more of the following constraints: 

 
(a) high volume and/or speed of traffic on the abutting street(s), 

 
(b) landform, 

 
(c) an established pattern of existing buildings that makes a pedestrian-oriented streetfront infeasible.  

Such an alternative to the street sidewalk must include a connecting walkway(s) and may include 
internal walkways or other directly connecting outdoor spaces such as plazas, courtyards, squares 
or gardens. 

 
(3) in the case of Large Retail Establishments, Supermarkets or other anchor-tenant buildings that face 

internal connecting walkways with pedestrian frontage in a development that includes additional 
outlying buildings abutting the street(s). 

(4) if a larger or otherwise noncompliant front yard area is required by the City to continue an established 
drainage channel or access drive, or other easement. 

(5) in order to conform to an established pattern of building and street relationships, a contextual build-to 
line may fall at any point between the required build-to line and the build-to line that exists on a lot that 
abuts, and is oriented to, the same street as the subject lot. If the subject lot is a corner lot, the 
contextual build-to line may fall at any point between the required build-to line and the build-to line that 
exists on the lot that is abutting and oriented to the same street as the subject lot. A contextual build-to 
line shall not be construed as allowing a vehicular use area between the building and the street. 

 
Bulk plane shall mean the imaginary plane that limits the allowable space a building may occupy. Dormer, 
eaves, chimneys and other architectural details are exempt from the bulk plane requirements. Bulk Plane 
requirements vary by zone district. Specific dimensions vary for lots with north facing walls along side-interior 
lot lines with an adjoining property. 
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Contextual build-to line shall mean a build-to line that falls at any point between the required build-to line and 
the build-to line that exists on a lot that abuts, and is oriented to, the same street as the subject lot, in order to 
conform to an established pattern of building and street relationships. A contextual build-to line shall not be 
construed as allowing a vehicular use area between the building and the street. 
 

Contextual Height Setback. Properties adjacent to lower scaled residential zone districts shall comply with the 
Contextual Height Setback, which requires floors above the second story to be setback an additional 25’ from 
the property line. This does not apply to detached homes, duplexes, or accessory structures. 

 
 

Density shall mean the overall number of dwelling units located on the gross or net residential acreage (as 
applicable) contained within the development and calculated on a per-acre basis.   

(A) Calculation of the gross residential density shall be performed (and included on the development plan) in 
the following manner: 

 
(1) Determining the gross acreage. The gross acreage of all the land within the boundaries of the 

development shall be included in the density calculation except: 
 

(a) any interest in land that has been deeded or dedicated to any governmental agency for public use 
prior to the date of approval of the development plan; provided, however, that this exception shall 
not apply to any such acquisition of an interest in land solely for open space, parkland or 
stormwater purposes; and 
 

(b) land devoted to nonresidential uses such as commercial, office, industrial or civic uses. 

(2) The foregoing gross acreage calculation shall be shown in a table format on the development plan and 
shall form the basis for calculating the gross residential density. 
 

(3) The total number of dwelling units shall be divided by the gross residential acreage. The resulting gross 
residential density shall also be shown in a table format on the development plan. 

 
(B) Calculation of the net residential density shall be performed (and included on the development plan) in the 

following manner: 
 

(1) Determining the net residential acreage. The net residential acreage shall be calculated by subtracting 
the following from the gross acreage, as determined in subsection (A) above: 
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(a) land to be dedicated for arterial streets; 
 
(b) land containing natural areas or features that are to be protected from development and 

disturbance in accordance with the requirements of LUC Section 5.6.1, "Natural Habitats and 
Features,"; 
 

(c) land set aside from development due to a geologic hazard in accordance with the requirements of 
LUC Section 5.6.5, "Hazards,"; 
 

(d) land containing outdoor spaces that are to be dedicated to the public or deeded to the 
homeowner's association and preserved for a park or central green, but only if the total area of land 
does not exceed twenty-five (25) percent of the gross acreage of the project development plan and 
the outdoor space meets the following criteria: 

 
(I) At least thirty-five (35) percent of the boundary of the outdoor space is formed by 

nonarterial, public streets, and the rear facades and rear yards of houses abut not more 
than two (2) sides or more than fifty (50) percent of the boundary frontage of the outdoor 
space. 
 

(II) At a minimum, the outdoor space consists of maintained turf. In addition, such outdoor 
spaces may include features such as: buildings containing recreation or meeting rooms;, 
playgrounds;, plazas;, pavilions;, picnic tables;, benches;, orchards;, walkways or other 
similar features. 
 

(III) The outdoor space is no less than ten thousand (10,000) square feet in area. 
 

(IV) The outdoor space does not consist of a greenbelt or linear strip but has a minimum 
dimension of fifty (50) feet in all directions in any nonrectangular area, or seventy-five (75) 
feet in any rectangular area. 
 

(V) The outdoor space is located and designed to allow direct, safe and convenient access to 
the residents of surrounding blocks. 
 

(VI) Storm drainage functions that are integrated into outdoor spaces allow adequate space for 
active recreation purposes and do not result in slopes or gradients that conflict with active 
recreation. Stormwater retention areas (which have no outlet) shall not be allowed. No 
more than ten (10) percent of an outdoor space shall consist of gradients greater than four 
(4) percent. 

(e) land dedicated to public alleys. 
 

(f) land dedicated to pedestrian/bicycle path connections when required pursuant to subsection 
5.9.1(C)(6) or subsection 5.3.2(E)(3) or when provided voluntarily by the applicant to connect cul-
de-sacs to nearby streets, provided that such connections do not exceed two hundred fifty (250) 
feet in length. 
 

(g) land dedicated to landscaped traffic circles, squares, islands and boulevard strips separating the 
travel lanes of collector or local streets, provided that such features have the following minimum 
width dimensions: 
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(I) boulevard strips: twenty-five (25) feet at any point; and. 

 
(II) traffic circles, squares, or islands: forty (40) feet at any point. 

 
(2) The foregoing net acreage calculation shall be shown in a table format on the development plan and 

shall form the basis for calculating the net residential density. 
 

(3) The total number of dwelling units shall be divided by the net residential acreage. The resulting density 
shall also be shown in a table format on the development plan. 
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Floor area shall mean the gross floor area of all buildings on the property, greater than 120sf or greater than 
8ft in height, as measured along the outside walls of a building and shall be calculated to include each floor 
level.  

 

Floor area shall be calculated as follows: 

(A) In all zone districts except in the Old Town zone district Floor area calculations shall not include open 
balconies, the first seven hundred twenty (720) square feet of the total of all sheds, garages or other 
enclosed automobile parking areas, basements and one-half (½) of all storage and display areas for 
hard goods. 
 

(B) In the Old Town Zone district floor area shall be calculated to include the floor area of the following 
spaces and building elements.  

(1) One hundred (100) percent of the floor area of the following spaces and building elements:   
 

(a) The total floor area of all principal buildings as measured along the outside walls of such buildings; 
and  

(b) each finished floor level at and above grade; and  
(c) unfinished floor levels at and above grade excluding unfinished attic space; and  

 
(d) basement floor areas where any exterior basement wall is exposed by more than three (3) feet 

above the existing grade at the interior side lot line adjacent to the wall; and   
 

(e) roofed porches, balconies and breezeways that are enclosed on more than two (2) sides; and 
 

(f) attached carports, garages and sheds; and  
   

(g) Detached accessory buildings larger than one hundred and twenty (120) square feet, including the 
area of the uppers story having a ceiling of height of seven and one-half (7½) feet. Detached 
accessory building floor area shall not be calculated into the allowed floor area of the primary 
building. 

 
(2) Two hundred (200) percent for the floor area of the following spaces and building elements:   
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(a) High volume spaces on the first or second floor where the distance between the floor and the 
ceiling or roof rafters directly above is greater than fourteen (14) feet.   

 
Floor Area Ratio (FAR) shall mean the amount of gross floor area of all principal buildings on a lot or block, as 
the case may be, divided by the total area of such lot, or the block size, respectively, on which such buildings 
are located. For mixed-use blocks, the residential square footage shall be added to the commercial 
development for a total block FAR. 

Front Facade Design. At least one (1) front façade feature from the menu below shall be included to promote 
pedestrian orientation and compatibility with the character of the structures on the block face: 

(A) Limited 2-story facade. Two-story front-facade width is no more than 40’, with any remaining two-
story front facade setback an additional six (6) feet.  

 

 

 

(B) 1-story element. The portion of the facade closest to the street is one- story, with any two-story facade 
setback an additional six (6) feet from the street.  
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(C) Covered entry. The portion of the facade closest to the street is one- story, with any two-story facade 
setback an additional six (6) feet from the street.  

 

 
Half story. When the floor area of the top story is less than, or equal to half of the ground floor area. 

 

 
 

Height shall mean the distance above a given level. Depending upon the context, height may be measured 
according to any of several methods, as follows: 

(A) Building Height Measured in Stories. In measuring the height of a building in stories the following 
measurement rules shall apply:  

 
(1) A balcony or mezzanine shall be counted as a full story when its floor area is in excess of one-third (1 /3) 

of the total area of the nearest full floor directly below it.  
 

(2) Half (1/2) story shall mean a space under a sloping roof that has the line of intersection of the roof and 
wall face not more than three (3) feet above the floor level, and in which space the possible floor area 
with head room of five (5) feet or less occupies at least forty (40) percent of the total floor area of the 
story directly beneath.  
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(3) No story of a commercial or industrial building shall have more than twenty-five (25) feet from average 
ground level at the center of all walls to the eave/wall intersection or wall plate height if there is no 
eave, or from floor to floor, or from floor to eave/wall intersection or wall plate height as applicable.  
 

(4) A maximum vertical height of twelve (12) feet eight (8) inches shall be permitted for each residential 
story measured from average ground level at the center of all walls to the eave/wall intersection or wall 
plate height if there is no eave, or from floor to floor, or from floor to eave/wall intersection or wall plate 
height as applicable. This maximum vertical height shall apply only in the following zone districts: U-E; 
R-F; R-L; L-M-N; M-M-N; OT-A; OT-B; OT-C; R-C; C-C-N; N-C; H-C; and M-H.  

 

(B) Building Height Measured in Feet. When measured in feet, building height shall be measured from the 
average of the finished ground level at the center of all walls of a building or structure to the highest 
point of the roof surface or structure. 

 

                        
 

(C) Transitional Height. Regardless of the maximum building height limit imposed by the zone district 
standards of this Land Use Code, applicants shall be allowed to use a "transitional" height limit. The 
allowed "transitional" height may fall at or below the midpoint between the zone district maximum 
height limit and the height, in feet, of a building that exists on a lot that abuts the subject lot and faces 
the same street as the building on the subject lot. This provision shall not be interpreted as requiring 
greater minimum heights or lower maximum heights than imposed by the underlying zone district. 

 
Integrate with existing structure shall mean using the existing structure to achieve a new use and/or using the 
existing structure to achieve an increase in the number of dwelling units at an existing use. In order to meet 
the definition of integrate existing structure, the following requirements must be met: 
 
(A) Exterior walls must remain and cannot be demolished except for the following: 

(1) New windows, doors, or entry features may be added and only the area of the new features may be 
removed from the existing wall; 

(2) 0% of front walls, 25% of side walls, and 100% of rear walls may be removed; and 
(3) Exterior finishes may be maintained or replaced without increasing the footprint. 

 
(B) In conjunction with the demolition exceptions in (A), additions to existing structure may occur. Additions 

shall be subordinate to the existing structure by satisfying all of the following requirements: 
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(1) The addition must be the same height as the existing structure or lower; 
(2) The addition must be placed to the rear of the existing structure; 
(3) The addition must be designed to be compatible with defining features including but not limited to 

materials, finishes, windows, doors, entries, porches, decks, and balconies of the existing structure; and 
(4) The addition may not increase the footprint of the existing structure by more than 50%. 
 

(C) Any allowed demolition or additions shall be identified in the building permit submittal. 
 

 
Lot shall mean a designated parcel, tract or area of land established by plat, subdivision or otherwise 
permitted by law to be used, occupied or designed to be occupied by one (1) or more buildings, structures or 
uses, that abuts a dedicated right-of-way, private street or private drive, any of which is at least twenty (20) 
feet wide at all points.  

 
Lot area shall mean the amount of horizontal (plan view) land area within lot lines. (See also Section 5.7.4) 

Lot line, front shall mean the property line dividing a lot from a street. On a corner lot only one (1) street line 
shall be considered as a front line, and the street to which the primary entrance of the principal building faces 
or to which the building is addressed, shall be considered the front line. 

Lot line, rear shall mean the line opposite the front lot line. 

 

Lot line, side shall mean any lot lines other than front lot line or rear lot line. 

 
 

Lot width shall mean the horizontal (plan view) distance between the side lot lines as measured along a 
straight line parallel to the front lot line or the chord thereof. The minimum lot width shall be measured 
between the side lot lines along a line that is parallel to the front lot line and located at the minimum front 
setback distance from the front lot line. In the case of cul-de-sac lots, the minimum lot width may be 
measured between the side lot lines along a line that is parallel to the front lot line and located at the actual 
front building line. 
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Measuring distances between uses. When a distance is required between uses, the distance shall be measured 
in a straight line from the closest point on the boundary line of one (1) property to the closest point on the 
boundary line of the other property. 
 
Minimum frontage or minimum building frontage shall mean a measurement equal to a fraction, the 
denominator of which is the sum of the length of all perimeter streets bounding the block, and the numerator 
of which is the sum of the length (as measured within twenty [20] feet of the perimeter street right-of-way) of 
all buildings that have windows and entries oriented to the street, plus twenty (20) percent of the length (as 
measured within thirty [30] feet of the perimeter street right-of-way) of any plazas or pedestrian accessible 
landscaped areas within the block. In no case shall parking lots or blank rear or side walls be included in the 
minimum frontage calculation.  
 

Mounting height (MH) shall mean the vertical distance between the finish grade and the center of the apparent 
light source of the luminaire.  

 
Secondary roof shall mean a flat roof structure that is at least 10 feet lower than another roof structure on the 
same building.  
 
Setback shall mean the required unoccupied open space between the nearest projection of a structure and the 
property line of the lot on which the structure is located, except as modified by the standards of this Code. 
Required setbacks shall be unobstructed from the ground to the sky except as specified in Section 5.13.2. 
 

Side Facade Design. Side facade design can be accomplished by offsetting the floor plan, recessing or 
projection of design elements, change in materials and/or change in contrasting colors. Projections shall fall 
within setback requirements. 

(A) Wall Offset. Two-story facade width at minimum is no more than forty (40) feet, with any remaining 
two-story facade setback an additional six (6) feet beyond the minimum required side yard.  
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(B) Step Down in Height. Two story facade width at minimum is no more than forty (40) feet, with any 
remaining facade width at the side yard reduced to one-story.  

 

 
 

(C) One-Story Element. One-story building element with a minimum depth of six (6) feet is located at the 
minimum side yard.  

 
 

(D) Additional Setback. Any two-story facade is set back an additional six (6) feet beyond the minimum 
required side yard. 
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DIVISION 7.2 DEFINITION

7.2.1 GENERAL. 

For words, terms and phrases used in this Land Use Code that are not defined in Section 7.2.2 or elsewhere in 
this Land Use Code, the Director shall have the authority and power to interpret or define such words, terms 
and phrases. In making such interpretations or definitions, the Director may consult appropriate secondary 
sources.  

7.2.2 DEFINITIONS. 

The following words, terms and phrases, when used in this Code, shall have the meanings ascribed to them 
in this section:  

Abut or abutting shall mean touching. An abutting condition shall not be affected by the parcelization or 
division of land that results in an incidental, nonbuildable, remnant lot, tract or parcel.  

Accessory building (or structure) shall mean a building (or structure) detached from a principal building and 
customarily used with, and clearly incidental and subordinate to, the principal building, and ordinarily located 
on the same lot with such principal building.  

Accessory dwelling unit (ADU), detached shall mean an additional, subordinate dwelling unit created on a lot 
with a primary dwelling unit. The additional unit is smaller than the primary dwelling unit (except when the 
accessory dwelling unit is in an existing basement). The accessory dwelling unit includes its own independent 
living facilities including habitable space.  It is designed for residential occupancy by one or more people, 
independent of the primary dwelling unit. 

Accessory dwelling unit (ADU), attached shall be defined as an additional, subordinate dwelling unit created on 
a lot with a primary dwelling unit. The additional unit is smaller than the primary dwelling unit (except when 
the accessory dwelling unit is in an existing basement). The accessory dwelling unit includes its own 
independent living facilities which constitute habitable space.  It is designed for residential occupancy by one 
or more people, independent of the primary dwelling unit. The unit may have a separate exterior entrance or 
an entrance to an internal common area accessible to the outside. 

Accessory use shall mean a use of land or of a building or portion thereof customarily used with, and clearly 
incidental and subordinate to, the principal use of the land or building and ordinarily located on the same lot 
with such principal use.  

Adequate shall mean a water supply that will be sufficient for build-out of the proposed development in 
terms of quality, quantity, dependability, and availability to provide a supply of water for the lifetime of the 
type of development proposed and may include reasonable conservation measures and water demand 
management measures to account for hydrologic variability. 

Adequate public facilities ("APF") shall mean the public facilities and services necessary to maintain the 
adopted level of service standards.  

Adequate public facilities management system ("APF management system") shall mean the procedures and/or 
process that the city utilizes to assure that development approvals and permits, including but not limited to 
building permits and site-specific development plans, are not issued unless the necessary facilities and 
services are available concurrently with the impacts of development.  

Adjacent shall mean nearby, but not necessarily touching. The determination of "nearby" shall be made by the 
City on a case-by-case basis, taking into consideration the context in which the term is used and the variables 
(such as but not limited to size, mass, scale, bulk, visibility, nature of use, intensity of use) that may be relevant 
to deciding what is "nearby" in that particular context. Adjacency shall not be affected by the existence of a 
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platted street or alley, a public or private right-of-way, or a public or private transportation right-of-way or 
area.  

Administrative review shall mean review by the Director in accordance with the provisions of Article 6. Also 
known as Type 1 review.  

Adult day/respite care center shall mean a nonresidential facility providing for the care, supervision, protection 
and social activities of adults and persons over sixteen (16) years of age during normal daytime working hours 
and allowing overnight stay on a short-term basis as a subordinate function. 

Adult material shall mean any material including, but not limited to, books, magazines, newspapers, movie 
films, slides or other photographic or written materials, video tapes, video disks, computer software and/or 
other items or devices that are distinguished or characterized by their emphasis on depicting, describing or 
relating to "specified anatomical areas" or "specified sexual activities."  

Adult-oriented use shall mean a use of property where the principal use, or a significant or substantial adjunct 
to another use of the property, is the sale, rental or display of adult material, or is an offering of live 
entertainment, dancing or material that is distinguished or characterized by its emphasis on depicting, 
exhibiting, describing or relating to "specified sexual activities" or "specified anatomical areas" as the primary 
attraction to the premises, including, but not limited to:  

(A) Adult bookstore, adult novelty store or adult retail store: any establishment that has adult material as a 
significant or substantial portion of its stock-in-trade, or derives a significant or substantial portion of 
its revenues from such material, or devotes a significant or substantial portion of its interior business or 
interior advertising to such material, or maintains a substantial or significant portion of its gross floor 
area or display space for the sale or rental, for any form of consideration, of such material, including, 
but not limited to, books, magazines, newspapers, movie films, slides or other photographic or written 
material, video tapes, video disks, computer software and/or other items or devices. For the purpose of 
this subparagraph (1), "significant or substantial" shall mean more than twenty (20) percent.  
 

(B) Adult cabaret, restaurant or place of business: a cabaret, restaurant or place of business that features 
waitresses, waiters, dancers, go-go dancers, exotic dancers, strippers, gender impersonators or similar 
entertainers attired in such manner as to display "specified anatomical areas."  
 

(C) Adult hotel or motel: any hotel or motel in which the presentation of adult material is the primary or 
principal attraction.  
 

(D) Adult mini-motion picture theater: any theater or establishment with a capacity of less than fifty (50) 
persons in which the presentation of adult material is the primary or principal attraction.  
 

(E) Adult motion picture theater: any theater or establishment with a capacity of fifty (50) or more persons 
in which the presentation of adult material is the primary or principal attraction.  
 

(F) Adult photo studio: any establishment that, upon payment of a fee, provides photographic equipment 
and/or models for the purpose of photographing, sketching, drawing, painting or sculpturing "specified 
anatomical areas," but shall not include a private school licensed by the State of Colorado or a college, 
junior college or university supported entirely or in part by public funds or a private college or 
university that maintains and operates educational programs in which credits are transferable to a 
college, junior college or university supported entirely or in part by public funds.  
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(G) Other adult amusement or entertainment: any other amusement, entertainment or business which is 
distinguished or characterized by an emphasis on acts or adult material depicting, describing or 
relating to "specified sexual activities" or "specified anatomical areas."  

 
Adverse effect, for purposes of Section 5.8.1 only, shall mean that a project or undertaking may alter, directly 
or indirectly, any of the characteristics that qualify a property for designation in a manner that would diminish 
the property's integrity. Adverse effects may include reasonably foreseeable effects caused by the 
undertaking that may occur later in time, be removed in distance, or be cumulative.  

Affordable housing development shall mean a development project in which at least ten (10) percent of said 
dwelling units (the “affordable housing units”) are to be available for rent or purchase on the terms described 
in the definitions of affordable housing unit for rent or affordable housing unit for sale (as applicable). 

Affordable housing unit for rent shall mean a dwelling unit that is available for rent on terms that would be 
affordable to households earning eighty (80) percent or less of the Area Median Income (AMI) as calculated 
for Fort Collins by the Department of Housing and Urban Development (HUD) and adjusted for household size, 
and at a cost that results in a household paying thirty (30) percent or less of their gross income for housing, 
including rent and utilities.  

Affordable housing unit for sale shall mean a dwelling unit that is available for purchase on terms that would 
be affordable to households earning one hundred (100) percent or less of the Area Median Income (AMI) as 
calculated for Fort Collins by the Department of Housing and Urban Development (HUD) and adjusted for 
household size, and at a cost that results in a household paying less than thirty-eight (38) percent of their 
gross income for housing, including principal, interest, taxes, insurance, utilities and homeowners' association 
fees. 

Air contaminant shall mean any fume, smoke, particulate matter, vapor, gas or any combination but not 
including water vapor or steam condensation.  

Air contamination source shall mean any source whatsoever at, from or by reason of which there is emitted or 
discharged into the atmosphere any air contaminant.  

Alley shall mean a minor way used primarily for vehicular service access to the back of properties abutting on 
a street.  

Animal boarding shall mean the operation of an establishment in which domesticated animals other than 
household pets are housed, groomed, bred, boarded, trained or sold. This term shall not include the operation 
of a kennel.  

Antenna(s) shall have the meaning set forth in § 29-27-402, Colorado Revised Statutes. 

Architectural Features shall mean the architectural elements embodying style, design, general arrangement, 
and components of the exterior of any building or structure, include, but not limited to, the kind, color, and 
texture of the building materials, and the style and type of such items as a porch, covered stoop, portico or 
other similar feature. 
 

Arterial street shall mean a street that is anticipated to carry in excess of three thousand five hundred (3,500) 
vehicles per day in traffic volume, at desirable speeds ranging from thirty (30) to forty-five (45) miles per 
hour, and that is defined specifically as such on the Master Street Plan of the City and is used for travel 
between areas within and outside the City.  

Artisan and photography studio and gallery shall mean the workshop or studio of an artist, craftsperson, 
sculptor or photographer, which workshop is primarily used for on-site production of unique custom goods 
through the use of hand tools or small-scale equipment, and only incidentally used, on an infrequent basis if at 
all, as an accessory gallery or for incidental sales.  
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Auto-oriented development shall mean development that is designed primarily to attract or accommodate 
customers, workers or residents who travel to the site by automobile, rather than pedestrians.  

Auto-related and roadside commercial shall mean those retail and wholesale commercial activities that are 
typically found along highways and arterial streets. Uses include freestanding department stores; auction 
rooms; automobile service stations; repair facilities, car washes; boat, car, trailer, motorcycle showrooms, sales 
and repair; fuel and ice sales; greenhouses and nurseries; warehouses and storage; repair or rental of any 
article; exterminating shops; drive-in restaurants; adult-oriented uses; and other uses that are of the same 
general character. This definition applies only for the purpose of clarifying the classification and measurement 
system as found in the Sign Regulations of this Code, and shall not be deemed to permit such uses under this 
Code. 

Auto-related uses shall mean establishments primarily engaged in the sale, rental, service, repair, storage or 
salvage of automobiles and trucks.  

Banner shall mean a type of temporary sign that is painted or printed on cloth, vinyl, or other flexible material, 
which is designed to be stretched between poles, fence posts or wire, mounted in a freestanding frame, or 
hung on walls with ties, clips, rails, brackets, hooks, or frames.  

Banner frame shall mean a type of wall sign composed of a frame that is secured to a building wall and used to 
stretch banners such that they are tightly stretched and their mounting hardware is hidden from view.  

Bar shall mean an establishment providing or dispensing fermented malt beverages, and/or malt, special malt, 
vinous or spirituous liquors and in which the sale of food products such as sandwiches or light snacks is 
secondary (also known as a tavern).  

Base station shall mean a structure or equipment at a fixed location that enables FCC-licensed or authorized 
wireless communications between user equipment and a communications network, except that a base station 
does not include or encompass a tower or any equipment associated with a tower, as defined herein. Base 
station does include: 

(1) Equipment associated with wireless communications services such as private broadcast, and 
public safety services, as well as unlicensed wireless services and fixed wireless services such as 
microwave backhaul that, at the time the relevant application is filed with the City under this Article, 
has been reviewed and approved under the applicable zoning or siting process, or under another 
State or local regulatory review process, even if the structure was not built for the sole or primary 
purpose of providing such support. 

(2) Radio transceivers, antennas, coaxial or fiber-optic cable, regular and backup power supplied, and 
comparable equipment, regardless of technological configuration that, at the time the relevant 
application is filed with the City under this Article, has been reviewed and approved under the 
applicable state or local regulatory review process, even if the structure was not built for the sole or 
primary purpose of providing such support. 

Base station does not include any structure that, at the time the relevant application is filed with the City under 
this Article, does not support or house equipment described in sub-paragraphs (1) and (2) above. 

Basic development review shall mean a review without a public hearing by the Director for the purpose of 
determining compliance with the applicable standards of this Code for any use that is not subject to a Type 1 
or Type 2 review.  

Bay (building bay) shall mean a wall plane projection or recess that forms an articulated wall surface on a 
building elevation, and that can be formed by pilasters, columns or other vertical elements such as a group of 
windows. Building bay does not mean a service bay for autos or trucks and does not mean a bay window.  
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Bed and breakfast shall mean an establishment operated in a private residence or portion thereof, that 
provides temporary accommodations for a fee to overnight guests, a morning meal limited to guests only, and 
that is occupied by the operator of such establishment. A bed and breakfast may provide accommodations to 
individuals or multiple separate parties concurrently on both a reservation and walk-in basis. The term party as 
used in this definition shall mean one (1) or more persons who stay at a bed and breakfast as a single group 
pursuant to a single reservation and payment.  

Bicycle parking, enclosed shall mean bicycle storage in lockers, a garage, a room or other space within a 
parking structure or other building, including a shed or carport. All types of enclosed bicycle storage must be 
easily accessible to entrances and walkways, secure, lighted and protected from the weather. Each storage 
space shall provide a minimum of six (6) square feet in area. The storage space shall not impede fire exits or 
be located so that parked bicycles interfere with public access.  

Bicycle parking, fixed shall mean bicycle parking that allows the bicycle frame and both wheels to be securely 
locked to the parking structure. The structure shall be of permanent construction such as heavy gauge tubular 
steel with angle bars permanently attached to the pavement foundation. Fixed bicycle parking facilities shall 
be at least two (2) feet in width and five and one-half (5½) feet in length, with additional back-out or 
maneuvering space of at least five (5) feet.  

Billboard shall mean a type of freestanding sign that incorporates a sign face that is larger than seventy (70) 
square feet, mounted on one or more pole structures, such that the lowest part of the sign face is ten (10) feet 
or more above adjacent grade.  

 

Illustrative Billboard 
 

 
Blank wall shall mean an exterior building wall with no openings and a single material and uniform texture on a 
single plane.  

Block (See Section 7.1.2) 

Block face shall mean the portion of a block that abuts a street.  

BUG (Backlight, Uplight, Glare) Rating shall mean the quantity of light within various beam angles, consisting 
of:  
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(A) Backlight - the percent lamp lumens (non-LED luminaires) or the luminaire initial lumens (LED luminaires) 
distributed behind a luminaire between zero (0) degrees vertical (nadir) and ninety (90) degrees vertical.  
 

(B) Uplight - the percent lamp lumens (non-LED luminaires) or the luminaire initial lumens (LED luminaires) 
distributed above a luminaire between ninety (90) and one hundred eighty (180) degrees vertical.  
 

(C) Glare - the percent lamp lumens (non-LED luminaires) or the luminaire initial lumens distributed sixty (60) 
and ninety (90) degrees vertical.  

Buffer yards shall mean land area devoted to providing separation between two (2) land uses of different 
intensity for the purpose of providing a transition. Such area may consist of passive open space, landscaping, 
fences, walls, earthen berms, topographic elevation changes or any combination thereof used to physically 
separate one (1) use or property from another so as to visually shield or block or mitigate noise, lights or other 
aspects of the urban environment.  

Building shall mean any permanent structure built for the shelter or enclosure of persons, animals, chattels or 
property of any kind, that is governed by the following characteristics:  

(A) Is permanently affixed to the land;  
 

(B) Has one (1) or more floors and a roof; and  
 

(C) Is bounded by either open space or the lot lines of a lot.  

Building elevation, for the purposes of Division 5.16 only, shall mean the external face of a building, projected 
onto a two-dimensional plane. For purposes of calculating allowed sign area, the building elevation is the two-
dimensional representation of the side of the building upon which the sign is proposed.  

Building mass shall mean the three-dimensional bulk of a building: height, width and depth.  

Building permit valuation shall mean the dollar amount used for the valuation of Building Permit fees as 
calculated by the city's Building and Zoning Director for the issuance of a Building Permit.  

Building-mounted solar energy system shall mean a solar energy system mounted on a building.  

Bulletin board shall mean a type of wall sign composed of a cork, letter board, white board, or comparable 
surface that is within a secured, weather-resistant enclosure and used for the display of temporary messages. 
Bulletin board does not include manual changeable copy center.  

Caliper shall mean the American Association of Nurserymen standard for trunk measurement of nursery stock, 
as measured at six (6) inches above the ground for trees up to and including four-inch caliper size, and as 
measured at twelve (12) inches above the ground for larger sizes.  

Camouflage design techniques shall mean measures used in the design and siting of wireless communications 
facilities with the intent to minimize or eliminate the visual impact of such facilities to surrounding uses. A WCF 
site utilizes camouflage design techniques when it (i) is integrated as an architectural feature of an existing 
structure such as a cupola, or (ii) is integrated in an outdoor fixture such as a flagpole, while still appearing to 
some extent as a WCF. This definition does not include the use of concealment design elements. 

Candela (see luminous intensity), (cd) shall mean the unit of luminous intensity.  

Carport shall mean an accessory building attached or detached from a principal building and customarily used 
with, and clearly incidental and subordinate to the principal building or use, consisting of a roof but no more 
than one (1) wall and typically intended to provide weather protection for vehicles, boats, trailers, and the like.  
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Certified xeriscape landscaping shall mean a plant (or grouping of plants) that does not require any 
supplemental irrigation for survival, as determined by the City Forester, and that is used to meet the standards 
of Section 5.10.1, Landscaping and Tree Protection.  

Change of use shall mean the act of changing the occupancy of a building or land to a different use that is 
specifically listed as a "Permitted Use" in Article 4. A change of use occurs whenever:  

(A) The occupancy of a single-tenant building or of a parcel of land changes from the most recent 
previously existing use to a different use;  
 

(B) The occupancy of a tenant space in a multi-tenant building changes to a use that is not currently 
existing in another tenant space of the building or that did not previously exist in any tenant space of 
the building within the last twenty-four (24) months; or  
 

(C) The most recent previously existing use of a building or land has been abandoned, by cessation of 
active and continuous operations during a period of twenty-four (24) consecutive months, and either 
the same type of use is proposed to be reestablished or a different use that did not exist on the 
property is proposed to be established.  

Character shall mean those attributes, qualities and features that make up and distinguish a development 
project and give such project a sense of purpose, function, definition and uniqueness.  

Child care center shall mean a facility, by whatever name known, that is maintained for the whole or part of a 
day for the care of seven (7) or more children under the age of sixteen (16) years who are not related to the 
owner, operator or manager, whether such facility is operated with or without compensation for such care and 
with or without stated educational purposes, except that a child care center shall not include any of the 
following five (5) types of family child care homes as defined by the State of Colorado: regular family child 
care home, three under two family child care home, infant/toddler home, experienced family child care 
provider home or large family child care home. The term includes, but is not limited to, facilities commonly 
known as day care centers, day nurseries, nursery schools, preschools, play groups, day camps, summer 
camps, centers for developmentally disabled children and those facilities that give twenty-four-hour-per-day 
care for dependent and neglected children. Child care centers are also those facilities for children under the 
age of six (6) years with stated educational purposes that are operated in conjunction with a public, private or 
parochial college or a private or parochial school, except that the term shall not apply to a kindergarten 
maintained in connection with a public, private or parochial elementary school system of at least six (6) 
grades.  

Clubs and lodges shall mean organizations of persons for special purposes or for the promulgation of sports, 
arts, literature, politics or other common goals, interests or activities, characterized by membership 
qualifications, dues or regular meetings, excluding clubs operated for profit and/or places of worship or 
assembly.  

Cohesive shall mean having a natural or logical agreement of parts; connected; as in a cohesive neighborhood. 
If used in this Land Use Code, coherent shall mean cohesive.  

Collector street shall mean a street that is anticipated to carry from two thousand five hundred (2,500) to five 
thousand (5,000) vehicles per day in traffic volume at desirable speeds ranging from twenty-five (250 to 
thirty-five (35) miles per hour and that serves a collecting function by distributing traffic between local streets 
and arterial streets, thereby providing access to adjacent properties and linking neighborhoods with arterial 
streets.  

Collector street system shall mean a system of one (1) or more collector street(s) that allows traffic to be 
distributed to at least two (2) arterial streets.  
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Collocation shall mean: 

(A) For the purposes of eligible facilities requests, the mounting or installation of transmission equipment on 
an eligible support structure for the purpose of transmitting and/or receiving radio frequency signals for 
communications purposes. 
 

(B) For the purposes of other WCFs subject to presumptively reasonable time frames set by the FCC, 
accounting for any tolling or extension, within which the City generally must act pursuant to 47 U.S.C. 
Section 332, i.e. “shot clocks”,  attachment of facilities to existing structures, regardless of whether the 
structure or location has previously been zoned or otherwise approved for wireless facilities.  

Color shade shall mean the degree of lightness or brightness, as opposed to darkness or neutrality, of a color 
as determined by the proportion of black, white or gray.  

Commercial development shall mean any land development activity except development activity intended 
solely for residential, industrial and/or light industrial use.  

Commercial speech shall mean expression by a speaker for the purposes of commerce, where the intended 
audience is actual or potential consumers, and where the content of the message is commercial in character. 
Commercial speech typically advertises a business or business activity or proposes a commercial transaction.  

Community based shelter services shall mean an accessory use to a facility owned and operated by a place of 
worship, public benefit corporation as defined by the Colorado Revised Statutes, or a tax exempt corporation 
as defined by Section 503 of the U.S. Internal Revenue Code, that provides overnight accommodations on a 
temporary basis for a maximum of fifteen (15) persons.  

Community facility shall mean a publicly owned or publicly leased facility or office building that is primarily 
intended to serve the recreational, educational, cultural, administrative or entertainment needs of the 
community as a whole.  

Community park shall mean a city-owned park of not less than thirty (30) acres that serves the recreational 
and open space needs of the community as a whole.  

Community shopping center shall mean a shopping and service center located in a complex that is planned 
and developed as a unit, and that is intended to serve consumer demands from residents and employees who 
live and work in surrounding neighborhoods as well as the community as a whole. A community shopping 
center provides, in addition to the convenience goods of a neighborhood service center, a wider range of 
facilities for the sale of goods, such as, but not limited to, food, books, apparel and furniture. A community 
shopping center may include multi-unit residential, as well as nonretail employment generating uses (such as 
professional offices) within the retail component of the center.  

Compatibility shall mean the characteristics of different uses or activities or design that allow them to be 
located near or adjacent to each other in harmony. Some elements affecting compatibility include height, 
scale, mass and bulk of structures. Other characteristics include pedestrian or vehicular circulation, access and 
parking design. Other important characteristics that affect compatibility are landscaping, lighting, noise, odor 
and architecture. Compatibility does not mean "the same as." Rather, compatibility refers to the sensitivity of 
development proposals in respecting the character of existing development.  

Composting facility shall mean any site where decomposition processes are used on solid waste (including 
leaves, grass, manures and nonmeat food production wastes received from residential, commercial, industrial 
nonhazardous and community sources, but not including bio-solids) to produce compost; provided, however, 
that the term composting facility shall not include composting as an accessory use.  

Concealment shall mean utilization of elements of stealth design in a facility so that the facility looks like 
something other than a wireless tower or base station. Language such as “stealth,” “camouflage,” or similar in 
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any existing permit or other document required by the City Code is included in this definition to the extent such 
permit or other document reflects an intent at the time of approval to condition the site’s approval on a design 
that looks like something else. Concealment can further include a design which mimics and is consistent with 
the nearby natural, or architectural features (such as an artificial tree), or is incorporated into (including without 
limitation, being attached to the exterior of such facility and painted to match it) or replaces existing permitted 
facilities (including without limitation, stop signs or other traffic signs or freestanding light standards) so that 
the presence of the WCF is not apparent. This definition does not include conditions that merely minimize visual 
impact but do not incorporate concealment design elements so that the facility looks like something other than 
a wireless tower or base station. 

Connecting walkway shall mean (1) any street sidewalk, or (2) any walkway that directly connects a main 
entrance of a building to the street sidewalk without requiring pedestrians to walk across parking lots or 
driveways, around buildings or around parking lot outlines that are not aligned to a logical route.  

Connector street shall mean a local street for residential areas that is anticipated to carry from one thousand 
(1,000) to two thousand five hundred (2,500) vehicles per day in traffic volume at desirable speeds of up to 
twenty-five (25) miles per hour and that connects with collector and arterial streets and adjoining 
neighborhoods.  

Convenience retail store (also known as convenience store) shall mean a retail store containing less than five 
thousand (5,000) square feet of gross floor area that sells everyday goods and services which may include, 
without limitation, ready-to-eat food products, groceries, over-the-counter drugs and sundries.  

Convenience shopping center shall mean a shopping and service center situated on seven (7) or fewer acres 
with four (4) or more business establishments with separate exterior entrances, located in a complex that is 
planned, developed and managed as a single unit, and located within and intended to primarily serve the 
consumer demands of adjacent employment areas. The principal uses permitted include retail stores; business 
services; convenience retail stores with fuel sales (possibly including an accessory one-bay automatic 
carwash); personal business and service shops; standard or fast food restaurants (without drive-up windows); 
vehicle minor repair, servicing and maintenance uses; liquor sales (for on- or off-premise consumption); 
beauty or barber shops; dry-cleaning outlets; equipment rental (not including outdoor storage); limited indoor 
recreational uses; pet shops; and uses of similar character. Secondary uses may include professional offices; 
limited banking services such as branch banks (with limited drive-up facilities) and automated teller machines; 
multi-unit dwellings; medical offices and clinics; small animal veterinary clinics; child care centers; and elderly 
day care facilities.  

Convenience stores with fuel sales shall mean a convenience retail store that also sells gasoline or other fuel 
products.  

Convention and conference center shall mean a facility used for business or professional conferences and 
seminars, often with accommodations for sleeping, eating and recreation.  

Correlated color temperature (CCT) shall mean the absolute temperature of a blackbody whose chromaticity 
most nearly resembles that of the light source.  

Day shelter shall mean a facility that provides temporary daytime shelter and/or food and that may also 
provide personal care, social or counseling services to those experiencing homelessness or indigency, 
provided that such a facility contains a private, outdoor space.  

Department shall mean the Community Development and Neighborhood Services Department, or the 
successor department existing from time-to-time in the City's organizational structure.  
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Development shall mean the carrying out of any building activity or mining operation, the making of any 
material change in the use or appearance of any structure or land, or, except as is authorized in LUC Section 
6.24.7, the dividing of land into two (2) or more parcels.   

(A) Development shall also include:  
 

(1) Any construction, placement, reconstruction, alteration of the size, or material change in the external 
appearance of a structure on land;  
 

(2) Any change in the intensity of use of land, such as an increase in the number of dwelling units in a 
structure or on a tract of land or a material increase in the intensity and impacts of the development;  
 

(3) Any change in use of land or a structure;  
 

(4) Any alteration of a shore or bank of a river, stream, lake, pond, reservoir or wetland;  
 

(5) The commencement of drilling (except to obtain soil samples), mining, stockpiling of fill materials, filling 
or excavation on a parcel of land;  
 

(6) The demolition of a structure;  
 

(7) The clearing of land as an adjunct of construction;  
 

(8) The deposit of refuse, solid or liquid waste, or fill on a parcel of land;  
 

(9) The installation of landscaping within the public right-of-way, when installed in connection with the 
development of adjacent property;  
 

(10) The construction of a roadway through or adjoining an area that qualifies for protection by the 
establishment of limits of development.  

(B) Development shall not include:  
 

(1) Work by the City, or by the Downtown Development Authority (if within the jurisdictional boundary of 
the Downtown Development Authority and if such work has been agreed upon in writing by the City 
and the Authority), or work by a highway or road agency or railroad company for the maintenance or 
improvement of a road or railroad track, if the work is carried out on land within the boundaries of the 
right-of-way, or on land adjacent to the right-of-way if such work is incidental to a project within the 
right-of-way. Nothwithstanding, such work shall be considered development if it is determined to 
require a permit pursuant to Land Use Code Division 6.27, Guidelines and Regulations for Areas and 
Activities of State Interest;  
 

(2) Work by the City or any public utility for the purpose of restoring or stabilizing the ecology of a site, or 
for the purpose of inspecting, repairing, renewing or constructing, on public easements or rights-of-way, 
any mains, pipes, cables, utility tunnels, power lines, towers, poles, tracks or the like; provided, however, 
that this exemption shall not include work by the City or a public utility in constructing or enlarging 
mass transit or railroad depots or terminals or any similar traffic-generating activity. Nothwithstanding, 
such work shall be considered development if it is determined to require a permit pursuant to Land Use 
Code Division 6.27, Guidelines and Regulations for Areas and Activities of State Interest;  
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(3) Work by any person to restore or enhance the ecological function of natural habitats and features, 
provided that such work does not result in adverse impacts to rivers, streams, lakes, ponds, wetlands 
other natural habitats or features, or adjacent properties as determined by the Director; and provided 
that all applicable State, Federal, and local permits or approvals have been obtained;  
 

(4) The maintenance, renewal, improvement, or alteration of any structure, if the work affects only the 
interior or the color of the structure or the decoration of the exterior of the structure (however, Chapter 
14 of the Code of the City of Fort Collins is still applicable);  
 

(5) The use of any land for the purpose of growing plants, crops, trees and other agricultural or forestry 
products; for raising or feeding livestock (other than in feedlots); for other agricultural uses or purposes; 
or for the delivery of water by ditch or canal to agricultural uses or purposes, provided none of the 
above creates a nuisance, and except that an urban agriculture license is required in accordance with 
LUC Section 4.3.5(I) of this Code;  
 

(6) A change in the ownership or form of ownership of any parcel or structure;  
 

(7) The creation or termination of rights of access, easements, covenants concerning development of land, 
or other rights in land;  
 

(8) The installation, operation, maintenance, or upgrade of a small cell or broadband facility by a 
telecommunications provider principally located within a public highway as the terms small cell facility, 
telecommunications provider, and public highway are defined in Section 38-5.5-102, C.R.S. The 
regulation of such activities is addressed in Chapter 23 of the Code of the City of Fort Collins.  

(C) When appropriate in context, development shall also mean the act of developing or the result of 
development.  

Development application shall mean any application or request submitted in the form required by the Land 
Use Code and shall include only applications for an overall development plan, a PUD Overlay, a project 
development plan, a final plan, a basic development review, a Building Permit, a modification of standards, 
amendments to the text of this Code or the Zoning Map, a variance or an appeal from administrative decisions 
prescribed in this Code, a minor or major plan amendment, or a permit application pursuant to Division 6.27, 
Guidelines and Regulations for Areas and Activities of State Interest.  

Development application for permitted use shall mean a development application submitted in the form 
required by this Code to the City for an overall development plan, a project development plan, a final plan or a 
Building Permit, including only uses described as permitted uses in the applicable zone district. A PUD Overlay 
is also considered to be a development application for a permitted use even though the PUD Overlay may 
request uses that are not permitted in the applicable underlying zone district.  

Development plan shall mean an application submitted to the City for approval of a permitted use that depicts 
the details of a proposed development. Development plan includes an overall development plan, a project 
development plan, a final plan, a basic development review, and/or an amendment of any such plan. A PUD 
Overlay is also considered to be a development plan even though the PUD Overlay may request uses that are 
not permitted in the applicable underlying zone district. Additionally, an application for a permit pursuant to 
Division 6.27, Guidelines and Regulations for Areas and Activities of State Interest, is considered a development 
plan even though the application may propose uses that are not permitted in the applicable zone district or 
districts. 

Development project shall mean a project that has been reviewed under the applicable city review process 
and has been approved and is ready for development construction to begin. For the purposes of the 
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Development Construction Permit and its related requirements, bonds, warranties and fees, if such a project 
has defined phases, then each phase shall be considered a development project independent from the other 
phases.  

Development site shall mean the real property, whether consisting of one (1) or more lots or areas of land, that 
is the subject of any application allowed under the Land Use Code.  

Developmentally disabled shall mean a person five (5) years of age or older with a severe, chronic disability 
that: 

(A) Is attributable to a mental or physical impairment or combination of mental and physical impairments; 
(B) Is manifested before the person attains age twenty-two (22);  
(C) Results in substantial functional limitations in three or more of the following areas of major life activity: 

(1) Self-care; 
 

(2) Receptive and expressive language; 
 

(3) Learning; 
 

(4) Mobility; 
 

(5) Self-direction; 
 

(6) Capacity for independent living; 
 

(7) Economic self-sufficiency; and 

(D) Reflects the person's need for a combination and sequence of special, interdisciplinary or generic care, 
treatment or other services and supports that are of lifelong or extended duration and are individually 
planned and coordinated; except that such term, when applied to infants and young children, shall 
mean individuals from birth to age five (5) years, inclusive, who have substantial developmental delay 
or specific congenital or acquired conditions with a high probability of resulting in developmental 
disabilities if services or supports are not provided. 

Diameter-at-breast-height (DBH) shall mean tree trunk diameter as measured in inches at a height of four and 
one-half (4.5) feet above the ground or, in the case of a tree that is divided into multiple trunks below four 
and one-half (4.5) feet, as measured at the most narrow point beneath the point of division.  

Digital electronic message center shall mean a display surface that is composed of light emitting diodes (LEDs) 
or comparable light sources that is capable of displaying variable messages and graphics, which are generally 
created on a computer. Digital electronic message centers are also known as EMCs.  

Director shall mean the Director of the Department.  

Dog day care facility shall mean a facility providing such services as canine day care for all or part of a day, 
obedience classes, training, grooming and/or behavioral counseling, provided that overnight boarding is not 
permitted.  

Dormitory shall mean a building used as group living quarters for students or religious adherents as an 
accessory use for a bona fide college, university, boarding school, seminary, convent, monastery or other 
similar institutional use.  

Drip line shall mean a vertical line extending from the outermost edge of the tree canopy or shrub branch to 
the ground.  
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Drive aisles shall mean the lanes in a parking lot devoted to the passage of vehicles, as opposed to the parking 
stalls. The term drive aisle does not include lanes used only or primarily for drive-in customer service.  

Drive-in use shall mean an establishment that by design, physical facilities, service or packaging procedures 
encourages or permits customers to receive services, obtain goods or be entertained while remaining in their 
motor vehicles.  

Drop-in child care center shall mean a center that provides occasional care for forty (40) or fewer children 
between the ages of twelve (12) months and thirteen (13) years for periods of time not to exceed six (6) hours 
in any twenty-four-hour period or fifteen (15) hours in any seven-day period.  

Dust control manual shall mean the dust control and prevention standards enacted to protect air quality 
adopted under Chapter 12 of the City Code.  

Dwelling shall mean a building with habitable space used exclusively for residential occupancy and for 
permitted accessory uses. The term dwelling shall not include hotels, motels, homeless shelters, seasonal 
overflow shelters, tents or other structures designed or used primarily for temporary occupancy with the 
exception of short term primary and non-primary rentals.  

Dwelling, multi-unit shall mean a dwelling containing three (3) or more dwelling units, not including hotels, 
motels, fraternity houses and sorority houses and similar group accommodations.  

Dwelling, single-unit shall mean a dwelling containing no more than one (1) dwelling unit.  

Dwelling, single-unit attached shall mean a single-unit dwelling attached to one (1) or more dwellings or 
buildings, with each dwelling located on its own separate lot.  

Dwelling, single-unit detached shall mean a single-unit dwelling that is not attached to any other dwelling or 
building by any means, including mobile homes and manufactured housing situated on a permanent 
foundation.  

Dwelling, two-unit shall mean a dwelling containing two (2) dwelling units.  

Dwelling, two-unit attached shall mean a two-unit dwelling attached to one other two-unit dwelling with each 
such two-unit dwelling located on its own separate lot.  

Dwelling unit shall mean habitable floor space intended for the exclusive use of a single household with a 
single kitchen, or including a second kitchen pursuant to Section 5.3.6. 

ECMC shall mean the Colorado Energy and Carbon Management Commission. 

Elderly shall mean a person sixty (60) years of age or older.  

Electronic message center, or EMC, shall mean the portion of an on-premise ground or wall sign that is capable 
of displaying words or images that can be electronically changed by remote or automatic means.  

Eligible facilities request or EFR shall mean any request for modification of an existing tower or base station that 
does not substantially change the physical dimensions of such tower or base station involving: (i) collocation of 
new transmission equipment, (ii) removal of transmission equipment, or (iii) replacement of transmission 
equipment. A request for modification of an existing tower or base station that does not comply with the 
generally applicable building, structural, electrical, and safety codes or with other laws codifying objective 
standards reasonably related to health and safety, or does not comply with any relevant federal requirements, 
is not an eligible facilities request. 

Eligible support structure shall mean any tower or base station as defined in this Section, provided it exists at 
the time the relevant application is filed with the City under this Code.  
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Employees shall mean the total number of persons reasonably anticipated to be employed in a building or on 
land during normal periods of use.  

Enclosed mini-storage shall mean a building containing separate, individual, private storage spaces, that may 
be of various sizes, and that are rented pursuant to individual leases for varying periods of time. 

Engineer shall mean the City Engineer, who shall have those duties and powers as set forth in Section 24-39 of 
the City Code.  

Entertainment facilities and theaters shall mean a building or part of a building devoted to showing motion 
pictures or dramatic, musical or live performances. 

Equipment Cabinets shall mean a structure used to house equipment used by service providers at a WCF. This 
definition does not include relatively small electronic components, such as remote radio units, radio transceivers, 
amplifiers, or other devices mounted behind antennas, if they are not used as physical containers for smaller, 
distinct devices. 

Established potable water supply entities shall mean the City of Fort Collins, the East Larimer County Water 
District, the Fort Collins-Loveland Water District, the Sunset Water District, and the West Fort Collins Water 
District. 

Exhibit hall shall mean a privately owned building or part of a building devoted to the routine display for 
public viewing (but not sale) of works of art or other similar articles or collectibles of enduring interest or 
value, and where such display is intended, in part, to serve the educational and cultural needs of the 
community as a whole.  

Exists and Existing shall mean a constructed tower or base station that was reviewed, approved, and lawfully 
constructed in accordance with all requirements of applicable law as of the time of an eligible facilities request 
is received by the City, provided that a tower that exists as a legal, non-conforming use and was lawfully 
constructed is existing for purposes of this definition. 

Existing limited permitted use shall mean any use that was permitted for a specific parcel of property pursuant 
to the zone district regulations in effect for such parcel on March 27, 1997, that is not specifically listed as a 
permitted use under the zone district regulations of the zone district of this Code in which the parcel of 
property is located, and that physically existed upon such parcel on March 27, 1997. Such use is permitted in 
the various zone districts established in Article 2 under the limitation that such use shall constitute a permitted 
use only on such parcels of property.  

Extent reasonably feasible shall mean that, pursuant to the City’s determination, under the circumstances, 
reasonable efforts have been undertaken to comply with the regulation, that the costs of compliance clearly 
outweigh the potential benefits to the public or would unreasonably burden the proposed project, and 
reasonable steps have been undertaken to minimize any potential harm or adverse impacts resulting from 
noncompliance with the regulation.  

Extra occupancy shall mean the use of a building or portion of a building by a number of occupants that 
exceeds the occupancy limits set forth in Section 5.14.1.  

FAA shall mean the United States Federal Aviation Administration. 

Family shall mean any number of persons who are all related by blood, marriage, adoption, guardianship or 
other duly authorized custodial relationship, and who live together as a single housekeeping unit and share 
common living, sleeping, cooking and eating facilities.  

Family-care home shall mean a facility for child care in a place of residence of a family or person for the 
purpose of providing family care and training for a child under the age of sixteen (16) years who is not related 
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to the occupants of such home, or a facility in a place of residence of a family or person for the purposes of 
providing elderly day care. The three (3) categories of family-care homes are defined as follows:  

(A) Day care home shall mean a facility licensed by the State of Colorado that provides on a regular basis 
in a place of residence, less than twenty-four-hour care for two (2) or more children from different 
family households who are not related to the caregiver. Such a facility may be any of the following 
three (3) types of family care homes as defined by the State of Colorado: family child care home, 
infant/toddler home or experienced family child care provider home.  
 

(B) Family foster home shall mean a facility providing care and training for a child or children not related to 
the caretaker for regular twenty-four-hour care, provided that such child or children are received from 
any state-operated institution for child care or from any child placement agency as defined in Section 
26-6-903(10), C.R.S.  
 

(C) Elderly day care home shall mean a home in a place of residence of a family or person for the daytime 
care, protection and supervision of persons of at least sixty (60) years of age, who are not related to 
the caretakers, for more than two (2) full days per week.  

Farm animals shall mean animals commonly raised or kept in an agricultural, rather than an urban, 
environment, including, but not limited to, chickens, pigs, sheep, goats, horses, cattle, llamas, emus, ostriches, 
donkeys and mules; provided, however, that farm animals shall not include chicken hens, ducks or pygmy or 
dwarf goats kept pursuant to Section 4-121 of the City Code.  

FCC shall mean the United States Federal Communications Commission. 

Feedlot shall mean any tract of land or structure, pen or corral, wherein cattle, horses, sheep, goats, emus, 
ostriches or swine are maintained in close quarters for the purpose of fattening such livestock for final 
shipment to market.  

Festoon lighting shall mean electric lighting with individual bulbs suspended along a string that incorporates 
power wiring and is suspended between two (2) or more points.  

Flag shall mean a flexible piece of fabric, that is attached along one (1) edge to a straight, rigid flagpole 
(directly or with rope), and that is designed to move when the wind blows. Flags are typically (but not 
necessarily) rectangular in shape, and often (but not always) include printed or embroidered insignia that 
symbolizes a nation, state, or organization, or that display a graphic or message.  

Flag, feather shall mean a flexible piece of fabric that is attached to a flexible pole along a long edge such that 
the pole stretches the fabric taut regardless of wind conditions. Feather flags are also commonly referred to as 
"teardrop banners," "teardrop flags," and "flutter flags."  

 

 

Illustrative Feather Flags 
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Flowback shall mean the process of allowing fluids and entrained solids to flow from a well following 
stimulation, either in preparation for a subsequent phase of treatment or in preparation for cleanup and 
placing the Well into production. The term flowback also means the Fluids and entrained solids that emerge 
from a Well during the flowback process. 

Flowline shall mean a segment of pipe transferring oil, gas, or condensate between a wellhead and processing 
equipment to the load point or point of delivery to a U.S. Department of Transportation Pipeline and 
Hazardous Materials Safety Administration or Colorado Public Utilities Commission regulated gathering line or 
a segment of pipe transferring produced water between a wellhead and the point of disposal discharge or 
loading. This definition of flowline does not include gathering line. 

Food catering or small food product preparation shall mean an establishment in which the principal use is the 
preparation of food and/or meals on the premises, and where such food and/or meals are delivered to another 
location for consumption or distribution, and where such use occupies not more than five thousand (5,000) 
square feet in gross floor area.  

Food membership distribution site shall mean a site where a producer of agricultural products delivers them 
for pick-up by customers who have pre-purchased an interest in the agricultural products.  

Food truck rally shall mean a temporary or periodic special event, operating under a Special Vending License, 
of more than two (2) outdoor vendors (such as food trucks and carts), held on an improved private lot with 
permission of the owner thereof, and only serving pedestrians.  

Foot-candle shall mean a unit of measurement referring to illumination incident to a single point. One (1) foot-
candle is equal to one (1) lumen uniformly distributed over an area of one (1) square foot.  

Fraternity and sorority houses shall mean residences housing students in organizations established primarily to 
promote friendship and welfare among the members (i.e., Greek-letter social fraternities and similar 
organizations), and which residences are affiliated with Colorado State University.  

Fully shielded shall mean shielded or constructed so that no light rays are emitted by the installed outdoor 
light fixtures at angles above the horizontal plane, as certified by a photometric test report.  

Funeral home shall mean a building used for the preparation of the deceased for burial or cremation, for the 
display of the deceased and/or for ceremonies or services related thereto, including cremation and the 
storage of caskets, funeral urns, funeral vehicles and other funeral supplies.  

Gasoline station shall mean any building, land area, premises or portion thereof, where gasoline or other 
petroleum products or fuels are sold and light maintenance activities such as engine tune-ups, lubrication, 
minor repairs and carburetor cleaning may be conducted. Gasoline station shall not include premises where 
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heavy automobile maintenance activities such as engine overhaul, automobile painting and body fender work 
are conducted.  

Gathering line shall mean a gathering pipeline or system as defined by the Colorado Utilities Commission, 
Regulation No. 4, 4 C.C.R. 723-4901, Part 4, (4 C.C.R. 723-4901) or a pipeline regulated by the U.S. Department 
of Transportation Pipeline and Hazardous Materials Safety Administration pursuant to 49 C.F.R. §§ 195.2 or 
192.8. 49 C.F.R. §§ 195.2 or 192.8 and 4 C.C.R. 723-4901 in existence as of the date of this regulation and does 
not include later amendments. 

Geologic hazards shall mean unstable or potentially unstable slopes, faulting, landslides, rockfalls, flood, 
wildfire or similar naturally occurring dangerous features or soil conditions or natural features unfavorable to 
development.  

Glare shall mean the sensation produced by luminances within the visual field that are sufficiently greater than 
the luminance to which the eyes are adapted that causes annoyance, discomfort, or loss in visual performance 
or visibility.  

Grade shall mean the elevation of the edge of the paved surface of the street at the closest point to the sign 
for the purpose of measuring the height of signs.  

Grocery store shall mean a retail establishment that primarily sells food, but also may sell other convenience 
and household goods, and that occupies a space of at least five thousand (5,000) square feet but not more 
than forty-five thousand (45,000) square feet.  

Gross leasable area shall mean the total floor area designed for tenant occupancy and exclusive use, including 
basements, mezzanines and upper floors, if any, expressed in square feet measured from centerlines of joint 
partitions and exteriors of outside walls.  

Ground-mounted solar energy system shall mean a solar energy system with a supporting framework that is 
placed on, or anchored in, the ground and that is structurally independent from any building. Carports, 
garages, breezeways, covered walkways or similar nonclimatized accessory structures that incorporate 
building-mounted solar energy systems shall not be classified as ground-mounted solar energy systems and 
shall instead be subject to height and setback regulations governing accessory structures.  

Group home shall mean either of the following:  

(A) Residential group home shall mean a residence operated as a single dwelling, licensed by or operated 
by a governmental agency, or by an organization that is as equally qualified as a government agency 
and having a demonstrated capacity for oversight as determined by the Director, for the purpose of 
providing special care or rehabilitation due to homelessness, physical condition or illness, mental 
condition or illness, elderly age or social, behavioral or disciplinary problems, provided that authorized 
supervisory personnel are present on the premises.  
 

(B) Large group care facility shall mean a residential facility that is planned, organized, operated and 
maintained to offer facilities and services to a specified population and is licensed by or operated by a 
governmental agency, or by an organization that is as equally qualified as a government agency and 
having a demonstrated capacity for oversight as determined by the Director, for the purpose of 
providing special care or rehabilitation due to homelessness, physical condition or illness, mental 
condition or illness, elderly age or social, behavioral or disciplinary problems, provided that authorized 
supervisory personnel are present on the premises.  

Habitable floor space shall mean the space in a building approved for living, sleeping, eating, cooking, bathing 
and personal hygiene. Crawl spaces, storage, laundry rooms, utility spaces and similar areas are not 
considered habitable spaces.  
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Hard goods shall mean bulky, durable goods such as household appliances, furniture, automobiles and farm 
and construction equipment, that all require extensive floor area for display.  

Hardscape shall mean any non-living horizontal site element, including but not limited to patios, decks, 
walkways, sidewalks, driveways, and steps.  

Hazardous materials shall mean those chemicals or substances that are physical or health hazards as defined 
and classified in the Fire and Building Codes. Hazardous materials categories include explosives and blasting 
agents, compressed gases, flammable and combustible liquids, flammable solids, organic peroxides, oxidizers, 
pyrophoric materials, unstable (reactive) materials, water-reactive solids and liquids, cryogenic fluids, highly 
toxic and toxic materials, radioactive materials, corrosives, carcinogens, irritants, sensitizers and other health 
hazards. Each category is defined separately in the Fire and Building Codes in accordance with the Code of 
Federal Regulations Title 29 and other nationally recognized standards.  

Health club shall mean an establishment that is open only to members and guests and that provides facilities 
for at least three (3) of the following: aerobic exercises, running and jogging, exercise equipment, game courts 
and swimming facilities, and that also includes amenities such as spas, saunas, showers and lockers.  

Heavy industrial uses shall mean uses engaged in the basic processing and manufacturing of materials or 
products predominately from extracted or raw materials, or a use engaged in storage of, or manufacturing 
processes using flammable or explosive materials, or storage or manufacturing processes that potentially 
involved hazardous conditions. Heavy industry shall also mean those uses engaged in the operation, parking 
and maintenance of vehicles, cleaning of equipment or work processes involving solvents, solid waste or 
sanitary waste transfer stations, recycling establishments, and transport terminals (truck terminals, public 
works yards, container storage).  

High occupancy building unit shall mean: 

 (a)Any public or private school, nursing facility as defined in § 25.5-4-103(14), C.R.S., hospital, life care 
institution as defined in § 12-13-101, C.R.S., or correctional facility as defined in § 17-1-102(1.7), C.R.S., 
provided the facility or institution regularly serves 50 or more persons;  

 (b)An operating Child Care Center as defined in § 26-6-102(5), C.R.S.; or  

 (c) A multiunit dwelling with four or more units 

Historic comparison boundary shall mean the two hundred (200) foot boundary measured in all directions 
from the perimeter of each historic resource identified in Section 5.8.1(C)(2)(a), (b), or (c).  

Historic influence area shall mean the overlapping area formed when the outer boundary of a development 
site and a historic comparison boundary overlap.  

Historic preservation staff shall mean City Historic Preservation Division staff who meet the professional 
qualification standards provided in Code of Federal Regulations, 36 CFR Part 61.  

Historic resource shall mean a building, site, structure, or object that is located on a lot, lots, or area of 
property and is (1) designated as a Fort Collins landmark or is contributing to a Fort Collins landmark district; 
(2) designated on the Colorado State Register of Historic Properties, either individually or contributing to a 
district, or the National Register of Historic Places, either individually or contributing to a district; or (3) 
determined to be eligible for designation as a Fort Collins landmark either through a binding or non-binding 
determination pursuant to Land Use Code Section 5.8.1(D).  

Home occupation shall mean an occupation or business activity that results in a product or service and is 
conducted in whole or in part in a dwelling unit, and is subordinate to the residential use of the dwelling unit.  
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Homeless shelters shall mean a fully enclosed building other than a hotel, motel, or lodging establishment that 
is suitable for habitation and that provides residency only for people experiencing homelessness at no charge 
at any time during the year. Community based shelter services are exempt from this definition.  

Hoop house shall mean a structure used for the purpose of growing crops that has a semi-flexible, nonmetallic 
frame covered by a flexible polyethylene film of not more than six (6) mil, but not containing any mechanical 
or electrical systems or equipment or storage items.  

Hotel/motel/lodging establishment shall mean a building intended and used for occupancy as a temporary 
abode for individuals who are lodged with or without meals, in which there are five (5) or more guest rooms. 
The terms hotel/motel/lodging establishment shall not include homeless shelters, seasonal overflow shelters, 
and short term primary and non-primary rentals.  

Housing model shall mean a single-unit or two-unit dwelling having at least three (3) distinguishing major 
exterior features, including elevations, material treatments, front facade, rooflines and entryway.  

Hydrozone shall mean an area within the landscape defined by a grouping of plants requiring a similar amount 
of water to sustain health. For the purposes of this Code, hydrozones are divided into the following four (4) 
categories:  

(A) Very low hydrozones include plantings that need supplemental water when first planted, but little or 
none once established.  
 

(B) Low hydrozones include plantings that generally do not require more than three (3) gallons per square 
foot of supplemental water per year. These plantings require additional water during plant 
establishment or drought.  
 

(C) Moderate hydrozones include plantings that generally require ten (10) gallons per square foot of 
supplemental water per year.  
 

(D) High hydrozones include plantings that generally require eighteen (18) gallons per square foot of 
supplemental water per year.  

I-25 activity center (located as described in the I-25 Subarea Plan) shall mean an area of concentrated 
development containing more than one (1) principal land use type and generally served by high frequency 
transit. Such land uses may include office, retail, residential or service uses such as hotels, motels and personal 
and business services. In an I-25 activity center, the different types of land uses are in close proximity, planned 
as a unified complementary whole, and functionally integrated to the use of vehicular and pedestrian access 
and parking areas.  

Ideally oriented luminaire shall mean a luminaire mounted with the backlight portion of the light output 
oriented perpendicular to and towards the property line of concern.  

Illuminance shall mean the incidental light falling on a surface as measured in footcandles (fc). Total 
illuminance at a point is a combination of all light sources that contribute.  

Improved arterial street shall mean that portion of an arterial street which has been totally or partially 
constructed to arterial street standards and accepted by the City.  

Improved arterial street network shall mean the system of improved arterial streets that are interconnected 
and that are defined on the city map titled Improved Arterial Streets Network maintained by the City Engineer.  

Improvement shall mean any man-made, immovable item that becomes part of, is placed upon or is affixed to 
real estate.  
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Indoor kennel shall mean an establishment in which twenty-four (24) hour care and boarding is provided for 
household dogs or cats within a soundproof building (or buildings) that contains exercise facilities, separate 
ventilation systems for dogs and cats if they are boarded in the same building, and wherein other services 
such as grooming and training are offered. Dogs in an indoor kennel are only allowed in an outdoor exercise 
area during the hours of 8am-5pm.  

Infrastructure shall mean those man-made structures that serve the common needs of the population, such as: 
potable water systems; wastewater disposal systems, solid waste disposal sites or retention areas; storm 
drainage systems; electric, gas or other utilities; bridges; roadways; bicycle paths or trails; pedestrian 
sidewalks, paths or trails; and transit stops.  

Inhabitant shall mean a person who dwells and is domiciled in a place, as distinguished from a lodger or visitor.  

Initial luminaire lumens shall mean the light output of the lamp or luminaire before any light loss factors are 
considered.  

Junkyard shall mean an industrial use (not permitted in residential, business or commercial districts) contained 
within a building, structure or parcel of land, or portion thereof, used for collecting, storing or selling 
wastepaper, rags, scrap metal or discarded material or for collecting, dismantling, storing, salvaging or 
demolishing vehicles, machinery or other material and including the sale of such material or parts thereof. 
Junkyard shall not include a recycling facility.  

Kennel shall mean a facility where the overnight boarding of dogs, cats or other household pets is conducted 
as a business.  

Kitchen shall mean a portion of a dwelling unit used, or designated to be used for, the purposes of cooking, 
preserving, or otherwise preparing food and contains a range or a combination of a cook-top and oven. An 
area of a dwelling unit with a cooking appliance that is not a range or combination of a cook-top and oven, 
such as a microwave or hot-plate, is not a kitchen.  

Landscaping shall mean any combination of living plants such as trees, shrubs, plants, vegetative ground cover 
or turf grasses, and may include structural features such as walkways, fences, benches, works of art, reflective 
pools, fountains or the like. Landscaping shall also include irrigation systems, mulches, topsoil use, soil 
preparation, revegetation or the preservation, protection and replacement of existing trees.  

Large base industry shall mean a firm that:  

(A) Produces, or will produce, manufactured goods, at least eighty (80) percent of which are, or will be, 
produced for export to areas outside of the City; or provides medical, internet, telecom, education or 
publishing products and services for local and regional users; or establishes corporate offices;  
 

(B) Employs, or will employ, no fewer than one hundred (100) persons for at least thirty-five (35) hours of 
year-round employment per week; and  
 

(C) Owns or leases, or will own or lease, real property or equipment within the city limits that is used in the 
operation of the firm's business and that has, or will have, as of the date of the commencement of the 
firm's operation, a fair market value of no less than one hundred million dollars ($100,000,000).  

Large retail establishment shall mean a retail establishment, or any combination of retail establishments in a 
single building or in separate but abutting buildings, or a movie theater or an indoor recreational use, 
occupying more than twenty-five thousand (25,000) gross square feet of floor area.  

Laundry and dry-cleaning retail outlet shall mean a laundry or dry-cleaning outlet whose business consists 
primarily of serving retail customers, provided that any laundry and dry-cleaning processing that occurs on 
the premises is limited to items that are brought directly to the premises by the retail customer.  
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Level of service shall mean an indicator of the extent or degree of service provided by, or proposed to be 
provided by, a facility based on, and related to, the operational characteristics of the facility. Level of service 
shall indicate the capacity per unit of demand for each public facility.  

Lifestyle shopping center shall mean a shopping center that is planned and developed as a unit and intended 
to serve consumer demands from the community as a whole and the region, with primary offerings of 
specialty retailers such as apparel, home furnishings/accessories, books/music, bath/body, sporting goods and 
grocery stores, and that offers sit-down restaurants, coffee shops, ice cream parlors, entertainment facilities 
and theatres, office uses and/or uses of similar character. Such a center is designed with architectural 
distinction, individual identity for each store and buildings that are brought together along a sidewalk network 
in an open-air setting, with a small park or plaza, and a high level of amenity in landscaping and urban 
furnishings.  

Light industrial shall mean uses engaged in the manufacture, predominantly from previously prepared 
materials, of finished products or parts, including processing, fabrication, assembly, treatment, packaging, 
incidental storage, sales or distribution of such products. Further, light industrial shall mean uses such as the 
manufacture of electronic instruments, preparation of food products, pharmaceutical manufacturing, research 
and scientific laboratories or the like. Light industrial shall not include uses such as mining and extracting 
industries, petrochemical industries, rubber refining, primary metal or related industries.  

Light loss factor (LLF) shall mean a depreciation factor that describes the drop in light output over the life of 
the system. The total LLF is determined by a combination of factors, such as lumen depreciation and luminaire 
dirt depreciation. Light Loss Factors = 1.0 for evaluating compliance with Section 5.12.1.  

Lighting, indirect when applied to the lighting of signs, shall mean reflected light only from a concealed light 
source outside the sign face that reflects from the sign face only or from the sign face and sign copy.  

Limited indoor recreation use shall mean facilities established primarily for such activities as exercise or 
athletic facilities; and amusement or recreational services, such as billiard or pool parlors, pinball/video 
arcades, dance studios, martial art schools, arts or crafts studios; or exercise clubs, but not including bowling 
alleys or establishments which have large-scale gymnasium-type facilities for such activities as tennis, 
basketball or competitive swimming. This definition is intended to restrict the type of recreational use allowed 
to those small-scale facilities containing no more than five thousand (5,000) square feet that would be 
compatible with typical buildings and uses in the zone district in which this use is allowed.  

Limits of development shall mean the areas described and established pursuant to Section 5.6.1(N).  

Local street shall mean a street that is anticipated to carry under two thousand five hundred (2,500) vehicle 
trips per day in traffic volume at desirable speeds of up to twenty-five (25) miles per hour, and that provides 
access to abutting property and primarily serves local traffic.  

Local street system shall mean a system of one (1) or more local streets that allow traffic to be distributed 
throughout a neighborhood.  

Lodging establishment shall mean hotel/motel.  

Logo shall mean a graphic symbol or emblem that conveys a recognizable meaning, which symbol or emblem 
may include script (words) provided that such script is contained entirely within the boundaries of the symbol 
or emblem; and script alone, or outside of the boundaries of the symbol or emblem, whether registered as a 
trademark or not, is not included within the meaning of the term logo.  

Long-term care facility shall mean any of the following:  

(A) Convalescent or rehabilitation center shall mean a health institution that is planned, organized, 
operated and maintained to offer facilities and services to inpatients requiring restorative care and 
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treatment and that is either an integral patient care unit of a general hospital or a facility physically 
separated from, but maintaining an affiliation with, all services in a general hospital.  
 

(B) Nursing or memory care facility shall mean a health institution planned, organized, operated and 
maintained to provide facilities and health services with related social care to inpatients who require 
regular medical care and twenty-four (24) hour per day nursing services for illness, injury or disability. 
Each patient shall be under the care of a physician licensed to practice medicine in the State of 
Colorado. The nursing services shall be organized and maintained to provide twenty-four (24) hour per 
day nursing services under the direction of a registered professional nurse employed full time.  
 

(C) Intermediate health care or assisted living facility shall mean a health-related institution planned, 
organized, operated and maintained to provide facilities and services which are supportive, restorative 
or preventive in nature, with related social care, to individuals who because of a physical or mental 
condition, or both, require care in an institutional environment but who do not have an illness, injury or 
disability for which regular medical care and twenty-four (24) hour per day nursing services are 
required.  
 

(D) Independent living or continuing care facility shall mean a single-unit, two-unit and/or multi-unit 
dwelling that is located within a development that contains one (1) or more of the facilities described in 
(A) through (C) above, wherein the residents of such dwellings have access to the common amenities 
and services available to residents of the facilities described in (A) through (C) above.  

Long-term parking shall mean parking that has limited turnover during a normal working weekday. Long-term 
parking includes employee-type parking or residential-type parking.  

Lumen (lm) shall mean the luminous flux emitted within a unit solid angle by a point source (one steradian) 
having a uniform luminous intensity of one candela (cd). See luminous flux.  

Luminaire shall mean a complete lighting device consisting of the light source, lens, reflector, refractor, driver, 
housing and such support as is integral with the housing. If the driver is located within the housing, it is 
considered integral and therefore part of the luminaire. The pole, posts, and bracket or mast arm are not 
considered to be part of the luminaire.  

Luminance (candelas per square meter, cd/m2or nits) shall mean the luminous intensity of any surface in a 
given direction per unit of projected area of the surface as viewed from that direction; i.e., the apparent 
brightness of a surface.  

Luminous flux (lumen, lm) shall mean a unit of measure of the quantity of light. One lumen is the amount of 
light that falls on an area of one square meter, every point of which is one meter from a source of one candela. 
A light source of one candela emits a total of 12.57 lumens. Light sources are rated in terms of luminous flux. 
Lumens are used for evaluating compliance with Section 5.12.1.  

Luminous intensity (candela, cd) shall mean the basic unit of light quantity as measured in candelas. The 
candela can be thought of as the number of photons per second emitted by the light source.  

Maintenance (of a newly constructed street) shall mean keeping the street free of dirt, mud, debris and any 
other foreign material that would constitute a safety hazard or a nuisance or cause damage to the newly 
constructed street, and shall also include repainting traffic control striping, repairing and replacing traffic 
control signs and signals as necessary, and maintaining median/parkway landscaping and irrigation systems 
and supplying water therefor.  

Major addition shall mean the extension of an existing building where the cost of the addition, not including 
repairs and reconstruction of the existing building, is in excess of the assessed valuation of the existing 
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building as assessed by the county Assessor during the year immediately preceding the year in which such 
major addition takes place.  

Major public facilities shall mean structures or facilities, such as electrical generation plants, water treatment 
plants, wastewater treatment plants, natural gas generation power plants, railroad depots and transportation 
fleet maintenance facilities, that are generally occupied by persons on a daily basis to conduct operations and 
that contain or involve traffic-generating activities. Major public facilities include outdoor storage but shall not 
include wireless communication facilities.  

Major walkway spine shall mean a tree-lined connecting walkway that is at least five (5) feet wide, with 
landscaping along both sides, located in an outdoor space that is at least thirty-five (35) feet in its smallest 
dimension, with all parts of such outdoor space directly visible from a street.  

Manual changeable copy message center shall mean a sign element in which letters, numbers, or symbols may 
be changed manually without altering the face of the sign (e.g., by placement of letters into tracks that are 
enclosed within a cabinet structure). Manual changeable copy centers are sometimes known as 
"readerboards."  

Manufactured home shall mean a preconstructed, transportable dwelling unit built on a permanent chassis and 
anchored at the site where it will be occupied as a dwelling unit. The term manufactured home shall also 
include mobile homes, which are similar transportable dwelling units constructed prior to federal 
manufactured home standards adopted in 1976.  

Manufactured housing community shall mean a parcel of land that has been planned, improved, or is currently 
used for the placement of five or more manufactured homes. Manufactured housing communities may also 
contain accessory uses intended primarily for the use and benefit of their residents, including but not limited 
to clubhouses, playgrounds and recreational amenities, childcare, meeting and assembly spaces, retail, and 
personal and business services.  

Marginal-access street shall mean a local street that is parallel to and adjacent to expressways or arterials and 
that provides access to abutting properties and protection from through traffic.  

Marijuana products shall mean concentrated marijuana products and marijuana products that are comprised of 
marijuana and other ingredients and are intended for use or consumption, such as, but not limited to, edible 
products, ointments, and tincture as defined in Section 16 (2)(k) of Article XVIII of the Colorado State 
Constitution.  

Massing shall refer to the perception of the overall shape, form, and size of a building.  

Maximum extent feasible shall mean that pursuant to the City’s determination, no feasible and prudent 
alternative exists, and all possible efforts to comply with the regulation or minimize potential harm or adverse 
impacts have been undertaken.  

Medical marijuana center shall mean a person licensed pursuant to Title 12, Article 43.3, C.R.S., to operate a 
business as described in Section 44-10-103(34) C.R.S., that sells medical marijuana to registered patients or 
primary caregivers as defined in Section 14 of Article XVIII of the State Constitution, but is not a primary 
caregiver.  

Medical marijuana-infused products manufacturer shall mean a person licensed pursuant to Title 12, Article 
43.3, C.R.S., to operate a business as described in Section 12-44-10-103(39), C.R.S.  

Medical marijuana optional premises cultivation operation shall mean a person licensed pursuant to Title 12, 
Article 43.3, C.R.S., to operate a business as described in Section 12-43.3-404, C.R.S.  
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Medical marijuana research and development cultivation shall mean a facility used by a person or entity 
licensed pursuant to Title 12, Article 43.3, C.R.S., to operate a business as described in Section 12-44-10-
103(37), C.R.S.  

Medical marijuana research and development facility shall mean a facility used by a person or entity licensed 
pursuant to Title 12, Article 43.3, C.R.S., to operate a business as described in Section 12-44-10-103(35), C.R.S.  

Medical marijuana testing facility shall mean a facility used by a person or entity licensed pursuant to Title 12, 
Article 43.3, C.R.S., to operate a business as described in Section 12-44-10-103(35), C.R.S.  

Microbrewery shall mean a facility that produces no more than fifteen thousand (15,000) barrels per year of 
fermented malt beverages on site and shall include a taproom in which guests/customers may sample the 
product.  

Microdistillery shall mean a facility that produces no more than fifteen thousand (15,000) gallons per year of 
spirituous beverages on site and shall include a tasting room in which guests/customers may sample the 
product.  

Microwinery shall mean a facility that produces no more than one hundred thousand (100,000) gallons per 
year of vinous beverages on site and shall include a tasting room in which guests/customers may sample the 
product.  

Minor public facilities shall mean structures or facilities, such as electrical generating and switching stations, 
substations, underground vaults, poles, conduits, water and sewer lines, pipes, pumping stations, natural gas 
pressure-reducing stations, repeaters, antennas, transmitters and receivers, valves and stormwater detention 
ponds, that are not occupied by persons on a daily basis except for periodic inspection and maintenance, are 
capable of operation without daily oversight by personnel and do not generate daily traffic. Such facilities also 
include similar structures for fire protection, emergency service, parks and recreation and natural areas. Minor 
public facilities shall not include outdoor storage and wireless communication facilities.  

Minor subdivision shall mean the subdivision of a lot, tract or parcel into not more than one (1) new lot and 
may include adjustments to lot lines.  

Mixed use shall mean the development of a lot, tract or parcel of land, building or structure with two (2) or 
more different uses, including, but not limited to, residential, office, retail, public uses, personal service or 
entertainment uses (but not including accessory uses), designed, planned and constructed as a unit.  

Mobility Assisted Device shall mean a wheelchair, motorized scooter, or other tool that aids those living with 
physical or mental disabilities in moving along City sidewalks, non-vehicular paths, and trails.  These do not 
include recreational motorized devices such as skateboards and toy vehicles or road machinery/road tractor 
as defined in the City of Fort Collins Traffic Code. 

Monument style shall mean a style of freestanding sign characterized by a supporting sign structure that is at 
least seventy (70) percent of the width of the sign face, and that contains not more than two (2) sign faces.  

Music facility, multi-purpose, shall mean a facility that may include indoor and outdoor space for the purpose 
of music workshops, meetings, informal gatherings, occasional small-scale music performances, and 
occasional recitals and open microphone sessions where performance spaces do not include permanent or 
designated seating or paid admission.  

Music studio shall mean a fully enclosed soundproof studio for the recording, producing, writing or rehearsing 
of music.  

Native vegetation shall mean any plant identified in Fort Collins Native Plants: Plant Characteristics and 
Wildlife Value of Commercial Species , prepared by the City's Natural Resources Department, updated 
February 2003.  
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Natural area shall mean all areas shown as "natural areas" on the City's Parks and Natural Areas Map or the 
Natural Habitats and Features Inventory Map. Any land that qualifies as a "wetland" pursuant to the Federal 
Clean Water Act shall also be deemed a natural area, in addition to the areas designated as wetlands on the 
City's Natural Habitats and Features Inventory Map. Any land area that possesses such characteristics as would 
have supported its inclusion on the Natural Habitats and Features Inventory Map, or contains natural habitats 
or features that have significant ecological value listed in subparagraph 5.6.1(A), if such area is discovered 
during site evaluation and/or reconnaissance associated with the development review process, shall also be 
deemed a natural area.  

Natural area buffer zone shall mean any area described and established pursuant to subsection 5.6.1(E).  

Natural features shall mean the following:  

(A) natural springs,  
(B) areas of topography which, because of their steepness, erosion characteristics/geologic formations, 

high visibility from off-site locations and/or presence of rock outcroppings, and  
(C) view corridors that present vistas to mountains and foothills, water bodies, open spaces and other 

regions of principal environmental importance, provided that such natural features are either identified 
on the City's Natural Habitats and Features Inventory Map, or otherwise meet the definition of natural 
area as contained in this Article.  

Neighborhood center shall mean a combination of at least two (2) uses as listed in the Low Density Mixed-Use 
Neighborhood zone district in addition to an outdoor space, which together provide a focal point and a year-
round meeting place for a neighborhood.  

Neighborhood park shall mean a publicly owned park as defined in the Parks and Recreation Policy Plan.  

Neighborhood plan shall mean a document adopted by the City Council as a part of the Comprehensive Plan 
of the City containing public policies relating to a specific neighborhood.  

Neighborhood service center shall mean a shopping and service center, approximately fifteen (15) acres in size, 
designed to meet consumer demands from an adjacent neighborhood. The primary functional offering is 
usually a supermarket with an approximately equivalent amount of associated mixed retail and service-
oriented gross square footage. Other functional offerings may include employment uses, such as offices 
and/or commercial development traditionally located along arterial streets.  

Neighborhood support/recreation facilities shall mean recreation/pool facilities and/ or meeting rooms 
intended for the use and enjoyment of residents and guests of the neighborhood.  

Nightclub shall mean a bar or similar nonalcoholic establishment containing more than one hundred (100) 
square feet of dance floor area.  

Nonconforming building shall mean a building that was lawful and nonconforming under prior law on the day 
before the effective date of this Code or subsequent amendment thereof.  

Nonconforming structure shall mean a structure that was lawful and nonconforming under prior law on the day 
before the effective date of this Code or subsequent amendment thereof.  

Nonconforming use shall mean either a use that was lawful and nonconforming under prior law on the day 
before the effective date of this Code or subsequent amendment thereof, or with respect to lands newly 
annexed, a use that was lawful immediately before annexation but that does not conform to the use 
regulations for the zone district in which such use is located either at the time of annexation or as the result of 
subsequent amendments to this Code.  

Nonconformities shall mean a nonconforming use, structure or building.  
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Non-potable water shall mean water that has not been treated to state and federal standards safe for 
human consumption, but can be placed to beneficial uses, including irrigation, dust suppression, toilet and 
urinal flushing, or make-up water for mechanical equipment. 

Non-potable water supply entities shall mean the water supply entities, either established potable water 
supply entities or other water supply entities that provide water that does not meet the state and federal 
standards for human consumption to developments for the beneficial uses of non-potable water. 

Object, for purposes of Section 5.8.1 only, shall mean a material thing of functional, aesthetic, cultural, 
historical or scientific value that may be, by nature or design, movable.  

Occupant, in relation to extra occupancy and in other parts of this Code, shall mean a person who occupies 
habitable space in a dwelling unit or any portion thereof. 

Off-site construction staging shall mean the use of land or building or portion thereof for activities commonly 
associated with and supportive of construction or development, when such activities are not located on the 
parcel, or in the building, being constructed or developed. Such activities include but are not limited to storage 
of construction material and equipment, parking for those working on the construction or development, 
temporary restrooms and construction offices.  

Off-street parking area or vehicular use area shall mean all off-street areas and spaces designed, used, required 
or intended to be used for the parking, storage, maintenance, service, repair, display or operation of motor 
vehicles, including driveways or accessways in and to such areas, but not including:  

(A) any outdoor storage area used principally as recreational vehicle, boat or truck storage use;  
(B) any parking area that is primarily used for long-term storage of vehicles that more closely resembles an 

outdoor storage area than it does a parking lot (such as impound lots, junkyards or other similar uses);  
(C) any internal drive lane located in an enclosed mini-storage facility; or  
(D) any public street or right-of-way.  

Oil and gas buffer shall mean the area located on a development site formed by measuring two thousand 
(2,000) feet in all directions from an oil and gas facility location or, as applicable, the area located on a 
development site formed by measuring two thousand (2,000) feet in all directions from the middle of an oil 
and gas facility well bore. 

Oil and gas facility shall mean equipment or improvements used or installed at an oil and gas location for the 
exploration, production, withdrawal, treatment, or processing of crude oil, condensate, exploration, 
development, and production waste, or gas. 

Oil and gas location shall mean the area where an operator has disturbed or intends to disturb the land surface 
in order to locate an oil and gas facility.  

Oil and gas pipeline shall mean a flowline, crude oil transfer line, gathering line, as such terms are defined by 
the ECMC, and transmission lines.  

Oil and gas operation shall mean exploration for oil and gas, including the conduct of seismic operations and 
the drilling of test bores; the siting, drilling, deepening, recompletion, reworking or abandonment of an oil and 
gas well, underground injection well or gas storage well; production operations related to any such well, 
including the installation of flow lines and gathering systems; the generation, transportation, storage, 
treatment or disposal of exploration and production wastes; and any construction, site preparation or 
reclamation activities associated with such operations.  

Opacity shall mean the degree to which air contaminant emission obscures the view of an observer, expressed 
in percentage of the obstruction, or the degree (percent) to which the transmittance of light is reduced by an 
air contaminant emission.  
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Open-air farmers market shall mean an occasional or periodic market held in an open area or in a structure 
where groups of individual sellers offer for sale to the public such items as fresh produce, seasonal fruits, fresh 
flowers, arts and crafts items, and food and beverages (but not to include second-hand goods) dispensed 
from booths located on-site. Operator as used in Section 4.3.4(F) shall mean any person who exercises the 
right to operate and control an oil and gas facility or oil and gas pipeline. 

Orient shall mean to bring in relation to, or adjust to, the surroundings, situation or environment; to place with 
the most important parts facing in certain directions; to set or arrange in a determinate position: to orient a 
building.  

Other potable water supply entities shall mean the water supply entities other than the established potable 
water supply entities that provide potable water service, including new proposed water supplies. 

Outdoor amphitheaters (other than community facilities) shall mean permanent stage and seating facilities 
that are open or partially open to the outdoors, the principal use of which is the showing of motion pictures or 
the presentation of dramatic, musical or live performances, which facilities are accessible to persons only by 
permission given at the doors or gates.  

Outdoor café shall mean that portion of a restaurant with tables located on the sidewalk or other open area in 
front of or adjoining the restaurant premises.  

Outdoor recreation facility shall mean an area devoted to active sports or recreation such as go-cart tracks, 
miniature golf, archery ranges, sport stadiums or the like, and may or may not feature stadium-type seating.  

Outdoor storage shall mean the keeping, in an unroofed area, of any equipment, goods, junk, material, 
merchandise or vehicles in the same place for more than twenty-four (24) hours.  

Outdoor vendor shall mean any person, whether as owner, agent, consignee or employee, who sells or 
attempts to sell, or who offers to the public free of charge, any services, goods, wares or merchandise, 
including, but not limited to, food or beverage, from any outdoor location, except for those activities excluded 
from the definition of outdoor vendor in §15-381 of the City Code.  

Over the air reception device or OTARD shall mean:  

(A) An antenna that is designed to receive direct broadcast satellite service, including direct-to-home 
satellite services, that is one (1) meter or less in diameter; or  
 

(B) An antenna that is designed to receive video programming services via multipoint distribution 
services, including multichannel multipoint distribution services, instruction television fixed services, 
and local multipoint distribution services, and that is one (1) meter or less in diameter or diagonal 
measurement; or  
 

(C) An antenna that is designed to receive television broadcast signals. 

Owner shall mean any person (as defined in Code of the City of Fort Collins Section 1-2) whose name appears 
on the tax bill for the property or who, alone or jointly or severally with others, has legal title to any dwelling 
or dwelling unit, with or without actual possession thereof, or has charge, care or control of any dwelling or 
dwelling unit as owner, executor, executrix, administrator, trustee, guardian of the estate of the owner, 
mortgagee or assignee of rents. Owner shall not include any person who holds only a security interest or 
easement on the real property upon which the dwelling or dwelling unit is situated.  

Parking garage shall mean an off-street parking area within a building.  

Parking lot shall mean off-street parking area or vehicular use area.  
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Parking structure shall mean any building containing motor vehicle parking that is a principal use, with or 
without any additional uses.  

Parks, recreation and open lands shall mean natural areas as described in the Natural Areas Policy Plan, parks 
and recreation facilities as described in the Parks and Recreation Policy Plan whether such facilities are owned 
or operated by the City or by another not-for-profit organization, environmental interpretation facilities, 
outdoor environmental research or education facilities, or public outdoor places.  

Party-in-interest shall mean a person who or organization that has standing to appeal the final decision of the 
decision maker. Such standing to appeal shall be limited to the following:  

(A) The applicant;  
 

(B) Any party holding a proprietary or possessory interest in the real or personal property which was the 
subject of the decision of the decision maker whose action is to be appealed;  
 

(C) Any person to whom or organization to which the City mailed notice of the hearing of the decision 
maker;  
 

(D) Any person who or organization which sent written comments to the decision maker prior to the action 
which is to be appealed;  
 

(E) Any person who appeared before the board or commission at the hearing on the action that is to be 
appealed;  
 

(F) The City Council as represented by the request of a single member of the City Council.  

Passive open space shall mean land area devoted exclusively to activities such as walking, nature walks, 
wildlife observation, sitting, picnicking, card games, chess, checkers and similar table games, which space 
may be used in conjunction with buffer yards.  

Pedestrian frontage shall mean an area abutting a connecting walkway, developed to provide continuous 
safety, interest and comfort for people walking or sitting; pedestrian frontage shall consist of building faces, 
site design features and/or landscape areas on one (1) or both sides, and not parking stalls on both sides.  

Pedestrian-oriented development shall mean development that is designed with a primary emphasis on the 
street sidewalk and/or connecting walkway access to the site and building, rather than on auto access and 
parking lots. In pedestrian-oriented developments, buildings are typically placed relatively close to the street 
and the main entrance is oriented to the street sidewalk or a walkway. Although parking areas and garages 
may be provided, they are not given primary emphasis in the design of the site.  

Pedestrian scale (human scale) shall mean the proportional relationship between the dimensions of a building 
or building element, street, outdoor space or streetscape element and the average dimensions of the human 
body, taking into account the perceptions and walking speed of a typical pedestrian.  

Pennant shall mean a narrowing or tapering flag or similar shape that is two (2) square feet in size or less, 
that is repeated along a common line and is not attached to a flag pole.  

Personal and business service shops shall mean shops primarily engaged in providing services generally 
involving the care of the person or such person's apparel or rendering services to business establishments 
such as laundry or dry-cleaning retail outlets, portrait/photographic studios, beauty or barber shops, 
employment service, or mailing or copy shops.  
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Place shall mean a minor way used primarily for vehicular access to the abutting properties, provided that no 
place shall have a greater length than three hundred fifty (350) feet, and provided further that no place shall 
provide access to more than fifteen (15) lots, and provided further that no discontinuous place (cul-de-sac) 
shall provide access to more than fifteen (15) dwelling units.  

Place of worship or assembly shall mean a building containing a hall, auditorium or other suitable room or 
rooms used for the purpose of conducting religious or other services or meetings of the occupants of such 
structure. Places of worship or assembly shall include churches, synagogues or the like, but shall not include 
buildings used for commercial endeavors, including, but not limited to, commercial motion picture houses or 
stage productions.  

Planned Unit Development (PUD) Overlay shall mean an area of land approved for development pursuant to a 
PUD Comprehensive Plan under Division 2.6.3. An approved PUD Overlay overlays the PUD Comprehensive 
Plan entitlements and restrictions upon the underlying zone district requirements.  

Planned Unit Development (PUD) Comprehensive Plan shall mean an approved plan for development of an 
area within an approved PUD Overlay, which identifies the general intent of the development and establishes 
vested uses, densities and certain modification of development standards. An approved PUD Comprehensive 
Plan substitutes for the requirement for an Overall Development Plan. A PUD Comprehensive Plan is 
considered a site specific development plan solely with respect to vested property rights regarding specific 
uses, densities, Land Use Code development standards, and variances from Engineering Design Standards 
granted pursuant to Division 2.6.3(K).  

Planning and Zoning Commission review shall mean review by the Planning and Zoning Commission in 
accordance with the provisions in Article 6. Also known as Type 2 review.  

Plant nursery and greenhouse shall mean any land or structure used primarily to raise trees, shrubs, flowers or 
other plants for sale or for transplanting and may include the sale of nonliving landscape and decorating 
products.  

Plat shall mean:  

(A) a map of a subdivision;  
 

(B) a map of a parcel or parcels contained within an annexation;  
 

(C) a map representing a tract of land showing the boundaries and location of individual properties and 
streets.  

Plugging and abandonment shall mean the cementing of a well, the removal of its associated production 
facilities, the abandonment of its flowline(s), and the remediation and reclamation of the wellsite. 

Pole cover shall mean a durable, permanent decorative cover that encloses the structural supports of a 
detached sign. The phrase "pole cover" does not include paints, stains, powder coating, or other finishes that 
are applied directly to the structural supports.  

Potable water shall mean water, also known as drinking water, that is treated to levels which meet state and 
federal standards for human consumption. 

Primary residence shall mean the dwelling unit in which a person resides for nine (9) or more months of the 
calendar year. Under this definition, a person has only one (1) primary residence at a time.  

Principal building entrance, for purposes Division 5.16 only, shall mean a street-level primary point of public 
pedestrian access into a building. The phrase "principal building entrance" does not include doors used 
principally as emergency exits, or doors that provide restricted access (e.g., for employees or deliveries).  
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Print shop shall mean an establishment in which the principal business consists of duplicating and printing 
services using photocopy, blueprint or offset printing equipment, and may include the collating of booklets 
and reports.  

Private drive shall mean a parcel of land not dedicated as a public street, over which a private easement for 
road purposes has been granted to the owners of property adjacent thereto, which intersects or connects with 
a public or private street, and where the instrument creating such easement has been recorded in the Office of 
the Clerk and Recorder of Larimer County. A street-like private drive is a type of private drive that may be 
used instead of a street under the provisions of Section 5.4.6(M). 

Private driveway shall mean the area of a platted lot that is specifically designed for the parking and 
movement of the vehicles of the property owner and that generally leads directly to a garage, carport or other 
such structure. Such area shall not include the area of a private street or private drive, except that a private 
driveway may be shared between two (2) abutting platted lots.  

Private street shall mean a parcel of land not dedicated as a public street, over which a public access easement 
for street purposes has been granted to the City, and where the instrument creating such easement has been 
recorded or filed in the Office of the Clerk and Recorder of Larimer County. The public access easement shall 
allow for access by police, emergency vehicles, trash collection and other service vehicles, utility owners and 
the public in general.  

Professional office shall mean an office for professionals such as physicians, dentists, lawyers, architects, 
engineers, artists, musicians, designers, teachers, accountants or others who through training are qualified to 
perform services of a professional nature and where no storage or sale of merchandise exists.  

Property, for the purposes of Division 5.16 only, shall mean the real property owned or controlled by the 
applicant for a sign permit or alternative sign program. Property may be a single lot or parcel, or may be a 
combination of abutting lots or parcels that will be bound by the approval.  

Property frontage, for purposes of Division 5.16 only, shall mean the length of a front, side, or rear property line 
that abuts a public street right-of-way.  

Property manager shall mean any person, group of persons, company, firm or corporation charged with the 
care and control of rental housing as defined in Section 5-236 of the City Code who performs services with 
respect to such rental housing under a contract with the owner thereof or who otherwise acts as 
representative of an owner with respect to such rental housing.  

Public highway shall have the meaning set forth in § 38-5.5-102, Colorado Revised Statutes.  

Public use shall mean any use intended to be conducted in a facility or upon land that is owned by and 
operated for public use by school districts or by city, county, state or federal governments.  

Public utility shall mean a common carrier supplying electricity, wire telephone service, natural gas, water, 
wastewater or stormwater service, railroads or similar public services, but shall not include mass transit or 
railroad depots or terminals or any similar traffic-generating activity, or any person or entity that provides 
communication services to the public.  

Qualified Preservation Partner (QPP) shall mean an organization that has applied to, and been selected by, the 
City for inclusion on the list of entities that will qualify as an eligible buyer for affordable home ownership 
projects as defined under affordable housing unit for purchase. To be a QPP the organization shall agree that 
the homes purchased will be affordable for a time period prescribed by the City upon purchase as an Eligible 
Buyer and that it will promptly convey the property to a natural person who qualifies as an Eligible Buyer 
pursuant to the terms of the restricted home ownership program.  
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Rare, threatened or endangered species shall mean those species of wildlife and plants listed by the Colorado 
Parks and Wildlife Division, the Colorado Natural Heritage Program, or the U.S. Fish and Wildlife Service as 
rare, threatened or endangered.  

Reclamation shall mean the process of returning or restoring the surface of disturbed land to its condition 
prior to development. 

Recreational space shall mean privately owned space that is designed for active recreational use for more than 
three (3) families and that meets either of the following criteria:  

(A) Active open space. A parcel of not less than ten thousand (10,000) square feet and not less than fifty 
(50) linear feet in its smallest dimension, where no public dedication has contributed to its area. Such 
open space areas may include areas devoted to flood control channels or areas encumbered by 
flowage, floodway or drainage easements.  
 

(B) Active indoor space. Recreational facilities or structures, and their accessory uses, that are located in 
city approved areas, including, but not limited to, game rooms, swimming pools, gymnasiums, bowling 
alleys, exercise rooms or tennis or racquetball courts; provided, however, that the residents of the 
projects for which such facilities are planned must automatically be members of such facilities without 
additional charge.  

Recreational vehicle, boat and truck storage shall mean the renting of space in an unroofed area for the 
purpose of storing any recreational vehicle, boat or truck. For the purposes of this definition, a recreational 
vehicle shall be a transportable structure that is primarily designed as a temporary living accommodation for 
recreational, camping and travel use, including, but not limited to, travel trailers, truck campers, camping 
trailers and self-propelled motor homes.  

Recyclable material shall mean reusable material, including, but not limited to, metals, glass, plastic and paper, 
that are intended for reuse or reconstitution for the purpose of using the altered form. Recyclable material 
shall not include refuse or hazardous materials.  

Recycling facility shall mean a building or land used for the collection and/or processing of recyclable material. 
Processing shall mean the preparation of material for efficient shipment by such means as baling, compacting, 
flattening, grinding, crushing, mechanical sorting or cleaning. Such a facility, if entirely enclosed within a 
building or buildings, shall be considered a warehouse.  

Redevelopment shall mean the intensification of use of existing buildings and/or development sites, building 
rehabilitation, or removal or demolition of existing buildings, followed promptly by construction of 
replacement buildings.  

Regional shopping center shall mean a cluster of retail and service establishments designed to serve consumer 
demands from the community as a whole or a larger area. The primary functional offering is at least one (1) 
full-line department store. The center also includes associated support shops that provide a variety of 
shopping goods including general merchandise, apparel and home furnishings, as well as a variety of services, 
and perhaps entertainment and recreational facilities.  

Research laboratory shall mean a building or group of buildings in which are located facilities for scientific 
research, investigation, testing or experimentation, but not facilities for the manufacture or sale of products 
except as incidental to the main purpose of the laboratory.  

Resource extraction, processes and sales shall mean removal or recovery by any means whatsoever of sand, 
gravel, soil, rock, minerals, mineral substances or organic substances other than vegetation, from water or land 
on or beneath the surface thereof, exposed or submerged, but does not include oil and gas operations.  

Resource recovery shall mean the process of obtaining materials or energy, particularly from solid waste.  
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Restaurant, drive-in (also known as Restaurant, drive-thru) shall mean any establishment in which the principal 
business is the sale of foods and beverages to the customer in a ready-to-consume state and in which the 
design or principal method of operation of all or any portion of the business is to allow food or beverages to 
be served directly to the customer in a motor vehicle without the need for the customer to exit the motor 
vehicle.  

Restaurant, drive-thru: See Restaurant, drive-in.  

Restaurant, fast food shall mean any establishment in which the principal business is the sale of food and 
beverages to the customer in a ready-to-consume state, and in which the design or principal method of 
operation includes all of the following characteristics:  

(A) food and beverages are usually served in edible containers or in paper, plastic or other disposable 
containers; and  
 

(B) there is no drive-in facility as a part of the establishment.  

Restaurant, limited mixed-use shall mean any establishment in which the principal business is the sale of food 
and beverages to the customer in a ready-to-consume state, and in which the design or principal method of 
operation includes all of the following characteristics:  

(A) food and beverages are usually served in edible containers or in paper, plastic or other disposable 
containers;  
 

(B) there is no drive-in or drive-through facility as a part of the establishment;  
 

(C) the establishment is contained within or physically abuts a multi-unit dwelling;  
 

(D) the establishment is clearly subordinate and accessory to a multi-unit dwelling;  
 

(E) the establishment shall not exceed one thousand five hundred (1,500) feet in gross leasable floor area;  
 

(F) the establishment shall not engage in serving alcohol; and  
 

(G) the establishment shall not engage in the playing of amplified music.  

Restaurant, standard shall mean any establishment in which the principal business is the sale of food and 
beverages to customers in a ready-to-consume state; where fermented malt beverages, and/or malt, special 
malt or vinous and spirituous liquors may be produced on the premises as an accessory use; and where the 
design or principal method of operation includes one (1) or both of the following characteristics:  

(A) customers are served their food and/or beverages by a restaurant employee at the same table or 
counter at which the items are consumed; or  
 

(B) customers are served their food and/or beverages by means of a cafeteria-type operation where the 
food or beverages are consumed within the restaurant building.  

Retail establishment (also known as retail store) shall mean an establishment of twenty-five thousand (25,000) 
square feet or less of gross leasable floor area in which sixty (60) percent or more of the gross floor area is 
devoted to the sale or rental of goods, including stocking, to the general public for personal or household 
consumption or to services incidental to the sale or rental of such goods.  
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Retail marijuana cultivation facility shall mean an entity licensed to cultivate, prepare and package marijuana, 
and to sell marijuana to retail marijuana stores, to marijuana product manufacturing facilities and to other 
marijuana cultivation facilities, but not to consumers.  

Retail marijuana product manufacturing facility shall mean an entity licensed to purchase marijuana; 
manufacture, prepare and package marijuana products; and sell marijuana and marijuana products to other 
marijuana product manufacturing facilities and to retail marijuana stores, but not to consumers.  

Retail marijuana store shall mean an entity licensed to purchase marijuana from marijuana cultivation facilities 
and marijuana and marijuana products from marijuana product manufacturing facilities and to sell marijuana 
and marijuana products to consumers.  

Retail marijuana testing facility shall mean an entity licensed to analyze and certify the safety and potency of 
marijuana as defined in Section 16(2)(1) of Article XVIII of the Colorado State Constitution.  

Retail stores with vehicle servicing shall mean an establishment in which vehicle parts are sold and are 
ordinarily installed on the premises, and where the majority of the floor area of the establishment is devoted 
to the installation and maintenance of such parts (e.g., tire shops and muffler shops).  

Revegetation shall mean restoration and mitigation measures for a disturbed natural area or buffer zone in 
accordance with the requirements of LUC subsections 5.6.1(D)(2) and 5.10.1(F).  

Reverse vending machine shall mean an automated mechanical device that accepts one (1) or more types of 
empty beverage containers, including, but not limited to, aluminum cans, glass or plastic bottles; and that 
issues a cash refund or a redeemable credit. A reverse vending machine may be designed to accept more than 
one (1) container at a time, paying by weight instead of by container.  

Rider shall mean a subordinate sign panel that is attached to a swing sign, either above the horizontal member 
or below the principal sign face. To illustrate, but without limiting the range of messages that a rider may 
convey, if the swing sign is used to advertise a property as "for sale," a rider is often used to convey a related 
message such as "contract pending."  

Ridgeline protection area shall mean the area described and established pursuant to Section 5.6.1(G).  

Rights-of-way shall mean any portion of a public highway dedicated to the City. Rights-of-way shall not include 
(i) trails and (ii) specific-purpose utility easements, when the specific purpose of the utility easement dedication 
does not include communication facilities or public access.  

River shall mean the Cache la Poudre River unless the context indicates a general meaning.  

School facility shall mean any discrete facility or area, whether indoor or outdoor, associated with a public or 
private school, that students use commonly as part of their curriculum or extracurricular activities. A school 
facility is either adjacent to or owned by the school or school governing body, and the school or school 
governing body has the legal right to use the school facility at its discretion. The definition includes future school 
facility as defined by the ECMC.  

 
Screen shall mean an opaque structure, typically located on top of, but integrated with the design of, a building 
that conceals mechanical, communications or other equipment from view from the surrounding rights-of-ways 
and properties. 

Seasonal overflow shelters shall mean a homeless shelter that allows homeless persons to stay on its premises 
overnight from the beginning of November through the end of April, unless, because of inclement weather, 
specific and limited exceptions to such seasonal limitations are granted by the Director. Community based 
shelter services are exempt from this definition.  
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Semipublic use shall mean uses operated by recognized religious, philanthropic, educational or other 
charitable institutions on a nonprofit basis and in which goods, merchandise and services are not provided for 
sale on the premises.  

Sensitive or specially valued species shall mean species included on the City of Fort Collins Species of Interest 
List, as developed and updated by the Natural Areas Department.  

Services shall mean the programs and employees determined necessary by the city to provide for the 
adequate operation and maintenance of its public facilities and infrastructure, including, but not limited to, 
those educational, healthcare, social and other programs necessary to support the programs, public facilities 
and infrastructure required by this Land Use Code, the City Code, the policies and administrative manuals 
promulgated pursuant thereto, or state or federal law.  

Shared parking shall mean required parking that is provided both on-site and in a municipal parking lot or a 
private lot constructed and located in accordance with the requirements of the city, where the same parking 
spaces are assigned to more than one (1) use at one (1) time.  

Shelters for victims of domestic violence shall mean a residential facility operating twenty-four (24) hours per 
day and seven (7) days per week, the purpose of which facility is to receive, house, counsel and otherwise 
serve victims of domestic violence, as that term is defined in Section 18-6-800.3, C.R.S. and their dependents. 
Such facility may also include day care, professional, administrative and security staff.  

Short term non-primary rental shall mean a dwelling unit that is not a primary residence and that is leased in its 
entirety to one (1) party at a time for periods of less than thirty (30) consecutive days. The term party as used 
in this definition shall mean one (1) or more persons who as a single group rent a short term non-primary 
rental pursuant to a single reservation and payment. The term short term non-primary rental shall not include 
the rental of a dwelling unit to the former owner immediately following the transfer of ownership of such 
dwelling unit and prior to the former owner vacating the dwelling unit. Short term non-primary rental is a 
distinct use from short term primary rental under the Land Use Code.  

Short-term parking shall mean customer parking that has regular turnover. Parking that is intended to serve a 
retail business and provide access to commercial activity is short-term parking.  

Short term primary rental shall mean a dwelling unit that is a primary residence of which a portion is leased to 
one (1) party at a time for periods of less than thirty (30) consecutive days. The term party as used in this 
definition shall mean one (1) or more persons who as a single group rent a short term primary rental pursuant 
to a single reservation and payment. An accessory dwelling unit that is not a primary residence is eligible to be 
a short term primary rental if it is located on a lot containing a primary residence. A dwelling unit of a two-unit 
dwelling that is not a primary residence is eligible to be a short term primary rental if the connected dwelling 
unit is a primary residence and both dwelling units are located on the same lot. The term short term primary 
rental shall not include the rental of a dwelling unit to the former owner immediately following the transfer of 
ownership of such dwelling unit and prior to the former owner vacating the dwelling unit. Short term primary 
rental is a distinct use from short term non-primary rental under the Land Use Code.  

Side alley, for purposes of Section 5.8.1 only, shall mean a minor way used primarily for vehicular or pedestrian 
access to the side, rather than the rear, of a historic resource. On a corner where a historic resource and a 
development site are divided by a single alley that serves as a side alley for the historic resource and a rear 
alley for the development site, the alley shall be considered a side alley.  

Sign shall mean any writing (including letter, word or number), pictorial representation (including illustration 
or declaration), product, form (including shapes resembling any human, animal or product form), emblem 
(including any device, symbol, trademark, object or design that conveys a recognizable meaning, identity or 
distinction) or any other figure of similar character that is a structure or any part thereof or is written, painted, 
projected upon, printed, designed into, constructed or otherwise placed on or near a building, board, plate or 
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upon any material object or device whatsoever, that by reason of its form, location, manner of display, color, 
working, stereotyped design or otherwise attracts or is designed to attract attention to the subject or to the 
premises upon which it is situated, or is used as a means of identification, advertisement or announcement. 
The term sign shall not include the following:  

(A) Window displaying merchandise or products;  
 

(B) Works of art that do not include commercial speech, such as branding;  
 

(C) Products, merchandise or other materials that are offered for sale or used in conducting a business, 
when such products, merchandise, or materials are kept or stored in a location that is designed and 
commonly used for the storage of such products, merchandise or materials; and  
 

(D) Any display that would otherwise be considered a sign, but that has been found by the Landmark 
Preservation Commission to be an integral part of a building that is designated as an historic landmark, 
and the display is a contributing feature of the historic character of such building. Sign face means the 
surface area of a sign that is designed for placement of text, symbols, or images. The sign face does 
not include the supporting structure, if any, unless the supporting structure is used for the display of 
text, symbols, or images. For wall signs, the sign face is equal to the sign area of the wall sign, or the 
area within any frame or color used to define, differentiate, or mount the wall sign, whichever is larger.  

Sign, abandoned shall mean a sign that does not contain a message, or contains a commercial or event-based 
message that is obviously obsolete (e.g., the name of a business that is no longer operational, or an 
advertisement for an event that has already occurred), for a continuous period of sixty (60) days or more.  

Sign, applied or painted shall mean a type of wall sign that is applied to or painted on a building wall, such that 
the sign appears flush with, or within not more than one (1) inch of, the surface of the wall.  

Sign, attached shall mean a flush wall sign, a window sign, a roof sign, or a projecting sign.  

Sign, awning shall mean a sign that is painted on, integrated into, or attached to an awning. For the purposes 
of this definition, an awning is a projection from the building that is supported entirely from the exterior wall 
of the building, and that gives shelter from the sun or weather over doors, windows, or storefronts. An awning 
is different from a canopy in that an awning is covered with fabric or other flexible material.  

Sign, cabinet shall mean a type of sign composed of a frame or external structure with a box-like design that 
encloses a sign face and other functional elements of the sign, including dimensional or electrical components.  

Sign, canopy shall mean a type of sign with one face affixed to a canopy. For the purposes of this definition, a 
canopy is an attached or detached structure, open on at least one side, that is designed to provide overhead 
shelter from the sun or weather. Canopies include, but are not limited to, service station canopies, carports, 
porte-cochères, arcades, and pergolas. A canopy is different from an awning in that a canopy is not covered 
with fabric or flexible material.  

Sign, detached shall mean a sign that is not attached to or located inside of a building.  

Sign, dimensional wall shall mean a three-dimensional sign that is attached to building wall, such that the 
elements of the sign do not extend more than eight (8) inches from the building wall. Dimensional wall signs 
include but are not limited to channel lettering.  
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Illustrative Dimensional Wall Sign 
 

 
Sign face shall mean the surface area of a sign that is designed for placement of text, symbols, or images. The 
sign face does not include the supporting structure, if any, unless the supporting structure is used for the 
display of text, symbols, or images. For wall signs, the sign face is equal to the sign area of the wall sign, or the 
area within any frame or color used to define, differentiate, or mount the wall sign, whichever is larger.  

 

Illustrative Sign Face 
 

 

Sign, fin shall mean a projecting sign that is mounted on or affixed to a building wall, such that the sign face is 
generally perpendicular to the building wall. In addition to the wall mount or mounts, a fin sign may include 
ground-mounted support structures.  

 

Illustrative Fin Signs 
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Sign, flush wall shall mean any sign attached to, painted on or erected against the wall of a building in such a 
manner that the sign face is parallel to the plane of the wall and is wholly supported by the wall. Framed 
banners attached directly to the building fascia are considered to be a type of flush wall sign. Unframed 
banners attached directly to the building fascia are not considered to be flush wall signs and shall be subject 
to the banner regulations contained in Section 5.16.2.  

Sign, freestanding shall mean a detached sign that is supported by one (1) or more columns, uprights, poles or 
braces extended from the ground or from an object on the ground, or a detached sign that is erected on the 
ground, provided that no part of the sign is attached to any part of any building, structure or other sign.  

Sign, ground shall mean a type of freestanding sign that is erected on the ground and that contains no more 
than twenty (20) percent total free air space. Free air space shall mean any open area between the top of the 
sign and the ground, vertically, and between the extreme horizontal limits of the sign extended perpendicular 
to the ground.  

Sign, hanging shall mean a sign that is mounted under an awning or canopy as such terms are defined above, 
or under a cantilevered portion of a building. Generally, hanging signs are oriented perpendicular to the 
building wall.  

Sign, illegal shall mean any sign that was erected in violation of the City Code at the time of its erection and 
has never been in conformance with the City Code, including this Land Use Code and that shall include signs 
that are posted, nailed or otherwise fastened or attached to or painted upon structures, utility poles, trees, 
fences or other signs.  

Sign, individual letter shall mean a type of flush wall sign consisting of individual letters, incised letters, script 
or symbols with no background material other than the wall of the building to which the letters, script or 
symbols are affixed.  

Sign, inflatable shall mean a sign that is constructed from an envelope flexible material that is given shape 
and/or movement by inflation. The phrase inflatable sign does not include balloons that are less than eighteen 
(18) inches in all dimensions.  

Sign, interactive window shall mean one (1) or more illuminated screens that are displayed inside storefront 
windows that can be programed to allow customers to navigate content interactively from outside the 
window.  

Sign, legal nonconforming shall mean any sign that was lawful and nonconforming under prior law on the day 
before the effective date of this Land Use Code or subsequent amendment thereof.  

Sign, marquee shall mean a projecting sign that is designed as a canopy structure, which includes a 
combination of permanent lettering or graphics and either manual changeable copy or electronic message 
center components.  

Sign, off-premise shall mean a sign or billboard that is used or intended for use to advertise, identify, direct or 
attract the attention of the public to a business, institution, product, organization, event or location offered or 
existing elsewhere than upon the same lot, tract or parcel of land where such sign or billboard is displayed.  

Sign, optional residential shall mean a wall sign, affixed to a residential building on a street-facing elevation, 
with a single sign face that does not exceed four (4) square feet in area.  

Sign, permanent shall mean a durable sign that is mounted or affixed for long-term use, not easily removed, 
and resistant to weather and other wear and tear.  

Sign, portable shall mean a sign that is designed to be easily moved from one location to another, and when 
placed, is neither fastened to a permanent structure or building, nor staked or otherwise installed into the 
ground.  
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Illustrative Portable Sign 
 

 

Sign, primary detached shall mean a detached sign that is visually dominant over other detached signs on the 
same property, due to its taller height and/or larger sign area.  

Sign, primary fin shall mean a fin sign that is visually dominant over other fin signs on the same building, due 
to its taller height and/or larger sign area.  

Sign, projected light shall mean any image, text, or other content that is projected onto an outdoor surface 
(e.g., a building wall or sidewalk) by a laser projector, video projector, video mapping, or other comparable 
technology, in a location such that the image, text, or content is obviously visible from outside of the premises.  

Sign, projecting shall mean a type of attached sign that extends from a building wall, usually perpendicular to 
the wall's surface. Projecting signs include awning signs, fin signs, marquee signs, and hanging signs.  

Sign, projecting wall shall mean any sign other than a flush wall sign that projects from and is supported by a 
wall or a building.  

Sign, required shall mean a sign that is required by an applicable building code (e.g., address numbers) or 
health and safety regulations (e.g., the Occupational Safety and Health Act ("OSHA") or other laws or 
regulations, whether such sign is temporary or permanent.  

Sign, roof shall mean a type of attached sign that is mounted onto a building's roof structure.  

Sign, rooftop shall mean a sign erected upon or above a roof or above a parapet wall of a building.  

Sign, secondary detached shall mean a detached sign that is subordinate to a primary detached sign in terms 
of height and/or sign area.  

Sign, secondary fin shall mean a fin sign that is subordinate to a primary fin sign in terms of height and/or sign 
area.  

Sign, secondary roof shall mean a sign that is mounted upon the horizontal plane of a flat roof structure of 
secondary roof of a building, which may include the roof of a canopy or porte-cochère that is attached to a 
building.  
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Sign side shall mean the combination of all faces or modules of a freestanding or ground sign that can be 
viewed from a single direction, except when such sign faces or modules are separated by an angle of more 
than two hundred seventy (270) degrees.  

Sign, sidewalk shall mean a type of portable sign that is designed to be placed upon a hard surface in order to 
attract the attention of pedestrians.  

Illustrative Sidewalk Sign 

 

 

Sign, under-canopy shall mean a sign that is located beneath a permanent-roofed shelter covering a sidewalk, 
driveway or other similar area, which shelter may be wholly supported by a building or may be wholly or 
partially supported by columns, poles or braces extended from the ground.  

Sign, site shall mean a type of temporary sign that is constructed of vinyl, plastic, wood, metal, or other 
comparable rigid material, that is displayed on a structure that includes at least two (2) posts.  

 

Illustrative Site Sign 
 

 

Sign, swing shall mean a type of temporary sign that is suspended from a horizontal swing post that is 
attached to a post that is staked into the ground. Swing signs may include riders that are mounted to the 
swing post or suspended under the sign panel.  

Sign, temporary shall mean a sign that is designed or intended to be displayed for a short period of time.  

Sign, vehicle-mounted shall mean any sign that is painted on, affixed to or otherwise mounted on any vehicle 
or on any object that is placed on, in or attached to a vehicle. For the purposes of this definition, the term 
vehicle shall include trucks, buses, vans, railroad cars, automobiles, tractors, trailers, motor homes, semi-
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tractors or any other motorized or nonmotorized transportational device, whether or not such vehicle is in 
operating condition.  

Sign, wall shall mean a sign that is painted on, applied to, or affixed to a building wall. Wall signs include 
applied or painted signs, bulletin boards, cabinet signs, and dimensional wall signs.  

Sign, wind-driven shall mean any sign consisting of one (1) or more banners, flags, pennants, ribbons, spinners, 
streamers, captive balloons, inflatable signs, or other objects or material fastened in such a manner as to 
move, upon being subjected to pressure by wind or breeze.  

Sign, window shall mean a sign that is painted on, applied or attached to a window or door, or located within 
three (3) feet of the interior of the window or door and is visible from the exterior of the building.  

Sign with backing shall mean any sign that is displayed upon, against or through any material or color surface 
or backing that forms an integral part of such display and differentiates the total display from the background 
against which it is placed.  

Sign without backing shall mean any word, letter, emblem, insignia, figure or similar character or group thereof 
that is neither backed by, incorporated in nor otherwise made a part of any larger display area.  

Sign, yard shall mean a type of temporary sign that is constructed of paper, vinyl, plastic, wood, metal or other 
comparable material, that is mounted on a stake or a frame structure (often made from wire) that includes one 
(1) or more stakes.  

 

Illustrative Yard Signs 
 

 

Site, for purposes of Section 5.8.1 only, shall mean the location of a significant event, a prehistoric or historic 
occupation or activity or a structure or object whether standing, ruined or vanished, where the location itself 
maintains historical or archeological value regardless of the value of any existing structure.  

Site, for the purposes of Section 4.3.5(H) only, shall mean that area comprising the base of a City-owned 
structure on which is mounted wireless communication equipment subject to this Code and to other related 
transmission equipment already deployed on the ground surrounding such vertical structure; regarding private 
property structures, the site shall include the current boundaries of the leased or owned property and any 
access or utility easements currently related thereto. 

Site specific development plan shall mean and be limited to a final plan as approved pursuant to this Land Use 
Code, including a plan approved pursuant to basic development review; or, under prior law in effect on the 
day before the effective date of this Land Use Code, any of the following: the final plan; the final subdivision 
plat; a minor subdivision plat; cluster development plans; group home review; a PUD Comprehensive Plan for 
the purpose of acquiring a vested property right with respect to uses, densities, development standards and 
engineering standards for which variances have been granted pursuant to Section 2.6.3(K); and a 
development agreement in connection with a PUD Comprehensive Plan that grants a vested property right for 
a period exceeding three (3) years. In addition, a site specific development plan shall mean a final plan or plat 
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that was approved by Larimer County for property that, at the time of approval, was located in the county but 
has been subsequently annexed into the city. All references to districts or sections herein pertain to the law in 
effect on the day before the effective date of this Land Use Code and which is repealed by the adoption of this 
Land Use Code.  

Small cell facility or SCF shall mean a WCF where each antenna is located inside an enclosure of no more than 
three (3) cubic feet in volume, or, in the case of an antenna that has exposed elements, the antenna and all of 
its exposed elements could fit within an imaginary enclosure of no more than three (3) cubic feet, and primary 
equipment enclosures are not larger than seventeen (17) cubic feet in volume. The following associated 
equipment may be located outside the primary equipment enclosure and, if so located, is not included in the 
calculation of equipment volume: electric meter, concealment, telecommunications demarcation box, ground-
based enclosure, back-up power systems, grounding equipment, power transfer switch and cut-off switch. All 
associated equipment, even if located outside the primary equipment enclosure, shall be included within the 
definition of small cell facility. 

Small scale reception center shall mean a place of assembly that may include a building or structure containing 
a hall, auditorium, a structure for housing such events (barns are the new rage) or ballroom used for 
celebrations or gatherings (such as weddings, graduations or anniversaries) for which the owner receives 
compensation for the use. The building or structure may also include meeting rooms and facilities for serving 
food. Outdoor spaces such as lawns, plazas, gazebos and/or terraces used for social gatherings or ceremonies 
are a common component of the center. A small scale reception center shall not include sporting events or 
concerts.  

Solar energy system shall mean a system of solar collectors and other equipment that relies upon sunshine as 
an energy source and is capable of collecting, distributing and storing (if appropriate to the technology) the 
sun's radiant energy. A solar energy system includes, but is not limited to, ground-mounted and building-
mounted photovoltaic, solar thermal or solar hot water panels, and light pole and electric charging station-
mounted solar panels. Solar energy systems may be considered accessory uses to other uses on a lot, or 
principal uses if located on vacant lots.  

Solar energy system, large-scale shall mean a solar energy system covering more than five (5) acres.  

Solar energy system, medium-scale shall mean a solar energy system covering between one half (0.5) acre and 
five (5) acres.  

Solar energy system, small-scale shall mean a solar energy system covering less than one-half (0.5) acre.  

Solar-oriented lot shall mean:  

(A) A lot with a front lot line oriented to within thirty (30) degrees of a true east-west line. When the lot 
line abutting a street is curved, the "front lot line" shall mean the chord or straight line connecting the 
ends of the curve. For a flag lot, the "front lot line" shall mean the lot line that is most parallel to the 
closest street, excluding the "pole portion of the flag lot"; or  

(B) A lot that, when a straight line is drawn from a point midway between the side lot lines at the required 
front yard setback to a point midway between the side lot lines at the required rear yard setback, is 
oriented to within thirty (30) degrees of true north along said line; or  

(C) A corner lot with a south lot line oriented to within thirty (30) degrees of a true east-west line, which 
south lot line adjoins a public street or permanently reserved open space; provided, however, that the 
abutting street right-of-way or open space has a minimum north-south dimension of at least fifty (50) 
feet. For the purposes of this definition, "permanently reserved open space" shall include, without 
limitation, parks, cemeteries, golf courses and other similar outdoor recreation areas, drainage ditches 
and ponds, irrigation ditches and reservoirs, lakes, ponds, wetlands, open spaces reserved on plats for 
neighborhood use and other like and similar permanent open space.  
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Solid-to-void pattern shall mean the area of the façade covered by openings divided by the area of the solid 
wall, as a measure of the proportion of the area of fenestrations to that of the wall.  
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South College Gateway Area shall mean that area shown on the figure below:  
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Special habitat features shall mean specially valued and sensitive habitat features including 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; key use areas for wading birds and shorebirds; 
heron rookeries; 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; foothills ponderosa pine forest; plains cottonwood riparian woodlands; and wetlands of any size.  

Specified anatomical areas shall mean less than completely and opaquely covered human genitals, pubic 
region, buttocks, female breast or breasts below a point immediately above the top of the areola or human 
male genitals in a discernibly turgid state, even if completely and opaquely covered.  

Specified sexual activities shall mean:  

(A) Human genitals in a state of sexual stimulation or arousal;  
 

(B) Acts of human masturbation, sexual intercourse or sodomy;  
 

(C) Fondling or other erotic touching of human genitals, pubic region, buttocks or female breast or breasts.  

Stationary vendor shall mean an outdoor vendor who is licensed under Article XIV, Chapter 15 of the City Code 
to engage in stationary vending.  

Stationary vending shall mean one (1) or more outdoor vendors vending on the same private parcel of land or 
lot for more than three (3) consecutive calendar days, or for more than three (3) calendar days within any 
calendar week, defined for purposes of this definition as Sunday through Saturday, and when vending, do so 
from a mobile food truck, pushcart, or any other vehicle as such terms are defined in Section 15-381 of the City 
Code.  

Stockpiling shall mean the act by which soil or similar inorganic material to be used in connection with 
anticipated development on such parcel of property is deposited on such property. The stockpiling of material 
is intended to be temporary in terms of the appearance, shape and grade of the material. Stockpiling shall not 
include activities such as the grading, leveling or compaction of the deposited material or the surrounding 
ground. Stockpiling shall also not include residential landscaping activities.  

Storefront the front portion of building façade at street level that belongs to one occupant.  

Stormwater criteria manual shall mean the standards for design, planning, and implementation of practices 
and improvements to manage stormwater adopted under Chapter 26 of the City Code.  

Street shall mean a public way (whether publicly or privately owned) used or intended to be used for carrying 
vehicular, bicycle and pedestrian traffic and shall include the entire area within the public right-of-way and/or 
public access easement; provided, however, that with respect to the application of Division 5.16, the term 
street shall only mean a dedicated public right-of-way (other than an alley) used or intended to be used for 
carrying motorized vehicular traffic.  

Street-facing building elevation shall mean Building Elevation that is oriented toward a public or private street 
that abuts the property.  

Street sidewalk shall mean the sidewalk within the right-of-way of a public street designed to the standards 
specified in the Larimer County Urban Area Street Standards or the sidewalk within the public access easement 
of a private street designed in accordance with the standards specified in subsection 5.4.6(J) of this Code.  
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Structure shall mean a combination of materials to form a construction for use, occupancy or ornamentation 
whether installed on, above or below the surface of land or water.  

Structures associated with an occupied roof shall mean improvements to the primary or lowest portion of a 
roof deck of a structure that may include, but not be limited to, accessory rooftop improvements such as 
pools, decks, raised planters, outdoor furniture, shade structures, snack bars, televisions, clubhouse or other 
clubhouse-like elements. Structures associated with an occupied roof is not a story as that term is used in this 
Land Use Code.  

Subdivider or developer shall mean any person, partnership, joint venture, limited liability company, 
association or corporation who participates as owner, promoter, developer or sales agent in the planning, 
platting, development, promotion, sale or lease of a development.  

Subdivision shall mean the platting of a lot or the division of a lot, tract or parcel of land into one (1) or more 
lots, plots or sites.  

Substantial change, for the purposes of Section 4.3.5(H) only, shall mean a modification which, after the 
modification of an eligible support structure, the structure meets any of the following criteria:  

(A) For towers, it increases the height of the tower by more than ten percent (10%) or by the height of one 
additional antenna array with separation from the nearest existing antenna not to exceed twenty (20) 
feet, whichever is greater, as measured from the top of an existing antenna to the bottom of a proposed 
new antenna; for other eligible support structures, it increases the height of the structure by more than 
ten percent or more than ten (10) feet, whichever is greater, as measured from the top of an existing 
antenna to the bottom of a proposed new antenna;  
  

(B) For towers, it involves adding an appurtenance to the body of the tower that would protrude from the 
edge of the tower more than twenty (20) feet, or more than the width of the tower structure at the 
level of the appurtenance, whichever is greater; for eligible support structures, it involves adding an 
appurtenance to the body of the structure that would protrude from the edge of the structure by more 
than six (6) feet;  
 

(C) For any eligible support structure, it involves installation of more than the standard number of new 
equipment cabinets for the technology involved, as determined on a case-by-case basis based on the 
location of the eligible support structure but not to exceed four cabinets per application; or for base 
stations, it involves installation of any new equipment cabinets on the ground if there are no pre-existing 
ground cabinets associated with the structure, or else involves installation of ground cabinets that are 
more than ten percent (10%) larger in height or overall volume than any other ground cabinets 
associated with the structure;  
 

(D) It entails any excavation or deployment outside of the current site, except that, for towers other than 
towers in the public rights-of-way, it entails any excavation or deployment of transmission equipment 
outside of the current site by more than thirty (30) feet in any direction. The site boundary from which 
the 30 feet is measured excludes any access or utility easements currently related to the site.  
 

(E) For any eligible support structure, it would defeat the concealment elements of the eligible support 
structure by causing a reasonable person to view the structure’s intended stealth design as no longer 
effective; or  
 

(F) For any eligible support structure, it does not comply with record evidence of conditions associated 
with the siting approval of the construction or modification of the eligible support structure or base 
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station equipment, unless the non-compliance is due to an increase in height, increase in width, addition 
of cabinets, or new excavation that would not exceed the thresholds identified in paragraphs (1)-(4) of 
this definition.  

 
For purposes of determining whether a substantial change exists, changes in height are measured from the 
original support structure in cases where deployments are or will be separated horizontally, such as on building 
rooftops; in other circumstances, changes in height are measured from the dimensions of the tower or base 
station, inclusive of approved appurtenances and any modifications that were approved prior to February 22, 
2012. 

Supermarket shall mean a retail establishment primarily selling food, as well as other convenience and 
household goods, that occupies a space of not less than forty-five thousand one (45,001) square feet.  

Temporary seasonal decorations shall mean decorations and signs that are clearly incidental, customary, and 
commonly associated with a holiday.  

Temporary sign cover shall mean a type of temporary sign that is constructed of flexible material, designed to 
fit over a permanent sign face or mount.  

Top of bank shall mean the topographical break in slope between the bank and the surrounding terrain. When 
a break in slope cannot be found, the outer limits of riparian vegetation shall demark the top of bank.  

Tower shall mean any structure built for the sole or primary purpose of supporting any FCC-licensed or 
authorized antennas and their associated facilities, including structures that are constructed for wireless 
communications services including private, broadcast, and public safety services, unlicensed wireless services, 
fixed wireless services such as microwave backhaul, and the associated site. The term includes radio and 
television transmission towers, self-supporting lattice towers, guy towers, monopoles, microwave towers, 
common carrier towers, cellular telephone towers and other similar structures, though not including utility or 
light poles that are less than thirty-five (35) feet in height.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Page 878

Item 13.



 

 

7-60 | ARTICLE 7 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 7 – RULES OF MEASUREMENT AND DEFINTIONS 

 

Transit-oriented development (TOD)Overlay Zone shall mean that area shown on the figure below:  

 

Transit facility shall mean bus stops, bus terminals, transit stations, transfer points or depots without vehicle 
repair or storage.  

Transmission equipment shall mean equipment that facilitates transmission for any FCC licensed or authorized 
wireless communication service, including, but not limited to, radio transceivers, antennas, coaxial or fiber-optic 
cable, and regular and backup power supply. The term includes equipment associated with wireless 
communications services including, but not limited to, private, broadcast, and public safety services, as well as 
unlicensed wireless services and fixed wireless services such as microwave backhaul. 

Page 879

Item 13.



 

 

7-61 | ARTICLE 7 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 7 – RULES OF MEASUREMENT AND DEFINTIONS 

 

Transportation Demand Management shall mean a comprehensive program utilizing strategies to be 
implemented that result in more efficient use of transportation and parking resources. These strategies 
typically include, but are not limited to, transit subsidies, enhanced bicycle facilities, car/vanpool options, and 
shared parking.  

Tree shall mean:  

(A) any self-supporting woody plant growing upon the earth that usually provides one (1) main trunk and 
produces a more or less distinct and elevated head with many branches; or  

(B) any self-supporting woody plant, usually having a single woody trunk and a potential DBH of two (2) 
inches or more.  

Tree significant shall mean any tree with a DBH of six (6) inches or more.  

Truck stop shall mean an establishment engaged primarily in the fueling, servicing, repair or parking of tractor 
trucks or similar heavy commercial vehicles, including the sale of accessories and equipment for such vehicles. 
A truck stop may also include overnight accommodations, showers or restaurant facilities primarily for the use 
of truck crews.  

Truck terminal shall mean an area or building where cargo or containers are stored and where trucks load and 
unload cargo or containers on a regular basis. The terminal cannot be used for permanent or long-term 
accessory storage for principal land uses at other locations. The terminal facility may include storage areas for 
trucks or buildings or areas for the repair of trucks associated with the terminal.  

Type 1 review shall mean review by the Director in accordance with the provisions of Article 6. Also known as 
administrative review.  

Type 2 review shall mean review by the Planning and Zoning Commission in accordance with the provisions of 
Article 6.  

Unlimited indoor recreational use and facility shall mean establishments primarily engaged in operations and 
activities contained within large-scale gymnasium-type facilities such as for tennis, basketball, swimming, 
indoor soccer, indoor hockey or bowling.  

Urban agriculture shall mean gardening or farming involving any kind of lawful plant, whether for personal 
consumption, sale and/or donation, except that the term urban agriculture does not include the cultivation, 
storage and sale of crops, vegetables, plants and flowers produced on the premises in accordance with 
Section 4.4.5(A) of this Code. Urban agriculture is a miscellaneous use that does not include plant nursery and 
greenhouse as a principal use and that is subject to licensing in accordance with Section 4.4.5(D) of this Code.  

Vegetation shall mean trees, shrubs or vines.  

Vehicle shall mean a truck, bus, van, railroad car, automobile, tractor, trailer, motor home, recreational vehicle, 
semi-tractor or any other motorized transportation device, regardless of whether it is in operating condition.  

Vehicle major repair, servicing and maintenance shall mean any building, or portion thereof, where heavy 
maintenance activities such as engine overhauls, automobile/truck painting, body or fender work, welding or 
the like are conducted. Such use shall not include the sale of fuel, gasoline or petroleum products.  

Vehicle minor repair, servicing and maintenance shall mean the use of any building, land area, premises or 
portion thereof, where light maintenance activities such as engine tune-ups, lubrication, carburetor cleaning, 
brake repair, car washing, detailing, polishing or the like are conducted.  

Vehicle rentals for cars, light trucks and light equipment shall mean the use of any building, land area or other 
premises for the rental of cars, light trucks and/or light equipment.  
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Vehicle rentals for heavy equipment, large trucks and trailers shall mean the use of any building, land area or 
other premises for the rental of heavy equipment, large trucks or trailers.  

Vehicle sales and leasing for cars and light trucks shall mean the use of any building, land area or other 
premises for the display and sale or lease of any new or used car or light truck, and may include outside 
storage of inventory, any warranty repair work or other repair service conducted as an accessory use.  

Vehicle sales and leasing for farm equipment, mobile homes, recreational vehicles, large trucks and boats with 
outdoor storage shall mean the use of any building, land area or other premises for the display and sale or 
lease of new or used large trucks, trailers, farm equipment, mobile homes, recreational vehicles, boats and 
watercraft, and may include the outside storage of inventory, any warranty repair work or other repair service 
conducted as an accessory use.  

Vested property right shall mean the right to undertake and complete the development and use of property 
under the terms and conditions of a site specific development plan. 

Veterinary facilities, hospital shall mean any facility that is maintained by or for the use of a licensed 
veterinarian in the diagnosis, treatment or prevention of animal diseases.  

Veterinary facilities, small animal clinic shall mean any facility maintained by or for the use of a licensed 
veterinarian in the diagnosis, treatment or prevention of animal diseases wherein the animals are limited to 
dogs, cats or other comparable household pets and wherein the overnight care of said animals is prohibited 
except when necessary in the medical treatment of the animal.  

Veterinary facilities, small animal hospital shall mean any facility that is maintained by or for the use of a 
licensed veterinarian in the diagnosis, treatment or prevention of animal diseases wherein the animals are 
limited to dogs, cats or other comparable household pets and wherein the overnight care of said animals is 
permitted.  

Visibility shall mean the quality or state of being perceivable by the eye. Visibility may be defined in terms of 
the distance at which an object can be just perceived by the eye or it may be defined in terms of the contrast 
or size of a standard test object, observed under standardized view-conditions, having the same threshold as 
the given object.  

Walkway shall mean an off-street pedestrian path.  

Warehouse shall mean a building used primarily for the storage of goods or materials excluding marijuana 
products.  

Water adequacy determination shall mean a determination whether the proposed water supply for a 
development is adequate. 
 
Water rights portfolio shall mean all rights to water, including water rights, contracts, and agreements 
associated with water supplies that are used to meet demands. A water rights portfolio that includes non-
renewable or non-perpetual water supplies does not mean that the entire portfolio is not renewable and/or 
sustainable. 
 
Water supply entity shall mean a municipality, county, special district, water conservancy district, water 
conservation district, water authority, or other public or private water supply entity that supplies, 
distributes, or otherwise provides water at retail. 
 
Water supply system shall mean all infrastructure planned or used to divert and deliver water to a 
development. 

Where physical conditions permit shall mean that the development application must comply with the 
regulation unless the applicant can demonstrate that it is not physically possible to do so due to land form, 

Page 881

Item 13.



 

 

7-63 | ARTICLE 7 | CITY OF FORT COLLINS – LAND USE CODE 

     ARTICLE 7 – RULES OF MEASUREMENT AND DEFINTIONS 

 

sight line requirements, existing trees, utilities, drainage requirements, access requirements or other 
constraints of the land.  

Wholesale distribution shall mean a use primarily engaged in the sale and distribution of manufactured 
products, supplies or equipment, including accessory offices or showrooms, and including incidental retail 
sales, but excluding marijuana products, bulk storage of materials that are inflammable or explosive or that 
create hazardous or commonly recognized offensive conditions, and where the products, supplies or 
equipment that are distributed from the facility are not used or consumed on the premises. Activities 
customarily include receiving goods in bulk or large lots and assembling, sorting or breaking down such goods 
into smaller lots for redistribution or sale to others for resale.  

Wildlife rescue and education center shall mean a facility that provides shelter services for the rescue and care 
of injured birds or other wildlife with associated education and research.  

Window transparency shall mean the surface area of a window that is not covered or obstructed by a sign, 
such that the visibility through the window in both directions is not blocked by a sign.  

Wireless communications facility or WCF shall mean a facility used to provide personal wireless services as 
defined at 47 U.S.C. Section 332 (c)(7)(C); or wireless information services provided to the public or to such 
classes of users as to be effectively available directly to the public via licensed or unlicensed frequencies; or 
wireless utility monitoring and control services. A WCF does not include a facility entirely enclosed within a 
permitted building where the installation does not require a modification of the exterior of the building; nor does 
it include a device attached to a building, used for serving that building only and that is otherwise permitted 
under other provisions of the Code. A WCF includes an antenna or antennas, including without limitation, 
directional, omni-directional and parabolic antennas, support equipment, small cell facilities, alternative tower 
structures, and towers. It does not include the support structure to which the WCF or its components are 
attached if the use of such structures for WCFs is not the primary use. The term does not include mobile 
transmitting devices used by wireless service subscribers, such as vehicle or handheld radios/telephones and 
their associated transmitting antennas, nor does it include other facilities specifically excluded from the 
coverage of this Code. 

Working pad surface shall mean the portion of an oil and gas location that has an improved surface upon 
which oil and gas facilities are placed. 

Workshop and custom small industry shall mean a facility wherein goods are produced or repaired by hand, 
using hand tools or small-scale equipment, including small engine repair, furniture making and restoring, 
upholstering, custom car or motorcycle restoring or other similar uses.  

Yard shall mean that portion of the open area on a lot extending open and unobstructed from the ground 
upward from a lot line for a depth or width specified by the regulations for the district in which the lot is 
located.  

Yard, front shall mean a yard extending across the full width of the lot between the front line and the nearest 
line or point of the building.  

Yard, rear shall mean a yard extending across the full width of the lot between the rear lot line and the nearest 
line or point of the building.  

Yard, side shall mean a yard extending from the front yard to the rear yard between the side lot line and the 
nearest line or point of the building.  

Zero lot line development plan shall mean a development plan where one (1) or more buildings are placed on 
lots in such a manner that at least one (1) of the building’s sides rests directly on a lot line, as measured from 
the outer edge of the foundation at the ground line, so as to enhance the usable open space on the lot.  
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Zero lot line structure shall mean a structure with at least one (1) wall conterminous with the lot line, which wall 
may include footings, eaves and gutters that may encroach onto the abutting lot under the authority of an 
encroachment and maintenance easement.  

Zone district shall mean a zone district of the City as established in Article 2 unless the term is used in a 
context that clearly indicates that the term is meant to include both the zone district(s) of the City and the 
zone district(s) of an adjoining governmental jurisdiction.  

Zoning Map shall mean the official zoning map adopted by the City by ordinance, as amended. 

 

Page 883

Item 13.



Caryn Champine | Director, Planning, 

Development & Transportation

Noah Beals | Development Review 

Manager 

Land Use Code

Foundational 

Update

April 2024
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2An Evolving City

Our City’s past and future evolution is summarized below in three eras distinguished by 

different growth patterns that resulted from our evolving city planning priorities and policies, 

regulatory systems, and transportation modes.
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3Purpose of the Land Use Code Updates

To Align the LUC with Adopted City Plans and Policies with a focus on: 

• Housing-related Changes 

• Code Organization

• Equity
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4Background

 On January 16, Council discussed 3 

possible work streams for the Land Use 

Code

 Council feedback included general support 

for Work Stream #1: removal of 9 items from 

the Land Use Code

 Feedback also supported a separate Council 

discussion on scope of Phase II Land Use

Code changes in the summer of 2024
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Foundational Changes
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6Foundational Land Use Code Changes

• Reorganize content so the most used information is first in the Code

• Reformat zone districts with consistent graphics, tables, and illustrations

• Create a menu of building types and form standards to guide compatibility

• Update use standards, rules of measurement, and definitions to align with new building types and 

standards

• Expand and re-calibrate incentives for affordable housing

• Regulate density through form standards and building types instead of dwelling units per acre

1. Enable more affordability especially near high frequency transit and growth areas 

2. Make the code easier to use and understand

3. Improve predictability of the development permit review process, especially for housing
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7Revisions

Revisions by Zone District

Revisions for RL and UE:

1 Remove Accessory Dwelling Unit (ADU) as a permitted housing type

Revisions for NCL/OT-A: 

2 Remove duplex as a permitted housing type

3 Maintain current lot size for residential units

4 Remove affordable housing incentive of additional housing types (apartment, rowhouse, cottage court)

Revisions for NCM/OT-B: 

5 Maintain current 4 unit maximum for multi-unit building

6 Maintain current lot size for residential units
7 Remove affordable housing incentive of additional density (+1 unit)

Revisions for HOAs:

8 Remove language prohibiting HOAs from regulating the number and/or type of dwelling units permitted on a lot

9 Remove language prohibiting HOAs from regulating the ability to subdivide property
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8Residential, Low Density Zone District (RL)

BUILDING TYPES # OF UNITS LOT AREA

Detached House 

(Urban & Suburban)
1 max.

6000 square foot 

min.

Detached Accessory 

Structure
See Section 3.1.8
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9Urban Estate (UE)

BUILDING TYPES

The following building types are permitted in 

the UE District:

• Detached House (Urban & Suburban)

• Duplex

• Residential Cluster

• Detached Accessory Structure
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10Neighborhood Conservation, Low-Density Zone District (NCL)/ Old Town - A
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11Neighborhood Conservation, Medium Density Zone District (NCM)/Old Town - B
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12Revisions

Revisions by Zone District

Revisions for RL and UE:

1 Remove Accessory Dwelling Unit (ADU) as a permitted housing type

Revisions for NCL/OT-A: 

2 Remove duplex as a permitted housing type

3 Maintain current lot size for residential units

4 Remove affordable housing incentive of additional housing types (apartment, rowhouse, cottage court)

Revisions for NCM/OT-B: 

5 Maintain current 4 unit maximum for multi-unit building

6 Maintain current lot size for residential units
7 Remove affordable housing incentive of additional density (+1 unit)

Revisions for HOAs:

8 Remove language prohibiting HOAs from regulating the number and/or type of dwelling units permitted on a lot

9 Remove language prohibiting HOAs from regulating the ability to subdivide property
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13Planning and Zoning Commission Recommendation

• Allow attached ADUs in RL, 

• Allow ADUs with design parameters in 

UE, 

• Change lot size from 10,000 square feet 

to 9,500 square feet for allowing carriage 

houses in the NCM/OTB zone.

These proposed amendments are not 

included in the version of the Land Use 

Code being considered this evening.

The Commission unanimously supported the code amendment and

proposed the following  three changes:
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14Next Steps

• If Council approves the ordinances tonight, 2nd Reading will occur on May 7 

• Work Session Scheduled on June 11 to discuss: 

Scoping and scheduling for Phase II of the Land Use Code Update: Review and propose 

updates that impact the City’s commercial corridors and non-residential development 

standards.

• Continue to monitor state legislation related to housing and development
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15Consideration for Adoption

Does Council wish to adopt Ordinances Nos. 055, 2024; 056, 2024; and 

057, 2024, for the proposed Land Use Code updates on First Reading?
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 April 16, 2024 

AGENDA ITEM SUMMARY 
City Council 

 

STAFF 

Clay Frickey, Planning Manager 
Ryan Mounce, City Planner 

SUBJECT 

Appeal of Planning and Zoning Commission Approval of the Union Park Project Development Plan. 

EXECUTIVE SUMMARY 

The purpose of this quasi-judicial item is to consider an appeal of the Planning and Zoning Commission’s 
decision on February 15, 2024, approving the Union Park Project Development Plan (#PDP230005) 
located on the west side of Ziegler Road between Front Range Village and The English Ranch 
neighborhood.  

A Notice of Appeal was filed on February 29, 2024, alleging the Planning and Zoning Commission failed 
to conduct a fair hearing when it considered evidence relevant to its findings which was substantially false 
or grossly misleading and failed to properly interpret and apply relevant provisions of the Land Use Code, 
City Code, and/or Charter. 

Participation in an appeal hearing is limited to persons who qualify as parties-in-interest as defined in the 
City Code. Time for presentation of argument for and against the appeal is limited and the appellant will 
determine who may speak during the time allocated for support of the appeal.  Those parties-in-interest 
opposing the appeal must coordinate and share the time allocated for opposing the appeal. 

STAFF RECOMMENDATION 

None. 

BACKGROUND / DISCUSSION 

Union Park Project Development Plan (PDP230005) Project Overview: 

The Union Park Project Development Plan (PDP) proposes a mixed-use development on approximately 
32 acres in the Harmony Corridor (HC) Zone District, based on the following characteristics: 

 603 dwelling units, in a mix of mixed-use, single-family attached, live/work, and multifamily dwellings.  

 A 10,000 square foot childcare center and 34,000 square feet of office and retail space. 

 Primary access to the site occurs along Ziegler Road aligned to the Hidden Pond intersection; 
additional access occurs from Corbett Drive to the west. The project also proposes stubbing a local 
street connection to its northern boundary that would be capable of connecting to Paddington Road in 
the English Ranch neighborhood in the future if/when an adjacent parcel is developed. 
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 The Project Development Plan proposes two modification of standards to Land Use Code Sections 
3.2.2(K) and 3.5.2(D) related to parking and orientation to a connecting walkway, respectively.  

 The PDP is a follow-up application to the Ziegler-Corbett Overall Development Plan (ODP) Major 
Amendment, approved in September 2023 at a remanded Planning & Zoning Commission hearing 
following a Council appeal heard in August 2023.  

Policy & Project Timeline Related to the Union Park PDP and Ziegler-Corbett ODP: 

 (1990s - 2011) – Prior versions of the Master Street Plan indicated Corbett Drive, a collector street, 
should connect from Harmony Road northward to Paddington Road in The English Ranch 
Neighborhood. Part of this collector street alignment traverses the Ziegler-Corbett ODP/Union Park 
PDP site.  

 (Mid-2000s) – The Harmony Corridor Plan is updated to change land use designations near Harmony 
and Ziegler Roads to permit the construction of Front Range Village, a lifestyle/regional shopping 
center. During construction, Front Range Village extends Corbett Drive northward from Harmony Road 
to its current terminus along the western edge of the Union Park site.  

 (2010-2011) – During updates to City Plan and the Master Street Plan, English Ranch neighbors 
request removal of the Corbett Drive connection on the Master Street Plan to Paddington Road in The 
English Ranch neighborhood. The request relates to concerns about cut-through traffic through the 
neighborhood destined for Front Range Village.  

Staff conducted neighborhood meetings, surveys, and a work session with Council to evaluate the 
request. In 2011, the Master Street Plan is amended to remove a collector street connection to 
Paddington Road. Work session materials indicate a local street connection may still be required and/or 
changes to the location of traffic signals along Ziegler Road may be impacted as a result of the change.  

 (2022) The first Ziegler-Corbett Overall Development Plan is approved outlining the mixed-use proposal 
described above. The original ODP excludes the ‘Young Property’ which limits the location where the 
project may take access from Ziegler Road. The project is also approved with alternative compliance 
to Land Use Code Section 3.6.3(E) & (F) to provide a bicycle/pedestrian connection to the north of the 
ODP instead of the local street connection this Section would otherwise require. The Planning and 
Zoning Commission approves the original ODP on February 17, 2022. 

 (2023) The Applicant applies for a Major Amendment to the original ODP proposing to incorporate the 
Young Property into the ODP and shifting the project’s Ziegler Road access to align with Hidden Pond 
Drive and the construction of a privately funded traffic signal at the Ziegler/Hidden Pond intersection. 
The Major Amendment continues to rely on alternative compliance to Land Use Code Section 3.6.3(E) 
and (F). This section would otherwise require a local street connection from the ODP site north to the 
English Ranch neighborhood. 

The ODP Major Amendment is appealed to Council following two Notices of Appeal. At the appeal 
hearing, the ODP Major Amendment is remanded back to the Planning and Zoning Commission for 
rehearing without deference to the previously approved alternative compliance request. 

The applicant revised the Major Amendment ODP to remove alternative compliance to meet Land Use 
Code Section 3.6.3(E) and (F) standards by stubbing a local street connection to the site’s northern 
property boundary that can be continued to Paddington Road in the future when an adjacent vacant 
property is developed. The ODP also indicates the preferred location for a traffic signal along this stretch 
of Ziegler Road at the Ziegler/Paddington intersection rather than the Ziegler/Hidden Pond intersection. 
The Major Amendment ODP is approved by the Planning and Zoning Commission at the rehearing in 
September 2023.  

 (2024) Following approval of the Major Amendment ODP, the applicants move forward with their Project 
Development Plan submittal. The PDP matches the parameters set by the ODP and provides for the 
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design and construction of a local street stub to the site’s northern boundary. The PDP is approved by 
the Planning and Zoning Commission on February 15, 2024. 

Notice of Appeal 

On February 29, 2024, the City Clerk’s Office received a Notice of Appeal filed by the appellant, Jeff Janelle. 
The appeal is attached.  

The Notice of Appeal requests that City Council eliminate the local stub street to the site’s northern 
boundary that would connect in the future with Paddington Road and instead reinstate the alternative 
compliance for the bike and pedestrian connection.  The Notice of Appeal alleges the Planning and Zoning 
Commission failed to conduct a fair hearing because it considered evidence relevant to its findings which 
was substantially false or grossly misleading. The appeal also alleges a failure to properly interpret and 
apply the following Land Use Code, City Code or Charter provisions: 

 Land Use Code Section 3.6.4(A) 

 Land Use Code Division 1.2.2 (M) 

 Larimer County Urban Area Street Standards Table 7-1 

 Larimer County Urban Area Street Standards 4.4.2*  

*Note: The Grounds for Appeal section references Larimer County Urban Area Street Standards 4.2.2 
while the accompanying narrative instead refers to 4.4.2.  

Relevant materials and files on record for the appeal of the February 15, 2024, Planning and Zoning 
Commission decision are attached and highlighted below: 

February 15, 2024, Planning and Zoning Commission Hearing  

 Video of hearing and verbatim transcript 

 Project Development Plan Staff report and various attachments including traffic studies, site plans, 
utility plans, etc. 

 Staff presentation 

 Applicant presentation 

 Supplemental documents and other items presented at the hearing 

April 16, 2024, City Council Appeal Hearing 

 Notices of Appeal 

 Public Hearing Notice 

 Agenda Item Summary 

 Staff presentation 

The issues for Council to consider in the appeal are: 

1) Did the Planning and Zoning Commission consider evidence relevant to its findings which was 
substantially false or grossly misleading? 

2) Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code Section 
3.6.4(A) – Transportation Level of Service Requirements? 
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3) Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code Section 
1.2.2(M) – Purpose? 

4) Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban 
Area Street Standards Table 7-1 – Fort Collins (GMA & City Limits) Street Standards – General 
Parameters? 

5) Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban 
Area Street Standards Section 4.4.2 – Traffic Studies Background Traffic? 

First Issue on Appeal:  Fair Hearing – Substantially False/Grossly Misleading Evidence 

Did the Planning and Zoning Commission consider evidence relevant to its findings which was substantially 
false or grossly misleading? 

The Notice of Appeal alleges the Commission relied on misleading staff statements regarding both the 
current and projected traffic levels and appropriate warrants for the signalization of the Ziegler/Paddington 
intersection, with and without a connection between the Union Park development site and Paddington 
Road. In addition, the Notice of Appeal alleges these misleading statements were made in order to 
redistribute traffic to north-south streets in The English Ranch neighborhood rather than to create traffic 
warrants for a signal at the Ziegler/Paddington intersection. The Notice of Appeal refers to comments from 
both the Union Park PDP hearing and prior Ziegler-Corbett ODP hearing as well as current and projected 
traffic counts in the Union Park PDP Traffic Impact Study. 

Document Document Page 
Number 

Notes 

Traffic Study 
(Staff Report 
Attachment) 

All 
 
 
34-42 
 
43-55 
 
56 
 
 
 
101 

The full report contains data and information relevant to the 
discussed allegation. Specific highlights include: 
Discussion and traffic counts for current operations at 
intersections near the site. 
Discussion and projected traffic counts and operation at 
intersections near the site following development. 
Discussion of projected long range traffic warrants being met for 
the Ziegler/Hidden Pond and Ziegler/Paddington intersections. 
Projected long range Peak Hour Warrant Chart for 
Ziegler/Paddington intersection.  

Verbatim 
Transcript 

25 Staff overview of the history of potential connection to The 
English Ranch neighborhood and traffic signal warrants at the 
Ziegler/Paddington intersection.  

Second Issue on Appeal:  Interpretation and Application of LUC Section 3.6.4(A) 

Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code Section 
3.6.4(A) Transportation Level of Service Requirements?  

Page 903

Item 14.



City Council Agenda Item Summary – City of Fort Collins Page 5 of 8 

This Land Use Code Standard reads: 

3.6.4(A) Purpose. In order to ensure that the transportation needs of a proposed development 
can be safely accommodated by the existing transportation system, or that appropriate mitigation 
of impacts will be provided by the development, the project shall demonstrate that all adopted 
level of service (LOS) standards will be achieved for all modes of transportation as set forth in 
this Section 3.6.4. 

The Notice of Appeal does not address specific Level of Service (LOS) levels but addresses components 
of Level of Service related to the project’s increased traffic generation and trip distribution through The 
English Ranch neighborhood. This increased traffic generation and trip distribution would result in unsafe 
conditions given the narrow design and construction of the neighborhood’s streets. 

Pertinent evidence in the record addressing the Appellant’s allegations include the following: 

Document Document Page 
Number 

Notes 

Traffic Study 
(Staff Report 
Attachment) 

 
 
 
 
 
 
37-41 
 
59-66 

The Traffic Impact Study includes data and statements 
throughout regarding existing traffic conditions and 
projected conditions that relate to statements in the Notice 
of the Appeal. Pertinent information specifically related to 
Level of Service include: 
Discussion of Level of Service for existing conditions at the 
project site and The English Ranch neighborhood. 
Projected Level of Service with the proposed development 
for vehicles, pedestrians, bicycles, and transit. 

Staff Report 25 Statements regarding Level of Service compliance to 
Section 3.6.4 and information on requirements for cost-
sharing for a future traffic signal at the Ziegler/Paddington 
intersection. 

Verbatim 
Transcript 

10-11 
 
 
20-24 
 
 
33-34 

Overview of the preceding ODP and current PDP approach 
to traffic access and potential signal locations. 
Public comments addressing connectivity and project traffic 
generation, parking, safety, Traffic Studies, and traffic 
signal locations along Ziegler Road. 
Commission discussion regarding the history of 
potential/planned connector street connectivity to the site. 

Third Issue on Appeal:  Interpretation and Application of LUC Section 1.2.2(M) 

Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code Division 
1.2.2(M) – Purpose? 

The Notice of Appeal alleges that the Commission failed to properly interpret and apply Land Use Code 
Division 1.2.2(M). Division 1.2.2 reads: 

1.2.2 - Purpose 

The purpose of this Code is to improve and protect the public health, safety and welfare by: 

(A) ensuring that all growth and development which occurs is consistent with this Code, City Plan and its 
adopted components, including, but not limited to, the Structure Plan, Principles and Policies and 
associated sub-area plans. 

(B) encouraging innovations in land development and renewal. 
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(C) fostering the safe, efficient and economic use of the land, the city's transportation infrastructure, and 
other public facilities and services. 

(D) facilitating and ensuring the provision of adequate public facilities and services such as transportation 
(streets, bicycle routes, sidewalks and mass transit), water, wastewater, storm drainage, fire and 
emergency services, police, electricity, open space, recreation, and public parks. 

(E) avoiding the inappropriate development of lands and providing for adequate drainage and reduction of 
flood damage. 

(F) encouraging patterns of land use which decrease trip length of automobile travel and encourage trip 
consolidation. 

(G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other alternative modes 
of transportation. 

(H) reducing energy consumption and demand. 

(I) minimizing the adverse environmental impacts of development. 

(J) improving the design, quality and character of new development. 

(K) fostering a more rational pattern of relationship among residential, business and industrial uses for the 
mutual benefit of all. 

(L) encouraging the development of vacant properties within established areas. 

(M) ensuring that development proposals are sensitive to the character of existing neighborhoods. 

(N) ensuring that development proposals are sensitive to natural areas and features. 

(O) encouraging a wide variety of housing opportunities at various densities that are well-served by public 
transportation for people of all ages and abilities. 

The Notice of Appeal alleges the Commission did not properly interpret and apply subsection (M) 
(emphasized above) on the basis that an influx of cut-through vehicle traffic through The English Ranch 
neighborhood as a result of the project and a future street connection would impair the character of a 
neighborhood well suited towards active modes transportation such as walking and bicycling.  

Pertinent evidence in the record addressing the Appellant’s argument includes the following: 

Document Page Number Notes 

Staff Report 14 
 
 
31-33 

Staff discussion on compliance with standards related to 
on/off-site bicycle and pedestrian destinations.  
 
Staff discussion and findings related to compliance with 
Division 1.2.2.  

Traffic Study (Staff 
Report Attachment) 

37-41 
 
 
59-66 

Discussion of Level of Service for existing conditions at the 
project site and The English Ranch neighborhood. 
 
Projected Level of Service with the proposed development 
for vehicles, pedestrians, bicycles, and transit. 

Verbatim Transcript 20-24 
 

Public comments addressing the impact of the proposed 
project’s traffic and vehicular connection and impacts to the 
character of The English Ranch neighborhood. Discussion 
of the varying impacts which differ between a full street 
connection versus a bike/ped-only connection. 
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Fourth Issue on Appeal:  Interpretation and Application of Larimer County Urban Area Street 
Standards Table 7-1 

Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban Area 
Street Standards Table 7-1? 

The Larimer County Urban Area Street Standards (LCUASS) is referenced by both the Land Use Code 
and City Code and contains standards for the design and reconstruction of public streets. These standards 
were jointly adopted by Larimer County and the Cities of Fort Collins and Loveland in 2001 and have been 
updated and amended multiple times.  

Table 7-1 contains the general parameters for the design of public streets in Fort Collins Street for different 
roadway classifications (e.g., local street, collector street, arterial street). The characteristics include 
required right-of-way width, street width, parking lanes, sidewalk widths, tree lawns/medians, etc.  

The Notice of Appeal alleges the Planning and Zoning Commission failed to properly interpret and apply 
LCUASS Table 7-1 on the basis that streets within The English Ranch neighborhood do not meet the 
design criteria of Table 7-1, including widths for collector streets, numerous driveways intersecting the 
street, and the lack of parkways.  

Document Page Number Notes 

Traffic Study 
(Staff Report 
Attachment) 

2 Information that streets in The English Ranch neighborhood were 
constructed prior to adoption of the Larimer County Urban Area 
Street Standards. 

Verbatim 
Transcript 

20-24 Public comments addressing safety concerns regarding 
increased traffic on streets in The English Ranch neighborhood, 
which do not meet current street standards, such as width.  

Fifth Issue on Appeal:  Interpretation and Application of Larimer County Urban Area Street 
Standards Section 4.4.2 

Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban Area 
Street Standards Section 4.4.2? 

The Larimer County Urban Area Street Standards (LCUASS) is referenced by both the Land Use Code 
and City Code and contains standards for the design and reconstruction of public streets. These standards 
were jointly adopted by Larimer County and the Cities of Fort Collins and Loveland in 2001 and have been 
updated and amended multiple times. 

Section 4.4.2 relates to the collection of existing traffic and bike/pedestrian counts for a traffic study as well 
as calculation factors for level of service at intersections in the current and long range horizon. 

The Notice of Appeal alleges the Planning and Zoning Commission failed to properly interpret and apply 
LCUASS Section 4.4.2 on the basis that the Traffic Impact Study ignored the collection of bicycle and 
pedestrian counts.  

Document Page Number Notes 

Traffic Study 
(Staff Report 
Attachment) 

All Various information and data collection on existing counts and 
ped/bike movements at nearby intersections and discussion of 
existing facilities and intersection level of service ratings. 

 

CITY FINANCIAL IMPACTS 

None. 
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BOARD / COMMISSION / COMMITTEE RECOMMENDATION 

None. 

PUBLIC OUTREACH 

Two neighborhood meetings were held during the Project Development Plan review, the first on January 
5, 2023, and the second on November 9, 2023. Two additional neighborhood meetings were held during 
the preceding Overall Development Plan review process. 

ATTACHMENTS 

1. Clerk Public Hearing Notices and Mailing List 
2. Notice of Appeal 
3. Staff Report to Planning and Zoning Commission, February 15, 2024 (with attachments) 
4. Staff Presentation to Planning and Zoning Commission 
5. Applicant Presentation to Planning and Zoning Commission 
6. Roll Call, Attendance, Public Comment 
7. Verbatim Transcript Planning and Zoning Commission 
8. Link to Hearing Video 
9. Staff Presentation to Council 
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Public Hearing Notice 
Site Inspection Notice 

Mailing List 
 

Sent March 26, 2024 
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2633 PADDINGTON RD LLC 
2633 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 ABCL LLC 
2524 KECHTER RD 
FORT COLLINS, CO 80528 
 

 ABRAHAMSON BRENT N/SANDRA L 
3214 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

ACEVEDO ISAAC ARELLANO 
2500 E HARMONY RD LOT 320 
FORT COLLINS, CO 80528 
 

 ACOSTA FELIX LUIS F 
2500 E HARMONY RD LOT 44 
FORT COLLINS, CO 80528 
 

 ACOSTA FELIX LUIS FERNANDO 
FELIX RUIZ MARIA/ACOSTA 
DOMINGUEZ MARTIN 
2500 E HARMONY RD LOT 345 
FORT COLLINS, CO 80528 
 ADAMS BETH D 

2500 E HARMONY RD LOT 65 
FORT COLLINS, CO 80528 
 

 ADAMS JOSEPH F/AMY A 
2909 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 ADAMS PAUL E 
3826 CARRICK RD 
FORT COLLINS, CO 80525 
 

ADKINS DAVID R/SHANNON K 
2808 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 ADLER LARRY/NANCY 
4008 BOXELDER DR 
LOVELAND, CO 80538 
 

 ADZGOWSKI RICHARD 
2500 E HARMONY RD LOT 415 
FORT COLLINS, CO 80528 
 

AFFINITY AT FORT COLLINS LLC 
120 W CATALDO AVE STE 100 
SPOKANE, WA 99201 
 

 AGUINADA MARIA A VALLADARES 
2903 BUNTING AVE 
GRAND JUNCTION, CO 81504 
 

 AKHTER RABEYA 
KHAN ABDUS S 
3827 CARRICK RD 
FORT COLLINS, CO 80525 
 

AL TTAEE OMER TAREQ 
2449 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 ALLEN HUNTER/MEREDITH 
2936 REDBURN DR 
FORT COLLINS, CO 80525 
 

 ALSIP MATT M/STEPHANIE A 
3226 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

ALVARADO JAIME F PANDO 
2500 E HARMONY RD LOT 167 
FORT COLLINS, CO 80528 
 

 ALVAREZ OSVALDO ZAUS 
2500 E HARMONY RD LOT 80 
FORT COLLINS, CO 80528 
 

 AMUNDSON LUCAS Z 
2500 E HARMONY RD LOT 14 
FORT COLLINS, CO 80528 
 

ANDERSON CASSIDY A 
2500 E HARMONY RD LOT 392 
FORT COLLINS, CO 80528 
 

 ANDERSON DAVID M JR 1992 
REVOCABLE TRUST 
ANDERSON MARTHA F 1992 
REVOCABLE TRUST 
2957 SUNSTONE DR 
FORT COLLINS  CO 80525 
 

 ANDERSON TROY D 
SCOTT TRISHA 
2802 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

ANDERSON WHITNEY RENEE 
2500 E HARMONY RD LOT 486 
FORT COLLINS, CO 80528 
 

 ANKRUM JOHN R/DAVID P 
2826 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 ANTONIO VANESSA 
RODRIGUEZ IVAN 
2500 E HARMONY RD LOT 154 
FORT COLLINS, CO 80528 
 

ANTUNES PLATA CESAR 
2500 E HARMONY RD LOT 387 
FORT COLLINS, CO 80528 
 

 ANTUNEZ SESAR/REYNA 
2500 E HARMONY RD LOT 198 
FORT COLLINS, CO 80528 
 

 APARICIO DIANA/RICARDO A 
2500 E HARMONY RD LOT 428 
FORT COLLINS, CO 80528 
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APOLONIO DAVID 
APOLONIO SHANNON 
2500 E HARMONY RD LOT 21 
FORT COLLINS, CO 80528 
 

 APP HANNA G 
2809 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 ARAGON KEITH A/TONI M 
3908 CARRICK RD 
FORT COLLINS, CO 80525 
 

ARC COMMUNITIES LLC 
2500 E HARMONY RD LOT 112 
FORT COLLINS, CO 80528 
 

 ARC HOUSING LLC 
4643 S ULSTER ST STE 400 
DENVER, CO 80237 
 

 ARCHULETA RONALD J 
CROWE ELIZABETH A 
3021 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

ARIAS ESCAMILLA MARIA 
HERNADEZ ESCAMILLA MARIA 
2500 E HARMONY RD LOT 271 
FORT COLLINS, CO 80528 
 

 ARIBAS TAMMY CHRISTINE 
AVILA JOSE M 
2500 E HARMONY RD LOT 101 
FORT COLLINS, CO 80528 
 

 ARMSTRONG BRIAN J 
4589 HOLLYCOMB DR 
WINDSOR, CO 80550 
 

ARNDORFER TODD N 
CHIMERI STEFANIA E 
2802 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 ARREGUIN LAURA 
2500 E HARMONY RD LOT 256 
FORT COLLINS, CO 80528 
 

 ARREOLA RENE ARANA 
2500 E HARMONY RD LOT 453 
FORT COLLINS, CO 80528 
 

ARZETA MARIA M ESTRADA 
2500 E HARMONY RD LOT 156 
FORT COLLINS, CO 80528 
 

 AVAGO TECHNOLOGIES WIRELESS (USA) 
MANUFACTURING INC 
1320 RIDDER PARK DR 
SAN JOSE, CA 95131 
 

 AVILA RIENA ESTHER 
AVILA SANTIBANEZ FIDEL 
2500 E HARMONY RD LOT 105 
FORT COLLINS, CO 80528 
 

BAESA LUIS ENRIQUE MATA 
2500 E HARMONY RD LOT 77 
FORT COLLINS, CO 80528 
 

 BAILEY MATTHEW G 
BAILEY DEBORAH K 
2908 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BAILOR LOGAN D/SUSAN H 
4020 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

BAKER DAVID L/GAIL L 
3902 YOSEMITE CT 
FORT COLLINS, CO 80525 
 

 BAKER JULIE A/RYAN G 
3115 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 BAKER MARCY JEAN 
2733 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

BALL ERIK/HANNAH 
2933 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 BANNING DARCY RAE 
BANNING MARY LOU 
2500 E HARMONY RD LOT 337 
FORT COLLINS, CO 80528 
 

 BANUELOS HECTOR 
2500 E HARMONY RD LOT 76 
FORT COLLINS, CO 80528 
 

BARAJAS EDMUNDO 
2500 E HARMONY RD LOT 331 
FORT COLLINS, CO 80528 
 

 BARCELONA MELODEE L 
2608 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 BARELLA LINDA 
6303 BUCHANAN CT 
FORT COLLINS, CO 80525 
 

BARRIOS JUAN V 
SARAT EUSENIA 
2500 E HARMONY RD LOT 480 
FORT COLLINS, CO 80528 
 

 BARRON GARCIA JAIRO ULISES 
GUTIERREZ CALDERON REYNA VIRGINIA 
2500 E HARMONY RD LOT 288 
FORT COLLINS, CO 80528 
 

 BARRY MICHAEL 
BARRY COLLEEN 
2943 REDBURN DR 
FORT COLLINS, CO 80525 
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BARSTAD BRENT R/SUSAN M 
2956 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BARTLETT ROGER W/PATRICIA J 
2615 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 BARTRAN FAMILY LLC 
PO BOX 270855 
FORT COLLINS, CO 80527 
 

BAUER JACK CLINTON JR/CHRISTINE 
GAY 
2500 E HARMONY RD LOT 169 
FORT COLLINS, CO 80528 
 

 BAUMBACH RACHELLE/RYAN 
2714 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 BAUR ROBERT J 
4864 VALLEY OAK DR 
LOVELAND, CO 80538 
 

BAYSHORE WEST HOMES LLC 
31200 NORTHWESTERN HWY 
FARMINGTON, MI 48334 
 

 BAYSHORE WEST HOMES LLC 
2500 E HARMONY RD OFC 
FORT COLLINS, CO 80528 
 

 BAYSHORE WEST LLC 
2500 E HARMONY RD OFFICE 
FORT COLLINS, CO 80528 
 

BEAM VILA WORSHAM 
4051 NEWBURY CT 
FORT COLLINS, CO 80525 
 

 BECK AMANDA 
3944 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 BECKER WILLLIAM H 
BECKER DEBRA F 
3133 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

BEETON TYLER/MAGALY 
2931 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 BEJARANO GLADIS 
CARRASCO VALENTIN 
2500 E HARMONY RD LOT 370 
FORT COLLINS, CO 80528 
 

 BELL REGINA 
BELL RALPH 2ND 
2500 E HARMONY RD LOT 152 
FORT COLLINS, CO 80528 
 

BELTRAN ELISA 
2500 E HARMONY RD LOT 402 
FORT COLLINS, CO 80528 
 

 BELTRAN SAMUEL JR 
2500 E HARMONY RD LOT 28 
FORT COLLINS, CO 80528 
 

 BEMENT CYNTHIA G/THOMAS C 
PO BOX 677 
SALIDA, CO 81201 
 

BENEDICT JUSTIN F/JOHANNA M 
2500 E HARMONY RD LOT 452 
FORT COLLINS, CO 80528 
 

 BENGE CARRIE A/CORY C 
2715 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 BENITO MARISOL APOLONIO 
2500 E HARMONY RD LOT 148 
FORT COLLINS, CO 80528 
 

BERG ELEANOR M LIVING TRUST 
4051 KINGSLEY CT 
FORT COLLINS, CO 80525 
 

 BERNABE G J JESUS 
CASTILLO GALVAN RAQUEL D 
2500 E HARMONY RD LOT 204 
FORT COLLINS, CO 80528 
 

 BERNING JOSHUA P/JANICE K 
2821 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

BERRIAN CASSANDRA M 
LINDGREN KRISTOPHER G 
2602 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 BERUIST AMANDA JANE/BRYSON 
MICHAEL 
2412 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BETTERS CHARLES M 
6565 LAKE BREEZE CT 
TIMNATH, CO 80547 
 

BHOWMIK PRASANTA KUMAR 
604 S WASHINGTON AVE 
FORT COLLINS, CO 80521 
 

 BILBAO MELISSA J 
2645 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 BODAKEN CONOR MICHAEL/ANN 
CATHERINE 
3933 SUNSTONE WAY 
FORT COLLINS, CO 80525 
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BOESCH HEATHER 
2500 E HARMONY RD LOT 265 
FORT COLLINS, CO 80528 
 

 BOHN GALAND/BETTY J JOINT TRUST OF 
4021 YELLOWSTONE CIR UNIT 2 
FORT COLLINS, CO 80525 
 

 BOLLIG FLORA ANN 
2726 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

BONILLA V MIRIAN 
JUAREZ M EDILBERTO 
2500 E HARMONY RD LOT 52 
FORT COLLINS, CO 80528 
 

 BORT DANIEL A/HOLLY R 
3838 CARRICK RD 
FORT COLLINS, CO 80525 
 

 BOSTOCK ALAN J/SIOBHAN 
3315 WILD VIEW DR 
FORT COLLINS, CO 80528 
 

BOTERO EDWIN/LENORE J 
2701 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 BOVEE KENNETH D/SHERYL M 
4056 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

 BOWERS JAMES R 
BOWERS KATHY S 
2708 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

BRACKENBURY YOUNG ALYSSA LYNN 
315 SNOWY OWL CIR 
FORT COLLINS, CO 80524 
 

 BRANDENBURG MICHAEL S 
2500 E HARMONY RD LOT 240 
FORT COLLINS, CO 80528 
 

 BREDEHOFT JOHN K/JUDITH A 
2714 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

BRIER WILLIAM J/JOANN A 
3802 CARRINGTON RD 
FORT COLLINS, CO 80525 
 

 BRINEY ROSE M/BRANDON J 
2500 E HARMONY RD LOT 38 
FORT COLLINS, CO 80528 
 

 BRINKMAN MATTHEW G/MELISSA A 
3020 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

BROCK STEPHEN CHARLES 
4021 YELLOWSTONE CIR 4 
FORT COLLINS, CO 80525 
 

 BRONSON CECILIA 
DOLEATTI XYON KEOUGH-STOUT 
2500 E HARMONY RD LOT 219 
FORT COLLINS, CO 80528 
 

 BROOKS BECKY 
2500 E HARMONY RD LOT 306 
FORT COLLINS, CO 80528 
 

BROOKS BRAD/LAURA 
PO BOX 145 
SEVERANCE, CO 80546 
 

 BROOKS STEVEN 
SMITH CHRISTOPHER 
2500 E HARMONY RD LOT 328 
FORT COLLINS, CO 80528 
 

 BROWN DAVID HAROLD 
LAURIE MARIE TRUSTEES 
514 AMERICAS WAY NO 6809 
BOX ELDER, SD 57719 
 

BROWN ERIC SHANE 
2500 E HARMONY RD LOT 381 
FORT COLLINS, CO 80528 
 

 BRUNING DAVID E/AMY J 
2501 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BRUNY GREGORY R LIVING TRUST 
BRUNY RUTH ANN LIVING TRUST 
2706 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

BRUXVOORT CALVIN J/CAROL J 
2815 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BUCKLEY MICHAEL A/COLLEEN E 
5956 SNOWY PLOVER CT 
FORT COLLINS, CO 80528 
 

 BUMP BEAU BRYAN/ELIZABETH ANNE 
2820 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

BURKETT TERRY L/MANDY R 
2727 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 BURMAN LANA K 
2725 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 BURNSIDE CLARK D/TAMARA L 
3902 GLACIER CT 
FORT COLLINS, CO 80525 
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BURROUGHS ANN LOUISE 
2708 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 BURRY JUSTIN 
KAROLY HOLLIS 
2902 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 BUSCH CHARLES/CHRISTINE 
2500 E HARMONY RD LOT 372 
FORT COLLINS, CO 80528 
 

BUTOW SCOTT D 
2500 E HARMONY RD LOT 417 
FORT COLLINS, CO 80528 
 

 BUTTERMORE DAVID A 
1 MARTINVIEW CT 
LEMOYNE, NE 69146 
 

 BUTTON ADELE D 
BUTTON WILLIAM J 
23470 W COUNTY ROAD 80 
WELLINGTON, CO 80549 
 

BYERS KATELYN DANIELLE 
2500 E HARMONY RD LOT 239 
FORT COLLINS, CO 80528 
 

 BYRAM TAMMY 
BYRAM LIZETTE 
2500 E HARMONY RD LOT 400 
FORT COLLINS, CO 80528 
 

 CABELLO AURORA 
2500 E HARMONY RD LOT 446 
FORT COLLINS, CO 80528 
 

CACHE BANK AND TRUST 
CONSERVATOR 
FBO MIKEL ZIMMERMAN 
2500 E HARMONY RD LOT 305 
FORT COLLINS, CO 80528 
 

 CALLAHAN MICHAEL T 
2500 E HARMONY RD LOT 295 
FORT COLLINS, CO 80528 
 

 CAMPBELL DAVID R 
1221 BATELEUR LN 
FORT COLLINS, CO 80524 
 

CAMPOS DARLI O GRANIEL 
2500 E HARMONY RD LOT 302 
FORT COLLINS, CO 80528 
 

 CAMPOS SOLEDAD V 
CAMPOS ANTONIO J 
2500 E HARMONY RD LOT 379 
FORT COLLINS, CO 80528 
 

 CANALES MAYNOR ROSALES 
CANALES RUTH 
2500 E HARMONY RD LOT 42 
FORT COLLINS, CO 80528 
 

CARDENAS ELSA 
2500 E HARMONY RD LOT 234 
FORT COLLINS, CO 80528 
 

 CARDENAS FRANCISCO 
2500 E HARMONY RD LOT 111 
FORT COLLINS, CO 80528 
 

 CARDENAS VALERO FRANCISCO 
2500 E HARMONY RD LOT 238 
FORT COLLINS, CO 80528 
 

CARDONA MAYNOR HERRERA 
2500 E HARMONY RD LOT 139 
FORT COLLINS, CO 80528 
 

 CARDWELL TRAVIS 
2618 JEWELSTONE CT 
FORT COLLINS, CO 80525 
 

 CARNESKI RICHARD 
2500 E HARMONY RD LOT 346 
FORT COLLINS, CO 80528 
 

CARRASCO ARMANDO 
2500 E HARMONY RD LOT 405 
FORT COLLINS, CO 80528 
 

 CARRILLO ANGELICA M CID 
2500 E HARMONY RD LOT 423 
FORT COLLINS, CO 80528 
 

 CARRILLO BERTHA GANDARA 
2500 E HARMONY RD LOT 476 
FORT COLLINS, CO 80528 
 

CARRINGTON RON/CINDY REVOCABLE 
TRUST 
3215 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 CARTER JOHN J/KELLI J STAROSCIK 
2609 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 CARTWRIGHT JULIE ANN 
3220 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

CASTANEDA MARY JANE G 
2500 E HARMONY RD LOT 344 
FORT COLLINS, CO 80528 
 

 CASTENADA MARIA 
2500 E HARMONY RD LOT 119 
FORT COLLINS, CO 80528 
 

 CASTILLO LOPEZ WALTER ALEXANDER 
CANALES FLORES WALKIRIA MARICELA 
2500 E HARMONY RD LOT 5 
FORT COLLINS, CO 80528 
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CASTILLO OSWALDO 
2500 E HARMONY RD LOT 444 
FORT COLLINS, CO 80528 
 

 CASTORENA CEISA M 
2500 E HARMONY RD LOT 377 
FORT COLLINS, CO 80528 
 

 CAYUCH MARIA SANDY SONTAY 
2500 E HARMONY RD LOT 168 
FORT COLLINS, CO 80528 
 

CEJA MOJICA MA ELIZABETH  
2500 E HARMONY RD LOT 81 
FORT COLLINS, CO 80528 
 

 CEJACHAVEZ FERNANDO DEJESUS 
2500 E HARMONY RD LOT 461 
FORT COLLINS, CO 80528 
 

 CESAR ZACHERY C/AMY K 
3226 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

CHALACA ANA M 
PO BOX 303 
JOHNSTOWN, CO 80534 
 

 CHAPARRO MANUEL JESUS VARGAS 
2500 E HARMONY RD LOT 283 
FORT COLLINS, CO 80528 
 

 CHAVEZ SARVELIO ANIBAL ROMERO 
2500 E HARMONY RD LOT 252 
FORT COLLINS, CO 80528 
 

CHILEL RUDY DAVID CHAVEZ 
RODRIGUEZ YESICA F CHAVEZ 
2500 E HARMONY RD LOT 193 
FORT COLLINS, CO 80528 
 

 CHRIST FELLOWSHIP CHURCH 
OF FORT COLLINS 
3850 ZIEGLER RD 
FORT COLLINS, CO 80525 
 

 CHRISTENSEN RICHARD B/AMERICA E 
3821 CARRICK RD 
FORT COLLINS, CO 80525 
 

CISNEROS CONTRERAS JOSE L 
2500 E HARMONY RD LOT 290 
FORT COLLINS, CO 80528 
 

 CISNEROS HERRERA MAYRA 
1651 PAGOSA WAY 
AURORA, CO 80011 
 

 CITY OF FORT COLLINS 
300 LAPORTE AVE 
FORT COLLINS, CO 80521 
 

CITY OF FORT COLLINS 
PO BOX 580 
FORT COLLINS, CO 80522 
 

 CLARK JAMES/RANDE 
CLARK MATTHEW 
2500 E HARMONY RD LOT 72 
FORT COLLINS, CO 80528 
 

 CLARK LEANN MARIE 
CLARK CHUCKIE RAY 
2500 E HARMONY RD LOT 89 
FORT COLLINS, CO 80528 
 

CLEFE LINDSEY ANNE 
2500 E HARMONY RD LOT 125 
FORT COLLINS, CO 80528 
 

 CLUVER ERIC L/STEPHANIE D 
2833 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 CLYMER BETTY JANE 
2500 E HARMONY RD LOT 335 
FORT COLLINS, CO 80528 
 

COBB TROY L 
2500 E HARMONY RD LOT 437 
FORT COLLINS, CO 80528 
 

 COLEMAN KEVIN W/RHONDA 
2437 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 COLIO FERNANDO FORNACE 
2500 E HARMONY RD LOT 189 
FORT COLLINS, CO 80528 
 

COLLURA BENJAMIN/ASHLEY 
3807 KENTFORD RD 
FORT COLLINS, CO 80525 
 

 COMPTON CHRISTIAN S 
2500 E HARMONY RD LOT 358 
FORT COLLINS, CO 80528 
 

 CONRAD CHRISTINA GAY 
2714 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

CONWAY S MAUREEN 
3013 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 COON JEFFREY L 
TRENTMAN LINDA K 
3209 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 COOPER DENNIS BLAKE/RICHELLE L 
2903 STONEHAVEN DR 
FORT COLLINS, CO 80525 
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CORDOVA- APOLONIO BARBARA 
MOJICA ANA DELY CEJA 
2500 E HARMONY RD LOT 197 
FORT COLLINS, CO 80528 
 

 CORDOVA RAMIRO 
OLIVAS LOUISANNA 
2500 E HARMONY RD LOT 322 
FORT COLLINS, CO 80528 
 

 CORREA RICARDO 
2500 E HARMONY RD LOT 110 
FORT COLLINS, CO 80528 
 

CORREA ROSA 
2500 E HARMONY RD LOT 205 
FORT COLLINS, CO 80528 
 

 CORTES DANIEL CORNEJO 
2500 E HARMONY RD LOT 200 
FORT COLLINS, CO 80528 
 

 CORTEZ RICARDO 
2500 E HARMONY RD LOT 146 
FORT COLLINS, CO 80528 
 

CORYELL LEONE S PROFIT SHARING 
TRUST 
3558 N COUNTY ROAD 25E 
BELLVUE, CO 80512 
 

 COUCH MICHAEL WAYNE 
CHESHIRE ASHLEY MARIE 
2500 E HARMONY RD LOT 475 
FORT COLLINS, CO 80528 
 

 COVAIS JOSEPHINE A 
3921 CARRICK RD 
FORT COLLINS, CO 80525 
 

CRABTREE BRIAN 
BARCORI NICOLE 
3800 BROMLEY DR 
FORT COLLINS, CO 80525 
 

 CROSBY JERALD M 
BARRON KATHERINE E 
4003 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 CROSS DIANE L 
IDLER DARWIN G 
2932 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

CRUZ ELVA SOTO M 
2500 E HARMONY RD LOT 304 
FORT COLLINS, CO 80528 
 

 CRUZ PAUL E/DONNA M 
2408 SUNRAY CT 
FORT COLLINS, CO 80525 
 

 CRYSTAL CHARLES DEAN/MARCIE L 
3009 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

CUDDIHY KENDRA 
2500 E HARMONY RD LOT 231 
FORT COLLINS, CO 80528 
 

 CUNNINGHAM JASON ANDREW 
MCGLOTHLEN GWENDOLYN ANN 
1613 TRAILWOOD DR 
FORT COLLINS, CO 80525 
 

 CUPPS TIM/MELANIE 
1912 BROOKWOOD DR 
FORT COLLINS, CO 80525 
 

D AND K REAL PROPERTY II LLC 
16284 COUNTY ROAD 76 
EATON, CO 80615 
 

 DAIRON LAURA J/MICHAEL W 
3909 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 DAMONE JAMES MICHAEL 
NOVAJOVSKY CASSANDRA K 
3220 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

DANDREA MADLYN S 
MEYER CAMERON T 
4021 YELLOWSTONE CIR APT 7 
FORT COLLINS, CO 80525 
 

 DANIEL RAYMOND J 
4021 YELLOWSTONE CIR APT 1 
FORT COLLINS, CO 80525 
 

 DARNELL AARON D/HOLLY L 
2500 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

DAVIES KEVIN M/JILL A 
2806 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 DAVIS JAMES MATTHEW 
2500 E HARMONY RD LOT 312 
FORT COLLINS, CO 80528 
 

 DAVIS JOHN A/KATHRYN E 
3108 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

DAVIS MERRITT W 
1103 BATELEUR LN 
FORT COLLINS, CO 80524 
 

 DE LA CRUZ MERJE CUCHO 
SIMPSON ADAM 
2500 E HARMONY RD LOT 20 
FORT COLLINS, CO 80528 
 

 DECICCO VICTOR E 
2500 E HARMONY RD LOT 214 
FORT COLLINS, CO 80528 
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DELALUZ REBOLLO RICARDO 
APOLONIO ADRIANA 
2500 E HARMONY RD LOT 130 
FORT COLLINS, CO 80528 
 

 DEVINE JOSHUA J 
2614 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 DEVRIES BRIAN/JAMIE 
3902 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

DIAZ ALMEIDA ERNESTO 
2500 E HARMONY RD LOT 267 
FORT COLLINS, CO 80528 
 

 DIAZ CARLOS J 
2500 E HARMONY RD LOT 298 
FORT COLLINS, CO 80528 
 

 DIAZ JOSE ANTONIO 
2500 E HARMONY RD LOT 195 
FORT COLLINS, CO 80528 
 

DIAZ JUAN 
DIAZ ALICIA 
2500 E HARMONY RD LOT 179 
FORT COLLINS, CO 80528 
 

 DIAZ JUAN M 
2500 E HARMONY RD LOT 389 
FORT COLLINS, CO 80528 
 

 DIAZ LUIS A 
GARCIA RAMON 
2500 E HARMONY RD LOT 449 
FORT COLLINS, CO 80528 
 

DIAZ MISTY 
2500 E HARMONY RD LOT 316 
FORT COLLINS, CO 80528 
 

 DIAZ NARCISSA A 
2500 E HARMONY RD LOT 12 
FORT COLLINS, CO 80528 
 

 DICKEY MARY JEAN/LEONARD B 
4050 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

DIGIALLONARDO FELIX A 
VIRGINIA 
2703 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 DILL RYAN M/ALLYSON 
2933 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 DINO ROMEO/ZENAIDA B 
2500 E HARMONY RD LOT 2 
FORT COLLINS, CO 80528 
 

DOMINGUEZ GASPAR GERARDO 
2500 E HARMONY RD LOT 60 
FORT COLLINS, CO 80528 
 

 DOMINGUEZ GERARDO 
2500 E HARMONY RD LOT 210 
FORT COLLINS, CO 80528 
 

 DOMINGUEZ MAYRA NATHALIE RUBIO 
DOMINGUEZ MARIA ANGELICA RUBIO 
2500 E HARMONY RD LOT 35 
FORT COLLINS, CO 80528 
 

DOVE STEVEN F/AMBER D 
2403 PIERCE CT 
FORT COLLINS, CO 80528 
 

 DOVER SLEETER C/CATHY A/STACY 
MARIE/GREGORY DONOVAN 
4008 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 DOWDY ERIC R/ANGELA L 
3221 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

DOWNEY PATRICIA L/ZACHARY T 
2651 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 DUGGINS SIMS E 
315 E 12TH AVE UNIT 146 
ANCHORAGE, AK 99501 
 

 DUHADWAY MICHAEL E 
LAURA L 
2902 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

DUONG THUAN P 
2500 E HARMONY RD LOT 31 
FORT COLLINS, CO 80528 
 

 DURAN KELLEY ANN 
PEREZ ASUNCION 
2500 E HARMONY RD LOT 91 
FORT COLLINS, CO 80528 
 

 DURAN KELLEY ANN/GARCIA BRENDA 
PEREZ ASUNCION 
2500 E HARMONY RD LOT 469 
FORT COLLINS, CO 80528 
 

DUTRO WILLIAM J/CHERYL L 
2603 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 DUTTON JOHN PATRICK 
DUTTON CATHERINE 
2707 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 DVORAK DEAN A/LAURA ANNE 
2932 SUNSTONE DR 
FORT COLLINS, CO 80525 
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DZUBERA JOHN/BEAN HEATHER L 
3133 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 EARNSHAW SYLVIA JUNG 
2919 REDBURN DR 
FORT COLLINS, CO 80525 
 

 EBIN PROPERTIES LLC 
3449 BOXELDER DR 
FORT COLLINS, CO 80524 
 

ELIZONDO OSCAR S REYNAGA 
GUTIERREZ MARIA A MEDINA 
2500 E HARMONY RD LOT 223 
FORT COLLINS, CO 80528 
 

 ELLERBY RYAN ERIC 
2500 E HARMONY RD LOT 48 
FORT COLLINS, CO 80528 
 

 ELLIS LORI 
2500 E HARMONY RD LOT 95 
FORT COLLINS, CO 80528 
 

ENGELS JOSEPH 
2402 SUNRAY CT 
FORT COLLINS, CO 80525 
 

 ENGELSTAD ANDREW J/MEGAN R 
3221 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 ENGLISH RANCH SOUTH HOMEOWNERS 
ASSN 
2902 RIGDEN PKWY 
FORT COLLINS, CO 80525 
 

ENRRIQUEZ LETICIA AVENANO 
2500 E HARMONY RD LOT 388 
FORT COLLINS, CO 80528 
 

 ERIKSON STEPHEN 
2500 E HARMONY RD LOT 285 
FORT COLLINS, CO 80528 
 

 ESCAMILLA-NERIA JERONIMO 
2500 E HARMONY RD LOT 8 
FORT COLLINS, CO 80528 
 

ESCARCEGA ALBINO DIAZ 
2500 E HARMONY RD LOT 399 
FORT COLLINS, CO 80528 
 

 ESCARCEGA JUANA SOTO 
2500 E HARMONY RD LOT 451 
FORT COLLINS, CO 80528 
 

 ESCOBAR MARTIN PIVARAL 
2500 E HARMONY RD LOT 176 
FORT COLLINS, CO 80528 
 

ESCOTO-MARQUEZ HECTOR 
2500 E HARMONY RD LOT 323 
FORT COLLINS, CO 80528 
 

 ESKIN BELINDA J/AVRAM A 
4027 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 ESTEVEZ ERIC 
2500 E HARMONY RD LOT 326 
FORT COLLINS, CO 80528 
 

ETTE DONALD E 
2500 E HARMONY RD LOT 225 
FORT COLLINS, CO 80528 
 

 EVANS A MARC/SAMANTHA F 
3238 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 FAHERTY COLIN M/MONICA R 
2937 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

FARIAS CARLOS A ALVAREZ 
MAGANA IRIDIAN 
2500 E HARMONY RD LOT 115 
FORT COLLINS, CO 80528 
 

 FAUSTINO-CAMACHO JOSE LUIS 
CORRAL RUEDA BRENDA LETICIA 
2500 E HARMONY RD LOT 356 
FORT COLLINS, CO 80528 
 

 FEIST DERON J/AMY A 
2732 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

FERNANDEZ RAMON 
2500 E HARMONY RD LOT 159 
FORT COLLINS, CO 80528 
 

 FINLEY DEXTER R/SARAH A 
3813 KENTFORD RD 
FORT COLLINS, CO 80525 
 

 FISCHBECK STUART C/JULIE A 
2720 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

FISHER RANDALL/KRISTI TRUST 
2603 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 FISHKIND BRODY ADAM JOSEPH 
FISHKIND BRODY GINA MARIE 
2500 E HARMONY RD LOT 250 
FORT COLLINS, CO 80528 
 

 FLORES MARTINEZ MANUEL 
401 TIMBERLINE RD LOT 188 
FORT COLLINS, CO 80524 
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FLORES MARTINEZ MARTIN OMAR 
2500 E HARMONY RD LOT 369 
FORT COLLINS, CO 80528 
 

 FLORES MIDA A 
RODRIGUEZ GLORIA 
2500 E HARMONY RD LOT 474 
FORT COLLINS, CO 80528 
 

 FLORES RAMIREZ JOSE/ROSA 
2500 E HARMONY RD LOT 307 
FORT COLLINS, CO 80528 
 

FORBES CHRISTOPHER J/DARCIE R 
3914 CARRICK RD 
FORT COLLINS, CO 80525 
 

 FORBES GERALD L/GWEN E 
3121 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 FOREMAN CHRISTINA ELISE/ALAN 
BRENT 
2424 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

FOREMAN PAUL MICHAEL 
2500 E HARMONY RD LOT 149 
FORT COLLINS, CO 80528 
 

 FOWLKES TERESA L 
YSCO JASON C J 
2500 E HARMONY RD LOT 224 
FORT COLLINS, CO 80528 
 

 FOX AUSTIN 
3233 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

FOX LISA G 
SCHINDLER CYNTHIA A 
2500 E HARMONY RD LOT 338 
FORT COLLINS, CO 80528 
 

 FOX SARAH BETH 
TOLLISON BAYLIS RAY 
2820 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 FRANKLIN FAMILY PROTECTION TRUST 
2644 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

FRANTA EMILY 
BROWN GREGORY 
2925 REDBURN DR 
FORT COLLINS, CO 80525 
 

 FRATCHER ELLEN M 
2500 E HARMONY RD LOT 394 
FORT COLLINS, CO 80528 
 

 FRATES AIREAL 
2500 E HARMONY RD LOT 380 
FORT COLLINS, CO 80528 
 

FRESHWATER JOHN C/CLARE L 
2826 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 FRISON ANNELLE 
1126 RICHMOND DR 
FORT COLLINS, CO 80526 
 

 FUJIWARA NANCY ANN 
2500 E HARMONY RD LOT 84 
FORT COLLINS, CO 80528 
 

FULLBRIGHT JAMES L/COLLEEN L 
JOINT TRUST OF 
4056 NEWBURY CT 
FORT COLLINS, CO 80525 
 

 FULTON CINDY S 
FOWLER JASON V 
2500 E HARMONY RD LOT 226 
FORT COLLINS, CO 80528 
 

 GALLEGOS JOSE MANUEL 
MAYO RAMIRO C 
2500 E HARMONY RD LOT 230 
FORT COLLINS, CO 80528 
 

GALONGO-GREENWAY ANGELA NICOLE 
LYNN 
GREENWAY MICHAEL WAYNE 
2500 E HARMONY RD LOT 104 
FORT COLLINS, CO 80528 
 

 GALVAN GUADALUPE 
ESPINOZA LORENA 
2500 E HARMONY RD LOT 194 
FORT COLLINS, CO 80528 
 

 GALVAN RODRIGUEZ MARIO 
2500 E HARMONY RD LOT 478 
FORT COLLINS, CO 80528 
 

GALVEZ PEREZ YARELY 
2500 E HARMONY RD LOT 301 
FORT COLLINS, CO 80528 
 

 GAMBOA FLOR E/GRIJALVA EFREN 
2500 E HARMONY RD LOT 37 
FORT COLLINS, CO 80528 
 

 GAMLIN JOHN P 
SCHWANER ROXANE L 
2645 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

GAO WEI/LU GUILIN 
3914 YOSEMITE CT 
FORT COLLINS, CO 80525 
 

 GARCIA EDUARDO 
FALCON BRITTANY LYNN 
2500 E HARMONY RD LOT 424 
FORT COLLINS, CO 80528 
 

 GARCIA GUERRA CIDY A 
MEDINA GUTIERREZ KARLA A 
2500 E HARMONY RD LOT 481 
FORT COLLINS, CO 80528 
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GARCIA JOAN E 
2500 E HARMONY RD LOT 128 
FORT COLLINS, CO 80528 
 

 GARCIA LUCIO 
2500 E HARMONY RD LOT 57 
FORT COLLINS, CO 80528 
 

 GARCIA PAUL 
2500 E HARMONY RD LOT 378 
FORT COLLINS, CO 80528 
 

GARWOOD GARY A/KATHLEEN T 
4050 NEWBURY CT 
FORT COLLINS, CO 80525 
 

 GARZA NANCY C 
2500 E HARMONY RD LOT 241 
FORT COLLINS, CO 80528 
 

 GENTZ DUANE/SHERRI 
2832 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

GESKE TODD C 
3914 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 GIESSLER ELISABETH B G/KLAUS D 
2914 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 GILLILAN KELLY H/CHI-YEN Y 
3539 MUSKRAT CREEK DR 
FORT COLLINS, CO 80528 
 

GINES-HERNANDEZ BASILIO 
2500 E HARMONY RD APT LOT454 
FORT COLLINS, CO 80528 
 

 GLESMANN MARLENE 
2500 E HARMONY RD LOT 59 
FORT COLLINS, CO 80528 
 

 GOLDFAIN DAVID B/COURTNEY S 
3239 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

GOMEZ JUAN PABLO 
2500 E HARMONY RD LOT 173 
FORT COLLINS, CO 80528 
 

 GOMEZ MARIANO SOTO 
2500 E HARMONY RD LOT 324 
FORT COLLINS, CO 80528 
 

 GONZALES CATHEY 
2500 E HARMONY RD LOT 206 
FORT COLLINS, CO 80528 
 

GONZALES EVA B 
2500 E HARMONY RD LOT 109 
FORT COLLINS, CO 80528 
 

 GONZALES JUAN JOSE 
2500 E HARMONY RD LOT 217 
FORT COLLINS, CO 80528 
 

 GONZALEZ JAVIER SUAREZ 
2500 E HARMONY RD LOT 161 
FORT COLLINS, CO 80528 
 

GONZALEZ NAYOMY MAYELA 
LOYA BERNARDINO 
2500 E HARMONY RD LOT 300 
FORT COLLINS, CO 80528 
 

 GONZALEZ PABLO ALEXANDER SONTAY 
GONZALEZ EDGAR ROLANDO SONTAY 
2500 E HARMONY RD LOT 170 
FORT COLLINS, CO 80528 
 

 GONZALEZ-NAJERA JAVIER A 
2500 E HARMONY RD LOT 471 
FORT COLLINS, CO 80528 
 

GONZALEZ-NAJERA JAVIER A 
2500 E HARMONY RD LOT 470 
FORT COLLINS, CO 80528 
 

 GORMAN MATTHEW WESLEY 
2500 E HARMONY RD LOT 126 
FORT COLLINS, CO 80528 
 

 GRABER STEVAN T/KRISTEN E 
3915 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

GRACELOVE LLC 
1625 NORTHBROOK DR 
FORT COLLINS, CO 80526 
 

 GRADIZ ANGEL R 
2500 E HARMONY RD LOT 404 
FORT COLLINS, CO 80528 
 

 GRANADOS HERNANDEZ CAROLINA 
BAUTISTA CRUZ J FELIX 
2500 E HARMONY RD LOT 215 
FORT COLLINS, CO 80528 
 

GRANADOS SILVIA ROMERO 
2500 E HARMONY RD LOT 284 
FORT COLLINS, CO 80528 
 

 GRANT KIMBERLY L 
2500 E HARMONY RD LOT 165 
FORT COLLINS, CO 80528 
 

 GREISSEL ALEXANDER 
SALINAS ROSA 
2939 SUNSTONE DR 
FORT COLLINS, CO 80525 
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GRIFFIN JULIE DAWN 
2500 E HARMONY RD LOT 319 
FORT COLLINS, CO 80528 
 

 GRIJALVA EFREN 
2500 E HARMONY RD LOT 483 
FORT COLLINS, CO 80528 
 

 GRIMM JAMES W III/KELLY J 
3114 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

GUARCHAJ ANDRES PELICO 
2500 E HARMONY RD LOT 164 
FORT COLLINS, CO 80528 
 

 GUGGEMOS MARVIN 
GUGGEMOS KIMBERLY L 
2800 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 GUTIEREZ SAUL 
2500 E HARMONY RD LOT 465 
FORT COLLINS, CO 80528 
 

GUTIERREZ ABRAHAM PADILLA 
2500 E HARMONY RD LOT 99 
FORT COLLINS, CO 80528 
 

 GUTIERREZ JOSE LUIS MEDINA 
ENRIQUEZ KARINA C 
2500 E HARMONY RD LOT 85 
FORT COLLINS, CO 80528 
 

 GUZMAN CRISANTOS DIAZ 
GONZALEZ ELIDETH 
2500 E HARMONY RD LOT 466 
FORT COLLINS, CO 80528 
 

HALLMARK TIMOTHY BLAKE 
1406 ALLISON DR 
LOVELAND, CO 80538 
 

 HALSEY GARY FRANK 
2500 E HARMONY RD LOT 192 
FORT COLLINS, CO 80528 
 

 HAMPTON JAMES K 
HAMPTON AMY E 
2651 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

HANAWALT MICHAEL R 
HANAWALT KAREN A 
2819 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 HANLON BARBARA R/REED M 
2930 REDBURN DR 
FORT COLLINS, CO 80525 
 

 HANSEN DANETTE D 
2500 E HARMONY RD LOT 332 
FORT COLLINS, CO 80528 
 

HARBOUR JUSTIN RUTH/AARON D 
2413 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 HARMON MARK 
4063 NEWBURY CT 
FORT COLLINS, CO 80525 
 

 HARMONY MHP 
2500 E HARMONY RD LOT 447 
FORT COLLINS, CO 80528 
 

HARMS GEORGE C III/CATHERINE E 
3145 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 HARRINGTON MICHAEL J/KATHRIN E 
2826 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 HARRIS MARY 
HARRIS WAYNE 
2500 E HARMONY RD LOT 350 
FORT COLLINS, CO 80528 
 

HARRIS VIRGINIA L 
2500 E HARMONY RD LOT 330 
FORT COLLINS, CO 80528 
 

 HARTMAN CLAYTON E/KANDY L 
812 WHITEHALL CT 
FORT COLLINS, CO 80526 
 

 HARTMANN JUDITH REV TRUST (.50) 
HARTMANN KENNETH R REV TRUST 
(.50) 
PO BOX 272442 
FORT COLLINS, CO 80527 
 HASH DUSTIN H 

MILLER JONES SARA J 
2500 E HARMONY RD LOT 17 
FORT COLLINS, CO 80528 
 

 HASKEW MARY FRANCES/SCOTT 
MELTON 
2549 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 HASTINGS JUSTINE/HASTINGS DAVID 
GOODMAN JEREMY 
9651 COUNTY ROAD 20.8 
TRINIDAD, CO 81082 
 

HAY EL HAMIDI 
2701 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 HAYS LINDA L 
2500 E HARMONY RD LOT 22 
FORT COLLINS, CO 80528 
 

 HEGSTROM TIMOTHY C/SARAH R 
2709 STONEHAVEN DR 
FORT COLLINS, CO 80525 
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HELLER BRETT M 
2500 E HARMONY RD LOT 113 
FORT COLLINS, CO 80528 
 

 HELLMAN LEVI/ASHLEY 
4008 CARRICK RD 
FORT COLLINS, CO 80525 
 

 HELM AMORETTE 
HELM JAMES 
2500 E HARMONY RD LOT 348 
FORT COLLINS, CO 80528 
 

HENRION CARSON D 
3208 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 HERMOSILLO ABELARDO GUTIERREZ 
2500 E HARMONY RD LOT 425 
FORT COLLINS, CO 80528 
 

 HERNANDEZ DEBBIE/MARIO 
HERNANDEZ LETICIA 
2500 E HARMONY RD LOT 186 
FORT COLLINS, CO 80528 
 

HERNANDEZ EDWIN 
LUNA EVELYN EDITH HERNANDEZ 
2500 E HARMONY RD LOT 47 
FORT COLLINS, CO 80528 
 

 HERNANDEZ JESHUA 
2500 E HARMONY RD LOT 433 
FORT COLLINS, CO 80528 
 

 HERNANDEZ JOSE 
HERNANDEZ CLAUDIO 
2500 E HARMONY RD LOT 435 
FORT COLLINS, CO 80528 
 

HERNANDEZ JULIO CESAR 
2500 E HARMONY RD LOT 341 
FORT COLLINS, CO 80528 
 

 HERNANDEZ JULIO CESAR 
2500 E HARMONY RD LOT 246 
FORT COLLINS, CO 80528 
 

 HERNANDEZ MARIA DE LEON 
ARVIZU CARLOS ALEJANDRO FLORES 
2500 E HARMONY RD LOT 407 
FORT COLLINS, CO 80528 
 

HERNANDEZ ORLANDO/HERMINDA 
2500 E HARMONY RD LOT 436 
FORT COLLINS, CO 80528 
 

 HERNANDEZ ROBERTO 
2500 E HARMONY RD LOT 61 
FORT COLLINS, CO 80528 
 

 HERNANDEZ VIRGINIA MARQUEZ 
HERNANDEZ ARMANDO MARQUEZ 
2500 E HARMONY RD LOT 87 
FORT COLLINS, CO 80528 
 

HERNANDEZ-TORRES JONATHAN J 
HERNANDEZ-TORRES JOSE U 
2500 E HARMONY RD LOT 10 
FORT COLLINS, CO 80528 
 

 HERRERA JESUS RENE GUTIERREZ 
2500 E HARMONY RD LOT 53 
FORT COLLINS, CO 80528 
 

 HIDDEN POND ESTATES 
HOMEOWNERS ASSOCIATION INC 
3380 HIDDEN POND DR 
FORT COLLINS, CO 80525 
 

HIGGINS ROSALBA M 
OVALLE JOSE ENRIQUE VELASCO 
2500 E HARMONY RD LOT 6 
FORT COLLINS, CO 80528 
 

 HIGHFIELD TIMOTHY MARSHAL 
GEIGER KORISA RENEE 
2900 REDBURN DR 
FORT COLLINS, CO 80525 
 

 HINDE DAVID/NANCY 
2500 E HARMONY RD LOT 343 
FORT COLLINS, CO 80528 
 

HOBSON KEVIN D/STEPHENIE D 
2918 REDBURN DR 
FORT COLLINS, CO 80525 
 

 HODGE JANETTE 
HASHAW CYNTHIA 
2500 E HARMONY RD LOT 325 
FORT COLLINS, CO 80528 
 

 HODITS MICHAEL J/MARILYN K 
3939 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

HOLDREDGE MARGARET R LIVING 
TRUST 
4057 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

 HOLMES HAROLD DORR III 
SIGNS KATHERINE 
2721 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 HOOVER MICHAEL J/MARGARET L 
3932 CARRICK RD 
FORT COLLINS, CO 80525 
 

HOULE PAULETTE Y 
FAILE CHERYL L  
2500 E HARMONY RD LOT 190 
FORT COLLINS, CO 80528 
 

 HOWARD BRENDON CHARLES 
2500 E HARMONY RD LOT 123 
FORT COLLINS, CO 80528 
 

 HUMPHREY GUY/DEBORAH 
2832 PADDINGTON RD 
FORT COLLINS, CO 80525 
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HUNN DAVID M/LIZA C P 
3945 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 HUNTER GLENN F 
HUNTER BONITA M 
2924 REDBURN DR 
FORT COLLINS, CO 80525 
 

 IBARRA JAIME DANIEL 
IBARRA ASHLEY ANN 
2500 E HARMONY RD LOT 98 
FORT COLLINS, CO 80528 
 

IBARRA JUANA TORRES 
2500 E HARMONY RD LOT 254 
FORT COLLINS, CO 80528 
 

 IRVIN HERB L 
IRVIN JANET L 
3920 CARRICK RD 
FORT COLLINS, CO 80525 
 

 ITZEP ABRAHAM 
6301 E ASPEN RIDGE CT 
FORT COLLINS, CO 80524 
 

IVERSON JESSE N/KAREN M 
3014 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 IVY GATE HOMEOWNERS ASSOCIATION 
300 BOARDWALK DR UNIT 6B 
FORT COLLINS, CO 80525 
 

 J AND K SWEET FAMILY TRUST 
3927 CARRICK RD 
FORT COLLINS, CO 80525 
 

JACKSON ANGELA M 
3202 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 JACKSON SHAROL K 
RATH JOAN Y 
N4210 GONNERING CT 
KAUKAUNA, WI 54130 
 

 JANELLE JEFFREY M/LAUREL L 
2709 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

JAQUEZ JORGE 
SORIANO MENDEZ MOISES 
2500 E HARMONY RD LOT 129 
FORT COLLINS, CO 80528 
 

 JAR PLUS 3 LLC 
LRR INVESTMENTS LLC 
1808 SEASHELL CT 
WINDSOR, CO 80550 
 

 JEFFREY AND LINDSAY KRAMER 
FAMILY HOLDINGS LLC 
3509 SHALLOW POND DR 
FORT COLLINS, CO 80528 
 

JELLINS LINDA M 
2500 E HARMONY RD LOT 354 
FORT COLLINS, CO 80528 
 

 JENSEN LEIF 
3303 GRAND CANYON CT 
FORT COLLINS, CO 80525 
 

 JIMENEZ EDGAR GARCIA 
CORDOVA MANUELA APOLONIO 
2500 E HARMONY RD LOT 397 
FORT COLLINS, CO 80528 
 

JIMENEZ LUZ ELENA AVALOS 
2500 E HARMONY RD LOT 145 
FORT COLLINS, CO 80528 
 

 JOHNSON 2ND CLIFFORD K  
JOHNSON FELICIA M 
2500 E HARMONY RD LOT 102 
FORT COLLINS, CO 80528 
 

 JOHNSON ANGELA K 
2409 SUNRAY CT 
FORT COLLINS, CO 80525 
 

JOHNSON JARRETT WAYNE 
2500 E HARMONY RD LOT 68 
FORT COLLINS, CO 80528 
 

 JOHNSON JESSICA 
2500 E HARMONY RD LOT 244 
FORT COLLINS, CO 80528 
 

 JOHNSON JOAN K 
4021 YELLOWSTONE CIR APT 8 
FORT COLLINS, CO 80525 
 

JOHNSON ROGENA SUE 
4027 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 JONES DURL E/WENDY R 
2907 REDBURN DR 
FORT COLLINS, CO 80525 
 

 JONES DUSTIN D 
JONES AMY V 
1107 17TH ST 
WHEATLAND, WY 82201 
 

JONES KELDON L 
ROMAN NEREIDA E 
2531 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 JONES MARK A 
2614 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 JOSHI POOJA/PRAVI 
4021 YELLOWSTONE CIR APT 10 
FORT COLLINS, CO 80525 
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JOYAL RYAN/LACEY 
3209 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 KADLICK SHAWN MICHAEL 
2414 SUNRAY CT 
FORT COLLINS, CO 80525 
 

 KANE PAMELA J TRUST 
800 COLORADO ST 
FORT COLLINS, CO 80524 
 

KAREY LYNN HUNT LLC 
2656 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 KAUTZ MARCUS J/NANCY K 
WILLIAMS DAVID R JR 
4916 PUEBLO DR 
LAPORTE, CO 80535 
 

 KELLEY STEPHEN T/PATRICIA J 
3833 CARRICK RD 
FORT COLLINS, CO 80525 
 

KELLOGG JAMES/BONNIE 
3124 SILVERWOOD DR 
FORT COLLINS, CO 80525 
 

 KEMPKES MARK J 
2645 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 KIDNEY CHARLES E/TERESA L 
3818 BROMLEY DR 
FORT COLLINS, CO 80525 
 

KILTZ GERALD/CLAUDIA LIVING TRUST 
THE 
2927 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 KING CHARLES L 
3001 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 KING JAMES D/BARBARA A 
2921 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

KINGDOM MICHAEL A 
3812 BROMLEY DR 
FORT COLLINS, CO 80525 
 

 KINKADE MICHAEL A 
KINKADE JACKLYN M 
2500 E HARMONY RD LOT 46 
FORT COLLINS, CO 80528 
 

 KIRKLAND DON 
724 MCGRAW DR 
FORT COLLINS, CO 80526 
 

KIRKWOOD BRADY A/MEGAN A 
2702 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 KLEIN JAY V 
PAMELA ERBES 
PO BOX 272688 
FORT COLLINS, CO 80527 
 

 KOH HOY NIEW 
HO YONG BOON 
1828 SILVER LEAF DR 
LOVELAND, CO 80538 
 

KONDRATIEFF MAIYA L 
2949 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 KOPETS NATALIA 
15763 SQUARE TOP LN 
FONTANA, CA 92336 
 

 KORNFELD BRUCE W 
PO BOX 270092 
FORT COLLINS, CO 80527 
 

KOTSIDES EDWARD K/LINDA A 
3202 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 KULESA TERRANCE J/KATHLEEN M 
3114 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 KUNC FRANK 
PO BOX 272362 
FORT COLLINS, CO 80527 
 

KURBJUN KARL W 
HORKEY KRISTIN M 
1304 PATTON ST 
FORT COLLINS, CO 80524 
 

 KVASAGER CLAYTON J 
PEGGY A 
2814 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 KVIDERA DAVID L/KATHRYN R 
2906 REDBURN DR 
FORT COLLINS, CO 80525 
 

LABERGE MASON JAMES 
2500 E HARMONY RD LOT 391 
FORT COLLINS, CO 80528 
 

 LACEY STEVEN B 
3926 CARRICK RD 
FORT COLLINS, CO 80525 
 

 LAHMANN RICKEY L 
2500 E HARMONY RD LOT 255 
FORT COLLINS, CO 80528 
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LAMAS ALEXIS G 
2500 E HARMONY RD LOT 73 
FORT COLLINS, CO 80528 
 

 LAMAS ALEXIS G 
PANDO JOEL 
2500 E HARMONY RD LOT 275 
FORT COLLINS, CO 80528 
 

 LANDA OSCAR 
2500 E HARMONY RD LOT 262 
FORT COLLINS, CO 80528 
 

LANE BRIAN J 
2500 E HARMONY RD LOT 33 
FORT COLLINS, CO 80528 
 

 LARA ATRISTAIN CLAUDIA LORENA 
2500 E HARMONY RD LOT 448 
FORT COLLINS, CO 80528 
 

 LARSON MICHAEL S/MARY ANNE S 
2803 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

LASKIE LIVING TRUST 
2803 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 LATZKE CRAIG/AIMEE 
3908 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 LE VU/CONNIE 
2927 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

LEAL JACQUELINE ORIORDAN 
2500 E HARMONY RD LOT 321 
FORT COLLINS, CO 80528 
 

 LEANOS-MACIAS OLGA L 
2500 E HARMONY RD LOT 155 
FORT COLLINS, CO 80528 
 

 LEDESMA DOMINGO R 
LEDESMA MARIA E 
2500 E HARMONY RD LOT 311 
FORT COLLINS, CO 80528 
 

LEE TA WEI 
1223 CARDONA WAY 
SAN JOSE, CA 95131 
 

 LEFEBVRE KEVIN T 
LEFEBVRE CHERYL A 
2707 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 LEMAY ELAINE A 
2806 CRYSTAL CT 
FORT COLLINS, CO 80525 
 

LEMOS VICTORIANO R 
2500 E HARMONY RD LOT 13 
FORT COLLINS, CO 80528 
 

 LENSKOLD DANIEL J 
LENSKOLD KAREN E 
3914 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 LEON ISABEL MARCOS 
2500 E HARMONY RD LOT 220 
FORT COLLINS, CO 80528 
 

LESLIE STEVEN T/LINDA A 
3132 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 LEWIS ROBERTA ANN 
2448 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 LIMB DAVID JOHN 
FOREMAN WILLIAM LLOYD 
25292 E INDORE DR 
AURORA, CO 80016 
 

LINDGREN IRENE KATHERINE 
2500 E HARMONY RD LOT 106 
FORT COLLINS, CO 80528 
 

 LINDGREN KIERA M 
2536 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 LLOYD CHRISTOPHER EUGENE 
2500 E HARMONY RD LOT 413 
FORT COLLINS, CO 80528 
 

LOADER PATRICK J/MICHELLE D 
2500 E HARMONY RD LOT 203 
FORT COLLINS, CO 80528 
 

 LOBATO JUANITA 
2500 E HARMONY RD LOT 221 
FORT COLLINS, CO 80528 
 

 LOCKHART R BRUCE 
2500 E HARMONY RD LOT 71 
FORT COLLINS, CO 80528 
 

LOCKWOOD FAMILY LIVING TRUST THE 
2720 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 LOMBARDI CHRIS 
2650 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 LONG BRENDAN K 
2639 PADDINGTON RD 
FORT COLLINS, CO 80525 
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LOPEZ BREANN MARGARET 
LOPEZ JR ERNESTO 
2500 E HARMONY RD LOT 458 
FORT COLLINS, CO 80528 
 

 LOPEZ CARLOS ALFONSO MUGICA 
2500 E HARMONY RD LOT 92 
FORT COLLINS, CO 80528 
 

 LOPEZ CHARLOTTE 
2500 E HARMONY RD LOT 274 
FORT COLLINS, CO 80528 
 

LOPEZ CHRISTINA 
2500 E HARMONY RD LOT 185 
FORT COLLINS, CO 80528 
 

 LOPEZ EDGAR MENDEZ 
2500 E HARMONY RD LOT 292 
FORT COLLINS, CO 80528 
 

 LOPEZ JESUS ACEVEDO 
2500 E HARMONY RD LOT 440 
FORT COLLINS, CO 80528 
 

LOPEZ JUANA OLAN 
2500 E HARMONY RD LOT 266 
FORT COLLINS, CO 80528 
 

 LOPEZ MARIA E 
PO BOX 337472 
GREELEY, CO 80633 
 

 LOPEZ MARIA LOPEZ 
2500 E HARMONY RD LOT 7 
FORT COLLINS, CO 80528 
 

LOPEZ NOEMI/ISAAC 
LOPEZ VILLAGRANA MARTIN 
2500 E HARMONY RD LOT 286 
FORT COLLINS, CO 80528 
 

 LOPEZ REYES NANCY 
GARCIA MARVIN 
2500 E HARMONY RD LOT 351 
FORT COLLINS, CO 80528 
 

 LORD STEPHEN E 
3215 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

LOWES HIW INC 
1000 LOWES BLVD 
MOORESVILLE, NC 28117 
 

 LUCAS ANDREA C 
2512 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 LUERS SCOTT 
COULTHARD L BREANN 
2500 E HARMONY RD LOT 30 
FORT COLLINS, CO 80528 
 

LUNA LUZ MARIA GARCIA 
2500 E HARMONY RD LOT 352 
FORT COLLINS, CO 80528 
 

 LURKER BENJAMIN C/SHEWONYUI SP 
3832 CARRICK RD 
FORT COLLINS, CO 80525 
 

 LYNCH PEGGY A  
2500 E HARMONY RD LOT 216 
FORT COLLINS, CO 80528 
 

MADISON KARYN D 
2901 REDBURN DR 
FORT COLLINS, CO 80525 
 

 MADRID NANCY TREVIZO/MATTHEW A 
2500 E HARMONY RD LOT 166 
FORT COLLINS, CO 80528 
 

 MAFFETT STEPHEN C/RACHELE D 
2627 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

MALCOM MARK W/PATRICIA J 
4009 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 MALONEY PAUL/TAYLOR 
2632 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

 MALTBY JAMES D/TERESA E 
3914 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

MANRIQUEZ ARMANDO TAPIA 
2500 E HARMONY RD LOT 299 
FORT COLLINS, CO 80528 
 

 MARCONI MARIO CARLOS 
MARCONI MARIA JULIA 
2938 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 MARCY DAVID D/SHAUNA L 
3232 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

MARKLEY ERIC T/JENNIFER L 
3214 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 MARLOW TIFFANY 
2500 E HARMONY RD LOT 19 
FORT COLLINS, CO 80528 
 

 MARQUISS ROPER/OSMARLY 
3027 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

Page 928

Item 14.



MARTIN BRADLEY SCOTT 
2500 E HARMONY RD LOT 55 
FORT COLLINS, CO 80528 
 

 MARTIN ERICK HOWARD 
2944 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 MARTIN MELISA J/MELISA JILL 
2524 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

MARTINEZ COLLADO ADRIANA 
2500 E HARMONY RD LOT 426 
FORT COLLINS, CO 80528 
 

 MARTINEZ ERENDIRA 
PINDCHO MACRINA MATUS 
2500 E HARMONY RD LOT 393 
FORT COLLINS, CO 80528 
 

 MARTINEZ JUAN C 
2500 E HARMONY RD LOT 360 
FORT COLLINS, CO 80528 
 

MARTINEZ KIMBERLY 
1144 W 8TH ST 
LOVELAND, CO 80537 
 

 MARTINEZ MARTINEZ RAUL 
2500 E HARMONY RD LOT 468 
FORT COLLINS, CO 80528 
 

 MARTINEZ PIZARRO HAROLD A 
2500 E HARMONY RD LOT 361 
FORT COLLINS, CO 80528 
 

MARTINEZ SHEILA N 
DIAZ JONATHAN 
2500 E HARMONY RD LOT 368 
FORT COLLINS, CO 80528 
 

 MARTINEZ TRISHA 
MARTINEZ ROBERT 
2500 E HARMONY RD LOT 162 
FORT COLLINS, CO 80528 
 

 MARTINEZ-CARREON LUIS C 
2500 E HARMONY RD LOT 347 
FORT COLLINS, CO 80528 
 

MASSARO ROSE MARIE 
JOHN 
3903 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 MASTERS JACOB EUGENE 
ESPINOZA LISA MICHELLE 
2500 E HARMONY RD LOT 376 
FORT COLLINS, CO 80528 
 

 MATEOS-MORONES JUAN C 
2500 E HARMONY RD LOT 79 
FORT COLLINS, CO 80528 
 

MATINEZ SHEILA 
2500 E HARMONY RD LOT 96 
FORT COLLINS, CO 80528 
 

 MATSUMURA KOICHI 
TOSHIE 
4021 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 MATTHEWS DAVID 
2500 E HARMONY RD LOT 229 
FORT COLLINS, CO 80528 
 

MATTHEWS TIMOTHY L/STEPHANIE L 
3214 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 MATURNO STEVEN WILLIAM 
KENT EMILY GENE 
2939 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 MAULSBY REID J/MEGAN L 
2712 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

MAYNARD LYNN FRANCES 
MAYNARD FRANCES 
2500 E HARMONY RD LOT 296 
FORT COLLINS, CO 80528 
 

 MCCORMACK BRANDON ERIN 
MCCORMACK CHRISTOPHER GABRIEL 
2500 E HARMONY RD LOT 362 
FORT COLLINS, CO 80528 
 

 MCDONALD DREW VINCENT 
2518 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

MCGUFFIN SHARLA R/TYSON R 
3909 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 MCGUIRE JOE 
2500 E HARMONY RD LOT 142 
FORT COLLINS, CO 80528 
 

 MCGUIRE JOSEPH MICHAEL 
MCGUIRE DEREK WAYNE 
2500 E HARMONY RD LOT 463 
FORT COLLINS, CO 80528 
 

MCGUIRE PAULINE 
2500 E HARMONY RD LOT 263 
FORT COLLINS, CO 80528 
 

 MCLANE DOUGLAS 
MCLANE CHIA 
2401 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 MCLEAN MOLLY 
2500 E HARMONY RD LOT 456 
FORT COLLINS, CO 80528 
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MCNEECE KEVIN E 
2500 E HARMONY RD LOT 342 
FORT COLLINS, CO 80528 
 

 MCNITT KIM M 
17393 US HIGHWAY 138 
JULESBURG, CO 80737 
 

 MEHL JEFF/BRITNI 
4015 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

MEJIA EDGAR MISAEL 
403 12TH AVE APT D 
GREELEY, CO 80631 
 

 MEJIA EDGAR MISAEL 
2500 E HARMONY RD LOT 281 
FORT COLLINS, CO 80528 
 

 MEJIA RODRIGUEZ MARTIN 
2500 E HARMONY RD LOT 280 
FORT COLLINS, CO 80528 
 

MELBY PETER C/AMANDA L 
3927 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 MELVIN BRYAN W/SHARON 
2627 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 MENDEZ HIRAM MARTINEZ 
401 N TIMBERLINE RD LOT 102 
FORT COLLINS, CO 80524 
 

MENDOZA GONZALEZ CRUZ R 
LOPEZ REBECCA 
2500 E HARMONY RD LOT 134 
FORT COLLINS, CO 80528 
 

 MENG ASHLEY RAE 
HARDER JOHN LEVI 
2500 E HARMONY RD LOT 3 
FORT COLLINS, CO 80528 
 

 MERCADO RICHARD 
2500 E HARMONY RD LOT 43 
FORT COLLINS, CO 80528 
 

MESERVE ROBERT D 
2713 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 MEYER SASCHA/CAROLYN JOY  
3908 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 MIKULA TOBEY J/CHRISTOPHER J 
567 IRON MOUNTAIN DR 
LIVERMORE, CO 80536 
 

MILLER DANIEL D/ANGELA M 
3220 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 MILLER JASON B/WHITNEY D 
3126 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 MILNER GREGORY P 
MILNER JENNIFER C 
707 W 4TH ST 
LOVELAND, CO 80537 
 

MINOR DONNA M 
MINOR ROBERT F 
2500 E HARMONY RD LOT 74 
FORT COLLINS, CO 80528 
 

 MIRANDA RAFAEL 
2500 E HARMONY RD LOT 158 
FORT COLLINS, CO 80528 
 

 MISTEREK BRAD 
2519 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

MITCHELL SUE ANNE 
LASHARR TAMMARI ANN 
2500 E HARMONY RD LOT 441 
FORT COLLINS, CO 80528 
 

 MIX DANIEL T/KELLY A 
3227 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 MOBILE HOME MARKETING LLC 
PO BOX 1615 
LOVELAND, CO 80539 
 

MOJICA ANA DELY CEJA 
6407 BLACK HILLS AVE 
LOVELAND, CO 80538 
 

 MOJICA MA ELIZABETH CEJA 
URIBE ALMA DELIA RODRIGUEZ 
2500 E HARMONY RD LOT 248 
FORT COLLINS, CO 80528 
 

 MOJICA MA ELIZABETH CEJA 
MOJICA JAVIER SEJA 
2500 E HARMONY RD LOT 82 
FORT COLLINS, CO 80528 
 

MONACELLI KENNETH R 
2500 E HARMONY RD LOT 32 
FORT COLLINS, CO 80528 
 

 MONDRAGON CECILIA 
FLOREZ THERESA 
2500 E HARMONY RD LOT 9 
FORT COLLINS, CO 80528 
 

 MONTELONGO MARIBEL 
2500 E HARMONY RD LOT 257 
FORT COLLINS, CO 80528 
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MONTELONGO-QUIJANO CARLOS 
MIGUEL 
2500 E HARMONY RD LOT 408 
FORT COLLINS, CO 80528 
 

 MONTES ANGEL HERNANDEZ 
2500 E HARMONY RD LOT 163 
FORT COLLINS, CO 80528 
 

 MOONEY JAMES E 
ANGELA M 
2807 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

MORALES LEONEL ROJAS 
2500 E HARMONY RD LOT 199 
FORT COLLINS, CO 80528 
 

 MORALES NANCY GENIVA 
VERDUGO KADDIE MARIELA BARRERAS  
2500 E HARMONY RD LOT 62 
FORT COLLINS, CO 80528 
 

 MORENO ELDE EVELIO 
SUYAPA MARIA BRITO DE MORENO 
5152 MAIDENHEAD DR 
WINDSOR, CO 80550 
 

MORGAN BRITTNEY 
2500 E HARMONY RD LOT 83 
FORT COLLINS, CO 80528 
 

 MORGAN FAMILY REVOCABLE TRUST 
3120 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 MORRIS KELLY 
2500 E HARMONY RD LOT 11 
FORT COLLINS, CO 80528 
 

MORSE ERIK R/EMILY K 
3915 CARRICK RD 
FORT COLLINS, CO 80525 
 

 MOTLEY NEIL/JILL 
3903 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 MUELLER RENTALS 2609 LLC 
6138 HAWKS PERCH LN 
FORT COLLINS, CO 80528 
 

MUELLER TONI L 
2500 E HARMONY RD LOT 420 
FORT COLLINS, CO 80528 
 

 MULLEN LORRAINE M/GERALD K 
3806 CARRINGTON RD 
FORT COLLINS, CO 80525 
 

 MUNOZ BLANCA 
2500 E HARMONY RD LOT 460 
FORT COLLINS, CO 80528 
 

MUNOZ MAYRA 
MUNOZ JAIRO 
2500 E HARMONY RD LOT 276 
FORT COLLINS, CO 80528 
 

 MUNOZ MEDINA ERIK A 
RIVERA HERRERA PAOLA 
2500 E HARMONY RD LOT 136 
FORT COLLINS, CO 80528 
 

 MUNOZ SUSANA M PHD 
2932 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

MURRAY WILLIAM R/MARY 
3008 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 NAKANO JASON 
NAKANO JACQUELINE 
2500 E HARMONY RD LOT 147 
FORT COLLINS, CO 80528 
 

 NANNINGA DAVID J 
NANNINGA KATIE L 
2414 PALOMINO DR 
FORT COLLINS, CO 80525 
 

NARAYANAN RAVIKUMAR S 
5932 MEDLAR PL 
FORT COLLINS, CO 80528 
 

 NAVA MARIA 
CASTILLO BECKY LOYA 
2500 E HARMONY RD LOT 438 
FORT COLLINS, CO 80528 
 

 NDIRA INC FBO 
KIRKLAND DONALD E TRAD IRA 
1070 W CENTURY DR STE 101 
LOUISVILLE, CO 80027 
 

NEW HACK H/CHIN YEW L 
3208 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 NIELSEN DARYL L 
BARBARA K 
3002 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 NIEMI PAUL V 
SHARMAN M 
PO BOX 270307 
FORT COLLINS, CO 80527 
 

NIX THOMAS E IV/JOY L 
2915 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 NORMAN THELMA LUCILE VAN/JOSEPH 
L VAN 
NORMAN JIMMY LYNN VAN 
740 AIRLINE RD 
PLOVER, WI 54467 
 

 NTBK PROPERTIES BOARDWALK LLC 
1117 S 11TH ST 
MONTROSE, CO 81401 
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NULL 
NULL 
3909 GLACIER CT 
FORT COLLINS, CO 80525 
 

 NULL 
NULL 
3202 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 NULL 
NULL 
2506 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

NUNGUIA NOE 
2500 E HARMONY RD LOT 272 
FORT COLLINS, CO 80528 
 

 OBERLANDER MICHAEL PAUL 
ANGELA MARIE 
2436 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 OBESTER MICHAEL/ANDREA 
REVOCABLE TRUST 
3227 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

OBRIEN SEAN 
2500 E HARMONY RD LOT 277 
FORT COLLINS, CO 80528 
 

 OLANDER SEAN R/MICHELLE R 
3203 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 OLSEN JESSE DALE 
SARA H 
3126 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

OLSON REVOCABLE LIVING TRUST 
3237 SUMMER WIND LN NO 1304 
HIGHLANDS RANCH, CO 80129 
 

 OMARA JASON M/ALLYSON C 
2725 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 OPLAND DAWNETTA R 
2812 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

OROZCO ANA M 
2500 E HARMONY RD LOT 211 
FORT COLLINS, CO 80528 
 

 ORTIZ DURAN UBALDO 
2500 E HARMONY RD LOT 432 
FORT COLLINS, CO 80528 
 

 ORTIZ HERNANDEZ OCTAVIO 
PO BOX 1883 
FORT LUPTON, CO 80621 
 

ORTIZ JASON/DEANNA 
3103 ZION CT 
FORT COLLINS, CO 80525 
 

 ORTIZ SALVADOR BARCENAS 
MARTINEZ BREANNA J 
2500 E HARMONY RD LOT 383 
FORT COLLINS, CO 80528 
 

 OVERMYER PAUL/IRENE 
2639 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

PADILLA GUIERRREZ JOSE D 
5225 WHITE WILLOW DR APT M120 
FORT COLLINS, CO 80528 
 

 PANDO LUIS CARLOS 
2500 E HARMONY RD LOT 63 
FORT COLLINS, CO 80528 
 

 PANG HERMAN H 
3139 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

PANZO ELENA 
2500 E HARMONY RD LOT 247 
FORT COLLINS, CO 80528 
 

 PANZO GINEZ PATRICIA 
2500 E HARMONY RD LOT 103 
FORT COLLINS, CO 80528 
 

 PARAMO-MORALES MARIA SARA 
2500 E HARMONY RD LOT 67 
FORT COLLINS, CO 80528 
 

PASCHALL JOHN WESLEY III/KATHRYN 
ANN 
2931 REDBURN DR 
FORT COLLINS, CO 80525 
 

 PASTORE EUGENE H 
PASTORE ELIZABETH A 
2500 E HARMONY RD LOT 431 
FORT COLLINS, CO 80528 
 

 PASTRANA JORGE 
ARAGONEZ CECILIA 
2500 E HARMONY RD LOT 184 
FORT COLLINS, CO 80528 
 

PAWLAK SUSAN L/ROBERT M 
4014 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 PEACHER TIMOTHY W/COURTNEY R 
2500 E HARMONY RD LOT 58 
FORT COLLINS, CO 80528 
 

 PEARSON LYNNE A 
STRANGE KRISTIN 
4021 YELLOWSTONE CIR APT 9 
FORT COLLINS, CO 80525 
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PEDROSA ANDREA 
2454 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 PEREZ FRANK J 
1822 RANGEVIEW DR 
FORT COLLINS, CO 80524 
 

 PEREZ GALVEZ JOSE DE JESUS 
400 HICKORY ST LOT 167 
FORT COLLINS, CO 80524 
 

PEREZ HUMBERTO GALVEZ 
MENDOZA GONAZLEZ BRENDA I 
2500 E HARMONY RD LOT 133 
FORT COLLINS, CO 80528 
 

 PEREZ LORENZO 
2500 E HARMONY RD LOT 390 
FORT COLLINS, CO 80528 
 

 PEREZ MARIA L RIVERA 
RIVERA PABLO HERRERA 
2500 E HARMONY RD LOT 144 
FORT COLLINS, CO 80528 
 

PEREZ OLGA 
2500 E HARMONY RD LOT 336 
FORT COLLINS, CO 80528 
 

 PEREZ REGALADO CLAUDIA I 
2500 E HARMONY RD LOT 245 
FORT COLLINS, CO 80528 
 

 PEREZ VAZQUEZ JUANA 
CABRERA ALARCON JORGE FELICIANO 
2500 E HARMONY RD LOT 406 
FORT COLLINS, CO 80528 
 

PETERS JANE L 
2807 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 PETERSEN JOHN T/KATHLEEN S 
3920 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 PETERSEN PAUL ARNO/STACY 
MICHELLE 
2814 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

PETERSON JASON 
2500 E HARMONY RD LOT 209 
FORT COLLINS, CO 80528 
 

 PETERSON LAURA KATHLEEN 
2418 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 PETERSON STEVEN KYLE 
PETERSON PAMELA ANNE 
3308 GRAND CANYON CT 
FORT COLLINS, CO 80525 
 

PEYROT SUZANNE MARIE 
2500 E HARMONY RD LOT 282 
FORT COLLINS, CO 80528 
 

 PICKETT JASON C/IVY A 
3203 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 PICKETT SETH J/BETH A 
3227 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

PINO RONALD L 
2500 E HARMONY RD LOT 462 
FORT COLLINS, CO 80528 
 

 PIVARAL MARTIN 
VELASQUEZ ZOILA BEATRIZ TETZEN 
2500 E HARMONY RD LOT 410 
FORT COLLINS, CO 80528 
 

 PIVARAL MARTIN 
2500 E HARMONY RD LOT 54 
FORT COLLINS, CO 80528 
 

PIVONKA BEATRIZ 
4032 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 PLISKO JEREMY M 
PLISKO SARAH L 
3244 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 POPE LINDA S 
TERRY D 
3820 CARRICK RD 
FORT COLLINS, CO 80525 
 

PORTER JOEY G PROFIT SHARING 
PLAN AND TRUST 
2613 BISON RD 
FORT COLLINS, CO 80525 
 

 POUDRE R-1 SCHOOL DISTRICT 
2407 LAPORTE AVE 
FORT COLLINS, CO 80521 
 

 POUDRE RIVER PUBLIC LIBRARY 
DISTRICT 
201 PETERSON ST 
FORT COLLINS, CO 80524 
 

POULSEN ANDREW S/KRISTI L 
3232 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 POWELL DOUGLAS J/JENNIFER 
2700 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 PRESTIGE RENTALS LLC 
6001 HUNTINGTON HILLS CT 
FORT COLLINS, CO 80525 
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PRIMO BRIAN L/DEBORAH L 
2603 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 PROPIEDADES DEL NORTE LLC 
PO BOX 389 
FARMINGTON, NM 87499 
 

 QUAN ROBERT B 
SODANO NICOLE E 
2724 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

QUESADA REENA 
2500 E HARMONY RD LOT 355 
FORT COLLINS, CO 80528 
 

 QUEZADA VICENTE 
RAMOS ALEJANDRA PEREA 
2500 E HARMONY RD LOT 228 
FORT COLLINS, CO 80528 
 

 QUEZADA VICENTE 
MORALES RODRIGUEZ INOCENCIO 
2500 E HARMONY RD LOT 94 
FORT COLLINS, CO 80528 
 

QUINN MARK J 
LAUZON AURIEL R 
2500 E HARMONY RD LOT 208 
FORT COLLINS, CO 80528 
 

 QUINTANA EFRAIN PRIETO 
2500 E HARMONY RD LOT 418 
FORT COLLINS, CO 80528 
 

 QUIROZ MIGUEL ANGEL REGALADO 
2500 E HARMONY RD LOT 422 
FORT COLLINS, CO 80528 
 

RACZ JOHANNAH R 
2415 SUNRAY CT 
FORT COLLINS, CO 80525 
 

 RADER ALLAN/SUSAN 
2500 E HARMONY RD LOT 473 
FORT COLLINS, CO 80528 
 

 RADY SHARON K 
2638 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

RAGIN HERMAN JR/THERESA DIANA 
BACA 
2813 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 RAINSBERGER ASHLEY 
2644 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 RAMIREZ LIDIA BARRON 
2500 E HARMONY RD LOT 180 
FORT COLLINS, CO 80528 
 

RAMIREZ MARITZA P VELASQUEZ 
RAMIREZ CLAUDIA BEATRIZ VELASQUEZ 
2500 E HARMONY RD LOT 373 
FORT COLLINS, CO 80528 
 

 RAMIREZ ROBERTO WALDEMAR 
VELASQUEZ 
MORALES LESBIA VIDALIA CHAJON 
2500 E HARMONY RD LOT 100 
FORT COLLINS, CO 80528 
 

 RAMOS LATOYA MARIE 
ORTIZ PEREZ EMILIO Z 
2500 E HARMONY RD LOT 374 
FORT COLLINS, CO 80528 
 

RAMSEY MATTHEW T/ANGELA S 
2632 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 RANGEL JOSHUA 
VELASCO ESMERALDA MARGARITA 
2500 E HARMONY RD LOT 50 
FORT COLLINS, CO 80528 
 

 READ BRENT M/JANA L 
3932 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

REESE CHARLES BRENT 
REESE SARA BERNTSON 
2500 E HARMONY RD LOT 15 
FORT COLLINS, CO 80528 
 

 REGALADO QUIROZ MIGUEL ANGEL 
2500 E HARMONY RD LOT 477 
FORT COLLINS, CO 80528 
 

 REGAN RYAN J/COURTNEY L 
4062 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

REIMER BARBARA R 
3007 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 REISER JOSEPH M TRUST 
2460 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 REMLEY REBECCA/DEVIN 
2808 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

REYES ANA E REYES 
MENDEZ MARTIN 
2500 E HARMONY RD LOT 371 
FORT COLLINS, CO 80528 
 

 REYES MENDEZ MARTIN  
REYES ANA 
2500 E HARMONY RD LOT 36 
FORT COLLINS, CO 80528 
 

 REYES SANCHEZ NINFA 
PULIDO-MARIN SALVADO 
2500 E HARMONY RD LOT 396 
FORT COLLINS, CO 80528 
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RGMZ FRONT RANGE VILLAGE OF 2 SH 
LLC 
PO BOX 4900 
SCOTTSDALE, AZ 85261 
 

 RGMZ FRONT RANGE VILLAGE OP 3 SP 
LLC 
DEPT 365 
SCOTTSDALE, AZ 85261 
 

 RHOADS KENNETH R/TAMRA A 
2602 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

RHOADS THOMAS R/TAMARA L 
2926 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 RHP VENTURE HOLDINGS LLC 
2500 E HARMONY RD LOT 363 
FORT COLLINS, CO 80528 
 

 RICE BEAU BRANDON/KATELYN MARIE 
2801 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

RICE JERRY W/CAROL J 
2821 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 RICE JOSHUA/ELLA 
4063 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

 RICHARD JEFFREY ALLEN 
LOROFF CLAUDIA MICHAELA 
2938 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

RICHARDS KEVIN B/MELISSA B 
3903 YOSEMITE CT 
FORT COLLINS, CO 80525 
 

 RICHARDSON RENE 
4021 YELLOWSTONE CIR UNIT 5 
FORT COLLINS, CO 80525 
 

 RICHEY CATHERINE E 
2500 E HARMONY RD LOT 253 
FORT COLLINS, CO 80528 
 

RICHMOND TODD WILLIAM/HEIDI 
MARIE 
3903 GLACIER CT 
FORT COLLINS, CO 80525 
 

 RINELLA JAMES MARTIN 
RINELLA LINDA DIANE 
3233 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 RITZ T GRANT/JANET E 
4380 BACKBONE DR 
LOVELAND, CO 80538 
 

RIVERA LORENA 
2300 W COUNTY ROAD 38E LOT 43 
FORT COLLINS, CO 80526 
 

 ROBERTS CLAYTON D 
ROBERTS CHERYL L 
3215 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 ROBERTS RACHEL 
TRREL LLC 
37895 NORMANDY RD 
WINCHESTER, CA 92596 
 

ROBINSON MARQUIETTA 
2500 E HARMONY RD LOT 207 
FORT COLLINS, CO 80528 
 

 ROBY JEFFERY T/ROBY SANDRA A 
ROBY SAMANTHA J 
2500 E HARMONY RD LOT 339 
FORT COLLINS, CO 80528 
 

 RODAMMER FRANCES MAE 
ROBERTSON CINDY LOU 
4062 KINGSLEY CT 
FORT COLLINS, CO 80525 
 

RODENBERGER MYRNA J/JAMES F 
227 CREST DR 
TORRINGTON, WY 82240 
 

 RODIONOV MILENA 
2913 MIDDLESBOROUGH CT 
FORT COLLINS, CO 80525 
 

 RODRIGUEZ ALFONSO A/ 
JUANITA I 
2614 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

RODRIGUEZ FABIAN 
GUTIERREZ REYNA 
2500 E HARMONY RD LOT 138 
FORT COLLINS, CO 80528 
 

 RODRIGUEZ HILDA CYNTIA ROMERO 
URIBE JUAN ZAMORANO 
2500 E HARMONY RD LOT 349 
FORT COLLINS, CO 80528 
 

 RODRIGUEZ JAVIER SANCHEZ 
2500 E HARMONY RD LOT 375 
FORT COLLINS, CO 80528 
 

RODRIGUEZ JOSE A MENDOZA 
2500 E HARMONY RD LOT 232 
FORT COLLINS, CO 80528 
 

 RODRIQUEZ VALLEJO JUAN 
GONZALEZ MARIA ESTHER 
2500 E HARMONY RD LOT 308 
FORT COLLINS, CO 80528 
 

 ROMERO RODRIGUEZ MAGDALENA 
RODRIGUEZ VALLEJO ROBERTO 
2500 E HARMONY RD LOT 258 
FORT COLLINS, CO 80528 
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ROMO ARNE C/LILI 
3915 GLACIER CT 
FORT COLLINS, CO 80525 
 

 ROMUALDO ANDREA 
3019 WELLS FARGO DR 
FORT COLLINS, CO 80521 
 

 ROMUALDO DE MONTES MARIA C 
2500 E HARMONY RD LOT 172 
FORT COLLINS, CO 80528 
 

ROMUALDO DEMONTES MARIA C 
2500 E HARMONY RD LOT 178 
FORT COLLINS, CO 80528 
 

 ROMUALDO JAZMIN 
2500 E HARMONY RD LOT 357 
FORT COLLINS, CO 80528 
 

 ROSALES MARIA 
4240 FESCUE DR 
LOVELAND, CO 80537 
 

ROSELLE JEROME B 
ROSELLE DARLA J 
3314 GRAND CANYON CT 
FORT COLLINS, CO 80525 
 

 ROTH GARY L/SHARON A 
4021 YELLOWSTONE CIR APT 6 
FORT COLLINS, CO 80525 
 

 ROYAL JONATHAN ROBERT/ELIZABETH 
2708 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

RPT REALTY LP 
PO BOX 4900 DEPT 365 
SCOTTSDALE, AZ 85261 
 

 RUBEN RIVERA 
2150 W 15TH ST APT 302C 
LOVELAND, CO 80538 
 

 RUBIO LILLIAN 
REID ALISON R 
2500 E HARMONY RD LOT 384 
FORT COLLINS, CO 80528 
 

RUIZ GERARDO DIAZ 
2500 E HARMONY RD LOT 479 
FORT COLLINS, CO 80528 
 

 RUIZ JOHN PAUL 
2500 E HARMONY RD LOT 49 
FORT COLLINS, CO 80528 
 

 RUIZ OSEAS SANCHEZ 
MACRINA MATUS PINACHO 
2500 E HARMONY RD LOT 188 
FORT COLLINS, CO 80528 
 

RUIZ OSEAS SANCHEZ 
SANCHEZ-RUIZ PRIMITIVO 
2500 E HARMONY RD LOT 251 
FORT COLLINS, CO 80528 
 

 RUIZ SOFIA C 
MIXTEGA ISMAEL PASTELIN 
2500 E HARMONY RD LOT 327 
FORT COLLINS, CO 80528 
 

 RUSCH RUSSELL D/LISA P 
2500 E HARMONY RD LOT 75 
FORT COLLINS, CO 80528 
 

RUTHEVEN THOMAS K/LARA M 
4002 CARRICK RD 
FORT COLLINS, CO 80525 
 

 RYSSMAN TRACEY/ORIN L 
2814 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 SANCHEZ ADAN MORALES 
2500 E HARMONY RD LOT 429 
FORT COLLINS, CO 80528 
 

SANCHEZ ADRIAN URUETA 
2500 E HARMONY RD LOT 141 
FORT COLLINS, CO 80528 
 

 SANCHEZ GAMEZ JUAN M 
MORALES O MARIA 
2500 E HARMONY RD LOT 242 
FORT COLLINS, CO 80528 
 

 SANCHEZ MARIA F 
2500 E HARMONY RD LOT 181 
FORT COLLINS, CO 80528 
 

SANCHEZ MARQUEZ ERIKA 
CEJA EDWARDO 
2500 E HARMONY RD LOT 340 
FORT COLLINS, CO 80528 
 

 SANCHEZ RUIZ OSEAS 
MATUS PINACHO MACRINA 
2500 E HARMONY RD LOT 187 
FORT COLLINS, CO 80528 
 

 SANNES CATHY K 
3806 BROMLEY DR 
FORT COLLINS, CO 80525 
 

SARAT HERNANDEZ FELISA FLORINDA 
2500 E HARMONY RD LOT 150 
FORT COLLINS, CO 80528 
 

 SASSAFRAS RIVER LIMITED LLLP 
2111 LINDEN LAKE RD 
FORT COLLINS, CO 80524 
 

 SAUTER TREVOR 
GONZALEZ EDITH 
2500 E HARMONY RD LOT 482 
FORT COLLINS, CO 80528 
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SCHICK CAROLYN L 
2726 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 SCHMIDT LORI 
BRIGHT JUDY 
2500 E HARMONY RD LOT 183 
FORT COLLINS, CO 80528 
 

 SCHOONOVER RICHARD C 
DEBRA S 
2908 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

SCHULENBERG CLIFFORD D/JILL E 
2537 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SCHULTZ LYNN 
2500 E HARMONY RD LOT 70 
FORT COLLINS, CO 80528 
 

 SCHUTZIUS ROBERT A/TRISHA R 
3208 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

SEARLE FREDERICK G/KAREN L 
2715 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SEBRASKY MELISSA ANN 
CACERES PEDRO MEDINA 
2500 E HARMONY RD LOT 45 
FORT COLLINS, CO 80528 
 

 SEEST CHARLES M/CAROL A 
3127 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

SEPULVEDA GRISELDA 
TLALMANALCO JOSE LUIS 
2500 E HARMONY RD LOT 121 
FORT COLLINS, CO 80528 
 

 SHARP JANE/DANIEL AUSTIN 
2925 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 SHIELDS ROBERT/WENDY LIVING TRUST 
3309 GRAND CANYON CT 
FORT COLLINS, CO 80525 
 

SHIMKUS JUDY E 
2500 E HARMONY RD LOT 137 
FORT COLLINS, CO 80528 
 

 SHIPLEY BRIAN T/SHELLEY A 
2801 WHITWORTH DR 
FORT COLLINS, CO 80525 
 

 SHOM KAREN M 
2500 E HARMONY RD LOT 445 
FORT COLLINS, CO 80528 
 

SHORT SHAWN ALLEN 
2500 E HARMONY RD LOT 439 
FORT COLLINS, CO 80528 
 

 SHUTE JENNIFER L 
2621 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SIGDA MARK 
KERVIN DANIELA D 
6226 TILDEN ST 
FORT COLLINS, CO 80528 
 

SILVA RENE/EVELYN 
2419 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SILVA VICTORIA ALISSE 
MARION DRAKE 
2500 E HARMONY RD LOT 116 
FORT COLLINS, CO 80528 
 

 SIMMS RONALD S/KENDRA R 
3908 YOSEMITE CT 
FORT COLLINS, CO 80525 
 

SIMPSON CINDY A 
2638 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 SIMS WILLIAM E III/SHIRLEY R 
2500 E HARMONY RD LOT 160 
FORT COLLINS, CO 80528 
 

 SIMSKE STEVEN J/TERESA G 
3724 ROCHDALE DR 
FORT COLLINS, CO 80525 
 

SKINNER NICHOLAS J/LAUREN A 
2713 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 SLOAN MALINDA M 
4051 HARRINGTON CT 
FORT COLLINS, CO 80525 
 

 SMITH ANTHONY E 
1721 W HARMONY RD UNIT 106 
FORT COLLINS, CO 80526 
 

SMITH JAMIE T/AMANDA R 
3921 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 SMITH VERN R 
SMITH SYDNEY 
2500 E HARMONY RD LOT 293 
FORT COLLINS, CO 80528 
 

 SMITHHISLER CHRISTOPHER M/FAITH R 
3102 ZION CT 
FORT COLLINS, CO 80525 
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SORENSEN CHRISTOPHER C/AUDREY C 
3138 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 SOTO-VARGAS HORACIO 
2431 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SPAUDE AARON 
2461 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

SPAULDING GREGORY VICTOR/LINDA 
MARIE 
2815 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 SPINAS FAMILY TRUST 
2639 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SPLITTGERBER HEIDI A 
ZUNIGA HEIDI A 
2626 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

SREERAMA NARASIMHA/ROOPA 
2602 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 SS-LLC 
1630 S COLLEGE AVE 
FORT COLLINS, CO 80525 
 

 STARCHER BRUCE 
1430 WILLAMETTE ST UNIT 765 
EUGENE, OR 97401 
 

STARK JADE 
ELMER RACHEL 
2500 E HARMONY RD LOT 120 
FORT COLLINS, CO 80528 
 

 STARLIN GREG A/LEANN S 
2425 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 STARLING TRUST 
3902 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

STAUBO BRIANNA JEAN 
2443 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 STAUFFER DARRIS B/SUSAN S 
3215 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 STEELE ROBERT C 
2500 E HARMONY RD LOT 313 
FORT COLLINS, CO 80528 
 

STEGNER MICHAEL/SAMANTHA 
2500 E HARMONY RD LOT 90 
FORT COLLINS, CO 80528 
 

 STEIN IRENE F 
REVOCABLE LIVING TRUST 
4050 KINGSLEY CT 
FORT COLLINS, CO 80525 
 

 STODDARD ANDREW P 
STODDARD ROSEMARY B 
2813 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

STRANG JAMES CLAYTON/TRINA LYNN 
2500 E HARMONY RD LOT 235 
FORT COLLINS, CO 80528 
 

 STRATHMAN DAVID REVOCABLE TRUST 
2919 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 STROTKINE OLEG/SEIIDOVA SAIDA 
3109 ZION CT 
FORT COLLINS, CO 80525 
 

STURGILL CHARLES 
BRIAN/MALGORZATA MAREK 
2808 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SUBSTANTIAL BUILDING LLC 
1829 CHESAPEAKE CT 
FORT COLLINS, CO 80524 
 

 SUMNER ZACHARY A/COLLEEN 
3139 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

SUNBOTINGTON LLC 
2909 HEARTHSTONE DR 
FORT COLLINS, CO 80528 
 

 SUTTON RONALD JOSEPH/DIANE LYNN 
4014 CARRICK RD 
FORT COLLINS, CO 80525 
 

 SUTTON SALLY J 
3126 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

SVENDSEN FAMILY TRUST 
2913 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 SWIECICKI SASHA R 
SWIECICKI EMIL J 
2827 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 SYDOW BRANDY L 
SYDOW BRENT A 
57 PAJARO WAY 
GREELEY, CO 80634 
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SZOSTAK DAVID MATTHEW 
MENDOZA SUSANA A 
4147 N MASON AVE 
CHICAGO, IL 60634 
 

 TAKACS LORI MICHELLE 
2620 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 TARGET CORPORATION 
PO BOX 9456 
MINNEAPOLIS, MN 55440 
 

TAYLOR WENDY LOUISE 
2500 E HARMONY RD LOT 261 
FORT COLLINS, CO 80528 
 

 TEJADA ROLANDO 
TEJADA MARIA LOURDES 
3221 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 TENBRINK NANCY S/STEPHEN C 
2703 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

THACKER ROBERT P 
CURRY ALAENA 
2500 E HARMONY RD LOT 264 
FORT COLLINS, CO 80528 
 

 THAYER TIMOTHY N/GINA T 
3120 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 THOMAS BONNY JEAN 
2909 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

THOMAS EDWIN 
2500 E HARMONY RD LOT 175 
FORT COLLINS, CO 80528 
 

 THOMAS JOHN ALLEN 
2500 E HARMONY RD LOT 279 
FORT COLLINS, CO 80528 
 

 THOMAS JOSHUA 
2500 E HARMONY RD LOT 303 
FORT COLLINS, CO 80528 
 

THOMPSON CHELSEA VICTORIA/CRAIG 
AARON 
2627 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 TIAHRT MARK D 
BLOCH TIFFANY J 
2921 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 TILEY CLAUDETTE A 
3220 MICHELLE LN 
FORT COLLINS, CO 80525 
 

TMMM PROPERTY MANAGEMENT 
11672 CAMP EDEN RD 
GOLDEN, CO 80403 
 

 TOMAS A ANGELICA M 
HERRERA S JOSIAS 
2500 E HARMONY RD LOT 442 
FORT COLLINS, CO 80528 
 

 TOMAS FELMAN GEOVANY 
TOMAS GABRIELA YESSENIA 
2500 E HARMONY RD LOT 359 
FORT COLLINS, CO 80528 
 

TORKILDSON COURTNEY L 
3144 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 TORRANS ADELINA 
2500 E HARMONY RD LOT 317 
FORT COLLINS, CO 80528 
 

 TORRES ALEX 
2400 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

TORRES PATRICO OMAR 
2500 E HARMONY RD LOT 297 
FORT COLLINS, CO 80528 
 

 TOSCH WILLIAM C RESIDENCE TRUST 
2213 WEATHERSTONE CIR 
LITTLETON, CO 80126 
 

 TOWNES ELISE DANIELLE 
2500 E HARMONY RD LOT 287 
FORT COLLINS, CO 80528 
 

TRAN HERMILA 
2702 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 TRAN HERMILA 
AGUILAR LUGO GERARDO 
2500 E HARMONY RD LOT 401 
FORT COLLINS, CO 80528 
 

 TRAN MINH DUC 
2500 E HARMONY RD LOT 467 
FORT COLLINS, CO 80528 
 

TRAN NGAN T T 
3221 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

 TRAN TICH VIET 
2500 E HARMONY RD LOT 309 
FORT COLLINS, CO 80528 
 

 TRAN TRISTAN X 
2500 E HARMONY RD LOT 143 
FORT COLLINS, CO 80528 
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TREVIZO MYRA N 
MARTINEZ MAURICIO REYES 
2500 E HARMONY RD LOT 56 
FORT COLLINS, CO 80528 
 

 TREWARTHA STACEY B/JOHN 
3915 SUNSTONE WAY 
FORT COLLINS, CO 80525 
 

 TROCK DAVID ALAN 
2500 E HARMONY RD LOT 472 
FORT COLLINS, CO 80528 
 

TRUE ROBERT D 
2500 E HARMONY RD LOT 114 
FORT COLLINS, CO 80528 
 

 TU CHI 
2914 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 TURNER KURTIS W 
2500 E HARMONY RD LOT 117 
FORT COLLINS, CO 80528 
 

TURNER WADE/CASSANDRA 
3127 YELLOWSTONE CIR 
FORT COLLINS, CO 80525 
 

 TURTSCHER JAMES D/APRIL E 
2638 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 URQUHART KARA 
URQUHART MICAH A 
2500 E HARMONY RD LOT 151 
FORT COLLINS, CO 80528 
 

USSERY JOHN 
TEMPLETON MARY 
2500 E HARMONY RD LOT 294 
FORT COLLINS, CO 80528 
 

 VALDEZ E ROSA MARIA 
ALCALA A FELIX 
2500 E HARMONY RD LOT 39 
FORT COLLINS, CO 80528 
 

 VALDEZ MARY V 
2615 SOUTHFIELD CT 
FORT COLLINS, CO 80525 
 

VALDEZ RICHARD L 
3812 CARRINGTON RD 
FORT COLLINS, CO 80525 
 

 VALDEZ ROSA MARIA 
GARCIA EDNA 
2500 E HARMONY RD LOT 40 
FORT COLLINS, CO 80528 
 

 VALENCIA JODI 
2500 E HARMONY RD LOT 269 
FORT COLLINS, CO 80528 
 

VAN BUI HUYNH 
NGUYEN KIEU OANH HOAI 
2208 BALDWIN ST 
FORT COLLINS, CO 80528 
 

 VAN RY JOSHUA JACOB 
FITTINGER ALEXIS ANNE 
2500 E HARMONY RD LOT 268 
FORT COLLINS, CO 80528 
 

 VAN SHAAR JAMES R/CAROL L 
2621 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

VANATTA ERIC DEAN/SHERRY BETH 
3208 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 VANDEEST TERRY DWAYNE 
2500 E HARMONY RD LOT 270 
FORT COLLINS, CO 80528 
 

 VARGAS GUADALUPE J 
2500 E HARMONY RD LOT 273 
FORT COLLINS, CO 80528 
 

VARN THERESA G/WILLIAM B 
4021 YELLOWSTONE CIR UNIT 3 
FORT COLLINS, CO 80525 
 

 VAZQUEZ ELVIRA B 
MARQUZ ORALIA 
2500 E HARMONY RD LOT 385 
FORT COLLINS, CO 80528 
 

 VAZQUEZ RENE 
2500 E HARMONY RD LOT 455 
FORT COLLINS, CO 80528 
 

VELASQUEZ MARITZA 
GAUDET ANTHONY/ALESIA 
2500 E HARMONY RD LOT 93 
FORT COLLINS, CO 80528 
 

 VELASQUEZ MARITZA P 
2500 E HARMONY RD LOT 364 
FORT COLLINS, CO 80528 
 

 VELASQUEZ SARA 
2500 E HARMONY RD LOT 182 
FORT COLLINS, CO 80528 
 

VETTER NANCY 
VETTER TRAVIS/VETTER TOM 
2500 E HARMONY RD LOT 289 
FORT COLLINS, CO 80528 
 

 VIGIL JOSE R III 
MENDOZA ROXANNE J 
2500 E HARMONY RD LOT 237 
FORT COLLINS, CO 80528 
 

 VILLALBA EDWIN PANDO 
2500 E HARMONY RD 
FORT COLLINS, CO 80528 
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VOIT BELINDA 
2542 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 WADE ALAN J/JENNIFER A 
3132 GRAND TETON PL 
FORT COLLINS, CO 80525 
 

 WAGAMAN CRYSTAL L 
2500 E HARMONY RD LOT 16 
FORT COLLINS, CO 80528 
 

WAGNER LORIE K 
LOPEZ PATRICK M 
2500 E HARMONY RD LOT 78 
FORT COLLINS, CO 80528 
 

 WANG PU/DONGYAN 
6168 DOLAN CT 
FORT COLLINS, CO 80528 
 

 WARNER JANET L 
2913 REDBURN DR 
FORT COLLINS, CO 80525 
 

WARREN MCKAYLA 
2500 E HARMONY RD LOT 450 
FORT COLLINS, CO 80528 
 

 WEBB JOHN D/DAYLENE S 
3819 KENTFORD RD 
FORT COLLINS, CO 80525 
 

 WEINLAND NATHAN W 
CLORIES Y 
2938 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

WELCH KIMBERLY J REV TRUST(.50) 
WELCH THOMAS L REV TRUST (.50) 
4033 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 WELLS ROBERT L 
2500 E HARMONY RD LOT 196 
FORT COLLINS, CO 80528 
 

 WESTFIELD-HARMONY LLLP 
4221 BRIGHTON BLVD 
DENVER, CO 80216 
 

WHITE KELLY 
2500 E HARMONY RD LOT 27 
FORT COLLINS, CO 80528 
 

 WHITING STACY S/STEPHEN E 
PO BOX G 
FORT COLLINS, CO 80522 
 

 WHITLEY MICHAEL D 
2914 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

WICKRAMASINGHE SUMITH RANIL 
QIAN XIANGHONG 
2373 N COVINGTON PARK BLVD 
FAYETTEVILLE, AR 72703 
 

 WILCOX BREANNA RENEE 
2500 E HARMONY RD LOT 26 
FORT COLLINS, CO 80528 
 

 WILLIAMS MERRESA L/KELLY L 
2500 E HARMONY RD LOT 353 
FORT COLLINS, CO 80528 
 

WILLIAMS RHONDA-LEA/LEROY 
2500 E HARMONY RD LOT 213 
FORT COLLINS, CO 80528 
 

 WILSON LEE C 
SHAFER-WILSON CYNTHIA 
334 APPLE DR 
BASALT, CO 81621 
 

 WILSON MICHAEL P/JANNA E 
2820 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

WILSON PEGGY 
2500 E HARMONY RD LOT 427 
FORT COLLINS, CO 80528 
 

 WILWILLIAMSON ALEX L 
STEVENSON ROBIN ELLIOTT 
2657 PADDINGTON RD 
FORT COLLINS, CO 80525 
 

 WINNETT DAVID R/LISA S 
2500 E HARMONY RD LOT 485 
FORT COLLINS, CO 80528 
 

WISCHOW RENE ESTES 
2809 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 WITT DUSTIN 
2500 E HARMONY RD LOT 421 
FORT COLLINS, CO 80528 
 

 WIXOM NICHOLAS P 
STOTT TAYLOR A 
3003 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

WOJAHN JUHL 
CLAYPOOL ELIZABETH 
2632 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 WONG BEN Y 
2912 REDBURN DR 
FORT COLLINS, CO 80525 
 

 WOOD STEVE 
2500 E HARMONY RD LOT 227 
FORT COLLINS, CO 80528 
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WOODARD GENEVIEVE 
HILLER MARIANNE 
2500 E HARMONY RD LOT 329 
FORT COLLINS, CO 80528 
 

 WOODARD JENNA E 
3825 KENTFORD RD 
FORT COLLINS, CO 80525 
 

 WOODLAND PARK 
TOWNHOMES OWNERS SUBASSOC 
PO BOX 270412 
FORT COLLINS, CO 80525 
 

WOODLAND PARK ESTATES 
HOMEOWNERS ASSOCIATION INC 
8101 E PRENTICE AVE STE 815 
ENGLEWOOD, CO 80111 
 

 WOOLHISER KATHRYN B 
2833 SUNSTONE DR 
FORT COLLINS, CO 80525 
 

 WORFORD DAVID L/CHERIE L 
3909 YOSEMITE CT 
FORT COLLINS, CO 80525 
 

WYLIE EULOGIA M 
2500 E HARMONY RD LOT 278 
FORT COLLINS, CO 80528 
 

 WYMAN PAMELA S 
3025 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

 YOFANI MARISOL SOLORZANO 
2500 E HARMONY RD LOT 88 
FORT COLLINS, CO 80528 
 

YOUNG DAVID L TRUST 
3432 CARLTON AVE 
FORT COLLINS, CO 80525 
 

 YURT ROY JASON/TAWNYA SHEREE 
2721 STONEHAVEN DR 
FORT COLLINS, CO 80525 
 

 ZAMARRON CRYSTAL 
14155 JULLIARD ST NE 
COLUMBUS, MN 55025 
 

ZANDER GREGORY A 
4063 KINGSLEY CT 
FORT COLLINS, CO 80525 
 

 ZEPEDA FRANCISCO 
2500 E HARMONY RD LOT 315 
FORT COLLINS, CO 80528 
 

 ZEPEDA FRANCISCO 
2500 E HARMONY RD LOT 314 
FORT COLLINS, CO 80528 
 

ZICK J BRIAN/CAROL D 
3226 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 ZIEGLER ENT LLC 
6341 FAIRGROUNDS AVE STE 200 
WINDSOR, CO 80550 
 

 ZOMER BEN M 
DI CAMILLO FABIANA 
2943 STOCKBURY DR 
FORT COLLINS, CO 80525 
 

ZUNIGA MARCELINO/JORGE M 
2500 E HARMONY RD LOT 236 
FORT COLLINS, CO 80528 
 

 ZUNIGA OSCAR A/JANET N 
4026 MESA VERDE ST 
FORT COLLINS, CO 80525 
 

 ZWISLER DAVID L/ROBIN A 
3245 GRAND CANYON ST 
FORT COLLINS, CO 80525 
 

Greg Rosing 
2608 Southfield Ct 
Fort Collins, CO 80525 
 

 Jeff Janelle 
2709 Sunstone Dr 
Fort Collins, CO 80525 
 

 Dave Poppe 
3731 Stratford Ct 
Fort Collins, CO 80525 
 

James  King 
2921 Sunstone Dr 
Fort Collins, CO 80525 
 

 Mike DuHadway 
2902 Paddington Rd 
Fort Collins, CO 80525 
 

 Bob Meserve 
2713 Whitworth Dr 
Fort Collins, CO 80525 
 

Jenny Simpson 
2638 Stonehaven Dr 
Fort Collins, CO 80525 
 

 Cory Anderson 
2802 Paddington Rd 
Fort Collins, CO 80525 
 

 Arnold Lagos 
2529 Bison Rd 
Fort Collins, CO 80525 
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David Stratham 
2919 Stockbury Dr 
Fort Collins, CO 80525 
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Notice of Appeal 

 
Filed by Jeff Janelle 
February 29, 2024 

 
 
  

Page 944

Item 14.



Page 945

Item 14.



Page 946

Item 14.



Page 947

Item 14.



Page 948

Item 14.



 
 
 
 
 

Staff Report  
(with attachments)  

Presented to the 
Planning and Zoning 

Commission 
  

February 15, 2024 

Page 949

Item 14.



  Development Review Staff Report Agenda Item 4 

Planning Services     Fort Collins, Colorado 80521     p. 970-416-4311      f. 970.224.6134     www.fcgov.com 
 
 

  

Planning & Zoning Commission Hearing: February 15, 2024 
Union Park #PDP230005 

Summary of Request 

This is a request for a mixed-use neighborhood development on a 
32.6 acre site located in the Harmony Corridor Zone District.  The 
plan includes 603 dwelling units across multifamily, mixed-use, and 
single-family attached housing types, as well as a childcare center, 
and approximately 34,000 square feet of commercial office/retail 
space.  

The proposed Project Development Plan (PDP) conforms to the 
previously approved Ziegler-Corbett Overall Development Plan (ODP) 
and its approved modification of standards for residential building 
height and secondary uses. In addition, the proposed PDP includes 
two additional modification of standards requests related to parking 
(Section 3.2.2(K)) and orientation to a connecting walkway for 
residential dwelling units (Section 3.5.2(D)).  

Zoning Map 

 

Next Steps 

If approved, the applicant will be eligible to submit a Final 
Development Plan to finalize engineering and other details and record 
all plan documents; the applicant could then apply for construction 
and building permits. 

Site Location 

The project is located on the west side of Ziegler 
Road between Front Range Village and The 
English Ranch neighborhood. Parcel #s 
8732000002, 8732000009, 8732400008 

Zoning 

Harmony Corridor (H-C) 
Property Owner 

Ziegler 1924B LLC 
1808 Seashell Ct 
Windsor, CO 80550 

Applicant/Representative 

Chris Beabout 
Landmark Homes 
6341 Fairgrounds Ave, Suite 100 
Windsor, CO 80550 

Staff 

Ryan Mounce, City Planner 

Contents 

1. Project Introduction ...........................................   
2. Land Use Code Article 2 – Applicable 

Standards .........................................................   
3. Land Use Code Article 3 – General 

Development Standards ..................................   
4. Land Use Code Article 4 – Applicable 

Standards: ........................................................   
5. Comprehensive Plan Background: ...................   
6. Findings of Fact/Conclusion .............................   
7. Recommendation .............................................   
8. Attachments ......................................................   
 

Staff Recommendation 

Approval of the two Modifications of Standards, 
and the Project Development Plan. 
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1. Project Introduction 
A. PROJECT DESCRIPTION 
The proposed project is located on a mostly vacant, 32.6-acre site in the Harmony Corridor Zone District 
surrounded by single-family detached neighborhoods to the north, single family detached neighborhoods and 
office/manufacturing to the east, big box retail center to the south, and multifamily to the west. The site represents 
a transitional property between the more intensive retail activity at Front Range Village and other Harmony Road 
businesses to the south and lower density residential neighborhoods to the north.  

The project proposes a mix of uses with a predominant focus on residential dwelling units while commercial office, 
retail, and childcare land uses are located along the eastern edge of the site adjacent to Ziegler Road. Site 
access is gained from the east off Ziegler Road and on the west from Corbett Drive; a future local street 
connection to Paddington Road to the north is also planned but dependent on the development of an external 
property. When the Paddington Road connection is completed, it is anticipated a future traffic signal will be 
warranted and installed at the Ziegler Road and Paddington intersection. The project will be contributing a 
proportional share towards this future signal and/or a pedestrian crossing of Ziegler Road. 

The development proposes a total of 603 dwelling units across multiple housing types: 

 457 multifamily units in a mix of 4, 32, and 49 unit buildings. 

 4 multifamily units in mixed-use buildings. 

 136 single family attached units in a mix of 4, 5, 6, 8 and 9 unit buildings. 

 6 single-family attached units in live/work buildings. 

The nonresidential component of the project includes a 10,000 square foot childcare center with multiple outdoor 
play areas, 34,000 square feet of office/retail space in two buildings, and additional office/flex space available in 
mixed-use and live/work buildings.  

The proposal envisions a transition across the site in terms of density/intensity and building heights with taller, 
more intense multifamily development along the southern portions of the site and less dense and shorter single-
family attached housing and detention areas along the northern half of the site adjacent to the English Ranch 
neighborhood. 

As part of a condition of approval from the prior Ziegler-Corbett Overall Development Plan related to place-
making, the proposal includes a strong emphasis on a network of park and amenity spaces of various sizes 
connected by walkways, urban plazas, and a coordinated landscape palette. The project also proposes unique 
placemaking elements such as clocktowers, streetscape/plaza furniture, and gateway elements into the site from 
the primary site access off Ziegler Road.  

Seeking a more urban feel, especially on the southern half of the site, the plan also relies primarily on garages 
and on-street parking for a large majority of parking needs. Only limited parking lots exist and those have been 
scattered around the site to remain single aisle to minimize the disruption and appearance of a larger parking field 
and maintaining a more consistent and recognizable block structure to the development.  

The project seeks two Modification of Standards. The first modification request for Section 3.2.2(K) is for a 
reduced number of parking spaces for the multifamily portions of the project and seeks to use parking rates set at 
the midpoint between current Land Use Code standards and the parking rates recently proposed in the Phase 1 
Land Use Code (formerly Land Development Code). The second modification request for Section 3.5.2(D) 
addresses the relationship of dwelling to streets for a small number of residential units which are located beyond 
the 200-ft maximum connecting walkway distance to a street and/or require crossing an alley. 
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B. DEVELOPMENT BACKGROUND & CONTEXT 
The project site was annexed in 1994 and 1997 as part of the Spring Creek Farms Fourth and Miller-Fox Enclave 
Annexations. The site has carried various employment zoning designations across its time in the City. 

While the site is undeveloped with the exception of one single family detached unit, it was previously included as 
a part of the Symbios Logic Overall Development Plan approved in 1996. This ODP anticipated a mix of land uses 
for the property and areas further south towards Harmony Road. The Symbios Logic ODP largely became defunct 
after the development of the Front Range Village Regional Shopping Center to the south. Over the past 10 years 
the site has also frequently been the subject of conceptual proposals for residential and mixed-use development.  

In 2022 the Ziegler-Corbett Overall Development Plan was approved for the site and set parameters for a mix of 
uses, including up to 700 dwelling units. The ODP was amended in 2023 to enlarge the site to its current 32.6 
acre size and direction was provided by City Council during an appeal hearing to provide a local street stub to the 
north perimeter of the site that will allow the possibility of a future street connection to Paddington Road in the 
English Ranch neighborhood. 

The project site is the last large remaining vacant undeveloped property in the vicinity and represents an area of 
infill amongst a variety of nearby land uses including single family detached neighborhoods, multifamily 
apartments, and big box retail. 

 

Surrounding Zoning and Land Uses 

 North South East West 

Zoning LMN HC RL & HC HC 

Land Use English Ranch 
Neighborhood – single 
family detached homes; 
small undeveloped  
multifamily site 

Big box retail Woodland Park Estates 
Neighborhood – single 
family attached & 
detached homes 

Broadcom Campus – 
office & manufacturing 

Affinity Multifamily – 
senior apartments 
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C. OVERVIEW OF MAIN CONSIDERATIONS IN STAFF’S REVIEW 
Important project issues discussed and addressed throughout the project’s review include: 

• Creating a gradient of intensity and building heights given the transitional location of the site adjacent to both 
big box retail and established neighborhoods. The tallest and most intense multifamily buildings have been 
located adjacent to Front Range Village while the less intense single-family attached buildings have been 
located near English Ranch. Smaller unit attached buildings are emphasized along the project’s northern 
perimeter to promote greater compatibility in the scale and massing of buildings. The location of stormwater 
detention on the project site and within the English Ranch neighborhood also promote buffering and 
compatibility.  

• The applicant vision for the site, especially on the southern half of the site is for a more urban feel that is 
reflective of policy guidance in the Harmony Corridor Plan and City Plan. Staff has worked closely with the 
applicant's team to emphasize a more consistent internal street, walkway, and block network throughout the 
site to help promote this visual. Internal private streets feature parallel parking or diagonal parking and, 
adjacent to multifamily, feature wide sidewalks with tree cutouts and plazas/street furniture. In combination 
with ground-floor garages for both the single family attached and multifamily buildings, most of the site’s 
parking is accommodated without the need for large, concentrated surface parking lots. Where surface 
parking is included, it has been designed to be as unobtrusive as possible with scattered locations, single-
drive aisles, and adjacent parks and plaza spaces. The internal network of streets and walkways also 
provides multiple convenient paths east-west and north-south throughout the site for internal use and may be 
applicable in the future as additional connecting opportunities if Front Range Village redevelops.  

• The project is responsible for accommodating its own stormwater demand as well as offsite flows from 
adjacent properties. A large amount of detention is needed, and the design of the stormwater facilities was 
balanced against other Land Use Code standards and the project vision for a more formal planting palette 
and an urban-lite experience. In particular, some of the stormwater areas are dual-purpose, also serving as 
recreation/lawn areas or in underground chambers beneath amenity spaces. Along Ziegler Road the 
detention ponds feature a more structural appearance with terraced stone walls and formal garden plantings. 
While less naturalistic, this design allows for additional walkway connectivity to Ziegler Road and a building 
presence along Ziegler that is closer to traditional setback and build-to standards and a pronounced gateway 
entrance to the site. 

• The project site is a large and prominent infill location within the community with significant neighborhood 
interest and opportunity for unique elements and placemaking. During the review, staff worked with the 
applicant to ensure architectural elevations were unique from the developer’s other Fort Collins projects and 
that the site was providing useful and unique amenities and features.   

 

2. Land Use Code Article 2 – Applicable Standards 
A. PROJECT DEVELOPMENT PLAN PROCEDURAL OVERVIEW 
1. Conceptual Review – CDR220091 

A Conceptual Review meeting was held on November 17, 2022. 

2. First Submittal 
An initial Project Development Plan was submitted on February 14, 2023. 

Shortly after submittal, the project was paused while a major amendment, and subsequent City Council 
appeal, was processed for the site’s Overall Development Plan. The PDP review resumed with significant 
changes beginning September 2023.  
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3. Neighborhood Meeting  
An initial neighborhood meeting was held for the PDP and proposed ODP major amendment on January 5, 
2023. This first meeting was dominated by discussion and concerns of street connectivity between the project 
site and Paddington Road in the English Ranch neighborhood as a result of the proposed ODP changes. 
Many neighbors are concerned about the overall increase in traffic as a result of the project and the addition 
of safety issues and noise from cut-through traffic if/when a local street connection between the two 
developments is made in the future. 

Following the review and appeal of the ODP Major Amendment, an additional neighborhood meeting focused 
specifically on the PDP and associated changes after the City Council appeal was held November 9, 2023. 
Participants were engaged in questions on project details such as building heights, amount of parking, green 
spaces throughout the site, housing types/bedroom counts, and likely rents/pricing of the units. 

Concerns were again expressed about the timing and possibility of a local street connection to English Ranch. 
Several participants commented that they feel the development should also include single-family dwellings, 
and more private yard space. Several comments made were in support of the orientation of the northern 
townhomes whose front facades face English Ranch versus having to look at rear garages and alleyways.  

Meeting summaries and links to video recordings of both meetings are attached.  

4. Notice (Posted, Written and Published) 
Posted Notice: August 25, 2021, Sign #703 (continuation of prior ODP sign posting). 

Written Hearing Notice: January 31, 2024, 941addresses mailed. 

Published Coloradoan Hearing Notice: Scheduled for January X, 2024. 

B. OVERALL DEVELOPMENT PLAN COMPLIANCE 
The project site is located and coterminous with the boundaries of the Ziegler-Corbett Overall Development Plan, 
approved in 2023. The Project Development Plan complies with the parameters of the approved ODP, 
specifically: 

 The proposed 603 dwelling units fits between the 400 – 700 dwelling units approved as part of the ODP. 

 The proposed mix of uses and housing types, and their location on the ODP map, comply with ODP 
approvals.  

 The proposed mix of primary (office), and secondary (residential, childcare, retail) land uses comply with 
the ODP’s approved modification of standard for 100% secondary uses. The project is still electing to 
match the Harmony Corridor vision for a mix-of uses, both horizontally and vertically.  

 Residential building heights comply with the ODP modification of standard to permit up to four stories on 
Parcel C with 10-ft stepbacks on two sides.  

 Access and street locations/connections match ODP approvals, including providing a local street stub 
along the northern property boundary that can connect with Paddington Road in the future.  

 The PDP meets other ODP commitments that are applicable at this stage, including inclusion of a 
childcare center, at least 1.5 acres of park/amenity space and a minimum of 4 live/work units. Additional 
commitments related to zero-energy readiness and solar collection will need to be verified during building 
permit and certificate of occupancy reviews should the PDP be approved.  

 Conditions of approval were also applied to the ODP during the hearing, copied below: 

THE ODP SHALL DEMONSTRATE COMPLIANCE WITH THE FOLLOWING CITY PLAN 
POLICIES: 
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POLICY LIV 3.5 - DISTINCTIVE DESIGN REQUIRE THE ADAPTATION OF STANDARDIZED 
CORPORATE ARCHITECTURE TO REFLECT LOCAL VALUES AND ENSURE THAT THE 
COMMUNITY'S APPEARANCE REMAINS UNIQUE.DEVELOPMENT SHOULD NOT CONSIST 
SOLELY OF REPETITIVE DESIGN THAT MAY BE FOUND IN OTHER COMMUNITIES. 
  
POLICY LIV 3.6 - CONTEXT-SENSITIVE DEVELOPMENT ENSURE THAT ALL 
DEVELOPMENT CONTRIBUTES TO THE POSITIVE CHARACTER OF THE SURROUNDING 
AREA. BUILDING MATERIALS, ARCHITECTURAL DETAILS, COLOR RANGE, BUILDING 
MASSING, AND RELATIONSHIPS TO STREETS AND SIDEWALKS SHOULD BE TAILORED 
TO THE SURROUNDING AREA. 

 The proposed elevations are unique to the community and were developed specifically for the 
development site and its context. Both the residential and office structures feature elements not often 
found in comparable development that will contribute unique aspects to the project. These include: 

o Rooftop mechanical equipment will be located on multifamily structures which reduces visual, 
noise, and pedestrian impacts at the ground-level.  

o Multifamily buildings feature both building and ground floor unit entrances on multiple sides, 
providing pedestrian level interest and human scaled design around the building. The large 
multifamily structures and many of the single family attached structures feature step downs at 
building ends and reduce the impact of a larger building mass. 

o The southern portion of the site features a more urban look and feel with wide attached sidewalks 
and scattered plazas and parks while the use of large surface parking lots has been minimized. 

o Numerous parks, plazas, and amenity areas are scattered throughout the site, greatly exceeding 
minimum Code requirements and providing active and passive recreation opportunities. 

o The development seeks to create a unique identity through its formal landscape plantings and 
placemaking features which include a special gateway off Ziegler Road with low walls/medians, a 
clocktower, formal terraced plantings, and project signage/wayfinding. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Sample of placemaking and gateway elements proposed.  
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C. DIVISION 2.8 – MODIFICATION OF STANDARDS 
The applicant requests two modifications of standards. One for Section 3.2.2(K) related to a reduction in the 
number of parking spaces provided by the multifamily residential units and one for Section 3.5.2(D) related to 
orientation and distance of several residential buildings to a connecting walkway.  

The Land Use Code is adopted with the recognition that there will be instances where a project would be 
consistent with City Plan, but due to unique and unforeseen circumstances would not meet a specific standard of 
the Land Use Code as stated. Accordingly, code standards include provisions for modifications. The modification 
process and criteria in Land Use Code Division 2.8.2(H) provide for evaluation of these instances on a case-by-
case basis, as follows: 

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 

(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). 

 

1. Modification to Section 3.2.2(K) Parking Lots - Required Number of Off-Street Spaces 
for Type of Use 
This requested modification seeks a reduction in the number of total project parking spaces. Given a site total 
of approximately 44,000 square feet of childcare and office/retail space as well as a mix of 142 single family 
attached (including 6 live/work) units and 461 multifamily (including 4 mixed-use) units, current Land Use 
Code standards require 1,093 parking spaces based on the unit and land use breakdown in the table below.  
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Land Use / Unit Type LUC Standard Project Amount Parking Required 

Childcare Center 1 space per 1,000 sf 10,000 sf 10  

Office* 
Retail* 

1 space per 1,000 sf 
2 spaces per 1,000 sf  

17,000 sf 
17,000 sf 

17 
34 
 
Subtotal: 51 

Single-family attached 
1 br. 
2 br. 
3 br.  
4 br. 

 
1.5 
1.75 
2 
3 

 
0 
51 
80 
12 

 
0 
89.25 
160 
36 
 
Subtotal: 282.25 

Multifamily 
1 br. & studio 
2 br. 
3 br.  
4 br. 

 
1.5 
1.75 
2 
3 

 
252 
145 
64 
0 

 
378 
253.75 
128 
0 
 
Subtotal: 759.75 

                                                                                                               Total Project Parking:1,093 
*Assumes a 50/50 split between these proposed uses 

The project proposes 985 parking spaces, or 108 fewer spaces than required. This reduction comes 
exclusively from the multifamily component of the project. On-street and surface parking near the childcare 
and office/retail buildings cover their required parking minimums, while the single-family attached parking 
demand is met by each unit’s 2-car garage and adjacent nearby parallel street parking. 

Summary of Applicant Justification  
The applicants’ modification request is attached.  It explains why the request is not detrimental to the public 
good and the plan meets modification criteria (2) and (4). The request emphasizes the parking requirements 
for one and two bedroom multifamily units in the proposed Phase 1 Land Use Code (formerly Land 
Development Code) was lowered and several projects have already utilized the new standard via modification 
requests. The proposed development will also exceed the newly proposed standards and is near the midpoint 
between current standards and proposed standards. Accordingly, the requested modification is advancing the 
new code requirement that was developed and supported by staff as part of the Phase 1 LUC updates.  

Additionally, the justification argues the project is serving an important community need by providing a large 
stock of unique and attainable housing options, including a large variety of attached housing products, and 
mixed-use and live/work dwellings and a reduction in excess parking helps keep these housing types more 
affordable. 

Staff Findings 
Staff finds that the granting of the modification would not be detrimental to the public good and that the 
request satisfies criteria (4) in subsection 2.8.2(H): 

A. The modification meets criterion (4), “nominal and inconsequential” when considered from the 
perspective of the entire development plan because the proposed reduction (approximately 8% of 
spaces) is less than what was developed and supported by staff as part of the new Phase 1 Land 
Use Code standards.  
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While the new standard has been approved twice by Council, the overall implementation of the Phase 
1 Land Use Code remains uncertain while the community works through the broader package of 
Code changes and a community initiated repeal process. Thus far, the parking reduction does not 
appear to be amongst the controversial changes and staff has received initial direction to bring 
forward noncontroversial aspects of the Phase 1 LUC changes for readoption, including the reduced 
parking rates for multifamily projects. 

The plan will also continue to advance the purposes of the Land Use Code as contained in Section 
1.2.2, including:  

• 1.2.2 (F) encouraging patterns of land use which decrease trip length of automobile travel 
and encourage trip consolidation. 

• 1.2.2 (G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other 
alternative modes of transportation. 

• 1.2.2 (I) minimizing the adverse environmental impacts of development. 
• 1.2.2 (J) improving the design, quality, and character of new development. 
• 1.2.2 (L) encouraging the development of vacant properties within established areas. 

 

2. Modification to Section 3.5.2(D) - Relationship of Dwellings to Steets and Parking 
This standard for residential development requires buildings and front facades to face streets and connecting 
walkways, with no primary entrance to a dwelling unit more than 200-ft from a street sidewalk, or 350-ft from a 
street sidewalk if the unit opens onto a major walkway spine. The intent is to create a town-like pattern of 
development through creating a strong framework of streets and blocks.  

The overall development contains 44 buildings with residential units, and all meet the standards of 3.5.2(D) 
with the exception of two single-family attached buildings totaling 11 units, and four multifamily buildings with 
units above carport garages, totaling 16 units. Noncompliant structures are highlighted in red below. The 
northern structures are noncompliant as they either front on a walkway greater than 200-ft from a street 
sidewalk or require a much shorter distance to a street sidewalk which requires crossing an alley. The 
southern structures also front upon a walkway but require a short alley crossing to the traditional street 
sidewalk network.
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Summary of applicant justification: 

The applicants’ modification request is attached. It explains why the request is not detrimental to the public 
good; and meets criteria (2 and (4). 

Their justification claims that the noncompliant buildings are well connected to the overall framework of 
sidewalks and walkways developed throughout the site and the crossing of alleys is mitigated through 
enhanced crossings and the project’s emphasis on walkways, pedestrian amenities, and pedestrian safety.   

The justification also argues the project is providing an important community need with the addition of more 
attainable attached housing and including additional short streets for the noncompliance buildings would 
increase vehicle areas and costs. 

Staff Findings: 

Staff finds that the granting of the modification would not be detrimental to the public good and that the plan 
satisfies criteria in subparagraph (1), “equal to or better” in Section 2.8.2(H). 

Thirty (30) units or 5% of the plan’s 603 dwellings fall out of compliance with this standard, representing a 
small deviation. The site plan has also been adjusted to minimize and mitigate the impacts to these units and 
maintain the intent across the site for a framework of streets, blocks, and a town like pattern that units can 
front upon, rather than parking lots. These site plan mitigations and enhancements include: 

 Impacted units and buildings are located a short distance from the private street sidewalk network but 
must cross an alley. Special enhanced crosswalks with special paving materials are proposed to 
distinguish the continued pedestrian network across the asphalt alleyways.  

 The buildings and units are located at the terminus of prominent north-south private streets and 
visually and functionally continue the overall site’s network and layout of walkways. These walkways 
that cross alleyways are a linear continuation of street sidewalks with prominent lighting, landscaping 
and unit entrances before they round-the-corner to the noncompliant units and will functionally and 
visually maintain a framework for residential fronting units and buildings.. 

 
Example of sidewalk continuation across alley with enhanced crosswalks and wider separation between 
buildings with landscaping, lighting, and side-loaded entrance for adjacent units.  

 

v 
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 The orientation allows the overall site plan to have the northern-most row of single family attached 
units face adjacent development along a wider walkway space; approximately 26-ft between porches 
and the property boundary with associated walkway landscaping. This walkway runs the entire east-
west length of the development and connects the units from Zeigler Road to the walkway connection 
to Front Range Village. This walkway is visually prominent and well connected to the site’s overall 
walkway and sidewalk network. 

 This orientation of the single family attached buildings facing English Ranch presents challenges for 
some units in meeting the standard but presents a more visually interesting outward face to adjacent 
development than a side or rear façade with garage doors, which had been explored in earlier rounds 
of review. There was also some commentary at the second neighborhood meeting that front building 
facades facing the adjacent neighborhood a would be preferable. 

 On the southern end of the site, the alleyway that must be crossed for the walkways to the small 
multifamily units above garages also feature enhanced crosswalks and are located at the termination 
of north-south private streets which maintains their visual prominence and connectivity to the overall 
site. In addition, the entire alleyway has been designed to be as street-like as possible, with attached 
sidewalks and a strong visual connection to the rest of the development with areas for adjacent 
pocket parks/plazas. Staff also feel the addition of these units helps break up the monotony of what 
would be a long row of multifamily garages and provides unique and additional housing options on 
the site. 

 

3. Land Use Code Article 3 – General Development Standards 
A. DIVISION 3.2 - SITE PLANNING AND DESIGN STANDARDS 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.2.1 - 
Landscaping 
and Tree 
Protection 

3.2.1(D) – Tree 
Planting 
Standards 

3.2.1(D)(1)(c) – 
Full Tree 
Stocking 

3.2.1(F) – Tree 
Preservation 
and Mitigation 

 

These series of standards require development plans to protect and create a fully 
developed tree canopy and a comprehensive landscaping design that enhances the 
appearance of the development and creates the positive environmental and social 
benefits associated with trees and landscaping.    

• The proposed plan includes a formal campus like planting palette and design 
matching the overall intent for a moderate intensity mixed-use development in 
a suburban/urban setting. Landscaping is provided throughout the site to 
reinforce primary access to the overall site, around buildings and building 
entrances, along public and private streets and walkways to establish a street 
tree canopy framework, and throughout the numerous scattered parks and 
plazas across the development site. 

Specific elements of the landscaping plan include: 

• A total of 633 new tree plantings comprised of 318 shade/canopy trees, 217 
evergreen and coniferous varieties, and 98 ornamentals. All proposed trees 
meet LUC standard for local climate adaptability, species diversity, and 
caliper/height requirements. The tree planting schedule also includes a 
number of oak tree species to reinforce the Harmony Oaks vision developed 
in the Harmony Corridor Plan given the site’s proximity to Harmony Road. 

• Tree plantings can be found in high-use and high visibility areas including 
tree lawns along public and private streets, along walkways and sidewalks, 
and around buildings.  

• Formal planting patterns for trees and shrubs are included throughout the 
development’s pocket parks and plazas and also feature significantly as part 

Complies 
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of the project’s stormwater design. Several of the most visibly prominent 
stormwater ponds run along Ziegler Road and feature enhanced designs with 
terraced walls with multiple tiers of garden-like plantings at grade, mid-tier, 
and within the base of the detention areas. 

• Areas of open space can also be found throughout the site featuring both 
irrigated turfgrass and native seed mixes. Prominent locations for large, 
irrigated turf include the western detention pond and the easternmost large 
amenity space along the site’s primary east-west street. These areas serve 
dual functions as stormwater detention during heavy precipitation events and 
recreational opportunity spaces.  

• Mulched planting beds can be found surrounding all proposed buildings and 
along the perimeter of park/amenity spaces. The exception to this is where 
multifamily or single family attached buildings feature garages with 
associated impervious driveways and to reduce visibility conflicts. 

 

 

 

 

 

 

 

 
Example of proposed landscaping (street trees, median, and detention terraces) near the project’s primary 
entrance along Ziegler Road. 

• A total of 51 existing trees will be removed from the site. While the property is 
largely vacant and undeveloped, there are pockets of existing trees around a 
single-family detached home that conflict with the new access point to the site 
off Ziegler Road. This access point must align with Hidden Pond Drive across 
Ziegler and there are no realistic opportunities to preserve these trees to 
maintain future street and intersection geometry.   

Separately, it was discovered some of the trees planted by Front Range 
Village as part of their screening of their northern boundary were planted 
across property lines on the project site, and a number of trees in this area 
are also proposed to be removed due to conflicts with proposed buildings and 
grading changes.  

o A total of 93 mitigation trees are required and will be provided 
throughout the site due to planned tree removals. The project 
applicants have provided copies of communication with the adjacent 
property owner regarding the removal of landscaping. While these 
removals will be mitigated entirely on the project site, City staff and 
the applicants are also consulting with the adjacent property owner 
on additional replacement landscaping on the Front Range Village 
site to ensure continued screening of Front Range Village’s loading 
docks through plant coverage in addition to the screening effect that 
will be provided by this proposal’s buildings and landscaping.  
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• The site’s proposed landscaping also demonstrates compliance with water 
conservation and hydrozone standards, proposing an overall average water 
budget for landscaped areas of 10.4 gallons per square foot, under the 15 
gallon per square foot maximum.  

3.2.2 – Access, 
Circulation and 
Parking – 
General 
Standard 

This standard requires developments accommodate the movement of vehicles, 
bicycles, pedestrians, and transit throughout the project and to and from surrounding 
areas safely and conveniently and contribute to the attractiveness of the 
neighborhood.  

The proposal creates a framework of private streets and walkways serving all areas 
of the development and linking with adjacent street and walkway connections, 
including Ziegler Road and Corbett Drive, an existing walkway connection between 
Front Range Village and the English Ranch neighborhood on the west side of the site, 
and a street/walkway stub that will eventually connect to Paddington Road north of 
the site. The future Paddington connection will also enhance connectivity to an 
elementary school and neighborhood park in English Ranch, as well as lead to 
conditions for a future traffic signal and pedestrian crossing of Ziegler Road at the 
Paddington/Grand Teton intersection. 

 
The proposed walkway system, highlighted in yellow, includes multiple east-west and north-south axis 
traversing the entire site and connecting with adjacent streets, walkways, and destinations.  

Additional connectivity, circulation, and pedestrian oriented elements of the plan 
include: 

• A framework of private streets with either parallel parking, tree lawns and 
detached 5-ft sidewalks, or more urban-oriented streets with parallel parking, 11-ft 
sidewalks with tree cutouts and plazas/pedestrian amenities.  

• Multiple walkway connections to Ziegler Road and Corbett Drive. 
• Potential for future walkway connectivity south of the project site if Front Range 

Village redevelops to several of the primary north-south streets developed in the 
project. 

• Emphasis on garage and on-street parking; minimized reliance of large surface 
lots. 

• Amenities throughout the walkway system, including street furniture, canopies, 
benches, seating walls, and pet waste stations. 

Complies 
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3.2.2(C)(4) 

Bicycle Parking 
Space 
Requirements 

Residential: Bicycle parking standards for residential units include one bicycle space 
per bedroom for multi-family dwellings; at least 60% of these spaces must be 
enclosed.  

Nonresidential: Parking varies by land use. Childcare centers require one space per 
3,000 sf, and general office and retail require 1 space per 4,000 sf. Each use requires 
a minimum of at least 4 spaces. The office and retail standard also requires at least 
20% of the spaces to be enclosed. 

• The multifamily portion of the project includes 788 bedrooms, requiring an 
equivalent number of bike parking spaces. Of these, 443 spaces must be 
enclosed. The project proposes greatly exceeding its residential requirement 
by providing 1,178 spaces. The excess is derived by also providing bike 
storage for each single-family unit in addition to the multifamily requirement. 
The composition of this parking includes 470 spaces in fixed racks, 546 
spaces in multifamily and single-family attached garages using a wall mount 
system, and 162 spaces in a covered central bike shelter. The bike shelter is 
centrally located to the multifamily portion of the development and fixed racks 
are evenly distributed throughout the project near building entrances and 
amenity areas. 

• The nonresidential portion of the project requires 13 spaces across the 
44,000 square feet of childcare and retail/office space. A total of 15 spaces 
are provided including 3 spaces in bike lockers to meet the enclosed parking 
requirement   

Complies 

3.2.2(C)(6,7) 

Direct On/Off-
Site Access to 
Pedestrian and 
Bicycle 
Destinations 

These standards require that the on-site/off-site pedestrian and bicycle circulation 
system be designed to provide for direct connections to major pedestrian and bicycle 
destinations, including, trails, parks, schools, Neighborhood Centers, Neighborhood 
Commercial Districts, and transit stops that are located either within the development 
or adjacent to the development. 

• The plan provides connections to existing walkways along the project’s west 
side between English Ranch and Front Range Village and new east-west and 
north-south routes throughout the project site. These north-south routes 
create the potential for additional connectivity between English Ranch and 
Front Range Village when an undeveloped parcel north of the project site is 
developed in the future. This future connection will enhance connectivity to a 
nearby elementary school and neighborhood park to the north, and the 
existing services and retail provided at Front Range Village to the south.   

• The project will also be contributing a 25% cost sharing contribution for a 
future traffic or pedestrian signal at the Ziegler/Paddington intersection.  

Complies 
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Section 
3.2.2(K)(1)(a) & 
(b)  

Residential 
Parking 
Required 

These standards require a minimum amount of parking for residential development.  
For attached and multi-family dwellings the requirement is based on bedrooms per 
unit. 

Existing Land Use Code standards require 1,032 spaces for the 603 residential 
dwelling units of various bedroom configurations. See the parking table provided in 
Modification Section the Staff Report for detailed parking breakdown for multifamily 
and single family attached units by bedroom count.  

• The plan proposes 938 residential parking spaces. The reduction of 108 
spaces below existing code requirements comes exclusively from the 
multifamily portion of the project as each single family attached unit includes 
a two car garage and nearby parallel street parking that meet this land use’s 
parking requirement. 

• Staff has proposed Land Use Code changes to multifamily parking rates for 1 
and 2 bedroom units as part of the Phase 1 Land Use Code updates 
approved by City Council, but which remain on hold pending a community 
repeal effort. Under the proposed changes, this project would be eligible to 
reduce their multifamily parking spaces by 162 spaces. 

• The project proposes a modification of standard for the reduction of 
multifamily parking spaces, discussed earlier in this report. Staff recommends 
approval of the modification based on a nominal and inconsequential finding 
that the proposed rate of parking exceeds the new multifamily standard 
supported by staff and previously approved by City Council.  

Complies via 
Proposed 
Modification 

Section 
3.2.2(K)(2)  

Nonresidential 
Parking 
Required  

Parking minimums for the nonresidential uses are based upon spaces per square 
foot. The 10,000 sf of childcare center and 34,000 sf office/retail space require 61 
spaces.    

• The proposed plan includes 75 spaces easily accessible to nonresidential 
land uses, including 55 spaces in a parking lot and adjoining on-street parallel 
parking, and an additional 20 spaces surrounding the mixed-use buildings.  

Complies 

3.2.2(K)(5) – 
Handicap 
Parking 

Handicap parking is required as a ratio of spaces in parking lots. Based on the total 
project parking of 985 spaces, 2% or 20 handicap spaces are required.  

• The plan provides 20 handicap-accessible spaces distributed throughout the 
project site located near building entrances. All designated spaces adjoin an 
accompanying 8-ft wide access aisle.  

Complies 
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3.2.3(E) – Solar 
Orientation, 
Access, 
Shading 

Standards in this section are intended to encourage passive and active solar access 
and the review of potential shading and shadow impacts on adjacent properties. 

 The project has included a detailed shade and shadow analysis across 
different days and times throughout the year to evaluate shadow impacts 
from proposed buildings, especially those located along the northern property 
boundary adjacent to English Ranch. 

 The shadow analysis indicates a small amount of shading when the longest 
shadows occur (early morning or late afternoon on December 21st) in excess 
of a hypothetical 25-ft wall along the property line, however, these shadows 
are cast in a detention area and do not fall upon structures in compliance with 
the code standard. These shading impacts are not present outside these 
hours or winter months. 

 Access for the potential use of solar collectors is preserved for dwellings in 
English Ranch closest to the project’s northern property boundary; shadow 
modeling indicates some shading of small side yards in winter months, but 
rooftop solar access remains. These narrow side yards appear to be shaded 
concurrently by the property’s own privacy fencing.  

Complies 

3.2.4 – Exterior 
Site Lighting 

The purpose of this Section is to ensure adequate exterior lighting for the safety, 
security, enjoyment, and function of the proposed land use without over-lighting and 
to conserve energy and minimize lighting trespass and impacts on adjoining 
properties.  

Lighting standards include limits on the total quantity of light measured in lumens; 
detailed technical ratings for fixtures; and light trespass (spillover) across property 
boundaries using BUG (Backlight, Uplight, Glare) ratings.  

• The plan indicates a combination of building and standalone lighting, 
illuminating strategic areas including streets and street crossings, walkways, 
and general building and building entrance illumination. A combination of 
overhead, pedestrian-scale bollard and pole lighting, and building mounted 
fixtures are proposed. 

• Based on the Hardscape Area’ review method, the site is permitted a budget 
of 669,816 lumens, and 667,636 are proposed.  

• Large or tall fixtures near property boundaries have been minimized to 
reduce and minimal light trespass and reinforced by photometric modeling.  

Complies 

Section 3.2.5 – 
Trash and 
Recycling 
Enclosures 

The purpose of this standard is to ensure the provision of facilities compatible with 
surrounding land uses, for the collection, separation, storage, loading and pickup of 
trash, waste cooking oil, compostable and recyclable materials. 

• Adequately sized, conveniently located, accessible and fully screened trash 
and recycling enclosures are provided throughout the plan near multifamily 
and nonresidential buildings. Provided floor plans indicate compliance for the 
size and dimensions of trach and recycling containers, separate pedestrian 
and gated entrances, concrete loading/unloading pads, and durable material 
construction that matches surrounding structures. 

• Individual trash and recycling collection is anticipated for the single-family 
attached dwelling units with pick-up along alleyways.  

Complies 
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B. DIVISION 3.3 - ENGINEERING STANDARDS 
 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.3.1(C) – 
Public Sites, 
Reservations 
and 
Dedications 

This standard requires the applicant to dedicate rights-of-way for public streets, 
drainage easements and utility easements as needed to serve the area being 
developed. 

• The project includes a new subdivision plat that provides right-of-way 
dedication along Zeigler Road and a new framework of drainage, utility, 
access, and emergency access easements throughout the proposed 
development site. 

Complies 

 

C. DIVISION 3.4 - ENVIRONMENTAL, NATURAL AREA, RECREATIONAL AND CULTURAL 
RESOURCE PROTECTION STANDARDS  

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.4.1 – Natural 
Habitats  

The Section ensures developing property properly protects and enhances the natural 
habitats and features both on the site and in the vicinity of the site. 

• The project site does not contain any identified natural habitats or features 
and does not establish any natural habitat buffers. The project is working 
closely with forestry and environmental planners on further refinement and 
plant selections to better establish pollinator species and corridors in the 
development.  

Complies 

3.4.7 – Historic 
and Cultural 
Resources 

This section applies if there are any historic resources within the area of adjacency of 
a proposal. The area of adjacency is measured at 200 feet in all directions from the 
perimeter of the development site. 

• There are no historic resources on the development site. The existing single-
family detached home on the property constructed in 1971 was determined 
not to be eligible for designation following a historic survey.  

 

Complies 
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D. DIVISION 3.5 - BUILDING STANDARDS 
Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.5.1(A) thru (I) 
– Building 
Project and 
Compatibility, 
Height Review 

The purpose of this Section is to ensure physical and operational compatibility of new 
development with adjacent properties. Absent any established architectural character, 
the standard requires that new buildings set an enhanced standard of quality for 
future projects or redevelopment in the area. The standards complement the more 
specific requirements in Sections 3.5.2, 3.5.3, and 3.8.30 for single family attached. 
Commercial, and multifamily development respectively. 

Staff find the design of the project and operational compatibility with the adjacent 
context complies with the sets of standards in this section. A particular focus was 
given to several blocks of single family dwellings north of the project site in English 
Ranch as adjacent development in other directions tends to feature greater setbacks 
and buffering due to the presence of detention areas, arterial/collector streets, or 
features low-use areas such as retail loading docks. 

• The plan creates a gradient of intensity that responds to adjacent 
development. Taller, larger, and higher density multifamily has been located 
on the southern and western ends of the site where compatibility with 
adjacent big box retail loading bays and a large multifamily development 
match the scale of proposed multifamily structures. 

Smaller scale single-family attached and office buildings are located closest 
to existing single-family detached dwellings in English Ranch and buffered 
either by a proposed Union Park detention area or the existing English Ranch 
detention area. 

The set of single-family attached units closest to English Ranch dwellings 
were selected to feature the smallest scale structures to match the more 
limited size and bulk of adjacent single family dwellings. Accordingly, 
structures nearest English Ranch homes feature 4, 5 and 6 unit buildings 
rather than larger 8 and 9 unit buildings used in other locations of the site. 

The townhome units also present their front facades towards English Ranch 
rather than an orientation that would include the more utilitarian rear façade 
with garages and alleyway. Both existing fencing and a linear row of new tree 
plantings with tight spacings provide additional screening and privacy 
mitigation. 

• The overall design provides visual interest and a blending of both traditional 
residential and commercial elements consistent with the transitional context 
of the site between larger office/manufacturing/retail to the south and smaller 
scale residential neighborhoods to the north.  

Residential buildings feature shed and roof gabled elements and many of the 
multifamily and single family attached buildings include a step down in stories 
and building height at their ends as well as generous window articulation and 
balconies to create more human scaled elements. 

• The material and color palette are also consistent with surrounding 
development and will consist of neutral and earth-toned colors with 
predominant materials including lap siding, manufactured stone, and stucco – 
all materials found commonly in the adjacent residential and commercial 
developments. 

• The 49-unit multifamily buildings are greater than 40-ft in height and several 

Complies 
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other multifamily structures, both the 32-unit multifamily buildings and 3-story 
elements of the single-family attached buildings near this limit which require 
further shading and shadow analysis. 

Being located on the southern portion of the site, the 49-unit multifamily 
building winter shadows do not lead to shading of adjacent properties. As 
indicated in Section 3.2.3 above, there will be some shading of adjacent 
properties during early or late afternoon hours in the winter months to the 
north from the single-family attached buildings, however, the impacts tend to 
fall on existing or proposed detention areas or side yards that are already 
receiving winter shading from landscaping and privacy fences. Modeling 
indicates solar access is preserved at the roof level as the nearest residential 
lots are more than 50-ft from any proposed structure.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Selection of proposed elevations demonstrating color and material palettes, step-downs at building ends, 
and variety of fenestration and balcony patterns providing interest and human scale. 

3.5.2 
Residential 
Building 
Standards 

3.5.2(C) 
Housing Model 
Variety 

These standards are intended to promote variety, visual interest, and pedestrian-
oriented streets in residential development through standards for the relationship 
between dwellings and streets, setbacks, building entrances, and other human-scaled 
design elements. 

Single-family attached dwellings with more than five buildings require three distinctly 
different building designs and no two similar buildings adjacent to each other along a 
street.  

• The project’s single family attached units fall into two product families, 
referred to on the site plan as townhomes and brownstones, and each 
family has variation amongst the product family and against the other 
product family through changes in footprint, the presence of side-loaded 
units with a second story height stepdown, varying materials and colors, 
balcony and patio design, and individual unit entrance design and 
location. 

 Complies 

Page 968

Item 14.



Planning & Zoning Commission Hearing - Agenda Item 4 
Union Park #PDP230005 

Thursday, February 15, 2024 | Page 20 of 33 

Back to Top 
 
 

Building footprint sizes vary significantly with structures containing a 
combination of 4, 5, 6, and 8 units. The end-unit step downs featured on 
certain structures also provide additional variation and enhance the visual 
interest and human scale design of side facades, especially those adjacent to 
walkways. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Examples of single-family attached buildings and side elevations. 
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3.5.2(D)(1) – 
Orientation to a 
Connecting 
Walkway 

3.5.2.(D)(2) 
Street-Facing 
Facades 

This section requires that every front facade with a primary entrance to a dwelling unit 
faces a connecting walkway with no primary entrance more than two hundred (200) 
feet from a street sidewalk. A primary entrance may be up to three hundred fifty (350) 
feet from a street sidewalk if the primary entrance faces and opens directly onto a 
connecting walkway that qualifies as a major walkway spine. 

Additionally, a standard requires each multifamily building with four or more units to 
have at least one entrance facing the adjacent local street. 

• All buildings comply except two single-family attached unit structures 
containing 11 units and four multifamily-above-detached garage buildings 
containing 16 units as detailed in the Modification section of this report. In 
these circumstances, the unit entrances are either located slightly beyond the 
200-ft connecting walkway measurement or have a shorter distance to the 
street sidewalk network that requires crossing an alley.  

• The applicants have submitted a modification request to Section 3.5.2(D) and 
staff recommends approval. The noncompliant units remain in high-visibility 
areas at the termination of private streets and will use enhanced crosswalks 
and proper lighting and landscaping to ensure safety and convenience for 
pedestrians to the broader site walkway network.  

• The multifamily buildings contain both shared and individual unit entrances 
from three building sides and all buildings contain entrances facing an 
adjacent public or private street. The 32-unit multifamily buildings were 
designed with individual ground floor unit entryways with small porches and 
the second story step downs facing the primary east-west street to reinforce 
the human scale elements. 

• The southern three ‘rows’ of single-family attached buildings front on either 
the main east-west street through the development or a linear landscaped 
area with pocket parks. Buildings fronting this landscaped corridor are side-
loaded in relationship to the adjacent private streets but feature compliant 
connecting walkways, side-loaded entrances facing the street, and uniform 
building design and fenestration on building sides to ensure consistent 
human scaled elements and interest. 

• The northern-most row of single family attached units front on a prominent 
connecting walkway spanning from Ziegler Road to the pedestrian connection 
between Front Range Village and English Ranch. It is along this row that 
several of the buildings fall outside the 200-ft distance to the nearest private 
street sidewalk and/or require crossing the alley. This condition is mitigated 
through the use of enhanced walkways across the nearby alleys and a 
greater separation between adjacent buildings for walkway landscaping and 
lighting. 

Complies via 
Modification  
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3.5.2(E) -
Residential 
Building 
Setbacks, Lot 
Width and Size. 

This section requires minimum setbacks for residential buildings from streets and 
property lines. Setbacks for multifamily buildings are contained in Section 3.8.30 and 
discussed later in this staff report. 

The minimum setbacks for single-family attached buildings primarily apply to public 
streets; 30-ft along an arterial street and 9-ft along a nonarterial street. All single-
family attached units meet the arterial street standard. A majority of the single-family 
attached buildings front upon or are located adjacent to private streets and feature 
setbacks from the back of sidewalk to building faces of 10-15 ft.  

Complies 

3.5.2(F)&(G) – 
Garage Doors, 
Rear Walls of 
Multi-Family 
Garages 

These standards ensure residential streetscapes and visibility of multifamily garages 
are not dominated solely by garage doors without visual interest and architectural 
detailing. 

• All single-family attached and multifamily garages located within buildings 
face alleys rather than adjacent streets and the face of the building sides 
containing the garages maintain a similar level of fenestration and quality 
building materials used on all other sides of the structure. 

• A row of detached multifamily garage structures can be found along the 
southern border of the site. These structures do not exceed detached garage 
length requirements and provide visual interest through differentiation of roof 
planes and height, creating ‘single’ and ‘dual’ garage modules, and changes 
in materials, color, and wall planes on the rear of the structure, 
complemented by landscaping.  

• Garage sides also feature transom windows to continue the window pattern 
on three sides of the structure, especially those sides visible within the 
development and along Corbett Drive and Ziegler Road. 

• In addition, half of the garages feature multifamily units above garage spaces 
with a separate second story design featuring additional fenestration and 
balconies and roof forms that break up what would otherwise be a long linear 
row of repeating garage structures.  

Complies 
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3.5.3(C) – 
Orientation to a 
Connecting 
Walkway & 
Build-to Lines 

This section requires main entrances to commercial and mixed-use buildings open 
onto a connecting walkway with pedestrian frontage, with no intervening vehicular use 
area and to situate at least a portion of buildings no further than 10-25 ft away from 
streets, based on street classification. 

• All commercial and mixed-use buildings front upon connecting walkways with 
pedestrian connections to Ziegler Rd or the project’s main east-west private 
street, or the easternmost north-south private street. 

• All commercial and mixed-use buildings contain building frontage that meets 
build-to line standards for the equivalent of a local or arterial street or rely 
upon alternative building siting methods, including: 

o The two office buildings front upon adjacent park and plaza areas 
which include special paving, seating walls, tables and chairs, 
trellis/pergola structures, and a clocktower to reinforce these spaces 
for pedestrian interest and comfort.   

o The two mixed-use buildings front upon the main east-west street 
rather than the corner of this street and Ziegler Rd in order to 
conform to existing drainage and stormwater easements, mirroring an 
established setback found on adjacent properties to the north and 
south.  

Complies 
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3.5.3(D)&(E) – 
Variation in 
Massing, 
Character & 
Image 

This section includes standards for the design and articulation of commercial and 
mixed-use structures to ensure proper building articulation, human-scaled elements, 
and compatibility with adjacent development. 

• The commercial and mixed-use structures comply with all standards; there 
are no undifferentiated walls, and the massing and scale of the structures 
represents an appropriate transition between the larger structures at Front 
Range Village and the Broadcom campus and the smaller scale of the 
neighborhoods north of the project site. 

• Building colors feature an earth-toned palette that matches with other 
residential structures and adjacent development and includes design 
elements to establish building bases with use of stone and brick materials on 
the bottom with ledges. Building tops are defined by changing roof forms and 
small parapet walls.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Sample office & childcare center elevations 

Complies 
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E. DIVISION 3.6 – TRANSPORTATION AND CIRCULATION 
This Section is intended to ensure that the transportation network of streets, alleys, roadways, and trails is in 
conformance with adopted transportation plans and policies established by the City. 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.6.2 – Streets, 
Streetscapes, 
Alleys, and 
Easements 

 

This Section requires transportation network improvements for public health, safety, 
and welfare, with requirements in accordance with the Larimer County Urban Area 
Street Standards and requires necessary easements for utilities and access. 

• The plan includes a subdivision plat that dedicates needed ROW and 
easements.  

• The project relies internally on a network of private streets and private alleys 
which are expected to primarily serve as access to properties internal to the 
development. The private streets include a mix of customized elements 
meeting the requirements of 3.6.2(M)(2)(b) with a mix of detached sidewalks 
and tree lawns, parallel or diagonal parking, and in the southern portions of 
the site attached sidewalks with tree cutouts, landscape islands, street 
furniture and integrated plazas/parks. 

Complies 

3.6.3(F) – Street 
Pattern and 
Connectivity 
Standards 

This Section requires development plans to create interconnectivity between the 
project site and adjacent development and existing street networks. 
 

• As finalized during the project’s Overall Development Plan review, the project 
will take access from Ziegler Road on the east and Corbett Drive on the west. 
The only available additional connection point to the street network within the 
project’s section mile is via a future connection northward to Paddington 
Road. This connection depends on the future development of another vacant 
property; in the interim this project facilitates this connection by stubbing a 
street to its northern property boundary.    

 

Complies 

3.6.4 – 
Transportation 
Level of Service 
Requirements 

This Section contains requirements for the transportation needs of proposed 
development to be safely accommodated by the existing transportation system, or 
that appropriate mitigation of impacts will be provided by the development to meet 
adopted Level of Service (LOS) standards. 

• A Traffic Impact Study was reviewed and accepted by staff.  The study is 
attached.   

• The report discusses existing and projected operations and concludes level 
of service standards for key intersections and transportation modes will be 
met. The report also reinforces the long-term preference for a long-term plan 
for street connectivity between the project site and Paddington Road to 
create conditions and warrants necessary for a traffic signal at the Ziegler 
and Paddington/Grand Teton intersection rather than this site’s primary 
access point along Ziegler Road at Hidden Pond Drive.   

• The TIS report also includes documentation of a 25% cost-share for a 
pedestrian signal/traffic signal at the Ziegler/Paddington intersection.  

Complies 
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Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.6.6 – 
Emergency 
Access 

This Section requires access for emergency vehicles and services. 

• The project has been reviewed by Poudre Fire Authority (PFA) and meets the 
needs and requirements for emergency access. 

Complies 

 

F. DIVISION 3.7 - COMPACT URBAN GROWTH 
Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

3.7.3 – 
Adequate 
Public Facilities 

The proposed project provides adequate service design for water, wastewater, storm 
drainage, fire and emergency services, and electric facilities. There are no special 
needs or requirements necessary to serve the development. 

Complies 

 

G. DIVISION 3.8 – SUPPLEMENTARY REGULATIONS  

Applicable Code 
Standard 

Summary of Code Requirement and Analysis  Staff Findings 

3.8.4 – Child 
Care Center 
Regulations 

This section ensures minimum outdoor play areas and overall childcare capacity are 
aligned to state standards. For centers with more than 15 children, 75 square feet per 
child for 33% of the capacity of the childcare center is required. Outdoor play areas 
must also be fenced. 

• The childcare center provides three separate outdoor play areas totaling 
4,900 square feet. The play areas will be fenced and are surrounded by 
dedicated shrub plantings. 

Complies 

3.8.30 -  Multi-
Family and 
Single-Family 
Attached 
Dwelling 
Development 
Standards 

 

3.8.30(B) - Mix 
of Housing 
Types 

 

 

 

 

The 3.8.30 standards apply to all multi-family developments and standards related to 
access to parks and gathering spaces also pertain to single-family attached units. The 
standards are intended to promote variety in building form and product, visual 
interest, access to parks, pedestrian-oriented public or private streets and 
compatibility with surrounding neighborhoods. 

The proposal complies with these standards as indicated below for individual 
subsections: 

• A minimum of three housing types is required for projects greater than 30 
acres in size. The project includes four Land Use Code defined housing types 
as well as an additional housing type not yet recognized by the Code. These 
include: 

o Single-family attached dwellings 
o Mixed-use dwellings 
o Multifamily dwellings containing 3-to-4 units per building 
o Multifamily dwellings containing more than 7 units per building 
o Live/work units (not a recognized housing type in the LUC) 

Complies 
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3.8.30(C) – 
Access to a 
Park, Central 
Feature or 
Gathering Place 

 

 

 

 

 

3.8.30(D) – 
Block 
Requirements 

 

 

 

 

 

 

 

 

 

 

 

 

3.8.30(E) – 
Buildings 

3.8.30(F) – 
Design 
Standards for 
Multifamily 
Buildings  

 
Streetscapes are varied and include a combination of a more traditional 
suburban pattern (detached walks, semi-private front yards) for the attached 
housing dwellings as well as a more urban feel on the southern half of the 
site with larger multifamily buildings fronting upon wider attached sidewalks 
and plazas with diagonal street parking. 
 

• All dwellings comply with requirements to be located within a quarter mile of a 
park, central feature, or gathering place. The site plan features multiple parks, 
plazas, and gathering places throughout the development of a variety of sizes 
and activities. Amenity and gathering areas include a combination of active 
and passive areas, such as plazas, playgrounds, lawn fields, and a 
clubhouse with pool and exercise equipment. These spaces total 
approximately 2.3 acres, greater than the 10,000 square feet minimum 
requirement.  
 
In addition to these designed spaces, there are ongoing discussions with 
stormwater staff to provide additional pedestrian access to some of the 
stormwater detention areas for additional passive recreation space. 

• The multifamily portions of the project feature buildings bound by private 
streets on three sides. The remaining block boundary is made up of a 
substantial physical feature, the detention and service areas of Front Range 
Village that run along the project’s southern boundary. Each block meets the 
50% requirement for either building or plaza/open space frontage. 

 
 
 
 
 
 
 
 
 
 
 
 
 
Site plan identifying private streets (dark blue), alleys/drives (light blue), and multifamily blocks (orange.) 
 

• All multifamily buildings comply with minimum setback requirements from an 
arterial street of 15-ft and nonarterial street of 9-ft along Ziegler Road and 
Corbett Drive respectively. 
 

• Although no multifamily structure is located adjacent to single and two-family 
development; several single-family attached buildings are located near 
existing single family detached homes in English Ranch. These structures 
have been designed to meet the multifamily standard with a 25-ft separation 
to the property line. In addition, the adjacent properties are buffered by an 
additional 25-ft drainage channel and easement. 
 

• The multifamily element of the project complies with variation standards. 
Multifamily buildings vary greatly in footprint, size, and shape with buildings 
containing 4, 32, and 49 unit varieties. Within buildings featuring similar unit 
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counts there are variations among entrance features, roof forms/design, 
materials, and color.  
 

• The multifamily buildings feature neutral and earth-toned colors with 4 color 
variations.  
 

• Multifamily building entrances feature variations to define and articulate 
primary entrances through the use of columns, large window and doorway 
transparency, overhead canopies and roof overhangs, and special paving 
designs and markings.  
 

• Roof designs feature a combination of flat, shed, and gable elements and 
variation in height and massing. The largest multifamily buildings will also 
feature rooftop mounted equipment concealed by roof elements and out of 
public view.   
 

• Facades are articulated with both projections and recesses as well as 
extensive use of balconies and alcoves. Windows are individually defined 
through the use of sills and framing, depending on adjacent material usage, 
with no large undifferentiated or excessive blank walls.  

 
 

4. Land Use Code Article 4 – Applicable Standards: 
A. DIVISION 4.26 – HARMONY CORRIDOR DISTRICT (H-C) 

The Harmony Corridor District is intended to implement the design concepts and land use vision of the 
Harmony Corridor Plan - that of creating an attractive and complete mixed-use area with a major employment 
base. 

Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

4.26(B) – 
Permitted 
Uses 

• All proposed land-uses, including single-family attached dwellings, mixed-use 
dwellings, multifamily dwellings, childcare centers, and office and retail space 
proposed by the PDP are permitted uses within the Harmony Corridor zone 
district.  

Complies 

4.26(D)(2) – 
Secondary 
Uses 

This standard limits secondary uses (e.g., residential, retail, hotels) to 30% of the area of 
a development plan. 

• Prior to the PDP, the proposed development completed an Overall Development 
Plan and received approval for a Modification of Standard for 100% secondary 
uses on the site with consideration given to the site’s lack of proximity and 
visibility to Harmony Road and commitments to various sustainability measures 
and a childcare center. Although the site is permitted up to 100% secondary 
uses it still aims to provide office space in several buildings along Ziegler Road.  

Complies 
via ODP 
Modification 
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Applicable 
Code Standard 

Summary of Code Requirement and Analysis  Staff 
Findings 

4.26(D)(3) – 
Dimensional 
Standards 

This zone standard limits nonresidential buildings to six stories and residential buildings 
to three stories of height.. 

• The previously approved Overall Development Plan received approval for a 
Modification of Standard to permit up to four stories of building height for 
residential structures, with conditions, on Parcels B & C as illustrated on the 
attached ODP map. 

• The proposed PDP includes a fourth residential building story on parcel C that 
complies with the approved Modification of Standard and its conditions, being 
that the 4th story is stepped back at least 10-ft on two sides. The proposed PDP 
has elected to include only 3-story residential structures on Parcel B, complying 
with the underlying HC District standard.  

Complies 

4.26(D)(4) – 
Density / 
Intensity 

This zone standard requires residential uses to have an overall average minimum 
density of 7 dwelling units per net acre. 

• The proposed 603 dwelling units on 32.69 acres is equivalent to 18.4 dwelling 
units per acre. 

Complies 

4.26(D)(5) – 
Mix of Housing 
Types 

This zone standard requires a minimum of three housing types given the project site is 
greater than 30 acres.  

• The plan proposes four housing types, including: single-family attached, mixed-
use, and multifamily dwellings containing 3 to 4 units per building and multifamily 
dwellings containing more than 7 units per building.  

Complies 

4.26(D)(6) – 
Access to a 
Park, Central 
Feature, or 
Gathering 
Space 

This zone standard requires 90% of residential units to be located within a quarter mile 
of a park, central feature, or gathering space at least 10,000 square feet in size, which is 
visible, and easily observed from streets. 

• The proposal includes multiple parks, plazas, and gathering areas totaling 2.3 
acres, greater than 10,000 square feet minimum requirement. These spaces are 
easily accessible and visible from the site’s street and walkway networks.  

Complies 

 

5. Comprehensive, Subarea Plan & Land Use Code Purpose: 
A. CITY PLAN  
The City’s comprehensive plan was developed with the participation of thousands of community members and 
embodies the vision and values of the community for the future. The plan is the main basis for development 
standards in the Land Use Code and provides high-level land use guidance via the Structure Plan Map. 

Development plans are reviewed for compliance with the Land Use Code rather than directly for compliance with 
City Plan per se; rather, City Plan can be used to add perspective on the background and purposes behind the 
code standards; to help interpret standards that warrant a degree of interpretation; and to aid review of requests 
for modifications of standards. 

A key theme throughout City Plan is encouraging housing and infill development, especially those in areas with 
transit and employment opportunities. The project site is located in the ‘Mixed Employment’ place type on the 
Structure Plan map and sits adjacent to both lower density residential and high intensity mixed-use/commercial 
place types. As a transition between these areas, the proposed project helps fulfill many of City Plan’s goals 
related to new housing development and providing support for nearby employment users through the childcare 
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center and higher density attainable housing, all within the mixed-use corridor that is eyed as a potential bus rapid 
transit in the future.  

Pertinent City Plan Policies: 

 LIV 2.2 - PRIORITY LOCATIONS FOR INFILL AND REDEVELOPMENT Ensure appropriate 
use of the City’s public investments in infrastructure/improvements in the following areas to 
achieve the City’s strategic goals: 
» Downtown District; » Urban Mixed-Use Districts; » Mixed-Employment Districts; and » Metro Districts 

 LIV 2.3 - TRANSIT-ORIENTED DEVELOPMENT Require higher-density housing and mixed-
use development in locations that are currently, or will be, served by BRT and/or high-frequency 
transit in the future as infill and redevelopment occurs. Promote a variety of housing options for 
all income levels. 

 Principle LIV 3: Maintain and enhance our unique character and sense of place as the 
community grows. 

 POLICY LIV 3.1 - PUBLIC AMENITIES. Design streets and other public spaces with the comfort 
and enjoyment of pedestrians in mind …such as plazas, pocket parks, patios, children’s play 
areas, sidewalks, pathways… 

 Principle LIV 5: Create more opportunities for housing choices.  
 Policy LIV 5.1 - HOUSING OPTIONS To enhance community health and livability, encourage a 

variety of housing types and densities, including mixed-used developments that are well served 
by public transportation and close to employment centers, shopping, services, and amenities. 

 Policy LIV 5.3 - LAND FOR RESIDENTIAL DEVELOPMENT Use density requirements to 
maximize the use of land for residential development to positively influence housing supply and 
expand housing choice. 

 Policy HI 2.4 - EARLY LEARNING Encourage equitable access to childcare, early learning 
opportunities and other programs that help families prepare their children for school. 

 
B. HARMONY CORRIDOR PLAN 
The project site is also located within the Harmony Corridor Plan boundary, which seeks to establish a mixed-use 
corridor with a strong employment base. The Harmony Corridor Land Use Policy Plan provides guidance for the 
corridor as, “a preferred location for intense urban activity including a mix of residential, industrial, commercial and 
recreational uses,” and establishes goals and policies for high quality design and concepts for a gateway urban 
design features as a main entryway to the community. 

In particular, the Harmony Corridor Land Use Policy Plan: 

…promotes the maximum utilization of land within the corridor, higher density development, phased 
growth, a mix of uses and concentrated building activity. The availability of public facilities, including 
streets, sewer, water, natural gas, and electricity, establishes the corridor as a preferred location for 
intense urban activity… 

Goals and policies relevant to the proposal include: 

Land Use Plan: 

 Maximize the use of existing services and facilities (streets and utilities).  

 Provide shopping and service areas convenient to both residents and employees of the corridor. 
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 Provide for a variety of housing types.  

 Preserve and protect existing residential neighborhoods from intrusive or disruptive 
development. 

General Policies: 

 Policy LU-3: Provide for the advance planning of large, undeveloped properties in the corridor 
area. 

 Policy LU-6: Recognize the importance of the continued livability and stability of existing 
residential neighborhoods as a means to expanding future economic opportunities in the 
corridor. 

 Policy LU-7: Preserve a transition or cushion of lower intensity uses or open space between 
existing residential neighborhoods and the more intense industrial/commercial areas. 

The intent of the original ODP meets Policy LU-3 to provide advance planning for multiple undeveloped parcels and 
the project proposes a mix of housing, office, and childcare center to create a mixed-use development with multiple 
housing types. These land uses can serve as a transitional element between the more intensive uses and businesses 
directly along Harmony Road and the lower intensity residential neighborhoods north of the site, all while maximizing 
the utilization of existing infrastructure and services provided in the corridor and the future potential for transit along 
Harmony Road.  

Specifically, the project meets Harmony Corridor goals by: 

- Placing stormwater detention and smaller/less intense units adjacent to existing residential neighborhoods while 
providing higher density housing elsewhere on the site. 

- Providing multiple housing types, including live/work and mixed-use units which are encouraged in the corridor. 

- Creating greater connectivity between existing and proposed retail/commercial and adjacent neighborhoods. 

- Providing employment support to the corridor with the new childcare center. 

 
C. LAND USE CODE PURPOSE (SECTION 1.2.2) 

The Land Use Code’s purpose is to protect the health, safety, and welfare of the community and includes the 
following statements and goals on how this purpose will be achieved: 
 

(A) ensuring that all growth and development which occurs is consistent with this Code, City Plan and its adopted 
components, including, but not limited to, the Structure Plan, Principles and Policies and associated sub-area 
plans. 

(B) encouraging innovations in land development and renewal. 
(C) fostering the safe, efficient and economic use of the land, the city's transportation infrastructure, and other 

public facilities and services. 
(D) facilitating and ensuring the provision of adequate public facilities and services such as transportation 

(streets, bicycle routes, sidewalks and mass transit), water, wastewater, storm drainage, fire and emergency 
services, police, electricity, open space, recreation, and public parks. 

(E) avoiding the inappropriate development of lands and providing for adequate drainage and reduction of flood 
damage. 

(F) encouraging patterns of land use which decrease trip length of automobile travel and encourage trip 
consolidation. 

(G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other alternative modes of 
transportation. 

(H) reducing energy consumption and demand. 
(I) minimizing the adverse environmental impacts of development. 

Page 980

Item 14.



Planning & Zoning Commission Hearing - Agenda Item 4 
Union Park #PDP230005 

Thursday, February 15, 2024 | Page 32 of 33 

Back to Top 
 
 

(J) improving the design, quality and character of new development. 
(K) fostering a more rational pattern of relationship among residential, business and industrial uses for the mutual 

benefit of all. 
(L) encouraging the development of vacant properties within established areas. 
(M) ensuring that development proposals are sensitive to the character of existing neighborhoods. 
(N) ensuring that development proposals are sensitive to natural areas and features. 
(O) encouraging a wide variety of housing opportunities at various densities that are well-served by public 

transportation for people of all ages and abilities. 

In addition to compliance with individual Code standards, the proposal meets the purpose of the Land Use Code by: 

• Following the land use guidance provided by City Plan / Structure Plan Map in terms of permitted land 
uses and densities and the Harmony Corridor Subarea Plan which encourages a mix-of uses, and the 
high utilization of the corridor’s remaining vacant lands with an emphasis on either primary uses or 
secondary supporting uses to an employment corridor. 

 
• Proposing novel and innovative land uses, such as live/work units and vertical mixed-use dwellings, as 

well as encouraging a mix of density that can transition from areas of higher intensity to the south of the 
site to existing lower intensity neighborhoods to the north. 

 
• Providing and planning for the provision of services and facilities to support transportation, utility, 

emergency service, and park/amenity facilities. As part of the prior Overall Development Plan approval, 
this includes a detailed study and policy guidance for the planning and partial funding commitment for a 
future signalized intersection serving this development and neighboring development at the nearby 
Ziegler Rd & Paddington Rd intersection. 
 

• Proposing a mix of uses and intensity that promotes access to transit and multimodal options with close 
proximity to employment, retail, and on-site provision for childcare. The site is also situated near future 
plans for a potential Bus Rapid Transit corridor along Harmony Road. 

 
• Promotes community goals for renewable energy and conservation by committing to on-site solar 

generation and LEED or Zero Energy Ready certification for many of the residential dwelling units.  
 

• Proposes a variety of housing, including walk-up and elevator serviced units for residents of all ages and 
abilities. 

 

6. Findings of Fact/Conclusion 
In evaluating the request for the Union Park Project Development Plan #PDP230005, Staff makes the following 
findings of fact and conclusions: 

1. The Project Development Plan complies with the Purpose statement of the Land Use Code Section 1.2.2. 

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

3. The Project Development Plan complies with the previously-approved Ziegler-Corbett Overall Development 
Plan. 

4. The Project Development Plan complies with applicable criteria for approval of Modification of Standards 
located in Division 2.8 of the Land Use Code. 

Staff supports the request for Modification of Standards to subsection 3.2.2(K) for the Number of Off-Street 
Parking Spaces. 
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The modification would not be detrimental to the public good and the request satisfies criteria (4) in 
subsection 2.8.2(H) because staff and the City have approved changes to the Code to reduce parking rates 
for one and two unit multifamily dwellings and the proposed amount of parking meets and exceeds these new 
rates. 

Staff supports the request for Modification of Standards to subsection 3.5.2(D) for the Relationship of 
Dwellings to Streets and Parking. 

The modification would not be detrimental to the public good and the request satisfies criterion (1) in 
subsection 2.8.2(H) because adequate mitigation measures have been provided to ensure a safe and visible 
walkway connection to the small number of residential buildings not meeting this standard through enhanced 
crosswalks, walkway landscaping, and appropriate lighting along and the buildings continue to front along a 
key east-west pedestrian corridor through the site.  

5. The Project Development Plan complies with relevant standards located in Article 3 – General Development 
Standards, subject to approval of the two Modifications of Standards. 

6. The Project Development Plan complies with relevant standards located in Division 4.26 – Harmony Corridor 
District (H-C) in Article 4. 

 

7. Recommendation 
• Staff recommends that the Planning and Zoning Commission make a motion to approve two Modifications of 

Standards to Land Use Code subsection 3.2.2(K) for the Number of Off-Street Parking Spaces; and 3.5.2(D) for the 
Relationship of Dwellings to Streets and Parking. 

• Staff recommends that the Planning and Zoning Commission make a motion to approve the Union Park Project 
Development Plan, #PDP230005 based on the Findings of Fact and supporting explanations found in the staff report 
and hearing materials. 

 

8. Attachments 
1. Applicants Narrative & Statement of Objectives 
2. Site Plan 
3. Landscape Plan 
4. Lighting Plan 
5. Building Elevations & Shadow Analysis 
6. Utility Plans 
7. Subdivision Plat 
8. Sense of Place Exhibits & Project Renderings 
9. Ziegler-Corbett Overall Development Plan 
10. Modification of Standard Request – Section 3.2.(K) 
11. Modification of Standard Request – Section 3.5.2(D) 
12. Drainage Report 
13. Traffic Impact Study 
14. Neighborhood Meeting Notes – November 2023 
15. Neighborhood Meeting Notes – January 2023 
16. Ziegler-Corbett ODP Staff Report 
17. Staff Presentation 
18. Applicant Presentation 
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September 6, 2023 

Union Park PDP 
Statement of Planning Objectives 

This proposal is for a Project Development Plan (PDP) submittal for the Ziegler-Corbett / 
Union Park development located west of Ziegler Road and South of Paddington Rd.  The 
properties are owned by ZIEGLER 1924B LLC, JAR PLUS 3 LLC and DAVID L YOUNG 
TRUST and contains approximately 32.6 acres total.  A development that consists of 627 
residential units and approximately 40,000 sf of retail / commercial /office and day care 
space.  The property is located in the Harmony-Corridor (HC) Zone District and will be 
subject to a Type 2 review with required neighborhood meeting. 

The property currently is undeveloped and will include primary and/or secondary uses as 
allowed by the previously approved modifications and the Ft Collins Land Use Codes.   

Property Owners within the PDP area: 

Parcel Number: 8732000002 
JAR PLUS 3 LLC 

Parcel Number : 8732400008 
DAVID L YOUNG TRUST 

Parcel Number: 8732000009 
ZIEGLER 1924B LLC 

Parcel Number: 8732400010 
ZIEGLER 1924B LLC 

Uses surrounding the property consist of the following: 

South: Front Range Village – Commercial / Retail / Office 
West: Affinity – Multi-Family 
North: English Ranch Subdivision – Single Family 
East: Avago Technologies – Corporate Campus 

Vehicular access for the project will be from Ziegler Road via a new full movement 
intersection that provides access into the neighborhood from the east and access from 
Corbett Dr. on the west.  Connectivity to the North will also be provided.  The site design will 
incorporate pedestrian access and connectivity utilizing sidewalks and open space. 

The project will be designed to be compatible with the surrounding neighborhoods as 
required by the City Code.  Architectural compatibility will be achieved by incorporating 
design elements from the surrounding neighborhood such as building materials, horizontal 
lap siding, shingle siding and board and batten siding in contrasting colors.  In addition, 
there will be brick and stone veneer accents. The roofs will consist of asphalt shingles and / 
or standing seam metal 
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(i) Statement of appropriate City Plan Principles and Policies achieved by
the proposed plan:

The Ziegler-Corbett / Union Park PDP meets the following applicable City
Plan Principles and Policies:

Livability and Social Health  

Principle LIV 2: Promote infill and Redevelopment 

Policy LIV 2.1 - REVITALIZATION OF UNDERUTILIZED PROPERTIES 
Support the use of creative strategies to revitalize vacant, blighted or 
otherwise underutilized structures and buildings. 

Policy LIV 2.2 - PRIORITY LOCATIONS FOR 
INFILL AND REDEVELOPMENT Ensure appropriate use of the City’s 
public investments in infrastructure/improvements in the following 
areas to achieve the City’s strategic goals: 

Being underutilized, this project is an ideal infill project, and is within walking 
distance to many destinations including other targeted ‘areas of activity’ as 
described throughout the City Plan.  

Principle LIV 5: Create more opportunities for housing 
choices. 

Policy LIV 5.1 - HOUSING OPTIONS 
To enhance community health and livability, encourage a variety of 
housing types and densities, including mixed-used developments that 
are well served by public transportation and close to employment 
centers, shopping, services and amenities. 

Policy LIV 5.3 - LAND FOR RESIDENTIAL DEVELOPMENT 

Use density requirements to maximize the use of land for residential 
development to positively influence housing supply and expand 
housing choice. 

The project provides an opportunity for development of an existing vacant site 
and the design of the buildings will be compatible with the surrounding 
neighborhood and setting. 
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Policy LIV 5.6 - EXISTING NEIGHBORHOODS 
Expand housing options in existing neighborhoods 
(Where permitted by underlying zoning) by 
encouraging: 
• Infill development on vacant and underutilized lots;
• Internal ADUs such as basement or upstairs apartments;
• Detached ADUs on lots of sufficient size; and
• Duplexes, townhomes or other alternatives to detached single-
family homes that are compatible with the scale and mass of adjacent
properties.

This development has the opportunity and ability to incorporate different 
housing types to provide variety along the streetscape.  This can be 
accomplished with the use of different facades and/or materials even if similar 
models are adjacent to each other. 

Principle LIV 6: Improve access to housing that meets 
the needs of residents regardless of their race, 
ethnicity, income, age, ability or background. 

Policy LIV 6.1 - BASIC ACCESS 
Support construction of housing units with practical features that 
provide access and functionality for people of all ages and widely 
varying mobilities. 

Policy LIV 6.8 - MONITOR HOUSING AFFORDABILITY 
Collect, maintain and disseminate information on housing affordability 
such as cost, demand and supply of affordable housing stock. 

The development will provide housing targeted towards all age groups and 
demographics.  

Principle LIV 7: A variety of housing types and densities 
for all income levels shall be available throughout the 
Growth Management Area. 

Policy LIV 7.1 – Encourage Variety in Housing Types and Locations 
Policy LIV 7.4 – Maximize Land for Residential Development 

This development has the opportunity and ability to incorporate different 
housing types to provide variety along the streetscape.  This can be 
accomplished with the use of different facades and/or materials even if similar 
models are adjacent to each other. 
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Principle LIV 9: Encourage development that reduces 
impacts on natural ecosystems and promotes 
sustainability and resilience. 

Policy LIV 9.1 - EFFICIENCY AND RESOURCE 
CONSERVATION Reduce net energy and water use of new and existing 
buildings through energy-efficiency programs, incentives, building and 
energy code regulations, and electrification and integration of 
renewable energy technologies. 

Policy LIV 9.2 - OUTDOOR WATER USE 
Promote reductions in outdoor water use by selecting low-water-use 
plant materials, using efficient irrigation, improving the soil before 
planting and exploring opportunities to use non-potable water 
for irrigation. 

The project will provide an attractive streetscape with street trees and 
detached sidewalks along the main drive. Water conservation and the use of 
low water consuming plants and grasses will be encouraged.  

Culture and Recreation 

Principle CR 2: Provide a variety of high-quality outdoor 
and indoor recreational opportunities that are 
accessible to all residents. 

Policy CR 2.1 - RECREATION OPPORTUNITIES 
Maintain and facilitate the development of a well-balanced system of 
parks, trails, natural areas and recreation facilities that provide 
residents and visitors of all races/ethnicities, incomes, ages, abilities 
and backgrounds with a variety of recreational opportunities. 

Policy CR 2.2 - INTERCONNECTED SYSTEM 
Support an interconnected regional and local system of parks, trails 
and open lands that balances recreation needs with the need to protect 
wildlife habitat and other environmentally sensitive areas.  Where 
appropriate, place trails along irrigation ditches and storm 
drainageways to connect to destinations such as schools, open lands 
and neighborhood centers. 

A variety of open spaces and parks are envisioned for this development. 
These could include pocket parks, open spaces areas and trails.    
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Principle CR 3: Adapt and expand parks and recreation 
facilities and programs to meet the needs of a changing 
community. 

Policy CPR 3.4 – Adhere to Best Management Practices   
Follow Environmental Best Management Practices for the maintenance 
of parks and recreation facilities, such as water conservation and the 
use of untreated water for irrigation purposes in appropriate areas, 
managing turf and adhering to policies for weed and pest control, 
utilizing low emission equipment and providing renewal energy 
opportunities, reducing solid waste through composting and recycling, 
and certifying sanctuary areas through Audubon International. 

Water conservation and the use of low water consuming plants and grasses 
will be encouraged.  This development will utilize quality landscape materials 
throughout the site, including enhanced entryway and screening in any 
appropriate areas. 

Economic Health 

Policy EH 4.1: The City will encourage the redevelopment of strategic 
areas within the community as defined in the Community and 
Neighborhood Livability and Neighborhood Principles and Policies. 

AND 

Policy EH 4.2 – Reduce Barriers to Infill Development and 
Redevelopment 

The project, is an ideal infill project and is within walking distance to many 
destinations including other targeted ‘areas of activity’ as described 
throughout the City Plan.  Residential / Mixed use is an ideal transition to the 
single-family neighborhood and the commercial district of Front range Village 

Environmental Health 
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Principle ENV 19: The City will pursue opportunities to 
protect and restore the natural function of the 
community’s urban watersheds and streams as a key 
component of minimizing flood risk, reducing urban 
runoff pollution, and improving the ecological health of 
urban streams. 

Policy ENV 19.2 – Pursue Low Impact Development 
Low Impact Development (LID) encompasses many aspects of the proposed 
design.   Permeable pavers will be utilized within private drives and/or parking 
lots as required.  The site will be planned with the intent to provide green 
space buffers and swales to minimize directly connected impervious areas 
and promote infiltration.  Rain Gardens and/or drywells will be utilized where 
applicable to treat stormwater prior to entering detention areas.   

Safe Community 

Principle SC 1: Create public spaces and rights-of-way 
that are safe and welcoming to all users. 

Policy SC 1.1 - NEIGHBORHOOD RELATIONS 
Provide and expand opportunities for neighborhood safety and 
involvement by fostering good neighborhood relations, building a 
sense of community pride and involvement, promoting safe and 
attractive neighborhoods, and encouraging compliance with City codes 
and regulations. 

A mix of land uses and programming will provide multiple efficient options for 
movement throughout this development. Bike trails and bike lanes will be 
used where appropriate to provide alternative methods of travel throughout 
the development. Development streets will be safe for cars, pedestrian and 
bicycles as well as attractive. The use of street trees and street lighting will 
contribute to the safety and aesthetics. 

Policy SC 1.2 - PUBLIC SAFETY THROUGH DESIGN 
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Provide a sense of security and safety within buildings, parking areas, 
walkways, alleys, bike lanes, public spaces and streets through creative 
placemaking and environmental design considerations, such as 
appropriate lighting, public art, visibility, maintained landscaping and 
location of facilities. 

The street system will provide an interconnected network with transportation 
options to cars, bicycles and pedestrians while providing direct access to 
community amenities, employment areas and commercial development.  

Transportation 

Principle T 8: Transportation that provides opportunities 
for residents to lead healthy and active lifestyles will be 
promoted. 

Policy T 8.1 – Support Active Transportation 
Policy T 8.2 – Design for Active Living 

Principle T10: Using transit will be a safe, affordable, easy, and 
convenient mobility option for all ages and abilities. 
Policy T 10.1 – Transit Stops 
Policy T 10.6 – High Frequency Transit Service 

Principle T11: Bicycling will be a safe, easy, and convenient mobility 
option for all ages and abilities 

The location of this project with quick access to the Harmony Street Corridor 
will promote and support the idea of a predominance of the daily trips of the 
residents of this project utilizing alternative modes of transportation 
(walking/biking) or public transportation which includes a Transfort bus stop 
walking distance along Harmony.  

High Performing Community 

N/A 

(ii) Description of proposed open space, wetlands, natural habitats and
features, landscaping, circulation, transition areas, and associated
buffering on site and in the general vicinity of the project.
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Pedestrian and bicycle trails as well natural buffer areas, parks and/or pocket 
parks will be integrated into the development.  Various modes of circulation 
will be provided between specified uses, parks and natural areas.  These 
connections will provide access to the harmony Corridor as well as providing 
the same connection for the neighborhood to the north.  

(iii) Statement of proposed ownership and maintenance of public and
private open space areas; applicant's intentions with regard to future
ownership of all or portions of the project development plan.

Common open space will be owned and maintained by the HOA.

(iv) Estimate of number of employees for business, commercial, and
industrial uses.

The type and quantity of commercial has not yet been determined therefore
an estimated number of employees cannot be determined. This information
will be provided at PDP.

(v) Description of rationale behind the assumptions and choices made by
the applicant.
The rationale behind the project is to provide multi-family, single-family
attached housing units and mixed-use in a location that is currently in need
for more of these housing types.

(vi) The applicant shall submit as evidence of successful completion of the
applicable criteria, the completed documents pursuant to these
regulations for each proposed use. The planning Director may require,
or the applicant may choose to submit, evidence that is beyond what is
required in that section. Any variance from the criteria shall be
described.

The submitted documents reflect the applicable criteria for the proposed use.
Included are two modifications requesting the reduction on the limits of
secondary uses and to increase residential buildings to 4 stories.

(vii) Narrative description of how conflicts between land uses or
disturbances to wetlands, natural habitats and features and or wildlife
are being avoided to the maximum extent feasible or are mitigated.

No existing ecological significance or native habitat is known or documented.

(viii) Written narrative addressing each concern/issue raised at the
neighborhood meeting(s), if a meeting has been held.
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(ix) Name of the project as well as any previous name the project may have
had during Conceptual Review.

The project is currently named Ziegler-Corbett / Union ParkPDP

(x) Parking narrative describing the parking demand generated with
consideration of: the number of employees, tenants, and/or patrons; the
amount and location of parking provided; where anticipated spill-over
parking will occur; and, any other considerations regarding vehicle
parking.

Parking will meet or exceed the parking requirements for the uses anticipated
in the PDP.
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BY JASON SHERRILL, MEMBER OF ZIEGLER 1924B LLC, A

COLORADO LIMITED LIABILITY COMPANY.

____________________________________________________

NOTARY PUBLIC

MY COMMISSION EXPIRES:  _____________

[SEAL]

THE UNDERSIGNED DO HEREBY CERTIFY THAT WE ARE THE LAWFUL CONTRACT PURCHASER OF REAL PROPERTY DESCRIBED ON
THIS SITE PLAN AND DO HEREBY CERTIFY THAT WE ACCEPT THE CONDITIONS AND RESTRICTIONS SET FORTH ON SAID SITE PLAN.

IN WITNESS WHEREOF, WE HAVE UNTO SET OUR HANDS AND SEALS THIS _______ DAY OF __________________________, 20______.

ZIEGLER 1924B LLC, A COLORADO LIMITED LIABILITY COMPANY

BY: _____________________________________________
           JASON SHERRILL, MEMBER

Jason Sherrill, CEO.
Landmark Real Estate Holdings, LLC
6341 Fairgrounds Ave, Suite 100
Windsor, Colorado 80550
(970) 460-0567

Site

NORTH

Legal Description

A PARCEL OF LAND SITUATE IN THE SOUTHEAST QUARTER OF SECTION 32, TOWNSHIP 7
NORTH, RANGE 68 WEST OF THE 6TH P.M., CITY OF FORT COLLINS, COUNTY OF LARIMER,
STATE OF COLORADO

SURVEYOR
Steven Parks, PLS
Majestic Surveying, LLC
1111 Diamond Valley Dr Ste 104,
Windsor, CO 80550
(970) 833-5698

Site Plan Notes:

1. REFER TO FINAL UTILITY PLANS FOR EXACT LOCATIONS AND CONSTRUCTION INFORMATION FOR STORM DRAINAGE STRUCTURES, UTILITY MAINS AND SERVICES, PROPOSED TOPOGRAPHY, STREET
IMPROVEMENTS.

2. REFER TO THE SUBDIVISION PLAT AND UTILITY PLANS FOR EXACT LOCATIONS, AREAS AND DIMENSIONS OF ALL EASEMENTS, LOTS, TRACTS, STREETS, WALKS AND OTHER SURVEY INFORMATION.

3. THE PROJECT SHALL BE CONSTRUCTED IN ACCORDANCE WITH THE FINAL PLANS. AMENDMENTS TO THE PLANS MUST BE REVIEWED AND APPROVED BY THE CITY PRIOR TO THE IMPLEMENTATION OF ANY CHANGES
TO THE PLANS.

4. ALL ROOFTOP AND GROUND MOUNTED MECHANICAL EQUIPMENT MUST BE SCREENED FROM VIEW FROM ADJACENT PROPERTY AND PUBLIC STREETS.  IN CASES WHERE BUILDING PARAPETS DO NOT ACCOMPLISH
SUFFICIENT SCREENING, THEN FREE-STANDING SCREEN WALLS MATCHING THE PREDOMINANT COLOR OF THE BUILDING SHALL BE CONSTRUCTED.  OTHER MINOR EQUIPMENT SUCH AS CONDUIT, METERS AND
PLUMBING VENTS SHALL BE SCREENED OR PAINTED TO MATCH SURROUNDING BUILDING SURFACES.

5. ALL CONSTRUCTION WITH THIS DEVELOPMENT PLAN MUST BE COMPLETED IN ONE PHASE UNLESS A PHASING PLAN IS SHOWN WITH THESE PLANS.

6. ALL EXTERIOR LIGHTING PROVIDED SHALL COMPLY WITH THE FOOT-CANDLE REQUIREMENTS IN SECTION 3.2.4 OF THE LAND USE CODE AND SHALL USE A CONCEALED, FULLY SHIELDED LIGHT SOURCE WITH SHARP
CUT-OFF CAPABILITY SO AS TO MINIMIZE UP-LIGHT, SPILL LIGHT, GLARE AND UNNECESSARY DIFFUSION.

7. SIGNAGE AND ADDRESSING ARE NOT PERMITTED WITH THIS PLANNING DOCUMENT AND MUST BE APPROVED BY SEPARATE CITY PERMIT PRIOR TO CONSTRUCTION.  SIGNS MUST COMPLY WITH CITY SIGN CODE
UNLESS A SPECIFIC VARIANCE IS GRANTED BY THE CITY.

8. FIRE HYDRANTS MUST MEET OR EXCEED POUDRE FIRE AUTHORITY STANDARDS.  ALL BUILDINGS MUST PROVIDE AN APPROVED FIRE EXTINGUISHING SYSTEM.

9. ALL BIKE RACKS PROVIDED MUST BE PERMANENTLY ANCHORED.

10. ALL SIDEWALKS AND RAMPS MUST CONFORM TO CITY STANDARDS.  ACCESSABLE RAMPS MUST BE PROVIDED AT ALL STREET AND DRIVE INTERSECTIONS AND AT ALL DESIGNATED ACCESSABLE PARKING SPACES.
ACCESSABLE PARKING SPACES MUST SLOPE NO MORE THAN 1:48 IN ANY DIRECTION.  ALL ACCESSIBLE ROUTES MUST SLOPE NO MORE THAN 1:20 IN DIRECTION OF TRAVEL AND WITH NO MORE THAN 1:48 CROSS
SLOPE.

11. COMMON OPEN SPACE AREAS AND LANDSCAPING WITHIN RIGHT OF WAYS, STREET MEDIANS, AND TRAFFIC CIRCLES ADJACENT TO COMMON OPEN SPACE AREAS ARE REQUIRED TO BE MAINTAINED BY THE
PROPERTY OWNER OF THE COMMON AREA. THE PROPERTY OWNER IS RESPONSIBLE FOR SNOW REMOVAL ON ALL ADJACENT STREET SIDEWALKS AND SIDEWALKS IN COMMON OPEN SPACE AREAS.

12. DESIGN AND INSTALLATION OF ALL PARKWAY/TREE LAWN AND MEDIAN AREAS IN THE RIGHT-OF-WAY SHALL BE IN ACCORDANCE WITH CITY STANDARDS. UNLESS OTHERWISE AGREED TO BY THE CITY WITH THE
FINAL PLANS, ALL ONGOING MAINTENANCE OF SUCH AREAS IS THE RESPONSIBILITY OF THE OWNER/DEVELOPER.

13. THE PROPERTY OWNER FOR EACH RESIDENTIAL LOT IS RESPONSIBLE FOR SNOW REMOVAL ON ALL STREET SIDEWALKS ADJACENT TO EACH RESIDENTIAL LOT.

14. PRIVATE CONDITIONS, COVENANTS, AND RESTRICTIONS (CC&R'S), OR ANY OTHER PRIVATE RESTRICTIVE COVENANT IMPOSED ON LANDOWNERS WITHIN THE DEVELOPMENT, MAY NOT BE CREATED OR ENFORCED
HAVING THE EFFECT OF PROHIBITING OR LIMITING THE INSTALLATION OF XERISCAPE LANDSCAPING, SOLAR/PHOTO-VOLTAIC COLLECTORS (IF MOUNTED FLUSH UPON ANY ESTABLISHED ROOF LINE), CLOTHES
LINES (IF LOCATED IN BACK YARDS), ODOR-CONTROLLED COMPOST BINS, OR WHICH HAVE THE EFFECT OF REQUIRING THAT A PORTION OF ANY INDIVIDUAL LOT BE PLANTED IN TURF GRASS.

15. 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.

16. FIRE LANE MARKING: A FIRE LANE MARKING PLAN MUST BE REVIEWED AND APPROVED BY THE FIRE OFFICIAL PRIOR TO THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY. WHERE REQUIRED BY THE FIRE CODE
OFFICIAL, APPROVED SIGNS OR OTHER APPROVED NOTICES THAT INCLUDE THE WORDS NO PARKING FIRE LANE SHALL BE PROVIDED FOR FIRE APPARATUS ACCESS ROADS TO IDENTIFY SUCH ROADS OR
PROHIBIT THE OBSTRUCTION THEREOF. THE MEANS BY WHICH FIRE LANES ARE DESIGNATED SHALL BE MAINTAINED IN A CLEAN AND LEGIBLE CONDITION AT ALL TIMES AD BE REPLACED OR REPAIRED WHEN
NECESSARY TO PROVIDE ADEQUATE VISIBILITY.

17. PREMISE IDENTIFICATION: AN ADDRESSING PLAN IS REQUIRED TO BE REVIEWED AND APPROVED BY THE CITY AND POUDRE FIRE AUTHORITY PRIOR TO THE ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY.
UNLESS THE PRIVATE DRIVE IS NAMED, MONUMENT SIGNAGE MAY BE REQUIRED TO ALLOW WAY_FINDING. ALL BUILDINGS SHALL HAVE ADDRESS NUMBERS, BUILDING NUMBERS OR APPROVED BUILDING
IDENTIFICATION PLACED IN A POSITION THAT IS PLAINLY LEGIBLE, VISIBLE FROM THE STREET OR ROAD FRONTING THE PROPERTY, AND POSTED WITH A MINIMUM OF SIX_INCH NUMERALS ON A CONTRASTING
BACKGROUND. WHERE ACCESS IS BY MEANS OF A PRIVATE ROAD AND THE BUILDING CANNOT BE VIEWED FROM THE PUBLIC WAY, A MONUMENT, POLE OR OTHER SIGN OR MEANS SHALL BE USED TO IDENTIFY THE
STRUCTURE.

18. ATTACHED AND DETACHED GARAGE SPACES BEING COUNTED TOWARDS MINIMUM PARKING REQUIREMENTS MUST BE INCLUDED IN THE PRICE OF UNIT/UNIT RENT AND CAN NOT BE LEASED SEPARATELY.

19. THIS  PROJECT WILL MEETSTHE ODP PLAN NOTES RELATED TO SOLAR ON BUILDINGS, 4TH FLOOR SIZE/DIMENSIONS DURING THE PERMITTING PROCESS AND DOCUMENTED FOR CERTIFICATION OF OCCUPANCY.
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Site Notes and Tables

01

BROWNSTONES (FEE SIMPLE)
4, 5 AND 6 UNIT PER BLDGS.
(1) SIX UNIT BUILDINGS = 6
(7) FIVE UNIT BUILDINGS = 35
(4) FOUR UNIT BUILDINGS = 16

192 UNITS

57 UNITS

30.6%

9.1%

BUILDING DESCRIPTION # OF UNITS % OF UNITSHC  BUILDING TYPES

01a - MULTI-FAMILY (M.F.)
6 BUILDINGS - 14%
TWO VARIATIONS

02a - SINGLE FAMILY ATTACHED
(S.F.A.) 12 BUILDINGS - 28%

PRODUCT DESCRIPTION / VARIATION

245 UNITS 39.1%

3 STORIES

3 STORIES
29'-7" IN HEIGHT

(2) MIXED USE
1ST FLOOR - 2,680 SF RETAIL
2ND FLOOR - TWO UNITS

(2) THREE UNIT LIVE WORK

4 UNITS03 - RESIDENTIAL MIXED USE
4 BUILDINGS - 9%

2 STORIES
32-4" IN HEIGHT

Land-Use Statistics

EXISTING ZONING: HC -  HARMONY CORRIDOR

LAND USE: MIXED USE  PER APPROVED ODP

MULTI-FAMILY BUILDINGS: 16 - TWO, THREE AND FOUR STORY - 457 UNITS TOTAL

S.F.A. BUILDINGS: 24 - THREE STORY - 136 UNITS TOTAL

MIXED USE BUILDINGS 4  - TWO STORY - 10 UNITS TOTAL

CLUBHOUSE BUILDINGS 1 - ONE STORY

RETAIL / OFFICE / DAYCARE BLDGS. 3 - ONE OR TWO STORIES

GARAGE BUILDINGS 5 - ONE STORY

TOTAL NUMBER OF BUILDINGS 53

GROSS LAND AREA: 32.69 AC OR 1,423,979 SQUARE FEET

PARK SPACE REQUIRED MINIMUM 1.0 ACRE PER APPROVED ODP

PARK SPACE PROVIDED 2.3 ACRES  - PARK, SPACE / POOL AND CLUBHOUSE

BUILDING GROSS S.F.: N/A

FLOOR AREA RATIO (F.A.R.): N/A

NUMBER OF UNITS 603

UNITS PER ACRE 18.4 UNITS PER ACRE (GROSS)

TOTAL BEDROOMS 1,174 BEDROOMS

BUILDING HEIGHTS:

NOTE: THE ZIEGLER-CORBETT ODP HAS AN APPROVED MODIFICATION FOR RESIDENTIAL BUILDING HEIGHT.

32 UNIT APARTMENT BUILDING MAX HEIGHT = 3 STORIES / 39' - 6" (+,-)
29'-11" AT TOP FLOOR PLATE (ALL OPTIONS)

49 UNIT APARTMENT BUILDING MAX HEIGHT = 4 STORIES / 49' - 6" (+,-)
41'-8"' AT TOP FLOOR PLATE (ALL OPTIONS)

BROWNSTONES MAX HEIGHT = 3 STORIES / 39' - 11" (+,-)
29' - 7" AT TOP FLOOR PLATE - (ALL OPTIONS)

TOWNHOMES MAX HEIGHT = 3 STORIES / 37'- 0" (+,-)
29'-10" AT TOP FLOOR PLATE - (ALL OPTIONS)

CLUBHOUSE 1 STORY

MULTI-USE BUILDING 2 STORY

32 UNIT APARTMENTS
(6) 32 UNIT BUILDINGS

01b - MULTI-FAMILY (M.F.)
5 BUILDINGS - 12%
TWO VARIATIONS

4 STORIES

49 UNIT APARTMENTS
(5) 49 UNIT BUILDINGS

01-c - MULTI-FAMILY (M.F.)
5 BUILDINGS - 12%
TWO VARIATIONS

4 UNIT APARTMENTS
(5) 4 UNIT BUILDINGS 20 UNITS 3.2%

TOTAL NUMBER OF BUILDINGS = 16
TOTAL VARIATIONS = 6 TOTAL  M.F UNITS = 457

2ND FLOOR

TOTAL NUMBER OF BUILDINGS = 24
TOTAL VARIATIONS = 8

TOTAL  S.F.A UNITS = 136

GRAND TOTAL NUMBER OF
RESIDENTIAL BUILDINGS = 44 GRAND TOTAL  UNITS = 603

Parking Analysis - Modification Request to Use the Proposed L.U.C. Requirements

SQUARE FEET ACRES % OF

BUILDING FOOTPRINTS 411, 241 9.5  29.1%

LANDSCAPE / OPEN-SPACE 466,396 10.7     32.7%

PAVED DRIVE AND PARKING 321,535 7.4   22.6%

SIDEWALKS / HARDSCAPE 214,318 4.9   15.0%

DEDICATION OF PUBLIC ROW  = 10,489 0.2 0.6%

TOTAL AREA: 1,423,979 sf          32.7 ac 100%

Area Coverage

TOWNHOME (FEE SIMPLE)
5, 6, 8 AND 9 UNIT PER BLDGS.
(1) NINE UNIT BUILDINGS = 9
(3) EIGHT UNIT BUILDINGS = 24
(6) SIX UNIT BUILDINGS = 36
(2) FIVE UNIT BUILDINGS = 10

79 UNITS 16.4%02b - SINGLE FAMILY ATTACHED
(S.F.A.) 11 BUILDINGS - 25%

EV PARKING SPACES PROVIDED:

EV PARKING PROVIDED FOR RESIDENTIAL

FIXED LOCATIONS   8 EVSE INSTALLED SPACES
68 EV CAPABLE SPACES

IN GARAGE 79 EVSE INSTALLED (TOWNHOMES -S.F.A.)
63 EV READY - (BROWNSTONES / LIVE WORK - S.F.A.)
24 EV READY - (M.F.)

        107 EV CAPABLE SPACES (M.F.)

TOTAL EVSE INSTALLED 87
TOTAL EV READY 87
TOTAL EV CAPABLE 175
TOTAL = 349 = 40% OF TOTAL REQUIRED PARKING SPACES

EV PARKING PROVIDED AT RETAIL/ OFFICES/ DAY CARE

FIXED LOCATIONS   2 EVSE INSTALLED SPACES
TOTAL EV READY   0
TOTAL EV CAPABLE 22
TOTAL = 24 = 40% OF TOTAL REQUIRED PARKING SPACES

ATTACHED GARAGE SPACES = 414 SPACES
9 X17 STANDARD OFF STREET SPACE = 313 SPACES
DIAGONAL PARKING   93 SPACES
COMPACT DIAGONAL PARKING   22 SPACES
8 X 23 ON STREET PARALLEL* =   79 SPACES*

REQUIRED RESIDENTIAL PARKING BASED ON BEDROOMS 870 SPACES
PARKING SPACES PROVIDED FOR RESIDENTIAL DEVELOPMENTS = 921 SPACES

PARKING REQUIRED FOR OFFICE / RETAIL
GENERAL OFFICE 1

1000 SF X 17,000 SF = 17 SPACES
GENERAL RETAIL 1

500  X 17,000  SF  = 34 SPACES
DAY CARE  1

1000 SF X 10,000 SF = 10 SPACES
SPACES REQUIRED 61 SPACES

9 X17 STANDARD OFF STREET SPACE = 57 SPACES
8 X 23 ON STREET PARALLEL = 7 SPACES

PARKING SPACES PROVIDED FOR OFFICE / RETAIL / DAY CARE = 64 SPACES

TOTAL PARKING SPACES REQUIRED WITHIN ENTIRE DEVELOPMENT = 934 SPACES
TOTAL PARKING SPACES PROVIDED WITHIN ENTIRE DEVELOPMENT = 985 SPACES

* - DOES NOT INCLUDE POTENTAL AND ALLOWED PARALLEL PARKING WITHIN TOWNHOMES

Parking Provided

BICYCLE PARKING RQUIREMENT  PROVIDED:

RESIDENTIAL

FIXED RACKS 470 SPACES (EACH U RACK IS 2 SPACES = 236)

IN GARAGE  (COVERED) 286 SPACES (2 LOCATED IN EACH SFA GARAGE)
(SEE BIKE RACK THIS SHEET) 260 SPACES (2 LOCATED IN EACH APARTMENT GARAGE)

BIKE SHELTER (COVERED) 162 SPACES

TOTAL RESIDENTIAL COVERED REQUIRED 707 SPACES
TOTAL RESIDENTIAL COVERED PROVIDED 708 SPACES

TOTAL RESIDENTIAL REQUIRED 1,178 SPACES
TOTAL RESIDENTIAL PROVIDED 1,178 SPACES

OFFICE AREA

OFFICE  AREA COVERED BIKE LOCKER  3 SPACES REQUIRED / 3 SPACES PROVIDED
OFFICE AREA FIXED RACKS 10 SPACES REQUIRED / 12 SPACES PROVIDED

TYPE 1

TYPE 2

TYPE 3

3 STORIES
29'-11" IN HEIGHT

6 UNITS

1.6%TOTAL NUMBER OF BUILDINGS = 4 TOTAL  S.F.A UNITS = 10

PRODUCT 01 - Velo Hinge Bike Rack -
Wall Mount Black

6 UNIT-OPTION A

5 UNIT-OPTION B AND C

4 UNIT-OPTION C

9 UNIT-OPTION B

8 UNIT-OPTION A1

6 UNIT-OPTION B

5 UNIT-OPTION C

8 UNIT-OPTION A2

6 UNIT-OPTION C

Product 02 - Madrax Urban Bike
Outdoor Locker - Stainless Surface
Mount
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Detention

Day CareLOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4LOT 1 LOT 2 LOT 3 LOT 4 LOT 5

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4LOT 5LOT 4LOT 3LOT 2LOT 1

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 9

LOT 1

LOT 2

LOT 3

LOT 1

LOT 2

LOT 3
BLDG

ENVELOPE
A1

32 Units

BLDG
ENVELOPE

A2
32 Units

BLDG
ENVELOPE

A3
32 Units

BLDG
ENVELOPE

A4
32 Units

BLDG
ENVELOPE

A5
32 Units

BLDG
ENVELOPE

A6
32 Units

BLDG
ENVELOPE

A7
49 Units

BLDG
ENVELOPE

A8
49 Units

BLDG
ENVELOPE

A9
49 Units

BLDG
ENVELOPE
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49 Units
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ENVELOPE

A11
49 Units

BE AG1
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BE AG5
4 unitsBE G1 BE G2 BE G3 BE G4 BE G5
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C1
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C2
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C3

BE MU1
2 units

BE MU2
2 units
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ENVELOPE
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D.E. VARIESCommunity
Center,  Pool

and Park
1.0 ac

32
Unit

-
Option

A

32
Unit

-
Option

B

49 Unit
Option

A

Live / Work
Buildings
6 Units
Total

Commercial

Retail / Office/Mixed Use
w/ 4 Units 2nd floor

3-Story Brownstones SFA
12 Buildings

57 Units

12,000 SF per floor
2 Floors

24,000 SF Total

5,000 SF per floor
2 Floors

10,000 SF Total 1 Floor
10,000 SF Total

4 unit - Option A

ENGLISH RANCH
SOUTH

ZONED LMN

FRONT RANGE VILLAGE
ZONED HC

FRONT RANGE VILLAGE
ZONED HC

4062 KINGSLY COURT
OWNER:  FRANCES M.

RODAMMER

4063 HARRINGTON COURT
OWNER: JOSHUA RICE

ET. AL.

4062 NEWBURY COURT
OWNER: THOMAS C.

 BEMENT ET. AL.

4063 NEWBURY COURT
OWNER: KARLA M. SANTICH

4062 HARRINGTON COURT
OWNER: JANET A. DELANEY TRACT B ENGLISH RANCH SOUTH P.U.D.

REC. #96089830
OWNER: ENGLISH RANCH SOUTH HOA

PARCEL #8732100001
 OWNER: BARTRAN FAMILY LLC. REC.

#20050066116
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6 unit - Option C

4 unit - Option A5 unit - Option C

3-Story Townhomes SFA
12 Buildings - 79 Units

Plaza

2

Detention
D.E. VARIES

Area for
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60'0 120'90' NORTH

Overall Site -Union Park Development

Overall Site Plan

SP 1
HANDICAP PARKING STALL

EASEMENT LINE

PROPERTY  LINE

Legend

ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT

AE

EAE

DE

UTILITY EASEMENTUE

TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES
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2. ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK EDGE
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3. TRASH COLLECTION FOR ALL BROWNSTONES / TOWNHOMES ARE INDIVIDUAL
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Live / Work
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Total
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w/ 4 Units 2nd floor
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12,000 SF per floor
2 Floors

24,000 SF Total

5,000 SF per floor
2 Floors

10,000 SF Total 1 Floor
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CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call
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30'0 60'45' NORTH

Key Map

SP 2 SP 3 SP 4

SP 5 SP 6 SP 7

NORTH

5.00' TYP.

26.00'
EAE, UE

5.00' TYP.

MATCH LINE SHEET SP5

PROPERTY LINE

2 CAR ATTACHED
GARAGE EACH UNIT

(TYP) AND 2 BIKE RACKS
IN EACH

26.67'

NOTE -
1. ALL STREETS / DRIVES / ALLEYS ARE PRIVATE
2. ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK EDGE

OF WALK
3. TRASH COLLECTION FOR ALL BROWNSTONES / TOWNHOMES ARE INDIVIDUAL

CONTAINERS STORED IN GARAGES

HANDICAP PARKING STALL

EASEMENT LINE

PROPERTY  LINE

Legend

ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT

AE

EAE

DE

UTILITY EASEMENTUE

TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES

20.00'

20.00'
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29.33'
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TYP.

11.33'
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26.67'
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6.50' 6.50'

5.00' 5.00'

9.75'

5.00'
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5.00'

3.00'

3.00'

5.00'
5.00'

5.00'

LANDSCAPE WALLS - MAX
HEIGHT 36" EACH TIER

5.00'
TYP ALL WALLS

ENHANCED
CROSSWALK

SEE SHEET SP 07
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CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call

R
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6341 Fairgrounds Ave,
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GARAGE BUILDINGS
(TYP).   2 BIKE RACKS IN
EACH GARAGE

NOTE -
1. ALL STREETS / DRIVES / ALLEYS ARE PRIVATE
2. ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK EDGE

OF WALK

HANDICAP PARKING STALL
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ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT
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DE
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TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES
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w/ 4 Units 2nd floor

12,000 SF per floor
2 Floors

24,000 SF Total

5,000 SF per floor
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CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF
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COLORADO
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before you dig.Call
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TRANSFORMER

BUILDING GAS METER LOCATIONGAS
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CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
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UNDERGROUND MEMBER UTILITIES.
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COLORADO

Know what'sbelow.
before you dig.Call
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RESIDENTIAL  UNITS
SECOND STORY

17.00'9.00'

17.00' 9.00'

7.00'

5.00' 7.00'

7.00'

28.17'

NOTE - 1 - ALL STREETS / DRIVES / ALLEYS ARE PRIVATE
2 - ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK EDGE OF WALK
3 - TRASH ENCLOSURES ARE INSIDE / ATTACHED TO APARTMENT BUILDINGS

AREA DESIGNATED
FOR CLOCK TOWER
AND PLAZA AREA

HANDICAP PARKING STALL

EASEMENT LINE

PROPERTY  LINE

Legend

ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT

AE

EAE

DE

UTILITY EASEMENTUE

TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES

DIAGONAL PARKING
(TYP) PROVIDES

STREET LIKE PRIVATE
DRIVE DESIGNATION
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22.20'
60.0°'

ENHANCED
CROSSWALK

SEE SHEET SP 07

Fitness
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Pool
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8.17' 8.17' 9.00'
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PDP Final Submittal   01-19-24
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Key Map

SP 2 SP 3 SP 4

SP 5 SP 6 SP 7

NORTH

NOTE - 1 - ALL STREETS / DRIVES / ALLEYS ARE PRIVATE
2 - ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK EDGE OF WALK

ALL GARAGE BUILDINGS
(TYP).  INCLUDES 2 BIKE
RACKS IN EACH GARAGE

8 CAR GARAGE
BUILDING WITH 4
RESIDENTIAL  UNITS
SECOND STORY

8.00'

11.17'

PROPERTY LINE

ALL GARAGE BUILDINGS
(TYP).  INCLUDES 2 BIKE
RACKS IN EACH GARAGE

8 CAR GARAGE
BUILDING WITH 4
RESIDENTIAL  UNITS
SECOND STORY

11.17'

20.00' 20.00'

48.00'

16.00' 16.00'

5.00'

9.00'

17.00'

23.00'

8.00'

8.50'

5.00'

7.00'

19.83' 19.83' 20.92'

PICNIC SHELTER

HANDICAP PARKING STALL

EASEMENT LINE

PROPERTY  LINE

Legend

ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT

AE

EAE

DE

UTILITY EASEMENTUE

TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES

9.00'

22.20'
60.0°'

23.33'

SEAT WALL PER
DETAIL 2 SHEET SP 11
TYPICAL.

ENHANCED
CROSSWALK

SEE SHEET SP 7

DIAGONAL PARKING
(TYP) PROVIDES
STREET LIKE PRIVATE
DRIVE DESIGNATION

ENHANCED
CROSSWALK

SEE SHEET SP 7

9.00' 8.17' 8.17' 9.00'
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Detention

LOT 1

LOT 2

LOT 3

LOT 1

LOT 2

LOT 3

BLDG
ENVELOPE

A7
49 Units

BE AG5
4 units BE G5

BE MU1
2 units

BE MU2
2 units
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D.E. VARIES

Live / Work
Buildings
6 Units
Total

Retail / Office/Mixed Use
w/ 4 Units 2nd floor

FRONT RANGE VILLAGE
ZONED HC

5

6 9

6

5 14

5

3

10

9

6

88

267.63'

150.00'

26
EAE'

30.00
EAE

26.00'
UE, EAE

26
EAE'

26.00'
EAE

C

C

C

C

C

C

C
C

C

C

C

C

C

C
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C
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C
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Detention

Day CareLOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4LOT 1 LOT 2 LOT 3 LOT 4 LOT 5

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 1 LOT 2 LOT 3 LOT 4

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4LOT 5LOT 4LOT 3LOT 2LOT 1

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 1 LOT 2 LOT 3 LOT 4 LOT 5

LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6LOT 1 LOT 2 LOT 3 LOT 4 LOT 5 LOT 6 LOT 7 LOT 8 LOT 9

LOT 1

LOT 2

LOT 3

LOT 1

LOT 2

LOT 3
BLDG

ENVELOPE
A1

32 Units

BLDG
ENVELOPE

A2
32 Units

BLDG
ENVELOPE

A3
32 Units

BLDG
ENVELOPE

A4
32 Units

BLDG
ENVELOPE

A5
32 Units

BLDG
ENVELOPE

A6
32 Units

BLDG
ENVELOPE

A7
49 Units

BLDG
ENVELOPE

A8
49 Units

BLDG
ENVELOPE

A9
49 Units

BLDG
ENVELOPE

A10
49 Units

BLDG
ENVELOPE

A11
49 Units

BE AG1
4 units

BE AG2
4 units

BE AG3
4 units

BE AG4
4 units

BE AG5
4 unitsBE G1 BE G2 BE G3 BE G4 BE G5

BLDG
ENVELOPE

C1

BLDG
ENVELOPE

C2

BLDG
ENVELOPE

C3

BE MU1
2 units

BE MU2
2 units

BLDG
ENVELOPE

R1

BLOCK 1 BLOCK 2 BLOCK 3

BLOCK 4BLOCK 5BLOCK 6

BLOCK 7 BLOCK 8 BLOCK 9

BLOCK 10BLOCK 11BLOCK 12

BLOCK 13 BLOCK 14 BLOCK 15

BLOCK 16BLOCK 17BLOCK 18

BLOCK 19 BLOCK 20 BLOCK 21

BLOCK 22BLOCK 23BLOCK 24

BL
O

C
K 

25

BL
O

C
K 

26TRACT A
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TRACT A
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STREET-01 STREET-01

ST
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D.E. VARIESCommunity
Center,  Pool

and Park
1.0 ac

32
Unit

-
Option

A

32
Unit

-
Option

B

49 Unit
Option

A

Live / Work
Buildings
6 Units
Total

Commercial

Retail / Office/Mixed Use
w/ 4 Units 2nd floor

3-Story Brownstones SFA
12 Buildings

57 Units

12,000 SF per floor
2 Floors

24,000 SF Total

5,000 SF per floor
2 Floors

10,000 SF Total 1 Floor
10,000 SF Total

4 unit - Option A

FRONT RANGE VILLAGE
ZONED HC

FRONT RANGE VILLAGE
ZONED HC

OWNER: ENGLISH RANCH SOUTH HOA
#20050066116

3 3

15

10

9

9

14

5

6 9

6

5 14

5

3

10

9

6569
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10

15
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7 9
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8 7
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9 7
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7

11

7
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7 9

12 3 68

15

6 unit - Option C

4 unit - Option A5 unit - Option C

3-Story Townhomes SFA
12 Buildings - 79 Units

Plaza

2

Detention
D.E. VARIES

Area for
Playground

Area for
Playground

Detention
D.E. VARIES

8888888888
4 Units - Option

A

Pocket
Park A

Pocket
Park B

Pocket
Park C

6

7

Detention
D.E. VARIES

26.00'
UE, EAE

26.00'
UE, EAE

26.00'
UE, EAE

26.00'
UE, EAE

26.00'
UE, EAE

26.00'
UE, EAE

36.00'

36.00'

36.00'

26.00'
UE, EAE

24.00'
UE, EAE

30.00'

36.00'

267.63'

150.00'

26
UE,

EAE'

26
UE,

EAE'

26
EAE'

26.00'
UE, EAE

30.00
EAE

26.00'
UE, EAE

26.00'
UE, EAE

26.00'
EAE

30.00'
UE, EAE

26.00'
UE, EAE

26
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26
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26.00'
EAE

26.00'
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26
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26.00'
UE, EAE

26.00'
UE, EAE

5 unit - Option B 4 unit - Option A

4 unit - Option A 5 unit - Option B5 unit - Option C

5 unit - Option C

8 unit - Option
A2

6 unit - Option B

32
Unit

-
Option

A

32
Unit

-
Option

A

32
Unit

-
Option

B

32
Unit

-
Option

B

49 Unit
Option

A
49 Unit
Option

A

49 Unit
Option

B

49 Unit
Option

B

4 Units - Option
B

4 Units - Option
A

4 Units - Option
B

4 Units - Option
A

30.00'
UE, EAE

30.00'
UE, EAE

7

8 unit - Option
A1

8 unit - Option A2

6 unit - Option B 6 unit - Option B

6 unit - Option C 6 unit - Option B

6 unit - Option B

5 unit - Option C

5 unit - Option C

5 unit - Option B

Neighborhood
Park D

Area for
Playground

9 unit - Option B

5 unit - Option B

Neighborhood
Park C

Neighborhood
Park B

Neighborhood
Park B

Union Park - Site Plan

Site Plan

SP 7

4105 ZIEGLER RD
FORT COLLINS, CO 80525

GROUP
landscape architecture|planning|illustration

444 Mountain Ave.
Berthoud,CO 80513

TEL

WEB

970.532.5891
TBGroup.us

PROJECT TITLE

REVISIONS

ISSUE DATE

SHEET TITLE
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DATE

SEAL

January 15, 2024

DATE

PREPARED FOR

Union Park

Preliminary
Development Plan

CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call

R

PDP Submittal-01      02-22-23

LANDMARK REAL
ESTATE HOLDINGS
LLC

6341 Fairgrounds Ave,
Suite 100
Windsor, Colorado 80550
(970) 460-0567
CONTACT: Jason Sherrill

PDP Submittal-02      09-05-23
PDP Submittal-03      12-06-23
PDP Final Submittal   01-19-24

30'0 60'45' NORTH
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Key Map

SP 2 SP 3 SP 4

SP 5 SP 6 SP 7

NORTH

ALL GARAGE BUILDINGS
(TYP).  INCLUDES 2 BIKE
RACKS IN EACH GARAGE

8 CAR GARAGE
BUILDING WITH 4
RESIDENTIAL  UNITS
SECOND STORY

9.00'

8.17'

PROPERTY LINE

EX R.O.W. LINE

70.73'

169.38'

26.55'
22.37'

26.54'27.54'

17.00'
9.00'

7.00'

5.00'

NOTE -
1. ALL STREETS / DRIVES / ALLEYS ARE PRIVATE
2. ALL PARKING SPACES ARE 9' x 17' WITH 7' CLEARANCE BEHIND BACK

EDGE OF WALK
3. TRASH COLLECTION FOR ALL BROWNSTONES / TOWNHOMES ARE

INDIVIDUAL CONTAINERS STORED IN GARAGES

HANDICAP PARKING STALL

EASEMENT LINE

PROPERTY  LINE

Legend

ACCESS EASEMENT

EMERGENCY ACCESS EASEMENT

DRAINAGE EASEMENT

AE

EAE

DE

UTILITY EASEMENTUE

TRANSFORMER

BUILDING GAS METER LOCATIONGAS

ELEC BUILDING ELEC METER LOCATION

BIKE RACK (2 SPACES)

EV READY PARKING STALL

PRELIMINARY LOCATION FOR 
TRASH / RECYCLE ENCLOSURES

DIAGONAL PARKING  (TYP)
PROVIDES STREET LIKE

PRIVATE DRIVE DESIGNATION

9.00'

22.20'
60.0°'

7.00'

8.00'

10.00'

12.78'

5.00'

5.00' 5.00'

9.33'

5.00'

ENHANCED
CROSSWALK.

SEE DETAIL
THIS SHEET

81.79'
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UP UP

STREET-04

UP UP

BLDG
ENVELOPE

R1

STREET-03
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DONOTPOLLUTE

LOT 8

LOT 6

Union Pocket Park 'A' - Site Plan

Pocket Parks

SP 8

4105 ZIEGLER RD
FORT COLLINS, CO 80525

GROUP
landscape architecture|planning|illustration

444 Mountain Ave.
Berthoud,CO 80513

TEL

WEB

970.532.5891
TBGroup.us

PROJECT TITLE

REVISIONS

ISSUE DATE

SHEET TITLE

SHEET INFORMATION

DATE

SEAL

January 15, 2024

DATE

PREPARED FOR

Union Park

Preliminary
Development Plan

CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call

R

PDP Submittal-01      02-22-23

LANDMARK REAL
ESTATE HOLDINGS
LLC

6341 Fairgrounds Ave,
Suite 100
Windsor, Colorado 80550
(970) 460-0567
CONTACT: Jason Sherrill

PDP Submittal-02      09-05-23
PDP Submittal-03      12-06-23
PDP Final Submittal   01-19-24

20'0 40'30' NORTH

Union Pocket Park 'B' - Site Plan

20'0 40'30' NORTH

Union Neighborhood Park 'A' - Site Plan

20'0 40'30' NORTH

Union Pocket Park 'C' - Site Plan

20'0 40'30' NORTH

BBQ GRILL
 SEE PRODUCT 03 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

PET STATION
 SEE PRODUCT 04 SHEET SP 10

(3) LANDSCAPE BOULDERS
SET IN CONCRETE

SEE DETAIL 1 SHEET SP 11

(7) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 11

PET STATION
 SEE PRODUCT 04 SHEET SP 10

20 x 12 PERGOLA WITH PARK BENCH
 SEE PRODUCT 01 AND 05 SHEET SP 10

(9) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 10

(3) LANDSCAPE BOULDERS
SET IN CONCRETE

SEE DETAIL 1 SHEET SP 10

TURF GRASS

TURF GRASS

TURF GRASS

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

PARK  BENCH
SEE PRODUCT 01 SHEET SP 10

BBQ GRILL
 SEE PRODUCT 03 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

(3) LANDSCAPE BOULDERS
SET IN CONCRETE

SEE DETAIL 1 SHEET SP 11

(7) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 11

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

Union Neighborhood Park 'B' - Site Plan

20'0 40'30' NORTH

TURF GRASS

TURF GRASS

BBQ GRILL
 SEE PRODUCT 03 SHEET SP 10

PICNIC SHELTER WITH (2) PARK TABLES
SEE PRODUCT 02 AND 09 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

PET STATION
 SEE PRODUCT 04 SHEET SP 10

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

PICNIC SHELTER WITH (2) PARK TABLES
SEE PRODUCT 02 AND 09 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

PET STATION
 SEE PRODUCT 04 SHEET SP 10

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

(12) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 11

(5) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 11

20 X 12 PERGOLA WITH (2) URBAN
TABLES SEE PRODUCT 01 AND 05

SHEET SP 10

(3) LANDSCAPE BOULDERS
SET IN CONCRETE

SEE DETAIL 1 SHEET SP 10

BIKE RACKS-TYP ALL SYMBOLS
 SEE PRODUCT 07 SHEET SP 10

PARK  BENCH
SEE PRODUCT 01 SHEET SP 10

CONCRETE BLEACHER STEP

CONCRETE STEPS

20 x 12 PERGOLA WITH PICNIC TABLE
SEE PRODUCT 02 AND 05 SHEET SP 10

20 x 12 PERGOLA WITH PICNIC TABLE
SEE PRODUCT 02 AND 05 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

20 X 12 PERGOLA WITH (2) URBAN
TABLES SEE PRODUCT 01 AND 05

SHEET SP 10

Page 1001
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BLOCK 7

LOT 1 LOT 2 LOT 3
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Pocket Parks

SP 9

4105 ZIEGLER RD
FORT COLLINS, CO 80525

GROUP
landscape architecture|planning|illustration

444 Mountain Ave.
Berthoud,CO 80513

TEL

WEB

970.532.5891
TBGroup.us

PROJECT TITLE

REVISIONS

ISSUE DATE

SHEET TITLE

SHEET INFORMATION

DATE

SEAL

January 15, 2024

DATE

PREPARED FOR

Union Park

Preliminary
Development Plan

CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call

R

PDP Submittal-01      02-22-23

LANDMARK REAL
ESTATE HOLDINGS
LLC

6341 Fairgrounds Ave,
Suite 100
Windsor, Colorado 80550
(970) 460-0567
CONTACT: Jason Sherrill

PDP Submittal-02      09-05-23
PDP Submittal-03      12-06-23
PDP Final Submittal   01-19-24

Union Neighborhood Park 'A' - Site Plan

20'0 40'30' NORTH

Union Neighborhood Park 'B' - Site Plan

20'0 40'30' NORTH

CLOCK TOWER
SEE ARCH ELEVATIONS

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

CONCRETE SEAT WALL

TURF GRASS

PARK  BENCH
SEE PRODUCT 01 SHEET SP 10

CLOCK TOWER
SEE ARCH ELEVATIONS

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

PARK  BENCH
SEE PRODUCT 01 SHEET SP 10

FLAGSTONE PATH

(3) URBAN TABLE
SEE PRODUCT 06 SHEET SP 10

CONCRETE SEAT WALL
SEE DETAIL 02 SHEET SP 11

Union Neighborhood Park 'C' - Site Plan

20'0 40'30' NORTH

TURF GRASS

TURF GRASS

Union Neighborhood Park 'D' - Site Plan

20'0 40'30' NORTH

TURF GRASS

TRASH RECEPTACLE.  SEE
PRODUCT 08 SHEET SP 10

PET STATION.  SEE
PRODUCT 04 SHEET SP 10

(9) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET LS 23.1

BIKE RACKS  SEE PRODUCT 07
SHEET SP 10

CONCRETE RAMP W/
ENGINEERED WOOD FIBER SEE
SEE DETAIL 1 SHEET SP 12

DASHED LINE - CONCRETE THICKENED
EDGE W/ ENGINEERED WOOD FIBER SEE

SEE DETAIL 2 SHEET SP 12

PLAYGROUND PRODUCT 02-
2-BAY-4 SWINGS.
SEE SHEET SP 12

BBQ GRILL
 SEE PRODUCT 03 SHEET SP 10

TRASH RECEPTACLE
 SEE PRODUCT 08 SHEET SP 10

PET STATION
 SEE PRODUCT 04 SHEET SP 10

(4) LANDSCAPE BOULDERS
SEE DETAIL 1 SHEET SP 11

30 X 12 PERGOLA WITH (2) URBAN
TABLES SEE PRODUCT 01 AND 05

SHEET SP 10

PARC VUE BENCH SWING
SEE PRODUCT 10 SHEET SP 10

PLAYGROUND PRODUCT 01
PS3-71816 - SEE SHEET SP 12

BBQ GRILL
 SEE PRODUCT 03 SHEET SP 10

PICNIC SHELTER WITH (2) PARK TABLES
SEE PRODUCT 02 AND 09 SHEET SP 10

MIN 16" DEPTH ENGINEERED
WOOD FIBER (EWF)

PER DETAILS SHEET SP 12

MIN 16" DEPTH ENGINEERED
WOOD FIBER (EWF)
PER DETAILS SHEET SP 12

PARC VUE BENCH SWING
SEE PRODUCT 10 SHEET SP 10

(3) MADRAX BIKE LOCKER
OUTDOOR STORAGE. SEE

PRODUCT 02 SHEET 01

CONCRETE SEAT WALL
SEE DETAIL 02 SHEET SP 11

Page 1002
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DATE

PREPARED FOR

Union Park

Preliminary
Development Plan

CALL 3 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what'sbelow.
before you dig.Call

R

PDP Submittal-01      02-22-23

LANDMARK REAL
ESTATE HOLDINGS
LLC

6341 Fairgrounds Ave,
Suite 100
Windsor, Colorado 80550
(970) 460-0567
CONTACT: Jason Sherrill

PDP Submittal-02      09-05-23
PDP Submittal-03      12-06-23
PDP Final Submittal   01-19-24

SP 10

SITE DETAILS /
AMENITIES

PRODUCT 01 - 6' PARK BENCH PRODUCT 02 - ACCESSIBLE PICNIC TABLE

PRODUCT 07 - BIKE RACK DETAIL

PRODUCT 03 - PARK BBQ
Total Quantity: 24 - Color: Black - Surface Mount Total Quantity: 4 - Color: Dark Blue Table w/Black Frame - Surface Mount Total Quantity: 5 - Color: Black - In Ground Mount

PRODUCT 08 - TRASH
RECEPTACLE W/ LINER

Total Quantity: 167 - Color: Black - Surface Mount Total Quantity: 20 - Color: Black -
In Ground Mount

Manufacturer: Belson Outdoors
Model: PBARK-490 - QTY 10 Color: Green -
Mount Type: In Ground Mount

PRODUCT 04 - PET STATION

PRODUCT 05 - 10 X 12 and 10 x 20 CEDAR SHADE PERGOLA by Backyard Discovery
Total Quantity: Per Plan - Color: Natural Cedar Wood - Pre-Engineered per manufacturer

NOTE:  IMAGERY IS CONCEPTUAL AND REPRESENTS DESIGN INTENT.
ACTUAL PRODUCTS AND DESIGN SIMILAR TO THIS STYLE PER
INDICATED DIMENSIONS TO BE SUBMITTED AT BUILDING PERMIT

MANUFACTURED BY:
BACKYARD DISCOVERY
3305 AIRPORT DRIVE, PITTSBURG, KS 66762
1-800-856-444

PRODUCT 09 - 12 X 18 PICNIC SHELTER w/ HIP ROOF- RAMADA by Poligon
Total Quantity: 2 - Color: Black Posts w/ Dk Blue Roof - Pre-Engineered per manufacturer
submitted at building permit

NOTES:

1. WOODEN STRUCTURE TO ROUGH CUT AND BE DESIGN / BUILT BY
CONTRACTOR.

2. CONTRACTOR TO OBTAIN ALL INSTALLATION AND STRUCTURAL INFORMATION
OR DRAWINGS FROM MANUFACTURER PRIOR TO INSTALLATION.

3. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO SUBMIT ALL NECESSARY
PERMIT DOCUMENTS AS REQUIRED BY THE LOCAL JURISDICTIONS FOR THEIR
DESIGN OR PRODUCTS.

4. CONTRACTOR TO SUBMIT PRODUCT AND ASSOCIATED INSTALLATION
INFORMATION / DETAILS FOR OWNER'S REVIEW AND APPROVAL PRIOR TO
ORDERING.

5. COORDINATE FINAL LOCATION OF ALL POSTS WITH OWNER PRIOR TO FINAL
INSTALLATION.

7. NO TOP SHADE PLANKS.  BEAM AND RAFTERS ONLY

8. SUBSTITUTIONS ARE ALLOWED, FOR SPECIFIED PRODUCTS THAT ARE NO
LONGER AVAILABLE, OR IF A SUBSTANTIAL COST SAVINGS CAN BE REALIZED
FOR THE OWNER BY USE OF AN ALTERNATE AND EQUAL PRODUCT.  IF SUCH
SUBSTITUTION OCCURS IT MUST BE SUBMITTED IN WRITING AND APPROVED BY
THE OWNER OR ANY GOVERNING AGENCIES.

9. ALL WOOD MATERIAL SHALL BE TREATED WITH A MINIMUM OF 2 COATS OPAQUE
STAIN OR AS REQUIRED TO ACHIEVE COVERAGE.  STAIN COLOR TO BE KWAL
TRADITIONAL RUSSET #9503 (WATER BASED STAIN)

10. ALL  MATERIALS SHALL BE CEDAR  LUMBER #1 GRADE

11. DIMENSIONS ARE APPROXIMATE.  ADJUST SPACING AS NEEDED TO ALLOW FOR
A STANDARD SYMMETRICAL AND RADIAL LAYOUT.

PRODUCT 06 - URBAN PICNIC / PLAZA TABLE AND CHAIRS
Total Quantity: 10 SETS - Color: ULTRA SILVER - Surface Mount

PRODUCT 10 -PARC VUE SWING
Total Quantity: 2 - Color: Black  - Pre-Engineered per
manufacturer submitted at building permit

FENCE TYPE 01 - 3.5' BLACK ORNAMENTAL IRON FENCE AND GATE
Page 1003

Item 14.



4" M
IN

.

COMPACTED SUBGRADE
SECTION

MIN 5"

1'
-4

" -
 1

'-6
"

COMPACTED SUBGRADE PER SOILS
REPORT

SANDSTONE BOULDER PER SPEC,
TYPICAL

SECTION SECTION

5'-0" MIN. LENGTH BOULDER TO BE SET IN
GRADE AND LEVELED
AND APPROVED BY
LANDSCAPE ARCHITECT

SIDEWALK

EXPANSION JOINT  AND
JOINT SEALER CAULK,

TYPICAL FOR ALONG
ALL CONCRETE

EXPANSION JOINT

NOTES:

1. STONES SHALL BE PLACED AND BACKFILLED SO THERE IS NO TIPPING /
SHIFTING, TYPICAL

2. STONES TO BE PLACED SO THAT THEY ARE EITHER LESS THAN 4" APART FROM
FROM EACH OTHER OR GREATER THAN 12" APART.

3. STONES TO BE ANGULAR, BUFF COLORED, MASONVILLE SANDSTONE FROM
LOCAL QUARRY, SIZE AND LOCATION PER PLAN AND DETAILS

1'
-6

" -
 1

'-8
"

4"
 M

IN

18" MIN. WDITH

FINISHED GRADE

MIN 5"

SIDEWALK

EXPANSION JOINT  AND
JOINT SEALER CAULK,
TYPICAL FOR ALONG
ALL CONCRETE

6" CONCRETE MOW STRIP ALL
SIDES ADJACENT TO TURF

(NO CONCRETE ADJACENT TO
SHRUB BEDS / CRUSHER FINES)

6" CONCRETE MOW STRIP ALL
SIDES ADJACENT TO TURF
(NO CONCRETE ADJACENT TO
SHRUB BEDS)

DRAINAGE AGGREGATE

REINFORCED BACKFILL
COMPACTED TO 95% MAXIMUM
STD PROCTOR DENSITY
(PLASTICITY INDEX PER GEOTECH
ENGINEER, BUT NOT EXCEED 25)

2"

OPEN JOINT 2" AT
20 FT. CENTERS

DRAIN DETAIL

PINHOLE

3
4" SETBACK

VERSA-TUFF PIN
2 PER UNIT

RECEIVING
SLOT

PINNING DETAIL

GRANULAR FREE
DRAINING FILL

6"

1
1

GEOSYNTHETIC
REINFORCEMENT PER
MANUFACTURES SPECS

36"
MAX

MATCHING CAP UNIT
ADHERE TO TOP UNIT W/

CONCRETE ADHESIVE

MODULAR
CONCRETE UNITS

DRAIN

IMPERVIOUS
COMPACTED

FILL SECTION VIEW

4" DRAIN PIPE OUTLET
@ END OF WALL OR
@ 40' CENTER MAX

GRAVEL

BURY DEPTH IS 1" FOR EACH
8' COURSE OF BLOCKS LAID
ABOVE FINISHED GRADE

NOTES:

1. THE ABOVE DETAILS ARE GENERAL WALL LAYOUT & QUALITY INFORMATION. CONTRACTOR
TO REVIEW AND FOLLOW ALL OF BLOCK MANUFACTURER'S DESIGN, SUBMITTAL AND
INSTALLATION REQUIREMENTS.

2. BLOCKS TO BE VERSA-LOK COBBLE WEATHERED SRW "STANDARD" SPLIT FACE OR
ACCEPTED. BLOCK COLORS TO BE SUBMITTED FOR APPROVAL.

3. SUBMIT FINAL BLOCK COLOR AND TEXTURE SAMPLE TO OWNER FOR APPROVAL PRIOR TO
CONSTRUCTION

4. BACKFILL TO HAVE MAX PLASTICITY INDEX OF 5.
5. ALL RETAINING WALLS (OR ADDITION OF MULTIPLE TIERED WALLS) THAT EXCEED A FOUR

FOOT HEIGHT OR INCLUDE A SURCHARGE LOAD WILL REQUIRE A BUILDING PERMIT.
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SANDSTONE BOULDER INSTALL DETAIL1

SP 11

SITE DETAILS /
AMENITIES

E
Q

 R
IS

E
R

S
 P

E
R

 C
IV

IL

MIN. 8"

BROOM FINISH
ALL STEPS PARALLEL

SLOPE 1/4"
PER 1'

12"

NO. 3 REBAR  BOTH
WAYS - 18" O.C.

3" SAND
COMPACTED

2'
-0

"

12"

1
2" ROUNDED CORNER

EXPANSION MATERIAL
W/ CAULKING

EXPANSION MATERIAL
W/ CAULKING

12 "

ALL SUBGRADE COMPACTED
PER SOILS REPORT

ALL SUBGRADE COMPACTED
PER SOILS REPORT

DOWEL #4 REBAR 18"
O.C.

ALL CORNER REBAR TO
BE MIN 1" FROM
CONCRETE SURFACE

2'
-0

"

DOWEL #4 REBAR 18"
O.C.

PER CIVIL

E
Q

 R
IS

E
R

S
 P

E
R

 C
IV

IL

TYPICAL DETAIL ONLY.
ADJUST STEP COUNT PER
CIVIL DRAWINGS

CONCRETE STEPS DETAIL
1" = 1"

4
TBG-L-CO-07

LANDSCAPE WALL INSTALL DETAIL3

CONCRETE FOOTING.

NO.3 BAR AT 32" O.C.

THREE NO.3 BAR CONT.

PAVING AS OCCURS.

CORNER BEAD.
6X8X16 CMU (GROUTED).

8X8X16 CMU (GROUTED).

USE ROCK ADHESIVE TO ANCHOR TO TOP OF WALL

TOP OF WALL ELEVATION

TWO NO.3 HORIZ BAR CONT.

NO.3 VERT. BAR AT 32" O.C.

1/2" FELT EXPANSION JOINT.

1" VENEER FINISH TO MATCH
BUILDINGS OVER METAL LATH

MATCHING CAP UNITS

18"

SEAT WALL2

24"
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FIBAR WOOD FIBAR BY PLAYGROUND REP

6" 8"

2"
16

"

#4 REBAR CONT.

5" DEPTH CONCRETE WALK AND
THICKENED EDGE

FIBARFELT / FILTER FABRIC BY
PLAYGROUND REP
(TOP AND BOTTOM OF GRAVEL BASE)

COMPACTED SUBGRADE
PER SOILS REPORT

18
"

NOTES:
1. FIBAR WOOD TO BE INSTALLED AT A
MINIMUM OF 15" DEEP (12" AFTER
COMPACTION) INSTALLED BY PLAYGROUND
REP

TOP OF SUBGRADE
CONTRACTOR TO

PREPARE AND
COMPACT SUBGRADE

18" BELOW TOP OF
HEADER.

3" OF 3/4" GRAVEL BY PLAYGROUND
REP - DRAIN TO STORM OUTLET

6"

COMPACTED SUBGRADE

THICKENED CONCRETE
EDGE BEYOND FIBAR
WOOD FIBRE SEE
DETAIL THIS PAGE

1/2" RADIUS

TOP OF FIBAR
CONCRETE PAVING

# 4  SMOOTH REBAR AT
18" OC. TYPICAL

5" MIN. PER SOILS
REPORT, TYP.

# 4 BARS CONTINUOUS,
BOTH DIRECTIONS,
TYPICAL

1:12 SLOPE ON RAMP

2"

4"

6"

FIBARFELT / FILTER FABRIC BY
PLAYGROUND REP

(TOP AND BOTTOM OF GRAVEL BASE)

3" OF 3/4" GRAVEL BY PLAYGROUND
REP - DRAIN TO STORM OUTLET

 DRAIN TO STORM OUTLET, SEE CIVIL
PLANS, TYPICAL

5'-111
2"

JOINT SEALER CAULK,
TYPICAL FOR EXPANSION
JOINT

EXPANSION JOINT

16
"

SECTION

8"

NOTES:

 FIBAR WOOD FIBREBY PLAYGROUND REP

CONCRETE HEADER, SEE SITE PLAN.
PROVIDE 1/2" RADIUS AT TOP EDGES,
LIGHT BROOM FINISH ON EXPOSED
SURFACES, TYPICAL

# 4 REBAR, CONTINUOUS PROVIDE 2"
MIN. CLEAR CONCRETE ALL SIDES,
TYPICAL

COMPACTED SUBGRADE PER SOILS
REPORT

SECTION

2"
16

" M
IN

.

3" OF 3/4" GRAVEL BY PLAYGROUND REP
DRAIN TO STORM OUTLET

1/2" RADIUS

18
"

 STABILIZED TAN CRUSHER FINES
COMPACTED TO 4" DEPTH

TOP OF SUBGRADE
CONTRACTOR TO

PREPARE AND COMPACT
SUBGRADE 18" BELOW

TOP OF HEADER.

FIBARFELT / FILTER FABRIC BY
PLAYGROUND REP
(TOP AND BOTTOM OF GRAVEL BASE)

1. FIBAR WOOD TO BE INSTALLED AT A MINIMUM
OF 15" DEEP (12" AFTER COMPACTION)
INSTALLED BY PLAYGROUND REP

 TYPICAL CONCRETE PLAYGROUND THICKENED EDGE2

GENERAL CONCRETE NOTES:
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 TYPICAL CONCRETE RAMP ALONG PLAYGROUND CURB1

 TYPICAL CONCRETE PLAYGROUND HEADER3

1. ALL CONCRETE TO BE FORMED-IN-PLACE TO CREATE CONSISTENT SLOPE TOWARDS GENERAL DIRECTION OF EXISTING GRADES, SLOPES AND
DRAINAGE PATTERNS / SYSTEMS.

2. CONCRETE TO BE AT A MINIMUM 4500 PSI AT 28 DAYS WITH AIR ENTRAINMENT AT 5% TO 7% (ABSOLUTE 8% MAX) FOR MINIMUM ¾” AGGREGATE
WITH FIBER REINFORCEMENT OF100 PERCENT VIRGIN HOMOPOLYMER POLYPROPYLENE MULTIFILAMENT FIBERS, CONTAINING NO
REPROCESSED OLEFIN MATERIALS, COMPLYING WITH ASTM C 1116 - TYPE III AT 1.5 POUNDS PER CUBIC YARD (0.90 KG/M3) OF CONCRETE.

3. ALL NEW CONCRETE POURS ADJACENT TO EXISTING CONCRETE SHALL BE DOWELED, HAVE EXPANSION MATERIAL AND CAULKED ALONG
THESE TRANSITIONS.

4. EXPANSION JOINTS SHALL BE CAULKED AND LOCATED AT ALL NEW POURS OR EVERY 100'.

5. ALL CONCRETE EDGES TO BE TOOLED ROUND UNLESS OTHERWISE NOTED DIFFERENTLY.

6. ALL CONCRETE SUB-GRADES ARE TO BE PROPERLY BACKFILLED AND COMPACTED.  EXPOSED SOILS TO BE SCARIFIED TO A MINIMUM DEPTH
OF 9 INCHES, ADJUSTED IN MOISTURE CONTENT TO WITHIN -1 TO +3% OF STANDARD PROCTOR OPTIMUM MOISTURE CONTENT AND
COMPACTED TO BETWEEN 94 TO 98% OF THE MATERIAL'S STANDARD PROCTOR MAXIMUM DRY DENSITY AS DETERMINED IN ACCORDANCE
WITH ASTM SPECIFICATION D698

7. CONTRACTOR TO SURVEY OR VERIFY POSITIVE DRAINAGE OF ALL FORMED IN PLACE CONCRETE PER NOTE 1 ABOVE PRIOR TO POURING OR
BACKFILLING.

8. CONTRACTOR TO PROPERLY DISPOSE OF ALL EXCAVATED AND WASTE MATERIALS OFF-SITE PER LOCAL REGULATIONS AND CODES.

9. ALL CONCRETE  FLATWORK TO BE MINIMUM 6" THICK W/ MEDIUM BROOM PERPENDICULAR TO GENERAL PEDESTRIAN MOVEMENT.

10. IF NOT SHOWN PROVIDE CONTROL JOINTS IN A GENERAL SQUARE AND EQUAL (MAX. 8' x 8') PATTERN STARTING AT POINTS OF GREATEST
PROBABILITY OF CRACKING.

11. CONCRETE TO BE UNDER FULL WARRANTY FOR 2 YEARS.

 Color- Earth Tone Color Palette

Playground Product 01 - PS3-71816

1. CONTRACTOR TO OBTAIN ALL INSTALLATION AND
STRUCTURAL INFORMATION OR DRAWINGS FROM
MANUFACTURER PRIOR TO INSTALLATION.

2. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO
SUBMIT ALL NECESSARY PERMIT DOCUMENTS AS
REQUIRED BY THE LOCAL JURISDICTIONS FOR THESE
PRODUCTS.

3. CONTRACTOR TO SUBMIT PRODUCT AND ASSOCIATED
INSTALLATION INFORMATION / DETAILS FOR OWNER'S
REVIEW AND APPROVAL PRIOR TO ORDERING.

4. COORDINATE FINAL LOCATION OF ALL PLAYGROUND
EQUIPMENT WITH OWNER PRIOR TO FINAL INSTALLATION /
MOUNTING.

5. SUBSTITUTIONS ARE ALLOWED, FOR SPECIFIED
PRODUCTS THAT ARE NO LONGER AVAILABLE, OR IF A
SUBSTANTIAL COST SAVINGS CAN BE REALIZED FOR THE
OWNER BY USE OF AN ALTERNATE AND EQUAL PRODUCT.
IF SUCH SUBSTITUTION OCCURS IT MUST BE SUBMITTED
IN WRITING AND APPROVED BY THE OWNER OR ANY
GOVERNING AGENCIES.

GENERAL EQUIPMENT NOTES:

Playground Details

Playground Product 02 - 2-BAY-4 SWINGS
 Color- Blue
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NORTH

OVERALL NEIGHBORHOOD CONTEXT  PLAN - UNION PARK DEVELOPMENT
Overall Neighborhood
Context  Plan

SP 13
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GROUND COVER AND SHRUB PLANTING DETAIL3DECIDUOUS TREE PLANTING DETAIL1 CONIFER TREE PLANTING DETAIL2

LANDSCAPE WALL4 18" HIGH SEAT WALL 5 SANDSTONE BOULDER6

COLD-JOINT7 SAW-CUT JOINT8
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Lap Siding
Sherwin Williams

Serious Gray - SW6256

Site maps, floor plans, and elevations are artist’s renderings only and are 
subject to change without notice. Details and dimensions are not to scale. 
Photos and colors can vary greatly due to lighting and print quality. Contact 
your new home specialist for more information.

Stone
Winter Sky Limestone

Apartments
flat roof - 32A

U n i o n  P a r k  -  F o r t  C o l l i n s

Trim
Sherwin Williams

Peppercorn - SW7674

Rain Gutters - Charcoal Gray
Windows - White Interior/Black Exterior

Accent Stucco & 
Garage Doors

Sherwin Williams
Skyline Steel - SW1015

Roof Shingles
Estate Gray

Lights
Minka-Lavery 72611-66G

Main Stucco
Sherwin Williams

Pavestone - SW7642

Metal Roof - Slate
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Lap Siding
Sherwin Williams

Serious Gray - SW6256

Site maps, floor plans, and elevations are artist’s renderings only and are 
subject to change without notice. Details and dimensions are not to scale. 
Photos and colors can vary greatly due to lighting and print quality. Contact 
your new home specialist for more information.

Stone
Winter Sky Limestone

Apartments
flat roof - 49A

Trim
Sherwin Williams

Peppercorn - SW7674

Rain Gutters - Charcoal Gray
Windows - White Interior/Black Exterior

Main Stucco & 
Garage Doors

Sherwin Williams
Skyline Steel - SW1015

Roof Shingles
Estate Gray

Accent Stucco
Sherwin Williams

Pavestone - SW7642

Metal Roof - Slate

U n i o n  P a r k  -  F o r t  C o l l i n s

Lights
Minka-Lavery 72611-66G
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Lap Siding
Sherwin Williams

Network Gray - SW7073

Site maps, floor plans, and elevations are artist’s renderings only and are 
subject to change without notice. Details and dimensions are not to scale. 
Photos and colors can vary greatly due to lighting and print quality. Contact 
your new home specialist for more information.

Stone
Bala Limestone

Apartments
Angled Roof - 32B

Trim
Sherwin Williams
Iron Ore - SW7069

Rain Gutters - Charcoal Gray
Windows - White Interior/Black Exterior

Main Stucco & 
Garage Doors

Sherwin Williams
Snowbound - SW7004

Roof Shingles
Estate Gray

Accent Stucco
Sherwin Williams
Argos - SW7065

Metal Roof - Slate

U n i o n  P a r k  -  F o r t  C o l l i n s

Lights
Minka-Lavery 72611-66G
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Lap Siding
Sherwin Williams

Roycroft Pewter - SW2848

Site maps, floor plans, and elevations are artist’s renderings only and are 
subject to change without notice. Details and dimensions are not to scale. 
Photos and colors can vary greatly due to lighting and print quality. Contact 
your new home specialist for more information.

Stone
Bala Limestone

Apartments
Angled Roof - 49B

Trim
Sherwin Williams
Iron Ore - SW7069

Rain Gutters - Charcoal Gray
Windows - White Interior/Black Exterior

Main Stucco & 
Garage Doors

Sherwin Williams
Spare White - SW6203

Roof Shingles
Estate Gray

Hardi-Boards
Sherwin Williams

Pavestone - SW7642

Metal Roof - Slate

U n i o n  P a r k  -  F o r t  C o l l i n s

Lights
Minka-Lavery 72611-66G
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CIVIL PLANS FOR

UNION PARK
A PARCEL OF LAND SITUATE IN THE SOUTHEAST QUARTER OF SECTION 32, TOWNSHIP 7 NORTH, RANGE 68 WEST OF THE 6TH P.M.

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

JANUARY 2024

PROPOSED STREET LIGHT

PROPOSED STORM SEWER

EXISTING SANITARY SEWER MAIN

PROPOSED TELEPHONE LINE

EXISTING GAS

EXISTING STORM SEWER

EXISTING WATER MAIN

EXISTING MANHOLE

PROPOSED STORM INLET

LEGEND

PROPOSED CONCRETE

PROPOSED MINOR CONTOUR

PROPOSED SPOT ELEVATIONEXISTING SPOT ELEVATION 

PROPOSED MAJOR CONTOUR

EXISTING MINOR CONTOUR

EXISTING MAJOR CONTOUR

EXISTING UTILITY POLE

EXISTING GUY WIRE

PROPOSED GAS

PROPOSED ELECTRIC LINEEXISTING ELECTRIC LINE

EXISTING TELEPHONE LINE

PROPOSED FIRE HYDRANTEXISTING FIRE HYDRANT

EXISTING WATER VALVE

PROPOSED SANITARY SEWER MAIN

PROPOSED WATER MAIN

EXISTING CONCRETE

EXISTING FLOWLINE, CURB & GUTTER PROPOSED FLOWLINE, CURB & GUTTER

PROPOSED FENCE

LIMITS OF CONSTRUCTION

EXISTING OVERHEAD UTILITY

EXISTING STORM SEWER INLET

PROPOSED WATER VALVE

PROPOSED MANHOLE

PROPOSED UTILITY POLE

EXISTING STREET LIGHT

PROPOSED SWALE

PROPOSED DIRECTION OF OVERLAND FLOW

EXISTING FIBER OPTIC LINE

PROPOSED HANDICAP RAMP

EXISTING OVERHEAD ELECTRIC LINE

EXISTING OVERHEAD TELEPHONE LINE

PROPOSED OVERHEAD ELECTRIC LINE

PROPOSED FIBER OPTIC LINE

PROPOSED OVERHEAD TELEPHONE LINE

EXISTING FENCE

PROPOSED OVERHEAD UTILITY

PROPOSED LIGHT POLES

EXISTING CABLE TV LINE PROPOSED CABLE TV

PROPOSED WATER SERVICE W/
CURB STOP AND METER PIT
PROPOSED SANITARY SEWER SERVICE W/
CLEANOUT

EXISTING ROW
Vicinity Map

Scale: 1" = 1000'

PROJECT DATUM: NAVD88

CITY OF FORT COLLINS BENCHMARK #14-94
NORTHWEST CORNER OF HEWLETT PACKARD PROPERTY ON EAST SIDE ZIEGLER RD., ON THE NORTHWEST

CORNER OF THE CONCRETE BASE OF A NATURAL GAS UNIT HOUSING.
ELEV= 4927.83

CITY OF FORT COLLINS BENCHMARK #6-07
SOUTHEAST CORNER OF HARMONY RD. AND ZIEGLER RD. 50 FEET +/- SOUTH OF THE EDGE OF ASPHALT ON THE

WALL OF A CONCRETE IRRIGATION DROP STRUCTURE.
ELEV= 4931.08

PLEASE NOTE: THIS PLAN SET IS USING NAVD88 FOR A VERTICAL DATUM. SURROUNDING DEVELOPMENTS HAVE
USED NGVD29 UNADJUSTED DATUM (PRIOR CITY OF FORT COLLINS DATUM) FOR THEIR VERTICAL DATUMS.

IF NGVD29 UNADJUSTED DATUM (PRIOR CITY OF FORT COLLINS DATUM) IS REQUIRED FOR ANY PURPOSE,
THE FOLLOWING EQUATIONS SHOULD BE USED:

NGVD29 UNADJUSTED DATUM (PRIOR CITY OF FORT COLLINS DATUM) = 4927.83 (NAVD88 DATUM) - 3.19'
NGVD29 UNADJUSTED DATUM (PRIOR CITY OF FORT COLLINS DATUM) = 4931.08 (NAVD88 DATUM) - 3.19'

ABBREVIATION LIST
ABC AGGREGATE BASE COURSE
AD ALGEBRAIC DIFFERENCE
AE ACCESS EASEMENT
ARCH ARCHITECT
ARV AIR RELEASE VALVE
ASPH ASPHALT

BLDG BUILDING
BE BUILDING ENVELOPE
BFV BUTTERFLY VALVE
BOV BLOW OFF VALVE
BOS BOTTOM OF STEP
BOW BACK OF WALK
BVC BEGINNING VERTICAL CURVE
BW BOTTOM OF WALL

C&G CURB & GUTTER
CATV CABLE TELEVISION
CDOT COLORADO DEPARTMENT OF

TRANSPORTATION
CL CENTERLINE
CMP CORRUGATED METAL PIPE
CO CLEAN OUT
COFC CITY OF FORT COLLINS
COMM COMMUNICATION
CON CONDENSATE
CONC CONCRETE
COORD COORDINATION
CS CURB STOP

DE DRAINAGE EASEMENT
D&UE DRAINAGE & UTILITY EASEMENT
D,U,AE DRAINAGE, UTILITY & ACCESS EASEMENT
DEMO DEMOLITION
DIA DIAMETER
DIP DUCTILE IRON PIPE

E EAST(ING)
EAE EMERGENCY ACCESS EASEMENT
EB EAST BOUND
EEA EASEMENT EXCLUSION AREA
EG EXISTING GROUND
EL ELEVATION
ELEC ELECTRIC
EM ELECTRIC METER
EOA EDGE OF ASPHALT
EOC EDGE OF CONCRETE
ESMT EASEMENT
EST            ESTIMATE(D)
EX EXISTING
EV ELECTRIC VEHICLE (CHARGING STATION)
EVC END VERTICAL CURVE

F FIRE LINE
FCU FORT COLLINS UTILITIES
FDC FIRE DEPARTMENT CONNECTION
FES FLARED END SECTION
FF FINISHED FLOOR
FFE FINISHED FLOOR ELEVATION

FG FINISHED GRADE
FH FIRE HYDRANT
FL FLOWLINE
FO FIBER OPTIC

G GAS
GB GRADE BREAK
GF GARAGE FLOOR
GM GAS METER
GND GROUND
GV GATE VALVE

HBP HOT BITUMINOUS PAVEMENT
HORZ HORIZONTAL
HDPE HIGH DENSITY POLYETHYLENE
HP HIGH POINT
HW HEADWALL

IE IRRIGATION EASEMENT
INV INVERT
IRR IRRIGATION

LA LANDSCAPE (PLAN/ACRH)
LCUASS LARIMER COUNTY URBAN AREA STREET

STANDARDS
LF LINEAR FEET
LP LOW POINT
LT LEFT (TURN)

MAX MAXIMUM
ME MATCH EXISTING
MEP MECHANICAL, ELECTRICAL, PLUMBING

ENGINEER
MH MANHOLE
MIN MINIMUM

N NORTH(ING)
NA NOT APPLICABLE
NB NORTH BOUND
NHBZ NATURAL HABITAT BUFFER ZONE
NTS NOT TO SCALE

OC ON CENTER
OHE OVERHEAD ELECTRIC
OHT OVERHEAD TELEPHONE
OHU OVERHEAD UTILITY

P&UE PEDESTRIAN & UTILITY EASEMENT
PDA&UE PEDESTRIAN, DRAINAGE, ACCESS & UTILITY

EASEMENT
PE PEDESTRIAN EASEMENT
PERF PERFORATED
PC POINT OF CURVATURE
PCC PORTLAND CEMENT CONCRETE
PCR POINT OF CURB RETURN
PH POTHOLE
PI POINT OF INTERSECTION
PL PROPERTY LINE
PP POWER POLE

PT POINT OF TANGENCY
PVC POLYVINYL CHLORIDE

R&R REMOVAL & REPLACEMENT
RCP REINFORCED CONCRETE PIPE
RD ROOF DRAIN
RE REFERENCE
RJ RESTRAINT JOINT
ROW RIGHT-OF-WAY
RT RIGHT (TURN)

SCH     SCHEDULE
S SOUTH
SB SOUTH BOUND
SD STORM DRAIN PIPE
SDMH STORM DRAIN MANHOLE
SRVC SERVICE
SS SANITARY SEWER
SSCO SANITARY SEWER CLEAN-OUT
SSMH SANITARY SEWER MANHOLE
SSWR SANITARY SEWER
STA STATION
SWMP STORMWATER MANAGEMENT PLAN

T TELEPHONE
TB THRUST BLOCK
TBC TOP BACK OF  CURB
TBV TO BE VACATED
TBR TO BE REMOVED
TELE TELEPHONE
TEMP TEMPORARY
TF TOP OF FOUNDATION
TOS TOP OF STEP
TS TOP OF SLAB
TW TOP OF WALL
TYP TYPICAL

XMER ELECTRICAL TRANSFORMER
XS CROSS SECTION

UD UNDERDRAIN
UE UTILITY EASEMENT
U&DE UTILITY & DRAINAGE EASEMENT
UGE UNDERGROUND ELECTRIC
UTIL UTILITY

VCP            VITRIFIED CLAY PIPE
VIF VERIFY IN FIELD
VERT VERTICAL
VPC VERTICAL POINT OF CURVATURE
VPI VERTICAL POINT OF INTERSECTION
VPT VERTICAL POINT OF TANGENCY

W WATERLINE OR WEST
WB WEST BOUND
WL WATERLINE
WQCE WATER QUALITY CONTROL ELEVATION
WSE WATER SURFACE ELEVATION

DEVELOPER/APPLICANT
Landmark Real Estate Holdings
6341 Fairgrounds Ave, Suite 100
Windsor, CO 80550
Ph. 970.460.0567

ENGINEER
Highland Development Services
6355 Fairgrounds Ave, Ste 100
Windsor, CO  80550
Ph. 970.674.7550

LANDSCAPE ARCHITECT
The Birdsall Group
444 Mountain Ave
Berthoud CO, 80513
Ph. 970.532.5891

SURVEYOR
Majestic Surveying
1111 Diamond Vally, Ste 104
Windsor, CO 80550
Ph. 970.833.5698

ARCHITECT
NSPJ Architects
3515 W 75th St, Suite 201
Prairie Village, KS 66208
Ph. 913.831.1415

PROJECT CONTACTS:

CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.

R

INDEX OF SHEETS
Sheet No. Discipline No. Description of Sheets

1 C0.00 COVER SHEET
2 - 3 C0.02 - C0.03 EXISTING CONDITIONS & DEMOLITION PLAN

4 C0.04 PHASING PLAN
5 - 6 C1.00 - C1.01 HORIZONTAL CONTROL PLAN
7 - 8 C2.00 - C2.01 GRADING & DRAINAGE PLAN

9 C3.00 OVERALL UTILITY PLAN
10 - 11 C3.01 - C3.02 UTILITY PLAN

I HEREBY AFFIRM THAT THESE FINAL CONSTRUCTION PLANS WERE PREPARED UNDER MY
DIRECT SUPERVISION, IN ACCORDANCE WITH ALL APPLICABLE CITY OF FORT COLLINS
AND STATE OF COLORADO STANDARDS AND STATUTES, RESPECTIVELY, AND THAT I AM
FULLY RESPONSIBLE FOR THE ACCURACY OF ALL DESIGN, REVISIONS AND RECORD
CONDITIONS THAT I HAVE NOTED ON THESE PLANS.

INDEMNIFICATION STATEMENT:

THESE PLANS HAVE BEEN REVIEWED BY THE LOCAL ENTITY FOR CONCEPT ONLY.  THE
REVIEW DOES NOT IMPLY RESPONSIBILITY BY THE REVIEWING DEPARTMENT, THE LOCAL
ENTITY ENGINEER, OR THE LOCAL ENTITY FOR  ACCURACY AND CORRECTNESS OF THE
CALCULATIONS.  FURTHERMORE, THE REVIEW DOES NOT IMPLY THAT QUANTITIES OF ITEMS
ON THE PLANS ARE THE FINAL QUANTITIES REQUIRED.  THE REVIEW SHALL NOT BE
CONSTRUED IN ANY REASON AS ACCEPTANCE OF FINANCIAL RESPONSIBILITY BY THE
LOCAL ENTITY FOR ADDITIONAL QUANTITIES OF ITEMS SHOWN THAT MAY BE REQUIRED
DURING THE CONSTRUCTION PHASE.

JASON T. CLAEYS
P.E. NO. 42122

City of Fort Collins, Colorado
UTILITY PLAN APPROVAL

Traffic Operations,

Park Planning and Development,

Stormwater Utility,

Water & Wastewater Utility,

City Engineer,
APPROVED:

Environmental Planner,

Approved Sheets Date

APPROVED:
Approved Sheets Date

APPROVED:
Approved Sheets Date

APPROVED:
Approved Sheets Date

APPROVED:
Approved Sheets Date

APPROVED:
Approved Sheets Date

TYPICAL 26' PITCHED STREET SECTION
NTS

TYPICAL 26' PITCHED STREET W/ PARKING
NTS

TYPICAL 36' PITCHED STREET SECTION
NTS

TYPICAL 36' CROWNED STREET SECTION
NTS

TYPICAL CONNECTOR LOCAL W/ MEDIAN & LEFT TURN
NTS

TYPICAL 26' VALLEY W/ PARKING
NTS

TYPICAL 26' PITCHED W/ PARKING
NTS

TYPICAL 30' PITCHED STREET SECTION
NTS

UTILITY CONTACTS:

LIGHT & POWER
Fort Collins Light & Power
700 Wood Street
Fort Collins, Colorado 80522
Contact: Cody Snowden
Ph. 970.416.2306

WATER, WASTEWATER & STORMWATER
Fort Collins Utilities
700 Wood Street
Fort Collins, Colorado 80522
Contact: Matt Simpson
Ph. 970.416.2754

NATURAL GAS
Xcel Energy
1901 E. Horsetooth Road
Fort Collins, Colorado  80525
Contact:  Stephanie Rich
Ph. 970.225.7828

TELEPHONE SERVICE
Century Link (Qwest)
3351 Eastbrook Drive
Fort Collins, Colorado  80525
Contact: Bill Johnson
Ph. 970.490.7501

CABLE SERVICE
Comcast
1201 University Dr.
Fort Collins, Colorado  80521
Contact: Marcus Petty
Ph. 720.275.0572

Fort Collins Connexion
222 Laporte Ave.
Fort Collins, Colorado 80521
Contact:
Ph. 970.207.7870
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DEMO STRUCTURE/UTILITY/
LIGHT/ ETC

DEMO ASPHALT / SITE FEATURES

DEMO UTILITIES

LEGEND

NOTES:

1. ALL EXISTING UTILITY LOCATIONS SHOWN HAVE BEEN DETERMINED FROM A
COMBINATION OF RECORD DRAWINGS, SURVEYED FIELD MARK-OUTS, AND
PHYSICAL OBSERVATIONS. THERE MAY BE OTHER UTILITIES NOT SHOWN WHICH
PRESENTLY EXIST IN THE AREA OF CONSTRUCTION. THEREFORE, THE
CONTRACTOR SHALL VERIFY LOCATION AND DEPTH OF ALL EXISTING UTILITIES
IN THE PROJECT VICINITY PRIOR TO BEGINNING WORK. THE CONTRACTOR
SHALL COORDINATE AND PROVIDE PROTECTION OF CONFLICTING UTILITIES.
NOTIFY OWNER/ENGINEER IF ANY CONFLICTS ARE ENCOUNTERED. THE OWNER
AND/OR ENGINEER ASSUMES NO RESPONSIBILITY FOR THE ACCURACY OR
COMPLETENESS SHOWN.

2. COORDINATE DEMOLITION REQUIREMENTS, LIMITS OF DEMOLITION, SALVAGE
ITEMS, PROTECTION OF ITEMS TO REMAIN, TREES, FENCING, ETC. WITH OWNER,
ARCHITECT, AND RELEVANT CONSTRUCTION AND/OR PHASING PLANS.
ADDITIONAL DEMOTION OF PAVING, TREES, UTILITIES, STRUCTURES, ETC. TO BE
PERFORMED AS REQUIRED.

3. ALL EXISTING UTILITIES TO REMAIN SHALL BE ADJUSTED TO FINAL GRADE.
4. CONTRACTOR RESPONSIBLE FOR ALL SURFACE REPAIR/REPLACEMENT TO

RESTORE SIDEWALKS, PAVEMENT, CURB/GUTTER AND SOD AREAS DISTURBED
BY NEW WORK. REPAIR/REPLACEMENTS SHALL BE COMPLETED PER CITY OF
FORT COLLINS STANDARDS AT CONTRACTOR EXPENSE.

5. EXISTING CONCRETE AND ASPHALT PAVING SHALL BE SAWCUT AND REMOVED
PRIOR TO EXCAVATION. REMOVE CONCRETE TO THE NEAREST JOINT.

6. CONTRACTOR TO PROVIDE ALL NECESSARY EROSION CONTROL MEASURES
DURING CONSTRUCTION. PLACE EROSION CONTROL PROTECTION AT ALL
PROPOSED AND EXISTING INLETS DOWNSTREAM FROM CONSTRUCTION AREA.
EROSION CONTROL PROTECTION SHALL REMAIN IN PLACE UNTIL
CONSTRUCTION IS COMPLETE AND ALL DISTURBED GROUND IS ADEQUATELY
VEGETATED.

7. LIMITS OF STREET CUTS, ASPHALT, AND CONCRETE REMOVALS ARE
APPROXIMATE. LIMITS OF REMOVAL TO BE DETERMINED IN THE FIELD TO
ADEQUATELY COMPLETE THE PROPOSED IMPROVEMENTS, WHILE
MAINTAINING, IF NOT IMPROVING, EXISTING CONDITIONS. ADDITIONAL
REMOVAL IDENTIFIED IN THE FIELD SHALL BE COMPLETED AT CONTRACTOR
EXPENSE.  ALL REPAIRS TO BE COMPLETED IN ACCORDANCE WITH CITY STREET
REPAIRS STANDARDS.

8. ALL UTILITIES TO BE PROTECTED IN PLACE UNLESS OTHERWISE NOTED.
9. REFERENCE LANDSCAPE PLANS FOR ADDITIONAL SITE DEMOLITION.

CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.
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LIGHT/ ETC

DEMO ASPHALT / SITE FEATURES

DEMO UTILITIES

LEGEND

NOTES:

1. ALL EXISTING UTILITY LOCATIONS SHOWN HAVE BEEN DETERMINED FROM A
COMBINATION OF RECORD DRAWINGS, SURVEYED FIELD MARK-OUTS, AND
PHYSICAL OBSERVATIONS. THERE MAY BE OTHER UTILITIES NOT SHOWN WHICH
PRESENTLY EXIST IN THE AREA OF CONSTRUCTION. THEREFORE, THE
CONTRACTOR SHALL VERIFY LOCATION AND DEPTH OF ALL EXISTING UTILITIES
IN THE PROJECT VICINITY PRIOR TO BEGINNING WORK. THE CONTRACTOR
SHALL COORDINATE AND PROVIDE PROTECTION OF CONFLICTING UTILITIES.
NOTIFY OWNER/ENGINEER IF ANY CONFLICTS ARE ENCOUNTERED. THE OWNER
AND/OR ENGINEER ASSUMES NO RESPONSIBILITY FOR THE ACCURACY OR
COMPLETENESS SHOWN.

2. COORDINATE DEMOLITION REQUIREMENTS, LIMITS OF DEMOLITION, SALVAGE
ITEMS, PROTECTION OF ITEMS TO REMAIN, TREES, FENCING, ETC. WITH OWNER,
ARCHITECT, AND RELEVANT CONSTRUCTION AND/OR PHASING PLANS.
ADDITIONAL DEMOTION OF PAVING, TREES, UTILITIES, STRUCTURES, ETC. TO BE
PERFORMED AS REQUIRED.

3. ALL EXISTING UTILITIES TO REMAIN SHALL BE ADJUSTED TO FINAL GRADE.
4. CONTRACTOR RESPONSIBLE FOR ALL SURFACE REPAIR/REPLACEMENT TO

RESTORE SIDEWALKS, PAVEMENT, CURB/GUTTER AND SOD AREAS DISTURBED
BY NEW WORK. REPAIR/REPLACEMENTS SHALL BE COMPLETED PER CITY OF
FORT COLLINS STANDARDS AT CONTRACTOR EXPENSE.

5. EXISTING CONCRETE AND ASPHALT PAVING SHALL BE SAWCUT AND REMOVED
PRIOR TO EXCAVATION. REMOVE CONCRETE TO THE NEAREST JOINT.

6. CONTRACTOR TO PROVIDE ALL NECESSARY EROSION CONTROL MEASURES
DURING CONSTRUCTION. PLACE EROSION CONTROL PROTECTION AT ALL
PROPOSED AND EXISTING INLETS DOWNSTREAM FROM CONSTRUCTION AREA.
EROSION CONTROL PROTECTION SHALL REMAIN IN PLACE UNTIL
CONSTRUCTION IS COMPLETE AND ALL DISTURBED GROUND IS ADEQUATELY
VEGETATED.

7. LIMITS OF STREET CUTS, ASPHALT, AND CONCRETE REMOVALS ARE
APPROXIMATE. LIMITS OF REMOVAL TO BE DETERMINED IN THE FIELD TO
ADEQUATELY COMPLETE THE PROPOSED IMPROVEMENTS, WHILE
MAINTAINING, IF NOT IMPROVING, EXISTING CONDITIONS. ADDITIONAL
REMOVAL IDENTIFIED IN THE FIELD SHALL BE COMPLETED AT CONTRACTOR
EXPENSE.  ALL REPAIRS TO BE COMPLETED IN ACCORDANCE WITH CITY STREET
REPAIRS STANDARDS.

8. ALL UTILITIES TO BE PROTECTED IN PLACE UNLESS OTHERWISE NOTED.
9. REFERENCE LANDSCAPE PLANS FOR ADDITIONAL SITE DEMOLITION.

CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.
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CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.

R

NOTES:

1. ALL ROAD AND PARKING DIMENSIONS BASED ON FLOWLINE OR CURB.
VERIFY BUILDING PLAN DIMENSIONS PRIOR TO CONSTRUCTION

2. ALL PARKING STALLS, HANDICAP PARKING STALLS AND ISLES, ARE 9' WIDE
AND 17' DEEP UNLESS OTHERWISE NOTED.

3. ALL RETURN CURBS ARE 20' RADIUS UNLESS OTHERWISE NOTED.
4. ALL INTERSECTION RAMPS SHALL CONFORM TO ADA STANDARDS.
5. ALL WALKS  ARE  A MINIMUM 5' WIDE, WITH EXCEPTION TO ENTRY WALKS

TO INDIVIDUAL BUILDINGS/UNITS, UNLESS OTHERWISE NOTED.
6. CONTRACTOR SHALL BE RESPONSIBLE FOR TRAFFIC CONTROL PLANS FOR 

STREET RIGHT-OF-WAY WORK.
7. TRAFFIC CONTROL, PERMITS, CONSTRUCTION AND FEES ASSOCIATED WITH

THE RIGHT-OF-WAY WORK, ARE THE SOLE RESPONSIBILITY OF THE 
GENERAL CONTRACTOR.

8. ALL PAVEMENTS AND EARTHWORK SHALL CONFORM TO THE
GEOTECHNICAL REPORT FOR THE SITE.

9. ALL WORK SHALL CONFORM TO LARIMER COUNTY URBAN AREA STREET
STANDARDS.

10. COORDINATE LOCATION, HEIGHTS, ETC. OF WALLS FENCES, AND SITE 
FEATURES WITH  LANDSCAPE ARCHITECT.

11. ALL PROPOSED STREETS ARE PRIVATE DRIVES AND PRIVATELY MAINTAINED.

CONCRETE SIDEWALK

ASPHALT PAVEMENT

LEGEND

P
FIRE LANE

4' CONC DRAIN PAN

2' CONC CATCH GUTTER
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NOTES:

1. ALL ROAD AND PARKING DIMENSIONS BASED ON FLOWLINE OR CURB.
VERIFY BUILDING PLAN DIMENSIONS PRIOR TO CONSTRUCTION

2. ALL PARKING STALLS, HANDICAP PARKING STALLS AND ISLES, ARE 9' WIDE
AND 17' DEEP UNLESS OTHERWISE NOTED.

3. ALL RETURN CURBS ARE 20' RADIUS UNLESS OTHERWISE NOTED.
4. ALL INTERSECTION RAMPS SHALL CONFORM TO ADA STANDARDS.
5. ALL WALKS  ARE  A MINIMUM 5' WIDE, WITH EXCEPTION TO ENTRY WALKS

TO INDIVIDUAL BUILDINGS/UNITS, UNLESS OTHERWISE NOTED.
6. CONTRACTOR SHALL BE RESPONSIBLE FOR TRAFFIC CONTROL PLANS FOR 

STREET RIGHT-OF-WAY WORK.
7. TRAFFIC CONTROL, PERMITS, CONSTRUCTION AND FEES ASSOCIATED WITH

THE RIGHT-OF-WAY WORK, ARE THE SOLE RESPONSIBILITY OF THE 
GENERAL CONTRACTOR.

8. ALL PAVEMENTS AND EARTHWORK SHALL CONFORM TO THE
GEOTECHNICAL REPORT FOR THE SITE.

9. ALL WORK SHALL CONFORM TO LARIMER COUNTY URBAN AREA STREET
STANDARDS.

10. COORDINATE LOCATION, HEIGHTS, ETC. OF WALLS FENCES, AND SITE 
FEATURES WITH  LANDSCAPE ARCHITECT.

11. ALL PROPOSED STREETS ARE PRIVATE DRIVES AND PRIVATELY MAINTAINED.
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CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.

R

NOTES:

1. ALL EXISTING UTILITY LOCATIONS SHOWN HAVE BEEN PROVIDED BY OTHERS AND
DETERMINED FROM A COMBINATION OF RECORD DRAWINGS, SURVEYED FIELD
MARK-OUTS AND PHYSICAL OBSERVATIONS. THERE MAY BE UTILITIES NOT SHOWN ON THE
DRAWINGS WHICH PRESENTLY EXIST IN THE AREA OF CONSTRUCTION. THEREFORE, THE
CONTRACTOR SHALL VERIFY LOCATION AND DEPTH OF ALL EXISTING UTILITIES IN THE
PROJECT VICINITY PRIOR TO BEGINNING WORK. THE CONTRACTOR SHALL BE FULLY AND
SOLELY RESPONSIBLE FOR ANY AND ALL DAMAGES AND COSTS WHICH MIGHT OCCUR BY
THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UTILITIES.
THE CONTRACTOR SHALL NOTIFY ALL PUBLIC AND PRIVATE UTILITY COMPANIES AND
DETERMINE THE LOCATION OF ALL EXISTING UTILITIES PRIOR TO PROCEEDING WITH
GRADING AND CONSTRUCTION. ALL WORK PERFORMED IN THE AREA OF UTILITIES SHALL BE
PERFORMED AND INSPECTED ACCORDING TO THE REQUIREMENTS OF THE UTILITY OWNER.
LIKEWISE, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND MAPPING ANY
EXISTING UTILITY (INCLUDING DEPTH) WHICH MAY CONFLICT WITH THE PROPOSED
CONSTRUCTION, AND FOR RELOCATING ENCOUNTERED UTILITIES AS DIRECTED BY THE
ENGINEER. CONTRACTOR SHALL CONTACT AND RECEIVE APPROVAL FROM
OWNER/UTILITY OWNER BEFORE RELOCATING ANY ENCOUNTERED UTILITIES. CONTRACTOR
RESPONSIBLE FOR SERVICE CONNECTIONS, AND RELOCATING AND RECONNECTING
AFFECTED UTILITIES AS COORDINATED WITH UTILITY OWNER AND/OR ENGINEER, INCLUDING
NON-MUNICIPAL UTILITIES (TELEPHONE, GAS, CABLE, ETC., WHICH SHALL BE COORDINATED
WITH THE UTILITY OWNER). THE CONTRACTOR SHALL IMMEDIATELY CONTACT ENGINEER
UPON DISCOVERY OF A UTILITY DISCREPANCY OR CONFLICT. AT LEAST 48 HOURS PRIOR TO
CONSTRUCTION, THE CONTRACTOR SHALL NOTIFY THE UTILITY NOTIFICATION CENTER OF
COLORADO (1-800-922-1987, WWW.UNCC.ORG).

2. IN ADDITION TO MEETING APPLICABLE LCUASS, STATE OR FEDERAL STANDARDS, ALL
MATERIALS, WORKMANSHIP AND CONSTRUCTION OF PUBLIC WATER AND WASTEWATER
SYSTEM IMPROVEMENTS SHALL MEET OR EXCEED THE STANDARDS SET FORTH IN THE CITY OF
FORT COLLINS WATER AND WASTEWATER DEVELOPMENT STANDARDS.

3. IN CASES OF CONFLICT BETWEEN THESE SIGNED PLANS AND APPLICABLE STANDARDS, THE
MOST RESTRICTIVE STANDARD SHALL APPLY.

4. ALL WATER MAINS AND FIRE LINES SHALL BE AWWA C900 PLASTIC PRESSURE PIPE (DR-18,
PRESSURE CLASS 305).  ALL PLASTIC PRESSURE PIPE SHALL HAVE TRACER WIRE PER
STANDARDS.  ALL FITTINGS ON THE PROPOSED FIRE LINES AND FIRE HYDRANT LATERALS
SHALL BE FULLY RESTRAINED JOINTS PER CITY STANDARDS (MEGA-LUG OR APPROVED
EQUAL).

5. ALL WATER SERVICES SHALL BE TYPE K SOFT COPPER.

6. ALL WATER MAINS AND SERVICES SHALL HAVE A MINIMUM COVER OF 4.5' AND A
MAXIMUM OF 5.5', UNLESS OTHERWISE NOTED.

7. ALL SANITARY SEWER MAINS AND SERVICES SHALL BE SDR 35 PVC.  ALL SANITARY SEWER &
STORM SEWER CLEANOUTS LOCATED WITHIN THE PAVEMENT SHALL BE TRAFFIC RATED
CLEANOUTS.

8. INVERT SHAPING ON SANITARY SEWER MANHOLES TO BE AT LEAST TO SPRING LINE.

9. SITE CONTRACTOR SHALL COORDINATE UTILITY CONNECTIONS AT THE BUILDING WITH
BUILDING CONTRACTOR.

10. ALL PROPOSED STORM SEWER IMPROVEMENTS SHALL BE IN ACCORDANCE WITH THE CITY
OF FORT COLLINS STANDARDS AND SPECIFICATIONS.

11. COORDINATE SITE LIGHTING AND ELECTRIC SERVICE ROUTING, DEMOLISHING,
RELOCATING, AND MODIFICATIONS WITH THE ELECTRICAL ENGINEER, ARCHITECT, AND
OWNER.

12. ALL MANHOLE RIM AND INLET GRATE ELEVATIONS SHOWN ARE APPROXIMATE. CONFIRM
FINAL ELEVATIONS PRIOR TO INSTALLATION.

13. ELECTRIC SERVICE TO BE OWNED, MAINTAINED AND INSTALLED BY OWNER FROM THE
UTILITY TRANSFORMER SECONDARY LUGS TO THE ELECTRIC METER.

ITEM 4, ATTACHMENT 6
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CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.

R

NOTES:

1. ALL EXISTING UTILITY LOCATIONS SHOWN HAVE BEEN PROVIDED BY OTHERS AND
DETERMINED FROM A COMBINATION OF RECORD DRAWINGS, SURVEYED FIELD
MARK-OUTS AND PHYSICAL OBSERVATIONS. THERE MAY BE UTILITIES NOT SHOWN ON THE
DRAWINGS WHICH PRESENTLY EXIST IN THE AREA OF CONSTRUCTION. THEREFORE, THE
CONTRACTOR SHALL VERIFY LOCATION AND DEPTH OF ALL EXISTING UTILITIES IN THE
PROJECT VICINITY PRIOR TO BEGINNING WORK. THE CONTRACTOR SHALL BE FULLY AND
SOLELY RESPONSIBLE FOR ANY AND ALL DAMAGES AND COSTS WHICH MIGHT OCCUR BY
THE CONTRACTOR'S FAILURE TO EXACTLY LOCATE AND PRESERVE ANY AND ALL UTILITIES.
THE CONTRACTOR SHALL NOTIFY ALL PUBLIC AND PRIVATE UTILITY COMPANIES AND
DETERMINE THE LOCATION OF ALL EXISTING UTILITIES PRIOR TO PROCEEDING WITH
GRADING AND CONSTRUCTION. ALL WORK PERFORMED IN THE AREA OF UTILITIES SHALL BE
PERFORMED AND INSPECTED ACCORDING TO THE REQUIREMENTS OF THE UTILITY OWNER.
LIKEWISE, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING AND MAPPING ANY
EXISTING UTILITY (INCLUDING DEPTH) WHICH MAY CONFLICT WITH THE PROPOSED
CONSTRUCTION, AND FOR RELOCATING ENCOUNTERED UTILITIES AS DIRECTED BY THE
ENGINEER. CONTRACTOR SHALL CONTACT AND RECEIVE APPROVAL FROM
OWNER/UTILITY OWNER BEFORE RELOCATING ANY ENCOUNTERED UTILITIES. CONTRACTOR
RESPONSIBLE FOR SERVICE CONNECTIONS, AND RELOCATING AND RECONNECTING
AFFECTED UTILITIES AS COORDINATED WITH UTILITY OWNER AND/OR ENGINEER, INCLUDING
NON-MUNICIPAL UTILITIES (TELEPHONE, GAS, CABLE, ETC., WHICH SHALL BE COORDINATED
WITH THE UTILITY OWNER). THE CONTRACTOR SHALL IMMEDIATELY CONTACT ENGINEER
UPON DISCOVERY OF A UTILITY DISCREPANCY OR CONFLICT. AT LEAST 48 HOURS PRIOR TO
CONSTRUCTION, THE CONTRACTOR SHALL NOTIFY THE UTILITY NOTIFICATION CENTER OF
COLORADO (1-800-922-1987, WWW.UNCC.ORG).

2. IN ADDITION TO MEETING APPLICABLE LCUASS, STATE OR FEDERAL STANDARDS, ALL
MATERIALS, WORKMANSHIP AND CONSTRUCTION OF PUBLIC WATER AND WASTEWATER
SYSTEM IMPROVEMENTS SHALL MEET OR EXCEED THE STANDARDS SET FORTH IN THE CITY OF
FORT COLLINS WATER AND WASTEWATER DEVELOPMENT STANDARDS.

3. IN CASES OF CONFLICT BETWEEN THESE SIGNED PLANS AND APPLICABLE STANDARDS, THE
MOST RESTRICTIVE STANDARD SHALL APPLY.

4. ALL WATER MAINS AND FIRE LINES SHALL BE AWWA C900 PLASTIC PRESSURE PIPE (DR-18,
PRESSURE CLASS 305).  ALL PLASTIC PRESSURE PIPE SHALL HAVE TRACER WIRE PER
STANDARDS.  ALL FITTINGS ON THE PROPOSED FIRE LINES AND FIRE HYDRANT LATERALS
SHALL BE FULLY RESTRAINED JOINTS PER CITY STANDARDS (MEGA-LUG OR APPROVED
EQUAL).

5. ALL WATER SERVICES SHALL BE TYPE K SOFT COPPER.

6. ALL WATER MAINS AND SERVICES SHALL HAVE A MINIMUM COVER OF 4.5' AND A
MAXIMUM OF 5.5', UNLESS OTHERWISE NOTED.

7. ALL SANITARY SEWER MAINS AND SERVICES SHALL BE SDR 35 PVC.  ALL SANITARY SEWER &
STORM SEWER CLEANOUTS LOCATED WITHIN THE PAVEMENT SHALL BE TRAFFIC RATED
CLEANOUTS.

8. INVERT SHAPING ON SANITARY SEWER MANHOLES TO BE AT LEAST TO SPRING LINE.

9. SITE CONTRACTOR SHALL COORDINATE UTILITY CONNECTIONS AT THE BUILDING WITH
BUILDING CONTRACTOR.

10. ALL PROPOSED STORM SEWER IMPROVEMENTS SHALL BE IN ACCORDANCE WITH THE CITY
OF FORT COLLINS STANDARDS AND SPECIFICATIONS.

11. COORDINATE SITE LIGHTING AND ELECTRIC SERVICE ROUTING, DEMOLISHING,
RELOCATING, AND MODIFICATIONS WITH THE ELECTRICAL ENGINEER, ARCHITECT, AND
OWNER.

12. ALL MANHOLE RIM AND INLET GRATE ELEVATIONS SHOWN ARE APPROXIMATE. CONFIRM
FINAL ELEVATIONS PRIOR TO INSTALLATION.

13. ELECTRIC SERVICE TO BE OWNED, MAINTAINED AND INSTALLED BY OWNER FROM THE
UTILITY TRANSFORMER SECONDARY LUGS TO THE ELECTRIC METER.

ITEM 4, ATTACHMENT 6
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UNION PARK
Situate in the Southeast Quarter of Section 32,
Township 7 North, Range 68 West of the 6th P.M.

City of Fort Collins, County of Larimer, State of Colorado

MAJESTIC SURVEYING, LLC   1111 DIAMOND VALLEY DRIVE #104, WINDSOR, CO 80550

PROJECT NO: 2021324

DATE: 1-17-2024

DRAWN BY: MAK

PROJECT NAME: UNION PARK

FILE NAME: 2021324SUB

CLIENT: HDS

CHECKED BY: SIP SCALE: 1" = 60'

5
SHEET  5 OF  5

REVISIONS: DATE:

REVISE LOTS/REDLINES 9-5-23

REDLINES 1-17-24
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ZONE DISTRICT TYPE  GROSS ACREAGE RESIDENTIAL  DENSITY ESTIMATED UNITS MAX. BLDG HT HOUSING TYPE COMMERCIAL / RETAIL / OFFICE

PARCEL A +/- 6.5 AC 12 - 20  DU / AC 80 - 115 2-3 STORIES  SFA / MF / 

PARCEL B +/- 5.4 AC 15 - 25  DU / AC          100 - 135  2-4 STORIES  SFA / MF / MIXED-USE / LIVE / WORK

PARCEL C +/- 15.4 AC 20 - 40  DU / AC          200 - 460  3-4 STORIES  SFA / MF / MIXED-USE /  LIVE / WORK

PARCEL D +/- 5.3 AC   0 - 32 DU/AC         150  MAX 3 STORIES MAX  MIXED - USE +/- 65,000 SF  

TOTAL +/- 32.6 AC. 12.3 D/U - 21.5 D/U    400 MIN - 700 MAX +/- 65,000 SF
(Avg for Entire Site) (OVERALL)

PARCEL ZONING ACREAGE ANTICIPATED USES  

PARCEL A HC +/- 6.5 AC SECONDARY / RESIDENTIAL USES

PARCEL B HC +/- 5.4 AC SECONDARY / RESIDENTIAL USES / MIXED USE 

PARCEL C HC +/- 15.4 AC SECONDARY / RESIDENTIAL USES / MIXED USE 

PARCEL D HC +/- 5.3 AC PRIMARY / COMMUNITY FACILITY 
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January 19, 2023

City of Fort Collins
Current Planning Department
281 North College Ave.
Fort Collins, CO 80524

Re:  Union Park PDP-REVISED

Please accept this request for a Modification of Standards to Section 3.2.2(K)(1)(a) of the Land 
Use Code.

Background

This proposal is for a Project Development Plan (PDP) submittal for the Ziegler-Corbett / Union 
Park a 603 residential unit development with an approximate of 40,000 sf of retail / commercial 
and day care space.  The property located west of Ziegler Road and South of Paddington Rd and 
contains approximately 32.6 acres total.  The property is located in the Harmony-Corridor (HC) 
Zone District 

The property currently is undeveloped and will include primary and/or secondary uses as allowed 
by the previously approved ODP, modifications and the Ft Collins Land Use Codes.  

Vehicular access for the project will be from Ziegler Road via a new full movement intersection 
that provides access into the neighborhood from the east and access from Corbett Dr. on the 
west.  The site design will incorporate pedestrian access and connectivity utilizing sidewalks and 
open space, including pedestrian controlled access across Ziegler Rd.

The project will be designed to be compatible with the surrounding neighborhoods as required by 
the City Code.  Architectural compatibility will be achieved by incorporating design elements from 
the surrounding neighborhood such as building materials, horizontal lap siding, shingle siding and 
board and batten siding in contrasting colors.  In addition, there will be brick and stone veneer 
accents. The roofs will consist of asphalt shingles and / or standing seam metal.

Modification to Section 3.2.2(K)(1)(a)

Code Language:  Parking Lots - Required Number of Off-Street Spaces for Type of Use.

(1) Residential and Institutional Parking Requirements. Residential and institutional uses
shall provide a minimum number of parking spaces as defined by the standards below.

(a)Attached Dwellings: For each two-family and multi-family dwelling there shall be
parking spaces provided as indicated by the following table:
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Requested Modification:  We are requesting that the project have less than the minimum required 
parking spaces based on the proposed L.U.C. .  See attached table.

Number of Bedrooms/Dwelling Unit Parking Spaces Per Dwelling Unit*, **

One or less 1.5

Two 1.75

Three 2.0

Four and above 3.0
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Parking Analysis - Modification Request to Use the Proposed L.U.C. Requirements

EV PARKING SPACES PROVIDED:

EV PARKING PROVIDED FOR RESIDENTIAL

FIXED LOCATIONS   8 EVSE INSTALLED SPACES
68 EV CAPABLE SPACES

IN GARAGE 79 EVSE INSTALLED (TOWNHOMES -S.F.A.)
63 EV READY - (BROWNSTONES / LIVE WORK - S.F.A.)
24 EV READY - (M.F.)

        107 EV CAPABLE SPACES (M.F.)

TOTAL EVSE INSTALLED 87
TOTAL EV READY 87
TOTAL EV CAPABLE 175
TOTAL = 349 = 40% OF TOTAL REQUIRED PARKING SPACES

EV PARKING PROVIDED AT RETAIL/ OFFICES/ DAY CARE

FIXED LOCATIONS   2 EVSE INSTALLED SPACES
TOTAL EV READY   0
TOTAL EV CAPABLE 22
TOTAL = 24 = 40% OF TOTAL REQUIRED PARKING SPACES

ATTACHED GARAGE SPACES = 414 SPACES
9 X17 STANDARD OFF STREET SPACE = 313 SPACES
DIAGONAL PARKING   93 SPACES
COMPACT DIAGONAL PARKING   22 SPACES
8 X 23 ON STREET PARALLEL* =   79 SPACES*

REQUIRED RESIDENTIAL PARKING BASED ON BEDROOMS 870 SPACES
PARKING SPACES PROVIDED FOR RESIDENTIAL DEVELOPMENTS = 921 SPACES

PARKING REQUIRED FOR OFFICE / RETAIL
GENERAL OFFICE 1

1000 SF X 17,000 SF = 17 SPACES
GENERAL RETAIL 1

500  X 17,000  SF  = 34 SPACES
DAY CARE  1

1000 SF X 10,000 SF = 10 SPACES
SPACES REQUIRED 61 SPACES

9 X17 STANDARD OFF STREET SPACE = 57 SPACES
8 X 23 ON STREET PARALLEL = 7 SPACES

PARKING SPACES PROVIDED FOR OFFICE / RETAIL / DAY CARE = 64 SPACES

TOTAL PARKING SPACES REQUIRED WITHIN ENTIRE DEVELOPMENT = 934 SPACES
TOTAL PARKING SPACES PROVIDED WITHIN ENTIRE DEVELOPMENT = 985 SPACES

* - DOES NOT INCLUDE POTENTAL AND ALLOWED PARALLEL PARKING WITHIN TOWNHOMES

Parking Provided

BICYCLE PARKING RQUIREMENT  PROVIDED:

RESIDENTIAL

FIXED RACKS 470 SPACES (EACH U RACK IS 2 SPACES = 236)

IN GARAGE  (COVERED) 286 SPACES (2 LOCATED IN EACH SFA GARAGE)
(SEE BIKE RACK THIS SHEET) 260 SPACES (2 LOCATED IN EACH APARTMENT GARAGE)

BIKE SHELTER (COVERED) 162 SPACES

TOTAL RESIDENTIAL COVERED REQUIRED 707 SPACES
TOTAL RESIDENTIAL COVERED PROVIDED 708 SPACES

TOTAL RESIDENTIAL REQUIRED 1,178 SPACES
TOTAL RESIDENTIAL PROVIDED 1,178 SPACES

OFFICE AREA

OFFICE  AREA COVERED BIKE LOCKER 3 SPACES REQUIRED / 3 SPACES PROVIDED
OFFICE AREA FIXED RACKS 10 SPACES REQUIRED / 12 SPACES PROVIDED
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Modification Criteria

The request of approval for this modification complies with the standards per Review Criteria 2.8.2 
(H)(2) and (4) in the following ways: 

(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

(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.

Justification

The granting of this modification of standards would not be detrimental to the public good, and the 
plan as submitted will promote the general purpose of the standard for which the modification is 
requested because it addresses an important community need than would a plan which 
complies with the standard for which a modification is requested and in a nominal and 
inconsequential way. The applicant offers the following in support of its request for modification:

• The proposed alternative plan provides an attainable housing development on a parcel of
land that has been undeveloped for decades.

• The proposed LUC was to be approved last year.  This delay as handcuffed the schedule
of the review and ultimately the planning of this site.

• This project exceeds the parking requirements of the proposed LUC by more than 50
spaces.

• This development is close to public transit and is walkable to the retail located at Front range
Village ultimately reducing the need for parking and encouraging bike and pedestrian uses.

• The proposed development is in accordance with the overall City goals outlined in City
Plan.
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January 19, 2024

City of Fort Collins
Current Planning Department
281 North College Ave.
Fort Collins, CO 80524

Re:  Union PDP

Please accept this request for a Modification of Standards to Section 3.5.2 (D)(1) of the Land 
Use Code.

Background

This proposal is for a Project Development Plan (PDP) submittal for the Ziegler-Corbett / Union 
Park a 603 residential unit development with an approximate of 40,000 sf of retail / commercial 
and day care space.  The property located west of Ziegler Road and South of Paddington Rd and 
contains approximately 32.6 acres total.  The property is located in the Harmony-Corridor (HC) 
Zone District 

The property currently is undeveloped and will include primary and/or secondary uses as allowed 
by the previously approved ODP, modifications and the Ft Collins Land Use Codes.  

Vehicular access for the project will be from Ziegler Road via a new full movement intersection 
that provides access into the neighborhood from the east and access from Corbett Dr. on the 
west.  The site design will incorporate pedestrian access and connectivity utilizing sidewalks and 
open space, including pedestrian controlled access across Ziegler Rd.

The project will be designed to be compatible with the surrounding neighborhoods as required by 
the City Code.  Architectural compatibility will be achieved by incorporating design elements from 
the surrounding neighborhood such as building materials, horizontal lap siding, shingle siding and 
board and batten siding in contrasting colors.  In addition, there will be brick and stone veneer 
accents. The roofs will consist of asphalt shingles and / or standing seam metal.

Modification to Section 3.5.2(D)(1)(b)

Code Language:  Section 3.5.2(D)(1) Relationship of Dwellings to Streets and Parking states 
the following:

(1) Orientation to a Connecting Walkway. Every front facade with a primary entrance to a
dwelling unit shall face the adjacent street to the extent reasonably feasible. Every front
facade with a primary entrance to a dwelling unit shall face a connecting walkway with no
primary entrance more than two hundred (200) feet from a street sidewalk. The following
exceptions to this standard are permitted:

(a) Up to two (2) single-family detached dwellings on an individual lot that has
frontage on either a public or private street.
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(b) A primary entrance may be up to three hundred fifty (350) feet from a street
sidewalk if the primary entrance faces and opens directly onto a connecting walkway
that qualifies as a major walkway spine.

(c) If a multi-family building has more than one (1) front facade, and if one (1) of the
front facades faces and opens directly onto a street sidewalk, the primary entrances
located on the other front facade(s) need not face a street sidewalk or connecting
walkway.

Requested Modification:  We are requesting that multiple 20 Unit Flats buildings have their 
primary entrances be greater than 200 feet from a street sidewalk.

Modification Criteria

The request of approval for this modification complies with the standards per Review Criteria 2.8.2 
(H)(2) and (4) in the following ways: 

(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

(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.

Justification 

The granting of this modification of standards would not be detrimental to the public good, and the 
plan as submitted will promote the general purpose of the standard for which the modification is 
requested equal to or better than would a plan which complies with the standard for which a 
modification is requested and: because it addresses an important community need.  The 
applicant offers the following in support of its request for modification:

• Although the primary entrances to these buildings are greater than 200 feet from the public
street, there are numerous paths throughout the project that connect to the street.    Each
front door has a sidewalk connection to a walkway spine that connects directly to the
sidewalk of the private drives

• The standard requires building entrances face a public street in a traditional neighborhood
pattern.  To meet the standard, the project would have to add a new street in between
Buildings these buildings.

• Enhanced crosswalks are provided for safer pedestrian connectivity to public streets
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• The project provides overall enhanced pedestrian connectivity with walkways and
pathways throughout the development.  Several amenities further improve and enhance
the project.

• The proposed alternative plan continues to improve the design, quality, and character of
new development by exceeding the building standards set forth in Section 3.5. The use of
high-quality residential building materials, building articulation, projections and recesses,
ensures sensitivity to and compatibility with the surrounding neighborhood.

• The proposed development is in accordance with the overall City goals outlined in City
Plan.
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PRELIMINARY DRAINAGE REPORT 

FOR 

Union Park 

Prepared by: 

Highland Development Services 

6355 Fairgrounds Ave, Suite 100 

Windsor, Colorado 80550 

Phone: 970.674.7550 

Prepared for: 

Landmark Real Estate Holdings, LLC 

6341 Fairgrounds Ave, Suite 100 

Windsor, Colorado 80550 

Office: 970.460.0567 

January 22, 2024 

Job Number 21-1044-00
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6355 FAIRGROUNDS AVE, SUITE 100, WINDSOR, COLORADO  80550 | PHONE 970.674.7550 

January 22, 2024 

Mr. Wes Lamarque 

Fort Collins Utilities 

700 Wood Street 

Fort Collins, CO  80522 

RE: Preliminary Drainage Report – Union Park 

(Previously Ziegler-Corbett) 

Dear Wes, 

We are pleased to submit, for your review, the Preliminary Drainage Report for the Union Park 

(Ziegler – Corbett) Preliminary Development Plan. This report describes the general drainage 

design intent to be implemented with future development and in accordance with the criteria 

in the City of Fort Collins Storm Drainage Manual. 

I appreciate your time and consideration in reviewing this submittal. Please call if you have any 

questions. 

Sincerely,  

Highland Development Services 

Jason T. Claeys, P.E., LEED AP 
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ENGINEER’S CERTIFICATION BLOCK 

I hereby certify that this Preliminary Drainage Report for Union Park was prepared by me (or 

under my direct supervision) for the owners thereof and meets or exceeds the criteria of the 

City of Fort Collins Stormwater Design Standards. 

________________________________________ 

Jason T. Claeys, PE 

Registered Professional Engineer 

State of Colorado No. 42122
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GENERAL DESCRIPTION AND LOCATION 

SITE DESCRIPTION AND LOCATION 

The Union Park property is located in the Southeast Quarter of Section32, Township 7 North, 

Range 68 West of the Sixth Principal Meridian, City of Fort Collins, County of Larimer, State of 

Colorado. More specifically, the Union Park property is located north of the Front Range Village 

commercial area, east of the Affinity residences, south of the English Ranch residential 

subdivision, and west of Ziegler Road.  

The project site is approximately 32.78 acres currently and is undeveloped agricultural and rural 

residential land, with one residence and multiple outbuildings. The site appears to be mostly 

vegetated with grass harvested for livestock feed. The site generally slopes from the west to the 

east at about 0.7% slope.  

The intent of the Preliminary Development Plan (PDP) is to update the ODP with the anticipated 

uses. No improvements are being constructed with the PDP, but rather establishing future 

expectations for development. The property is anticipated to be a high-density multi-use 

development, mainly multi-family residential, with retail space and supporting amenities.  

The Union Park property is located within the City’s Fox Meadows Drainage Basin. In addition to 

the City of Fort Collins Stormwater Design Standards, drainage requirements are also described 

in both the “Front Range Village Final Drainage and Erosion Control Study,” prepared by Stantec 

Consulting Inc., dated February 2007, and the “Final Drainage Report for Affinity Fort Collins,” 

prepared by JR Engineering, LLC, dated March 2, 2016.  

No City or FEMA floodplains/floodways are located within the Union Park property. 

SITE SOILS 

The Union Park project site consists primarily of Nunn clay loam (0 to 1 percent slopes) that is 

classified as Type-C hydrologic group. According to USDA/Natural Resource Conservation 

“Group, Type C soils have a slow infiltration rate when thoroughly wet. These consist chiefly of 

soils having a layer that impedes the downward movement of water or soils of moderately fine 

texture or fine texture. These soils have a slow rate of water transmission.”  
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Per the “Preliminary Geotechnical Subsurface Exploration Report, Proposed Ziegler-Corbett 

Mixed-Use Development”, prepared by Soilogic, Inc., dated April 4, 2022:  

“approximately 4 to 6 inches of vegetation and topsoil was encountered at the surface at the 

boring locations, underlain by brown/beige/rust lean clay with varying amounts of sand which 

varied to clayey sand in places. The apparently-natural lean clay/clayey sand varied from soft to 

hard in terms of consistency or from very loose to medium dense in terms of relative density, 

typically exhibited no to low swell potential at in-situ moisture and density conditions (however 

one sample of sandy lean clay obtained from boring B-2 at a depth of about 9 feet below ground 

surface exhibited moderate swell potential) and extended to the bottom of each of the borings 

at a depth of approximately 15feet below present site grades.” 

“Groundwater was observed during the subsurface soil exploration: “Groundwater was not 

encountered in borings B-1, B-2, B-3 or B-5 to the depths explored (about 15 feet below ground 

surface), but was measured at a depth of about 15 feet below ground surface in boring B-4 

when checked immediately after completion of drilling. When checked about five (5) days after 

drilling, borings B-1, B-2 and B-5 remained dry to the approximate depth explored, while 

groundwater was measured at a depth of about 14 feet below ground surface at the locations 

of borings B-3 and B-4 at that time. Groundwater information is indicated in the upper right-

hand corner of the attached boring logs.”   

“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. Trapped 

water is typically encountered within more permeable zones of layered soil and bedrock 

systems. The location and amount of perched/trapped water can also vary over time.” 
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STORM DRAINAGE CRITERIA 

This Preliminary Drainage Report was prepared to establish drainage basins, and required 

detention volumes, that meet or exceed the City of Fort Collins storm water criteria. The City of 

Fort Collin’s Storm Drainage Design Criteria and amendments to the Urban Drainage Flood 

Control District’s (UDFCD) Drainage Criteria Manual (USDCM) Volumes 1, 2 and 3 were 

referenced as guidelines for this design. 

EXISTING CONDITIONS 

The Union Park Property is a portion of a drainage basin that is situated north of Harmony 

Road, and west of Ziegler Road, which runoff is conveyed east under Ziegler Road into the 

existing drainage channel on the HP Harmony Campus property. It has been determined in the 

Front Range Village Final Drainage Report that this area is allowed to contribute 76.7 cfs to the 

HP Campus drainage channel during 100-year event peak discharge. More specifically to this 

site, 20.1 cfs release rate was allocated to the Union Park & the Affinity Fort Collins properties. 

Per The Final Drainage Report for Affinity Fort Collins, the Affinity site has a 100-yr peak release 

rate of 2.1 cfs, allowing a 100-yr peak discharge of 18.0 cfs from the Union Park property. 

The Harmony Village Manufactured Home Community does not provide adequate detention 

facilities. During a 100-yr storm event, a portion of the site flows to the east into both the Front 

Range Village development as well as the Affinity Fort Collins site. This runoff was evaluated in 

the Front Range Village Final Drainage Report and was determined to be 116 cfs peak runoff 

during the 100-yr event. This runoff will be collected in the Front Range Village Detention Pond 

D, intended to collect but not detain his flow. During the 100-year event, this peak flow of 116 

cfs will flow over the weir on the north side of Detention Pond D. It is conveyed via the private 

drive aisles to a level spreading weir on the northeast side of the Affinity Fort Collins site, where 

it is discharged into the Union Park property. This flow is then assumed to sheet flow east to be 

inadvertently detained on the east side of the Union Park property along Ziegler Road. 

In reference to the Front Range Village Final Drainage Report, a detention pond is planned to 

be incorporated into the Union Park site, Detention Pond 298. The volume of Detention Pond 

298 has been determined by detaining the 100-yr peak developed runoff to the 2-yr historic 

runoff rate, adding the existing inadvertent detention volume (detention volume is currently 

provided onsite due to existing constraints such as grade features and outlet restrictions). 

Based on the topographic survey of the existing conditions, the inadvertent detention volume is 

constrained for this site by the spill location along the north property line, at an approximate 

elevation of 4928.0 ft. The inadvertent detention volume is estimated to be 7.5± acre-ft. The 
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estimated volume did not account for the two existing culverts along the west side of Ziegler 

Road that currently provide ponding relief for the Ziegler-Corbet site. 

All supporting preliminary calculations are located in the Appendix. 

HYDROLOGIC CRITERIA 

The rational method was performed to calculate the peak runoff rates for each basin.  Percent 

impervious were estimated based on land use, and the associated runoff coefficients were 

calculated. The time of concentration was calculated using the City of Fort Collins’s initial time 

of concentration, and the intensity was calculated using the corresponding storm rainfall depth 

and USDCM Equation 4-3.  To account for the City of Fort Collins’ IDF Curve, Coefficient 3 of the 

UDFCD’s intensity formula was adjusted to 0.7867.  The City of Fort Collins area has a 2-yr 1-hr 

rainfall depth of 0.82 inches and a 100-yr 1-hr rainfall depth of 2.86 inches.  These depths 

account for the 1999 adjusted rainfall depths.  

HYDRAULIC CRITERIA 

The hydraulic calculations provided in this report are limited to maximum street capacities 

based on the minimum street slopes (0.5%) for the most restrictive sections.  

The final Union Park storm drainage system will be designed to convey the minor and major 

storm events through the combination of streets, inlets, storm sewer pipes, and swales. Per the 

requirements provided by the City of Fort Collins Storm Drainage Design Criteria, all inlets and 

storm pipes will be designed such that, during the minor initial storm event, the 2-yr storm, the 

flows for the streets will not top the curb and may only rise to the street crown elevation, and 

for the entrance (with Median) will not top the curb and the flow spread will leave at least one 

12 ft lane width free of water in each direction.  During the major storm event, the 100-yr 

storm, the water depth for the streets will be held to a maximum depth of 6” at the street 

crown, 12” at the gutter flow line, and/or flow must be contained within right-of-way or 

easements paralleling the right-of-way. 

Within the Final Drainage Report, peak basin runoff flows from the rational calculations will 

then be used to determine the street flows, and on-grade inlet locations.  The on-grade and 

sump inlet capacities will be calculated using UDFCD’s spreadsheet UD-Inlet_v4.05.xlsm.  The 

inlet capacities will be analyzed, and the necessary adjustments will be applied to the street 

runoff flows based on the amount of runoff collected by on-grade inlets.  The sump inlets will 

be sized using the previously mentioned street capacity allowances, with overtopping if 

needed. 
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The captured flows will then be analyzed using EPA’s SWMM program to design pipe size and 

slopes. UD-Inlet applies a clogging factor while sizing the inlets, but while sizing the storm pipes, 

it is assumed that the inlets are free of clogging debris and capture the maximum amount of 

street runoff.  Orifice rating curves will be utilized for the inlet capture capacities and route the 

captured runoff through the storm drain system. The program accounts for head losses within 

manholes and bends and head losses associated with pipe friction. 

The previous drainage study SWMM models have been provided by the City of Fort Collins. 

These models will be reviewed during the final drainage design to develop and inflow 

hydrograph from the offsite basins and safely conveyed through the project.  

Hydraflow will be used to compute the open channel hydraulics and check the capacities of the 

drainage swales throughout the site. Flow velocities within these swales will be reviewed and 

where flows are found to be supercritical, the swales will be protected with turf reinforcement 

mat.   

All swale and pipe outlets will be protected with riprap or suitable erosion protection methods. 

Storm sewer pipe outlets will be protected using the requirements set by the USDCM to protect 

downstream of culverts.   

All supporting calculations for street sections are located in the Appendix. 
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DRAINAGE BASINS 

The Union Park developed drainage basins are delineated by areas draining to major drainage 

elements. The Union Park property is divided into four developed drainage basins.  The final 

drainage report will further detail the drainage basins. For the purpose of this Preliminary 

Drainage study impervious areas have been calculated and applied.  

Drainage Basin D1 consists entirely of pond 298A, having an area of 2.69 acres. This 

basin will convey detained flows to pond 298C in a system of pipes, with overflow being 

routed through streets to pond 298C and ultimately offsite. No water quality will be 

provided for this basin. 

Drainage Basin D2 consists of 9.10 acres of single-family attached and apartment 

residential lots, attached garages, streets, private drives, and the club house recreation 

area. Flows from this basin are mainly conveyed along roadways and collected by inlets 

and conveyed to detention Pond 298B. Low Impact Development (LID) will be used to 

address water quality in this basin through the application of ADS Stormtech MC-3500 

Filtration Chambers. 

Drainage Basin D3 consists of 4.92 acres of attached single-family residential lots, 

attached garages, streets, and private drives. Flows from this basin are mainly conveyed 

along streets and will be collected by inlets and ultimately conveyed to detention Pond 

298C. LID will be used to address water quality in this basin through the application of 

ADS Stormtech MC-3500 Filtration Chambers.  

Drainage Basin D4 consists of 6.91 acres of attached single-family and apartment 

residential lots, commercial and mixed-use lots, attached garages, streets, and private 

drives. Flows from this basin are mainly conveyed along streets and will be collected by 

inlets and conveyed to detention Pond 298C. LID will be used to address water quality in 

this basin through the application of ADS Stormtech MC-3500 Filtration Chambers. Pond 

298B is within this basin and will provide additional detention during major events prior 

to discharging via storm drains to Pond 298C. 

Drainage Basin D5 consists of 8.43 acres of attached single-family and apartment 

residential lots, commercial and mixed-use lots, attached garages, streets, and private 

drives. Flows from this basin are mainly conveyed along streets and will be collected by 

inlets and conveyed to detention Pond 298C (located within this basin). Standard water 

quality will be used to address water quality in this basin with the inclusion of extended 

detention for the WQCV. 
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DRAINAGE FACILITY DESIGN 

DRAINAGE CONVEYANCE DESIGN 

Storm infrastructure to convey runoff will include concrete trickle pans, inlets, storm sewer and 

culverts. Stormwater detention and water quality enhancement will be achieved using 

extended detention and low impact development (LID). Storm inlets, storm sewers and the 

roadway culverts will be appropriately sized with the final drainage design. 

DETENTION/WATER QUALITY POND DESIGN 

The FAA Method was utilized to estimate the required detention to be 7.7± acre-ft for the 

developed conditions in accordance with the City of Fort Collins requirements (the 100-year 

developed peak runoff detained to the 2-year historical peak runoff). Combining the 

inadvertent detention (7.5 ac-ft), the standard Water Quality Capture Volume (WQCV) for 

drainage basin D4 (0.20 ac-ft) and the detention volume (7.7 ac-ft), a total of 15.4± ac-ft is 

required to accommodate the developed site, as well as account for the displacement of the 

historical inadvertent detention. Due to the limited grades on the site, and the profusion of 

detention volume, multiple ponds are planned, with the main detention pond located in the 

northwest corner of the site (298A), a smaller pond to provide additional detention during 

major events located near the middle of the site (298B), and the detention pond (298C) located 

adjacent to the eastern property line. Pond 298A outlet connects to an underground storm 

drain leading to pond 298B. Overflow from pond 298A will flow via a spillway and streets to 

pond 298C. The outlet for pond 298C will connect to an existing 30-inch storm drain that 

conveys stormwater east under Ziegler Road. The ultimate outfall will be the existing HP 

Harmony Campus storm channel system, which ultimately flows into the Cache La Poudre River. 

EPA SWWM will be utilized for the final drainage design. 

As mentioned, the detention volume described above is designed to be provided in two on-site 

detention facilities: 

Pond 298A detention basin (DB) will be used as site detention and account for the 

displacement of the historical inadvertent detention. The DB will provide an estimated 

detention volume of 11.7 ac-ft. The outlet will be sized to overdetain the offsite flows to 

maximize the pond volume. 

Pond 298B detention basin (DB) will be used to provide additional site detention in 

major storm events. The outlet, which is also the inlet for the LID facility, will be 
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designed to surcharge during major storm events and provide approximate 0.42 acre-ft 

of detention storage. 

Pond 298C extended detention basin (EDB) with a dry bottom will be utilized as site 

detention and standard water quality (SWQ) facility for basin D4. The EDB will provide 

an estimated detention volume of 3.8 acre-ft, in addition to ponds 298A and 298B, as 

required to accommodate the site in its developed condition. UDFCD is referenced for 

the water quality capture volume (WQCV) of 0.21 ac-ft with a 40-hr drain time. Pond 

298C will release to an existing 30” storm drain under Ziegler Road leading to the HP 

Harmony Campus storm channel. 

Pond 298A has an estimated storage volume of 11.7± ac-ft, Pond 298B has 0.42± ac-ft, and 

pond 298C has 3.8± ac-ft. The combined detention volume from Ponds 298A, 298B & 298C is 

15.9± ac-ft and exceeds the estimated required detention volume of 15.4± acre-ft. 

The final design will ensure the pond overflows, and outlet structures are designed to release 

flows as outlined above in accordance with the City of Fort Collins requirements. 

Reference the appendix for estimated calculations and the drainage plan. 

DETENTION/WATER QUALITY POND VARIANCE REQUEST 

The Union Park site has several challenges that have limited the ability to meet the requirement 

in Chapter 8, Section 3.1 Geometry of Stormwater Detention Facilities for the site’s various 

detention ponds embankments and side slopes to “vary and undulate.” The site is flat with very 

limited topographical relief (0.7% avg slope). Additionally, the site must account for inadvertent 

detention that more than doubles the detention storage volume required.  Accommodating for 

the flat site and the large volume of detention, the ponds had to be maximized for volume. In 

order to maximize the ponds for volume, some pond side slopes are augmented with stepped 

landscape walls and 4:1 slopes.  

We request a variance to the requirement to “vary and undulate” the site’s detention ponds 

embankments and side slopes to maximize detention pond volumes. This variance will not be 

detrimental to public health, welfare, and safety, and will have no impact on the capital and 

maintenance costs of the City of Fort Collins. It is respectfully requested that this variance be 

granted. 
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LOW IMPACT DEVELOPMENT 

The City of Fort Collins updated the Low Impact Development ordinance in 2016 (Ordinance No. 

007, 2016) to require: 

• Treat at least 75% of any newly developed or redeveloped impervious area using one or

a combination of LID techniques, or

• Treat at least 50% of any newly developed or redeveloped impervious area using one or

a combination of LID techniques when 25% of private drivable surfaces are permeable.

To satisfy the required implementation of Low Impact Development (LID), the Union Park 

property will utilize below-grade filtration galleries (ADS StormTech chamber system model 

MC-3500). Other LID techniques were explored, but due to the limited grade available and the

amount of detention volume required, shallow filtration galleries assisted in maintaining storm 

drain grades and detention volumes. Pavers within the private drives did not treat enough 

contributing areas to justify their use. Filtration galleries will promote filtration while capturing 

fine sediment that drains off the impervious areas.  Isolator rows will be implemented at the 

headworks to the filtration galleries to allow larger sediment particles to settle before entering 

the gallery. The isolator rows will be accessible to remove sediments. A Standard Operations 

Procedure will be provided at the final design to ensure these BMPs adequately perform over 

time. 

For this preliminary design, the impervious area was calculated in each drainage basin. Basins 

D2, D3, and D4 will be treated utilizing filtration chambers (LID), resulting in 73.3% of the 

developed impervious area being treated using LID best practices. The remaining impervious 

area within basin D5 will be treated using an extended dry detention pond (pond 298C) with a 

40-hour drain time of the WQCV.

The water quality treatment provided by LID practices is slightly below the required 75% 

impervious area treatment. Consideration of the disconnected impervious areas, roof and walks 

that drain to landscape areas prior to being directed to storm drains, is requested as additional 

treatments. 

Below is a description of the 4-step process for selecting structural BMPs: 

Urban Drainage and Flood Control District (UDFCD) recommends a Four Step Process for 

receiving water protection that focuses on reducing runoff volumes, treating the water quality 

capture volume (WQCV), stabilizing drainage ways, and implementing long-term source 

controls. The Four Step Process applies to manage more minor, frequently occurring events. 
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Step 1:  Employ Runoff Reduction Practices 

To reduce runoff peaks, volumes, and pollutant loads from urbanizing areas, implement Low 

Impact Development (LID) strategies, including Minimizing Directly Connected Impervious 

Areas (MDCIA). 

Captured runoff from strategic areas are routed through below grade filtration galleries, 

bioretention pond/rain gardens, and/or permeable pavers. Filtration galleries, rain gardens, and 

permeable pavers will slow runoff, promote filtration, and filter runoff prior to being released 

into the adjacent storm drain system. 

Step 2: Implement BMPs that Provide a Water Quality Capture Volume with Slow Release 

The infiltration galleries, rain gardens, and permeable pavers are designed to provide water 

quality capture volume per Urban Drainage’s recommendations and calculations. The captured 

runoff is design for a 12-hr drain time. 

Step 3: Stabilize Drainageways 

Natural Drainageways are subject to bed and bank erosion due to increases in frequency, 

duration, rate, and volume of runoff during and following development. Because the site will 

drain to an existing storm system, bank stabilization is unnecessary with this project. 

Step 4: Implement Site Specific and Other Source Control BMPs 

Proactively controlling pollutants at their source by preventing pollution rather than removing 

contaminants once they have entered the stormwater system or receiving waters is important 

when protecting storm systems and receiving waters. This can be accomplished through site-

specific needs such as construction site runoff control, post-construction runoff control, and 

pollution prevention / good housekeeping. It will be the contractor’s responsibility to develop a 

procedural best management practice for the site. 
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STORMWATER POLLUTION PREVENTION 

Erosion and sedimentation can be controlled on-site by use of sediment control logs, inlet 

protection, a gravel construction entrance, seeding, mulch, and turf. The measures are 

designed to limit the overall sediment yield increase due to construction as required by the City 

of Fort Collins. During overlot and final grading the soil will be roughened and furrowed 

perpendicular to the prevailing winds.  

During the performance of the work required by these specifications or any operations 

appurtenant thereto, whether on right-of-way provided by the City or elsewhere, the 

contractor shall furnish all labor, equipment, materials, and means required. The Contractor 

shall conduct proper efficient measures wherever and as necessary to reduce dust nuisance, 

and to prevent dust nuisance that has originated from his operations from damaging crops, 

orchards, cultivated fields, and dwellings or causing a nuisance to persons. The Contractor will 

be held liable for any damage from dust originating from his operations under these 

specifications on a right-of-way or elsewhere. 

It is unlawful to track or cause to be tracked mud or other debris onto city streets or rights-of-

way. Wherever construction vehicles access routes or intersect paved public roads, provisions 

must be made to minimize sediment transport by runoff or vehicles tracking onto the paved 

surface. Stabilized construction entrances are required with base material consisting of 6” 

coarse aggregate. The contractor will be responsible for clearing mud tracked onto city streets 

daily. 

All temporary and permanent erosion and sediment control practices must be maintained and 

repaired as needed to ensure the continued performance of their intended function. Silt fence 

and sediment control logs will require periodic replacement. Maintenance is the responsibility 

of the contractor.  

All disturbed areas must be seeded and mulched within 30 days of the project’s start. 

Vegetation shall not be considered established until a ground cover is achieved, which is 

demonstrated to be mature enough to control soil erosion to the satisfaction of the City 

Inspector and to survive severe weather conditions. 
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CONCLUSIONS 

This Preliminary Drainage Report for the Union Park property has been prepared to comply 

with the stormwater criteria set by the City of Fort Collins. The proposed development’s 

drainage system will be designed to convey the developed peak storm water runoff through the 

site to the existing storm drain system and to the development’s detention, water quality, and 

LID facilities. Storm drains will be sized to provide the required roadway relief in both the 2-yr 

and 100-yr storm events, and to adequately convey the released runoff from the detention 

ponds disbursed throughout the site. Overland relief will be provided at all sump locations. The 

calculated 100-yr peak flows released from the Union Park property will adhere to the allowed 

rates as established in the Front Range Village & Affinity Fort Collins drainage studies. This 

Preliminary drainage report anticipates the implementation of best management practices for 

erosion control, temporary and permanent, and on-site construction facilities that will be 

further designed and detailed in future Preliminary and Final Drainage Reports. 

It can therefore be concluded that the development of the Union Park property will comply 

with the stormwater jurisdictional criteria and will not adversely affect the adjacent properties, 

streets, storm drain system and/or detention/water quality facilities. Controlling the developed 

runoff from these improvements will improve the current situation currently existing on the 

site. Therefore, this preliminary report satisfies the burden of proof needed to proceed to the 

Final Drainage Report. 
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CITY OF FORT COLLINS BENCHMARK #14-94
NORTHWEST CORNER OF HEWLETT PACKARD PROPERTY ON EAST SIDE ZIEGLER RD., ON THE NORTHWEST

CORNER OF THE CONCRETE BASE OF A NATURAL GAS UNIT HOUSING.
ELEV= 4927.83

CITY OF FORT COLLINS BENCHMARK #6-07
SOUTHEAST CORNER OF HARMONY RD. AND ZIEGLER RD. 50 FEET +/- SOUTH OF THE EDGE OF ASPHALT ON THE

WALL OF A CONCRETE IRRIGATION DROP STRUCTURE.
ELEV= 4931.08
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NGVD29 UNADJUSTED DATUM (PRIOR CITY OF FORT COLLINS DATUM) = 4927.83 (NAVD88 DATUM) - 3.19'
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PRELIMINARY GEOTECHNICAL SUBSURFACE EXPLORATION REPORT 
PROPOSED ZIEGLER-CORBETT MIXED-USE DEVELOPMENT 

4105 ZIEGLER ROAD, FORT COLLINS, COLORADO 
SOILOGIC # 22-1062 

April 4, 2022 
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April 4, 2022 

Landmark Homes 
6341 Fairgrounds Avenue, Suite 100 
Windsor, Colorado 80550 

Attn:   Mr. Andrew Quest 

Re: Preliminary Geotechnical Subsurface Exploration Report 
Proposed Ziegler-Corbett Mixed-Use Development 
Larimer County Parcel #’s 8732400010, 8732400009 and 8732000002 
4105 Ziegler Road, Fort Collins, Colorado 
Soilogic Project # 22-1062 

Mr. Quest: 

Soilogic, Inc. (Soilogic) personnel have completed the preliminary geotechnical subsurface 

exploration you requested for the proposed mixed-use development to be constructed on a 

combined property consisting of Larimer County Parcel Numbers 8732400010, 

8732400009 and 8732000002, located at 4105 Ziegler Road in Fort Collins, Colorado. The 

results of our subsurface exploration and pertinent geotechnical engineering 

recommendations are included with this report.  

In summary, approximately 4 to 6 inches of vegetation and topsoil was encountered at the 

surface at the boring locations, underlain by brown/beige/rust lean clay with varying 

amounts of sand which varied to clayey sand in places. The apparently-natural lean clay/ 

clayey sand varied from soft to hard in terms of consistency or from very loose to medium 

dense in terms of relative density, typically exhibited no to low swell potential at in-situ 

moisture and density conditions (however one sample of sandy lean clay obtained from 

boring B-2 at a depth of about 9 feet below ground surface exhibited moderate swell 

potential) and extended to the bottom of each of the borings at a depth of approximately 15 

feet below present site grades.  

Groundwater was not encountered in borings B-1, B-2, B-3 or B-5 to the depths explored 

(about 15 feet below ground surface), but was measured at a depth of about 15 feet below 

ground surface in boring B-4 when checked immediately after completion of drilling. 

When checked about five (5) days after drilling, borings B-1, B-2 and B-5 remained dry to 

the approximate depth explored, while groundwater was measured at a depth of about 14 
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from boring B-2 at a depth of about 9 feet below ground surface exhibited moderate swell 

potential) and extended to the bottom of each of the 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 types. Actual changes may be more gradual than those 

indicated. 

Groundwater was not encountered in borings B-1, B-2, B-3 or B-5 to the depths explored 

(about 15 feet below ground surface), but was measured at a depth of about 15 feet below 

ground surface in boring B-4 when checked immediately after completion of drilling. 

When checked about five (5) days after drilling, borings B-1, B-2 and B-5 remained dry 

to the approximate depth explored, while groundwater was measured at a depth of about 

14 feet below ground surface at the locations of borings B-3 and B-4 at that time. 

Groundwater information is indicated in the upper right-hand corner of the attached 

boring logs.  

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. Trapped water is typically encountered within more permeable zones of layered 

soil and bedrock systems. The location and amount of perched/trapped water can also 

vary over time.  

ANALYSIS AND RECOMMENDATIONS 

General 

Based on the subsurface conditions encountered in the completed site borings, results of 

field and laboratory testing and type of construction anticipated, we expect relatively 

lightly-loaded commercial/retail and residential structures could be constructed with 

conventional footing foundations and floor slabs bearing on natural site lean clay/clayey 

sand with no to low swell potential or a suitable zone of properly moisture conditioned 
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Hydrologic Soil Group—Larimer County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/1/2021
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line placement. The maps do not show the small areas of 
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imagery displayed on these maps. As a result, some minor 
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Web Soil Survey
National Cooperative Soil Survey

10/1/2021
Page 2 of 4
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Hydrologic Soil Group

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

73 Nunn clay loam, 0 to 1 
percent slopes

C 26.6 91.7%

74 Nunn clay loam, 1 to 3 
percent slopes

C 2.4 8.3%

Totals for Area of Interest 29.0 100.0%

Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are 
assigned to one of four groups according to the rate of water infiltration when the 
soils are not protected by vegetation, are thoroughly wet, and receive 
precipitation from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and 
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when 
thoroughly wet. These consist mainly of deep, well drained to excessively 
drained sands or gravelly sands. These soils have a high rate of water 
transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These 
consist chiefly of moderately deep or deep, moderately well drained or well 
drained soils that have moderately fine texture to moderately coarse texture. 
These soils have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist 
chiefly of soils having a layer that impedes the downward movement of water or 
soils of moderately fine texture or fine texture. These soils have a slow rate of 
water transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when 
thoroughly wet. These consist chiefly of clays that have a high shrink-swell 
potential, soils that have a high water table, soils that have a claypan or clay 
layer at or near the surface, and soils that are shallow over nearly impervious 
material. These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is 
for drained areas and the second is for undrained areas. Only the soils that in 
their natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method: Dominant Condition

Hydrologic Soil Group—Larimer County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/1/2021
Page 3 of 4
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Component Percent Cutoff: None Specified 

Tie-break Rule: Higher

Hydrologic Soil Group—Larimer County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/1/2021
Page 4 of 4
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Union Park Site
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Flow Rate to Union Park
site from Affinity=116.0 cfs
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Union Park Site

Affinity Pond D 100-yr
Overflow = 116.0 cfs
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TRACT H
FRONT RANGE VILLAGE

LOT 11
FRONT RANGE VILLAGE

LOT 16
FRONT RANGE VILLAGE

LOT 12
FRONT RANGE VILLAGE

TRACT B
 ENGLISH RANCH SOUTH P.U.D.
ENGLISH RANCH SOUTH HOA

PARCEL #8732100001
BARTRAN FAMILY LLC.

TRACT A
ENGLISH RANCH SOUTH P.U.D.
ENGLISH RANCH SOUTH HOAENGLISH RANCH

SOUTH P.U.D. THIRD FILING

LOT 1
AFFINITY SUBDIVISION

LOT 15
FRONT RANGE VILLAGE

ENGLISH RANCH SOUTH P.U.D.
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KINGSLEY COURT NEWBURY COURT HARRINGTON COURT

PARCEL 2
3.879± acres

PARCEL 1
27.430± acres

PROPOSED DETENTION POND 1
VOLUME PROVIDED=10.7± ACRE-FT

2.4± SURFACE ACRES

AVAILABLE WATER
CONNECTION

AVAILABLE WATER
CONNECTION

AVAILABLE WATER
CONNECTION

AVAILABLE SANITARY
OUTFALL

AVAILABLE SANITARY
OUTFALL AREA OF INADVERTENT DETENTION

7.5± ACRE-FT

LOT 10
FRONT RANGE VILLAGE

INADVERTENT DETENTION SPILL LOCATION

OFFSITE AFFINITY
SPILL LOCATION

FULL MOVEMENT ACCESS
(SIGNALIZED)

BIKE & PEDESTRIAN
ACCESS ONLY

PARCEL 3
1.466± acres

STORM DRAIN OUTFALL
(CONNECT TO EX)

PROPOSED DETENTION POND 2
VOLUME PROVIDED=5.6± ACRE-FT

1.4 ± SURFACE ACRES

HIDDEN POND DRIVE

RE
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PREPARED BY OR UNDER THE
DIRECT SUPERVISION OF:

FOR AND ON BEHALF OF HIGHLAND
DEVELOPMENT SERVICES

OFSHEET

DRAWN BY

CHECKED BY

DATE

SCALE (H)

HDS PROJECT #

SCALE (V)
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11/11/22

1" = 80'

N/A

JTC

JTC

21-1044-00

ODP
1 1

N

W E
S

0

SCALE: 1" = 80'

160804080

NOTES
1. TOTAL SITE AREA IS 32.78± ACRES.

2. BOUNDARY, UTILITY AND TOPOGRAPHICAL INFORMATION PROVIDED BY ALTA LAND TITLE SURVEY
PREPARED BY MAJESTIC SURVEYING, DATED  9-24-21.

3. PROJECT VERTICAL DATUM IS ON NAVD88.

4. WATER SERVICE TO BE PROVIDED BY THE CITY OF FORT COLLINS UTILIZING MAIN WITHIN CORBETT DRIVE
AND ZIEGLER ROAD.

5. SEWER SERVICE TO BE PROVIDED BY THE CITY OF FORT COLLINS UTILIZING 30" MAIN ALONG THE WEST
SIDE OF ZIEGLER ROAD AND/OR THE 8" MAIN ALONG EAST SIDE OF CORBETT DRIVE.

6. STORMWATER OUTFALL PROVIDED BY THE EXISTING 24" STORM DRAIN STUB, IN COMBINATION WITH
ADEQUATELY SIZED SPILLWAYS.

7. ALL POINTS OF ACCESS, POINTS OF UTILITY CONNECTIONS, AND STORMWATER DETENTION LOCATIONS
ARE CONCEPTUAL AND ARE SUBJECT TO CHANGE WITH SUBSEQUENT PROJECT DEVELOPMENT
APPLICATIONS.
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Ziegler-Corbett

Inadvertent Detention Volume

Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Stage Storage

Volume (pond volume calculated using the prismoidal formula):

CONTOUR (FT)
AREA

(FT
2
)

AREA

(ACRE)

VOLUME

(ACRE-FT)

DEPTH

(FT)

CUMULATIVE VOLUME

(ACRE-FT)

4925.00 0 0.00 0.00 0.00 0.00

4926.00 3144 0.07 0.02 1.00 0.02

4927.00 164156 3.77 1.45 2.00 1.48

4928.00 377427 8.66 6.05 3.00 7.53

J.Claeys

Highland Development 

21-1044-00

November 9, 2022

*Inadvertant spill elevation = 4928.00 ft

Urban Storm Drainage Criteria Manual, Urban Drainage and Flood Control District, Revised August 2018

( )
3

2121
DepthAAAA

V
++

=

21-1044-00 Inadvertant Detention.xls Page 1 of 1 Highland Development Services
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APPENDIX B – RATIONAL CALCULATIONS 
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FOR AND ON BEHALF OF HIGHLAND
DEVELOPMENT SERVICES

REVIEW SET
NOT FOR
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CALL UTILITY NOTIFICATION
CENTER OF COLORADO

CALL 2-BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

before you dig.Call
Know what's below.

R

BASIN COEFFICIENT (100-YR)

BASIN DESIGNATION

BASIN AREA

DESIGN POINT

DRAINAGE FLOW ARROW

DRAINAGE BASIN BOUNDARY

DRAINAGE BASIN FLOW PATH

LEGEND

EXISTING MAJOR CONTOUR

EXISTING MINOR CONTOUR
PROPOSED MAJOR CONTOUR
PROPOSED MINOR CONTOUR
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Design Engineer:

Design Firm:

Project Number:

Date:

%

Impervious

Runoff 

Coefficient C

Return 

Period

Frequency 

Adjustment 

Factor (Cf)

100% 0.95
2-year to                                 

10-year
1.00

90% 0.95 100-year 1.25

90% 0.95

40% 0.50

0% 0.25

C2 to C10 C100

D1 116,568 2.676 0 3,254 7,781 0 105,533 8.5% 0.32 0.40

D2 396,199 9.095 149,490 138,147 20,445 0 88,117 73.8% 0.79 0.99

D3 214,255 4.919 59,507 78,039 18,255 0 58,454 68.2% 0.76 0.95

D4 300,805 6.906 111,885 98,730 19,415 0 70,776 72.5% 0.79 0.98

D5 367,308 8.432 125,481 93,071 23,595 0 125,161 62.7% 0.71 0.89

D total 1,395,134 32.028 446,363 411,241 89,490 0 448,040 64.3% 0.73 0.91

COMPOSITEApaved

(sq feet)

Aroof

(sq feet)

Awalk

(sq feet)

Agravel/pavers

(sq feet)

Alawn

(sq feet)

Lawns

(Heavy, 2-7% Slope)

Sub-basin

Designation

Atotal

(sq feet)

Atotal

(acres)

Weighted % 

Impervious

Paved

Roof

Walks

Runoff Coefficients and Frequency Adjustment Factors for City of Fort Collins - Storm Water Criteria Manual

Gravel/Pavers

% Impervious values from Table 3.2.2 in the Fort Collins Stormwater Criteria Manual

J.Claeys

21-1044-00

December 5, 2023

Land Use

Union Park
DEVELOPED IMPERVIOUS AREA CALCULATION

DESIGN CRITERIA:

Fort Collins Stormwater Criteria Manual

BASINS:

Highland Development Services

21-1044-00 Rational Calcs.xlsx Page 1 of 4 Highland Development Services
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Design Engineer:

Design Firm:

Project Number:

Date:

EQUATIONS:

-Equation 5-3 -Equation 5-4 -Urbanized Check Equation 3.3-5

- CoFC Overland Flow

CONSTRAINTS:

300 ft - Overland flow shall not exceed for developed condition

500 ft - Overland flow shall not exceed for undeveloped condition

Final t c  = minimum of t i  + t t  and urbanized basin check

recommended minimum t c = 5 min for urbanized basins

Time of Concentration (2-yr to 10-yr)
 

D1 D1 8.5% 0.32 2.676 279 0.0429 15.07 61 0.0051 0.10 0.016 1.43 0.71 15.79 341 11.89 11.89

D2 D2 73.8% 0.79 9.095 49 0.0395 2.53 929 0.0064 0.10 0.016 1.60 9.68 12.21 978 15.43 12.21

D3 D3 68.2% 0.76 4.919 30 0.0200 2.77 851 0.0050 0.10 0.016 1.42 10.00 12.77 881 14.89 12.77

D4 D4 72.5% 0.79 6.906 44 0.0273 2.78 1049 0.0050 0.10 0.016 1.42 12.32 15.10 1092 16.07 15.10

D5 D5 62.7% 0.71 8.432 116 0.0448 4.76 605 0.0050 0.10 0.016 1.42 7.11 11.86 721 14.01 11.86

OVERALL LENGTH

(ft/ft)

tc

(min)

SLOPE

(ft/ft)

ti

(min)

LENGTH

(ft)

SLOPE

(ft/ft)

VELOCITY

(ft/s)

ROUGHNESS 

COEFFICIENT

HYDRAULIC 

RADIUS

(ft)

LENGTH

(ft)

DESIGN CRITERIA:

City of Fort Collins Stormwater Criteria Manual

Overland Flow Equations for City of Fort Collins Stormwater Criteria Manual

SUB-BASIN DATA
INITIAL/OVERLAND TIME 

(ti)
TRAVEL TIME (tt)

tc=ti+tt

(min)

Urban Check Final

tc

(min)
DESIGN 

POINT
Sub-basin

%

Impervious
C2-10

AREA 

(acres)

tt

(min)

December 5, 2023

Union Park

DEVELOPED TIME OF CONCENTRATION

J.Claeys

21-1044-00

Highland Development Services

tic
ttt +=

V

L
tt

60
=1.87 1.1

10
180

+=
L

tcV
.

R2/3 S 1/2

21-1044-00 Rational Calcs.xlsx Page 2 of 4 Highland Development Services
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Design Engineer:

Design Firm:

Project Number:

Date:

EQUATIONS:

-Equation 5-3 -Equation 5-4 -Urbanized Check Equation 3.3-5

- CoFC Overland Flow

CONSTRAINTS:

300 ft - Overland flow shall not exceed for developed condition

500 ft - Overland flow shall not exceed for undeveloped condition

Final t c  = minimum of t i  + t t  and urbanized basin check

recommended minimum t c = 5 min for urbanized basins

Time of Concentration (100-yr)
 

D1 D1 8.5% 0.40 2.676 279 0.0429 13.55 61 0.0051 0.10 0.016 1.43 0.71 14.27 341 11.89 11.89

D2 D2 73.8% 0.99 9.095 49 0.0395 0.89 929 0.0064 0.10 0.016 1.60 9.68 10.56 978 15.43 10.56

D3 D3 68.2% 0.95 4.919 30 0.0200 1.23 851 0.0050 0.10 0.016 1.42 10.00 11.23 881 14.89 11.23

D4 D4 72.5% 0.98 6.906 44 0.0273 1.04 1049 0.0050 0.10 0.016 1.42 12.32 13.36 1092 16.07 13.36

D5 D5 62.7% 0.89 8.432 116 0.0448 2.58 605 0.0050 0.10 0.016 1.42 7.11 9.68 721 14.01 9.68

OVERALL LENGTH

(ft/ft)

tc

(min)

SLOPE

(ft/ft)

ti

(min)

LENGTH

(ft)

SLOPE

(ft/ft)

VELOCITY

(ft/s)

HYDRAULIC 

RADIUS

(ft)

ROUGHNESS 

COEFFICIENT

LENGTH

(ft)

DESIGN CRITERIA:

City of Fort Collins Stormwater Criteria Manual

Overland Flow Equations for City of Fort Collins Stormwater Criteria Manual

SUB-BASIN DATA
INITIAL/OVERLAND TIME 

(ti)
TRAVEL TIME (tt)

tc=ti+tt

(min)

Urban Check Final

tc

(min)
DESIGN 

POINT
Sub-basin

%

Impervious
C100

AREA 

(acres)

tt

(min)

December 5, 2023

Union Park

DEVELOPED TIME OF CONCENTRATION

J.Claeys

21-1044-00

Highland Development Services

tic
ttt +=

V

L
tt

60
=1.87 1.1

10
180

+=
L

tcV
.

R2/3 S 1/2

21-1044-00 Rational Calcs.xlsx Page 3 of 4 Highland Development Services
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Design Engineer:

Design Firm:

Project Number:

Date: February 15, 2023

EQUATIONS: I  = rainfall intensity (in/hr)

Q n  =  n -yr peak discharge (cfs) P 1  = one-hour point rainfall depth (in)

C n  = n -yr runoff coefficient t c  = time of concentration (min)

I n  = n -yr rainfall intensity (in/hr) P 1-2yr  = 0.82 in

A n  = Basin drainage area (ac) P 1-10yr  = 1.40 in

P 1-100yr  = 2.86 in

BASIN SUMMARY:

tc (min)
Runoff Coeff

(C2-10)
C(A) (acres)

Intensity 

(in/hr)
Q (ft

3
/s) tc (min)

Runoff Coeff

(C2-10)
C(A) (acres)

Intensity 

(in/hr)
Q (ft

3
/s) tc (min)

Runoff Coeff. 

(C100)
C(A) (acres)

Intensity 

(in/hr)
Q (ft

3
/s)

D1 D1 2.676 8.5% 11.89 0.32 0.85 2.06 1.75 11.89 0.32 0.85 3.52 2.98 11.89 0.40 1.06 7.19 7.61

D2 D2 9.095 73.8% 12.21 0.79 7.22 2.04 14.73 12.21 0.79 7.22 3.48 25.15 10.56 0.99 9.03 7.56 68.23

D3 D3 4.919 68.2% 12.77 0.76 3.73 2.00 7.46 12.77 0.76 3.73 3.41 12.74 11.23 0.95 4.67 7.37 34.39

D4 D4 6.906 72.5% 15.10 0.79 5.42 1.85 10.04 15.10 0.79 5.42 3.16 17.15 13.36 0.98 6.78 6.83 46.32

D5 D5 8.432 62.7% 11.86 0.71 6.00 2.06 12.38 11.86 0.71 6.00 3.52 21.14 9.68 0.89 7.50 7.82 58.64

10-yr Peak Runoff 100-yr Peak Runoff

Union Park

DEVELOPED PEAK RUNOFF

DESIGN CRITERIA:

Design 

Point
Sub-basin Area (acres)

J.Claeys

Highland Development Services

21-1044-00

2-yr Peak Runoff

City of Fort Collins Stormwater Criteria Manual

% Impervious

nnnn AICQ = (0.786651)

1

)10(

5.28

ct

P
I

+

=

21-1044-00 Rational Calcs.xlsx Page 4 of 4 Highland Development Services
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Appendix C 

APPENDIX C – DETENTION POND CALCULATIONS 
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Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

0.73

1.25

0.91 ft
3 acre-ft

32.03 acres 336,708 7.73

7.01 cfs

Time

(min)

100-yr

Intensity

(I , in/hr)

Q100

(cfs)

Accumulative

Runoff Volume

(ft
3
)

Release 

Volume

(ft
3
)

Detained

Volume

(ft
3
)

Detained

Volume

(acre-ft)

0 0.00 0.00 0 0 0 0.00

5 9.95 290.79 87,238 2,103 85,135 1.95

10 7.72 225.62 135,373 4,206 131,167 3.01

15 6.52 190.55 171,496 6,309 165,187 3.79

20 5.60 163.66 196,396 8,412 187,984 4.32

25 4.98 145.54 218,315 10,515 207,800 4.77

30 4.52 132.10 237,779 12,618 225,161 5.17

35 4.08 119.24 250,405 14,721 235,684 5.41

40 3.74 109.30 262,329 16,824 245,505 5.64

45 3.46 101.12 273,025 18,927 254,098 5.83

50 3.23 94.40 283,196 21,030 262,166 6.02

55 3.03 88.55 292,226 23,133 269,093 6.18

60 2.86 83.59 300,906 25,236 275,670 6.33

65 2.72 79.49 310,025 27,339 282,686 6.49

70 2.59 75.69 317,916 29,442 288,474 6.62

75 2.48 72.48 326,157 31,545 294,612 6.76

80 2.38 69.56 333,873 33,648 300,225 6.89

85 2.29 66.93 341,325 35,751 305,574 7.02

90 2.21 64.59 348,778 37,854 310,924 7.14

95 2.13 62.25 354,827 39,957 314,870 7.23

100 2.06 60.20 361,228 42,060 319,168 7.33

105 2.00 58.45 368,242 44,163 324,079 7.44

110 1.94 56.70 374,204 46,266 327,938 7.53

115 1.89 55.24 381,130 48,369 332,761 7.64

120 1.84 53.78 387,180 50,472 336,708 7.73

Union Park
100-yr Detention Volume - FAA Method

Highland Development Services

December 5, 2023

21-1044-00

J.Claeys

Area (A )

Allowed Release Rate

Fort Collins Stormwater Criteria Manual, December 2018

Runoff Coefficient (C )

Frequency Factor (C f ) Required Detention

Adjusted Runoff Coefficient (CC f )

Developed Detention Volume Calculation
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Union Park

Pond Summary

Design Engineer:

Design Firm:

Project Number:

Date:

Pond Summary Table

Pond

Area

(acre)

Volume

(ac-ft)

Spillway

Elevation (ft)

298a 2.22 11.66 4936.0

298b 0.36 0.42 4932.0

298c 1.15 3.79 4929.0

Total 3.73 15.87 -

J. Clayes

Highland Development 

21-1044-00

January 19, 2024

21-1044-00 PondCalcs.xls - Pond Summary Page 1 of 4 Interwest Consulting Group
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Union Park

Critical Pond Elevations

Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Urban Storm Drainage Criteria Manual, Urban Drainage and Flood Control District, June 2001 (Revised January 2016)

Stage Storage - Pond 298a

Volume (pond volume calculated using the prismoidal formula):

CONTOUR (FT)
AREA

(FT
2
)

AREA

(ACRE)

VOLUME

(ACRE-FT)

DEPTH

(FT)

CUMULATIVE VOLUME (ACRE-

FT)

4926.50 0.000 0.000 0.00 0.000

4927.0 1,582 0.036 0.006 0.50 0.006

4928.0 16,848 0.387 0.181 1.50 0.187

4929.0 42,452 0.975 0.658 2.50 0.845

4930.0 55,814 1.281 1.124 3.50 1.969

4931.0 61,829 1.419 1.350 4.50 3.319

4932.0 63,775 1.464 1.442 5.50 4.761

4933.0 66,216 1.520 1.492 6.50 6.253

4934.0 73,768 1.693 1.606 7.50 7.859

4935.0 83,670 1.921 1.806 8.50 9.665

4936.0 90,558 2.079 1.999 9.50 11.664 Spillway

4937.0 96,883 2.224 2.151 10.50 13.815

Northwest POND

J. Clayes

Highland Development 

21-1044-00

January 19, 2024

( )

3

2121
DepthAAAA

V
++

=

21-1044-00 PondCalcs.xls - Pond A Stage Storage Page 2 of 4 Highland Development Services
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Union Park

Critical Pond Elevations

Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Urban Storm Drainage Criteria Manual, Urban Drainage and Flood Control District, June 2001 (Revised January 2016)

Stage Storage - Pond 298b

Volume (pond volume calculated using the prismoidal formula):

CONTOUR (FT)
AREA

(FT
2
)

AREA

(ACRE)

VOLUME

(ACRE-FT)

DEPTH

(FT)

CUMULATIVE VOLUME (ACRE-

FT)

4929.50 0.000 0.000 0.00 0.000

4930.0 1,583 0.036 0.006 0.50 0.006

4931.0 11,431 0.262 0.132 1.50 0.138

4932.0 13,208 0.303 0.283 2.50 0.421 Spillway

4933.0 15,540 0.357 0.330 3.50 0.750

J. Clayes

Highland Development 

21-1044-00

January 19, 2024

Northwest POND

( )

3

2121
DepthAAAA

V
++

=

21-1044-00 PondCalcs.xls - Pond B Stage Storage Page 3 of 4 Highland Development Services
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Union Park

Critical Pond Elevations

Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Urban Storm Drainage Criteria Manual, Urban Drainage and Flood Control District, June 2001 (Revised January 2016)

Water Quality Capture Volume (WQCV):

Tributary Area, A 8.432 acres Basin D5 (not treated by LID)

Composite. Imperviousness, I 62.7%

WQCV (watershed inches) 0.246 inches 40-Hour Drain Time (Fig SQ-2)

Required WQCV 0.207 acre-feet Including 20% for Sedimentation

Stage Storage - Pond 298c

Volume (pond volume calculated using the prismoidal formula):

CONTOUR (FT)
AREA

(FT
2
)

AREA

(ACRE)

VOLUME

(ACRE-FT)

DEPTH

(FT)

CUMULATIVE VOLUME (ACRE-

FT)

4922.35 0 0.000 0.000 0.00 0.000

4923.0 4,205 0.097 0.021 0.65 0.021

4924.0 17,640 0.405 0.233 1.65 0.254

4925.0 22,935 0.527 0.464 2.65 0.718

4926.0 24,919 0.572 0.549 3.65 1.268

4927.0 34,586 0.794 0.680 4.65 1.948

4928.0 40,193 0.923 0.858 5.65 2.805

4929.0 45,535 1.045 0.983 6.65 3.788 Spillway

4930.0 49,980 1.147 1.096 7.65 4.884

0.207 4923.80 ftAcre-Ft Interpolates to an Elev. of

J. Clayes

Highland Development 

21-1044-00

January 19, 2024

Southeast POND

Required Water Quality Capture Volume (WQCV) =

( )

3

2121
DepthAAAA

V
++

=

21-1044-00 PondCalcs.xls - Pond C Stage Storage Page 4 of 4 Highland Development Services
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Appendix D 

APPENDIX D – STREET CAPACITY CALCULATIONS 
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Channel Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Wednesday, Feb 22 2023

26' Inverted Street

User-defined
Invert Elev (ft) =  100.00
Slope (%) =  0.50
N-Value = Composite

Calculations
Compute by: Q vs Depth
No. Increments =  20

(Sta, El, n)-(Sta, El, n)...
( -15.67, 100.76)-(2.00, 100.17, 0.013)-(15.00, 100.43, 0.013)-(15.67, 100.76, 0.013)

Highlighted
Depth (ft) =  0.76
Q (cfs) =  73.08
Area (sqft) =  14.88
Velocity (ft/s) =  4.91
Wetted Perim (ft) =  31.51
Crit Depth, Yc (ft) =  0.76
Top Width (ft) =  31.34
EGL (ft) =  1.13

-5 0 5 10 15 20 25

Elev (ft) Depth (ft)
Section

99.75 -0.25

100.00 0.00

100.25 0.25

100.50 0.50

100.75 0.75

101.00 1.00

Sta (ft)
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Channel Report

Hydraflow Express Extension for Autodesk® Civil 3D® by Autodesk, Inc. Wednesday, Sep 6 2023

36' Crowned Street

User-defined
Invert Elev (ft) =  99.51
Slope (%) =  0.50
N-Value =  0.016

Calculations
Compute by: Known Depth
Known Depth (ft) =  0.99

(Sta, El, n)-(Sta, El, n)...
( -46.50, 100.58)-(16.00, 99.68, 0.013)-(18.00, 99.51, 0.013)-(18.04, 100.01, 0.013)-(26.50, 100.18, 0.020)-(31.50, 100.28, 0.013)-(46.50, 100.58, 0.020)

Highlighted
Depth (ft) =  0.99
Q (cfs) =  134.36
Area (sqft) =  36.77
Velocity (ft/s) =  3.65
Wetted Perim (ft) =  85.95
Crit Depth, Yc (ft) =  0.99
Top Width (ft) =  85.00
EGL (ft) =  1.20

-10 0 10 20 30 40 50 60

Elev (ft) Depth (ft)
Section

99.00 -0.51

99.50 -0.01

100.00 0.49

100.50 0.99

101.00 1.49

Sta (ft)

Depth @ flowline w/
0.5' depth at crown
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Appendix E 

APPENDIX E – LOW IMPACT DEVELOPMENT CALCULATIONS 
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Design Engineer:

Design Firm:

Project Number:

Date:

DESIGN CRITERIA

Low Impact Development Summary

Sq-Ft Acres
Impervious Area

(sq-ft)

% of Impervious 

Area Requiring 

Treatment

Impervious Area 

Requiring 

Treatment

1,427,723 32.78 947,095 75% 710,321

LID

Facility

Contributing 

Basins

Area Drainage

to LID

(sq-ft)

% Impervious

Impervious

Area Treated

(sq-ft)

WQCV12-hr

(watershed inches)

WQCV12-hr

(cu-ft)

Treatment

Method

D2 D2 396,199 73.8% 308,082 0.23 7,747 Filtration Gallery

D3 D3 214,255 68.2% 155,802 0.21 3,816 Filtration Gallery

D4 D4 300,805 72.5% 230,029 0.23 5,751 Filtration Gallery

EDB Pond
Contributing 

Basins

Drainage Area

(sq-ft)

Drainage Area

(sq-ft)
% Impervious

WQCV40-hr

(watershed inches)

WQCV40-hr

(ac-ft)

Pond 298C D5 367,308 8.43 62.7% 0.25 0.207

710,321

693,913

73.3%

97.7%

Area (sq-ft) Area (acres) Treatment Ratio

911,259 20.92 63.8%

367,308 8.43 25.7%

1,278,567 29.35 89.6%

149,156 3.42 10.4%

1,427,723 32.78

Description

Total Improvement Area

Water Quality Area Treatment Summary

Description

Total Area Treated by LID

Total Area Treated by EDB

Total Untreated Area (includes Pond 298A)

Total Treated Area

Total % of Imervious Area Treated

Development Area

Union Park
Low Impact Development

Total % of Required Treatment

Development Area Breakdown

City of Fort Collins - Ordinance No. 007, 2016

- Treat at least 75% of any newly developed or redeveloped impervious area using one or a combination of LID techniques, or

- Treat at least 50% of any newly developed or redeveloped impervious area using one or a combination of LID techniques when 25% of private driveable surfaces are 

permeable.

Total Impervious Area Treated (sq-ft)

Total Impervious Area Required for LID Treatment (sq-ft)

LID Treatment Summary

LID Treatment Areas

J.Claeys

Highland Development Services

21-1044-00

December 6, 2023

Urban Storm Drainage Criteria Manual by Urban Drainage and Flood Control District, June 2001 (Revised January 2016)

Standard Water Quality Areas
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Allowed Filter

Fabric Flow Rate
a

(cfs)

0.35 gpm/sq-ft

SC-106LP 14 10 6 6 85.4 25 12 14.8 0.012 6.9 15.0

SC-310 18 8 6 6 85.4 34 16 20.2 0.016 14.7 31.0

SC-740 18 8 6 6 85.4 51 30 30.2 0.024 45.9 74.9

DC-780 18 12 6 9 85.4 51 30 30.2 0.024 46.2 78.4

MC-3500 24 8 12 9 90 77 45 48.1 0.038 109.9 178.9 14.9 46

MC-4500 24 7 12 9 52 100 60 36.1 0.028 106.5 162.6 35.7 108.7

LID

Facility

Chamber

Type

Total

Release Rate
f

(cfs)

 WQ

Inflow
g

(cfs)

Req'd Storage

Volume
h

(cu-ft)

Minimum 

No. of 

Chambers
i

Chamber

Storage
j

(cu-ft)

No. of

Endcaps
k

Endcap

Storage
l

(cu-ft)

Total Chamber

Volume
m

(cu-ft)

Total Installed

System Volume
n

(cu-ft)

WQCV12-hr

(cu-ft)

D2 MC-3500 1.75 7.37 5,252 47 5,133 8 119 5,252 9,331 7,747

D3 MC-3500 0.90 3.73 2,760 24 2,626 9 134 2,760 5,005 3,816

D4 MC-3500 1.32 5.02 4,010 35 3,861 8 119 3,980 7,119 5,751

Max Cover

(ft)

Min 

Cover

(in)

Chamber

Model

J.Claeys

Highland Development Services

21-1044-00

December 6, 2023

Min Installed

Chamber/Aggregate

Volume
c

(cu-ft)

Union Park
Low Impact Development

StormTech Chamber Configuration Summary

StormTech Chamber Data

Design Engineer:

Design Firm:

Project Number:

Date:

Length

(in)

Width

(in)

Height

(in)

Floor Area

(sq-ft)

Chamber

Volume
b

(cu-ft)

Min

Aggregate Base

(in)

Min Aggregate 

Cover

(in)

Negligible

Endcap

Volume
d

(cu-ft)

Min Installed

Endcap/Aggregate

Volume
e

(cu-ft)

Negligible

Negligible

Negligible

Note:

a.  Release rate per chamber, limited by flow through geotextile with accumulated sediment. City acceptable flow rates determined to be approximately 1/2 of the Nov-07 Qmax from Figure 17 of the "Final Report on Field 

Verification Testing of the StormTech Isoloator Row Treatement Unit", prepard by the University of New Hamphire Stormwater Center, dated Setpember 2010.

b.  Volume within chamber only, not accounting for void spaces in surrounding aggregate.

c.  Volume includes chamber and void spaces (40%) in surrounding aggregate, per chamber unit.

d. Volume within endcap only, not accounting for void spaces in surrounding aggregate.

e. Volume includes endcap and void spaces (40%) in surrounding aggregate, per chamber unit.

f.  Release rate per chamber times number of chambers.  This is used as the allowed release rate for the FAA calculations.

g. WQ flow, equal to 1/2 of the 2-yr peak runoff rate, referenced to size flow control structure.

h. Required detention volume determined using the FAA Method based on the acceptable release rate of sediment accumulated filter fabric of the chambers and the 1/2 of the 2yr in flow rate.

i. Number of chambers required to provide required FAA storage volume stored within the chamber and endcaps only (no aggregate storage).

j.  Total volume provided in chambers only (no aggregate storage).

k. Number of endcaps based on desired chamber layout.

l. Total volume provided in endcaps only (no aggregate storage).

m. Total chamber and endcap storage (not aggregate storage). This number must meet or exceed the required FAA storage volume.

n.  System volume includes total chamber volume plus surrounding aggregate volume, assumes a 40% void ratio for aggregate storage. This total is provided from ADS Design Tool.
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DESIGN CRITERIA

0.79

1.00

0.79 (ft
3
) acre-ft

9.10 acres 5,252 0.12

1.75 cfs

Time

(min)

1/2 2-yr

Intensity

(I , in/hr)

Q100

(cfs)

Accumulative

Runoff Volume

(ft
3
)

Accumulative

Release Volume

(ft
3
)

Detained

Volume

(ft
3
)

Detained

Volume

(acre-ft)

0 0.000 0.00 0 0 0 0.00

5 1.425 10.24 3,072 526 2,546 0.06

10 1.105 7.94 4,764 1,052 3,712 0.09

15 0.935 6.72 6,047 1,577 4,469 0.10

20 0.805 5.78 6,941 2,103 4,838 0.11

25 0.715 5.14 7,706 2,629 5,077 0.12

30 0.650 4.67 8,407 3,155 5,252 0.12

35 0.585 4.20 8,827 3,681 5,147 0.12

40 0.535 3.84 9,226 4,207 5,020 0.12

45 0.495 3.56 9,603 4,732 4,871 0.11

50 0.460 3.31 9,916 5,258 4,658 0.11

55 0.435 3.13 10,315 5,784 4,531 0.10

60 0.410 2.95 10,606 6,310 4,296 0.10

Union Park
WQ Treatment Volume - FAA Method

- City of Fort Collins accepts 1/2 of the 2-yr runoff as the WQ inflow rate

WQ Treatment Volume Calculation - D2 Filtration Gallery

Runoff Coefficient (C )

J.Claeys

Highland Development Services

21-1044-00

December 6, 2023

- City of Fort Collins - Storm Water Criteria Manual

Design Engineer:

Design Firm:

Project Number:

Date:

Allowed Release Rate

Frequency Factor (C f ) Required Detention

Adjusted Runoff Coefficient (CC f )

Area (A )
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DESIGN CRITERIA

0.76

1.00

0.76 ft
3 acre-ft

4.92 acres 2,760 0.06

0.90 cfs

Time

(min)

1/2 2-yr

Intensity

(I , in/hr)

Q100

(cfs)

Accumulative

Runoff Volume

(ft
3
)

Accumulative

Release Volume

(ft
3
)

Detained

Volume

(ft
3
)

Detained

Volume

(acre-ft)

0 0.000 0.00 0 0 0 0.00

5 1.425 5.33 1,598 269 1,329 0.03

10 1.105 4.13 2,478 538 1,940 0.04

15 0.935 3.50 3,146 807 2,339 0.05

20 0.805 3.01 3,611 1,076 2,535 0.06

25 0.715 2.67 4,009 1,345 2,664 0.06

30 0.650 2.43 4,374 1,614 2,760 0.06

35 0.585 2.19 4,592 1,883 2,709 0.06

40 0.535 2.00 4,800 2,152 2,648 0.06

45 0.495 1.85 4,996 2,421 2,575 0.06

50 0.460 1.72 5,159 2,690 2,469 0.06

55 0.435 1.63 5,366 2,959 2,407 0.06

60 0.410 1.53 5,518 3,228 2,290 0.05

Adjusted Runoff Coefficient (CC f )

Area (A )

Allowed Release Rate

- City of Fort Collins - Storm Water Criteria Manual

- City of Fort Collins accepts 1/2 of the 2-yr runoff as the WQ inflow rate

WQ Treatment Volume Calculation - D3 Filtration Gallery

Runoff Coefficient (C )

Frequency Factor (C f ) Required Detention

Union Park
WQ Treatment Volume - FAA Method

J.Claeys

Highland Development Services

21-1044-00

December 6, 2023

Design Engineer:

Design Firm:

Project Number:

Date:
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DESIGN CRITERIA

0.79

1.00

0.79 ft
3 acre-ft

6.91 acres 4,010 0.09

1.32 cfs

Time

(min)

1/2 2-yr

Intensity

(I , in/hr)

Q100

(cfs)

Accumulative

Runoff Volume

(ft
3
)

Accumulative

Release Volume

(ft
3
)

Detained

Volume

(ft
3
)

Detained

Volume

(acre-ft)

0 0.000 0.00 0 0 0 0.00

5 1.425 7.77 2,332 396 1,937 0.04

10 1.105 6.03 3,617 791 2,826 0.06

15 0.935 5.10 4,591 1,187 3,404 0.08

20 0.805 4.39 5,270 1,582 3,688 0.08

25 0.715 3.90 5,851 1,978 3,873 0.09

30 0.650 3.55 6,383 2,373 4,010 0.09

35 0.585 3.19 6,702 2,769 3,933 0.09

40 0.535 2.92 7,005 3,164 3,841 0.09

45 0.495 2.70 7,291 3,560 3,732 0.09

50 0.460 2.51 7,528 3,955 3,573 0.08

55 0.435 2.37 7,831 4,351 3,481 0.08

60 0.410 2.24 8,052 4,746 3,306 0.08

- City of Fort Collins accepts 1/2 of the 2-yr runoff as the WQ inflow rate

Union Park
WQ Treatment Volume - FAA Method

Design Engineer: J.Claeys

Design Firm: Highland Development Services

Project Number: 21-1044-00

Date: December 6, 2023

- City of Fort Collins - Storm Water Criteria Manual

Allowed Release Rate

WQ Treatment Volume Calculation - D4 Filtration Gallery

Runoff Coefficient (C )

Frequency Factor (C f ) Required Detention

Adjusted Runoff Coefficient (CC f )

Area (A )
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User Inputs

Chamber Model: MC-3500

Outlet Control Structure: Yes

Project Name: Union Park - LID D2

Engineer: Jason Claeys

Project Location: Colorado

Measurement Type: Imperial

Required Storage Volume: 9000 cubic ft.

Stone Porosity: 40%

Stone Foundation Depth: 9 in.

Stone Above Chambers: 12 in.

Average Cover Over Chambers: 18 in.

Design Constraint Dimensions: (32 ft. x 100 ft.)

Results

System Volume and Bed Size

Installed Storage Volume: 9331.21 cubic ft.

Storage Volume Per Chamber: 109.90 cubic ft.

Number Of Chambers Required: 47

Number Of End Caps Required: 8

Chamber Rows: 4

Maximum Length: 95.88 ft.

Maximum Width: 29.77 ft.

Approx. Bed Size Required: 2800.23 square ft.

System Components

Amount Of Stone Required: 375 cubic yards

Volume Of Excavation (Not Including 
Fill): 

571 cubic yards

Total Non-woven Geotextile Required:932 square yards

Woven Geotextile Required (excluding 
Isolator Row):

51 square yards

Woven Geotextile Required (Isolator 
Row):

105 square yards

Total Woven Geotextile Required: 155 square yards

Impervious Liner Required: 0 square yards
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User Inputs

Chamber Model: MC-3500

Outlet Control Structure: Yes

Project Name: Union Park - LID D3

Engineer: Jason Claeys

Project Location: Colorado

Measurement Type: Imperial

Required Storage Volume: 4750 cubic ft.

Stone Porosity: 40%

Stone Foundation Depth: 9 in.

Stone Above Chambers: 12 in.

Average Cover Over Chambers: 18 in.

Design Constraint Dimensions: (32 ft. x 80 ft.)

Results

System Volume and Bed Size

Installed Storage Volume: 5005.02 cubic ft.

Storage Volume Per Chamber: 109.90 cubic ft.

Number Of Chambers Required: 24

Number Of End Caps Required: 6

Chamber Rows: 3

Maximum Length: 67.01 ft.

Maximum Width: 22.85 ft.

Approx. Bed Size Required: 1531.28 square ft.

System Components

Amount Of Stone Required: 211 cubic yards

Volume Of Excavation (Not Including 
Fill): 

312 cubic yards

Total Non-woven Geotextile Required:541 square yards

Woven Geotextile Required (excluding 
Isolator Row):

34 square yards

Woven Geotextile Required (Isolator 
Row):

72 square yards

Total Woven Geotextile Required: 105 square yards

Impervious Liner Required: 0 square yards
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User Inputs

Chamber Model: MC-3500

Outlet Control Structure: Yes

Project Name: Union Park - LID D4

Engineer: Jason Claeys

Project Location: Colorado

Measurement Type: Imperial

Required Storage Volume: 6800 cubic ft.

Stone Porosity: 40%

Stone Foundation Depth: 9 in.

Stone Above Chambers: 12 in.

Average Cover Over Chambers: 18 in.

Design Constraint Dimensions: (32 ft. x 80 ft.)

Results

System Volume and Bed Size

Installed Storage Volume: 7118.79 cubic ft.

Storage Volume Per Chamber: 109.90 cubic ft.

Number Of Chambers Required: 35

Number Of End Caps Required: 8

Chamber Rows: 4

Maximum Length: 74.18 ft.

Maximum Width: 29.77 ft.

Approx. Bed Size Required: 2154.26 square ft.

System Components

Amount Of Stone Required: 292 cubic yards

Volume Of Excavation (Not Including 
Fill): 

439 cubic yards

Total Non-woven Geotextile Required:727 square yards

Woven Geotextile Required (excluding 
Isolator Row):

51 square yards

Woven Geotextile Required (Isolator 
Row):

80 square yards

Total Woven Geotextile Required: 130 square yards

Impervious Liner Required: 0 square yards
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HIGHLAND
DEVELOPMENT SERVICES

6355 FAIRGROUNDS AVENUE, SUITE 100 | WINDSOR, CO 80550
PHONE: 970.674.7550 | EMAIL: Info@Highland-DS.com | www.Highland-DS.com

DRAWN BYDATE

SCALE (H) HDS PROJ #

OFSHEET

UNION PARK
FILTRATION GALLERY

 INLET CONFIGURATION

12/6/23
1" = 10'

JTC
21-1044-00

INLET CONFIG 1

1 2

N

W E
S

0

SCALE: 1" = 10'

105 0

FILTRATION
GALLERY

GALLERY OUTLET
INV = 102.00*
(SUMP W/ FLOW CONTROL
ORIFICE OR SD OUTLET
INVERT EQUALS TOP OF
GALLERY ELEVATION)

SDMH
INV = 100.00*

*ELEVATIONS SHOWN ARE CONCEPTUAL
TO DEMONSTRATE DESIGN INTENT

INLET
INV = 103.50*

UD

UD

UD

U
D

U
D

U
D

U
D

U
D

U
D

U
D

U
D

U
D

U
D

U
D

SD OUTLET
INV = 103.00*

UD OUTLET
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HIGHLAND
DEVELOPMENT SERVICES

6355 FAIRGROUNDS AVENUE, SUITE 100 | WINDSOR, CO 80550
PHONE: 970.674.7550 | EMAIL: Info@Highland-DS.com | www.Highland-DS.com

DRAWN BYDATE

SCALE (H) HDS PROJ #

OFSHEET

UNION PARK
FILTRATION GALLERY

 INLET CONFIGURATION

12/6/23
1" = 10'

JTC
21-1044-00

INLET CONFIG 2
2 2

N

W
E

S

0

SCALE: 1" = 10'

105 0

FILTRATION
GALLERY

GALLERY OUTLET
INV = 102.00*
(SUMP W/ FLOW CONTROL
ORIFICE OR SD OUTLET
INVERT EQUALS TOP OF
GALLERY ELEVATION)

SDMH
INV = 100.00*

SD OUTLET
INV = 103.00*

*ELEVATIONS SHOWN ARE CONCEPTUAL
TO DEMONSTRATE DESIGN INTENT

SDMH
INV = 103.50*

U
D

U
D

U
D

U
D

U
D

U
D

U
D

UD OUTLET
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DELICH Union Park Mixed-Use TIS Addendum, December 2023
ASSOCIATES 

Neighborhood has not changed significantly.  It is important to note that the 2018 traffic 
count on Kingsley Drive was obtained at a location further north than the 2023 traffic 
count.   

Figure 3 shows the existing (2023) 85th percentile speed at the three locations 
within the English Ranch Neighborhood.  The posted speed on Paddington Road, 
Kingsley Drive, and Sunstone Drive is 25 mph.  As can be seen on Figure 3, the 85th 
percentile speed was only slightly greater than (0.8-1.5 mph) the posted speed on 
Paddington Road and Kingsley Drive.  The average speed at all three locations was less 
than 25 mph.  The highest recorded speed on Paddington Road occurred once and was 
between 35-40 mph.  The highest recorded speed on Kingsley Drive occurred sixteen 
times and was between 30-35 mph.  The highest recorded speed on Sunstone Drive 
occurred seven times and was between 30-35 mph.  The speed on these streets is in 
conformance with the posted speed. 

Figure 4 shows the long range (2045) daily traffic at the three locations with the 
Paddington Road connection and the expected signal at the Ziegler/Paddington-Grand 
Teton intersection.  Figure 5 shows the long range (2045) total weekday peak hour traffic 
at the three locations with the Paddington Road connection but no signal at the Ziegler/ 
Paddington-Grand Teton intersection. 

All of the street segments on Paddington Road, Kingsley Drive, and Sunstone 
Drive are classified as Collector Streets on the Fort Collins Master Street Plan.  These 
streets were built prior to adoption of the Larimer County Urban Area Street Standards 
(LCUASS).  Paddington Road and Sunstone Drive do not meet the current cross section 
criteria and have driveways along them.  Kingsley Drive generally meets the criteria of a 
Collector Street.  Collector Streets are anticipated to carry 2,500-5,000 vehicles per day.  
The desirable speed on Collector Streets ranges from 25-35 mph.  With the connection 
to Paddington Road, it is expected that the future traffic on these streets will be less than 
2,500-5,000 vehicles per day.    

In summary, traffic within the English Ranch Neighborhood has not changed 
significantly over the years.  The speed on Paddington Road, Kingsley Drive, and 
Sunstone Drive is in conformance with the posted speed.  These streets are classified as 
Collector Streets and are anticipated to carry 2,500-5,000 vehicles per day.  With the 
connection to Paddington Road, it is expected that the future traffic on these streets will 
be less than 2,500-5,000 vehicles per day.  Do not hesitate to contact me if you have 
questions or desire additional information. 
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EXISTING (2023) DAILY TRAFFIC Figure 1
DELICH
ASSOCIATES

Union Park Mixed-Use TIS Addendum, December 2023
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2018 DAILY TRAFFIC Figure 2
DELICH
ASSOCIATES

Union Park Mixed-Use TIS Addendum, December 2023
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EXISTING (2023) 85th PERCENTILE SPEED Figure 3
DELICH
ASSOCIATES

Union Park Mixed-Use TIS Addendum, December 2023
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LONG RANGE (2045) DAILY TRAFFIC WITH
PADDINGTON CONNECTION AND SIGNAL Figure 4

DELICH
ASSOCIATES

Union Park Mixed-Use TIS Addendum, December 2023
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LONG RANGE (2045) DAILY TRAFFIC WITH
PADDINGTON CONNECTION AND NO SIGNAL Figure 5

DELICH
ASSOCIATES

Union Park Mixed-Use TIS Addendum, December 2023
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APPENDIX A 
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Site Description: PADDINGTON RD W.O. CARRICK RD
Site Number: 3

Start Date:
End Date:

1

EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB EB WB EB WB

12:00 AM - - - - - - 0 1 1 - - - - - - - - - - - - - - - - - -

1:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

2:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

3:00 AM - - - - - - 2 1 3 - - - - - - - - - - - - - - - - - -

4:00 AM - - - - - - 2 0 2 - - - - - - - - - - - - - - - - - -

5:00 AM - - - - - - 15 4 19 - - - - - - - - - - - - - - - - - -

6:00 AM - - - - - - 28 6 34 - - - - - - - - - - - - - - - - - -

7:00 AM - - - - - - 55 35 90 - - - - - - - - - - - - - - - - - -

8:00 AM - - - - - - 42 25 67 - - - - - - - - - - - - - - - - - -

9:00 AM - - - - - - 27 26 53 - - - - - - - - - - - - - - - - - -

10:00 AM - - - - - - 31 24 55 - - - - - - - - - - - - - - - - - -

11:00 AM - - - - - - 26 25 51 - - - - - - - - - - - - - - - - - -

12:00 PM - - - - - - 31 38 69 - - - - - - - - - - - - - - - - - -

1:00 PM - - - - - - 41 27 68 - - - - - - - - - - - - - - - - - -

2:00 PM - - - - - - 28 37 65 - - - - - - - - - - - - - - - - - -

3:00 PM - - - - - - 41 47 88 - - - - - - - - - - - - - - - - - -

4:00 PM - - - - - - 35 61 96 - - - - - - - - - - - - - - - - - -

5:00 PM - - - - - - 34 52 86 - - - - - - - - - - - - - - - - - -

6:00 PM - - - - - - 22 45 67 - - - - - - - - - - - - - - - - - -

7:00 PM - - - - - - 15 40 55 - - - - - - - - - - - - - - - - - -

8:00 PM - - - - - - 11 26 37 - - - - - - - - - - - - - - - - - -

9:00 PM - - - - - - 6 11 17 - - - - - - - - - - - - - - - - - -

10:00 PM - - - - - - 1 3 4 - - - - - - - - - - - - - - - - - -

11:00 PM - - - - - - 0 4 4 - - - - - - - - - - - - - - - - - -

6:00 AM - 9:00 AM - - - - - - 125 66 191 - - - - - - - - - - - - - - - - - -

3:00 PM - 6:00 PM - - - - - - 110 160 270 - - - - - - - - - - - - - - - - - -

6:00 AM - 7:00 PM - - - - - - 441 448 889 - - - - - - - - - - - - - - - - - -

12:00 AM - 12:00 AM - - - - - - 493 538 1031 - - - - - - - - - - - - - - - - - -

Percent - - - - - - 47.8% 52.2% 100.0% - - - - - - - - - - - - - - - - - -

AM Peak - - - - 7:00 AM 8:00 AM - - - - - - - -

PM Peak - - - - 4:00 PM 5:00 PM - - - - - - - -

12/10/23 Tue-Thu Mon-Fri Mon-Sun12/11/23 12/12/23 12/6/23 12/7/23 12/8/23 12/9/23

Friday Saturday Sunday 3 Day Avg 5 Day Avg 7 Day Avg

Vehicle Volume Report - Hourly

12/6/2023
12/6/2023

Time
Monday Tuesday Wednesday Thursday

0

10

20

30

40

50

60

Northbound / Eastbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

0

10

20

30

40

50

60

70

Southbound / Westbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 1 of 7 3. PADDINGTON RD W.O. CARRICK RD

Page 1163

Item 14.



Site Description: PADDINGTON RD W.O. CARRICK RD
Site Number: 3

Start Date:
End Date:

Class 1 - Motorcycles Class 8 - Four or Fewer Axle Single-Trailer Trucks 
Class 2 - Passenger Cars Class 9 - Five-Axle Single-Trailer Trucks 
Class 3 - Other Two-Axle, Four-Tire Single Unit Vehicles Class 10 - Six or More Axle Single-Trailer Trucks 
Class 4 - Buses Class 11 - Five or fewer Axle Multi-Trailer Trucks 
Class 5 - Two-Axle, Six-Tire, Single-Unit Trucks Class 12 - Six-Axle Multi-Trailer Trucks 
Class 6 - Three-Axle Single-Unit Trucks  Class 13 - Seven or More Axle Multi-Trailer Trucks 
Class 7 - Four or More Axle Single-Unit Trucks  

Total 1 2 3 4 5 6 7 8 9 10 11 12 13

Eastbound 493 3 444 46 0 0 0 0 0 0 0 0 0 0
Percent 100.0% 0.6% 90.1% 9.3% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Westbound 538 3 478 56 0 1 0 0 0 0 0 0 0 0
Percent 100.0% 0.6% 88.8% 10.4% 0.0% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 1031 6 922 102 0 1 0 0 0 0 0 0 0 0
Percent 100.0% 0.6% 89.4% 9.9% 0.0% 0.1% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

FHWA Vehicle Classification - Total Study

Vehicle Classification Report - Hourly

12/6/2023
12/6/2023

FHWA Vehicle Classification

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 2 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description: PADDINGTON RD W.O. CARRICK RD
Site Number: 3

Start Date:
End Date:

12/6/2023
12/6/2023

_

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 2 0 1 1 0 0 0 0 0 0 0 0 0 0

4:00 AM 2 0 2 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 15 0 15 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 28 0 27 1 0 0 0 0 0 0 0 0 0 0

7:00 AM 55 0 50 5 0 0 0 0 0 0 0 0 0 0

8:00 AM 42 1 39 2 0 0 0 0 0 0 0 0 0 0

9:00 AM 27 0 25 2 0 0 0 0 0 0 0 0 0 0

10:00 AM 31 0 28 3 0 0 0 0 0 0 0 0 0 0

11:00 AM 26 0 21 5 0 0 0 0 0 0 0 0 0 0

12:00 PM 31 0 30 1 0 0 0 0 0 0 0 0 0 0

1:00 PM 41 0 38 3 0 0 0 0 0 0 0 0 0 0

2:00 PM 28 0 26 2 0 0 0 0 0 0 0 0 0 0

3:00 PM 41 1 36 4 0 0 0 0 0 0 0 0 0 0

4:00 PM 35 0 30 5 0 0 0 0 0 0 0 0 0 0

5:00 PM 34 1 27 6 0 0 0 0 0 0 0 0 0 0

6:00 PM 22 0 21 1 0 0 0 0 0 0 0 0 0 0

7:00 PM 15 0 11 4 0 0 0 0 0 0 0 0 0 0

8:00 PM 11 0 10 1 0 0 0 0 0 0 0 0 0 0

9:00 PM 6 0 6 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0
11:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 1 116 8 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 2 93 15 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 3 398 40 0 0 0 0 0 0 0 0 0 0
12:00 AM - 12:00 AM 3 444 46 0 0 0 0 0 0 0 0 0 0

Percent 0.6% 90.1% 9.3% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

441
493

100%

Total

125

110

Vehicle Classification Report (Eastbound - 12/06/2023)

Wednesday 3

Eastbound

Classes

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 3 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description: PADDINGTON RD W.O. CARRICK RD
Site Number: 3

Start Date:
End Date:

12/6/2023
12/6/2023

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 4 0 4 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 6 0 5 1 0 0 0 0 0 0 0 0 0 0

7:00 AM 35 0 31 4 0 0 0 0 0 0 0 0 0 0

8:00 AM 25 0 21 4 0 0 0 0 0 0 0 0 0 0

9:00 AM 26 0 22 3 0 1 0 0 0 0 0 0 0 0

10:00 AM 24 0 19 5 0 0 0 0 0 0 0 0 0 0

11:00 AM 25 0 24 1 0 0 0 0 0 0 0 0 0 0

12:00 PM 38 1 34 3 0 0 0 0 0 0 0 0 0 0

1:00 PM 27 2 21 4 0 0 0 0 0 0 0 0 0 0

2:00 PM 37 0 35 2 0 0 0 0 0 0 0 0 0 0

3:00 PM 47 0 40 7 0 0 0 0 0 0 0 0 0 0

4:00 PM 61 0 55 6 0 0 0 0 0 0 0 0 0 0

5:00 PM 52 0 44 8 0 0 0 0 0 0 0 0 0 0

6:00 PM 45 0 41 4 0 0 0 0 0 0 0 0 0 0

7:00 PM 40 0 38 2 0 0 0 0 0 0 0 0 0 0

8:00 PM 26 0 24 2 0 0 0 0 0 0 0 0 0 0

9:00 PM 11 0 11 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 3 0 3 0 0 0 0 0 0 0 0 0 0 0
11:00 PM 4 0 4 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 57 9 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 0 139 21 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 3 392 52 0 1 0 0 0 0 0 0 0 0
12:00 AM - 12:00 AM 3 478 56 0 1 0 0 0 0 0 0 0 0

Percent - - - - - - - - - - - - -0%

538

Total

66

160

448

Vehicle Classification Report (Westbound - 12/06/2023)

Wednesday 3

Westbound

Classes

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 4 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description:
Site Number: 3 1 1

Start Date:
End Date:

    Average Speed 22.3 mph 23.8 mph
50th Percentile 22.2 mph 23.8 mph

    85th Percentile 25.8 mph 26.5 mph
    95th Percentile 28.2 mph 27.9 mph

Total 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

Eastbound 493 5 7 96 283 93 8 1 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 1.0% 1.4% 19.5% 57.4% 18.9% 1.6% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Westbound 538 1 8 25 324 172 8 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.2% 1.5% 4.6% 60.2% 32.0% 1.5% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 1031 6 15 121 607 265 16 1 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.6% 1.5% 11.7% 58.9% 25.7% 1.6% 0.1% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Eastbound Westbound

Speed Range (MPH) - Total Study

Vehicle Speed Report  - Hourly
PADDINGTON RD W.O. CARRICK RD

12/6/2023
12/6/2023

Total Study Speed Summary

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 5 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description:
Site Number: 3 1 1

Start Date:
End Date:

PADDINGTON RD W.O. CARRICK RD

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 2 0 0 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 2 0 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 15 0 0 2 10 1 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 28 0 0 3 16 8 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 55 1 0 8 37 8 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 42 0 0 5 23 13 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 27 0 1 2 20 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 31 0 1 4 18 8 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 26 0 0 8 13 4 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 31 0 3 11 12 4 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 41 1 0 8 26 5 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 28 1 0 13 10 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 41 1 1 5 22 12 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 35 1 0 8 20 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 34 0 1 8 21 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 22 0 0 3 15 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 15 0 0 3 9 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 11 0 0 3 7 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 6 0 0 1 2 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 1 0 16 76 29 2 1 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 2 2 21 63 22 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 5 7 86 253 84 5 1 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 5 7 96 283 93 8 1 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 1.0% 1.4% 19.5% 57.4% 18.9% 1.6% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 22.2 mph

85th Percentile 25.8 mph

95th Percentile 28.2 mph

110

441

493

100%

Vehicle Speed Report (Eastbound - 12/06/2023)

Eastbound

Total

125

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 6 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description:
Site Number: 3 1 1

Start Date:
End Date:

PADDINGTON RD W.O. CARRICK RD

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 4 0 0 0 1 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 6 0 0 0 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 35 0 0 2 18 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 25 0 1 1 14 9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 26 0 0 0 18 7 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 24 0 0 0 13 9 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 25 0 1 0 11 13 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 38 0 2 2 18 14 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 27 0 3 2 11 10 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 37 0 0 3 20 14 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 47 0 0 2 26 19 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 61 0 0 5 48 7 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 52 0 0 3 32 17 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 45 1 1 4 30 9 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 40 0 0 0 25 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 26 0 0 1 21 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 11 0 0 0 3 7 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 3 0 0 0 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 4 0 0 0 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 1 3 38 24 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 0 0 10 106 43 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 1 8 24 265 143 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 1 8 25 324 172 8 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 0.2% 1.5% 4.6% 60.2% 32.0% 1.5% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 23.8 mph

85th Percentile 26.5 mph

95th Percentile 27.9 mph

Total

66

160

448

538

100%

Vehicle Speed Report (Westbound - 12/06/2023)

Westbound

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 7 of 7 3. PADDINGTON RD W.O. CARRICK RD
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Site Description: KINGSLEY DR N.O. WHITWORTH DR
Site Number: 2

Start Date:
End Date:

1

NB SB Total NB SB Total NB SB Total NB SB Total NB SB Total NB SB Total NB SB Total NB SB NB SB NB SB

12:00 AM - - - - - - 1 0 1 - - - - - - - - - - - - - - - - - -

1:00 AM - - - - - - 0 1 1 - - - - - - - - - - - - - - - - - -

2:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

3:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

4:00 AM - - - - - - 3 2 5 - - - - - - - - - - - - - - - - - -

5:00 AM - - - - - - 5 2 7 - - - - - - - - - - - - - - - - - -

6:00 AM - - - - - - 23 12 35 - - - - - - - - - - - - - - - - - -

7:00 AM - - - - - - 52 28 80 - - - - - - - - - - - - - - - - - -

8:00 AM - - - - - - 30 30 60 - - - - - - - - - - - - - - - - - -

9:00 AM - - - - - - 39 22 61 - - - - - - - - - - - - - - - - - -

10:00 AM - - - - - - 26 19 45 - - - - - - - - - - - - - - - - - -

11:00 AM - - - - - - 24 19 43 - - - - - - - - - - - - - - - - - -

12:00 PM - - - - - - 43 32 75 - - - - - - - - - - - - - - - - - -

1:00 PM - - - - - - 28 30 58 - - - - - - - - - - - - - - - - - -

2:00 PM - - - - - - 28 32 60 - - - - - - - - - - - - - - - - - -

3:00 PM - - - - - - 41 44 85 - - - - - - - - - - - - - - - - - -

4:00 PM - - - - - - 41 59 100 - - - - - - - - - - - - - - - - - -

5:00 PM - - - - - - 42 41 83 - - - - - - - - - - - - - - - - - -

6:00 PM - - - - - - 41 34 75 - - - - - - - - - - - - - - - - - -

7:00 PM - - - - - - 18 25 43 - - - - - - - - - - - - - - - - - -

8:00 PM - - - - - - 12 19 31 - - - - - - - - - - - - - - - - - -

9:00 PM - - - - - - 3 13 16 - - - - - - - - - - - - - - - - - -

10:00 PM - - - - - - 1 3 4 - - - - - - - - - - - - - - - - - -

11:00 PM - - - - - - 2 2 4 - - - - - - - - - - - - - - - - - -

6:00 AM - 9:00 AM - - - - - - 105 70 175 - - - - - - - - - - - - - - - - - -

3:00 PM - 6:00 PM - - - - - - 124 144 268 - - - - - - - - - - - - - - - - - -

6:00 AM - 7:00 PM - - - - - - 458 402 860 - - - - - - - - - - - - - - - - - -

12:00 AM - 12:00 AM - - - - - - 503 469 972 - - - - - - - - - - - - - - - - - -

Percent - - - - - - 51.7% 48.3% 100.0% - - - - - - - - - - - - - - - - - -

AM Peak - - - - 7:00 AM 8:00 AM - - - - - - - -

PM Peak - - - - 4:00 PM 5:00 PM - - - - - - - -

12/10/23 Tue-Thu Mon-Fri Mon-Sun12/11/23 12/12/23 12/6/23 12/7/23 12/8/23 12/9/23

Friday Saturday Sunday 3 Day Avg 5 Day Avg 7 Day Avg

Vehicle Volume Report - Hourly

12/6/2023
12/6/2023

Time
Monday Tuesday Wednesday Thursday

0

10

20

30

40

50

60

Northbound / Eastbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

0

10

20

30

40

50

60

70

Southbound / Westbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 1 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description: KINGSLEY DR N.O. WHITWORTH DR
Site Number: 2

Start Date:
End Date:

Class 1 - Motorcycles Class 8 - Four or Fewer Axle Single-Trailer Trucks 
Class 2 - Passenger Cars Class 9 - Five-Axle Single-Trailer Trucks 
Class 3 - Other Two-Axle, Four-Tire Single Unit Vehicles Class 10 - Six or More Axle Single-Trailer Trucks 
Class 4 - Buses Class 11 - Five or fewer Axle Multi-Trailer Trucks 
Class 5 - Two-Axle, Six-Tire, Single-Unit Trucks Class 12 - Six-Axle Multi-Trailer Trucks 
Class 6 - Three-Axle Single-Unit Trucks  Class 13 - Seven or More Axle Multi-Trailer Trucks 
Class 7 - Four or More Axle Single-Unit Trucks  

Total 1 2 3 4 5 6 7 8 9 10 11 12 13

Northbound 503 1 458 40 4 0 0 0 0 0 0 0 0 0
Percent 100.0% 0.2% 91.1% 8.0% 0.8% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Southbound 469 1 419 46 3 0 0 0 0 0 0 0 0 0
Percent 100.0% 0.2% 89.3% 9.8% 0.6% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 972 2 877 86 7 0 0 0 0 0 0 0 0 0
Percent 100.0% 0.2% 90.2% 8.8% 0.7% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

FHWA Vehicle Classification - Total Study

Vehicle Classification Report - Hourly

12/6/2023
12/6/2023

FHWA Vehicle Classification

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 2 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description: KINGSLEY DR N.O. WHITWORTH DR
Site Number: 2

Start Date:
End Date:

12/6/2023
12/6/2023

_

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 3 0 3 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 5 0 5 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 23 0 20 3 0 0 0 0 0 0 0 0 0 0

7:00 AM 52 0 46 4 2 0 0 0 0 0 0 0 0 0

8:00 AM 30 0 27 3 0 0 0 0 0 0 0 0 0 0

9:00 AM 39 0 36 2 1 0 0 0 0 0 0 0 0 0

10:00 AM 26 0 23 3 0 0 0 0 0 0 0 0 0 0

11:00 AM 24 0 23 1 0 0 0 0 0 0 0 0 0 0

12:00 PM 43 0 39 4 0 0 0 0 0 0 0 0 0 0

1:00 PM 28 0 26 2 0 0 0 0 0 0 0 0 0 0

2:00 PM 28 0 25 3 0 0 0 0 0 0 0 0 0 0

3:00 PM 41 1 35 4 1 0 0 0 0 0 0 0 0 0

4:00 PM 41 0 38 3 0 0 0 0 0 0 0 0 0 0

5:00 PM 42 0 38 4 0 0 0 0 0 0 0 0 0 0

6:00 PM 41 0 39 2 0 0 0 0 0 0 0 0 0 0

7:00 PM 18 0 17 1 0 0 0 0 0 0 0 0 0 0

8:00 PM 12 0 11 1 0 0 0 0 0 0 0 0 0 0

9:00 PM 3 0 3 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0
11:00 PM 2 0 2 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 93 10 2 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 1 111 11 1 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 1 415 38 4 0 0 0 0 0 0 0 0 0
12:00 AM - 12:00 AM 1 458 40 4 0 0 0 0 0 0 0 0 0

Percent 0.2% 91.1% 8.0% 0.8% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

458
503

100%

Total

105

124

Vehicle Classification Report (Northbound - 12/06/2023)

Wednesday 3

Northbound

Classes

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 3 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description: KINGSLEY DR N.O. WHITWORTH DR
Site Number: 2

Start Date:
End Date:

12/6/2023
12/6/2023

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 2 0 2 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 2 0 2 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 12 0 7 5 0 0 0 0 0 0 0 0 0 0

7:00 AM 28 0 25 3 0 0 0 0 0 0 0 0 0 0

8:00 AM 30 0 28 2 0 0 0 0 0 0 0 0 0 0

9:00 AM 22 0 18 4 0 0 0 0 0 0 0 0 0 0

10:00 AM 19 0 18 1 0 0 0 0 0 0 0 0 0 0

11:00 AM 19 0 15 4 0 0 0 0 0 0 0 0 0 0

12:00 PM 32 0 31 1 0 0 0 0 0 0 0 0 0 0

1:00 PM 30 0 26 3 1 0 0 0 0 0 0 0 0 0

2:00 PM 32 0 30 2 0 0 0 0 0 0 0 0 0 0

3:00 PM 44 1 37 4 2 0 0 0 0 0 0 0 0 0

4:00 PM 59 0 54 5 0 0 0 0 0 0 0 0 0 0

5:00 PM 41 0 39 2 0 0 0 0 0 0 0 0 0 0

6:00 PM 34 0 30 4 0 0 0 0 0 0 0 0 0 0

7:00 PM 25 0 23 2 0 0 0 0 0 0 0 0 0 0

8:00 PM 19 0 16 3 0 0 0 0 0 0 0 0 0 0

9:00 PM 13 0 12 1 0 0 0 0 0 0 0 0 0 0

10:00 PM 3 0 3 0 0 0 0 0 0 0 0 0 0 0
11:00 PM 2 0 2 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 60 10 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 1 130 11 2 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 1 358 40 3 0 0 0 0 0 0 0 0 0
12:00 AM - 12:00 AM 1 419 46 3 0 0 0 0 0 0 0 0 0

Percent - - - - - - - - - - - - -0%

469

Total

70

144

402

Vehicle Classification Report (Southbound - 12/06/2023)

Wednesday 3

Southbound

Classes

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 4 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description:
Site Number: 2 1 1

Start Date:
End Date:

    Average Speed 21.9 mph 21.2 mph
50th Percentile 21.8 mph 21.3 mph

    85th Percentile 25.8 mph 24.1 mph
    95th Percentile 28.3 mph 25.7 mph

Total 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

Northbound 503 2 15 134 246 91 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.4% 3.0% 26.6% 48.9% 18.1% 3.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Southbound 469 1 8 140 272 47 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.2% 1.7% 29.9% 58.0% 10.0% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 972 3 23 274 518 138 16 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.3% 2.4% 28.2% 53.3% 14.2% 1.6% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Northbound Southbound

Speed Range (MPH) - Total Study

Vehicle Speed Report  - Hourly
KINGSLEY DR N.O. WHITWORTH DR

12/6/2023
12/6/2023

Total Study Speed Summary

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 5 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description:
Site Number: 2 1 1

Start Date:
End Date:

KINGSLEY DR N.O. WHITWORTH DR

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 3 0 0 1 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 5 0 0 1 2 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 23 0 1 3 15 3 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 52 0 1 15 23 12 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 30 0 1 8 10 9 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 39 0 0 7 25 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 26 0 2 8 14 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 24 1 0 7 12 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 43 0 2 9 25 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 28 0 0 8 14 5 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 28 0 1 3 10 10 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 41 0 3 16 15 6 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 41 0 1 12 23 5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 42 1 0 13 21 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 41 0 1 7 22 10 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 18 0 2 7 8 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 12 0 0 5 4 1 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 3 0 0 2 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 2 0 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 3 26 48 24 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 1 4 41 59 18 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 2 13 116 229 86 12 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 2 15 134 246 91 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 0.4% 3.0% 26.6% 48.9% 18.1% 3.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 21.8 mph

85th Percentile 25.8 mph

95th Percentile 28.3 mph

124

458

503

100%

Vehicle Speed Report (Northbound - 12/06/2023)

Northbound

Total

105

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 6 of 7 2. KINGSLEY DR N.O. WHITWORTH DR
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Site Description:
Site Number: 2 1 1

Start Date:
End Date:

KINGSLEY DR N.O. WHITWORTH DR

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 2 0 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 2 0 0 0 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 12 0 0 5 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 28 0 0 13 12 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 30 0 0 5 24 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 22 0 0 8 13 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 19 0 1 5 10 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 19 0 2 5 9 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 32 0 0 7 15 10 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 30 0 1 7 19 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 32 0 0 7 22 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 44 0 1 20 21 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 59 0 1 11 41 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 41 0 0 15 23 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 34 0 1 5 25 2 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 25 0 0 10 13 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 19 1 0 8 8 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 13 0 0 7 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 3 0 0 1 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 2 0 0 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 0 23 43 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 0 2 46 85 11 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 0 7 113 241 40 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 1 8 140 272 47 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 0.2% 1.7% 29.9% 58.0% 10.0% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 21.3 mph

85th Percentile 24.1 mph

95th Percentile 25.7 mph

Total

70

144

402

469

100%

Vehicle Speed Report (Southbound - 12/06/2023)

Southbound
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Site Description: SUNSTONE DR W.O. SUNSTONE WAY
Site Number: 1

Start Date:
End Date:

1

EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB Total EB WB EB WB EB WB

12:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

1:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

2:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

3:00 AM - - - - - - 0 0 0 - - - - - - - - - - - - - - - - - -

4:00 AM - - - - - - 1 1 2 - - - - - - - - - - - - - - - - - -

5:00 AM - - - - - - 8 3 11 - - - - - - - - - - - - - - - - - -

6:00 AM - - - - - - 17 12 29 - - - - - - - - - - - - - - - - - -

7:00 AM - - - - - - 34 50 84 - - - - - - - - - - - - - - - - - -

8:00 AM - - - - - - 32 45 77 - - - - - - - - - - - - - - - - - -

9:00 AM - - - - - - 20 27 47 - - - - - - - - - - - - - - - - - -

10:00 AM - - - - - - 23 21 44 - - - - - - - - - - - - - - - - - -

11:00 AM - - - - - - 28 18 46 - - - - - - - - - - - - - - - - - -

12:00 PM - - - - - - 32 28 60 - - - - - - - - - - - - - - - - - -

1:00 PM - - - - - - 32 19 51 - - - - - - - - - - - - - - - - - -

2:00 PM - - - - - - 26 22 48 - - - - - - - - - - - - - - - - - -

3:00 PM - - - - - - 43 36 79 - - - - - - - - - - - - - - - - - -

4:00 PM - - - - - - 52 46 98 - - - - - - - - - - - - - - - - - -

5:00 PM - - - - - - 42 33 75 - - - - - - - - - - - - - - - - - -

6:00 PM - - - - - - 33 29 62 - - - - - - - - - - - - - - - - - -

7:00 PM - - - - - - 20 18 38 - - - - - - - - - - - - - - - - - -

8:00 PM - - - - - - 26 11 37 - - - - - - - - - - - - - - - - - -

9:00 PM - - - - - - 6 11 17 - - - - - - - - - - - - - - - - - -

10:00 PM - - - - - - 7 1 8 - - - - - - - - - - - - - - - - - -

11:00 PM - - - - - - 1 0 1 - - - - - - - - - - - - - - - - - -

6:00 AM - 9:00 AM - - - - - - 83 107 190 - - - - - - - - - - - - - - - - - -

3:00 PM - 6:00 PM - - - - - - 137 115 252 - - - - - - - - - - - - - - - - - -

6:00 AM - 7:00 PM - - - - - - 414 386 800 - - - - - - - - - - - - - - - - - -

12:00 AM - 12:00 AM - - - - - - 483 431 914 - - - - - - - - - - - - - - - - - -

Percent - - - - - - 52.8% 47.2% 100.0% - - - - - - - - - - - - - - - - - -

AM Peak - - - - 7:00 AM 8:00 AM - - - - - - - -

PM Peak - - - - 4:00 PM 5:00 PM - - - - - - - -

12/10/23 Tue-Thu Mon-Fri Mon-Sun12/11/23 12/12/23 12/6/23 12/7/23 12/8/23 12/9/23

Friday Saturday Sunday 3 Day Avg 5 Day Avg 7 Day Avg

Vehicle Volume Report - Hourly

12/6/2023
12/6/2023

Time
Monday Tuesday Wednesday Thursday

0

10
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40
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60

Northbound / Eastbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

0

10

20

30

40

50

60

Southbound / Westbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday
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Site Description: SUNSTONE DR W.O. SUNSTONE WAY
Site Number: 1

Start Date:
End Date:

Class 1 - Motorcycles Class 8 - Four or Fewer Axle Single-Trailer Trucks 
Class 2 - Passenger Cars Class 9 - Five-Axle Single-Trailer Trucks 
Class 3 - Other Two-Axle, Four-Tire Single Unit Vehicles Class 10 - Six or More Axle Single-Trailer Trucks 
Class 4 - Buses Class 11 - Five or fewer Axle Multi-Trailer Trucks 
Class 5 - Two-Axle, Six-Tire, Single-Unit Trucks Class 12 - Six-Axle Multi-Trailer Trucks 
Class 6 - Three-Axle Single-Unit Trucks  Class 13 - Seven or More Axle Multi-Trailer Trucks 
Class 7 - Four or More Axle Single-Unit Trucks  

Total 1 2 3 4 5 6 7 8 9 10 11 12 13

Eastbound 483 16 344 78 3 13 4 25 0 0 0 0 0 0
Percent 100.0% 3.3% 71.2% 16.1% 0.6% 2.7% 0.8% 5.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Westbound 431 16 343 64 2 5 1 0 0 0 0 0 0 0
Percent 100.0% 3.7% 79.6% 14.8% 0.5% 1.2% 0.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 914 32 687 142 5 18 5 25 0 0 0 0 0 0
Percent 100.0% 3.5% 75.2% 15.5% 0.5% 2.0% 0.5% 2.7% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

FHWA Vehicle Classification - Total Study

Vehicle Classification Report - Hourly

12/6/2023
12/6/2023

FHWA Vehicle Classification
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Site Description: SUNSTONE DR W.O. SUNSTONE WAY
Site Number: 1

Start Date:
End Date:

12/6/2023
12/6/2023

_

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 8 1 5 2 0 0 0 0 0 0 0 0 0 0

6:00 AM 17 0 17 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 34 0 27 5 1 1 0 0 0 0 0 0 0 0

8:00 AM 32 1 22 2 0 1 0 6 0 0 0 0 0 0

9:00 AM 20 0 15 1 0 1 0 3 0 0 0 0 0 0

10:00 AM 23 0 18 4 0 1 0 0 0 0 0 0 0 0

11:00 AM 28 0 21 4 0 1 0 2 0 0 0 0 0 0

12:00 PM 32 1 22 5 0 2 0 2 0 0 0 0 0 0

1:00 PM 32 2 23 4 0 0 1 2 0 0 0 0 0 0

2:00 PM 26 3 13 8 1 1 0 0 0 0 0 0 0 0

3:00 PM 43 5 24 12 0 0 1 1 0 0 0 0 0 0

4:00 PM 52 2 33 14 1 0 1 1 0 0 0 0 0 0

5:00 PM 42 1 31 5 0 1 0 4 0 0 0 0 0 0

6:00 PM 33 0 22 5 0 2 1 3 0 0 0 0 0 0

7:00 PM 20 0 16 2 0 2 0 0 0 0 0 0 0 0

8:00 PM 26 0 22 3 0 0 0 1 0 0 0 0 0 0

9:00 PM 6 0 5 1 0 0 0 0 0 0 0 0 0 0

10:00 PM 7 0 6 1 0 0 0 0 0 0 0 0 0 0
11:00 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 1 66 7 1 2 0 6 0 0 0 0 0 0

3:00 PM - 6:00 PM 8 88 31 1 1 2 6 0 0 0 0 0 0

6:00 AM - 7:00 PM 15 288 69 3 11 4 24 0 0 0 0 0 0
12:00 AM - 12:00 AM 16 344 78 3 13 4 25 0 0 0 0 0 0

Percent 3.3% 71.2% 16.1% 0.6% 2.7% 0.8% 5.2% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

414
483

100%

Total

83

137

Vehicle Classification Report (Eastbound - 12/06/2023)

Wednesday 3

Eastbound

Classes

Nathan Warren: (720) 660-4048
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Site Description: SUNSTONE DR W.O. SUNSTONE WAY
Site Number: 1

Start Date:
End Date:

12/6/2023
12/6/2023

1 2 3 4 5 6 7 8 9 10 11 12 13
12/6/23

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 3 0 3 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 12 1 9 2 0 0 0 0 0 0 0 0 0 0

7:00 AM 50 0 43 7 0 0 0 0 0 0 0 0 0 0

8:00 AM 45 0 35 10 0 0 0 0 0 0 0 0 0 0

9:00 AM 27 0 21 5 0 1 0 0 0 0 0 0 0 0

10:00 AM 21 0 18 3 0 0 0 0 0 0 0 0 0 0

11:00 AM 18 0 17 1 0 0 0 0 0 0 0 0 0 0

12:00 PM 28 1 22 4 0 0 1 0 0 0 0 0 0 0

1:00 PM 19 2 12 4 1 0 0 0 0 0 0 0 0 0

2:00 PM 22 2 17 2 0 1 0 0 0 0 0 0 0 0

3:00 PM 36 4 28 2 1 1 0 0 0 0 0 0 0 0

4:00 PM 46 3 34 8 0 1 0 0 0 0 0 0 0 0

5:00 PM 33 3 26 4 0 0 0 0 0 0 0 0 0 0

6:00 PM 29 0 24 4 0 1 0 0 0 0 0 0 0 0

7:00 PM 18 0 14 4 0 0 0 0 0 0 0 0 0 0

8:00 PM 11 0 8 3 0 0 0 0 0 0 0 0 0 0

9:00 PM 11 0 10 1 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0
11:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 1 87 19 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 10 88 14 1 2 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 16 306 56 2 5 1 0 0 0 0 0 0 0
12:00 AM - 12:00 AM 16 343 64 2 5 1 0 0 0 0 0 0 0

Percent - - - - - - - - - - - - -0%

431

Total

107

115

386

Vehicle Classification Report (Westbound - 12/06/2023)

Wednesday 3

Westbound

Classes
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Site Description:
Site Number: 1 1 1

Start Date:
End Date:

    Average Speed 17.6 mph 18.5 mph
50th Percentile 17.3 mph 18.0 mph

    85th Percentile 20.8 mph 22.5 mph
    95th Percentile 24.6 mph 25.4 mph

Total 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

Eastbound 483 6 92 290 77 14 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 1.2% 19.0% 60.0% 15.9% 2.9% 0.8% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Westbound 431 4 67 224 112 21 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 0.9% 15.5% 52.0% 26.0% 4.9% 0.7% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Total 914 10 159 514 189 35 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 100.0% 1.1% 17.4% 56.2% 20.7% 3.8% 0.8% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Eastbound Westbound

Speed Range (MPH) - Total Study

Vehicle Speed Report  - Hourly
SUNSTONE DR W.O. SUNSTONE WAY

12/6/2023
12/6/2023

Total Study Speed Summary

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 5 of 7 1. SUNSTONE DR W.O. SUNSTONE WAY
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Site Description:
Site Number: 1 1 1

Start Date:
End Date:

SUNSTONE DR W.O. SUNSTONE WAY

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 1 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 8 0 0 3 4 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 17 0 1 11 5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 34 1 4 21 6 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 32 0 5 15 10 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 20 0 2 12 5 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 23 0 2 19 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 28 0 1 23 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 32 0 2 22 7 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 32 0 5 12 7 6 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 26 0 8 15 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 43 1 18 22 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 52 3 15 27 7 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 42 0 10 26 6 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 33 0 6 22 3 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 20 0 2 17 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 26 0 7 15 3 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 6 1 2 2 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 7 0 2 5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 1 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 1 10 47 21 3 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 4 43 75 15 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 5 79 247 67 12 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 6 92 290 77 14 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 1.2% 19.0% 60.0% 15.9% 2.9% 0.8% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 17.3 mph

85th Percentile 20.8 mph

95th Percentile 24.6 mph

137

414

483

100%

Vehicle Speed Report (Eastbound - 12/06/2023)

Eastbound

Total

83
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Site Description:
Site Number: 1 1 1

Start Date:
End Date:

SUNSTONE DR W.O. SUNSTONE WAY

12/6/2023
12/6/2023

Wednesday

12/6/23 0-10 10-15 15-20 20-25 25-30 30-35 35-40 40-45 45-50 50-55 55-60 60-65 65-70 70-75 75-80 80-85 85-90 90-95 95-100 100+

12:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 AM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 AM 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 AM 3 0 1 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM 12 0 5 4 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 AM 50 0 3 22 22 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 AM 45 0 4 29 10 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 AM 27 0 5 12 8 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 AM 21 0 3 9 7 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 AM 18 0 2 5 9 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 PM 28 0 2 12 11 2 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

1:00 PM 19 0 3 8 6 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

2:00 PM 22 0 3 16 1 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM 36 0 9 16 10 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

4:00 PM 46 2 8 29 6 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

5:00 PM 33 0 9 19 5 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 PM 29 0 2 17 8 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

7:00 PM 18 0 3 12 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

8:00 PM 11 1 1 8 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

9:00 PM 11 1 2 5 1 1 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

10:00 PM 1 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

11:00 PM 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 9:00 AM 0 12 55 35 4 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0

3:00 PM - 6:00 PM 2 26 64 21 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0

6:00 AM - 7:00 PM 2 58 198 106 20 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0

12:00 AM - 12:00 AM 4 67 224 112 21 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0

Percent 0.9% 15.5% 52.0% 26.0% 4.9% 0.7% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

50th Percentile 18.0 mph

85th Percentile 22.5 mph

95th Percentile 25.4 mph

Total

107

115

386

431

100%

Vehicle Speed Report (Westbound - 12/06/2023)

Westbound

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 7 of 7 1. SUNSTONE DR W.O. SUNSTONE WAY
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DELICH Union Park Mixed-Use TIS, January 2024 
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 I.  INTRODUCTION 
 
This Transportation Impact Study (TIS) addresses the capacity, geometric, and 

control requirements for the proposed Union Park Mixed-Use development.  The proposed 
Union Park Mixed-Use development is located west of Ziegler Road and south of 
Paddington Road in Fort Collins, Colorado.  This TIS addresses both the short range 
(2028) and the long range (2045) futures.   

 
During the course of this analysis, numerous contacts were made with City staff, 

the project developer (Landmark Homes), the project planning consultant (TB Group), 
and the project engineering consultant (Highland Development Services, Inc.).  Since this 
land is within the City of Fort Collins, the traffic impact study guidelines for Fort Collins, 
as contained in the “Larimer County Urban Area Street Standards” (LCUASS) were used.  
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 and geometric requirements. 
 

The following intersections, as agreed to in the scoping discussions, were 
addressed in this traffic study: Ziegler/Council Tree-HP Access, Ziegler/Target Service 
Access, Ziegler/Hidden Pond-Site Access, Ziegler/Paddington-Grand Teton, Corbett/ 
Target Service Access, and Corbett/Lowes Service Access-Site Access intersections.  
Appendix A contains the Transportation Impact Study Base Assumptions form and related 
attachments for the Union Park Mixed-Use development.  

 
The long range (2045) analysis in this TIS serves as a replacement of the “Ziegler-

Corbett/Union Park Mixed-Use Master Transportation Impact Study,” dated December 
2023.  It addresses the staff comments and access changes pertaining to the previous 
submittal.  Particularly it addresses a long range (2045) connection from the site to 
Paddington Road and a potential signal at the Ziegler/Paddington-Grand Teton 
intersection.   
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II.   EXISTING CONDITIONS 
 

The location of the Union Park Mixed-Use site is shown in Figure 1.  It is important 
that a thorough understanding of the existing conditions be presented. 
 
Land Use 
 

The project site is currently vacant.  The land surrounding the site consists of 
primarily commercial and residential uses.  There are commercial uses to the south (Front 
Range Village) and southeast (HP Campus) of the site.  There are residential uses to the 
north, northeast, and west of the site.  The center of Fort Collins lies to the northwest of 
the Union Park Mixed-Use site. 
 
 
Roads 
 

The primary streets near the Union Park Mixed-Use site are Ziegler Road, Council 
Tree Avenue, Corbett Drive, Hidden Pond Drive, and Paddington Road.  The existing 
geometry and control at the Ziegler/Council Tree-HP Access, Ziegler/Target Service 
Access, Ziegler/Hidden Pond, Ziegler/Paddington-Grand Teton, Corbett/Target Service 
Access, and Corbett/Lowes Service Access intersections is shown in Figure 2.   

 
Ziegler Road is to the east of (adjacent to) the Union Park Mixed-Use site.  It is a 

north-south street designated as a four-lane arterial street between Horsetooth Road and 
Rock Creek Drive on the Fort Collins Master Street Plan.  Currently, Ziegler Road has a 
four-lane cross section and an existing posted speed of 40 mph.  At the Ziegler/Council 
Tree-HP Access intersection, Ziegler Road has northbound and southbound left-turn 
lanes, two through lanes in each direction, and northbound and southbound right-turn 
lanes.  The Ziegler/Council Tree-HP Access intersection has signal control.  At the 
Ziegler/Target Service Access intersection, Ziegler Road has a northbound left-turn lane 
and two through lanes in each direction.  The Ziegler/Target Service Access intersection 
has stop sign control on the Target Service Access.  At the Ziegler/Hidden Pond 
intersection, Ziegler Road has a center two-way continuous left-turn lane and two through 
lanes in each direction.  The Ziegler/Hidden Pond intersection has stop sign control on 
Hidden Pond Drive.  At the Ziegler/Paddington-Grand Teton intersection, Ziegler Road 
has northbound and southbound left-turn lanes and two through lanes in each direction.  
The Ziegler/Paddington-Grand Teton intersection has stop sign control on Paddington 
Road-Grand Teton Place.   

 
Council Tree Avenue is an east-west street designated as a local street on the Fort 

Collins Master Street Plan.  Currently, Council Tree Avenue provides access to the Front 
Range Village shopping center and has a four-lane cross section.  The east leg of the 
Ziegler/Council Tree-HP Access intersection provides access to the HP Campus and has 
a four-lane cross section.  At the Ziegler/Council Tree-HP Access intersection, Council 
Tree Avenue-HP Access has eastbound and westbound left-turn lanes, one through lane 
in each direction, and a westbound right-turn lane.   
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Paddington Road-Grand Teton Place is to the north of the Union Park Mixed-Use 
site.  Paddington Road is designated as a collector street on the Fort Collins Master Street 
Plan.  Paddington Road was built prior to the adoption of LCUASS.  Therefore, it does 
not meet most of the collector street criteria (width, bike lanes, etc.).  Grand Teton Place 
is designated as a local street.  Currently, Paddington Road and Grand Teton Place have 
two-lane cross sections (no center lane).  At the Ziegler/ Paddington-Grand Teton 
intersection, Paddington Road and Grand Teton Place are striped as having all eastbound 
and westbound movements combined into single lanes. 

 
Corbett Drive is to the west of the Union Park Mixed-Use site.  Corbett Drive is 

designated as a collector street on the Fort Collins Master Street Plan.  Currently, Corbett 
Drive has a two-lane cross section (no center lane).  At the Corbett/ Target Service 
Access and Corbett/Lowes Service Access intersections, Corbett Drive has all 
northbound and southbound movements combined into single lanes.  Corbett Drive 
serves the Front Range Village to the south and Affinity Senior Housing to the north. 
 
 
Existing Traffic 
 

Recent peak hour traffic volumes at the Ziegler/Council Tree-HP Access, Ziegler/ 
Target Service Access, Ziegler/Hidden Pond, Ziegler/Paddington-Grand Teton, Corbett/ 
Target Service Access, and Corbett/Lowes Service Access intersections are shown in 
Figure 3.  The counts at the Ziegler/Council Tree-HP Access intersection were obtained 
in August 2019 by the City of Fort Collins.  The counts at the Ziegler/Target Service 
Access, Ziegler/Hidden Pond, and Ziegler/Paddington-Grand Teton intersections were 
obtained in September 2021.  The counts at the Corbett/Target Service Access, and 
Corbett/Lowes Service Access intersections were obtained in January 2023.  Raw traffic 
count data is provided in Appendix B.  Since counts were obtained on different days and 
different years, the volumes were averaged/balanced between the intersections and are 
shown in Figure 4. 
 
 
Existing Operation 
 

The Ziegler/Council Tree-HP Access, Ziegler/Target Service Access, Ziegler/ 
Hidden Pond, Ziegler/Paddington-Grand Teton, Corbett/Target Service Access, and 
Corbett/Lowes Service Access intersections were evaluated and the peak hour operation 
is displayed in Table 1.  Calculation forms are provided in Appendix C.  The key 
intersections currently meet the Fort Collins operational criteria with existing control, 
signal timing, and geometry.  The existing signal timing was used.  The intersections were 
evaluated using techniques provided in the Highway Capacity Manual, 6th Edition.  A 
description of level of service for signalized and unsignalized intersections from the 
Highway Capacity Manual, 6th Edition and a table showing the Fort Collins Motor Vehicle 
LOS Standards (Intersections) are also provided in Appendix C.  At signalized 
intersections, acceptable operation is considered to be at level of service D overall and level 
of service E for any approach leg or movement.  Acceptable operation is considered to be  
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TABLE 1 
Current Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

Ziegler/Council Tree-HP Access 
(signal) 

EB LT D D 
EB T/RT D D 

EB APPROACH D D 
WB LT D D 
WB T D D 

WB RT D D 
WB APPROACH D D 

NB LT A B 
NB T A B 

NB RT A A 
NB APPROACH A B 

SB LT A A 
SB T A B 

SB RT A B 
SB APPROACH A B 

OVERALL A B 

Ziegler/Target Service Access 
(stop sign) 

EB LT/RT B D 
NB LT C B 

OVERALL A A 

Ziegler/Hidden Pond 
(stop sign) 

WB LT/RT C C 
SB LT B B 

OVERALL A A 

Ziegler/Paddington-Grand Teton 
(stop sign) 

EB LT/T/RT C C 
WB LT/T/RT F F 

NB LT B B 
SB LT B B 

OVERALL A A 

Corbett/Target Service Access 
(stop sign) 

WB LT/RT A A 
SB LT/T A A 

OVERALL A A 

Corbett/Lowes Service Access 
(stop sign) 

EB LT/RT A A 
NB LT/T A A 

OVERALL A A 
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at level of service D overall and level of service F for any approach leg at unsignalized 
intersections.  It is important to note that a southbound right-turn lane is warranted at the 
Ziegler/Target Service Access intersection with the existing peak hour volumes. 

 
In the neighborhood meeting, residents in the area mentioned that there were few 

gaps in the traffic on Ziegler Road that made it difficult to make minor street left-turns, 
particularly at the Ziegler/Paddington-Grand Teton intersection.  This is reflected in the 
level of service F conditions shown in Table 1.  It is acknowledged that the calculated 
delay for the minor street left turns is high, especially in the afternoon peak hour.  This is 
due to high through volumes on Ziegler Road.  Based upon research (actual delay data), 
the calculated delay is higher than the actual delay.  There is little that can be done to 
alleviate this condition, except signalization of the Ziegler/Paddington-Grand Teton 
intersection.  An alternative control would be a roundabout, but that may not be possible 
at this intersection.  The final solution is beyond the scope of a transportation impact study 
for a development that will not contribute any/significant traffic to the minor street legs.  
With that said, the peak hour level of service F for the minor street legs meets the 
operational criteria of the City of Fort Collins. 
 
 
Pedestrian Facilities 

 
There are sidewalks along all streets in the area of the Union Park Mixed-Use site. 

 
 
Bicycle Facilities 
 

There are bicycle lanes along Harmony Road, Ziegler Road, Corbett Drive, and 
Council Tree Avenue.   
 
 
Transit Facilities 

 
Currently, this area of Fort Collins is served by Transfort Route 16 service on 

Harmony Road. 
 

 
Accident Analysis 

 
Accident data was obtained from the City of Fort Collins for Ziegler Road from the 

Ziegler/Council Tree-HP Access intersection to the Ziegler/Paddington-Grand Teton 
intersection for five years plus nine months of 2021.   

 
At the Ziegler/Council Tree-HP Access intersection, there were 37 reported 

accidents:  11 rear-end accidents, 15 accidents involving turning vehicles, five right-angle 
accidents, three side-swipe accidents, two involving hitting a fixed object, and one 
involving a bicycle.  The number and type of accidents at the Ziegler/Council Tree-HP 
Access intersection is typical for a signalized intersection.   
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At the Ziegler/Paddington-Grand Teton intersection, there were four reported 
accidents:  three right-angle accidents and one accident that was parking related.  The 
number and type of accidents at the Ziegler/Paddington-Grand Teton intersection is 
typical for a stop sign controlled intersection. 

 
There were seven mid-block accidents in this section of Ziegler Road.  All were 

right-angle accidents. 
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III.  PROPOSED DEVELOPMENT 
 

The proposed Union Park Mixed-Use will consist of approximately 23,100 square 
feet of office, 17,000 square feet of commercial/retail, a 10,000 square foot day care 
center, 142 attached single-family dwelling units, and 461 apartment dwelling units.  
Figure 5 shows a site plan of the proposed Union Park Mixed-Use site.  The short range 
analysis (Year 2028) includes development of the proposed Union Park Mixed-Use site 
and an appropriate increase in background traffic due to normal growth and other 
potential developments in the area.  The long range analysis year is considered to be 
2045.    

 
Access to the Union Park Mixed-Use site will be via one proposed full-movement 

access to/from Ziegler Road that will line up with Hidden Pond Drive.  There will also be 
access to/from Corbett Drive on the west side of the site.  In the long range (2045) future, 
it was assumed that a local street connection to Paddington Road would be constructed.  
This connection would likely warrant signalization of the Ziegler/Paddington-Grand Teton 
intersection.   
 
 
Trip Generation 
 

Trip generation is important in considering the impact of a development on the 
existing and proposed street system.  Trip Generation, 11th Edition, ITE was used to 
determine the trips that would be generated by the Union Park Mixed-Use development.  
A trip is defined as a one-way vehicle movement from origin to destination.  Table 2 shows 
the expected trip generation from the site on a daily and peak hour basis.  The trip 
generation for full development of the Union Park Mixed-Use site resulted in 5,286 daily trip 
ends, 441 morning peak hour trip ends, and 551 afternoon peak hour trip ends. 
 
 
Trip Distribution 
    

Trip distribution for the Union Park Mixed-Use site was estimated using knowledge 
of the existing and planned street system, existing traffic patterns, development trends, 
and engineering judgment.  Figure 6 shows the trip distribution for the short range (2028) 
and long range (2045) analysis futures.  The trip distribution was agreed to by City of Fort 
Collins staff in the scoping discussions.  

 
 

Background Traffic Projections 
 

Background traffic projections for the short range (2028) and long range (2045) 
future horizons were developed by factoring the volumes on Ziegler Road by 
approximately two percent per year.  The traffic on Council Tree Avenue and the HP 
Access was factored by approximately 0.5 percent per year.  Figures 7 and 8 respectively  
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TABLE 2 
Trip Generation 

Code Use Size 
AWDTE AM Peak Hour PM Peak Hour 

Rate Trips Rate In Rate Out Rate In Rate Out 

Area A 

215 
Single Family 
Attached 57 D.U. EQ 414 EQ 7 EQ 20 EQ 19 EQ 13 

Area B 

215 Single Family 
Attached 

79 D.U. EQ 572 EQ 9 EQ 29 EQ 27 EQ 19 

Area C 

220 
Low-Rise 
Multifamily 

212 D.U. EQ 1434 EQ 21 EQ 68 EQ 70 EQ 42 

221 
Mid-Rise 
Multifamily  

245 D.U. EQ 1122 EQ 22 EQ 74 EQ 58 EQ 38 

Subtotal  2556  43  142  128  80 

Area D South 

215 
Single Family 
Attached 

6 D.U. 7.20 44 0.12 1 0.36 2 0.34 2 0.23 1 

220 
Low-Rise 
Multifamily 4 D.U. 6.74 26 0.10 0 0.30 2 0.32 1 0.19 1 

712 Small Office 
6.122 
KSF 14.39 88 1.37 8 0.30 2 0.73 4 1.43 9 

Subtotal  158  9  6  7  11 

Area D North 

822 Shopping 
Plaza <40 KSF 

17.0 KSF 54.45 926 1.42 24 0.94 16 3.295 56 3.295 56 

710 Office 17.0 KSF 10.84 184 1.34 23 0.18 3 0.24 4 1.20 20 

565 Day Care 
Center 

10.0 KSF 47.62 476 5.83 58 5.17 52 5.23 52 5.89 59 

Subtotal  1586  105  71  112  135 

Total  5286  173  268  293  258 
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LONG RANGE (2045) BACKGROUND
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show the short range (2028) and long range (2045) background weekday peak hour traffic 
at the Ziegler/Council Tree-HP Access, Ziegler/Target Service Access, Ziegler/Hidden 
Pond, Ziegler/Paddington-Grand Teton, Corbett/Target Service Access, and Corbett/ 
Lowes Service Access intersections. 
 
 
Traffic Assignment 
 

Trip assignment is the product of both the trip generation and trip distribution 
processes.  Figure 9 shows the site generated weekday peak hour traffic at the Ziegler/ 
Council Tree-HP Access, Ziegler/Target Service Access, Ziegler/Hidden Pond-Site 
Access, Ziegler/Paddington-Grand Teton, Corbett/Target Service Access, and Corbett/ 
Lowes Service Access-Site Access intersections with no connection to Paddington Road.  
This is the scenario that will be analyzed in the short range (2028) future.  Figure 10 
shows the site generated weekday peak hour traffic at the key intersections with the 
Paddington Road connection with signalization of the Ziegler/Paddington-Grand Teton 
intersection.  Figure 11 shows the site generated weekday peak hour traffic at the key 
intersections with the Paddington Road connection but no signal at the Ziegler/ 
Paddington-Grand Teton intersection. 
 

 
Total Traffic 
 

The traffic volumes generated by the proposed Union Park Mixed-Use 
development were added to the background traffic volumes to produce the total traffic 
volume forecasts for the short range (2028) and long range (2045) futures.  Figure 12 
shows the short range (2028) total weekday peak hour traffic at the Ziegler/Council Tree-
HP Access, Ziegler/Target Service Access, Ziegler/Hidden Pond-Site Access, Ziegler/ 
Paddington-Grand Teton, Corbett/Target Service Access, and Corbett/Lowes Service 
Access-Site Access intersections.  Figure 13 shows the long range (2045) total weekday 
peak hour traffic at the key intersections with the expected signal at the Ziegler/ 
Paddington-Grand Teton intersection.  When the expected signal at the Ziegler/ 
Paddington-Grand Teton intersection is installed, some English Ranch Neighborhood, 
Front Range Village, and Affinity Senior Housing traffic may/will find it easier to use the 
newly installed signal than other routes.  This adjustment in traffic volumes is reflected in 
the long range (2045) total weekday peak hour traffic.  Figure 14 shows the long range 
(2045) total weekday peak hour traffic at the key intersections with the Paddington Road 
connection but no signal at the Ziegler/Paddington-Grand Teton intersection. 

 
 

Connection to Paddington Road 
 

City staff requested additional traffic counts and speed data at three locations 
(Paddington Road, Kingsley Drive, and Sunstone Drive).  This information was provided 
in a technical memorandum in December 2023.   
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SITE GENERATED PEAK HOUR
TRAFFIC WITH NO CONNECTION
TO PADDINGTON ROAD Figure 9
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AM/PM

SHORT RANGE (2028) TOTAL
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LONG RANGE (2045) TOTAL PEAK HOUR
TRAFFIC WITH PADDINGTON ROAD
CONNECTION AND SIGNAL Figure 13
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LONG RANGE (2045) TOTAL PEAK HOUR
TRAFFIC WITH PADDINGTON ROAD
CONNECTION AND NO SIGNAL Figure 14
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Signal Warrants 
 

As a matter of policy, traffic signals are not installed at any location until such time 
that signal installation warrants are met according to the Manual on Uniform Traffic 
Control Devices.  The Ziegler/Council Tree-HP Access intersection is currently signalized.  
For the streets in the vicinity of Union Park Mixed-Use, four hour and/or eight hour signal 
warrants are applicable.  These warrants require much data and are applied when the traffic 
is actually on the area road system.   
 

The peak hour signal warrant utilizes the major street approach volume (both 
directions) and the minor street approach volume (greatest on one of the minor streets).  
The analysis procedure is a function of the number of approach lanes on each street.  Ziegler 
Road has two through lanes in each direction.  The Site Access, approaching Ziegler Road, 
will have a two lane approach.  Since Hidden Pond Drive has a one lane approach, the 
eastbound left-turn and through movement will be combined in a single lane.  Therefore, 
only this left-turn and through movement will be used for the peak hour signal warrant.  At 
the major street approach volumes (greater than 1,800 vehicles per hour in each peak hour), 
the signal warrant threshold volume is ≥100 vehicles per hour.  Using the short range (2028) 
total weekday peak hour traffic (Figure 12), the Ziegler/Hidden Pond-Site Access 
intersection will meet peak hour signal warrants during the weekday morning and afternoon 
peak hours.  However, since a signalized intersection is preferred at the Ziegler/Paddington-
Grand Teton intersection, it is recommended that the Ziegler/Hidden Pond-Site Access 
intersection have stop sign control for the short range (2028) future.  Using the long range 
(2045) total weekday peak hour traffic (Figure 13), the Ziegler/Paddington-Grand Teton 
intersection will meet peak hour signal warrants during the weekday morning and afternoon 
peak hours.  Peak hour signal warrants are provided in Appendix D. 

 
 

Geometry 
 

Figures 15 and 16, respectively, show schematics of the short range (2028) and long 
range (2045) geometry.  In the short range (2028) future, the geometry at the Ziegler/ 
Council Tree-HP Access, Ziegler/Target Service Access, and Ziegler/Paddington-Grand 
Teton existing intersections was assumed to remain as it exists today.  It is recommended 
that the Ziegler/Hidden Pond-Site Access intersection have stop sign control.  All off-site 
improvements will be completed with the first phase of construction.   

 
 
Operation Analysis 
 

Operation analyses were performed at the Ziegler/Council Tree-HP Access, Ziegler/ 
Target Service Access, Ziegler/Hidden Pond-Site Access, Ziegler/Paddington-Grand 
Teton, Corbett/Target Service Access, and Corbett/Lowes Service Access-Site Access 
intersections.  The operations analyses were conducted for the short range future, reflecting 
a year 2028 condition, and the long range future, reflecting a year 2045 condition. 

   
Table 3 shows the short range (2028) background weekday peak hour operation 

at the Ziegler/Council Tree-HP Access, Ziegler/Target Service Access, Ziegler/Hidden 
Pond, Ziegler/Paddington-Grand Teton, Corbett/Target Service Access, and Corbett/  
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SHORT RANGE (2028) GEOMETRY Figure 15
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LONG RANGE (2045) GEOMETRY Figure 16
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TABLE 3 
Short Range (2028) Background Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

Ziegler/Council Tree-HP Access 
(signal) 

EB LT D D 
EB T/RT D D 

EB APPROACH D D 
WB LT D D 
WB T D D 

WB RT D D 
WB APPROACH D D 

NB LT A D 
NB T A B 

NB RT A A 
NB APPROACH A B 

SB LT A B 
SB T A C 

SB RT A B 
SB APPROACH A C 

OVERALL A C 

Ziegler/Target Service Access 
(stop sign) 

EB LT/RT D E 
NB LT B B 

OVERALL A A 

Ziegler/Hidden Pond 
(stop sign) 

WB LT/RT C C 
SB LT B B 

OVERALL A A 

Ziegler/Paddington-Grand Teton 
(stop sign) 

EB LT/T/RT C D 
WB LT/T/RT F F 

NB LT B B 
SB LT B B 

OVERALL A A 

Corbett/Target Service Access 
(stop sign) 

WB LT/RT A A 
SB LT/T A A 

OVERALL A A 

Corbett/Lowes Service Access 
(stop sign) 

EB LT/RT A A 
NB LT/T A A 

OVERALL A A 
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Lowes Service Access intersections.  The key intersections meet the Fort Collins level of 
service standards in the peak hours with the existing geometry.  Calculation forms for 
these analyses are provided in Appendix E.   

 
Table 4 shows the long range (2045) background weekday peak hour operation at 

the Ziegler/Council Tree-HP Access, Ziegler/Target Service Access, Ziegler/Hidden 
Pond, Ziegler/Paddington-Grand Teton, Corbett/Target Service Access, and Corbett/ 
Lowes Service Access intersections.  The key intersections meet the Fort Collins level of 
service standards in the peak hours with the existing geometry.  Calculation forms for 
these analyses are provided in Appendix F.   

 
Using the traffic volumes shown in Figure 12, Table 5 shows the short range (2028) 

total weekday peak hour operation at the Ziegler/Council Tree-HP Access, Ziegler/Target 
Service Access, Ziegler/Hidden Pond-Site Access, Ziegler/Paddington-Grand Teton, 
Corbett/Target Service Access, and Corbett/Lowes Service Access-Site Access 
intersections.  Calculation forms for these analyses are provided in Appendix G.  The key 
intersections meet the Fort Collins level of service standards in the peak hours with the 
recommended/existing control and geometry. 

 
Using the traffic volumes shown in Figure 13, Table 6 shows the long range (2045) 

total weekday peak hour operation at the Ziegler/Council Tree-HP Access, Ziegler/Target 
Service Access, Ziegler/Hidden Pond-Site Access, Ziegler/Paddington-Grand Teton, 
Corbett/Target Service Access, and Corbett/Lowes Service Access-Site Access 
intersections.  The Ziegler/Paddington-Grand Teton intersection was assumed to be 
signalized.  Calculation forms for these analyses are provided in Appendix H.  The key 
intersections meet the Fort Collins level of service standards in the peak hours with the 
recommended/existing control and geometry. 

 
Table 7 shows the long range (2045) total weekday peak hour operation at the 

Ziegler/Hidden Pond-Site Access and Ziegler/Paddington-Grand Teton intersections 
assuming a connection to Paddington Road but no signal at the Ziegler/Paddington-
Grand Teton intersection.  All of the other key intersections remain the same as that 
analyzed in the above long range (2045) future.  Calculation forms for these analyses are 
provided in Appendix I.  The Ziegler/Hidden Pond-Site Access and Ziegler/Paddington-
Grand Teton intersections meet the Fort Collins level of service standards in the peak 
hours with the stop sign control. 

 
 
Pedestrian Level of Service 

 
Appendix J shows a map of the area that is within 1320 feet of the Union Park 

Mixed-Use site.  The Union Park Mixed-Use site is located within an area termed as 
“other,” which sets the level of service threshold at LOS C for all measured factors.  There 
are four destination areas within 1320 feet of the proposed Union Park Mixed-Use site:  
1) the residential area to the north and northwest of the site, 2) the commercial uses (Front 
Range Village) to the south and southwest of the site, 3) the HP Campus, and 4) the  
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TABLE 4 
Long Range (2045) Background Peak Hour Operation  

 
Intersection Movement Level of Service 

AM PM 

Ziegler/Council Tree-HP Access 
(signal) 

EB LT D E 
EB T/RT D D 

EB APPROACH D E 
WB LT D D 
WB T D E 

WB RT D D 
WB APPROACH D D 

NB LT A E 
NB T A B 

NB RT A A 
NB APPROACH A C 

SB LT A B 
SB T A C 

SB RT A B 
SB APPROACH A C 

OVERALL A C 

Ziegler/Target Service Access 
(stop sign) 

EB RT C C 
NB LT B C 

OVERALL A A 

Ziegler/Hidden Pond 
(stop sign) 

WB LT/RT D E 
SB LT B C 

OVERALL A A 

Ziegler/Paddington-Grand Teton 
(stop sign) 

EB LT/T/RT F F 
WB LT/T/RT F F 

NB LT B C 
SB LT B C 

OVERALL A A 

Corbett/Target Service Access 
(stop sign) 

WB LT/RT A A 
SB LT/T A A 

OVERALL A A 

Corbett/Lowes Service Access 
(stop sign) 

EB LT/RT A A 
NB LT/T A A 

OVERALL A A 
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TABLE 5 
Short Range (2028) Total Peak Hour Operation 

Intersection Movement Level of Service 
AM PM 

Ziegler/Council Tree-HP Access 
(signal) 

EB LT D D 
EB T/RT D D 

EB APPROACH D D 
WB LT D E 
WB T D D 

WB RT D D 
WB APPROACH D D 

NB LT A D 
NB T A C 

NB RT A B 
NB APPROACH A C 

SB LT A B 
SB T A C 

SB RT A B 
SB APPROACH A C 

OVERALL A C 

Ziegler/Target Service Access 
(stop sign) 

EB RT C E 
NB LT B B 

OVERALL A A 

Ziegler/Hidden Pond-Site Access 
(stop sign) 

EB LT/T F F 
EB RT C C 

EB APPROACH F F 
WB LT/T/RT F F 

NB LT B C 
SB LT B B 

OVERALL B F 

Ziegler/Paddington-Grand Teton 
(stop sign) 

EB LT/T/RT D E 
WB LT/T/RT F F 

NB LT B C 
SB LT B B 

OVERALL A A 

Corbett/Target Service Access 
(stop sign) 

WB LT/RT A B 
SB LT/T A A 

OVERALL A A 

Corbett/Lowes Service Access 
(stop sign) 

EB LT/T/RT A A 
WB LT/T/RT A A 
NB LT/T/RT A A 
SB LT/T/RT A A 
OVERALL A A 
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TABLE 6 
Long Range (2045) Total Peak Hour Operation With Paddington Road 

Connection and Signal at the Ziegler/Paddington-Grand Teton Intersection 

Intersection Movement Level of Service 
AM PM 

Ziegler/Council Tree-HP Access 
(signal) 

EB LT E E 
EB T/RT E D 

EB APPROACH E E 
WB LT E E 
WB T E D 

WB RT E D 
WB APPROACH E D 

NB LT A D 
NB T A A 

NB RT A A 
NB APPROACH A B 

SB LT A B 
SB T A D 

SB RT A B 
SB APPROACH A D 

OVERALL A C 

Ziegler/Target Service Access 
(stop sign) 

EB RT C C 
NB LT C C 

OVERALL A A 

Ziegler/Hidden Pond-Site Access 
(stop sign) 

EB LT/T F F 
EB RT C C 

EB APPROACH E F 
WB LT/T/RT F F 

NB LT C C 
SB LT B B 

OVERALL A A 

Ziegler/Paddington-Grand Teton 
(signal) 

EB LT/T/RT E E 
WB LT/T/RT E E 

NB LT A B 
NB T A B 

NB T/RT A B 
NB APPROACH A B 

SB LT A A 
SB T A B 

SB T/RT A B 
SB APPROACH A B 

OVERALL A B 

Corbett/Target Service Access 
(stop sign) 

WB LT/RT A B 
SB LT/T A A 

OVERALL A A 

Corbett/Lowes Service Access 
(stop sign) 

EB LT/T/RT A A 
WB LT/T/RT A A 
NB LT/T/RT A A 
SB LT/T/RT A A 
OVERALL A A 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1217

Item 14.



 
DELICH Union Park Mixed-Use TIS, January 2024 
ASSOCIATES   Page 32 

TABLE 7 
Long Range (2045) Total Peak Hour Operation With Paddington Road 

Connection but No Signal at the Ziegler/Paddington-Grand Teton Intersection 

Intersection Movement Level of Service 
AM PM 

Ziegler/Hidden Pond-Site Access 
(stop sign) 

EB LT/T F F 
EB RT C C 

EB APPROACH F F 
WB LT/T/RT F F 

NB LT C C 
SB LT B B 

OVERALL B E 

Ziegler/Paddington-Grand Teton 
(stop sign) 

EB LT/T/RT F F 
WB LT/T/RT F F 

NB LT C C 
SB LT B C 

OVERALL A A 
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residential area to the east and northeast of the site.  There are sidewalks along all streets 
in the area of the Union Park Mixed-Use site.  Sidewalks will be built throughout and 
adjacent to the development that will connect to existing nearby sidewalks along Ziegler 
Road and Corbett Road.  A pedestrian/bike connection will be provided, connecting to the 
sidewalks along Paddington Road at Edmonds Road.  There is no sidewalk on the south 
side of Paddington Road (Ziegler Road to Edmonds Road).  This sidewalk should have 
been built with the English Ranch development.  It is not the responsibility of the Union 
Park Mixed-Use development to build this sidewalk since the Union Park Mixed-Use 
development will not contribute pedestrian traffic along this segment of Paddington Road.  
As noted below, if the City of Fort Collins decides to signalize the Ziegler/Paddington-
Grand Teton intersection, there will be a safe, convenient pedestrian crossing at that 
intersection. 
 

• Directness – The distance ratio to all pedestrian destinations is less than 1.2 (LOS 
A), except destination 4.  The directness for destination 4 can be improved to LOS 
A with a pedestrian signal or a traffic signal at the Ziegler/Paddington-Grand Teton 
intersection.  If a pedestrian signal is installed, Union Park will contribute a 25 
percent cost share. 

• Continuity – The continuity to all pedestrian destinations will be acceptable at LOS 
B, since there are existing sidewalks adjacent to all the destination areas.   

• Street Crossings – The street crossings will be acceptable at LOS B for 
destination areas 1 and 2.  For destination areas 3 and 4, the LOS will be C 
crossing Ziegler Road at the Ziegler/Council Tree-HP Access signalized 
intersection and at the pedestrian signal or with a signal at the Ziegler/Paddington-
Grand Teton intersection, if the City decides to signalize it.   

• Visual Interest and Amenity – The visual interest and amenity will be acceptable 
at LOS B for destination areas 1 and 2.  For destination areas 3 and 4, the LOS 
will be C.  

• Security – The security is acceptable at LOS B for destination areas 1 and 2.  
For destination areas 3 and 4, the LOS will be C. 
 

 
Bicycle Level of Service 

 
Appendix J shows a map of the area that is within 1320 feet of the Union Park 

Mixed-Use site.  Based upon Fort Collins bicycle LOS criteria, there is one destination 
area within 1320 feet of the Union Park Mixed-Use site:  1) the commercial uses (Front 
Range Village) to the south and southwest of the site.  The bicycle level of service is 
acceptable.  The bicycle LOS Worksheet is provided in Appendix J.  There are bicycle lanes 
along Harmony Road, Ziegler Road, Corbett Drive, and Council Tree Avenue.  Bicycle 
lanes are not required on local streets. 

 
 

Transit Level of Service 
 

Currently, this area of Fort Collins is served by Transfort Route 16 service on 
Harmony Road.   
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IV.  CONCLUSIONS/RECOMMENDATIONS 
 

This study assessed the transportation impacts associated with the development 
of Union Park Mixed-Use in Fort Collins, Colorado.  This study analyzed the transportation 
impacts in the short range (2028) and long range (2045) futures.  As a result of these 
analyses, the following is concluded: 
 

• Development of the Union Park Mixed-Use site is feasible from a traffic 
engineering standpoint.  The trip generation for full development of the Union Park 
Mixed-Use site5 resulted in 5,286 daily trip ends, 441 morning peak hour trip ends, 
and 551 afternoon peak hour trip ends.     
 

• Current operation at the Ziegler/Council Tree-HP Access, Ziegler/Target Service 
Access, Ziegler/Hidden Pond, Ziegler/Paddington-Grand Teton, Corbett/Target 
Service Access, and Corbett/Lowes Service Access intersections is acceptable 
based upon City of Fort Collins evaluation criteria. 
 

•   Using the short range (2028) total weekday peak hour traffic (Figure 12), the 
Ziegler/Hidden Pond-Site Access intersection will meet peak hour signal warrants 
during the weekday morning and afternoon peak hours.  However, since a signalized 
intersection is preferred at the Ziegler/Paddington-Grand Teton intersection, it is 
recommended that the Ziegler/Hidden Pond-Site Access intersection have full-
movement stop sign control for the short range (2028) future and long range (2045) 
future.  Using the long range (2045) total weekday peak hour traffic (Figure 13), the 
Ziegler/Paddington-Grand Teton intersection will meet peak hour signal warrants 
during the weekday morning and afternoon peak hours.   
 

•   City staff requested additional traffic counts and speed data at three locations 
(Paddington Road, Kingsley Drive, and Sunstone Drive).  This information was 
provided in a technical memorandum in December 2023. 

 
• Figures 15 and 16 respectively show schematics of the short range (2028) and long 

range (2045) geometry.   
 

• With short range (2028) traffic and the Union Park Mixed-Use development, the 
key intersections meet the Fort Collins level of service standards in the peak hours 
with the recommended/existing control and geometry. 
 

• With long range (2045) traffic and the key intersections will meet the Fort Collins 
level of service standards in the peak hours using the recommended/existing 
control and geometry.   

 
• With a pedestrian signal or a traffic signal at the Ziegler/Paddington-Grand Teton 

intersection, the pedestrian level of service will be acceptable.  If a pedestrian 
signal is installed, Union Park will contribute a 25 percent cost share.  The bicycle 
level of service will be acceptable.  Transfort Route 16 provides service on 
Harmony Road. 
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Larimer County Urban Area Street Standards – Repealed and Reenacted August 1, 2021      Page 4-35 
Adopted by Larimer County, City of Loveland, City of Fort Collins 

Attachment “A” 
Transportation Impact Study Base Assumptions 

 
 
 

Project Information 
Project Name  Union Park Mixed-Use 
Project Location  West of Ziegler Road, North of Front Range Village 
TIS Assumptions 
Type of Study Full:  Yes Intermediate:   

 MTIS:   Memo:   

Study Area Boundaries North: Paddington South: Council Tree 

 East: Ziegler West: Corbett 

Study Years Short Range: 2028 Long Range: 2045 

Future Traffic Growth Rate 2% per year  

Study Intersections 1. Ziegler/Council Tree 5. 

 2. Ziegler/Hidden Pond-
Site Access 6. 

 
3. Ziegler/Paddington-
Grand Teton 7. 

4. Corbett/Site Access 8. 
Time Period for Study AM:  7:00-9:00 PM:  4:00-6:00 Sat Noon: N/A 
Trip Generation Rates (see 
attached) Per ITE 

Trip Adjustment Factors Passby: Per ITE Captive Market: N/A 

Trip Distribution (see attached) North South East West 

Mode Split Assumptions N/A 

Design Vehicle Information Passenger Car 

Committed Roadway Improvements  City Provide 

Other Traffic Studies  

Areas Requiring  Special Study Connection to Paddington and signal at 
Ziegler/Paddington intersection 

 
Date:    ____Delich Associates________________________________________ 
 
Traffic Engineer:  ____November 2, 2023_______________________________________ 
 
Local Entity Engineer:  __________________________________________________________ 
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TABLE 2 
Trip Generation 

Code Use Size 
AWDTE AM Peak Hour PM Peak Hour 

Rate Trips Rate In Rate Out Rate In Rate Out 

Area A 

215 Single Family 
Attached 

57 D.U. EQ 414 EQ 7 EQ 20 EQ 19 EQ 13 

Area B 

215 
Single Family 
Attached 77 D.U. EQ 558 EQ 9 EQ 28 EQ 26 EQ 18 

Area C 

220 Low-Rise 
Multifamily 

212 D.U. EQ 1434 EQ 21 EQ 68 EQ 70 EQ 42 

221 
Mid-Rise 
Multifamily  

245 D.U. EQ 1122 EQ 22 EQ 74 EQ 58 EQ 38 

Subtotal  2556  43  142  128  80 

Area D South 

215 Single Family 
Attached 

6 D.U. 7.20 44 0.12 1 0.36 2 0.34 2 0.23 1 

220 Low-Rise 
Multifamily 

4 D.U. 6.74 26 0.10 0 0.30 2 0.32 1 0.19 1 

712 Small Office 
6.122 
KSF 

14.39 88 1.37 8 0.30 2 0.73 4 1.43 9 

Subtotal  158  9  6  7  11 

Area D North 

822 
Shopping 
Plaza <40 KSF 17.0 KSF 54.45 926 1.42 24 0.94 16 3.295 56 3.295 56 

710 Office 17.0 KSF 10.84 184 1.34 23 0.18 3 0.24 4 1.20 20 

565 
Day Care 
Center 10.0 KSF 47.62 476 5.83 58 5.17 52 5.23 52 5.89 59 

Subtotal  1586  105  71  112  135 

Total  5272  173  267  292  257 

 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1225

Item 14.



K
in

gs
le

y

Z
ie

gl
er

C
o

rb
et

t

Council Tree

Paddington

20%

25%

1
5

%

2
0

%
3

5
%

3
5

%

3
0

%

2
0

%

Hidden Pond

Horsetooth

Grand Teton

49-unit apartment
49-unit apartment

32-unit
apartm

ent

32-unit
apartm

ent

49-unit apartment

32-unit
apartm

ent32
-u

ni
t

ap
ar

tm
en

t

49-unit apartment 49-unit apartment

3-unit brow
nstone 3-

un
it 

br
ow

ns
to

ne

daycare

32
-u

ni
t

ap
ar

tm
en

t

32
-u

ni
t

ap
ar

tm
en

t

2-story mixed-use

2-
sto

ry
 o

ffi
ce

2-story commercial

SCALE:  1"=600'

TRIP DISTRIBUTION Figure 6
DELICH
ASSOCIATES

Union Park Mixed-Use TIS, November 2023
Page 14

Residential

Commercial

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1226

Item 14.

TRF_STEVE_GILCHRIST
Rectangle

TRF_STEVE_GILCHRIST
Rectangle

TRF_STEVE_GILCHRIST
Rectangle

TRF_STEVE_GILCHRIST
Text Box
ADT/Speed Studies

TRF_STEVE_GILCHRIST
Arrow

TRF_STEVE_GILCHRIST
Arrow

TRF_STEVE_GILCHRIST
Arrow

TRF_STEVE_GILCHRIST
Text Box
5%

TRF_STEVE_GILCHRIST
Text Box
15%

TRF_STEVE_GILCHRIST
Text Box
10%

TRF_STEVE_GILCHRIST
Text Box
5%

TRF_STEVE_GILCHRIST
Text Box
10%

TRF_STEVE_GILCHRIST
Text Box
N/A

TRF_STEVE_GILCHRIST
Arrow

TRF_STEVE_GILCHRIST
Arrow



APPENDIX B 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1227

Item 14.



       DELICH ASSOCIATES
       2272 GLEN HAVEN DRIVE

          LOVELAND, CO 80538
          Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date: 8/13/2019 Observer: City of Fort Collins

Day: Tuesday Jurisdiction: Fort Collins

R = right turn Intersection:       Ziegler/Council Tree-HP Access

S = straight
L = left turn

Time     Northbound:  Ziegler    Southbound:   Ziegler Total       Eastbound:  Council Tree      Westbound:  HP Access Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:30 18 150 9 177 15 196 10 221 398 8 5 22 35 0 0 0 0 35 433

7:45 28 148 10 186 34 178 29 241 427 9 2 18 29 1 3 2 6 35 462

8:00 28 122 11 161 22 150 24 196 357 13 4 20 37 1 2 1 4 41 398

8:15 26 133 17 176 29 139 21 189 365 10 5 14 29 0 2 0 2 31 396

7:30-8:30 100 553 47 700 100 663 84 847 1547 40 16 74 130 2 7 3 12 142 1689

PHF 0.89 0.92 0.69 0.94 0.74 0.85 0.72 0.88 0.77 0.8 0.84 0.88 0.5 0.58 0.38 0.5 0.91

4:30 80 198 2 280 7 174 22 203 483 52 4 68 124 10 7 26 43 167 650

4:45 62 194 2 258 10 218 17 245 503 58 16 79 153 16 23 32 71 224 727

5:00 82 227 3 312 12 231 22 265 577 41 2 67 110 16 8 40 64 174 751

5:15 51 160 4 215 7 179 31 217 432 58 7 51 116 15 5 20 40 156 588

4:30-5:30 275 779 11 1065 36 802 92 930 1995 209 29 265 503 57 43 118 218 721 2716

PHF 0.84 0.86 0.69 0.85 0.75 0.87 0.74 0.88 0.9 0.45 0.84 0.82 0.89 0.47 0.74 0.77 0.9
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       DELICH ASSOCIATES
       2272 GLEN HAVEN DRIVE

          LOVELAND, CO 80538
          Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date: 9/28/2021 Observer: Vickie

Day: Tuesday Jurisdiction: Fort Collins

R = right turn Intersection:       Ziegler/Target Service Access

S = straight
L = left turn

Time     Northbound:  Ziegler    Southbound:   Ziegler Total       Eastbound:  Service Acces      Westbound:  Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:30 0 259 259 264 14 278 537 3 2 5 0 5 542

7:45 2 219 221 280 18 298 519 5 3 8 0 8 527

8:00 3 219 222 220 9 229 451 2 2 4 0 4 455

8:15 4 214 218 199 8 207 425 5 4 9 0 9 434

7:30-8:30 9 911 0 920 0 963 49 1012 1932 15 0 11 26 0 0 0 0 26 1958

PHF 0.56 0.88 n/a 0.89 n/a 0.86 0.68 0.85 0.75 n/a 0.69 0.72 n/a n/a n/a n/a 0.9

4:30 5 278 283 236 25 261 544 15 20 35 0 35 579

4:45 2 258 260 268 29 297 557 7 11 18 0 18 575

5:00 1 311 312 263 21 284 596 15 18 33 0 33 629

5:15 5 300 305 282 30 312 617 12 12 24 0 24 641

4:30-5:30 13 1147 0 1160 0 1049 105 1154 2314 49 0 61 110 0 0 0 0 110 2424

PHF 0.65 0.92 n/a 0.93 n/a 0.93 0.88 0.92 0.82 n/a 0.76 0.79 n/a n/a n/a n/a 0.95
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       DELICH ASSOCIATES
       2272 GLEN HAVEN DRIVE

          LOVELAND, CO 80538
          Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date: 9/28/2021 Observer: Vickie

Day: Tuesday Jurisdiction: Fort Collins

R = right turn Intersection:       Ziegler/Hidden Pond

S = straight
L = left turn

Time     Northbound:  Ziegler    Southbound:   Ziegler Total       Eastbound:       Westbound:  Hidden Pond Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:30 262 0 262 1 278 279 541 0 0 4 4 4 545

7:45 223 1 224 0 298 298 522 0 0 1 1 1 523

8:00 219 2 221 0 226 226 447 0 3 1 4 4 451

8:15 218 1 219 0 207 207 426 0 0 0 0 0 426

7:30-8:30 0 922 4 926 1 1009 0 1010 1936 0 0 0 0 3 0 6 9 9 1945

PHF n/a 0.88 0.5 0.88 0.25 0.85 n/a 0.85 n/a n/a n/a n/a 0.25 n/a 0.38 0.56 0.89

4:30 293 0 293 0 261 261 554 0 0 0 0 0 554

4:45 265 0 265 1 297 298 563 0 0 2 2 2 565

5:00 326 0 326 0 283 283 609 0 1 0 1 1 610

5:15 311 1 312 0 312 312 624 0 0 1 1 1 625

4:30-5:30 0 1195 1 1196 1 1153 0 1154 2350 0 0 0 0 1 0 3 4 4 2354

PHF n/a 0.92 0.25 0.92 0.25 0.92 n/a 0.92 n/a n/a n/a n/a 0.25 n/a 0.38 0.5 0.94
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       DELICH ASSOCIATES
       2272 GLEN HAVEN DRIVE

          LOVELAND, CO 80538
          Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date: 9/29/2021 Observer: Vickie

Day: Wednesday Jurisdiction: Fort Collins

R = right turn Intersection:       Ziegler/Paddington-Grand Teton

S = straight
L = left turn

Time     Northbound:  Ziegler    Southbound:   Ziegler Total       Eastbound:  Paddington      Westbound:  Grand Teton Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:30 4 233 1 238 1 251 0 252 490 0 0 21 21 3 0 3 6 27 517

7:45 12 223 4 239 3 293 0 296 535 1 0 17 18 4 0 5 9 27 562

8:00 6 207 3 216 1 277 1 279 495 0 0 8 8 2 0 3 5 13 508

8:15 10 217 2 229 0 199 1 200 429 1 0 11 12 8 0 4 12 24 453

7:30-8:30 32 880 10 922 5 1020 2 1027 1949 2 0 57 59 17 0 15 32 91 2040

PHF 0.67 0.94 0.63 0.96 0.42 0.87 0.5 0.87 0.5 n/a 0.68 0.7 0.53 n/a 0.75 0.67 0.91

4:30 14 276 2 292 0 282 2 284 576 0 0 15 15 1 0 2 3 18 594

4:45 21 302 6 329 5 266 2 273 602 1 0 9 10 1 0 1 2 12 614

5:00 18 327 6 351 5 305 2 312 663 1 0 15 16 2 0 4 6 22 685

5:15 21 304 3 328 5 296 2 303 631 0 0 18 18 2 0 5 7 25 656

4:30-5:30 74 1209 17 1300 15 1149 8 1172 2472 2 0 57 59 6 0 12 18 77 2549

PHF 0.88 0.92 0.71 0.93 0.75 0.94 1 0.94 0.5 n/a 0.79 0.82 0.75 n/a 0.6 0.64 0.93
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     DELICH ASSOCIATES
    2272 GLEN HAVEN DRIVE
       LOVELAND, CO 80538
       Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date:  1/25/2023      Observer: Vickie
Day:  Wednesday Jurisdiction:  Fort Collins

R = right turn Intersection:       Corbett/Target Service Drive
S = straight
L = left turn

Time     Northbound:  Corbett    Southbound:   Corbett Total       Eastbound:       Westbound:  Target Service Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:00 2 0 2 0 1 1 3 0 2 0 2 2 5
7:15 1 1 2 1 3 4 6 0 2 0 2 2 8
7:30 2 3 5 1 2 3 8 0 6 0 6 6 14
7:45 3 1 4 1 2 3 7 0 7 0 7 7 14 #
8:00 4 2 6 1 6 7 13 0 8 0 8 8 21 #
8:15 5 1 6 0 9 9 15 0 6 0 6 6 21 #
8:30 1 2 3 0 5 5 8 0 10 1 11 11 19 #
8:45 4 3 7 2 6 8 15 0 6 2 8 8 23 #

8:00-9:00 0 14 8 22 3 26 0 29 51 0 0 0 0 30 0 3 33 33 84
PHF n/a 0.7 0.67 0.79 0.38 0.72 n/a 0.81 0.85 n/a n/a n/a n/a 0.75 n/a 0.38 0.75 0.75 0.91

4:00 10 7 17 0 4 4 21 0 6 0 6 6 27
4:15 7 6 13 2 5 7 20 0 15 1 16 16 36
4:30 7 8 15 1 5 6 21 0 8 2 10 10 31
4:45 2 4 6 1 4 5 11 0 9 2 11 11 22 #
5:00 5 6 11 0 2 2 13 0 8 0 8 8 21 #
5:15 4 5 9 1 3 4 13 0 4 0 4 4 17 #
5:30 2 1 3 1 4 5 8 0 7 2 9 9 17 #
5:45 3 6 9 0 3 3 12 0 3 0 3 3 15 #

4:00-5:00 0 26 25 51 4 18 0 22 73 0 0 0 0 38 0 5 43 43 116
PHF n/a 0.65 0.78 0.75 0.5 0.9 n/a 0.79 0.87 n/a n/a n/a n/a 0.63 n/a 0.63 0.67 0.67 0.81
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     DELICH ASSOCIATES
    2272 GLEN HAVEN DRIVE
       LOVELAND, CO 80538
       Phone:  (970) 669-2061

TABULAR SUMMARY OF VEHICLE COUNTS
Date:  1/25/2023      Observer: Vickie
Day:  Wednesday Jurisdiction:  Fort Collins

R = right turn Intersection:       Corbett/Lowes Service Drive
S = straight
L = left turn

Time     Northbound:  Corbett    Southbound:   Corbett Total       Eastbound:  Lowes Service      Westbound:  Total Total

Begins L S R Total L S R Total north/south L S R Total L S R Total east/west All

7:00 0 2 2 1 0 1 3 0 0 0 0 0 3
7:15 1 0 1 4 0 4 5 0 0 0 0 0 5
7:30 0 2 2 3 0 3 5 0 0 0 0 0 5
7:45 1 2 3 2 0 2 5 0 1 1 0 1 6 #
8:00 1 3 4 6 0 6 10 0 1 1 0 1 11 #
8:15 0 5 5 8 0 8 13 0 1 1 0 1 14 #
8:30 0 2 2 4 0 4 6 0 1 1 0 1 7 #
8:45 0 6 6 6 0 6 12 0 2 2 0 2 14 #

8:00-9:00 1 16 0 17 0 24 0 24 41 0 0 5 5 0 0 0 0 5 46
PHF 0.25 0.67 n/a 0.71 n/a 0.75 n/a 0.75 0.79 n/a n/a 0.63 0.63 n/a n/a n/a n/a 0.63 0.82

4:00 1 9 10 4 0 4 14 0 0 0 0 0 14
4:15 1 7 8 6 0 6 14 0 1 1 0 1 15
4:30 0 9 9 5 0 5 14 0 1 1 0 1 15
4:45 0 4 4 4 0 4 8 0 1 1 0 1 9 #
5:00 0 5 5 2 0 2 7 0 0 0 0 0 7 #
5:15 0 4 4 4 0 4 8 0 0 0 0 0 8 #
5:30 0 4 4 4 0 4 8 0 1 1 0 1 9 #
5:45 1 2 3 2 0 2 5 0 1 1 0 1 6 #

4:00-5:00 2 29 0 31 0 19 0 19 50 0 0 3 3 0 0 0 0 3 53
PHF 0.5 0.81 n/a 0.78 n/a 0.79 n/a 0.79 0.89 n/a n/a 0.75 0.75 n/a n/a n/a n/a 0.75 0.88
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HCM 6th Signalized Intersection Summary Recent AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent am.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 40 16 74 2 7 3 100 874 47 100 832 84
Future Volume (veh/h) 40 16 74 2 7 3 100 874 47 100 832 84
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 44 18 2 2 8 1 110 960 15 110 914 60
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 141 96 11 131 108 92 547 2755 1229 543 2755 1229
Arrive On Green 0.06 0.06 0.05 0.06 0.06 0.06 0.04 0.78 0.78 0.04 0.78 0.78
Sat Flow, veh/h 1406 1654 184 1392 1870 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 44 0 20 2 8 1 110 960 15 110 914 60
Grp Sat Flow(s),veh/h/ln 1406 0 1837 1392 1870 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 3.4 0.0 1.1 0.2 0.4 0.1 1.3 9.1 0.2 1.3 8.6 1.0
Cycle Q Clear(g_c), s 3.8 0.0 1.1 1.3 0.4 0.1 1.3 9.1 0.2 1.3 8.6 1.0
Prop In Lane 1.00 0.10 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 141 0 106 131 108 92 547 2755 1229 543 2755 1229
V/C Ratio(X) 0.31 0.00 0.19 0.02 0.07 0.01 0.20 0.35 0.01 0.20 0.33 0.05
Avail Cap(c_a), veh/h 405 0 451 393 459 389 598 2755 1229 805 2755 1229
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 50.8 0.0 49.4 50.0 49.0 48.9 2.3 3.8 2.8 2.4 3.7 2.9
Incr Delay (d2), s/veh 1.2 0.0 0.8 0.0 0.3 0.0 0.2 0.3 0.0 0.2 0.3 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.2 0.0 0.5 0.1 0.2 0.0 0.3 2.3 0.1 0.3 2.2 0.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 52.1 0.0 50.3 50.0 49.3 48.9 2.5 4.2 2.8 2.6 4.1 3.0
LnGrp LOS D A D D D D A A A A A A
Approach Vol, veh/h 64 11 1085 1084
Approach Delay, s/veh 51.5 49.4 4.0 3.8
Approach LOS D D A A

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 7.9 90.8 11.4 7.9 90.8 11.4
Change Period (Y+Rc), s 4.0 6.5 6.0 4.0 6.5 6.0
Max Green Setting (Gmax), s 7.0 60.5 26.0 20.0 47.5 26.0
Max Q Clear Time (g_c+I1), s 3.3 10.6 5.8 3.3 11.1 3.3
Green Ext Time (p_c), s 0.1 7.3 0.1 0.2 7.4 0.0

Intersection Summary
HCM 6th Ctrl Delay 5.5
HCM 6th LOS A
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Timing Report, Sorted By Phase Recent AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent am.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 11 67 32 24 54 32
Maximum Split (%) 10.0% 60.9% 29.1% 21.8% 49.1% 29.1%
Minimum Split (s) 11 28.5 32 11 29.5 32
Yellow Time (s) 3 4.5 3 3 4.5 3
All-Red Time (s) 1 2 3 1 2 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 14 19 16 19
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 36 47 4 36 60 4
End Time (s) 47 4 36 60 4 36
Yield/Force Off (s) 43 107.5 30 56 107.5 30
Yield/Force Off 170(s) 43 93.5 11 56 91.5 11
Local Start Time (s) 32 43 0 32 56 0
Local Yield (s) 39 103.5 26 52 103.5 26
Local Yield 170(s) 39 89.5 7 52 87.5 7

Intersection Summary
Cycle Length 110
Control Type Actuated-Coordinated
Natural Cycle 75
Offset: 4 (4%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     9: Ziegler & Council Tree/Broadcom
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Queues Recent AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent am.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 44 99 2 8 3 110 960 52 110 914 92
v/c Ratio 0.28 0.38 0.01 0.04 0.01 0.22 0.39 0.05 0.23 0.37 0.08
Control Delay 45.6 16.5 37.0 38.1 0.0 4.2 9.2 0.1 4.3 8.5 2.2
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 45.6 16.5 37.0 38.1 0.0 4.2 9.2 0.1 4.3 8.5 2.2
Queue Length 50th (ft) 30 12 1 5 0 10 120 0 10 112 0
Queue Length 95th (ft) 55 53 8 17 0 42 272 0 42 241 22
Internal Link Dist (ft) 262 234 488 523
Turn Bay Length (ft) 100 150 40 420 340 400 400
Base Capacity (vph) 343 462 299 457 474 508 2440 1125 645 2457 1127
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.13 0.21 0.01 0.02 0.01 0.22 0.39 0.05 0.17 0.37 0.08

Intersection Summary
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HCM 6th Signalized Intersection Summary Recent PM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 209 29 265 57 43 118 275 884 11 36 1011 92
Future Volume (veh/h) 209 29 265 57 43 118 275 884 11 36 1011 92
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 232 32 80 63 48 14 306 982 1 40 1123 52
Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 322 102 255 263 404 342 410 2270 1013 405 2053 916
Arrive On Green 0.22 0.22 0.21 0.22 0.22 0.22 0.09 0.64 0.64 0.03 0.58 0.58
Sat Flow, veh/h 1340 474 1184 1281 1870 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 232 0 112 63 48 14 306 982 1 40 1123 52
Grp Sat Flow(s),veh/h/ln 1340 0 1657 1281 1870 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 20.2 0.0 6.9 5.2 2.5 0.8 7.8 16.6 0.0 1.1 23.4 1.7
Cycle Q Clear(g_c), s 22.7 0.0 6.9 12.1 2.5 0.8 7.8 16.6 0.0 1.1 23.4 1.7
Prop In Lane 1.00 0.71 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 322 0 358 263 404 342 410 2270 1013 405 2053 916
V/C Ratio(X) 0.72 0.00 0.31 0.24 0.12 0.04 0.75 0.43 0.00 0.10 0.55 0.06
Avail Cap(c_a), veh/h 334 0 373 275 421 357 510 2270 1013 465 2053 916
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 47.0 0.0 39.9 44.7 37.9 37.2 14.5 10.8 7.8 9.7 15.6 11.1
Incr Delay (d2), s/veh 7.2 0.0 0.5 0.5 0.1 0.0 4.6 0.6 0.0 0.1 1.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 7.4 0.0 2.9 1.7 1.2 0.3 3.5 5.9 0.0 0.4 8.9 0.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 54.2 0.0 40.4 45.1 38.0 37.3 19.2 11.4 7.8 9.8 16.7 11.2
LnGrp LOS D A D D D D B B A A B B
Approach Vol, veh/h 344 125 1289 1215
Approach Delay, s/veh 49.7 41.5 13.3 16.2
Approach LOS D D B B

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 14.3 74.8 30.9 6.9 82.2 30.9
Change Period (Y+Rc), s 4.0 6.5 6.0 4.0 6.5 6.0
Max Green Setting (Gmax), s 17.0 60.5 26.0 7.0 70.5 26.0
Max Q Clear Time (g_c+I1), s 9.8 25.4 24.7 3.1 18.6 14.1
Green Ext Time (p_c), s 0.5 9.3 0.2 0.0 7.9 0.3

Intersection Summary
HCM 6th Ctrl Delay 19.9
HCM 6th LOS B

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1238

Item 14.



Timing Report, Sorted By Phase Recent PM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 21 67 32 11 77 32
Maximum Split (%) 17.5% 55.8% 26.7% 9.2% 64.2% 26.7%
Minimum Split (s) 11 28.5 32 11 29.5 32
Yellow Time (s) 3 4.5 3 3 4.5 3
All-Red Time (s) 1 2 3 1 2 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 14 19 16 19
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 36 57 4 36 47 4
End Time (s) 57 4 36 47 4 36
Yield/Force Off (s) 53 117.5 30 43 117.5 30
Yield/Force Off 170(s) 53 103.5 11 43 101.5 11
Local Start Time (s) 32 53 0 32 43 0
Local Yield (s) 49 113.5 26 39 113.5 26
Local Yield 170(s) 49 99.5 7 39 97.5 7

Intersection Summary
Cycle Length 120
Control Type Actuated-Coordinated
Natural Cycle 80
Offset: 4 (3%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     9: Ziegler & Council Tree/Broadcom
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Queues Recent PM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 232 326 63 48 131 306 982 12 40 1123 102
v/c Ratio 0.84 0.63 0.86 0.13 0.31 0.75 0.43 0.01 0.10 0.56 0.11
Control Delay 71.3 17.3 117.9 38.5 8.4 22.4 12.5 0.0 6.4 19.3 3.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 71.3 17.3 117.9 38.5 8.4 22.4 12.5 0.0 6.4 19.3 3.1
Queue Length 50th (ft) 169 54 46 30 0 75 207 0 8 298 0
Queue Length 95th (ft) #290 152 #131 63 51 172 260 0 18 386 28
Internal Link Dist (ft) 262 234 488 523
Turn Bay Length (ft) 100 150 40 420 340 400 400
Base Capacity (vph) 304 549 81 419 457 449 2259 1033 416 1988 934
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.76 0.59 0.78 0.11 0.29 0.68 0.43 0.01 0.10 0.56 0.11

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
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HCM 6th TWSC Recent AM
22: Ziegler & Target Service Access

 01/28/2023 Synchro 11 Light Report
recent am.syn

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 15 11 9 908 1005 49
Future Vol, veh/h 15 11 9 908 1005 49
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 17 12 10 1009 1117 54
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1669 586 1171 0 - 0
          Stage 1 1144 - - - - -
          Stage 2 525 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver 87 454 592 - - -
          Stage 1 266 - - - - -
          Stage 2 558 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 86 454 592 - - -
Mov Cap-2 Maneuver 195 - - - - -
          Stage 1 261 - - - - -
          Stage 2 558 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 20.8 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 592 - 257 - -
HCM Lane V/C Ratio 0.017 - 0.112 - -
HCM Control Delay (s) 11.2 - 20.8 - -
HCM Lane LOS B - C - -
HCM 95th %tile Q(veh) 0.1 - 0.4 - -
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HCM 6th TWSC Recent PM
22: Ziegler & Target Service Access

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Intersection
Int Delay, s/veh 1.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 49 61 13 1198 1078 105
Future Vol, veh/h 49 61 13 1198 1078 105
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 100 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 52 64 14 1261 1135 111
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1850 623 1246 0 - 0
          Stage 1 1191 - - - - -
          Stage 2 659 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver 66 429 554 - - -
          Stage 1 251 - - - - -
          Stage 2 476 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 64 429 554 - - -
Mov Cap-2 Maneuver 173 - - - - -
          Stage 1 245 - - - - -
          Stage 2 476 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 29.7 0.1 0
HCM LOS D
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 554 - 259 - -
HCM Lane V/C Ratio 0.025 - 0.447 - -
HCM Control Delay (s) 11.7 - 29.7 - -
HCM Lane LOS B - D - -
HCM 95th %tile Q(veh) 0.1 - 2.2 - -
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HCM 6th TWSC Recent AM
18: Ziegler & Hidden Pond

 01/28/2023 Synchro 11 Light Report
recent am.syn

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 3 6 919 4 1 1051
Future Vol, veh/h 3 6 919 4 1 1051
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 1 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 89 89 89 89 89 89
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 3 7 1033 4 1 1181
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 1628 519 0 0 1037 0
          Stage 1 1035 - - - - -
          Stage 2 593 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 93 502 - - 666 -
          Stage 1 303 - - - - -
          Stage 2 515 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 93 502 - - 666 -
Mov Cap-2 Maneuver 213 - - - - -
          Stage 1 303 - - - - -
          Stage 2 514 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 15.7 0 0
HCM LOS C
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 346 666 -
HCM Lane V/C Ratio - - 0.029 0.002 -
HCM Control Delay (s) - - 15.7 10.4 -
HCM Lane LOS - - C B -
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Recent PM
18: Ziegler & Hidden Pond

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Intersection
Int Delay, s/veh 0

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 1 3 1246 1 1 1182
Future Vol, veh/h 1 3 1246 1 1 1182
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 1 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 94 94 94 94 94 94
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 1 3 1326 1 1 1257
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 1958 664 0 0 1327 0
          Stage 1 1327 - - - - -
          Stage 2 631 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 56 403 - - 516 -
          Stage 1 212 - - - - -
          Stage 2 492 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 56 403 - - 516 -
Mov Cap-2 Maneuver 156 - - - - -
          Stage 1 212 - - - - -
          Stage 2 491 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 17.6 0 0
HCM LOS C
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 289 516 -
HCM Lane V/C Ratio - - 0.015 0.002 -
HCM Control Delay (s) - - 17.6 12 -
HCM Lane LOS - - C B -
HCM 95th %tile Q(veh) - - 0 0 -
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HCM 6th TWSC Recent AM
15: Ziegler & Paddington/Grand Teton

 01/28/2023 Synchro 11 Light Report
recent am.syn

Intersection
Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 55 16 0 15 32 883 10 5 981 2
Future Vol, veh/h 2 0 55 16 0 15 32 883 10 5 981 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 91 91 91 91 91 91 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 60 18 0 16 35 970 11 5 1078 2
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 1644 2140 540 1595 2136 491 1080 0 0 981 0 0
          Stage 1 1089 1089 - 1046 1046 - - - - - - -
          Stage 2 555 1051 - 549 1090 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 66 48 486 72 49 523 641 - - 699 - -
          Stage 1 230 290 - 244 304 - - - - - - -
          Stage 2 484 302 - 488 289 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 61 45 486 60 46 523 641 - - 699 - -
Mov Cap-2 Maneuver 61 45 - 60 46 - - - - - - -
          Stage 1 217 288 - 231 287 - - - - - - -
          Stage 2 443 285 - 424 287 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 16 54.9 0.4 0.1
HCM LOS C F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 641 - - 391 105 699 - -
HCM Lane V/C Ratio 0.055 - - 0.16 0.324 0.008 - -
HCM Control Delay (s) 10.9 - - 16 54.9 10.2 - -
HCM Lane LOS B - - C F B - -
HCM 95th %tile Q(veh) 0.2 - - 0.6 1.3 0 - -
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HCM 6th TWSC Recent PM
15: Ziegler & Paddington/Grand Teton

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Intersection
Int Delay, s/veh 1.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 55 6 0 12 71 1162 16 15 1122 8
Future Vol, veh/h 2 0 55 6 0 12 71 1162 16 15 1122 8
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 93 93 93 93 93 93 93 93 93 93 93 93
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 59 6 0 13 76 1249 17 16 1206 9
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2020 2661 608 2045 2657 633 1215 0 0 1266 0 0
          Stage 1 1243 1243 - 1410 1410 - - - - - - -
          Stage 2 777 1418 - 635 1247 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 34 22 439 33 22 422 570 - - 545 - -
          Stage 1 185 245 - 145 203 - - - - - - -
          Stage 2 356 201 - 433 244 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 29 19 439 25 19 422 570 - - 545 - -
Mov Cap-2 Maneuver 29 19 - 25 19 - - - - - - -
          Stage 1 160 238 - 126 176 - - - - - - -
          Stage 2 299 174 - 364 237 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 20.5 79.2 0.7 0.2
HCM LOS C F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 570 - - 293 67 545 - -
HCM Lane V/C Ratio 0.134 - - 0.209 0.289 0.03 - -
HCM Control Delay (s) 12.3 - - 20.5 79.2 11.8 - -
HCM Lane LOS B - - C F B - -
HCM 95th %tile Q(veh) 0.5 - - 0.8 1 0.1 - -
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HCM 6th TWSC Recent AM
4: Corbett & Target Service Access

 01/28/2023 Synchro 11 Light Report
recent am.syn

Intersection
Int Delay, s/veh 3.8

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 3 14 8 3 26
Future Vol, veh/h 30 3 14 8 3 26
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 33 3 15 9 3 29
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 55 20 0 0 24 0
          Stage 1 20 - - - - -
          Stage 2 35 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 953 1058 - - 1591 -
          Stage 1 1003 - - - - -
          Stage 2 987 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 951 1058 - - 1591 -
Mov Cap-2 Maneuver 951 - - - - -
          Stage 1 1003 - - - - -
          Stage 2 985 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 8.9 0 0.8
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 960 1591 -
HCM Lane V/C Ratio - - 0.038 0.002 -
HCM Control Delay (s) - - 8.9 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Recent PM
4: Corbett & Target Service Access

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Intersection
Int Delay, s/veh 3.6

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 38 5 26 25 4 18
Future Vol, veh/h 38 5 26 25 4 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 45 6 31 29 5 21
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 77 46 0 0 60 0
          Stage 1 46 - - - - -
          Stage 2 31 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 926 1023 - - 1544 -
          Stage 1 976 - - - - -
          Stage 2 992 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 923 1023 - - 1544 -
Mov Cap-2 Maneuver 923 - - - - -
          Stage 1 976 - - - - -
          Stage 2 989 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 9.1 0 1.3
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 934 1544 -
HCM Lane V/C Ratio - - 0.054 0.003 -
HCM Control Delay (s) - - 9.1 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Recent AM
6: Corbett & Lowes Service Access

 01/28/2023 Synchro 11 Light Report
recent am.syn

Intersection
Int Delay, s/veh 1.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 5 1 16 24 0
Future Vol, veh/h 0 5 1 16 24 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 6 1 19 28 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 49 28 28 0 - 0
          Stage 1 28 - - - - -
          Stage 2 21 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 960 1047 1585 - - -
          Stage 1 995 - - - - -
          Stage 2 1002 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 959 1047 1585 - - -
Mov Cap-2 Maneuver 959 - - - - -
          Stage 1 994 - - - - -
          Stage 2 1002 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 0.4 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1585 - 1047 - -
HCM Lane V/C Ratio 0.001 - 0.006 - -
HCM Control Delay (s) 7.3 0 8.5 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 6th TWSC Recent PM
6: Corbett & Lowes Service Access

 01/28/2023 Synchro 11 Light Report
recent pm.syn

Intersection
Int Delay, s/veh 0.8

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 3 2 29 19 0
Future Vol, veh/h 0 3 2 29 19 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 4 2 34 22 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 60 22 22 0 - 0
          Stage 1 22 - - - - -
          Stage 2 38 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 947 1055 1593 - - -
          Stage 1 1001 - - - - -
          Stage 2 984 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 946 1055 1593 - - -
Mov Cap-2 Maneuver 946 - - - - -
          Stage 1 1000 - - - - -
          Stage 2 984 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.4 0.5 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1593 - 1055 - -
HCM Lane V/C Ratio 0.001 - 0.003 - -
HCM Control Delay (s) 7.3 0 8.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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UNSIGNALIZED INTERSECTIONS 
 
 

Level-of-Service Average Total Delay 
sec/veh 

A < 10 
B > 10 and < 15 
C > 15 and < 25 
D > 25 and < 35 
E > 35 and < 50 
F > 50 

 
 
 
 
 
 

 
 
 
 

SIGNALIZED INTERSECTIONS 
 
 

Level-of-Service Average Total Delay 
sec/veh 

A < 10 
B > 10 and < 20 
C > 20 and < 35 
D > 35 and < 55 
E > 55 and < 80 
F > 80 
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Table 4-2 

Fort Collins (GMA and City Limits)  
Motor Vehicle LOS Standards (Intersections) 

 
 

 Overall 
Any  

Approach Leg 
Any  

Movement 

Signalized D1 E E2 

Unsignalized E3 F4  
 Arterial/Arterial    
 Collector/Collector    
Unsignalized D3 F4  
 Arterial/Collector    
 Arterial/Local    
 Collector/Local    
 Local/Local    
Roundabout E3,5 E5,4 E5 

  1 In mixed use district including downtown as defined by structure plan, overall LOS E is acceptable 
  2 Applicable with at least 5% of total entering volume 
  3 Use weighed average to identify overall delay 
  4 Mitigation may be required 
  5 Apply unsignalized delay value thresholds to determine LOS 
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HCM 6th Signalized Intersection Summary Short Bkgrd AM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 42 17 77 2 7 3 104 1044 49 104 994 88
Future Volume (veh/h) 42 17 77 2 7 3 104 1044 49 104 994 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 0.99 0.95 0.99 0.99 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 46 19 3 2 8 1 114 1147 7 114 1092 63
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 169 123 19 158 147 123 449 2632 1220 523 2632 1173
Arrive On Green 0.08 0.08 0.08 0.08 0.08 0.08 0.09 1.00 1.00 0.04 0.74 0.74
Sat Flow, veh/h 1391 1563 247 1375 1870 1567 1781 3554 1648 1853 3554 1584
Grp Volume(v), veh/h 46 0 22 2 8 1 114 1147 7 114 1092 63
Grp Sat Flow(s),veh/h/ln 1391 0 1810 1375 1870 1567 1781 1777 1648 1853 1777 1584
Q Serve(g_s), s 3.5 0.0 1.2 0.1 0.4 0.1 1.7 0.0 0.0 1.6 12.7 1.2
Cycle Q Clear(g_c), s 3.9 0.0 1.2 1.4 0.4 0.1 1.7 0.0 0.0 1.6 12.7 1.2
Prop In Lane 1.00 0.14 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 169 0 142 158 147 123 449 2632 1220 523 2632 1173
V/C Ratio(X) 0.27 0.00 0.15 0.01 0.05 0.01 0.25 0.44 0.01 0.22 0.41 0.05
Avail Cap(c_a), veh/h 439 0 494 425 510 427 483 2632 1220 777 2632 1173
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.36 0.36 0.36 1.00 1.00 1.00
Uniform Delay (d), s/veh 48.7 0.0 47.3 47.9 46.9 46.7 3.5 0.0 0.0 2.7 5.3 3.9
Incr Delay (d2), s/veh 0.9 0.0 0.5 0.0 0.2 0.0 0.1 0.2 0.0 0.2 0.5 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.3 0.0 0.6 0.1 0.2 0.0 0.4 0.1 0.0 0.4 3.8 0.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 49.6 0.0 47.8 47.9 47.0 46.7 3.6 0.2 0.0 2.9 5.8 3.9
LnGrp LOS D A D D D D A A A A A A
Approach Vol, veh/h 68 11 1268 1269
Approach Delay, s/veh 49.0 47.2 0.5 5.5
Approach LOS D D A A

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 8.9 87.5 13.7 8.9 87.5 13.7
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 6.0 57.0 29.0 19.0 44.0 29.0
Max Q Clear Time (g_c+I1), s 3.7 14.7 5.9 3.6 2.0 3.4
Green Ext Time (p_c), s 0.1 9.7 0.2 0.2 10.2 0.0

Intersection Summary
HCM 6th Ctrl Delay 4.4
HCM 6th LOS A
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Timing Report, Sorted By Phase Short Bkgrd AM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 11 64 35 24 51 35
Maximum Split (%) 10.0% 58.2% 31.8% 21.8% 46.4% 31.8%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 40 51 5 40 64 5
End Time (s) 51 5 40 64 5 40
Yield/Force Off (s) 46 108 34 59 108 34
Yield/Force Off 170(s) 46 92 12 59 90 12
Local Start Time (s) 42 53 7 42 66 7
Local Yield (s) 48 0 36 61 0 36
Local Yield 170(s) 48 94 14 61 92 14

Intersection Summary
Cycle Length 110
Control Type Actuated-Coordinated
Natural Cycle 80
Offset: 108 (98%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Short Bkgrd AM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 46 104 2 8 3 114 1147 54 114 1092 97
v/c Ratio 0.27 0.39 0.01 0.04 0.01 0.28 0.50 0.05 0.26 0.47 0.09
Control Delay 44.4 15.9 35.5 36.7 0.0 4.2 12.1 2.2 5.2 10.7 2.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 44.4 15.9 35.5 36.7 0.0 4.2 12.1 2.2 5.2 10.7 2.4
Queue Length 50th (ft) 31 13 1 5 0 5 274 0 11 156 0
Queue Length 95th (ft) 55 52 7 17 0 m41 m402 m4 49 336 25
Internal Link Dist (ft) 846 1057 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 382 498 314 508 532 409 2289 1137 630 2309 1086
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.12 0.21 0.01 0.02 0.01 0.28 0.50 0.05 0.18 0.47 0.09

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th Signalized Intersection Summary Short Bkgrd PM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 218 30 277 60 45 123 288 1056 11 38 1208 96
Future Volume (veh/h) 218 30 277 60 45 123 288 1056 11 38 1208 96
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 0.99 0.98 1.00 0.99 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 242 33 171 67 50 17 320 1173 1 42 1342 45
Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 331 59 307 192 429 361 359 2216 1028 278 1929 860
Arrive On Green 0.23 0.23 0.23 0.23 0.23 0.23 0.04 0.21 0.21 0.03 0.54 0.54
Sat Flow, veh/h 1327 259 1340 1174 1870 1575 1781 3554 1648 1853 3554 1585
Grp Volume(v), veh/h 242 0 204 67 50 17 320 1173 1 42 1342 45
Grp Sat Flow(s),veh/h/ln 1327 0 1598 1174 1870 1575 1781 1777 1648 1853 1777 1585
Q Serve(g_s), s 23.0 0.0 14.7 7.0 2.8 1.1 11.6 38.2 0.1 1.3 36.1 1.7
Cycle Q Clear(g_c), s 25.7 0.0 14.7 21.6 2.8 1.1 11.6 38.2 0.1 1.3 36.1 1.7
Prop In Lane 1.00 0.84 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 331 0 366 192 429 361 359 2216 1028 278 1929 860
V/C Ratio(X) 0.73 0.00 0.56 0.35 0.12 0.05 0.89 0.53 0.00 0.15 0.70 0.05
Avail Cap(c_a), veh/h 395 0 443 248 518 436 364 2216 1028 319 1929 860
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.33 0.33 0.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.09 0.09 0.09 1.00 1.00 1.00
Uniform Delay (d), s/veh 49.9 0.0 44.3 53.8 39.7 39.0 31.4 34.6 19.5 15.3 21.8 14.0
Incr Delay (d2), s/veh 5.5 0.0 1.3 1.1 0.1 0.1 2.8 0.1 0.0 0.2 2.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 8.2 0.0 6.0 2.1 1.3 0.4 11.3 18.2 0.0 0.5 14.8 0.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 55.4 0.0 45.6 54.9 39.8 39.1 34.2 34.7 19.5 15.5 23.9 14.1
LnGrp LOS E A D D D D C C B B C B
Approach Vol, veh/h 446 134 1494 1429
Approach Delay, s/veh 50.9 47.3 34.6 23.4
Approach LOS D D C C

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 18.6 76.6 34.8 8.1 87.1 34.8
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 14.0 63.0 35.0 6.0 71.0 35.0
Max Q Clear Time (g_c+I1), s 13.6 38.1 27.7 3.3 40.2 23.6
Green Ext Time (p_c), s 0.1 6.6 1.0 0.0 5.4 0.3

Intersection Summary
HCM 6th Ctrl Delay 32.6
HCM 6th LOS C
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Timing Report, Sorted By Phase Short Bkgrd PM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 19 70 41 11 78 41
Maximum Split (%) 14.6% 53.8% 31.5% 8.5% 60.0% 31.5%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 86 105 45 86 97 45
End Time (s) 105 45 86 97 45 86
Yield/Force Off (s) 100 38 80 92 38 80
Yield/Force Off 170(s) 100 22 58 92 20 58
Local Start Time (s) 48 67 7 48 59 7
Local Yield (s) 62 0 42 54 0 42
Local Yield 170(s) 62 114 20 54 112 20

Intersection Summary
Cycle Length 130
Control Type Actuated-Coordinated
Natural Cycle 90
Offset: 38 (29%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Short Bkgrd PM
179: Ziegler & Council Tree/Broadcom

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 242 341 67 50 137 320 1173 12 42 1342 107
v/c Ratio 0.81 0.71 0.84 0.12 0.30 0.84 0.55 0.01 0.12 0.80 0.13
Control Delay 67.7 32.0 110.0 38.3 7.5 26.7 13.1 0.9 8.8 32.0 3.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 67.7 32.0 110.0 38.3 7.5 26.7 13.1 0.9 8.8 32.0 3.4
Queue Length 50th (ft) 194 143 54 34 0 178 349 0 10 484 0
Queue Length 95th (ft) 277 239 #130 65 50 m#215 m322 m0 25 581 30
Internal Link Dist (ft) 963 428 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 371 555 99 515 529 381 2129 1043 352 1684 834
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.65 0.61 0.68 0.10 0.26 0.84 0.55 0.01 0.12 0.80 0.13

Intersection Summary
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
m    Volume for 95th percentile queue is metered by upstream signal.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1263

Item 14.



HCM 6th TWSC Short Bkgrd AM
11: Ziegler & Target Service Access

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Intersection
Int Delay, s/veh 0.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 15 11 9 1080 1175 49
Future Vol, veh/h 15 11 9 1080 1175 49
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 250 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 16 12 10 1174 1277 53
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1911 665 1330 0 - 0
          Stage 1 1304 - - - - -
          Stage 2 607 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver 60 403 515 - - -
          Stage 1 218 - - - - -
          Stage 2 507 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 59 403 515 - - -
Mov Cap-2 Maneuver 159 - - - - -
          Stage 1 214 - - - - -
          Stage 2 507 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 24.4 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 515 - 214 - -
HCM Lane V/C Ratio 0.019 - 0.132 - -
HCM Control Delay (s) 12.1 - 24.4 - -
HCM Lane LOS B - C - -
HCM 95th %tile Q(veh) 0.1 - 0.4 - -
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HCM 6th TWSC Short Bkgrd PM
2: Ziegler & Target Service Access

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Intersection
Int Delay, s/veh 1.9

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 49 61 13 1384 1281 105
Future Vol, veh/h 49 61 13 1384 1281 105
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 250 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 53 66 14 1504 1392 114
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2229 753 1506 0 - 0
          Stage 1 1449 - - - - -
          Stage 2 780 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver ~ 36 352 441 - - -
          Stage 1 182 - - - - -
          Stage 2 412 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver ~ 35 352 441 - - -
Mov Cap-2 Maneuver 126 - - - - -
          Stage 1 176 - - - - -
          Stage 2 412 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 48.5 0.1 0
HCM LOS E
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 441 - 196 - -
HCM Lane V/C Ratio 0.032 - 0.61 - -
HCM Control Delay (s) 13.4 - 48.5 - -
HCM Lane LOS B - E - -
HCM 95th %tile Q(veh) 0.1 - 3.4 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Bkgrd AM
8: Ziegler & Hidden Pond

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 3 6 1091 4 1 1221
Future Vol, veh/h 3 6 1091 4 1 1221
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 3 7 1186 4 1 1327
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 1854 595 0 0 1190 0
          Stage 1 1188 - - - - -
          Stage 2 666 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 65 447 - - 582 -
          Stage 1 252 - - - - -
          Stage 2 472 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 65 447 - - 582 -
Mov Cap-2 Maneuver 65 - - - - -
          Stage 1 252 - - - - -
          Stage 2 471 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 30.5 0 0
HCM LOS D
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 151 582 -
HCM Lane V/C Ratio - - 0.065 0.002 -
HCM Control Delay (s) - - 30.5 11.2 -
HCM Lane LOS - - D B -
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Short Bkgrd PM
3: Ziegler & Hidden Pond

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 1 3 1432 1 1 1385
Future Vol, veh/h 1 3 1432 1 1 1385
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 1 3 1557 1 1 1505
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 2313 779 0 0 1558 0
          Stage 1 1558 - - - - -
          Stage 2 755 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 32 339 - - 421 -
          Stage 1 159 - - - - -
          Stage 2 425 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 32 339 - - 421 -
Mov Cap-2 Maneuver 32 - - - - -
          Stage 1 159 - - - - -
          Stage 2 424 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 42.6 0 0
HCM LOS E
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 100 421 -
HCM Lane V/C Ratio - - 0.043 0.003 -
HCM Control Delay (s) - - 42.6 13.6 -
HCM Lane LOS - - E B -
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Short Bkgrd AM
5: Ziegler & Paddington/Grand Teton

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb am.syn

Intersection
Int Delay, s/veh 3.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 55 16 0 15 32 1055 10 5 1151 2
Future Vol, veh/h 2 0 55 16 0 15 32 1055 10 5 1151 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 85 85 85 85 85 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 65 19 0 18 38 1241 12 6 1354 2
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2064 2696 678 2012 2691 627 1356 0 0 1253 0 0
          Stage 1 1367 1367 - 1323 1323 - - - - - - -
          Stage 2 697 1329 - 689 1368 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 32 21 395 35 21 426 503 - - 551 - -
          Stage 1 155 213 - 165 224 - - - - - - -
          Stage 2 398 222 - 402 213 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 29 19 395 27 19 426 503 - - 551 - -
Mov Cap-2 Maneuver 29 19 - 27 19 - - - - - - -
          Stage 1 143 211 - 152 207 - - - - - - -
          Stage 2 353 205 - 332 211 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 22.3 188 0.4 0.1
HCM LOS C F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 503 - - 274 49 551 - -
HCM Lane V/C Ratio 0.075 - - 0.245 0.744 0.011 - -
HCM Control Delay (s) 12.7 - - 22.3 188 11.6 - -
HCM Lane LOS B - - C F B - -
HCM 95th %tile Q(veh) 0.2 - - 0.9 3 0 - -
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HCM 6th TWSC Short Bkgrd PM
6: Ziegler & Paddington/Grand Teton

Scenario 1 City of Fort Collins Signal Timing 11/06/2023 Synchro 11 Light Report
sb pm.syn

Intersection
Int Delay, s/veh 2.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 55 6 0 12 71 1348 16 15 1325 8
Future Vol, veh/h 2 0 55 6 0 12 71 1348 16 15 1325 8
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 300 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 61 7 0 13 79 1498 18 17 1472 9
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2418 3185 741 2435 3180 758 1481 0 0 1516 0 0
          Stage 1 1511 1511 - 1665 1665 - - - - - - -
          Stage 2 907 1674 - 770 1515 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 17 10 359 16 10 350 450 - - 437 - -
          Stage 1 126 181 - 101 152 - - - - - - -
          Stage 2 297 151 - 359 180 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 14 8 359 11 8 350 450 - - 437 - -
Mov Cap-2 Maneuver 14 8 - 11 8 - - - - - - -
          Stage 1 104 174 - 83 125 - - - - - - -
          Stage 2 236 124 - 286 173 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 32.5 241.5 0.7 0.2
HCM LOS D F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 450 - - 193 31 437 - -
HCM Lane V/C Ratio 0.175 - - 0.328 0.645 0.038 - -
HCM Control Delay (s) 14.7 - - 32.5 241.5 13.6 - -
HCM Lane LOS B - - D F B - -
HCM 95th %tile Q(veh) 0.6 - - 1.4 2.1 0.1 - -
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HCM 6th TWSC Short Bkgrd AM
4: Corbett & Target Service Access

 11/06/2023 Synchro 11 Light Report
sb am corbett.syn

Intersection
Int Delay, s/veh 3.8

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 3 14 8 3 26
Future Vol, veh/h 30 3 14 8 3 26
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 33 3 15 9 3 29
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 55 20 0 0 24 0
          Stage 1 20 - - - - -
          Stage 2 35 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 953 1058 - - 1591 -
          Stage 1 1003 - - - - -
          Stage 2 987 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 951 1058 - - 1591 -
Mov Cap-2 Maneuver 951 - - - - -
          Stage 1 1003 - - - - -
          Stage 2 985 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 8.9 0 0.8
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 960 1591 -
HCM Lane V/C Ratio - - 0.038 0.002 -
HCM Control Delay (s) - - 8.9 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Short Bkgrd PM
4: Corbett & Target Service Access

 11/06/2023 Synchro 11 Light Report
sb pm corbett.syn

Intersection
Int Delay, s/veh 3.6

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 38 5 26 25 4 18
Future Vol, veh/h 38 5 26 25 4 18
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 45 6 31 29 5 21
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 77 46 0 0 60 0
          Stage 1 46 - - - - -
          Stage 2 31 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 926 1023 - - 1544 -
          Stage 1 976 - - - - -
          Stage 2 992 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 923 1023 - - 1544 -
Mov Cap-2 Maneuver 923 - - - - -
          Stage 1 976 - - - - -
          Stage 2 989 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 9.1 0 1.3
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 934 1544 -
HCM Lane V/C Ratio - - 0.054 0.003 -
HCM Control Delay (s) - - 9.1 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Short Bkgrd AM
6: Corbett & Lowes Service Access

 11/06/2023 Synchro 11 Light Report
sb am corbett.syn

Intersection
Int Delay, s/veh 1.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 5 1 16 24 0
Future Vol, veh/h 0 5 1 16 24 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 6 1 19 28 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 49 28 28 0 - 0
          Stage 1 28 - - - - -
          Stage 2 21 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 960 1047 1585 - - -
          Stage 1 995 - - - - -
          Stage 2 1002 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 959 1047 1585 - - -
Mov Cap-2 Maneuver 959 - - - - -
          Stage 1 994 - - - - -
          Stage 2 1002 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.5 0.4 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1585 - 1047 - -
HCM Lane V/C Ratio 0.001 - 0.006 - -
HCM Control Delay (s) 7.3 0 8.5 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 6th TWSC Short Bkgrd PM
6: Corbett & Lowes Service Access

 11/06/2023 Synchro 11 Light Report
sb pm corbett.syn

Intersection
Int Delay, s/veh 0.8

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 3 2 29 19 0
Future Vol, veh/h 0 3 2 29 19 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 4 2 34 22 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 60 22 22 0 - 0
          Stage 1 22 - - - - -
          Stage 2 38 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 947 1055 1593 - - -
          Stage 1 1001 - - - - -
          Stage 2 984 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 946 1055 1593 - - -
Mov Cap-2 Maneuver 946 - - - - -
          Stage 1 1000 - - - - -
          Stage 2 984 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.4 0.5 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1593 - 1055 - -
HCM Lane V/C Ratio 0.001 - 0.003 - -
HCM Control Delay (s) 7.3 0 8.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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APPENDIX F 
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HCM 6th Signalized Intersection Summary Long Bkgrd AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
lb am.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 70 20 85 5 10 5 115 1395 55 115 1295 95
Future Volume (veh/h) 70 20 85 5 10 5 115 1395 55 115 1295 95
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 74 21 4 5 11 1 121 1468 21 121 1363 63
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 214 122 23 142 66 56 344 2523 1125 324 2523 1125
Arrive On Green 0.06 0.08 0.07 0.02 0.04 0.04 0.04 0.71 0.71 0.04 0.71 0.71
Sat Flow, veh/h 1781 1527 291 1781 1870 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 74 0 25 5 11 1 121 1468 21 121 1363 63
Grp Sat Flow(s),veh/h/ln 1781 0 1818 1781 1870 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 4.2 0.0 1.4 0.3 0.6 0.1 2.0 22.5 0.4 2.0 19.9 1.3
Cycle Q Clear(g_c), s 4.2 0.0 1.4 0.3 0.6 0.1 2.0 22.5 0.4 2.0 19.9 1.3
Prop In Lane 1.00 0.16 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 214 0 145 142 66 56 344 2523 1125 324 2523 1125
V/C Ratio(X) 0.35 0.00 0.17 0.04 0.17 0.02 0.35 0.58 0.02 0.37 0.54 0.06
Avail Cap(c_a), veh/h 220 0 314 228 323 274 394 2523 1125 374 2523 1125
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 45.1 0.0 47.3 49.7 51.5 51.2 6.2 7.9 4.7 7.0 7.5 4.8
Incr Delay (d2), s/veh 1.0 0.0 0.6 0.1 1.2 0.1 0.6 1.0 0.0 0.7 0.8 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.9 0.0 0.7 0.1 0.3 0.0 0.6 7.0 0.1 0.6 6.2 0.4
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 46.1 0.0 47.9 49.8 52.6 51.3 6.8 8.9 4.7 7.7 8.3 4.9
LnGrp LOS D A D D D D A A A A A A
Approach Vol, veh/h 99 17 1610 1547
Approach Delay, s/veh 46.6 51.7 8.7 8.2
Approach LOS D D A A

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 7.9 83.6 4.7 13.8 7.9 83.6 9.6 8.9
Change Period (Y+Rc), s 4.0 6.5 4.0 6.0 4.0 6.5 4.0 6.0
Max Green Setting (Gmax), s 7.0 58.5 6.0 18.0 7.0 58.5 6.0 18.0
Max Q Clear Time (g_c+I1), s 4.0 21.9 2.3 3.4 4.0 24.5 6.2 2.6
Green Ext Time (p_c), s 0.1 12.6 0.0 0.0 0.1 13.5 0.0 0.0

Intersection Summary
HCM 6th Ctrl Delay 9.8
HCM 6th LOS A
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Timing Report, Sorted By Phase Long Bkgrd AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
lb am.syn

Phase Number 1 2 3 4 5 6 7 8
Movement NBL SBTL WBL EBTL SBL NBTL EBL WBTL
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize Yes Yes Yes Yes
Recall Mode None C-Max None None None C-Max None None
Maximum Split (s) 11 65 10 24 11 65 10 24
Maximum Split (%) 10.0% 59.1% 9.1% 21.8% 10.0% 59.1% 9.1% 21.8%
Minimum Split (s) 11 28.5 9.5 24 11 29.5 9.5 24
Yellow Time (s) 3 4.5 3 4 3 4.5 3 4
All-Red Time (s) 1 2 1 2 1 2 1 2
Minimum Initial (s) 4 7 5 4 4 7 5 4
Vehicle Extension (s) 3 3 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0 0 0
Walk Time (s) 7 7
Flash Dont Walk (s) 14 16
Dual Entry No Yes No Yes No Yes No Yes
Inhibit Max Yes Yes Yes Yes Yes Yes Yes Yes
Start Time (s) 34 45 0 10 34 45 0 10
End Time (s) 45 0 10 34 45 0 10 34
Yield/Force Off (s) 41 103.5 6 28 41 103.5 6 28
Yield/Force Off 170(s) 41 89.5 6 28 41 87.5 6 28
Local Start Time (s) 34 45 0 10 34 45 0 10
Local Yield (s) 41 103.5 6 28 41 103.5 6 28
Local Yield 170(s) 41 89.5 6 28 41 87.5 6 28

Intersection Summary
Cycle Length 110
Control Type Actuated-Coordinated
Natural Cycle 90
Offset: 0 (0%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     9: Ziegler & Council Tree/Broadcom
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Queues Long Bkgrd AM
9: Ziegler & Council Tree/Broadcom

 01/28/2023 Synchro 11 Light Report
lb am.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 74 110 5 11 5 121 1468 58 121 1363 100
v/c Ratio 0.42 0.47 0.03 0.08 0.02 0.36 0.61 0.05 0.40 0.57 0.09
Control Delay 48.1 20.3 36.8 46.8 0.2 6.0 12.5 0.3 7.1 12.0 2.0
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 48.1 20.3 36.8 46.8 0.2 6.0 12.5 0.3 7.1 12.0 2.0
Queue Length 50th (ft) 50 14 3 7 0 9 211 0 9 194 0
Queue Length 95th (ft) 83 66 13 25 0 40 495 3 40 438 21
Internal Link Dist (ft) 262 234 488 523
Turn Bay Length (ft) 100 150 40 420 340 400 400
Base Capacity (vph) 176 356 174 321 367 343 2420 1117 310 2408 1112
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.42 0.31 0.03 0.03 0.01 0.35 0.61 0.05 0.39 0.57 0.09

Intersection Summary
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HCM 6th Signalized Intersection Summary Long Bkgrd PM
9: Ziegler & Council Tree/Broadcom

 01/29/2023 Synchro 11 Light Report
lb pm.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 290 35 300 65 50 135 310 1350 15 40 1605 105
Future Volume (veh/h) 290 35 300 65 50 135 310 1350 15 40 1605 105
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 299 36 116 67 52 1 320 1392 1 41 1655 12
Peak Hour Factor 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97 0.97
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 332 51 165 210 99 84 351 2285 1019 279 1900 847
Arrive On Green 0.13 0.13 0.12 0.05 0.05 0.05 0.14 0.64 0.64 0.03 0.53 0.53
Sat Flow, veh/h 1781 389 1255 1781 1870 1585 1781 3554 1585 1781 3554 1585
Grp Volume(v), veh/h 299 0 152 67 52 1 320 1392 1 41 1655 12
Grp Sat Flow(s),veh/h/ln 1781 0 1644 1781 1870 1585 1781 1777 1585 1781 1777 1585
Q Serve(g_s), s 16.0 0.0 10.6 4.2 3.3 0.1 14.5 27.6 0.0 1.2 48.7 0.4
Cycle Q Clear(g_c), s 16.0 0.0 10.6 4.2 3.3 0.1 14.5 27.6 0.0 1.2 48.7 0.4
Prop In Lane 1.00 0.76 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 332 0 217 210 99 84 351 2285 1019 279 1900 847
V/C Ratio(X) 0.90 0.00 0.70 0.32 0.53 0.01 0.91 0.61 0.00 0.15 0.87 0.01
Avail Cap(c_a), veh/h 332 0 329 217 234 198 351 2285 1019 339 1900 847
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 46.8 0.0 50.2 49.7 55.4 53.9 35.9 12.6 7.6 12.5 24.3 13.1
Incr Delay (d2), s/veh 26.0 0.0 4.1 0.9 4.3 0.1 27.2 1.2 0.0 0.2 5.8 0.0
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 3.6 0.0 4.6 1.9 1.7 0.0 11.7 9.9 0.0 0.5 20.0 0.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 72.8 0.0 54.3 50.6 59.6 53.9 63.2 13.8 7.6 12.7 30.1 13.1
LnGrp LOS E A D D E D E B A B C B
Approach Vol, veh/h 451 120 1713 1708
Approach Delay, s/veh 66.6 54.5 23.0 29.6
Approach LOS E D C C

Timer - Assigned Phs 1 2 3 4 5 6 7 8
Phs Duration (G+Y+Rc), s 20.0 69.7 9.5 20.8 7.0 82.7 19.0 11.3
Change Period (Y+Rc), s 4.0 6.5 4.0 6.0 4.0 6.5 4.0 6.0
Max Green Setting (Gmax), s 16.0 54.5 6.0 23.0 7.0 63.5 15.0 14.0
Max Q Clear Time (g_c+I1), s 16.5 50.7 6.2 12.6 3.2 29.6 18.0 5.3
Green Ext Time (p_c), s 0.0 3.1 0.0 0.5 0.0 12.3 0.0 0.1

Intersection Summary
HCM 6th Ctrl Delay 31.7
HCM 6th LOS C
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Timing Report, Sorted By Phase Long Bkgrd PM
9: Ziegler & Council Tree/Broadcom

 01/29/2023 Synchro 11 Light Report
lb pm.syn

Phase Number 1 2 3 4 5 6 7 8
Movement NBL SBTL WBL EBTL SBL NBTL EBL WBTL
Lead/Lag Lead Lag Lead Lag Lead Lag Lead Lag
Lead-Lag Optimize Yes Yes Yes Yes
Recall Mode None C-Max None None None C-Max None None
Maximum Split (s) 20 61 10 29 11 70 19 20
Maximum Split (%) 16.7% 50.8% 8.3% 24.2% 9.2% 58.3% 15.8% 16.7%
Minimum Split (s) 11 28.5 9.5 20 11 29.5 9.5 20
Yellow Time (s) 3 4.5 3 4 3 4.5 3 4
All-Red Time (s) 1 2 1 2 1 2 1 2
Minimum Initial (s) 4 7 5 4 4 7 5 4
Vehicle Extension (s) 3 3 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0 0 0
Walk Time (s) 7 7
Flash Dont Walk (s) 14 16
Dual Entry No Yes No Yes No Yes No Yes
Inhibit Max Yes Yes Yes Yes Yes Yes Yes Yes
Start Time (s) 39 59 0 10 39 50 0 19
End Time (s) 59 0 10 39 50 0 19 39
Yield/Force Off (s) 55 113.5 6 33 46 113.5 15 33
Yield/Force Off 170(s) 55 99.5 6 33 46 97.5 15 33
Local Start Time (s) 39 59 0 10 39 50 0 19
Local Yield (s) 55 113.5 6 33 46 113.5 15 33
Local Yield 170(s) 55 99.5 6 33 46 97.5 15 33

Intersection Summary
Cycle Length 120
Control Type Actuated-Coordinated
Natural Cycle 100
Offset: 0 (0%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     9: Ziegler & Council Tree/Broadcom

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1279

Item 14.



Queues Long Bkgrd PM
9: Ziegler & Council Tree/Broadcom

 01/29/2023 Synchro 11 Light Report
lb pm.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 299 345 67 52 139 320 1392 15 41 1655 108
v/c Ratio 0.80 0.73 0.39 0.33 0.47 0.84 0.66 0.01 0.17 1.01 0.13
Control Delay 56.6 25.6 40.5 55.6 8.3 52.3 19.0 0.0 9.5 56.5 0.6
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 56.6 25.6 40.5 55.6 8.3 52.3 19.0 0.0 9.5 56.5 0.6
Queue Length 50th (ft) 208 87 40 39 0 182 365 0 9 ~678 0
Queue Length 95th (ft) 289 191 74 76 31 #392 502 0 23 #849 4
Internal Link Dist (ft) 262 234 488 523
Turn Bay Length (ft) 100 150 40 420 340 400 400
Base Capacity (vph) 372 508 171 232 352 381 2115 1000 249 1643 828
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.80 0.68 0.39 0.22 0.39 0.84 0.66 0.01 0.16 1.01 0.13

Intersection Summary
~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
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HCM 6th TWSC Long Bkgrd AM
22: Ziegler & Target Service Access

 01/28/2023 Synchro 11 Light Report
lb am.syn

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 10 10 1460 1495 50
Future Vol, veh/h 0 10 10 1460 1495 50
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 100 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 11 11 1537 1574 53
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 814 1627 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 4.14 - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 2.22 - - -
Pot Cap-1 Maneuver 0 321 396 - - -
          Stage 1 0 - - - - -
          Stage 2 0 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 321 396 - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 16.6 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 396 - 321 - -
HCM Lane V/C Ratio 0.027 - 0.033 - -
HCM Control Delay (s) 14.3 - 16.6 - -
HCM Lane LOS B - C - -
HCM 95th %tile Q(veh) 0.1 - 0.1 - -
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HCM 6th TWSC Long Bkgrd PM
22: Ziegler & Target Service Access

 01/28/2023 Synchro 11 Light Report
lb pm.syn

Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 60 15 1760 1690 105
Future Vol, veh/h 0 60 15 1760 1690 105
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 100 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 62 15 1814 1742 108
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 925 1850 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 4.14 - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 2.22 - - -
Pot Cap-1 Maneuver 0 271 324 - - -
          Stage 1 0 - - - - -
          Stage 2 0 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 271 324 - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 22.2 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 324 - 271 - -
HCM Lane V/C Ratio 0.048 - 0.228 - -
HCM Control Delay (s) 16.7 - 22.2 - -
HCM Lane LOS C - C - -
HCM 95th %tile Q(veh) 0.1 - 0.9 - -
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HCM 6th TWSC Long Bkgrd AM
18: Ziegler & Hidden Pond

 01/28/2023 Synchro 11 Light Report
lb am.syn

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 5 5 1455 5 5 1540
Future Vol, veh/h 5 5 1455 5 5 1540
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 1 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 5 5 1532 5 5 1621
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 2356 769 0 0 1537 0
          Stage 1 1535 - - - - -
          Stage 2 821 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 30 344 - - 429 -
          Stage 1 164 - - - - -
          Stage 2 393 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 30 344 - - 429 -
Mov Cap-2 Maneuver 116 - - - - -
          Stage 1 164 - - - - -
          Stage 2 388 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 27.2 0 0
HCM LOS D
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 173 429 -
HCM Lane V/C Ratio - - 0.061 0.012 -
HCM Control Delay (s) - - 27.2 13.5 -
HCM Lane LOS - - D B -
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Long Bkgrd PM
18: Ziegler & Hidden Pond

 01/28/2023 Synchro 11 Light Report
lb pm.syn

Intersection
Int Delay, s/veh 0.1

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 5 5 1755 5 5 1790
Future Vol, veh/h 5 5 1755 5 5 1790
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - 100 -
Veh in Median Storage, # 1 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 5 5 1809 5 5 1845
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 2745 907 0 0 1814 0
          Stage 1 1812 - - - - -
          Stage 2 933 - - - - -
Critical Hdwy 6.84 6.94 - - 4.14 -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 - - 2.22 -
Pot Cap-1 Maneuver 16 279 - - 335 -
          Stage 1 115 - - - - -
          Stage 2 343 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 16 279 - - 335 -
Mov Cap-2 Maneuver 84 - - - - -
          Stage 1 115 - - - - -
          Stage 2 338 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 35.3 0 0
HCM LOS E
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 129 335 -
HCM Lane V/C Ratio - - 0.08 0.015 -
HCM Control Delay (s) - - 35.3 15.9 -
HCM Lane LOS - - E C -
HCM 95th %tile Q(veh) - - 0.3 0 -
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HCM 6th TWSC Long Bkgrd AM
15: Ziegler & Paddington/Grand Teton

 01/28/2023 Synchro 11 Light Report
lb am.syn

Intersection
Int Delay, s/veh 5.2

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 5 0 55 15 0 15 35 1415 10 5 1475 5
Future Vol, veh/h 5 0 55 15 0 15 35 1415 10 5 1475 5
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 0 58 16 0 16 37 1489 11 5 1553 5
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2385 3140 779 2356 3137 750 1558 0 0 1500 0 0
          Stage 1 1566 1566 - 1569 1569 - - - - - - -
          Stage 2 819 1574 - 787 1568 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 18 11 339 19 11 354 421 - - 443 - -
          Stage 1 116 170 - 116 170 - - - - - - -
          Stage 2 336 169 - 351 170 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 16 10 339 ~ 15 10 354 421 - - 443 - -
Mov Cap-2 Maneuver 16 10 - ~ 15 10 - - - - - - -
          Stage 1 106 168 - 106 155 - - - - - - -
          Stage 2 293 154 - 288 168 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 59.3 $ 396.6 0.3 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 421 - - 126 29 443 - -
HCM Lane V/C Ratio 0.088 - - 0.501 1.089 0.012 - -
HCM Control Delay (s) 14.4 - - 59.3$ 396.6 13.2 - -
HCM Lane LOS B - - F F B - -
HCM 95th %tile Q(veh) 0.3 - - 2.3 3.6 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Bkgrd PM
15: Ziegler & Paddington/Grand Teton

 01/28/2023 Synchro 11 Light Report
lb pm.syn

Intersection
Int Delay, s/veh 7.5

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 5 0 55 5 0 15 70 1675 15 15 1735 10
Future Vol, veh/h 5 0 55 5 0 15 70 1675 15 15 1735 10
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 97 97 97 97 97 97 97 97 97 97 97 97
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 0 57 5 0 15 72 1727 15 15 1789 10
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2832 3710 900 2804 3708 871 1799 0 0 1742 0 0
          Stage 1 1824 1824 - 1879 1879 - - - - - - -
          Stage 2 1008 1886 - 925 1829 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 8 4 282 8 4 294 339 - - 357 - -
          Stage 1 80 127 - 74 119 - - - - - - -
          Stage 2 258 118 - 290 126 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 6 3 282 ~ 5 3 294 339 - - 357 - -
Mov Cap-2 Maneuver 6 3 - ~ 5 3 - - - - - - -
          Stage 1 63 122 - 58 94 - - - - - - -
          Stage 2 193 93 - 222 121 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 255.3 $ 518.4 0.7 0.1
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 339 - - 58 19 357 - -
HCM Lane V/C Ratio 0.213 - - 1.066 1.085 0.043 - -
HCM Control Delay (s) 18.5 - - 255.3$ 518.4 15.5 - -
HCM Lane LOS C - - F F C - -
HCM 95th %tile Q(veh) 0.8 - - 5.1 2.9 0.1 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Bkgrd AM
4: Corbett & Target Service Access

 01/28/2023 Synchro 11 Light Report
lb am.syn

Intersection
Int Delay, s/veh 3.9

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 5 15 10 5 25
Future Vol, veh/h 30 5 15 10 5 25
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 32 5 16 11 5 26
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 58 22 0 0 27 0
          Stage 1 22 - - - - -
          Stage 2 36 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 949 1055 - - 1587 -
          Stage 1 1001 - - - - -
          Stage 2 986 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 946 1055 - - 1587 -
Mov Cap-2 Maneuver 946 - - - - -
          Stage 1 1001 - - - - -
          Stage 2 983 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 8.9 0 1.2
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 960 1587 -
HCM Lane V/C Ratio - - 0.038 0.003 -
HCM Control Delay (s) - - 8.9 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Long Bkgrd PM
4: Corbett & Target Service Access

 01/28/2023 Synchro 11 Light Report
lb pm.syn

Intersection
Int Delay, s/veh 3.6

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 40 5 30 25 5 20
Future Vol, veh/h 40 5 30 25 5 20
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 42 5 32 26 5 21
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 76 45 0 0 58 0
          Stage 1 45 - - - - -
          Stage 2 31 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 927 1025 - - 1546 -
          Stage 1 977 - - - - -
          Stage 2 992 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 924 1025 - - 1546 -
Mov Cap-2 Maneuver 924 - - - - -
          Stage 1 977 - - - - -
          Stage 2 989 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 9.1 0 1.5
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 934 1546 -
HCM Lane V/C Ratio - - 0.051 0.003 -
HCM Control Delay (s) - - 9.1 7.3 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Long Bkgrd AM
6: Corbett & Lowes Service Access

 01/28/2023 Synchro 11 Light Report
lb am.syn

Intersection
Int Delay, s/veh 1.6

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 5 5 15 25 0
Future Vol, veh/h 0 5 5 15 25 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 5 5 16 26 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 52 26 26 0 - 0
          Stage 1 26 - - - - -
          Stage 2 26 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 957 1050 1588 - - -
          Stage 1 997 - - - - -
          Stage 2 997 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 954 1050 1588 - - -
Mov Cap-2 Maneuver 954 - - - - -
          Stage 1 994 - - - - -
          Stage 2 997 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.4 1.8 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1588 - 1050 - -
HCM Lane V/C Ratio 0.003 - 0.005 - -
HCM Control Delay (s) 7.3 0 8.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 6th TWSC Long Bkgrd PM
6: Corbett & Lowes Service Access

 01/28/2023 Synchro 11 Light Report
lb pm.syn

Intersection
Int Delay, s/veh 1.3

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 5 5 30 20 0
Future Vol, veh/h 0 5 5 30 20 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 5 5 32 21 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 63 21 21 0 - 0
          Stage 1 21 - - - - -
          Stage 2 42 - - - - -
Critical Hdwy 6.42 6.22 4.12 - - -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 2.218 - - -
Pot Cap-1 Maneuver 943 1056 1595 - - -
          Stage 1 1002 - - - - -
          Stage 2 980 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 940 1056 1595 - - -
Mov Cap-2 Maneuver 940 - - - - -
          Stage 1 999 - - - - -
          Stage 2 980 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 8.4 1 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 1595 - 1056 - -
HCM Lane V/C Ratio 0.003 - 0.005 - -
HCM Control Delay (s) 7.3 0 8.4 - -
HCM Lane LOS A A A - -
HCM 95th %tile Q(veh) 0 - 0 - -
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HCM 6th Signalized Intersection Summary Short Total AM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 30 17 77 2 7 3 104 1095 49 104 1080 88
Future Volume (veh/h) 30 17 77 2 7 3 104 1095 49 104 1080 88
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 0.99 0.94 0.99 0.99 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 33 19 3 2 8 1 114 1203 7 114 1187 63
Peak Hour Factor 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91 0.91
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 156 108 17 145 129 108 422 2666 1236 508 2666 1188
Arrive On Green 0.07 0.07 0.07 0.07 0.07 0.07 0.09 1.00 1.00 0.04 0.75 0.75
Sat Flow, veh/h 1389 1562 247 1374 1870 1564 1781 3554 1648 1853 3554 1584
Grp Volume(v), veh/h 33 0 22 2 8 1 114 1203 7 114 1187 63
Grp Sat Flow(s),veh/h/ln 1389 0 1809 1374 1870 1564 1781 1777 1648 1853 1777 1584
Q Serve(g_s), s 2.5 0.0 1.3 0.2 0.4 0.1 1.6 0.0 0.0 1.5 13.8 1.1
Cycle Q Clear(g_c), s 2.9 0.0 1.3 1.4 0.4 0.1 1.6 0.0 0.0 1.5 13.8 1.1
Prop In Lane 1.00 0.14 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 156 0 125 145 129 108 422 2666 1236 508 2666 1188
V/C Ratio(X) 0.21 0.00 0.18 0.01 0.06 0.01 0.27 0.45 0.01 0.22 0.45 0.05
Avail Cap(c_a), veh/h 439 0 493 424 510 427 457 2666 1236 762 2666 1188
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.36 0.36 0.36 1.00 1.00 1.00
Uniform Delay (d), s/veh 49.2 0.0 48.2 48.9 47.9 47.7 3.5 0.0 0.0 2.5 5.2 3.6
Incr Delay (d2), s/veh 0.7 0.0 0.7 0.0 0.2 0.0 0.1 0.2 0.0 0.2 0.5 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 0.9 0.0 0.6 0.1 0.2 0.0 0.3 0.1 0.0 0.4 4.0 0.3
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 49.9 0.0 48.9 48.9 48.1 47.7 3.6 0.2 0.0 2.7 5.7 3.7
LnGrp LOS D A D D D D A A A A A A
Approach Vol, veh/h 55 11 1324 1364
Approach Delay, s/veh 49.5 48.2 0.5 5.4
Approach LOS D D A A

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 8.9 88.5 12.6 8.9 88.5 12.6
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 6.0 57.0 29.0 19.0 44.0 29.0
Max Q Clear Time (g_c+I1), s 3.6 15.8 4.9 3.5 2.0 3.4
Green Ext Time (p_c), s 0.1 11.0 0.2 0.2 10.9 0.0

Intersection Summary
HCM 6th Ctrl Delay 4.1
HCM 6th LOS A
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Timing Report, Sorted By Phase Short Total AM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 11 64 35 24 51 35
Maximum Split (%) 10.0% 58.2% 31.8% 21.8% 46.4% 31.8%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 40 51 5 40 64 5
End Time (s) 51 5 40 64 5 40
Yield/Force Off (s) 46 108 34 59 108 34
Yield/Force Off 170(s) 46 92 12 59 90 12
Local Start Time (s) 42 53 7 42 66 7
Local Yield (s) 48 0 36 61 0 36
Local Yield 170(s) 48 94 14 61 92 14

Intersection Summary
Cycle Length 110
Control Type Actuated-Coordinated
Natural Cycle 80
Offset: 108 (98%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Short Total AM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 33 104 2 8 3 114 1203 54 114 1187 97
v/c Ratio 0.20 0.40 0.02 0.04 0.01 0.30 0.52 0.05 0.27 0.51 0.09
Control Delay 43.0 16.3 36.0 37.3 0.0 4.6 12.3 2.2 5.2 11.0 2.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 43.0 16.3 36.0 37.3 0.0 4.6 12.3 2.2 5.2 11.0 2.4
Queue Length 50th (ft) 22 13 1 5 0 4 287 1 10 170 0
Queue Length 95th (ft) 43 52 7 17 0 m41 m426 m4 49 380 25
Internal Link Dist (ft) 846 1057 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 382 498 312 508 532 377 2304 1144 612 2329 1094
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.09 0.21 0.01 0.02 0.01 0.30 0.52 0.05 0.19 0.51 0.09

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th Signalized Intersection Summary Short Total PM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 180 30 277 60 45 123 288 1144 11 38 1282 96
Future Volume (veh/h) 180 30 277 60 45 123 288 1144 11 38 1282 96
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 0.99 0.98 1.00 0.99 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 200 33 171 67 50 17 320 1271 1 42 1424 45
Peak Hour Factor 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90 0.90
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 298 53 274 159 383 322 359 2304 1069 263 2009 896
Arrive On Green 0.20 0.20 0.20 0.20 0.20 0.20 0.04 0.21 0.21 0.03 0.57 0.57
Sat Flow, veh/h 1326 258 1338 1173 1870 1573 1781 3554 1648 1853 3554 1585
Grp Volume(v), veh/h 200 0 204 67 50 17 320 1271 1 42 1424 45
Grp Sat Flow(s),veh/h/ln 1326 0 1597 1173 1870 1573 1781 1777 1648 1853 1777 1585
Q Serve(g_s), s 18.9 0.0 15.1 7.2 2.8 1.1 11.9 41.4 0.1 1.2 37.8 1.7
Cycle Q Clear(g_c), s 21.7 0.0 15.1 22.3 2.8 1.1 11.9 41.4 0.1 1.2 37.8 1.7
Prop In Lane 1.00 0.84 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 298 0 327 159 383 322 359 2304 1069 263 2009 896
V/C Ratio(X) 0.67 0.00 0.62 0.42 0.13 0.05 0.89 0.55 0.00 0.16 0.71 0.05
Avail Cap(c_a), veh/h 394 0 442 244 518 436 360 2304 1069 304 2009 896
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 0.33 0.33 0.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.09 0.09 0.09 1.00 1.00 1.00
Uniform Delay (d), s/veh 51.1 0.0 47.2 57.3 42.3 41.6 33.6 34.3 18.0 14.8 20.5 12.6
Incr Delay (d2), s/veh 2.8 0.0 2.0 1.8 0.2 0.1 2.9 0.1 0.0 0.3 2.1 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 6.6 0.0 6.3 2.2 1.4 0.5 11.3 19.7 0.0 0.5 15.3 0.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 53.9 0.0 49.1 59.1 42.4 41.6 36.5 34.3 18.0 15.1 22.6 12.7
LnGrp LOS D A D E D D D C B B C B
Approach Vol, veh/h 404 134 1592 1511
Approach Delay, s/veh 51.5 50.7 34.8 22.1
Approach LOS D D C C

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 18.9 79.5 31.6 8.1 90.3 31.6
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 14.0 63.0 35.0 6.0 71.0 35.0
Max Q Clear Time (g_c+I1), s 13.9 39.8 23.7 3.2 43.4 24.3
Green Ext Time (p_c), s 0.0 7.0 1.2 0.0 6.0 0.3

Intersection Summary
HCM 6th Ctrl Delay 32.0
HCM 6th LOS C
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Timing Report, Sorted By Phase Short Total PM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 19 70 41 11 78 41
Maximum Split (%) 14.6% 53.8% 31.5% 8.5% 60.0% 31.5%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 86 105 45 86 97 45
End Time (s) 105 45 86 97 45 86
Yield/Force Off (s) 100 38 80 92 38 80
Yield/Force Off 170(s) 100 22 58 92 20 58
Local Start Time (s) 48 67 7 48 59 7
Local Yield (s) 62 0 42 54 0 42
Local Yield 170(s) 62 114 20 54 112 20

Intersection Summary
Cycle Length 130
Control Type Actuated-Coordinated
Natural Cycle 90
Offset: 38 (29%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Short Total PM
179: Ziegler & Council Tree/Broadcom No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 200 341 67 50 137 320 1271 12 42 1424 107
v/c Ratio 0.75 0.78 1.22 0.13 0.33 0.79 0.57 0.01 0.13 0.85 0.13
Control Delay 65.4 38.0 238.4 40.6 8.1 28.7 12.0 0.9 8.5 34.6 3.4
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 65.4 38.0 238.4 40.6 8.1 28.7 12.0 0.9 8.5 34.6 3.4
Queue Length 50th (ft) 160 154 ~69 35 0 158 365 0 9 535 0
Queue Length 95th (ft) 227 244 #150 65 50 m#247 m357 m0 25 641 30
Internal Link Dist (ft) 963 428 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 371 551 76 515 529 404 2214 1082 336 1684 834
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.54 0.62 0.88 0.10 0.26 0.79 0.57 0.01 0.13 0.85 0.13

Intersection Summary
~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th TWSC Short Total AM
11: Ziegler & Target Service Access No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 9 11 9 1119 1261 49
Future Vol, veh/h 9 11 9 1119 1261 49
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 250 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 10 12 10 1216 1371 53
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2026 712 1424 0 - 0
          Stage 1 1398 - - - - -
          Stage 2 628 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver 50 375 474 - - -
          Stage 1 194 - - - - -
          Stage 2 494 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 49 375 474 - - -
Mov Cap-2 Maneuver 142 - - - - -
          Stage 1 190 - - - - -
          Stage 2 494 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 23.5 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 474 - 216 - -
HCM Lane V/C Ratio 0.021 - 0.101 - -
HCM Control Delay (s) 12.8 - 23.5 - -
HCM Lane LOS B - C - -
HCM 95th %tile Q(veh) 0.1 - 0.3 - -
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HCM 6th TWSC Short Total PM
2: Ziegler & Target Service Access No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Intersection
Int Delay, s/veh 1.2

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 29 61 13 1434 1355 105
Future Vol, veh/h 29 61 13 1434 1355 105
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - 250 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 32 66 14 1559 1473 114
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2338 794 1587 0 - 0
          Stage 1 1530 - - - - -
          Stage 2 808 - - - - -
Critical Hdwy 6.84 6.94 4.14 - - -
Critical Hdwy Stg 1 5.84 - - - - -
Critical Hdwy Stg 2 5.84 - - - - -
Follow-up Hdwy 3.52 3.32 2.22 - - -
Pot Cap-1 Maneuver ~ 31 331 410 - - -
          Stage 1 165 - - - - -
          Stage 2 399 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver ~ 30 331 410 - - -
Mov Cap-2 Maneuver 115 - - - - -
          Stage 1 159 - - - - -
          Stage 2 399 - - - - -
 

Approach EB NB SB
HCM Control Delay, s 37.3 0.1 0
HCM LOS E
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 410 - 206 - -
HCM Lane V/C Ratio 0.034 - 0.475 - -
HCM Control Delay (s) 14.1 - 37.3 - -
HCM Lane LOS B - E - -
HCM 95th %tile Q(veh) 0.1 - 2.3 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Total AM
8: Ziegler & Hidden Pond No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Intersection
Int Delay, s/veh 15

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 130 0 88 3 0 6 52 1072 4 1 1219 87
Future Vol, veh/h 130 0 88 3 0 6 52 1072 4 1 1219 87
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 141 0 96 3 0 7 57 1165 4 1 1325 95
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2024 2610 663 1946 2703 585 1420 0 0 1169 0 0
          Stage 1 1327 1327 - 1281 1281 - - - - - - -
          Stage 2 697 1283 - 665 1422 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 34 24 404 39 21 454 475 - - 593 - -
          Stage 1 164 223 - 175 235 - - - - - - -
          Stage 2 398 234 - 416 200 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 30 21 404 27 18 454 475 - - 593 - -
Mov Cap-2 Maneuver ~ 104 107 - 27 18 - - - - - - -
          Stage 1 144 223 - 154 207 - - - - - - -
          Stage 2 345 206 - 317 200 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 177.7 62.7 0.6 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 475 - - 104 404 72 593 - -
HCM Lane V/C Ratio 0.119 - - 1.359 0.237 0.136 0.002 - -
HCM Control Delay (s) 13.6 - - 286.7 16.7 62.7 11.1 - -
HCM Lane LOS B - - F C F B - -
HCM 95th %tile Q(veh) 0.4 - - 10 0.9 0.4 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Total PM
3: Ziegler & Hidden Pond No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Intersection
Int Delay, s/veh 61.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 180 0 83 1 0 3 98 1364 1 1 1376 128
Future Vol, veh/h 180 0 83 1 0 3 98 1364 1 1 1376 128
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 92 92 92 92 92 92 92 92 92 92 92 92
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 196 0 90 1 0 3 107 1483 1 1 1496 139
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2454 3196 748 2448 3335 742 1635 0 0 1484 0 0
          Stage 1 1498 1498 - 1698 1698 - - - - - - -
          Stage 2 956 1698 - 750 1637 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 16 10 355 16 8 358 393 - - 449 - -
          Stage 1 ~ 128 184 - 96 146 - - - - - - -
          Stage 2 277 146 - 369 157 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 12 7 355 9 6 358 393 - - 449 - -
Mov Cap-2 Maneuver ~ 63 64 - 9 6 - - - - - - -
          Stage 1 ~ 93 184 - 70 106 - - - - - - -
          Stage 2 200 106 - 275 157 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s$ 750.2 130 1.2 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 393 - - 63 355 33 449 - -
HCM Lane V/C Ratio 0.271 - - 3.106 0.254 0.132 0.002 - -
HCM Control Delay (s) 17.5 - -$ 1087.5 18.6 130 13 - -
HCM Lane LOS C - - F C F B - -
HCM 95th %tile Q(veh) 1.1 - - 20.2 1 0.4 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Total AM
5: Ziegler & Paddington/Grand Teton No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st am no connection.syn

Intersection
Int Delay, s/veh 5.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 72 16 0 15 45 1153 10 5 1219 2
Future Vol, veh/h 2 0 72 16 0 15 45 1153 10 5 1219 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 85 85 85 85 85 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 85 19 0 18 53 1356 12 6 1434 2
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2231 2921 718 2197 2916 684 1436 0 0 1368 0 0
          Stage 1 1447 1447 - 1468 1468 - - - - - - -
          Stage 2 784 1474 - 729 1448 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 24 15 371 25 15 391 469 - - 498 - -
          Stage 1 138 195 - 134 190 - - - - - - -
          Stage 2 352 189 - 380 195 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 21 13 371 ~ 17 13 391 469 - - 498 - -
Mov Cap-2 Maneuver 21 13 - ~ 17 13 - - - - - - -
          Stage 1 122 193 - 119 169 - - - - - - -
          Stage 2 298 168 - 290 193 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 26.1 $ 391.2 0.5 0.1
HCM LOS D F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 469 - - 256 32 498 - -
HCM Lane V/C Ratio 0.113 - - 0.34 1.14 0.012 - -
HCM Control Delay (s) 13.7 - - 26.1$ 391.2 12.3 - -
HCM Lane LOS B - - D F B - -
HCM 95th %tile Q(veh) 0.4 - - 1.4 4 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Total PM
6: Ziegler & Paddington/Grand Teton No Connection to Paddington

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
st pm no connection.syn

Intersection
Int Delay, s/veh 4.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 0 71 6 0 12 90 1441 16 15 1428 8
Future Vol, veh/h 2 0 71 6 0 12 90 1441 16 15 1428 8
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 300 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 90 90 90 90 90 90 90 90 90 90 90 90
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 2 0 79 7 0 13 100 1601 18 17 1587 9
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2627 3445 798 2638 3440 810 1596 0 0 1619 0 0
          Stage 1 1626 1626 - 1810 1810 - - - - - - -
          Stage 2 1001 1819 - 828 1630 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 12 7 329 11 7 323 407 - - 398 - -
          Stage 1 106 159 - 81 129 - - - - - - -
          Stage 2 260 127 - 332 158 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 9 5 329 7 5 323 407 - - 398 - -
Mov Cap-2 Maneuver 9 5 - 7 5 - - - - - - -
          Stage 1 80 152 - 61 97 - - - - - - -
          Stage 2 188 96 - 242 151 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 45.4 $ 469.6 1 0.1
HCM LOS E F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 407 - - 167 20 398 - -
HCM Lane V/C Ratio 0.246 - - 0.486 1 0.042 - -
HCM Control Delay (s) 16.7 - - 45.4$ 469.6 14.4 - -
HCM Lane LOS C - - E F B - -
HCM 95th %tile Q(veh) 1 - - 2.3 2.7 0.1 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Short Total AM
4: Corbett & Target Service Access

 11/27/2023 Synchro 11 Light Report
st am corbett.syn

Intersection
Int Delay, s/veh 1.7

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 5 70 8 3 92
Future Vol, veh/h 30 5 70 8 3 92
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 33 5 77 9 3 101
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 189 82 0 0 86 0
          Stage 1 82 - - - - -
          Stage 2 107 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 800 978 - - 1510 -
          Stage 1 941 - - - - -
          Stage 2 917 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 798 978 - - 1510 -
Mov Cap-2 Maneuver 798 - - - - -
          Stage 1 941 - - - - -
          Stage 2 915 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 9.6 0 0.2
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 820 1510 -
HCM Lane V/C Ratio - - 0.047 0.002 -
HCM Control Delay (s) - - 9.6 7.4 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.1 0 -
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HCM 6th TWSC Short Total PM
4: Corbett & Target Service Access

 11/06/2023 Synchro 11 Light Report
st pm corbett.syn

Intersection
Int Delay, s/veh 1.9

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 38 13 148 25 4 71
Future Vol, veh/h 38 13 148 25 4 71
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 45 15 174 29 5 84
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 283 189 0 0 203 0
          Stage 1 189 - - - - -
          Stage 2 94 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 707 853 - - 1369 -
          Stage 1 843 - - - - -
          Stage 2 930 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 704 853 - - 1369 -
Mov Cap-2 Maneuver 704 - - - - -
          Stage 1 843 - - - - -
          Stage 2 926 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 10.3 0 0.4
HCM LOS B
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 737 1369 -
HCM Lane V/C Ratio - - 0.081 0.003 -
HCM Control Delay (s) - - 10.3 7.6 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0.3 0 -
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HCM 6th TWSC Short Total AM
6: Corbett & Lowes Service Access/Site Access

 11/27/2023 Synchro 11 Light Report
st am corbett.syn

Intersection
Int Delay, s/veh 4.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 5 73 0 0 1 16 58 7 17 0
Future Vol, veh/h 0 0 5 73 0 0 1 16 58 7 17 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 91 85 91 91 91 85 85 91 91 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 6 80 0 0 1 19 64 8 20 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 89 121 20 92 89 51 20 0 0 83 0 0
          Stage 1 36 36 - 53 53 - - - - - - -
          Stage 2 53 85 - 39 36 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 896 769 1058 892 801 1017 1596 - - 1514 - -
          Stage 1 980 865 - 960 851 - - - - - - -
          Stage 2 960 824 - 976 865 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 892 764 1058 883 796 1017 1596 - - 1514 - -
Mov Cap-2 Maneuver 892 764 - 883 796 - - - - - - -
          Stage 1 979 861 - 959 850 - - - - - - -
          Stage 2 959 823 - 966 861 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 8.4 9.5 0.1 2.1
HCM LOS A A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1596 - - 1058 883 1514 - -
HCM Lane V/C Ratio 0.001 - - 0.006 0.091 0.005 - -
HCM Control Delay (s) 7.3 0 - 8.4 9.5 7.4 0 -
HCM Lane LOS A A - A A A A -
HCM 95th %tile Q(veh) 0 - - 0 0.3 0 - -
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HCM 6th TWSC Short Total PM
6: Corbett & Lowes Service Access/Site Access

 11/06/2023 Synchro 11 Light Report
st pm corbett.syn

Intersection
Int Delay, s/veh 2.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 3 59 0 0 2 29 130 6 13 0
Future Vol, veh/h 0 0 3 59 0 0 2 29 130 6 13 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 90 85 90 90 90 85 85 90 90 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 4 66 0 0 2 34 144 7 15 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 139 211 15 141 139 106 15 0 0 178 0 0
          Stage 1 29 29 - 110 110 - - - - - - -
          Stage 2 110 182 - 31 29 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 831 686 1065 829 752 948 1603 - - 1398 - -
          Stage 1 988 871 - 895 804 - - - - - - -
          Stage 2 895 749 - 986 871 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 827 682 1065 822 747 948 1603 - - 1398 - -
Mov Cap-2 Maneuver 827 682 - 822 747 - - - - - - -
          Stage 1 987 867 - 894 803 - - - - - - -
          Stage 2 894 748 - 978 867 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 8.4 9.8 0.1 2.3
HCM LOS A A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1603 - - 1065 822 1398 - -
HCM Lane V/C Ratio 0.001 - - 0.003 0.08 0.005 - -
HCM Control Delay (s) 7.2 0 - 8.4 9.8 7.6 0 -
HCM Lane LOS A A - A A A A -
HCM 95th %tile Q(veh) 0 - - 0 0.3 0 - -
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HCM 6th Signalized Intersection Summary Long Total AM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 40 20 85 5 10 5 115 1445 55 115 1380 95
Future Volume (veh/h) 40 20 85 5 10 5 115 1445 55 115 1380 95
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 0.99 0.95 0.99 0.99 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 42 21 4 5 11 1 121 1521 42 121 1453 74
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 140 109 21 129 134 112 331 2825 1310 381 2823 1258
Arrive On Green 0.07 0.07 0.07 0.07 0.07 0.07 0.07 1.00 1.00 0.03 0.79 0.79
Sat Flow, veh/h 1386 1511 288 1371 1870 1565 1781 3554 1648 1853 3554 1584
Grp Volume(v), veh/h 42 0 25 5 11 1 121 1521 42 121 1453 74
Grp Sat Flow(s),veh/h/ln 1386 0 1799 1371 1870 1565 1781 1777 1648 1853 1777 1584
Q Serve(g_s), s 4.4 0.0 2.0 0.5 0.8 0.1 2.0 0.0 0.0 1.8 21.3 1.5
Cycle Q Clear(g_c), s 5.2 0.0 2.0 2.5 0.8 0.1 2.0 0.0 0.0 1.8 21.3 1.5
Prop In Lane 1.00 0.16 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 140 0 129 129 134 112 331 2825 1310 381 2823 1258
V/C Ratio(X) 0.30 0.00 0.19 0.04 0.08 0.01 0.37 0.54 0.03 0.32 0.51 0.06
Avail Cap(c_a), veh/h 327 0 372 313 387 323 413 2825 1310 444 2823 1258
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.27 0.27 0.27 1.00 1.00 1.00
Uniform Delay (d), s/veh 67.4 0.0 65.5 66.7 65.0 64.6 4.5 0.0 0.0 2.4 5.4 3.3
Incr Delay (d2), s/veh 1.2 0.0 0.7 0.1 0.3 0.0 0.2 0.2 0.0 0.5 0.7 0.1
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 1.6 0.0 0.9 0.2 0.4 0.0 0.5 0.1 0.0 0.5 6.7 0.4
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 68.6 0.0 66.2 66.8 65.2 64.7 4.7 0.2 0.0 2.9 6.0 3.4
LnGrp LOS E A E E E E A A A A A A
Approach Vol, veh/h 67 17 1684 1648
Approach Delay, s/veh 67.7 65.7 0.5 5.7
Approach LOS E E A A

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 9.1 125.1 15.8 9.0 125.2 15.8
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 11.0 91.0 30.0 9.0 93.0 30.0
Max Q Clear Time (g_c+I1), s 4.0 23.3 7.2 3.8 2.0 4.5
Green Ext Time (p_c), s 0.1 16.8 0.2 0.1 18.6 0.0

Intersection Summary
HCM 6th Ctrl Delay 4.7
HCM 6th LOS A
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Timing Report, Sorted By Phase Long Total AM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 16 98 36 14 100 36
Maximum Split (%) 10.7% 65.3% 24.0% 9.3% 66.7% 24.0%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 46 62 10 46 60 10
End Time (s) 62 10 46 60 10 46
Yield/Force Off (s) 57 3 40 55 3 40
Yield/Force Off 170(s) 57 137 18 55 135 18
Local Start Time (s) 43 59 7 43 57 7
Local Yield (s) 54 0 37 52 0 37
Local Yield 170(s) 54 134 15 52 132 15

Intersection Summary
Cycle Length 150
Control Type Actuated-Coordinated
Natural Cycle 90
Offset: 3 (2%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Long Total AM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 42 110 5 11 5 121 1521 58 121 1453 100
v/c Ratio 0.33 0.48 0.06 0.06 0.02 0.39 0.59 0.05 0.37 0.57 0.08
Control Delay 66.9 23.3 57.4 57.3 0.2 6.6 9.5 2.4 8.2 14.9 5.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 66.9 23.3 57.4 57.3 0.2 6.6 9.5 2.4 8.2 14.9 5.1
Queue Length 50th (ft) 40 20 5 10 0 6 214 0 13 272 0
Queue Length 95th (ft) 72 73 17 27 0 m34 m524 m3 93 626 m54
Internal Link Dist (ft) 846 1057 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 288 401 183 385 378 349 2577 1247 352 2570 1197
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.15 0.27 0.03 0.03 0.01 0.35 0.59 0.05 0.34 0.57 0.08

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th Signalized Intersection Summary Long Total PM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 220 35 300 65 50 135 310 1440 15 40 1680 105
Future Volume (veh/h) 220 35 300 65 50 135 310 1440 15 40 1680 105
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 0.97 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1796 1870 1870 1870 1870 1870 1945 1945 1870 1870
Adj Flow Rate, veh/h 224 36 152 66 51 48 316 1469 1 41 1714 58
Peak Hour Factor 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 295 65 276 177 399 337 339 2338 1084 303 1918 855
Arrive On Green 0.21 0.21 0.21 0.21 0.21 0.21 0.20 0.88 0.88 0.03 0.54 0.54
Sat Flow, veh/h 1292 306 1291 1193 1870 1578 1781 3554 1648 1853 3554 1584
Grp Volume(v), veh/h 224 0 188 66 51 48 316 1469 1 41 1714 58
Grp Sat Flow(s),veh/h/ln 1292 0 1597 1193 1870 1578 1781 1777 1648 1853 1777 1584
Q Serve(g_s), s 25.4 0.0 15.7 7.8 3.3 3.7 19.5 17.2 0.0 1.5 64.3 2.6
Cycle Q Clear(g_c), s 28.8 0.0 15.7 23.6 3.3 3.7 19.5 17.2 0.0 1.5 64.3 2.6
Prop In Lane 1.00 0.81 1.00 1.00 1.00 1.00 1.00 1.00
Lane Grp Cap(c), veh/h 295 0 341 177 399 337 339 2338 1084 303 1918 855
V/C Ratio(X) 0.76 0.00 0.55 0.37 0.13 0.14 0.93 0.63 0.00 0.14 0.89 0.07
Avail Cap(c_a), veh/h 304 0 351 185 411 347 339 2338 1084 337 1918 855
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.33 1.33 1.33 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 1.00 1.00 1.00 1.00 0.09 0.09 0.09 1.00 1.00 1.00
Uniform Delay (d), s/veh 59.3 0.0 52.6 63.1 47.7 47.8 45.1 4.3 3.2 14.3 30.7 16.5
Incr Delay (d2), s/veh 10.3 0.0 1.7 1.3 0.1 0.2 5.0 0.1 0.0 0.2 6.9 0.2
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 9.3 0.0 6.6 2.5 1.6 1.5 11.5 3.5 0.0 0.6 28.0 1.0
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 69.6 0.0 54.3 64.4 47.8 48.0 50.1 4.4 3.2 14.5 37.6 16.6
LnGrp LOS E A D E D D D A A B D B
Approach Vol, veh/h 412 165 1786 1813
Approach Delay, s/veh 62.6 54.5 12.5 36.4
Approach LOS E D B D

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 26.0 87.0 37.0 8.3 104.7 37.0
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 21.0 79.0 32.0 6.0 94.0 32.0
Max Q Clear Time (g_c+I1), s 21.5 66.3 30.8 3.5 19.2 25.6
Green Ext Time (p_c), s 0.0 9.2 0.3 0.0 16.8 0.3

Intersection Summary
HCM 6th Ctrl Delay 29.5
HCM 6th LOS C
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Timing Report, Sorted By Phase Long Total PM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 26 86 38 11 101 38
Maximum Split (%) 17.3% 57.3% 25.3% 7.3% 67.3% 25.3%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s) 7 7 7 7
Flash Dont Walk (s) 16 22 18 22
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 115 141 77 115 126 77
End Time (s) 141 77 115 126 77 115
Yield/Force Off (s) 136 70 109 121 70 109
Yield/Force Off 170(s) 136 54 87 121 52 87
Local Start Time (s) 45 71 7 45 56 7
Local Yield (s) 66 0 39 51 0 39
Local Yield 170(s) 66 134 17 51 132 17

Intersection Summary
Cycle Length 150
Control Type Actuated-Coordinated
Natural Cycle 120
Offset: 70 (47%), Referenced to phase 2:SBTL and 6:NBTL, Start of Yellow

Splits and Phases:     179: Ziegler & Council Tree/Broadcom
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Queues Long Total PM
179: Ziegler & Council Tree/Broadcom Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Lane Group EBL EBT WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Group Flow (vph) 224 342 66 51 138 316 1469 15 41 1714 107
v/c Ratio 0.77 0.70 1.02 0.13 0.32 0.99 0.66 0.01 0.16 0.94 0.12
Control Delay 73.6 30.7 174.7 48.1 14.2 77.6 14.8 0.0 4.8 28.8 0.7
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 73.6 30.7 174.7 48.1 14.2 77.6 14.8 0.0 4.8 28.8 0.7
Queue Length 50th (ft) 207 135 65 40 19 ~242 512 0 6 808 6
Queue Length 95th (ft) #330 254 #172 80 80 m#293 m476 m0 m5 #840 m1
Internal Link Dist (ft) 846 1057 1077 4040
Turn Bay Length (ft) 150 40 420 340 400 400
Base Capacity (vph) 296 498 66 409 437 318 2231 1087 255 1824 881
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0 0
Reduced v/c Ratio 0.76 0.69 1.00 0.12 0.32 0.99 0.66 0.01 0.16 0.94 0.12

Intersection Summary
~    Volume exceeds capacity, queue is theoretically infinite.
     Queue shown is maximum after two cycles.
#    95th percentile volume exceeds capacity, queue may be longer.
     Queue shown is maximum after two cycles.
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th TWSC Long Total AM
11: Ziegler & Target Service Access Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 10 10 1480 1580 50
Future Vol, veh/h 0 10 10 1480 1580 50
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 0 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 11 11 1558 1663 53
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 858 1716 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 4.14 - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 2.22 - - -
Pot Cap-1 Maneuver 0 300 365 - - -
          Stage 1 0 - - - - -
          Stage 2 0 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 300 365 - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 17.4 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 365 - 300 - -
HCM Lane V/C Ratio 0.029 - 0.035 - -
HCM Control Delay (s) 15.2 - 17.4 - -
HCM Lane LOS C - C - -
HCM 95th %tile Q(veh) 0.1 - 0.1 - -
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HCM 6th TWSC Long Total PM
11: Ziegler & Target Service Access Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 60 15 1780 1765 105
Future Vol, veh/h 0 60 15 1780 1765 105
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 250 - - -
Veh in Median Storage, # 1 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 98 98 98 98 98 98
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 0 61 15 1816 1801 107
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 954 1908 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.94 4.14 - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.32 2.22 - - -
Pot Cap-1 Maneuver 0 259 307 - - -
          Stage 1 0 - - - - -
          Stage 2 0 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 259 307 - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 23.2 0.1 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBT SBR
Capacity (veh/h) 307 - 259 - -
HCM Lane V/C Ratio 0.05 - 0.236 - -
HCM Control Delay (s) 17.3 - 23.2 - -
HCM Lane LOS C - C - -
HCM 95th %tile Q(veh) 0.2 - 0.9 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1316

Item 14.



HCM 6th TWSC Long Total AM
8: Ziegler & Hidden Pond Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Intersection
Int Delay, s/veh 2.9

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 30 0 90 5 0 5 55 1420 5 5 1535 70
Future Vol, veh/h 30 0 90 5 0 5 55 1420 5 5 1535 70
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 32 0 95 5 0 5 58 1495 5 5 1616 74
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2490 3242 808 2432 3314 750 1690 0 0 1500 0 0
          Stage 1 1626 1626 - 1614 1614 - - - - - - -
          Stage 2 864 1616 - 818 1700 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 15 9 324 16 8 354 374 - - 443 - -
          Stage 1 106 159 - 108 161 - - - - - - -
          Stage 2 315 161 - 336 146 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 13 8 324 10 7 354 374 - - 443 - -
Mov Cap-2 Maneuver 65 69 - 10 7 - - - - - - -
          Stage 1 90 157 - 91 136 - - - - - - -
          Stage 2 262 136 - 235 144 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 41.6 $ 333.5 0.6 0
HCM LOS E F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 374 - - 65 324 19 443 - -
HCM Lane V/C Ratio 0.155 - - 0.486 0.292 0.554 0.012 - -
HCM Control Delay (s) 16.4 - - 104.4 20.6$ 333.5 13.2 - -
HCM Lane LOS C - - F C F B - -
HCM 95th %tile Q(veh) 0.5 - - 1.9 1.2 1.5 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Total PM
8: Ziegler & Hidden Pond Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Intersection
Int Delay, s/veh 9.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 50 0 85 5 0 5 100 1675 5 5 1780 115
Future Vol, veh/h 50 0 85 5 0 5 100 1675 5 5 1780 115
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 98 98 98 98 98 98 98 98 98 98 98 98
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 51 0 87 5 0 5 102 1709 5 5 1816 117
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2885 3744 908 2834 3859 857 1933 0 0 1714 0 0
          Stage 1 1826 1826 - 1916 1916 - - - - - - -
          Stage 2 1059 1918 - 918 1943 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 7 4 278 8 4 301 301 - - 366 - -
          Stage 1 80 126 - 70 114 - - - - - - -
          Stage 2 240 114 - 292 110 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 5 3 278 ~ 4 3 301 301 - - 366 - -
Mov Cap-2 Maneuver ~ 38 42 - ~ 4 3 - - - - - - -
          Stage 1 53 124 - 46 75 - - - - - - -
          Stage 2 156 75 - 198 108 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 173.5 $ 1029 1.3 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 301 - - 38 278 8 366 - -
HCM Lane V/C Ratio 0.339 - - 1.343 0.312 1.276 0.014 - -
HCM Control Delay (s) 23 - -$ 428.2 23.7 $ 1029 15 - -
HCM Lane LOS C - - F C F B - -
HCM 95th %tile Q(veh) 1.5 - - 5.3 1.3 2.1 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th Signalized Intersection Summary Long Total AM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 120 0 55 30 0 15 35 1410 10 5 1525 5
Future Volume (veh/h) 120 0 55 30 0 15 35 1410 10 5 1525 5
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 126 0 1 32 0 1 37 1484 11 5 1605 5
Peak Hour Factor 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95 0.95
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 204 0 1 223 1 6 280 2827 21 338 2783 9
Arrive On Green 0.11 0.00 0.11 0.11 0.00 0.11 0.06 1.00 1.00 0.01 0.77 0.77
Sat Flow, veh/h 1463 0 12 1646 7 52 1781 3616 27 1781 3634 11
Grp Volume(v), veh/h 127 0 0 33 0 0 37 729 766 5 785 825
Grp Sat Flow(s),veh/h/ln 1475 0 0 1705 0 0 1781 1777 1866 1781 1777 1868
Q Serve(g_s), s 10.0 0.0 0.0 0.0 0.0 0.0 0.6 0.0 0.0 0.1 27.8 27.8
Cycle Q Clear(g_c), s 12.5 0.0 0.0 2.5 0.0 0.0 0.6 0.0 0.0 0.1 27.8 27.8
Prop In Lane 0.99 0.01 0.97 0.03 1.00 0.01 1.00 0.01
Lane Grp Cap(c), veh/h 205 0 0 229 0 0 280 1389 1458 338 1361 1431
V/C Ratio(X) 0.62 0.00 0.00 0.14 0.00 0.00 0.13 0.52 0.53 0.01 0.58 0.58
Avail Cap(c_a), veh/h 356 0 0 381 0 0 314 1389 1458 400 1361 1431
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 2.00 2.00 2.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 65.2 0.0 0.0 61.0 0.0 0.0 6.0 0.0 0.0 3.7 7.4 7.4
Incr Delay (d2), s/veh 3.0 0.0 0.0 0.3 0.0 0.0 0.2 1.4 1.4 0.0 1.8 1.7
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 4.9 0.0 0.0 1.2 0.0 0.0 0.2 0.5 0.5 0.0 9.7 10.2
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 68.2 0.0 0.0 61.3 0.0 0.0 6.2 1.4 1.4 3.7 9.2 9.1
LnGrp LOS E A A E A A A A A A A A
Approach Vol, veh/h 127 33 1532 1615
Approach Delay, s/veh 68.2 61.3 1.5 9.1
Approach LOS E E A A

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 8.1 120.9 21.0 5.8 123.3 21.0
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 6.0 95.0 31.0 6.0 95.0 31.0
Max Q Clear Time (g_c+I1), s 2.6 29.8 14.5 2.1 2.0 4.5
Green Ext Time (p_c), s 0.0 17.8 0.5 0.0 15.6 0.1

Intersection Summary
HCM 6th Ctrl Delay 8.4
HCM 6th LOS A
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Timing Report, Sorted By Phase Long Total AM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 11 102 37 11 102 37
Maximum Split (%) 7.3% 68.0% 24.7% 7.3% 68.0% 24.7%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s)
Flash Dont Walk (s)
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 37 48 0 37 48 0
End Time (s) 48 0 37 48 0 37
Yield/Force Off (s) 43 143 31 43 143 31
Yield/Force Off 170(s) 43 143 31 43 143 31
Local Start Time (s) 37 48 0 37 48 0
Local Yield (s) 43 143 31 43 143 31
Local Yield 170(s) 43 143 31 43 143 31

Intersection Summary
Cycle Length 150
Control Type Actuated-Coordinated
Natural Cycle 90
Offset: 0 (0%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     5: Ziegler & Paddington/Grand Teton
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Queues Long Total AM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am paddington.syn

Lane Group EBT WBT NBL NBT SBL SBT
Lane Group Flow (vph) 184 48 37 1495 5 1610
v/c Ratio 0.77 0.20 0.16 0.54 0.02 0.62
Control Delay 59.7 7.8 6.5 10.9 4.4 12.5
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 59.7 7.8 6.5 10.9 4.4 12.5
Queue Length 50th (ft) 115 0 10 364 1 386
Queue Length 95th (ft) 192 24 m23 345 5 577
Internal Link Dist (ft) 307 269 330 2371
Turn Bay Length (ft) 200 200
Base Capacity (vph) 350 342 238 2761 280 2600
Starvation Cap Reductn 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0
Reduced v/c Ratio 0.53 0.14 0.16 0.54 0.02 0.62

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1321

Item 14.



HCM 6th Signalized Intersection Summary Long Total PM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Volume (veh/h) 145 0 55 20 0 15 70 1645 15 15 1825 10
Future Volume (veh/h) 145 0 55 20 0 15 70 1645 15 15 1825 10
Initial Q (Qb), veh 0 0 0 0 0 0 0 0 0 0 0 0
Ped-Bike Adj(A_pbT) 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Parking Bus, Adj 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Work Zone On Approach No No No No
Adj Sat Flow, veh/h/ln 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870 1870
Adj Flow Rate, veh/h 148 0 1 20 0 1 71 1679 15 15 1862 10
Peak Hour Factor 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98 0.98
Percent Heavy Veh, % 2 2 2 2 2 2 2 2 2 2 2 2
Cap, veh/h 225 0 1 248 1 10 221 2734 24 240 2699 14
Arrive On Green 0.12 0.00 0.12 0.12 0.00 0.12 0.03 0.76 0.76 0.02 0.74 0.74
Sat Flow, veh/h 1438 0 10 1626 10 82 1781 3609 32 1781 3624 19
Grp Volume(v), veh/h 149 0 0 21 0 0 71 826 868 15 912 960
Grp Sat Flow(s),veh/h/ln 1448 0 0 1717 0 0 1781 1777 1865 1781 1777 1867
Q Serve(g_s), s 13.4 0.0 0.0 0.0 0.0 0.0 1.4 31.6 31.7 0.3 40.4 40.5
Cycle Q Clear(g_c), s 15.0 0.0 0.0 1.6 0.0 0.0 1.4 31.6 31.7 0.3 40.4 40.5
Prop In Lane 0.99 0.01 0.95 0.05 1.00 0.02 1.00 0.01
Lane Grp Cap(c), veh/h 227 0 0 259 0 0 221 1346 1412 240 1323 1390
V/C Ratio(X) 0.66 0.00 0.00 0.08 0.00 0.00 0.32 0.61 0.61 0.06 0.69 0.69
Avail Cap(c_a), veh/h 335 0 0 368 0 0 271 1346 1412 290 1323 1390
HCM Platoon Ratio 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Upstream Filter(I) 1.00 0.00 0.00 1.00 0.00 0.00 1.00 1.00 1.00 1.00 1.00 1.00
Uniform Delay (d), s/veh 64.0 0.0 0.0 58.3 0.0 0.0 11.6 8.2 8.3 7.3 10.1 10.1
Incr Delay (d2), s/veh 3.2 0.0 0.0 0.1 0.0 0.0 0.8 2.1 2.0 0.1 3.0 2.8
Initial Q Delay(d3),s/veh 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
%ile BackOfQ(50%),veh/ln 5.8 0.0 0.0 0.7 0.0 0.0 0.8 11.2 11.8 0.1 14.8 15.6
Unsig. Movement Delay, s/veh
LnGrp Delay(d),s/veh 67.3 0.0 0.0 58.4 0.0 0.0 12.5 10.3 10.3 7.4 13.0 12.9
LnGrp LOS E A A E A A B B B A B B
Approach Vol, veh/h 149 21 1765 1887
Approach Delay, s/veh 67.3 58.4 10.4 12.9
Approach LOS E E B B

Timer - Assigned Phs 1 2 4 5 6 8
Phs Duration (G+Y+Rc), s 8.8 117.7 23.5 6.9 119.6 23.5
Change Period (Y+Rc), s 5.0 7.0 6.0 5.0 7.0 6.0
Max Green Setting (Gmax), s 8.0 95.0 29.0 6.0 97.0 29.0
Max Q Clear Time (g_c+I1), s 3.4 42.5 17.0 2.3 33.7 3.6
Green Ext Time (p_c), s 0.0 23.4 0.5 0.0 19.9 0.1

Intersection Summary
HCM 6th Ctrl Delay 14.1
HCM 6th LOS B
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Timing Report, Sorted By Phase Long Total PM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Phase Number 1 2 4 5 6 8
Movement NBL SBTL EBTL SBL NBTL WBTL
Lead/Lag Lead Lag Lead Lag
Lead-Lag Optimize
Recall Mode None C-Max None None C-Max None
Maximum Split (s) 13 102 35 11 104 35
Maximum Split (%) 8.7% 68.0% 23.3% 7.3% 69.3% 23.3%
Minimum Split (s) 11 30 35 11 32 35
Yellow Time (s) 5 4.5 3 5 4.5 3
All-Red Time (s) 0 2.5 3 0 2.5 3
Minimum Initial (s) 4 7 4 4 7 4
Vehicle Extension (s) 3 3 3 3 3 3
Minimum Gap (s) 3 3 3 3 3 3
Time Before Reduce (s) 0 0 0 0 0 0
Time To Reduce (s) 0 0 0 0 0 0
Walk Time (s)
Flash Dont Walk (s)
Dual Entry No Yes Yes No Yes Yes
Inhibit Max Yes Yes Yes Yes Yes Yes
Start Time (s) 35 48 0 35 46 0
End Time (s) 48 0 35 46 0 35
Yield/Force Off (s) 43 143 29 41 143 29
Yield/Force Off 170(s) 43 143 29 41 143 29
Local Start Time (s) 35 48 0 35 46 0
Local Yield (s) 43 143 29 41 143 29
Local Yield 170(s) 43 143 29 41 143 29

Intersection Summary
Cycle Length 150
Control Type Actuated-Coordinated
Natural Cycle 100
Offset: 0 (0%), Referenced to phase 2:SBTL and 6:NBTL, Start of Red

Splits and Phases:     5: Ziegler & Paddington/Grand Teton
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Queues Long Total PM
5: Ziegler & Paddington/Grand Teton Signal at Paddington-Grand Teton

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm paddington.syn

Lane Group EBT WBT NBL NBT SBL SBT
Lane Group Flow (vph) 204 35 71 1694 15 1872
v/c Ratio 0.79 0.13 0.40 0.64 0.07 0.75
Control Delay 62.0 2.9 11.9 20.6 5.1 17.9
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 62.0 2.9 11.9 20.6 5.1 17.9
Queue Length 50th (ft) 134 0 19 640 3 562
Queue Length 95th (ft) 217 8 m36 835 10 806
Internal Link Dist (ft) 307 269 330 2371
Turn Bay Length (ft) 200 200
Base Capacity (vph) 335 344 191 2665 221 2485
Starvation Cap Reductn 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0
Reduced v/c Ratio 0.61 0.10 0.37 0.64 0.07 0.75

Intersection Summary
m    Volume for 95th percentile queue is metered by upstream signal.
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HCM 6th TWSC Long Total AM
4: Corbett & Target Service Access

 11/30/2023 Synchro 11 Light Report
lt am corbett.syn

Intersection
Int Delay, s/veh 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 30 10 70 5 5 90
Future Vol, veh/h 30 10 70 5 5 90
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 91 91 91 91 91 91
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 33 11 77 5 5 99
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 189 80 0 0 82 0
          Stage 1 80 - - - - -
          Stage 2 109 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 800 980 - - 1515 -
          Stage 1 943 - - - - -
          Stage 2 916 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 798 980 - - 1515 -
Mov Cap-2 Maneuver 798 - - - - -
          Stage 1 943 - - - - -
          Stage 2 913 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 9.5 0 0.4
HCM LOS A
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 837 1515 -
HCM Lane V/C Ratio - - 0.053 0.004 -
HCM Control Delay (s) - - 9.5 7.4 0
HCM Lane LOS - - A A A
HCM 95th %tile Q(veh) - - 0.2 0 -
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HCM 6th TWSC Long Total PM
4: Corbett & Target Service Access

 11/30/2023 Synchro 11 Light Report
lt pm corbett.syn

Intersection
Int Delay, s/veh 2

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Traffic Vol, veh/h 40 15 155 15 5 75
Future Vol, veh/h 40 15 155 15 5 75
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length 0 - - - - -
Veh in Median Storage, # 0 - 0 - - 0
Grade, % 0 - 0 - - 0
Peak Hour Factor 85 85 85 85 85 85
Heavy Vehicles, % 2 2 2 2 2 2
Mvmt Flow 47 18 182 18 6 88
 

Major/Minor Minor1 Major1 Major2
Conflicting Flow All 291 191 0 0 200 0
          Stage 1 191 - - - - -
          Stage 2 100 - - - - -
Critical Hdwy 6.42 6.22 - - 4.12 -
Critical Hdwy Stg 1 5.42 - - - - -
Critical Hdwy Stg 2 5.42 - - - - -
Follow-up Hdwy 3.518 3.318 - - 2.218 -
Pot Cap-1 Maneuver 700 851 - - 1372 -
          Stage 1 841 - - - - -
          Stage 2 924 - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 697 851 - - 1372 -
Mov Cap-2 Maneuver 697 - - - - -
          Stage 1 841 - - - - -
          Stage 2 919 - - - - -
 

Approach WB NB SB
HCM Control Delay, s 10.4 0 0.5
HCM LOS B
 

Minor Lane/Major Mvmt NBT NBRWBLn1 SBL SBT
Capacity (veh/h) - - 733 1372 -
HCM Lane V/C Ratio - - 0.088 0.004 -
HCM Control Delay (s) - - 10.4 7.6 0
HCM Lane LOS - - B A A
HCM 95th %tile Q(veh) - - 0.3 0 -
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HCM 6th TWSC Long Total AM
6: Corbett & Lowes Service Access/Site Access

 11/30/2023 Synchro 11 Light Report
lt am corbett.syn

Intersection
Int Delay, s/veh 4.7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 5 75 0 0 5 15 60 10 15 0
Future Vol, veh/h 0 0 5 75 0 0 5 15 60 10 15 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 91 85 91 91 91 85 85 91 91 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 6 82 0 0 6 18 66 11 18 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 103 136 18 106 103 51 18 0 0 84 0 0
          Stage 1 40 40 - 63 63 - - - - - - -
          Stage 2 63 96 - 43 40 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 877 755 1061 873 787 1017 1599 - - 1513 - -
          Stage 1 975 862 - 948 842 - - - - - - -
          Stage 2 948 815 - 971 862 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 870 747 1061 861 778 1017 1599 - - 1513 - -
Mov Cap-2 Maneuver 870 747 - 861 778 - - - - - - -
          Stage 1 971 856 - 944 839 - - - - - - -
          Stage 2 944 812 - 959 856 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 8.4 9.6 0.5 2.8
HCM LOS A A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1599 - - 1061 861 1513 - -
HCM Lane V/C Ratio 0.004 - - 0.006 0.096 0.007 - -
HCM Control Delay (s) 7.3 0 - 8.4 9.6 7.4 0 -
HCM Lane LOS A A - A A A A -
HCM 95th %tile Q(veh) 0 - - 0 0.3 0 - -
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HCM 6th TWSC Long Total PM
6: Corbett & Lowes Service Access/Site Access

 11/30/2023 Synchro 11 Light Report
lt pm corbett.syn

Intersection
Int Delay, s/veh 2.8

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 5 60 0 0 5 30 135 5 15 0
Future Vol, veh/h 0 0 5 60 0 0 5 30 135 5 15 0
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - - - - - - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 85 90 85 90 90 90 85 85 90 90 85 85
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 0 0 6 67 0 0 6 35 150 6 18 0
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 152 227 18 155 152 110 18 0 0 185 0 0
          Stage 1 30 30 - 122 122 - - - - - - -
          Stage 2 122 197 - 33 30 - - - - - - -
Critical Hdwy 7.12 6.52 6.22 7.12 6.52 6.22 4.12 - - 4.12 - -
Critical Hdwy Stg 1 6.12 5.52 - 6.12 5.52 - - - - - - -
Critical Hdwy Stg 2 6.12 5.52 - 6.12 5.52 - - - - - - -
Follow-up Hdwy 3.518 4.018 3.318 3.518 4.018 3.318 2.218 - - 2.218 - -
Pot Cap-1 Maneuver 815 672 1061 812 740 943 1599 - - 1390 - -
          Stage 1 987 870 - 882 795 - - - - - - -
          Stage 2 882 738 - 983 870 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 810 667 1061 802 734 943 1599 - - 1390 - -
Mov Cap-2 Maneuver 810 667 - 802 734 - - - - - - -
          Stage 1 983 867 - 878 792 - - - - - - -
          Stage 2 878 735 - 974 867 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 8.4 9.9 0.2 1.8
HCM LOS A A
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 1599 - - 1061 802 1390 - -
HCM Lane V/C Ratio 0.004 - - 0.006 0.083 0.004 - -
HCM Control Delay (s) 7.3 0 - 8.4 9.9 7.6 0 -
HCM Lane LOS A A - A A A A -
HCM 95th %tile Q(veh) 0 - - 0 0.3 0 - -
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APPENDIX H 
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HCM 6th TWSC Long Total AM
8: Ziegler & Hidden Pond No Signal

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am no signal.syn

Intersection
Int Delay, s/veh 12.3

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 90 0 90 5 0 5 55 1420 5 5 1535 70
Future Vol, veh/h 90 0 90 5 0 5 55 1420 5 5 1535 70
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 95 0 95 5 0 5 58 1495 5 5 1616 74
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2490 3242 808 2432 3314 750 1690 0 0 1500 0 0
          Stage 1 1626 1626 - 1614 1614 - - - - - - -
          Stage 2 864 1616 - 818 1700 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 15 9 324 16 8 354 374 - - 443 - -
          Stage 1 106 159 - 108 161 - - - - - - -
          Stage 2 315 161 - 336 146 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 13 8 324 10 7 354 374 - - 443 - -
Mov Cap-2 Maneuver ~ 65 69 - 10 7 - - - - - - -
          Stage 1 ~ 90 157 - 91 136 - - - - - - -
          Stage 2 262 136 - 235 144 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 200.2 $ 333.5 0.6 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 374 - - 65 324 19 443 - -
HCM Lane V/C Ratio 0.155 - - 1.457 0.292 0.554 0.012 - -
HCM Control Delay (s) 16.4 - -$ 379.9 20.6$ 333.5 13.2 - -
HCM Lane LOS C - - F C F B - -
HCM 95th %tile Q(veh) 0.5 - - 8.1 1.2 1.5 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Total PM
8: Ziegler & Hidden Pond No Signal

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm no signal.syn

Intersection
Int Delay, s/veh 48.4

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 130 0 85 5 0 5 100 1675 5 5 1780 115
Future Vol, veh/h 130 0 85 5 0 5 100 1675 5 5 1780 115
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - 150 - - - 300 - - 100 - 300
Veh in Median Storage, # - 1 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 98 98 98 98 98 98 98 98 98 98 98 98
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 133 0 87 5 0 5 102 1709 5 5 1816 117
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2885 3744 908 2834 3859 857 1933 0 0 1714 0 0
          Stage 1 1826 1826 - 1916 1916 - - - - - - -
          Stage 2 1059 1918 - 918 1943 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver ~ 7 4 278 8 4 301 301 - - 366 - -
          Stage 1 ~ 80 126 - 70 114 - - - - - - -
          Stage 2 240 114 - 292 110 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 5 3 278 ~ 4 3 301 301 - - 366 - -
Mov Cap-2 Maneuver ~ 38 42 - ~ 4 3 - - - - - - -
          Stage 1 ~ 53 124 - 46 75 - - - - - - -
          Stage 2 156 75 - 198 108 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s $ 820 $ 1029 1.3 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1 EBLn2WBLn1 SBL SBT SBR
Capacity (veh/h) 301 - - 38 278 8 366 - -
HCM Lane V/C Ratio 0.339 - - 3.491 0.312 1.276 0.014 - -
HCM Control Delay (s) 23 - -$ 1340.6 23.7 $ 1029 15 - -
HCM Lane LOS C - - F C F B - -
HCM 95th %tile Q(veh) 1.5 - - 15.1 1.3 2.1 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Total AM
5: Ziegler & Paddington/Grand Teton No Signal

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt am no signal.syn

Intersection
Int Delay, s/veh 7

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 5 0 55 15 0 15 35 1470 10 5 1540 5
Future Vol, veh/h 5 0 55 15 0 15 35 1470 10 5 1540 5
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 95 95 95 95 95 95 95 95 95 95 95 95
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 0 58 16 0 16 37 1547 11 5 1621 5
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2482 3266 813 2448 3263 779 1626 0 0 1558 0 0
          Stage 1 1634 1634 - 1627 1627 - - - - - - -
          Stage 2 848 1632 - 821 1636 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 15 9 322 16 9 339 396 - - 421 - -
          Stage 1 105 158 - 106 159 - - - - - - -
          Stage 2 322 158 - 335 157 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver 13 8 322 ~ 12 8 339 396 - - 421 - -
Mov Cap-2 Maneuver 13 8 - ~ 12 8 - - - - - - -
          Stage 1 95 156 - 96 144 - - - - - - -
          Stage 2 278 143 - 272 155 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s 77.2 $ 567.5 0.3 0
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 396 - - 108 23 421 - -
HCM Lane V/C Ratio 0.093 - - 0.585 1.373 0.013 - -
HCM Control Delay (s) 15 - - 77.2$ 567.5 13.7 - -
HCM Lane LOS C - - F F B - -
HCM 95th %tile Q(veh) 0.3 - - 2.8 4 0 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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HCM 6th TWSC Long Total PM
5: Ziegler & Paddington/Grand Teton No Signal

Scenario 1 City of Fort Collins Signal Timing 12/05/2023 Synchro 11 Light Report
lt pm no signal.syn

Intersection
Int Delay, s/veh 9.6

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Traffic Vol, veh/h 5 0 55 5 0 15 70 1725 15 15 1840 10
Future Vol, veh/h 5 0 55 5 0 15 70 1725 15 15 1840 10
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0 0 0 0 0
Sign Control Stop Stop Stop Stop Stop Stop Free Free Free Free Free Free
RT Channelized - - None - - None - - None - - None
Storage Length - - - - - - 200 - - 200 - -
Veh in Median Storage, # - 0 - - 0 - - 0 - - 0 -
Grade, % - 0 - - 0 - - 0 - - 0 -
Peak Hour Factor 98 98 98 98 98 98 98 98 98 98 98 98
Heavy Vehicles, % 2 2 2 2 2 2 2 2 2 2 2 2
Mvmt Flow 5 0 56 5 0 15 71 1760 15 15 1878 10
 

Major/Minor Minor2 Minor1 Major1 Major2
Conflicting Flow All 2935 3830 944 2879 3828 888 1888 0 0 1775 0 0
          Stage 1 1913 1913 - 1910 1910 - - - - - - -
          Stage 2 1022 1917 - 969 1918 - - - - - - -
Critical Hdwy 7.54 6.54 6.94 7.54 6.54 6.94 4.14 - - 4.14 - -
Critical Hdwy Stg 1 6.54 5.54 - 6.54 5.54 - - - - - - -
Critical Hdwy Stg 2 6.54 5.54 - 6.54 5.54 - - - - - - -
Follow-up Hdwy 3.52 4.02 3.32 3.52 4.02 3.32 2.22 - - 2.22 - -
Pot Cap-1 Maneuver 7 4 263 7 4 287 313 - - 346 - -
          Stage 1 70 114 - 70 115 - - - - - - -
          Stage 2 253 114 - 272 114 - - - - - - -
Platoon blocked, % - - - -
Mov Cap-1 Maneuver ~ 5 3 263 ~ 4 3 287 313 - - 346 - -
Mov Cap-2 Maneuver ~ 5 3 - ~ 4 3 - - - - - - -
          Stage 1 54 109 - 54 89 - - - - - - -
          Stage 2 185 88 - 205 109 - - - - - - -
 

Approach EB WB NB SB
HCM Control Delay, s $ 333 $ 717.9 0.8 0.1
HCM LOS F F
 

Minor Lane/Major Mvmt NBL NBT NBR EBLn1WBLn1 SBL SBT SBR
Capacity (veh/h) 313 - - 50 15 346 - -
HCM Lane V/C Ratio 0.228 - - 1.224 1.361 0.044 - -
HCM Control Delay (s) 19.9 - - $ 333$ 717.9 15.9 - -
HCM Lane LOS C - - F F C - -
HCM 95th %tile Q(veh) 0.9 - - 5.5 3.1 0.1 - -

Notes
~: Volume exceeds capacity       $: Delay exceeds 300s      +: Computation Not Defined      *: All major volume in platoon
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Pedestrian LOS Worksheet 

Project Location Classification: Other 

 

 
Description of 

Applicable Destination 
Area Within 1320’ 

Destination 
Area 

Classification 
 

Level of Service (minimum based on project location classification) 

 

 
Directness Continuity Street 

Crossings 

Visual 
Interest & 
Amenities 

Security 
 

 The residential 
neighborhood to the 
north and northwest of 
the site 

Residential 

Minimum C C C C C 

1 Actual A B B B B 

 Proposed A B B B B 

 Commercial uses to the 
south and southwest of 
the site (Front Range 
Village) 

Commercial 

Minimum C C C C C 

2 Actual A B B B B 

 Proposed A B B B B 

 

HP Campus Industrial 

Minimum C C C C C 

3 Actual A B C C C 

 Proposed A B C C C 

 The residential 
neighborhood to the 
east and northeast of 
the site 

Residential 

Minimum C C C C C 

4 Actual F B C C C 

 Proposed See Text B C C C 

 

  

Minimum      

5 Actual      

 Proposed      

 

  

Minimum      

6 Actual      

 Proposed      

 

  

Minimum      

7 Actual      

 Proposed      

 

  

Minimum      

8 Actual      

 Proposed      

 

  

Minimum      

9 Actual      

 Proposed      

 

  

Minimum      

10 Actual      

 Proposed      
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Ziegler-Corbett Mixed-Use ODP MTIS, November 2021

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13

Page 1337

Item 14.



Bicycle LOS Worksheet 

 

 

 

Level of Service – Connectivity 

 

 
Minimum Actual Proposed 

 

 

 Base Connectivity: C B B  

 

 
Specific connections to priority sites: 

    
 

 Description of 
Applicable Destination 

Area Within 1320’ 

Destination 
Area 

Classification 
 

 
Commercial uses to the 
south and southwest of 
the site (Front Range 
Village) 

Commercial  C B B 1 

 

      2 

 

 

      3 

 

 

      4 

 

 

      5 

 

 

      

 

6 

 

      7 

 

      8 
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Union Park 
Neighborhood Meeting Notes 
November 9, 2023 

These notes are a summary of the neighborhood meeting discussion and not a verbatim transcript.  
Please contact staff at any time with any comments or questions: 

City Staff: 
Ryan Mounce, City Planner, rmounce@fcgov.com  
Em Myler, Development Review Liaison, ph 970.224.6076, emyler@fcgov.com 

Applicant Contact: 
  Chris Beabout - cbeabout@mylandmarkhomes.net 

Attendees: 
  In-person 

     Virtual  

Purpose of the Meeting and City Process 

Neighborhood Development Liaison Em Myler introduced the purpose of the meeting and how it fits into the 
process for prospective development in the City.   

City Planner Ryan Mounce described the proposal from the perspective of the applicable zoning and Land Use 
Code regulations 

The applicant team then presented their plans 

Proposal Overview 

Questions, Responses, and Comments 
Responses are by the prospective applicant unless otherwise noted 

Q: So the townhouses closest to the English Ranch neighborhood will be three stories?  
A: Yeah so our original plans showed three and four story buildings for that area, and now we are planning on 
three for all of them. 
Q: Does three stories include the basement? 
A: From grade (the ground) it will be three stories 

Q: So to get into all those townhomes it looks like there’s an alley? 
A: If you come down main street we have the front porches for the townhomes facing the street with alleys 
behind them, then the townhomes on the other side of the alley front on a central green space or to the north. 
Q: So do they all get garages then? 
A: Yes, so they all get two-car garages on the main floor of the townhome 

Development Review Center 
281 North College Avenue 
PO Box 580 
Fort Collins, CO 80522-0580 
970-221-6750
fcgov.com/DevelopmentReview
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N e i g h b o r h o o d  M e e t i n g  N o t e s  -  P a g e  | 2 

Q: So where is guest parking? 
A: There’s parallel guest parking along the main drive and then some more recessed into the smaller streets. 

Q: The detention area on the Northwest corner is currently flat, will they make it indented? 
A: Yes, we have to manage a lot of drainage from other properties and our own. 
Q: But you’re going to keep it as a nice big green space to play in? 
A: So detention area will look and feel like detention, and then there’s a corner of it on the southwest that is 
meant to be used as a park and is less indented, then there’s a trail around the area. 
Q: Is it possible to use the detention area for more? 
A: We could. There may be restrictions for what we can put in the detention area so we don’t inhibit the flow of 
water, but if we hear there is interest in something like a dog park, we can look at that 

Q: How many units in the apartments, and how many bedrooms in each unit? 
A: There’s a combination of studio, 1-, 2- and 3-bedroom units but I don’t know how many bedrooms in total 
right now.   
Note:  According to information provided by the applicant after the meeting, there are a total of 597 units on the 
property: 

• 457 Apartments:
o 45 Studio apartments at 556 square feet (sf) each
o 201 1-bedroom apartments at 602 – 838 sf each
o 159 2-bedroom apartments at 1,012 – 1,282 sf each
o 52 3-bedroom apartments at 1,333 – 1,463 sf each

• 140 Townhomes:
o 2-bedroom townhomes at 1,742-1,828 sf each
o 3-bedroom townhomes at  1,828sf – 2,214 sf each
o 4-bedroom townhomes at 1,976 – 2,059 sf each

• Over 1,000 parking spaces counting garages, which averages to about 1.6 parking spaces per unit

Q: How can I get the information about the number of bedrooms? 
A: (City Planner Ryan Mounce) If the applicant can give us that information we can send it out to the 
participants. You can also contact Em Myler at devreviewcommentrs@fcgov.com 

Q: For every bedroom, is there parking for everyone who is going to be there? 
A: Yes, we have to meet a parking requirement with the City 
A: (Mounce) Parking requirements depend on a couple things, including the number of bedrooms for the whole 
project and the zone district. 
Q: How do we find that requirement. Does that mean for a three bedroom apartment there needs to be three 
parking spaces? 
A: (Mounce) It scales with each individual unit, so for 1- and 2-bedroom units we usually require one to one 
and a half parking spaces per unit, and then for 3-bedroom units its more but I don’t know it off the top of my 
head. Those requirements will be added up and then if there is a half parking space required we’ll round up. So 
if you had two 3-bedroom units the requirement for each unit gets added and then rounded up. 
A: We do know the number of bedrooms, I just don’t have the numbers off the top of my head right now. I do 
know that the parking on the whole property will be more than what is required. 

Q: Are these owned units, including the apartments? 
A: The apartments will be for rent, the townhomes will be owned 

Q: Is this all going to be affordable housing? 
A: No. 
A: (Mounce) Our Land Use Code doesn’t require affordable housing here, though there are some incentives. 
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Q: I thought that was the whole point of this 
A: The apartments are market-rate, the townhomes are focused on the missing middle, so they would be 
affordable for people making 80 % to 100% Area Median Income (AMI), so it is a more affordable option, but it 
is not deed restricted affordable housing. 

Q: I see there is one entrance into the property on your plans from Ziegler and one onto Corbett on the West 
side. Is there any vehicular connection in the North? 
A: There is a street up the middle of the development which ends at the property line, which was required by 
the City based on a decision made by the Planning and Zoning Commission. That is as far as we’re going with 
it. If the owner of the property to the North decides to develop that land, he would connect Paddington Rd. to 
the road we’ve build and put a vehicular connection on his property. 
Q: So if he doesn’t build on that property the road will never be built? 
A: I can’t speak for him, but potentially 
Q: Are there any current proposals to build on that land? 
A: No 
A: (Mounce) The City has requirements for how neighborhoods connect to one another, so we are asking this 
project to include a place where a vehicular connection could be built in the future, but that will depend on the 
property to the North being developed and we don’t have any knowledge about if or when that might happen. 
Q: Is the whole property to the North able to be developed? 
A: No, the Eastern portion which is triangle shaped is stormwater detention that needs to stay as it is. 

Q: Why are there no single family homes as part of this development? 
A: It was never our plan to have single-family detached homes 

Q: Where does the development connect to Corbett? 
A: Down in the bottom left (Southwestern) corner. 

Q: Are there plans for additional school bus stops to accommodate the increase in children in the area? 
A: No. 

Q: I thought in your original plan you were going to do some duplexes and some of them would have their own 
yards? 
A: The townhomes do have some private outdoor space in front 
Q: Are they fenced in? 
A: Yes. So each townhome will have their own private yard. 
Q: will it be maintained? 
A: There’s no grass, just shrubbery which will be maintained by the owner. 

Q:  Are the garages for the townhomes below ground? 
A: They’re at grade so the first floor of the townhomes include the garage and a flex room or bedroom and then 
you go up a set of stairs to a living floor and then up another set of stairs to the bedrooms. 

Q: How many stories? 
A: The townhomes are proposed to be three stories. 
Q: So the garage is considered part of a story? 
A: The garage and a flex room are the first floor 
Q: So they’re one unit from the bottom to the top or multiple? 
A: Nobody is stacked on top of one another, but they share a side wall 

Q: Do they have balconies? 
A: The townhomes all have front porches, and the apartments all have either a front porch or a balcony. 

Q: Who will live here? 
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A: It’s really hard to predict. We have a mix of 1-, 2- and 3-bedroom units in the apartments and a combination 
of 2- and 3-bedroom units in the townhomes. A lot of our buyers tend to be 55 years old and up and we’ll 
probably have some more millennials and first-time buyers here as well. In our projects we tend not to attract 
families, and if we do it’s probably older families with high school students or young families with babies. But 
the product type doesn’t attract young families with two or three kids. 

Q: Will there be a design for at least one extra parking space per unit? 
A: It averages out to about 1.6 parking spaces per unit, which should allow for guest parking as well as parking 
for everyone living in the units 

Q: Why is there a planned daycare? Is it a City requirement? 
A: It’s a combination. We always preferred to develop a daycare, and then the City required us to do so as a 
stipulation to approving out overall development plan. 

Q: What is the walking and biking connection from the development to Front Range Village other than major 
roads? 
A: There’s a series of bike and pedestrian connections to sidewalks on both Ziegler and Corbett. There are no 
connections on the southern boundary of the lot. We had entertained the idea but there’s a large detention 
area there as well as a lot of truck traffic so we didn’t feel it was safe. 

Q: It looks like your property line is overlapping the circle on Corbett? 
A: It’s just an inaccuracy with this graphic, the circle on Corbett and the sidewalk on the east side will stay as 
they are. 

Q: Are the townhomes going to be brownstone with a brick façade? 
A: We don’t do a lot of brick, but there’s some stone. We’ll have the images of how they will look by the time 
we get to a public hearing for you to see. 

Q: Did you develop in Rigden Farm? 
A: We did, and architecturally it will be very similar. 
C: That’s a nice looking spot 

Q: Is there an option for elevators in the townhomes? 
A: No. It’s a great idea but would likely raise the price of the home about $60,000 and it’s not the right 
development for that. The apartments all have elevators. 

Q: We’re losing a lot of pollinator habitat as this property is currently an alfalfa field. Would you consider adding 
some native pollinator plants to the detention area? 
A: I love the idea and can have our landscaping team consider what seed mix we’d use there to promote that. 
There will be some requirements for those plants to make sure the detention area can function but it seems 
like something that makes sense. 
A: We’re strongly encouraged to be as naturalistic as possible, so we’ll be adding some wetland seeds to the 
bottom of the pond and such. I love seeing milkweed which attracts the monarchs in developments too. 
A: We have a lot of space around the detention area too where we could plant some more native plants too. 

Q: How long will the building take? 
A: The townhomes will probably take about 3 years from when we start building. The apartments are probably 
similar but may not happen at the same time. I think the overall project will probably not look exactly like this 
graphic for about 5 years. The commercial buildings will take the longest. 

Q: How much distance is there between the edge of this property and the homes to the North? 
A: The townhomes are located about 20 feet from our property line and there are probably another 20 feet from 
the property line to the nearest property to the North. 
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Q: The front entrance of the Northern most buildings will face North Right? 
A: Yes 
C: I think that’ll look great from Paddington Rd 

Q: When do you plan to start construction? 
A: As soon as the City says we can start. 
A: (Mounce) We can’t say for sure. The Planning and Zoning Commission will have to make a decision to 
approve the project and we don’t know when that will be. Then after that they still have to have an approved 
Final Development Plan and then building permits before they can start construction. 
A: We do hope to start in 2024, but it will definitely be later in the year, not at the beginning. 

Q: And you said you’ll start with the apartments? 
A: So we’ll start with the main road, then we’ll plan to build the southern most apartments first before moving to 
the apartments father north. The townhomes may be built concurrently or after the apartments, we don’t know 
yet. 

Q: Who will be managing the apartments? Will you sell the property when you’re done building? 
A: We’ll build and own the buildings, and partner with a property management company. 

Q: Do the townhomes get access to the pool and amenities? 
A: Currently we don’t plan on it. They will have some amenities of their own including a playground and a lot of 
green space. 
Q: What will the HOA fees be? 
A: There’s no HOA, as we find the dues can become a burden for the type of owner we usually get. 

Q: How will trash be collected for the townhomes? 
A: It’s all individual bins for the townhomes and then apartments will have central trash enclosures. 
Q: Can the trash trucks turn around in the alleys? 
A: There are looping pattern roads so they shouldn’t have to deal with dead ends where they have to turn 
around. 
Q: Is the road in between the townhomes big enough for two-way traffic? 
A: The roads are 26 feet wide and then there is space between the road and the garages to allow for safer 
backing up and passing. 
Q: There’s a little dead end on the west side of the townhomes. Will a trash truck be able to maneuver that? 
A: We did that so there wasn’t a road right next to the detention area. In this case, they will be able to back out 
of those spurs. 

Q: Do you have a price range for the townhomes? 
A: It’s hard to predict, but our goal is low- 400,000s to mid-500,000. 

Q: Many people have said this development will lower the property values in English Ranch. Do you have any 
reasons why it could actually benefit English Ranch? 
A: We do this often, and in every community we develop in, the housing prices go up. We’ve never eroded 
property values surrounding our properties. 

Q: Do you mind talking more about the City’s decision about the vehicular connection possibility to Paddington 
Rd.? 
A: (Mounce) The very first overall development plan for this project only had a bike and pedestrian access at 
that location. The City’s Land Use Code requires connections between neighborhoods but there’s an 
agreement between the City and English Ranch which prohibits any vehicular connection between the English 
Ranch neighborhood and the property to the south of it, which stemmed from a lot of discussion in the past. 
However, a vehicular connection would increase the traffic on Paddington Rd. enough to allow the City to put 
in a traffic light at Ziegler Rd. The City discussed the options with the neighbors and held several hearings with 
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the Planning and Zoning Commission and City Council and ultimately decided to require this development 
include a stub of road where a vehicular connection could be added on if the property just North of Union Bark 
is ever developed. There is no timeline for if or when that will happen at this time. We know there are mixed 
feelings on that connection. It is a standard from the Land Use Code to have that connection. 

Q: How large is the property to the North? 
A: (Mounce) I’m not exactly sure, there could be a few things built on it including a triplex but we won’t know 
until they apply for development review. 
C: If they put the road there, it would back up right against my home. The stub will be six feet from my back 
fence. There’s no room. How can I appeal this decision? 
A: (Mounce) The timeline to appeal the decision has already passed 
C: Please don’t build there. 
A: (Mounce) There may be some ability to add more space between your house and the street, but we’d have 
to consider that if the property to the North of this development is ever developed. 
C: If there is a street there, I will have three streets coming right up to my house. Residents from Union Park 
will use Paddington to get out of the neighborhood. My home value would go down. We won’t even be able to 
sit in our backyard. 

Q: Will you send us a copy of this? 
A: (Mounce) Yes, feel free to email Em or myself and we would be happy to send you anything you need. 
A: Right now these plans still need work so I wouldn’t want to share them just yet but once we submit we’d be 
happy to share them. 

C: I like the idea to put pollinator plants on this property. 
A: I like the idea too, we’ll make sure to add lots of plants which add color and draw in wildlife. 

Q: Why didn’t I get the letter notice of the meetings for this project? 
A: (Mounce) The way we notify neighbors is also spelled out in the Land Use Code. We want everyone to 
know but we send letters homeowners within a set radius around the property. If you sign in or reach out to us 
we can add you to our list. 
A: (Myler) We also post notices in the Coloradoan and on our website 
(fcgov.com/developmentreview/proposals) 

Q: None of this is affordable housing? 
A: None of this is deed restricted affordable, the townhomes are priced to be attainable to residents making 
80% to 100% of the Area Median Income. 

Q: And that would serve families? 
A: They could with how they’re designed. We don’t put restrictions on who can live in our projects but we do 
find that our products tend to draw more of the 55-plus age group, singles and very young families more than 
large families. 

C: I feel like there has been a lot of thought on how to do this right. 
A: I appreciate it, our team has worked very hard, and I think this is going to be a great place. Many of the 
amenities and commercial space will benefit the neighborhood. 

Q: Is there any thought about restricting vehicle access and parking from this development in Front Range 
Village? 
A: (Mounce) That’ll be something Front Range Village can look at since it has private streets. The street just 
south of this development is designed for their semi-trucks and there shouldn’t be people parking there. 

Q: Is the vehicular connection to Paddington a done deal? 
A: (Mounce) This project development plan has to conform to the Land Use Code and will be required to make 
this stub so that the vehicular connection could happen in the future but the development of the property to the 
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north is not 100% guaranteed. If that property is developed the City will likely require the developer to put a 
road there unless Land Use Code standards about neighborhood connectivity change dramatically before then. 

Q: Does the owner of that land have ideas for what he would build there? 
A: (Mounce) I’ve spoken to him before and it sounds like has some ideas but he hasn’t made any submissions 
to the City 

Q: Since it’s likely that Edmonds will connect to Union Park eventually, at what point does the City start 
planning for the impacts of that traffic increase in English Ranch? 
A: (Mounce) If the northern project is developed it will have to go through its own project development plan 
review process with the City, and part of that would include looking at the traffic impacts of the project and how 
to potentially mitigate them. 

C: I’m talking specifically about the impacts to English Ranch and Foxstone because we already know that the 
connection would increase traffic going through there. I tried to reach out to the City, and nobody got back to 
me. At the appeal hearing it seemed like the City didn’t know how much traffic this project would produce. 
A: (Steve Gilchrist, Traffic Operations) We work with neighborhoods on a regular basis to mitigate traffic and 
we already have some mitigations in place in English Ranch such as speed displays. 
Q: Do we know how much traffic that’s going to generate through the neighborhood? 
A: (Gilchrist) We will do a traffic study as part of this project where we look at the proposed land uses and 
determine how many trips they should generate based on averages. Then we distribute the trips to different 
access points on the project to see where the traffic will go. It is an estimation but it’s a pretty good one. This 
has been conducted for the Overall Development Plan and we’ll compare it to the Project Development Plan 
and have them create a new traffic impact study if it looks like the ultimate project will be very different from the 
ODP. 
C: I’ve looked at the traffic study and it shows all the traffic going straight to Ziegler but nothing going North or 
West into English Ranch. 
A: (Gilchrist) The ODP didn’t have a connection on Edmonds Rd, so it was hard to know the traffic impact in 
English Ranch. Even now we don’t know if there will be a traffic impact since we don’t know if the northern 
property will develop. 
Q: Except that City Council has already dictated that they want that to go through. That northern property 
owner is already working on a plan. Why can’t we plan ahead a little? 
A: (Gilchrist) Long-term we can assign a certain percentage of the traffic to the West in the traffic study for this 
project. 
Q: So once this is submitted for approval that’s when the traffic study would happen? 
A: Yes, the study hasn’t been done yet for the PDP. 
Q: (Myler) But the City will require a second updated study for the PDP? 
A: Yes. It may be the whole property or parts of it depending on the phasing we do though. The actual traffic 
impacts could also change based on the type of commercial we get as well. 
A: (Myler) I’d be happy to send that traffic study to you all as well. 
Q: And do those studies include the potential for cut-through traffic to get to Front Range Village from 
everywhere north of this development? 
C: I’d cut through English Ranch to get to Front Range Village. I don’t think it’s fair for neighborhoods to have 
to connect. 
C: Hansen Rd. has a lot of speeding on it even with speed bumps. 
Q: We also have an active school crossing on Sunstone which is marked, and the last traffic study was done 
during summertime when the schools were closed. Can there be a pedestrian crossing added at the school? 
A: (Gilchrist) We know that younger students especially can’t judge the gaps in traffic to cross streets safely, or 
that schools are near roads where there are no gaps at all to cross. In those instances, we look at reducing 
speeds with a crosswalk or reducing speeds. The speed on Sunstone is already 25, so reducing the speed 
probably wouldn’t do much good. The other consideration is ADA compliance for crossings, which requires a 
ramp and parking nearby so it’s not quite right for that spot. The students do have the ability to walk down to 
Hansen and cross at the stop signs, or they can go north and walk through the park. We could look closer at it 
though. 
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Q: The neighborhood across Ziegler might be driving into Union Park to get out of their neighborhood or use 
the amenities. Are you concerned about that? 
A: All our studies indicate that people trying to drive downtown or farther will use major arterial streets like 
Ziegler rather than going through another neighborhood. We are not concerned about that. 
Q: Do your streets meet the standards for that much traffic? 
A: Our streets meet the standards for our traffic 
A: (Mounce) The streets in Union Park will be private streets so they bear some of the responsibility for 
maintaining them with all the use they will get. They will be neighborhood streets so they wouldn’t be able to 
bear a lot of traffic but that is the same as most private drives in Fort Collins. 
A: (Gilchrist) We don’t have a hard line where a certain size road can carry up to a certain number of trips per 
day. We also don’t have a hard rule about when to implement traffic mitigation in neighborhoods. We prefer to 
work with the neighbors on a case-by-case basis. We do know that people are not very likely to choose to 
navigate through a winding neighborhood street over taking a direct arterial unless it’s a very short trip or to 
avoid congestion. 

Q: What is the plan for the intersection at hidden pond? 
A: It’s a non-signalized full movement intersection. 

Q: Will the detention field be as deep as the one on the other side of the roundabout on Corbett? That’s a 
really deep one. I don’t like the ones which aren’t useable for other things when it’s not flooded. 
A: Probably, it’s meant to contain water flows and control them before letting it go out at a controlled pace. Our 
intention is that it would be useable most of the time. We had to incorporate some walls, but we tried to tier 
them and soften them. Then along the edges the sidewalks are more naturally articulated so it feels softer. The 
tiers allow the area to still be usable on the upper tiers even with a small to medium storm. It has to serve as a 
detention pond first but our intention is that it can also be useable by humans when it is empty. 
A: (Mounce) There are some new standards for detention areas which require them to be more natural and 
useable than some of the older ones you may see around the City. 

C: The Horsetooth and Ziegler roundabout is already congested. I live in the middle of English Ranch and I go 
out of my way to drive up to Horsetooth so I can get into the roundabout. Or I go down to Ziegler and have to 
go right and go around. So it’s already congested and this will add almost 600 new units. Please include that in 
your traffic study. 
A: (Gilchrist) So outside of this development, our engineers are looking at possible improvements at the 
roundabout. 

C: I’m an English Ranch neighbor and a member of the HOA. A connection through English Ranch would 
really be an unsafe situation especially for the children who walk to school. There was a connection proposed 
at Kingsley from Front Range Village to English Ranch and you still see cars confused and trying to get 
through there then turning around even 10 years later. So the comment that it would be unlikely for drivers to 
cut through the neighborhood doesn’t hold water. 

Q: Where is the water from the detention pond routed? 
A: It would generally flow along our central East-West road and move East and not North into English Ranch. 

Q: I heard you were going to be solar? 
A: No 

Adjourn 
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Ziegler-Corbett ODP Major Amendment 
Neighborhood Meeting Summary  

Neighborhood Meeting Date: January 5, 2023 

City Staff – Attendees: 

Em Myler – Development Review Liaison 
Ryan Mounce – City Planner 
Sophie Buckingham – Engineering 
Dave Betley – Engineering 
Steve Gilchrist – Traffic 
Tyler Stamey – Traffic 
Noah Beals – Development Review Manager 

Applicant Team: 
Jason Sherrill, Landmark Homes 
Jason Claeys, Highland Development Services 

Project Information Presented: 
• Em Myler provided an overview of the neighborhood meeting process and next steps after the meeting.
• City Planner Ryan Mounce provided an overview of the history of the original Overall Development Plan

(ODP) approval for this project and background information on previous decisions made by the City
concerning the potential for a street connection between Front Range Village, this development site,
and The English Ranch neighborhood. City staff shared this meeting was prompted to share new
information about an amendment to the ODP that could change the potential connectivity to the site
and the location of future traffic signals along Ziegler Road. Staff also handed out supplementary
information on three potential traffic and connectivity scenarios for discussion and feedback at the
meeting (attached to the end of this summary).

• The applicant shared a brief summary of the original ODP layout and that it is a mixed-use project
consisting of different types of residential units (400-700 units), a childcare center, and commercial
space.

Questions/Comments and Answers (answers primarily provided by City staff unless otherwise 
noted). 

• Clarification on what criteria and metrics the City reviews to evaluate installing new lights and special
pedestrian crossings (reference to a new tunnel under Timberline Rd near Bacon Elementary). Why do
some areas receive these improvements but not others?

Community Development and 
Neighborhood Services 

Planning Services 
281 North College Ave. 
P.O. Box 580 
Fort Collins, CO 80522   
970.221.6750 
970.224.6134 - fax 
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Multiple metrics are reviewed for potential traffic signals at intersections, including the level of traffic, 
turning movements, pedestrian and bike crossings, safety, and more. For the current Ziegler & 
Paddington intersection the metrics do not currently warrant a signal. 

The City has been working to install new bike and pedestrian infrastructure across the entire community 
over many years. The recently adopted Active Modes Plan identifies a need for a crossing along this 
stretch of Ziegler Rd, which helps prioritize future funding and projects. The new tunnel near Bacon 
Elementary is part of a larger capital project that is also expanding Timberline Road that has been in 
planning for many years. 

• Comment: It appears a light at Hidden Pond/Ziegler benefits only a few homes in Hidden Pond
Estates, meanwhile there are larger numbers of residents in English Ranch and Woodland Park
struggling to access Ziegler Rd that could really benefit from a light.
A light at Hidden Pond isn’t primarily being driven by traffic on the east side (Hidden Pond) but rather
new traffic from the proposed development and additional traffic from Front Range Village and Affinity
Multifamily to the west. Traffic studies indicate those combined users would meet traffic levels and
warrants for a light. There are tradeoffs in that if there was connectivity north of the site to Paddington
Rd then it would warrant a light at Paddington/Ziegler that could also serve English Ranch and
Woodland Park neighbors, however, many residents are also concerned about cut-through traffic this
would generate within English Ranch.

• Comment: Would really like a light at Paddington/Ziegler that could serve both Woodland Park and
English Ranch. These neighborhoods have always struggled with access onto Ziegler, especially left
turns, and it keeps getting worse.

• This is all being driven by density, what is the analysis on the level of density and traffic levels?
The density for the overall ODP is approximately 20 units per acre across the entire site. The Harmony
Corridor zone district generally encourages higher intensity uses and has density minimums for the zone
district and restricts the amount of single-family detached units that can be built. In terms of density
levels, the ODP is similar to a multifamily project that could be found in the Medium Density Mixed Use
Neighborhood Zone District and the Affinity project located just to the west of the site.

The traffic analysis comes from a traffic study for development proposal. Copies of these studies are
available for review for this project and any development proposal.

[Applicant]: The original analysis and shape of the ODP limited the site to a channelized-T intersection
on Ziegler but now with these proposed changes it opens new options and a potential light along
Ziegler. Through this process we’re hoping to understand what the different options are on potentially
installing a light along this stretch of Ziegler Rd.

• Is there a pass-through between Hidden Pond and Woodland Park so Woodland Park residents could
also use the light?
There is no street connectivity between those two neighborhoods.

• Comment: What’s troubling to many residents on either side of Ziegler is that we’ve been struggling
for so long and we have a lot of residents that feel like we don’t matter, and what matters is really
this new development. Ever since the roundabout at Horsetooth & Ziegler was installed, it’s created a
constant flow of traffic that never allows for left turns onto Ziegler.

Page 1348

Item 14.



• The ODP was approved for 4-stories, however I thought this was just for the buildings right by Target.
Has this changed?
[Applicant]: There are no proposed changes to heights from the original ODP. There would be 4-story
buildings near Front Range Village, and then a partial 4th story near the English Ranch detention pond.
There are restrictions on those as they are not a full 4th story but it acts as a stairwell/roof access to a
small patio.

• I had heard the City may move the traffic circle at Horsetooth and Ziegler – is that true?
At a previous neighborhood meeting it was shared the City may require adjustments to the
Ziegler/Horsetooth intersection in the future based on a potential development proposal northeast of
the intersection (Strauss Lakes). There hasn’t been any new information on that potential development
recently and the intersection would be studied extensively if/when a submittal is made.

• Comment: I think a light at Horsetooth/Ziegler makes a lot of sense. As you’ve heard from everyone
here we have to run a gauntlet because the roundabout doesn’t provide any breaks in traffic.
The City is very interested in finding a location for a light that can hep address these issues. In an ideal
scenario a connection to Paddington from this vacant site and then a light at Ziegler/Paddington would
potentially serve all neighborhoods. We’re here tonight to listen to you all because we also know there’s
many who don’t want a connection to English Ranch from this site, however, because of spacing
requirements it’s not likely there could be two lights, one at Paddington and then another at Hidden
Pond.

• Comment: I would suggest the City put together both options, a light at Paddington or Hidden Pond to
show everyone how their lives could be improved. Right now the traffic issue stinks for everyone. I
would be interested if there are any substantial impacts if the light goes in at one intersection versus
the other. I would also ask the applicant and City to be sensitive to the last remaining 1 acre
development site in English Ranch where we plan to continue our 1-story patio homes.

• Hidden Pond is a private road. Will the streets in this development be private as well? Does the City
maintain the light?
It’s undetermined if any/all of the future streets in the development will be public or private. If the
streets are private the full construction cost of the light would fall to the developers. The City would
maintain the light after its initial construction just as if a light were installed at Paddington. It would be
privately funded, not privately owned.

• Comment: Is it possible to build a special access through the English Ranch detention pond area on
the far right side of the proposed development so the site could access the Paddington/Ziegler
intersection and have the traffic warrants for a signal? (Multiple attendees echoed support for this
idea)
This would take a lot more study and has several potential issues as begun to explore the idea. The land
where this access would traverse is not owned by the City or the applicants and would need the consent
from the owners. Based on current standards, the detention pond is also undersized and adding an
access point through it would likely make it more deficient.

[Applicant] Some of the properties further west of our site were also developed with no detention or
undersized detention which is putting additional stormwater requirements we’re having to manage on
our proposed development site to help make up the shortfall.
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• The Harmony Corridor Plan was amended. Did it not used to have the minimum density requirement?
We’re getting hammered with density.
The minimum density requirement is in the Land Use Code for the zone district. The Harmony Corridor
Plan did have to be amended to allow for a regional shopping center (Front Range Village), and the most
recent amendments created new standards for the gateway area near the I-25 interchange, but no
changes to density in this portion of the corridor.

• Comment: I think the City and applicant should consider a 5-way intersection at the corner of
Paddington and this development site so everyone still has access to the light but there are still
separate entrances for Paddington and this development.

• The neighborhood is concerned about additional traffic in the neighborhood, but are you willing to
accept additional neighborhood traffic in your development to access the light?
[Applicant]: Yes, we’re willing to accept that.

• Comment: I want to mention that English Ranch, while not ideal, has multiple access points to Ziegler
and also other arterial roads. Woodland Park only has access to Ziegler Rd and no other options to get
out onto the arterial street network and a light at Paddington would really help us.

• Is there any possibility the funding for the light could instead be used to install a light at
Ziegler/Horsetooth and remove the roundabout?
That type of study or analysis hasn’t been completed. Likely a trigger for something like this would be
the Strauss Lakes development near the roundabout.

• If there is a light at Paddinton/Ziegler, how would that change the main access point into the
development site?
Some additional study would be needed, but it could mean it would potentially be limited to a right-in,
right-out only, and the users of Hidden Pond would still have full movement.

• Comment: I feel like a connection to Paddington and then a light at Paddington/Ziegler could solve a
lot of the issues raised this evening.

• Additional comments expressing interest in the idea to put an access point through the English Ranch
detention pond to Paddington.

• With a light at Hidden Pond, will there be a crosswalk so pedestrians can also cross Ziegler?
Yes, that is part of any new signal.
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ZIEGLER ROAD TRAFFIC SOLUTIONS

Option 1: Signal at Hidden Pond, no vehicle
connection to English Ranch

Option 2: Signal at Paddington, vehicle
connection to English Ranch

Option 3: No signal on Zielger, no vehicle
connection to English Ranch

New development and Hidden
Pond can access new signal
New development vehicles
cannot access English Ranch 

Pros
English Ranch cannot access
new signal
Prevents any future signal into
English Ranch

Cons

New multifamily development
and English Ranch have
access to new signal

Pros
Prevents any future signal at
Hidden Pond
New multifamily development
traffic can access English
Ranch 

Cons

Upholds agreement for no vehicle
access between new multifamily
development and English Ranch

Pros
No signal at Paddington  or
Hidden Pond 

Cons
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Comments

Option 1

Option 2

Option 3

Page 1352

Item 14.



  Development Review Staff Report Agenda Item 6

Planning Services     Fort Collins, Colorado 80521     p. 970-416-4311      f. 970.224.6134     www.fcgov.com 

Planning & Zoning Commission Hearing: September 21, 2023 
MJA220004, Ziegler-Corbett ODP Major Amendment (Remanded Hearing) 

Summary of Request 

Following City Council appeal, this is a request for a remanded 
hearing for a Major Amendment to the Ziegler-Corbett Overall 
Development Plan (ODP) located southwest of the intersection of 
Ziegler Road and Paddington Road (parcel #s 8732000002, 
8732400008, 8732000009). The original ODP, approved February 
2022, is a mixed-use project consisting of 400-700 residential 
dwelling units, a childcare center, and 50,000 square feet of 
commercial or community facility space.  

The major amendment proposes incorporating an additional parcel 
and realigning the site’s primary Ziegler Road access point with 
Hidden Pond Drive. The Major Amendment also removes the 
original ODP’s reliance on alternative compliance by stubbing a local 
street connection along the site’s northern boundary for future bike, 
pedestrian, and vehicular connectivity to Paddington Road. No 
changes to land-uses or development intensity are proposed.  

Zoning Map 

Next Steps 

If approved by the decision maker, future Project Development 
Plans (PDPs) will be reviewed for compliance with the amended 
Overall Development Plan and brought forward for P&Z 
consideration.  

Site Location 

The project is located southwest of the 
intersection of Ziegler Road and Paddington 
Road, between Front Range Village and The 
English Ranch neighborhood (Parcel #s 
8732000002, 8732400008, 8732000009). 

Zoning 

Harmony Corridor (HC) 
Property Owner 

Ziegler 1924B LLC 
1808 Seashell Ct 
Windsor, CO 80550 
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1. Project Introduction
A. PROJECT DESCRIPTION
The Major Amendment proposes expanding the boundary of the Ziegler-Corbett ODP by incorporating an 
additional 1.4 acre parcel along Ziegler Road (‘Young Property’) and shifting the site’s primary access along 
Ziegler Road further north to align with Hidden Pond Drive. No changes to the original ODP’s land uses or 
intensity/density are proposed. 

The original Major Amendment approved by the Planning and Zoning Commission in March 2023, relied on 
alternative compliance to Section 3.6.3(E) and (F), and provided only a bike and pedestrian connection, rather 
than a local street connection, at the site’s mid-block along its northern boundary with The English Ranch 
neighborhood. Based on direction from City Council at the August 15, 2023 appeal hearing for the original Major 
Amendment approval, the Major Amendment has removed the alternative compliance request and is proposing to 
stub a local street connection at the mid-block of its northern boundary that meets the typical requirement for 
Section 3.6.3(E) and (F). Upon future off site development, this local street connection will eventually be capable 
of connecting to Paddington Road in The English Ranch neighborhood and may result in a future traffic signal at 
the Ziegler/Paddington/Grand Teton intersection northeast of the Major Amendment site.  

B. DEVELOPMENT BACKGROUND & CONTEXT
The 33-acre site is currently undeveloped and was annexed into the City as part of the Spring Creek Farms 4th 
Annexation in 1994. Adjacent development includes the Front Range Village shopping center to the south, The 
English Ranch subdivision to the north, Affinity Fort Collins, a senior apartment building to the west, and the 
Broadcom/HP Campus and Woodland Park subdivision to the east across Ziegler Road. 

The original Ziegler-Corbett ODP was approved in February 2022 for a mixed-use project consisting of 400 – 700 
single family attached, multifamily, and mixed-use dwelling units, a childcare center, and 50,000 square feet of 
office or community facility space. As part of the original ODP approval, the following modification of standards 
and alternative compliance requests were approved: 

 Modification to Section 4.26(D)(2), to permit up to 100% secondary land uses across the site.
 Modification to Section 4.26(D)(3)(a), to permit up to 4 residential stories, with conditions, in certain areas

of the site.
 Alternative Compliance to Section 3.6.3, to replace a local street connection north to The English Ranch

neighborhood with a bike/pedestrian only connection.

In consideration of the ODP and the Modification of Standards, the project was approved with a condition that 
future project development plan submittals demonstrate compliance with the following City Plan policies: 

Policy LIV 3.5 – Distinctive Design 

Require the adaptation of standardized corporate architecture to reflect local values and ensure that the 
community’s appearance remains unique. Development should not consist solely of repetitive design that may be 
found in other communities. 

Policy LIV 3.6 – Context-Sensitive Development 

Ensure that all development contributes to the positive character of the surrounding area. Building materials, 
architectural details, color range, building massing, and relationships to streets and sidewalks should be tailored 
to the surrounding area.  

Page 1354

Item 14.



Planning & Zoning Commission Hearing - Agenda Item 6 
MJA220004, Ziegler-Corbett ODP Major Amendment 

Thursday, September 21, 2023 | Page 3 of 10 

Back to Top 

Surrounding Zoning and Land Uses 
North South East West 

Zoning The English Ranch 
Neighborhood (LMN) 

Front Range Village 
Regional Shopping 
Center (HC) 

Woodland Park Estates 
(RL) and Broadcom/HP 
Campus (HC) 

Front Range Village 
(HC) and Affinity Fort 
Collins Apartments (HC) 

Land Use Single family 
detached units 

 Retail Single family attached 
& detached units; office 
campus 

Retail; multifamily 

March 2023 Major Amendment Approval & Appeal 

At the March 23, 2023, Planning and Zoning Commission Hearing, a major amendment to the original ODP was 
approved that enlarged the ODP boundary by incorporating an additional 1.4 acre parcel (‘Young Property’) and 
moved the site’s Ziegler Road access to align with Hidden Pond Drive and the installation of a traffic signal. The 
March 2023 Major Amendment continued the reliance of the original ODP’s alternative compliance to provide a 
bike/ped connection to the north instead of stubbing a local street to the site’s northern boundary. 

On April 5, 2023, two Notices of Appeal were filed alleging a failure to conduct a fair hearing and a failure to 
properly interpret and apply sections of the Land Use Code and City Plan policies, primarily related to Section 
3.6.3 and connectivity between the Major Amendment ODP site and The English Ranch neighborhood and 
Paddington Road north of the project’s location.  

At the August 15, 2023, City Council Appeal Hearing, Council found a fair hearing was conducted and remanded 
the Major Amendment for rehearing with the Planning and Zoning Commission, providing the following direction 
as part of the Findings of Fact in support of City Council’s decision on appeal (Attachment 4): 

That the Major Amendment to the Ziegler-Corbett Overall Development Plan be remanded to P&Z for 
rehearing with the direction that, at a minimum, P&Z determine and make specific factual findings whether 
the Major Amendment proposal complies with the street connectivity standards set forth in Land Use Code 
3.6.3, without deference to the alternative compliance approval granted as part of the Ziegler-Corbett 
Overall Development Plan. 

Site & Vicinity Connectivity Context 

An important element to this site’s background is the history of changes to street connectivity to/from the property 
and potential downstream impacts on traffic operations for this section of the community. Prior to the construction 
of the southern portion of The English Ranch neighborhood and the Front Range Village shopping center, a 
previous ODP (Symbios Logic) and the City’s Master Street Plan both envisioned Corbett Drive, a collector street, 
traversing across the ODP site to create a connection between Harmony Road and Paddington Road. 

In the early 2000’s the Harmony Corridor Plan was amended to allow for a regional shopping center (Front Range 
Village) northwest of Harmony and Ziegler Roads and south of the Ziegler-Corbett ODP site. During the review of 
Front Range Village, neighbors in English Ranch raised concerns about having a direct connection between the 
shopping center and their neighborhood via Corbett Drive. 

In 2010/2011, during a Master Street Plan update, neighbors shared these concerns with City Council, who 
sought input and tradeoffs for removing the Corbett collector street connection on the Master Street Plan between 
Front Range Village and The English Ranch neighborhood. While Council ultimately removed the collector street 
connection from the Master Street Plan in 2011, December 2010 work session discussions with Council indicated 
a local street connection may still be required and/or the removal of the connection could result in alternative 
access points and traffic signal locations along Ziegler Road, and that these issue would need to be addressed at 
the time of future development of land north of Front Range Village. 
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In 2021-2022 during the review of the original Ziegler-Corbett ODP, staff held two neighborhood meetings and 
heard feedback from English Ranch neighbors indicating concern and opposition to including a local street 
connection from the ODP site north to Paddington Road. Similar to the 2010-era discussions, neighbors were 
concerned about potential cut-through traffic to Front Range Village, impacts to neighborhood traffic 
speeds/safety, and some frustration that a street connection was again being considered given the prior Council 
decision from 2010/2011. Separately, neighbors in Woodland Park Estates have been interested in the standard 
for a local street connection being met without alternative compliance, as the connection is likely to create the 
warrants for a traffic signal at the Ziegler/Paddington/Grand Teton intersection which would improve safety and 
convenience for their neighborhood and create a bike/ped crossing along this stretch of Ziegler Road.  

C. OVERVIEW OF MAIN CONSIDERATIONS
Given no proposed changes to development intensity/capacity of the ODP site, the main consideration of the 
remanded Major Amendment relates primarily to the downstream impacts of vehicular connectivity between the 
ODP site and Paddington Road in The English Ranch neighborhood.  

The major amendment decision from March 2023 continued the original ODP’s reliance on alternative compliance 
to Land Use Code Section 3.6.3(E) and (F), which provided only a bike/ped connection at the mid-block of the 
site’s northern boundary, rather than the typical 3.6.3 requirements for a local street stub and potential future 
vehicular connectivity. As part of this remanded hearing, the Major Amendment now proposes to fully meet 
Section 3.6.3(E) and (F) standards without an alternative compliance request by providing a local street stub to 
the northern boundary of the ODP site.  

In the near term, a complete local street connection to Paddington Road will be unavailable as there is an 
intervening, undeveloped parcel between the ODP site and Paddington Road. The project’s traffic study indicates 
a traffic signal will be warranted at the Ziegler/Paddington/Grand Teton intersection when a full local street 
connection is made, however, the timing of the complete connection is dependent on the intervening parcel being 
developed. 

While the local street stub and anticipated future street connection to Paddington Road meets Land Use Code 
standards without the need for alternative compliance and creates the setup for a more typical transportation 
system in the vicinity with a potential signal at an arterial/collector street intersection, the concerns expressed by 
many neighbors in The English Ranch neighborhood since the construction of Front Range Village related to 
increased traffic, noise, and safety are likely to persist. 

D. CITY PLAN PRINCIPLES AND POLICIES:
The City’s comprehensive plan (2019 City Plan) was developed with the participation of thousands of community 
members and embodies the vision and values of the community for the future.  A basic aspect of the vision 
pertinent to the proposal is the unique character and sense of place in Fort Collins. 

The City Plan’s Structure Plan Map includes place types—or land use categories—which provide a framework for 
the ultimate buildout of Fort Collins. These place types provide a policy structure that can apply to several specific 
zone districts within each place type by outlining a range of desired characteristics. The subject property is 
consistent with the “Mixed Employment place type” land use designation, which is the overlying land use 
designation for both the E and HC zone districts.  

City Plan provides guidance that the Structure Plan is not intended to be used as a stand-alone tool; rather, it 
should be considered in conjunction with the accompanying principles, goals and policies contained in City Plan 
as a tool to guide future growth and development. Key principles and policies relevant to the project include the 
following: 

OUTCOME AREA “LIV” -- NEIGHBORHOOD LIVABILITY AND SOCIAL HEALTH – Managing Growth: These 
principles help the City to manage growth by encouraging infill and redevelopment, ensuring this development is 
compatible with the character of the surrounding neighborhood or area. 
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Principle LIV 2: Promote Infill and Redevelopment: 

POLICY LIV 2.1 - REVITALIZATION OF UNDERUTILIZED PROPERTIES. Support the use of creative 
strategies to revitalize vacant, blighted or otherwise underutilized structures and buildings, including, but not 
limited to: Infill of existing surface parking lots—particularly in areas that are currently, or will be, served by 
bus rapid transit (BRT) and/or high-frequency transit in the future. 

Principle LIV 3: Maintain and enhance our unique character and sense of place as the community grows: 

POLICY LIV 3.1 - PUBLIC AMENITIES. Design streets and other public spaces with the comfort and 
enjoyment of pedestrians in mind …such as plazas, pocket parks, patios, children’s play areas, sidewalks, 
pathways… 

POLICY LIV 3.6 - CONTEXT-SENSITIVE DEVELOPMENT. Ensure that all development contributes to the 
positive character of the surrounding area. Building materials, architectural details, color range, building 
massing, and relationships to streets and sidewalks should be tailored to the surrounding area. 

Principle LIV 4 – Enhance neighborhood livability: 

POLICY LIV 4.2 - COMPATIBILITY OF ADJACENT DEVELOPMENT. Ensure that development that occurs in 
adjacent districts complements and enhances the positive qualities of existing neighborhoods. Developments 
that share a property line and/or street frontage with an existing neighborhood should promote compatibility 
by: Continuing established block patterns and streets to improve access to services and amenities from the 
adjacent neighborhood; Incorporating context-sensitive buildings and site features (e.g., similar size, scale 
and materials); and Locating parking and service areas where impacts on existing neighborhoods—such as 
noise and traffic—will be minimized. 

Principle LIV 5 – Create more opportunities for housing choices. 

POLICY LIV 5.3 - LAND FOR RESIDENTIAL DEVELOPMENT. Use density requirements to maximize the 
use of land for residential development to positively influence housing supply and expand housing choice. 

E. HARMONY CORRIDOR PLAN:
The ODP site is also located within the Harmony Corridor Plan boundary, which seeks to establish a mixed-use 
corridor with a strong employment base. The Harmony Corridor Land Use Policy Plan provides guidance for the 
corridor as, “a preferred location for intense urban activity including a mix of residential, industrial, commercial and 
recreational uses,” and establishes goals and policies for high quality design and concepts for a gateway/urban 
design features as a main entryway to the community. 

In particular, the Harmony Corridor Land Use Policy Plan: 

…promotes the maximum utilization of land within the corridor, higher density development, phased 
growth, a mix of uses and concentrated building activity. The availability of public facilities, including 
streets, sewer, water, natural gas, and electricity, establishes the corridor as a preferred location for 
intense urban activity… 

Goals and policies relevant to the proposed ODP Major Amendment and potential future Project Development 
Plan submittals within the ODP boundary include: 

Land Use Plan: 

(a) Maximize the use of existing services and facilities (streets and utilities).

(d) Provide shopping and service areas convenient to both residents and employees of the corridor.

(e) Provide for a variety of housing types.

(f) Preserve and protect existing residential neighborhoods from intrusive or disruptive development.
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Policy LU-3: Provide for the advance planning of large, undeveloped properties in the corridor area. 

Policy LU-6: Recognize the importance of the continued livability and stability of existing residential neighborhoods as 
a means to expanding future economic opportunities in the corridor. 

Policy LU-7: Preserve a transition or cushion of lower intensity uses or open space between existing residential 
neighborhoods and the more intense industrial/commercial areas. 

The intent of the original ODP and Major Amendment meets Policy LU-3 to provide advance planning for multiple 
undeveloped parcels and the specific ODP program of housing, office, and childcare establishes a mixed-use 
development with multiple housing types, the utilization of nearby existing services and amenities, and with the recent 
change to provide for future local street connections provides additional connectivity for other neighborhoods to 
access the services at Front Range Village or future ODP commercial opportunities and child care. The ODP has also 
placed stormwater detention and smaller scale housing adjacent to existing single-family dwelling neighborhoods to 
create a transition to these neighborhoods from the retail activity at Front Range Village and the higher density units 
proposed on the southern portions of the ODP site in order to create an appropriate transition to the established lower 
density neighborhood to the north. 

Based on staff’s analysis, staff finds the Ziegler-Corbett ODP Major Amendment conforms with the policies of City 
Plan and the Harmony Corridor Plan and that the development meets the requirements of Land Use Code Section 
1.2.2(A). 

2. Public Outreach
A neighborhood meeting was held on January 5, 2023 for the Major Amendment. A video recording of the 
meeting may be viewed online at: https://www.youtube.com/watch?v=Cwhdjqz_xrA. Two previous neighborhood 
meetings were also held during the original ODP review and featured similar discussion topics. Those meeting 
summaries can be found as attachments. Staff also had the opportunity to discuss the first Major Amendment 
proposal with the English Ranch HOA virtually on March 6, 2023 and a group of Woodland Park Estates 
neighbors on March 21, 2023. 

Main Topics discussed at these meetings included: 
1. Concerns about the potential for a street connection between the ODP site to Paddington Road in the

English Ranch neighborhood.
2. Desire to find solutions, including a possible signal, at the Ziegler/Paddington/Grand Teton

intersection.
3. Concern about the density and amount of traffic generated by future ODP development.
4. Concern a signalized intersection at Ziegler/Hidden Pond is favoring new development over traffic

issues faced by existing neighborhoods.
5. Discussion of alternative traffic and connection scenarios shared by neighbors.

3. Land Use Code Article 2 – Applicable Standards
A. PROJECT DEVELOPMENT PLAN PROCEDURAL OVERVIEW
1. Conceptual Design Review – CDR220035

A conceptual design review meeting was held on May 5, 2022.

2. First Submittal – MJA220004
The Major Amendment was submitted on November 15, 2022.
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3. Neighborhood Meeting
Pursuant to LUC Section 2.2.2 – Step 2: Neighborhood Meetings, a neighborhood meeting is required for
Planning and Zoning Commission (Type 2) projects. An in-person neighborhood meeting was held on
January 5, 2023.

4. Notice (Posted, Written and Published)
Posted Notice: November 18, 2022, Sign #719.

[Original Hearing] Hearing Notice: March 8, 2023, 938 addresses mailed.
[Remanded Hearing] Hearing Notice: September 6, 2023, 940 addresses mailed.

[Original Hearing] Published Coloradoan Hearing Notice: March 5, 2023.
[Remanded Hearing] Published Coloradoan Hearing Notice: September 11, 2023.

B. MAJOR AMENDMENT OVERVIEW
Section 2.2.10 outlines the process and review procedures for minor and major amendments to approved
plans, including Overall Development Plans. Per minor amendment criteria 2.2.10(A)(2)(e), minor
amendments exclude changes that would result in site improvements outside the boundaries of the originally
approved plan. Given the expansion of the ODP boundaries this change automatically results in a major
amendment review.

Additionally, the resulting impact of the shift in the ODP’s main access point and connectivity implications to
and from the site should be evaluated as a change in character appropriate to a major amendment review.

Land Use Code Section 2.2.10(B)(1) states: “Major amendments to development plans or site specific
development plans approved under this Code shall be reviewed and processed in the same manner as
required for the original development plan for which amendment is sought.”

Given there are no proposed changes to the land uses or development intensity/density of the original ODP
with the proposed major amendment, the remaining sections of this staff report summarize compliance with
applicable ODP standards, with a focus on Street Connectivity Standards, while the full staff evaluation for
other ODP standards and the two original Modification of Standards can be found attached in the original
Ziegler-Corbett ODP staff report from February 2022. Staff has also attached the original Major Amendment
staff report from March 2023 for context.

C. ODP STANDARDS – SECTION 2.3.2

Section 2.3.2 (H) of the Land Use Code identifies seven criteria for reviewing an ODP, which are summarized as 
follows: 

1) Section 2.3.2(H)(1) – Permitted Uses and District Standards

This standard requires the ODP to be consistent with the permitted uses and applicable zone district standards 
and any applicable general development standards that can be applied at the level of detail required for an ODP 
submittal. 

The Major Amendment proposes no changes to land uses within the ODP, which are proposed to include single-
family attached, multifamily, and mixed-use dwellings, a childcare center, and office and/or community facility 
space. All land uses are permitted in the Harmony Corridor (HC) zone district. 

Additionally, the HC zone district prescribes a minimum of 75% primary employment uses and a maximum of 25% 
secondary uses. The ODP is proposing a ratio of secondary uses exceeding the 25% secondary use maximum. A 
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modification of standard was previously approved permitting up to 100% secondary uses for the ODP. The 
original staff evaluation and findings of fact for the modification can be found in the attached February 2022 staff 
report. 

2) Section 2.3.2(H)(2) – Density

This standard requires that the Overall Development Plan be consistent with the required density range for 
residential land uses. 

For residential developments, the HC district requires an overall minimum average density of seven dwelling units 
per net acre. No changes to density are associated with the Major Amendment. Between 400 – 700 residential 
units are proposed, complying with the standard, and representing a density of approximately 12 to 21 units per 
acre.  

3) Section 2.3.2(H)(3) and 2.3.2(H)(4) – Master Street Plan, Street Pattern, Connectivity, Transportation
Connections to Adjoining Properties

These standards require the ODP to conform to the Master Street Plan, Street Pattern and Connectivity 
standards, and also to conform with Transportation Level of Service requirements found in Sections 3.6.3 and 
3.6.4 respectively. 

The Major Amendment promotes the purpose and general standard of 3.6.3(A) and 3.6.3(B) to create an internal 
network of streets and connectivity to/from the project site that promotes safety, convenience, efficiency, and 
attractiveness by providing multiple direct connections to/from the project site and internally for all transportation 
modes. These direct connections help knit developments together to enhance access to nearby destinations such 
as English Ranch Park, Linton Elementary School, and the amenities of Front Range Village and those proposed 
within the ODP itself. 

The Major Amendment meets the requirements of 3.6.3(C) and (D) for the spacing of full movement collector and 
local street intersections with arterial streets. The Major Amendment proposes a full movement local street 
connection along Ziegler Road aligned with Hidden Pond Drive and the Major Amendment ODP map indicates 
the potential for a signalized intersection at the existing Ziegler/Paddington/Grand Teton intersection northeast of 
the ODP site when a full local street connection can be made from the development north to Paddington Road.  

The Major Amendment proposes connectivity and future street connections capable of providing access to three 
arterial streets within the project’s section mile of development, meeting the standard of 3.6.3(E). The ODP site 
will provide direct access to Ziegler Road, Harmony Road via a Corbett Drive connection, and a local street stub 
to an undeveloped property along the site’s northern boundary, that upon future development, will be capable of 
providing connectivity to Horsetooth Road via collector streets such as Paddington Road and Kingsley Drive. 

The Major Amendment meets standard of 3.6.3(F) to continue or provide Street Connections to adjacent 
development by providing a local street stub to the site’s northern boundary that abuts developable land. This 
location was previously identified in the English Ranch South Overall Development Plan as a future connection 
point for Corbett Drive (collector street), however, that collector street connection was subsequently removed from 
the Master Street Plan, and a local street stub and future connection will be designed instead. Alternative 
locations for local street connectivity around the site are fulfilled either by connection points to Ziegler Road (east) 
or Corbett Drive (west) or are precluded due to existing development.  

The Major Amendment does not propose any gated street entryways and also meets the requirements of Section 
3.6.3(F). 

Finally, the Major Amendment also complies with the purpose and standard of 3.6.4, Transportation Level of 
Service Requirements. The Major Amendment has submitted a revised Traffic Impact Study Addendum 
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evaluating connectivity options from the ODP site, including the Major Amendment’s proposed option of creating a 
local street stub and opportunity for a future local street connection north to Paddington Road. This scenario 
meets Fort Collins’ Level of Service (LOS) criteria and indicates a warrant for a traffic signal at the 
Ziegler/Paddington/Grand Teton intersection when a local street connection from the ODP site to Paddington 
Road is completed by future development. Accordingly, the Major Amendment ODP and subsequent Project 
Development Plans will be contributing a proportional funding share towards this future signal. 

4) Section 2.3.2(H)(5) – Natural Features

This standard requires an ODP to show the general location and size of all natural areas, habitats and features 
within its boundaries and shall indicate the rough estimate of the buffer zone as per Section 3.4.1(E) 

The ODP does not contain any natural areas, habitats or features as identified on the City’s Natural Habitats and 
Features inventory map and no natural habitat buffer zones are required within the ODP boundary. 

5) Section 2.3.2(H)(6) – Drainage Basin Master Plan

This standard requires an ODP to be consistent with the appropriate Drainage Basin Master Plan. 

The ODP is located within the Fox Meadows Drainage Basin. A drainage report has been reviewed by stormwater 
staff and there are no drainage issues associated with the ODP. The ODP map indicates the approximate location 
and sizing of future detention areas. Future project development plan reviews submitted within the ODP boundary 
will comply with the City’s stormwater management, water quality requirements, and low impact development 
standards. 

6) Section 2.3.2(H)(7) – Housing Density and Mix of Uses

This section requires that any standards relating to housing density and mix of uses will be applied over the entire 
ODP and not on each individual project development plan proposal.   

Within the HC zone district, a mix of housing types is required for projects proposing residential dwellings. For 
projects greater than 30 acres in size, a minimum of three housing types are required.  

No changes are associated with the Major Amendment to the ODP’s mix of housing types. Housing types shall 
include single-family attached, multifamily, and mixed-use dwellings. Additional housing types may be provided 
when individual PDPs are reviewed as multifamily buildings with varying unit numbers per building may count as 
additional housing types in the HC district. 

In addition to these recognized housing types in the HC district, 12 live-work units are proposed that will feature 
street-oriented commercial storefronts.  

4. Findings of Fact/Conclusion
In evaluating the request for the Ziegler-Corbett ODP Major Amendment, MJA220004, Staff makes the following
findings of fact:

1. The Major Amendment complies with Section 1.2.2(A) of the Land Use Code and the City Plan Structure
Plan, City Plan Principles and Policies, and associated policies and goals of the Harmony Corridor Subarea
Plan.

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

3. The Major Amendment complies with the applicable review standards for Section 3.6.3, Street Pattern and
Connectivity Standards.
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4. The Major Amendment complies with the applicable review standards for Overall Development Plans of
Section 2.3.2(H)(1) through (7).

5. Recommendation
Staff recommends that the Planning and Zoning Commission make a motion to approve the Ziegler-Corbett ODP
Major Amendment, MJA220004, based on the Findings of Fact and supporting explanations found in the staff report,
staff report attachments, and hearing materials.

6. Attachments
1. Statement of Planning Objectives
2. Major Amendment Overall Development Plan Map
3. Traffic Impact Study Addendum
4. City Council Appeal Hearing Findings of Fact
5. January 2023 Neighborhood Meeting Summary
6. September 2021 Neighborhood Meeting Summary
7. February 2022 Neighborhood Meeting Summary
8. Public Comments
9. Original ODP Staff Report (February 2022)
10. Original Major Amendment Staff Report (March 2023)
11. 2010 Corbett Connection Materials (Council Work Session, Neighborhood Meeting Summary)
12. Staff presentation

Relevant Links 
• Traffic Impact Study

https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15941041&dbid=0&repo=FortCollins

• ODP Major Amendment Utility & Drainage Plan:
https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15892862&dbid=0&repo=FortCollins

• ODP Major Amendment Drainage Report:
https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15892863&dbid=0&repo=FortCollins
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2Project Overview

 PDP associated with Ziegler-Corbett 
Overall Development Plan (ODP)

 Size: 32.6 acres

 Zone: Harmony Corridor (HC)

 Project Elements:
 603 dwelling units

 (136) SFA; (457) Multifamily;          
(4) Mixed-Use; (6) Live-Work

 Childcare Center
 34,000sf Office/Retail Space
 48 buildings; 2-4 stories
 2.3 acres of park & amenity spaces

 Proposed Modifications:
 Section 3.2.2(K) Parking
 Section 3.5.2(D) Relationship of 

Dwellings to Streets/Walkways
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3Zoning Context
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4Project Context
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5Work Session Follow-up

 Additional information on Ziegler-Corbett Overall Development Plan approvals & street 
connectivity

 Housing model variety & adjacency comparisons

 Context on Phase 1 Land Use Code parking changes

 Multifamily Garages - Section 3.5.2(G)(1)
 Limits max. length of a garage to 60-ft when located within 65-ft of public ROW or property line. 

 Min. 7-ft landscaped separation between garages.

 Proposed garages are located within 65-ft of southern property boundary and exceed 60-ft.
 Proposed garages need to be reduced in size to ensure structure length does not exceed 60-ft.
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6Zoning Context
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7Policy Context – Harmony Corridor Plan

Harmony Corridor Plan
Vision for mixed-use corridor with a strong employment base. 

Land Use Policy Plan:
…promotes the maximum utilization of
land within the corridor, higher density
development, phased growth, a mix of
uses and concentrated building activity.
The availability of public facilities, including
streets, sewer, water, natural gas, and
electricity, establishes the corridor as a
preferred location for intense urban activity…

(a) Maximize the use of existing services and facilities 
(streets and utilities).

(b) Promote the development of the corridor as a high 
quality, self-contained and compact business center.

(c) Provide for the location of industry and business in 
the city by identifying prime locations for such uses.

(d) Provide shopping and service areas convenient to 
both residents and employees of the corridor.

(e) Provide for a variety of housing types.

(f) Preserve and protect existing residential 
neighborhoods from intrusive or disruptive 
development.Page 1370
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8ODP Compliance
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9Compliance with Ziegler-Corbett Overall Development Plan

 Complies with approved land-use, housing mix, and density ranges
 ODP approved for 400-700 units & 3 housing types

 PDP proposes 603 units (18.5 units/acre) and 3 housing types

 Complies with street connectivity standards, Section 3.6.3(F).
 Proposal stubs a local street connection to the northern property boundary

 Complies with preliminary drainage report and detention areas

 ODP was approved with two modification of standards:
 100% secondary uses in the HC zone district

 PDP proposes a mix of primary (office) and secondary uses (residential, retail, childcare)

 Up to 4 residential stories on Parcels B & C with stepback conditions

 PDP proposes a 4th story only on Parcel C. 
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10Compliance with Ziegler-Corbett Overall Development Plan

 ODP height conditions:
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11Compliance with Ziegler-Corbett Overall Development Plan

 Section 3.6.3(F) 
 Requires future street connectivity by continuing existing/approved streets or stubbing a street to 

adjacent developable parcels at intervals not to exceed 660-ft.

 English Ranch South PUD approved street connection

 Adjacent street connectivity required to a developable parcel

 Street Connectivity History
 First ODP iteration – approved with alternative compliance for bike/ped connection only

 ODP Major Amendment – Expanded ODP boundary allowed for consideration of alternative 
compliance and traffic signal at Ziegler/Hidden Pond vs Ziegler/Paddington

 Council appeal and remanded hearing 

 ODP Major Amendment Remanded Hearing – Meet 3.6.3(F) standards and stub a local street north 
for future connectivity to Paddington. 

 Affirm preferred location of a future signal at the Ziegler/Paddington intersection
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12Compliance with Ziegler-Corbett Overall Development Plan

PREFERRED 
SIGNAL 
LOCATION:
ZIEGLER / 
PADDINGTON

LOCAL STREET 
STUB & FUTURE 
CONNECTION

FULL 
MOVEMENT 
AT ZIEGLER / 
HIDDEN 
POND
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13Compliance with Ziegler-Corbett Overall Development Plan

POLICY LIV 3.5 - DISTINCTIVE DESIGN: REQUIRE THE ADAPTATION 
OF STANDARDIZED CORPORATE ARCHITECTURE TO REFLECT 
LOCAL VALUES AND ENSURE THAT THE COMMUNITY'S 
APPEARANCE REMAINS UNIQUE. DEVELOPMENT SHOULD NOT 
CONSIST SOLELY OF REPETITIVE DESIGN THAT MAY BE FOUND IN 
OTHER COMMUNITIES.
 
POLICY LIV 3.6 - CONTEXT-SENSITIVE DEVELOPMENT ENSURE 
THAT ALL DEVELOPMENT CONTRIBUTES TO THE POSITIVE 
CHARACTER OF THE SURROUNDING AREA. BUILDING MATERIALS, 
ARCHITECTURAL DETAILS, COLOR RANGE, BUILDING MASSING, 
AND RELATIONSHIPS TO STREETS AND SIDEWALKS SHOULD BE 
TAILORED TO THE SURROUNDING AREA.

 ODP Condition: Demonstrate compliance with the following City Plan policies:
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14ODP Conditions

 Project architecture developed for the site and unique to the community

 Seeks to fulfill land use guidance provided by City Plan & Harmony Corridor Plan for mixed-use, higher 
intensity development with an appropriate transition to existing neighborhoods

 Incorporates vertical and horizontal mixed-use and trials unique types of housing (mixed-use, 
live/work)

 Creates project gateway and identity using low walls, landscaping design, and street furniture

 Provides numerous active and passive amenity spaces

 Uses landscaping and building material palette common to surrounding context

 Provides commitment to other community-wide goals and policies:

 Solar energy collection and LEED Gold or Zero Energy Ready certification

 Recruitment for a childcare center
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15Project Walkthrough –  Height / Intensity Gradient

Land Use 
Intensity & 
Building 
Heights

2 - 4 story
multifamily

2 - 3 story
SF attached

Experience 
& feel

More urban, 
mixed-use, wide 
sidewalks/plazas

More suburban, 
detached walks, 
parks, 
playgrounds
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16Project Walkthrough –  Street Network

 Network of Private 
Streets

 Primary east-west 
route from Ziegler 
Rd (east) to Corbett 
Dr (west)

 Several north-south 
streets, including 
stub north (future 
connection to 
Paddington Rd)

 Alleys / drives 
provide access to 
SFA & MF garages

 Linear green space 
for SFA units 

Private Street Alley or Driveway
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17Project Walkthrough –  Parking

 985 spaces

 Modification for 
multifamily parking 

 Emphasis on 
garage & on-street 
parking for attached 
and multifamily 
units

 Minimize presence 
of large surface 
parking lots

On-street parking Parking lots
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18Project Walkthrough –  Detention

 Large amount of 
detention needed

 On-site demand & 
off-site flows

 Mix of more naturalistic 
detention areas (west) 
and formalized areas 
(east).

 Utilize underground 
chambers

 Exploring additional 
recreational access to 
detention areas

 Ziegler Rd detention 
areas with tiered walls 
and formal landscaping
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19Project Walkthrough –  Amenity Spaces

 2.3 acres of amenity 
areas

 Parks

 Plazas

 Clubhouse

 Playgrounds

 Active & Passive 
spaces
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20Modification of Standard: Section 3.2.2(K) - Parking

 Standard requires a minimum amount of vehicle parking based on land uses

 Across entire site, LUC requires 1,093 parking spaces; 985 are proposed

 Reduction of 108 spaces comes from the multifamily portion of the project

 64 spaces provided for nonresidential uses and 2-car garages and on-street parallel parking 
meet requirements for townhomes

Land Use / Unit Type LUC Standard Project Amount Parking Required
Childcare Center 1 space per 1,000 sf 10,000 sf 10 
Office*
Retail*

1 space per 1,000 sf
2 spaces per 1,000 sf 

17,000 sf
17,000 sf

17
34

Subtotal: 51
Single-family attached
1 br.
2 br.
3 br. 
4 br.

1.5
1.75
2
3

0
51
80
12

0
89.25
160
36

Subtotal: 282.25
Multifamily
1 br. & studio
2 br.
3 br. 
4 br.

1.5
1.75
2
3

252
145
64
0

378
253.75
128
0

Subtotal: 759.75
Total Project Parking:1,093

*Assumes a 50/50 split between these proposed uses
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21Modification of Standard: Section 3.2.2(K) - Parking

 Proposal relies on the new 
multifamily parking rates adopted as 
part of the Phase 1 LUC updates, 
with reductions for 1- & 2-bedroom 
units.

 Based on parking occupancy 
studies and pro-forma analysis 
in the LUC Diagnostic Report

 Diagnostic Report Finding: For 
most multifamily projects in 
mixed-use and commercial 
zones, the key constraint on 
housing density, diversity, and 
affordability is off-street parking.
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22Modification of Standard: Section 3.2.2(K) - Parking

 Staff findings – not detrimental to the public good and a nominal or inconsequential change

 Utilizing a new code standard developed and supported by staff and City Council and applied via 
modification to other similar projects

 Guidance to bring forward the reducing parking standard once again as part of anticipated re-adoption 
of foundational Phase 1 LUC changes

 New Code standard would permit a greater reduction in spaces based on the number of multifamily 
units with 1 or 2 bedrooms versus what is proposed. (Potential reduction of 162 spaces vs 108 
proposed).
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23Modification of Standard: Section 3.5.2(D) – Relationship to Streets

 Standard section requires dwellings to face streets or connecting walkways and such walkways shall be no 
more than 200-ft from a street sidewalk.

 Two structures containing 11 SFA units and 4 structures containing 16 MF units do not meet this standard

 Either located beyond 200-ft from a street sidewalk or requires crossing an alley/driveway
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24Modification of Standard: Section 3.5.2(D) – Relationship to Streets

 Staff findings – not detrimental to the public good and an ‘equal to or better’ application 

 Proposed mitigation measures

 Enhanced crosswalks with special paving patterns/materials connect units to street sidewalk 
system

 Walkway maintains consistent landscaping and unit relationship found along streets 

 Units are located at the termination of private streets and the walkway connections remain visually 
prominent

 Units remain well-connected to the overall site walkway network, fronting upon major east-west route

 (SFA Units) – Allows for more building orientations where front facades can face adjacent 
development
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25Modification of Standard: Section 3.5.2(D) – Relationship to Streets
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26Modification of Standard: Section 3.5.2(D) – Relationship to Streets
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27Landscaping / Tree Planting

 Formal, garden-like landscape design. Integrated with detention designs along Ziegler Rd

 Naturalistic design elements near western detention areas

 Development of street tree and canopy network

 Foundation plantings in association with hardscape/paving design patios/porches design to reinforce 
multifamily entrances and semi-private spaces for individual MF and SFA units.
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28

Landscaping along western detention pond

Landscaping along eastern detention pond / project gatewayPage 1391
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29Misc. Project Elements – Gateway Features & Amenities

Page 1392

Item 14.



30Park / Plaza Enlargements
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31Park / Plaza Enlargements
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32Park / Plaza Enlargements
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33Landscaping / Tree Planting

 Tree plantings:

 633 new trees

 318 shade/canopy, 217 evergreen, 98 ornamental

 Includes 93 mitigation trees

 Tree Removal

 51 proposed removals due to conflicts with proposed detention areas and street access along 
Ziegler Rd or Front Range Village trees planted across property line

 Full mitigation on project site & working with FRV on replacement plantings
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34Housing Model Variety – Single Family Attached

 Three model varieties required, including:

 Substantial variation in footprint size/shape

 Other unique architectural elevations such as entrance features, roof forms, massing proportions, etc.

Footprint sizes & shapes vary based on range of 3 – 9 units 
per structure and presence of end-units featuring 2-story 
elevations with side entrances, and changes in projections / 
recesses for patios and balconies.
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35Housing Model Variety – Single Family Attached

Elevations feature a mix of gable and shed roof elements, side and front building entrances 
with covered patios or canopies. Additional variation through changes in window sizes, 
design and fenestration patterns, and symmetrical and asymmetrical building form.  
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36Housing Model Variety – Multifamily

 Three model varieties required, including:

 Substantial variation in footprint size/shape

 Other unique architectural elevations such as entrance features, roof forms, massing proportions, etc.

Footprint sizes & shapes vary based on range of structures 
with 4, 32, or 49 units per building with varying shapes 
including 2-story stepdown units on the 32-unit buildings, 
and outdoor terraces and step-backs on the 49-unit 
buildings.
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37Housing Model Variety – Multifamily

The 32- & 49-unit structures feature:

• Mix of flat, gable, and shed roof elements and changes in roof pitch/orientation

• Canopy vs awning entrance & ground-floor accents

• Window and doorway designs  
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38Housing Model Variety – Single Family Attached

The 32- & 49-unit structures feature:

• Mix of flat, gable, and shed roof elements and changes in roof pitch/orientation

• Canopy vs awning entrance & ground-floor accents

• Window and doorway designs  
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39Housing Model Variety – Single Family Attached

The 4-unit multifamily and mixed-use structures

• Mix of gable, and shed roof elements and changes in roof pitch/orientation

• Canopy vs awning entrance & ground-floor accents

• Window and doorway designs  
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40Building Architecture – Single Family Attached

 Mix of 3, 4, 5, 6, 8, or 9-unit buildings
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41Building Architecture – Single Family Attached
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42Building Architecture – Single Family Attached
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43Building Architecture – Single Family Attached

 Mix of 4, 5, or 6-unit 
buildings
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44Building Architecture – Single Family Attached
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45Building Architecture – Live/Work

 3-Units per 
Bldg. 
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46Building Architecture – Multifamily

 32 units per building
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47Building Architecture – Multifamily

 32-unit buildings
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48Building Architecture – Multifamily
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49Building Architecture – Multifamily
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50Building Architecture – Multifamily

 49-unit buildings
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51Building Architecture – Multifamily
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52Building Architecture – Multifamily

 4-unit buildings & garages
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53Building Architecture – Clubhouse
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54Building Architecture – Childcare Center
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55Building Architecture – Mixed-Use
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56Building Architecture – Office
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57Building Architecture – Office
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58Staff Recommendation

 Approval of the two Modification of Standards for:

 Section 3.2.2(K) – Number of Off Street Parking Spaces

 Section 3.5.2(D) – Relationship of Dwellings to Streets & Parking

 Approval of the Union Park Project Development Plan, #PDP230005
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59

RESOURCES
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60Project Walkthrough – Overall Site Plan

Residential

 457 multifamily units (1-3 bedrooms)

 4 mixed-use units (2 bedrooms)

 136 single-family attached units (1-4 
bedrooms)

 6 live-work units (2 & 3 bedrooms)

Nonresidential

 10,000 sf childcare center

 34,000sf office & retail

 Two office buildings

 Two mixed-use buildings
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61Project Walkthrough –  Street Design

Private Street (northern half of site)
30’ or 36’ roadway width
5-ft detached sidewalks w/ tree lawns
Some streets w/ parallel parking

Private Street (southern half of site)
13’ travel lanes
11’ sidewalks w/ tree cutouts (left) or
7-9’ sidewalks w/ associated plazas & street furniture (top)
Diagonal parking
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62Work Session Follow-up

 Single Family Attached Units – Semiprivate Spaces

 Dimensions vary slightly unit-to-unit

 Porch/balconies (blue): 

 14’ x 6’

 12.5’ x 6’

 Semi-private front yards (orange): 

 10’ x 23’

 12’ x 20’
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63
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64English Ranch – North of ODP
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65Woodland Park / Broadcom – East of ODP
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66Front Range Village – South of ODP
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67Affinity – West of ODP
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68
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69English Ranch South PUD Site Plan
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70Harmony Corridor Plan Transitional Uses
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U N I O N   P A R K  -  P D P
Planning and Zoning
February 15, 2024

A Sense of Place
Page 1439

Item 14.



Continue the Commitment of the ODP

Benefits of the Approved ODP

A recommended City Plan transition that provides 
appropriate context between adjacent large retail 
Center (Front Range Village), Multi-Family (Affinity) 
and Single-Family Housing (English Ranch).

Commitment to a Child Day Care Center as noted in 
ODP.

Development that supports and is supported by 
Front Range Village.

Residential units will be enhanced with solar panels 
and townhome and condominium units will be 
either LEED gold or zero energy ready certified.

U N I O N   P A R K  -  P D P
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U N I O N   P A R K  -  P D P

Union Park – Land Use Data

Land Use Data

EXISTING ZONING: HC -  HARMONY CORRIDOR

LAND USE:  MIXED USE  PER APPROVED ODP

MULTI-FAMILY BUILDINGS: 16 BLDGS. 457 UNITS TOTAL
(Apartments)

S.F.A. BUILDINGS: 24 BLDGS.  142 UNITS TOTAL
(Town Homes)

MIXED USE BUILDINGS 2 BLDGS. 4 UNITS TOTAL

NUMBER OF UNITS  603 TOTAL UNITS

GROSS LAND AREA:  32.69 AC

UNITS PER ACRE 18.4 UNITS PER ACRE (GROSS)

TOTAL BEDROOMS  1,174 BEDROOMS

PARK SPACE REQUIRED MINIMUM 1.0 ACRE PER APPROVED ODP

PARK SPACE PROVIDED 2.3 ACRES  - PARK, SPACE / POOL AND 
CLUBHOUSE

PARKING SPACES 
PROVIDED (REQUIRED) 931 (870 Required per Modification Request)

1.54 SPACES PER UNIT
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Union Park Vision

U N I O N   P A R K  -  P D P
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“A Sense of Place”

U N I O N   P A R K  -  P D P
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Union Park – Parks, Open Spaces and Trails

PARK SPACE REQUIRED MINIMUM 1.0 ACRE PER APPROVED ODP

PARK SPACE PROVIDED 2.3 ACRES  - PARK, SPACE / POOL AND CLUBHOUSE

PEDESTRIAN CONNECTIVITY  AND WALKABILITY THROUGHOUT

U N I O N   P A R K  -  P D P

Page 1444

Item 14.



Challenges of a Consistent Streetscape

U N I O N   P A R K  -  P D P

Challenges of a Consistent Streetscape

Conflict : An urban streetscape is desired . Tree lawns may 
not be appropriate.

Conflict:  A balance of walkability along urban sidewalks 
and providing appropriate tree pit areas. 

Conflict: PFA requirement of a minimum  15’ and 
maximum 30’ setback does not allow the building to be 
pushed further away from curb

Conflict:  LUC and ODP requires articulation of the facade 
which also tightens the walkability of the streetscape

Conflict: Street Lights, Underground Utilities and 
Easements

Solution - Parking islands can be added to provide more 
consistency but will reduce overall parking counts

Solution – Relook at tree pit locations in sidewalks so that 
trees can be added where possible

Solution – Relook at utilities and street light locations to 
open up areas for trees

5’ Sidewalks with enhanced crosswalks are proposed  
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Landscape – Form over Function

U N I O N   P A R K  -  P D P

Screening of Utilities

Conflict : Screening of utility meter banks and AC units.

Solution – Apartment AC units are located and screened on  
rooftops (RTU’s)

Solution – On ground AC units will be screened by front yard 
fence and by evergreens and uncut ornamental grasses to 
create year-round buffer. 

Solution –Meter banks will be screened by evergreens and 
uncut ornamental grasses to create year-round buffer and 
painted to match materials behind.
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Building Types

U N I O N   P A R K  -  P D P

Division 4.26 - Harmony Corridor 
District (H-C)

A minimum of three (3) housing types shall be 
required on any development parcels thirty (30) 
acres or larger

Housing Types
1. Single Family Attached
2. Multi-Family
3. Mixed-Use*

*No minimum Unit Counts are required in the HC Zone District to count 
towards the Housing Type Requirement.

1.Single Family Attached 2. Multi-Family 3. Mixed-Use
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Building Variation

U N I O N   P A R K  -  P D P

Division 3.8.30(F)(2) - Multi-
Family and Single-Family 
Attached Dwelling 
Development Standards - 
Variation Among Buildings

For any such development containing 
more than five (5) buildings (excluding 
clubhouses/leasing offices), there shall be 
at least three (3) distinctly different 
building designs. For all developments, 
there shall be no similar buildings placed 
next to each other along a street, street-
like private drive or major walkway spine. 
Building designs shall be considered similar 
unless they vary significantly in footprint 
size and shape. Building designs shall be 
further distinguished by including unique 
architectural elevations and unique 
entrance features within a coordinated 
overall theme of roof forms, massing 
proportions and other characteristics. Such 
variation among buildings shall not consist 
solely of different combinations of the 
same building features.

Type 1 - Single Family Attached – 
3 Building Design Variation Required
 
 Variation #1 – Townhomes
 
 Variation #2 – Brownstones
 
 Variation #3 - Live-Work 
 

Type 2 - Multi-Family – 
3 Building Design Variations Required

 Variation #1 - 32-Unit Apartment

 Variation #2 - 49-Unit Apartment

 Variation #3 -    4-Unit Apartment

Type 3 - Multi-Use – Only Two buildings - 
Variation is not required. 
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Variation of Color and Materials – From Sheet SP 1

U N I O N   P A R K  -  P D P

Division 3.8.30-(F)(3)  - Multi-Family and Single-
Family Attached Dwelling Development Standards 
- Variation of Color  

(3) Variation of Color - For any such development containing more than 
fifty-six (56) dwelling units, there shall be at least three (3) distinct color 
schemes used on structures throughout the development. For all 
developments, there shall be no more than two (2) similarly colored 
structures placed next to each other along a street or major walkway spine.
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Variation of Color and Materials-Town Homes

U N I O N   P A R K  -  P D P

Type1 - Single Family Attached - 
Color and Material Options –

 Variation #1 – Townhomes 

Color and Material Scheme A  
8 Unit Style A 
8 Unit Style B

Color and Material Scheme B  
6 Unit Style A 
9 Unit – Single Style
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Variation of Color and Materials – Town Homes

U N I O N   P A R K  -  P D P

Type1 - Single Family Attached - 
Color and Material Options –

 Variation #1 – Townhomes 

Color and Material Scheme C
6 Unit 
5 Unit – Single Style

Color and Material Scheme B/C 
9 Unit – Single Style
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Variation of Color and Materials

U N I O N   P A R K  -  P D P

Type1 - Single Family Attached - 
Color and Material Options –

Variation #2 – Brownstones

Color and Material Scheme A  
4 Unit – Single Style 

Color and Material Scheme B  
5 Unit – Single Style

Color and Material Single Scheme 
3 Unit Live-Work– Single Style
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Variation of Color and Materials

U N I O N   P A R K  -  P D P

Type1 - Single Family Attached - 
Color and Material Options –

Variation #2 – Brownstones

Color and Material Scheme C

5 Unit – Single Style
6 Unit – Single Style

Page 1453

Item 14.



Variation of Color and Materials

U N I O N   P A R K  -  P D P
Type 2 - Multi-Family - Color and 
Material Options
 
Color and Material Scheme A

 32-Unit Apartment Building

49-Unit Apartment Building

Color and Material Scheme B
 
32-Unit Apartment Building

49-Unit Apartment Building

Page 1454

Item 14.



Variation of Color and Materials

U N I O N   P A R K  -  P D P

Type 2 - Multi-Family - Color and 
Material Options
  

Variation #3 - 4-Unit Apartment 
Unit Over Garage 

Color and Material Option A

Color and Material Option B

Type 3 - Multi-Use - Color and 
Material Options 

Variation #1 - 2 Unit Apartments on 
Second Story –
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Open Discussion - Questions and Answers

U N I O N   P A R K  -  P D P
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From: Sharlene Manno
To: Development Review Comments; Katie Claypool
Subject: FW: comments for 2/15/2024 PZC meeting - Union Park PDP
Date: Wednesday, February 14, 2024 4:52:28 PM
Attachments: 2-15-24 PZC letter.pdf

Shar Manno
Administration Services Manager
Community Development & Neighborhood Services
970.221.6767
smanno@fcgov.com

From: Greg Rosing <grosing@msn.com> 
Sent: Wednesday, February 14, 2024 2:01 PM
To: Sharlene Manno <smanno@fcgov.com>
Cc: fridaysr1derful@yahoo.com; Jeff and Laurel <ljjanelle@1791.com>
Subject: [EXTERNAL] comments for 2/15/2024 PZC meeting - Union Park PDP

Attached are comments for the February 15, 2024 Planning and Zoning Commission meeting,
regarding the Union Park Project Development Plan.
Please accept the and distribute to all PZC members prior to the meeting.
Thank you.

Greg Rosing
2608 Southfield Court
Fort Collins, CO  80525
(970) 689-9222
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February 14, 2024 

 

City of Fort Collins 

Planning and Zoning Commission 

 

To the members of the PZC: 

As you consider the Project Development Plan for Union Park, we again urge you to have the 

developer NOT INCLUDE the street connection to Edmonds Road.   

As you will likely recall, some residents of the Woodland Park neighborhood appealed the 

previous decision to approve the project with the alternative compliance (with a traffic signal on 

Ziegler at Hidden Pond) based on the assertion that without a street connection to Edmonds 

Road, the development would lack full connectivity per the Fort Collins Land Use Code section 

3.6.3.  While we understand that you approved the Union Park ODP with that connection (when 

remanded back to the PZC by the City Council), we would like to present some information that 

was not sufficiently represented at the time of that decision. 

They stated that the Union Park connection to Edmonds Road would increase the traffic counts 

on Paddington sufficiently to warrant a traffic light on Ziegler Road at Paddington Road/Grand 

Teton Place instead of at Hidden Pond Drive.  They stated that they want the traffic light located 

at Paddington Road/Grand Teton Place to increase connectivity between the two 

neighborhoods because it is very difficult for residents of Woodland Park to cross Ziegler Road 

in order to get to English Ranch Park.  While they were honest about wanting the traffic light at 

their preferred location, it is clear they are more concerned about how long it takes to turn left 

while exiting their neighborhood than about getting across Ziegler Road into the English Ranch 

neighborhood.  Please refer to the January 2024 Union Park Mixed-Use Transportation Impact 

Study (prepared by Delich Associates), Page 6, Figure 3, Recent Peak Hour Traffic and Page 7, 

Figure 4, Average/Balanced Recent Peak Hour Traffic – please note that the study shows exactly 

zero trips from the Woodland Park neighborhood across Ziegler to the English Ranch 

neighborhood and zero trips in the opposite direction.  If there were truly a desire for the 

Woodland Park residents to commute to the English Ranch neighborhood, it would show in the 

traffic study.  Again, their sole reason to appeal the approval of the development with the 

alternative compliance, and with the traffic signal located at Hidden Pond Drive, is that it did not 

give them the sense of immediate resolution of their frustration with turning left out of their 

neighborhood.   
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They stated that most of the English Ranch residents support the connection of the Union Park 

development to Edmonds.  This is emphatically untrue.  English Ranch resident Jeff Janelle has 

collected signatures from over 500 English Ranch residents who are OPPOSED to such a 

connection due to the foreseeable impacts. 

While we are sympathetic to their frustration, eventually resolving their problem by requiring 

the street connection from Union Park to Edmonds Road WILL create much more traffic through 

the English Ranch neighborhood on streets that are not up to current Connector Street 

standards and WILL CHANGE THE CHARACTER OF THE NEIGHBORHOOD by making the streets 

less safe for pedestrians and cyclist that currently travel the Kingsley Drive corridor in significant 

numbers.  With over 5,000 daily trip ends estimated by the transportation impact study noted 

above, it is guaranteed that many of those trips will ‘cut through’ the English Ranch 

neighborhood.  Traffic will back up at Paddington Road and Ziegler Road just as it does on the 

Target access road.  When that is backed up, drivers will travel north on Kingsley Drive.  

Motorists will travel north on Kingsley Drive to Horsetooth Road and drivers, knowing that 

traffic backs up at the stop sign at Horsetooth Road, will travel west on Sunstone Drive to 

Caribou Drive and then to Timberline Road.  This is where there is the most danger for residents 

as that road is too narrow and has too many elementary student crossings to handle more 

traffic. 

English Ranch residents are not opposed to the connectivity goal of the Land Use Code.  We 

know that you can have connectivity without direct vehicular access as is evident with the 

pedestrian and cyclist access between Front Range Village and English Ranch.  In fact, we feel 

that there is greater community connectivity when residents travel as pedestrians and/or 

cyclists rather than as motorists since there is greater opportunity to interact when passing on 

foot or on bike than there is when passing in cars and trucks.  If you continue to provide more 

and more vehicular access, the result will be more vehicular usage – contrary to multiple goals 

and objectives of the City of Fort Collins to reduce residents’ reliance on cars and trucks to move 

about in the city. 

With the above information in mind, it makes no sense to placate the traffic concerns of the 

motorists in one much smaller neighborhood by reducing the pedestrians and cyclists of a much 

larger neighborhood.  Such a decision, specifically, is in opposition to various stated purposes of 

the City of Fort Collins Land Use Code: 

(F) encouraging patterns of land use which decrease trip length of automobile travel and 
encourage trip consolidation. 

(G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other 
alternative modes of transportation. 
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(H) reducing energy consumption and demand. 

(M) ensuring that development proposals are sensitive to the character of existing 
neighborhoods. 

…and is in opposition to the City of Fort Collins goals and objectives: 

To reduce carbon emissions specific amounts with the goal of being carbon neutral by 2050 

To improve indoor and outdoor air quality 

To support an efficient, reliable transportation system for all modes of travel, and reduce vehicle 

miles traveled (VMT) 

To reduce auto-dependency and increase other mode shares 

 

Further, there are numerous examples of very fine developments/neighborhoods in Fort Collins 

that do not have street connections to at least three major arterials.  You can start with the 

Woodland Park and Hidden Pond neighborhoods… the fact that there is access to only one 

arterial hasn’t driven residents to find better housing options elsewhere nor has it reduced their 

property values.  In spite of this, some residents of Woodland Park are determined to 

significantly increase the traffic through English Ranch to further their efforts to obtain a traffic 

signal EXACTLY where they want it.  It is not right that the residents (of Woodland Park) who will 

not be affected by this increase in traffic and hazards to pedestrians and cyclists are able to 

force the decision to do just that. 

We understand that the PZC has the authority for modification of standards, so it is entirely 

possible for you to again approve the Union Park development without the street connection to 

Edmonds Road, just as it is possible to approve the PDP with the two additional modifications 

requested by the developer in the PDP before you on February 15, 2024.  We hope that your 

decision on the PDP will include NO CONNECTION to Edmonds Road and we will be watching 

the results closely.   

 

Sincerely, 

Greg Rosing and Melodee Barcelona 

2608 Southfield Court 

Fort Collins, CO  80525 
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From: Sharlene Manno
To: Development Review Comments; Katie Claypool
Subject: Fwd: [EXTERNAL] Re: SLIDE 1 for P and Z Hearing
Date: Wednesday, February 14, 2024 6:52:06 PM

Sent from my T-Mobile 5G Device
Get Outlook for Android

From: Jeff and Laurel Janelle <ljjanelle@1791.com>
Sent: Wednesday, February 14, 2024 4:06:26 PM
To: Sharlene Manno <smanno@fcgov.com>
Subject: [EXTERNAL] Re: SLIDE 1 for P and Z Hearing
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From: Ryan Mounce
To: Development Review Comments; Sharlene Manno; Katie Claypool
Subject: FW: [EXTERNAL] english ranch connection road from mega density development
Date: Thursday, February 15, 2024 10:58:32 AM

Em / Katie / Shar,

Forwarding this public comment that just came in regarding the Union Park item tonight at P&Z.
Wasn’t sure if this was already included in some of the other messages that came in overnight and
this morning.

Ryan Mounce
Planning Services
City of Fort Collins
970.224.6186  |  rmounce@fcgov.com

From: dave poppe <poppe.dave@gmail.com> 
Sent: Thursday, February 15, 2024 10:29 AM
To: Ryan Mounce <RMounce@fcgov.com>
Subject: [EXTERNAL] english ranch connection road from mega density development

Hi Ryan,
I may not be able to make it to the meeting today.
And I know it's late, but I would like to voice my opposition to a connection between the new
MegaDensity development and english ranch/fox stone.  
The connection to Paddington should not be done.
Our streets are not built for that density and all the new traffic between many houses and the park
would be a danger to people going to the park.

Please oppose this connection to paddington.

I really think the development is a bad thing to do  I think the new development is going to put more
people in the 31? acre site than we may have in the whole enclosing square mile.
So I'd like to voice my opposition to making such a dense development next to a 30 year old existing
normal density development.  

Thanks,
Dave Poppe
3731 Stratford Court
719-231-7950.
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CITY OF FORT COLLINS 

Planning and Zoning Commission 

Held February 15, 2024 

Council Chambers, 300 Laporte Avenue, Fort Collins, Colorado 

In the Matter of: 

Union Park Project Development Plan 

Meeting Time: 6:00 PM, February 15, 2024 

 

Board Members Present:     Staff Members Present: 

David Katz, Chair      Paul Sizemore 

Julie Stackhouse, Vice Chair      Clay Frickey 

Adam Sass       Shar Manno 

Samantha Stegner       Katie Claypool 

Ted Shepard       Ryan Mounce 

York        Clark Mapes 

        Steve Gilchrist 

        Matt Simpson 

        Em Myler 
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CHAIR DAVID KATZ: The next item on the discussion agenda is the Union Park PDP.  Do we 1 
have any Commission members that would like to disclose anything or recuse themselves? 2 

COMMISSIONER YORK: I would just like to disclose that, since Broadcom is mentioned in the 3 
presentation, I do work at Broadcom, but we have…Broadcom and myself have no interest in this project 4 
other than what we’re hearing here tonight.   5 

CHAIR KATZ: Thank you, York, I think we’ll start with a brief introduction from City staff.  I 6 
will turn it over to Mr. Ryan Mounce.  7 

RYAN MOUNCE: Yes, good evening Commissioners.  Ryan Mounce, City Planner.  And, as 8 
mentioned, this is the project development plan for Union Park.  This is a follow-up project development 9 
plan to the recently approved Ziegler-Corbett Overall Development Plan.  The site is about thirty-two and 10 
a half acres; it’s located in the Harmony Corridor zone district, and what’s being proposed is a mix of 11 
uses, but primarily residential, 603 dwelling units in a mix of single-family attached, multi-family, mixed-12 
use, and live-work dwellings.  There’s also a childcare center proposed as well as some office and retail 13 
space.  There’s a large number of buildings on this site, approximately forty-eight; most of them are in 14 
that two- to four-story range, and then there’s also 2.3 acres of park and amenity space scattered 15 
throughout the site.   16 

There are two requested modifications with this PDP, one related to Section 3.2.2(K) for parking, 17 
and Section 3.5.2 for the relationship of dwellings to streets and parking.  Quick zoning context for the 18 
site…this is on the northern edge of the Harmony Corridor zone district, to the north are two 19 
residential…lower intensity residential zone districts, LMN and RL, we have other Harmony Corridor 20 
uses to the south and southeast, and to the west as well.  Quick aerial showing perspective of the proposed 21 
site plan and adjacent development, again, we have primarily single-family detached dwellings to the 22 
north and northeast, and then much larger uses to the south, Front Range Village, big box retail, Affinity 23 
multi-family to the west, and the Broadcom campus to the southeast.   24 

Before handing it over to the applicants, did want to note a couple follow-up items that are in the 25 
presentation this evening based on some of the work session questions and discussion.  I do have a lot 26 
more information and slides regarding the Ziegler-Corbett Overall Development Plan and what was 27 
approved, and we will walk through all of that, some more information on the housing model variety and 28 
exhibits, some information on the phase one Land Use Code parking reductions that were proposed 29 
during the phase one update process, and then one really important note here at the bottom that I wanted 30 
to bring to the Commission’s attention…kind of discovered this afternoon, kind of an error on staff’s part 31 
in kind of the interpretation reading of a section of the Code regarding multi-family garages.  This is 32 
Section 3.5.2(G)(1), and this is a standard that limits the maximum length of a garage to sixty feet when 33 
located within sixty-five feet of public right-of-way or a property line, and I erred and looked at that as 34 
kind of an ‘and’ statement.  So, again, the requirement there is that these must be sixty feet or less if they 35 
are within sixty-five feet of a property line.  There are some that are proposed that are greater than that, 36 
and so what would need to happen is that those garages would essentially need to be reduced in size to 37 
meet that standard down to sixty feet, and I have coordinated with the applicants, and I believe they are 38 
going to discuss that during their presentation, and that concludes the staff overview.   39 

CHAIR KATZ: Great, thank you so much, Ryan.  Does the applicant have a presentation for us?    40 

RYAN MOUNCE: We do, and let me set it up for Jason real quick.   41 

CHAIR KATZ: Alright, and Jason, how long will you need? 42 
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JASON SHERRILL: You know, we’ll try to go quick…ten to fifteen minutes? 1 

CHAIR KATZ: Thank you.  2 

JASON SHERRILL: I’ll warn you, we have a video we’ve spent a lot of time on…it may not go 3 
so well via the Zoom, so if it doesn't, then we’re going to just rifle through some photos.   4 

Hello, good evening Chairman and Planning Commission members; my name is Jason Sherrill 5 
with Landmark Homes.  Very excited to finally be at this point; we’ve been in front of you guys multiple 6 
times regarding the ODP, which…those wounds are still fresh, but it’s just exciting for us to finally be at 7 
this point because what we’re going to show you tonight was always the vision that we had.  We certainly 8 
had to muscle our way through the ODP process to get to this point, but we’re very excited about what 9 
we’re presenting and what this project will be.  As we kind of coined the phrase ‘a sense of place’ or a 10 
‘connected community,’ we really believe that’s what this project exemplifies.  We hope that you will see 11 
what we see as we go through these images and we kind of present to you guys the detail that we think 12 
will reveal that this will be the next great project in the city of Fort Collins.   13 

One of our first slides is just reminding you guys of some of the things for the ODP that we were 14 
successful in achieving, and we believe that this project really completes the intention of this corridor 15 
along Harmony which is a true mixed-use project.  As we’re all familiar with Front Range Village, we’ve 16 
all spent time there, one thing that’s lacking is housing, and this completes that…what we believe the 17 
intent of the overall project of Front Range Village which mixes housing, retail, jobs, and other things.  18 
And we’re bringing to that component, of course, housing, some more mixed-use, some more 19 
commercial.  As we identified in this slide, you know, some things that we got approved or committed 20 
to…the ODP…is that ability to kind of change what the Harmony Corridor would allow on our property 21 
to bring housing to the mix, bring a daycare facility to the location, and as you might know, we’ve been 22 
working a lot with the Front Range Village…there’s new ownership there…they are very excited about 23 
this project.  I think one thing that we need to recognize is how much this will influence the overall 24 
success and health of Front Range Village by bringing this many residents in a walkable fashion to Front 25 
Range Village.  And then also, as we identified here, some of our residential units…our residential units 26 
will certainly address energy efficiency standards.   27 

In your packet you have some of this stuff, but I just want to highlight, you know, some of the 28 
details, and I’ll go over some of the plan, but it’s a total of a little over six hundred units; we have four 29 
hundred fifty-seven units that are for rent, a hundred and thirty-six units that are for sale…I’ll go through 30 
some of those details in the plan.  With the acreage of thirty-two acres, we’re about eighteen units per 31 
acre.  We’re actually well below the allowable density that was forecasted in the ODP.  Just the nature of 32 
working through the issues of utilities, and park space, and streetscapes that basically limit us to the six 33 
hundred and three units.  IF you might recall, when we were presenting our ODP and through that 34 
process, we originally projected closer to seven hundred units, so a fairly significant reduction in the 35 
number of units in this PDP.  Another thing that I think is worth mentioning is that the park space…we’re 36 
required by Code for a one-acre park space; we’re actually bringing to the table 2.3 acres of park space, 37 
and that’s why, as we coined the project ‘a sense of place and connected community,’ this project creates 38 
numerous opportunities for gathering within the community, both park spaces, shelters, playgrounds, and 39 
you’ll see that in some of the imaging, but it’s also is, I think, the conduit that connects the projects or the 40 
communities to the north, to the west, and so forth, into the Front Range Village community.  So, being a 41 
connected community, this provides that opportunity…or being, you know, connections are a vital 42 
component of creating healthy communities, and we believe that this project is instrumental in kind of 43 
completing the connectivity that’s been missing.   44 
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With the project…Ryan showed you this, and I know you guys looked at some of these details 1 
during work session…just really want to provide a quick overview of what we have.  As you enter off of 2 
Ziegler, first we’ve created the median just to kind of soften that entrance, we have the two detention 3 
ponds, and if you look at the details, you’ll see some of this imaging.  We’ve really spent a lot of time 4 
with staff to make sure that our detention ponds don’t look like detention ponds.  They have to serve the 5 
function of detaining storm flows, but we’ve done a lot of things with providing walls, providing habitat.  6 
As you recall in some of the meetings, a resident, our neighbor, brought up the potential for pollinators, 7 
so a lot of our shrubbery inside the detention ponds provide that pollination opportunity with the plant 8 
mix.  As you enter in the project, we have our commercial right at the entrance, which is the perfect 9 
appropriate use along Ziegler, our highest traffic component.  So, you’ve got this retail mixed-use space 10 
at our entrance where we’ll have two residential units above…four actually, residential units above, and 11 
some retail mixed-use on the first floor.  Our vision for that is some type of sandwich shop, coffee shop, a 12 
place where people can gather, whether they be people within our community or people that are just 13 
travelling, you know, from other communities toward our community and maybe making their way to 14 
Front Range Village.  To the north of our entrance is commercial…we see this as being, you know, an 15 
Edward Jones, a salon, you know, accounting services, those kinds of things, but most importantly kind of 16 
on our northeast corner is that daycare facility.  We think that’s going to be instrumental in just kind of 17 
completing the fabric of what this mixed-use nature looks and feels like.  There’s huge demand for 18 
daycare facilities in this area, and we’re excited to bring that component to the mix.  Kind of completing 19 
kind of that entrance, behind the retail space, you’ll see those live-work buildings.  Those are brownstone 20 
type buildings that will have more of a storefront exterior at the front promoting this idea that those 21 
residents, or those users, would have some kind of commercial use on the first floor and residence on that 22 
second and third floor.   23 

As you move through the project and you kind of go down our main street, you’ll see one of the 24 
first elements is this clock tower.  You see it at the entrance and you also see it kind of at the termination 25 
of this main drive, and these are elements that are trying to create some kind of vertical feature that 26 
identifies for people that you’re at Union Park.  So, they’re labeled Union Park; there’s actually a clock 27 
on them, and that’s kind of the first, I think, statement of where we’re starting to create this sense of 28 
place.  That first clock tower behind the commercial building is part of an open plaza that’s welcoming to 29 
residents that live here, but also to visitors to the commercial uses.  As you travel, again, west down our 30 
main street to the south side of the project, the red buildings, is basically our multi-family, our for rent 31 
community.  The lighter red buildings are both…is a two- and three-story building.  The two-story 32 
elements are those out facing the street, so we thought it was critical that along that spine or that main 33 
street, we had two-story façades all with front doors facing out onto our main street.  And those are thirty-34 
two-unit buildings, again, both two-story on the ends with a third-story component towards the center of 35 
the building.  So, that articulation I think actually makes a big difference in the overall appeal as you go 36 
down the main street.   37 

As you, again, go down the main street, the first thing you hit after the first building is our first 38 
park.  This is a park that’s available to all our residents, and again, it’s just a gathering space, there’s 39 
shelters, there’s the opportunity to play frisbee, to walk your dog, spend some time with your neighbors in 40 
that first park.  As you look to the plan and you look on the bottom section of the plan, you see the darker 41 
red buildings; those are four-story buildings.  That’s very deliberate to locate those along there.  As you 42 
can imagine, as we move south, we’re starting to abut kind of the mass that is Front Range Village, so this 43 
seemed like the appropriate place to place that…location to place those four-story buildings.  And then if 44 
you look again, kind of, just on the south side of those four-story apartment buildings, you’ll see a 45 
combination of our detached garages, which again, we think is the perfect buffer to the utility, or the 46 
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service area that is that northern side of Front Range Village.  This provides, I think, a very appropriate 1 
buffer to kind of that use, to that vehicular truck activity.  But, what the nuance that we brought there is 2 
that we’ve taken half of those…approximately half of those garage buildings, and we put units on top of 3 
it.  So, you actually have apartment units on top of those garages, so it takes a normal garage looking 4 
building and puts residences on top of it, and I think it makes it much more friendly.  Our research in the 5 
market, we have found these products in Lafayette and in metro Denver; they’re one of the first units to 6 
rent, because it given an opportunity for a resident to basically live upstairs above their own garage.  And 7 
so, it’s just a great addition as far…to the mix of the types of units that we have.   8 

Again, as you travel, continue west through the main street, you’ll see our main amenity for the 9 
apartments; it’s a very large clubhouse…it’s about seven thousand square feet, significant pool, outdoor 10 
amenities, but it also then, if you look at that pool and clubhouse, there’s another pocket park, kind of a 11 
linear park, that straddles that pool and clubhouse.  That’s an amenity that’s available to all our residents.   12 

To the north, those blue buildings, that’s a combination of two different townhome and 13 
brownstone type product.  These are products that we’ve tested in the market; it really provides an 14 
opportunity for home ownership for that first-time buyer all the way up through that fifty-five plus buyer 15 
and anything in between.  With the addition of the daycare, all the kind of green spaces that are laced 16 
throughout the project, including a playground in that space, this has the potential to kind of welcome that 17 
young couple with potentially young kids before they might move on to their single-family home 18 
elsewhere in the community.  So, this is just kind of, you know, a snapshot of the site plan, the different 19 
mixture of uses.   20 

You’ll also notice that on the western edge of that is a detention pond.  We worked quite a bit, our 21 
civil engineer, with the City staff, to really shape what that detention pond would look like.  Certainly it’s 22 
functional, but we wanted to make it as aesthetic as possible.  So, if you notice the open lawn portion, 23 
that’s a terraced section of that detention pond creating a usable portion, an actual manicured lawn, as 24 
opposed to the native core detention part…portion of the detention.  And, again, this detention pond is 25 
also wrapped with walls that protect and house a significant amount of shrubbery…an all pollinator type 26 
mix of shrubs.  So, hopefully that helps you gather kind of a sense of why we think this is a sense of 27 
place, why we think this is a connected community.   28 

You know, as you know, part of on the northern end there between our…stuff…is that potential 29 
future connection to Paddington which we spent so much time debating.  So, we think that that really 30 
improves that connectivity, certainly there are sidewalks that connect to that, and Mike will reveal some 31 
of those details a little bit later.   32 

But, I just want to also highlight, lastly here, is that with the for sale, you look at those long, 33 
linear pocket parks, so, half of our residents on the for sale side face that pocket park, so they front onto 34 
that pocket park.  And if they don’t front onto a pocket park and that kind of an amenity, they are fronting 35 
onto a heavily landscaped streetscape, which is very appealing, you know from our history in developing 36 
these types of projects.  So, next what I want to do is play this video.  I hope it works.  It’s a large file.  37 
Given that we’re doing the Zoom, it might get a little janky, but it’s four minutes long.  So, if you have a 38 
drink…this is a good time.   39 

Yeah, if the sound doesn’t work, that’s okay.  I’ll just walk you through this…if we can start 40 
over, actually.  We had music to it, but you probably don’t care about our music selection, so I’ll just 41 
voice over.  So, here we are, we’re just coming off of Ziegler.  You see the main street, it’s got the 42 
median.  You’re coming kind of into our main intersection.  You’re looking at the two housing types…to 43 
the right there is some of our townhome product.  That’s a two-story unit, and then there’s some three 44 
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stories toward the core.  You see our first Union Park clock tower, commercial building, and then that’s 1 
our mixed-use building right there on the corner, and the live-work towards the back.  That first building 2 
you see right there is our first apartment building, that shows that two-story elevation that we talked 3 
about.  This is our first public park, public to our residents.  It’s a fairly large gathering space; it’s got the 4 
shelters as you can see.  You know, just I think a significant place where not only our apartment residents 5 
could gather, but our for sale homebuyers could also gather.  This takes you a little farther down main 6 
street, again you’re looking at the for sale townhomes on the right and you’re looking at some apartments 7 
on the left.  That’s, again, that two-story element with the front doors facing that main street, 8 
strengthening that streetscape.  Here we’ll start to kind of rise up again and look now at our larger park.  9 
This is the clubhouse, significant clubhouse, significant amenities available to our for rent residents.  But 10 
again, that park that you see right there, that greenspace, that’s space for all our residents to walk their 11 
dogs, throw a frisbee, and gather.  Here’s kind of our terminus Union Park, to the right is that detention 12 
pond that we talked about with the usable greenspace.  We now kind of wrap…we’re headed south to the 13 
back entrance, what we would call the back entrance to the project.  You’ve got two different types of 14 
apartment buildings on either side.  As you wrap this back corridor, again, this is that corridor where 15 
Front Range Village is behind us.  I think we’ve created some really nice mixed use of product…we’ve 16 
got garages and then also the residences above those garages.  This is just an example of the multiple little 17 
gathering spaces that we have weaved into the fabric of the community.  And don’t laugh at the people 18 
that are moving that aren’t really going anywhere…that’s just the way it is.   19 

Here now, we’re going to turn, we’re going to go kind of down through some more of the 20 
apartments.  You see that two- and three-story apartment building kind of to our left and right.  Again, 21 
more structures, places for people to gather as they may be waiting for their friends or jumping into an 22 
Uber.  Now we cross over our main street and now we’re to our for sale section.  Again, we’re buffering 23 
the for sale up against the English Ranch residents and keeping that more intense apartment users to the 24 
south.  This is going down one of those green corridors where our brownstone homeowners are facing out 25 
on…very desirable, lots of open space, you know a lot of attraction to get out into kind of the green scape 26 
or the landscape.  This, as you kind of come through this, you just get an idea of the architecture.  Again, 27 
another gathering place out toward the detention pond, and you can see that native material for the 28 
detention pond and that elevated terrace of a manicured kind of gathering portion of the detention pond.   29 

This…you know…not many people I think want to take you down the alleyways, but part of why 30 
we’re showing you this is we’re just showing you that we actually have porches or decks down the 31 
alleyway.  This is not a place where most people spend money when you’re a homebuilder, but it’s part of 32 
the sequence of our floorplans and it’s important for us to strengthen some of those portions, even if they 33 
are an alleyway.  This is another one of our…this is the townhome section…that one behind us was the 34 
brownstones.  This is where we have a $150,000 playground facility and gathering facility, more 35 
homeowners, or more units facing out into that linear park.  And again, we’re just kind of weaving 36 
around, and we wanted to take you down this last bit of alleyway.  We’re almost done…and then we’ll 37 
end as we show you the commercial area.  As we get to the end of this alleyway, you look to the left…this 38 
is kind of out toward Paddington and the detention pond.  Again, another gathering area for residents 39 
and/or commercial users to come and gather.  That’s a commercial building to the left and to the right, 40 
and then terminating here at the corner is the daycare facility with, you know, interior and outdoor space.  41 
And that kind of wraps up the plan.  So, again, it’s a lot to absorb, you know, in a four and a half minute 42 
3D flyover, but hopefully you guys get a sense, you all get a sense of the amount of detail that’s going on, 43 
the amount of effort that we have spend between our consultants and the staff to really create what we 44 
think is an extraordinary community.  So, with that, Mike is going to go over a few more details.   45 
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MIKE WALKER: Thank you, Jason.  Mike Walker, Birdsall Group.  Actually want to thank 1 
James…the architect and their team on putting that flythrough together.  They spend a lot of time and 2 
work preparing that for us.  We might be lucky we didn’t hear the music because it gets stuck in your 3 
head all day.  So, you know one thing that I wanted to talk about…and Jason and Ryan did bring it up, is 4 
the amount of park space that we have within this development.  The ODP required one acre minimum of 5 
usable park space…we have over two acres which includes the clubhouse area and pool.  I’m going to 6 
change to the…never mind…I was going to change to the laser pointer.  But, we have over two acres of 7 
park space, which is in green, and then the yellow lines are showing all the pedestrian walkways and 8 
pathways throughout the community.  And Jason mentioned that, you know, we believe this is a 9 
connected community.  And, it truly is connected with the amount of trails and sidewalks that lead within 10 
the development as well as to the exterior of the development as well.   11 

One of the big issues from the work session that…I really do appreciate the opportunity to listen 12 
in and hear your comments, and I know there was a comment from you, Ted, on the challenges of a 13 
consistent streetscape, and we would totally agree with that comment.  As we were, you know, designing 14 
the site, we were looking for an urban streetscape, a balance of walkability along urban sidewalks with 15 
tree pits and foundation plantings.  You know, you need to create enough walkability space so they’re 16 
comfortable, while also trying to maintain planting areas as well.  So, you know, there’s a challenge with 17 
that, there’s a challenge with PFA of having the buildings minimum of fifteen feet away from the access 18 
easement with a maximum of thirty feet from that easement.  So, we are right at the maximum of thirty 19 
feet, so we really can’t even move the building farther away from the curb to create more walkability 20 
space or planting space.  And then the other thing too is the articulation of the buildings that the Land Use 21 
Code requires as well as the comments that we got through the ODP.  There’s so many nooks and 22 
crannies with that building.  Again, getting that fifteen, thirty feet buffer from the access easements is 23 
creating those sidewalks to be a very tight space.  And then the last conflict, you know, there’s street 24 
lights and underground utilities, easements…it’s easy to look at this as a vacuum, but there’s so many 25 
things going underground that, you know, it made it difficult to plant as many trees and treescapes as we 26 
wanted.   27 

That said, after the work session, we thought about it a little bit more and came up with some 28 
ideas to create a more consistent streetscape, you know, by adding a couple more islands along this 29 
diagonal parking street we could add three to four more trees.  We can look at increasing the tree pit 30 
locations and the sidewalks to create space that Forestry would be happy and comfortable planting a tree 31 
in.  We can look at utilities, moving some of the light fixtures so we can plant a tree in an island instead 32 
of a light.  And then, the last solution that we came up with, which was the issue that was brought up 33 
today in regards to the garage buildings on the south side…if we reduce those to five garage units instead 34 
of the eight, we can increase the parking spaces…I’m not sure you can see my cursor…we can increase 35 
the parking spaces right here which then allows us to take up spots in the diagonal to create…to provide 36 
islands.  That way, as you can see, the dark green trees are trees that we can add to create a consistent 37 
streetscape without losing many parking spaces.  So, I do appreciate that comment from the work session 38 
and making us re-look at that.  So, that is our solution to creating that streetscape, and as you can see, we 39 
can even add more trees along those alleyways like you saw, you know, where the garage buildings are.  40 
And again, just to soften that row of housing.   41 

One other comment that came up from the work session is, you know, front yards and back yards, 42 
there was a comment, you know, ten years ago, the townhomes had back yards.  What we have done now 43 
with these new…with the new generation of townhomes, is that each townhome, both on the brownstones 44 
and the townhome product, will have a front fenced yard.  People can bring out their bar-be-que, they can 45 
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let their dog out, they will be landscaped.  So, it creates that front yard…creates the back yard feel in their 1 
front yard.  At the same time, each air conditioning unit will be located in that front yard, so not only is it 2 
screened by landscaping, that fencing which I’m showing here will also, you know, screen that A/C unit 3 
as well.   4 

And in regards to the meter pits, those are typically located on the ends…again, those will be 5 
painted to match the materials behind it, and the landscaping year-round in front of it.  If there’s grasses, 6 
they won’t be cut during the winter, they will maintain that screening.  As well, we will be using 7 
evergreens too.   8 

And then the last comment that I wanted to make in regard to the air conditioning units on the 9 
apartments, they will all be located on the rooftops, so those will be rooftop units, RTU’s, on the roofs of 10 
all the apartment buildings, so none of the A/C units will be visible from the ground.  But again, the meter 11 
banks on the apartment buildings will be screened by landscaping.  So, hopefully that resolves that one 12 
question that came up at work session.  13 

The other one, which can be a very long conversation, is the building diversity of housing types.  14 
Being over thirty acres, we needed three housing types…we’re providing single-family attached, multi-15 
family, and mixed-use, those three.  And I’ll leave it at that for now.  If we have more questions during 16 
question and answer, we can talk more about that.  So, those are the three housing types that we’re 17 
providing.  From there, we need building variations.  So, within each building type, we have three 18 
different variations of single-family.  So, the first variation is the townhomes where we have five-, six-, 19 
and eight-unit buildings of just the townhomes.  The brownstones is the second variation; we have four-, 20 
five-, six-unit buildings of the brownstones.  And then variation number three are the live-work buildings.  21 
Multi-family variation is the thirty-two unit apartments, forty-nine unit apartments, and the four-unit 22 
apartments.  The third type is the multi-use buildings with the retail on the first floor and the apartments 23 
on the second floor.  Again, if you have questions on that, we can discuss it further and make sure you 24 
fully understand how we’re meeting the Land Use Code.   25 

This map here is basically showing in color how we’re not having two identical buildings next to 26 
each other.  This district here…as Jason explained…are the brownstones.  There’s a mix of four-, five-, 27 
and six-unit buildings.  And as you can see, there’s not a single color next to each other which means that 28 
each building itself is different than the one next to it.  Same thing with the townhome buildings, we have 29 
six-, five-, eight-, and nine-unit buildings.  Each color represents that type or color combination.  Again, 30 
you can see there’s not a single building next to each other in that district as well.  And same with the 31 
multi-family, the apartments.  As you’re coming down the street, it’s going thirty-two-unit, forty-nine-32 
unit, either, you know, scheme A, or scheme B, or scheme C.  And again, I’m sure you guys will have 33 
questions on that and I’m happy to answer them after the presentation.   34 

A few things I’d like to talk about with the elevations.  As Jason mentioned, the townhome 35 
buildings go three-story, but on the ends, there are two stories.  Some of the buildings that don’t…where 36 
the end doesn’t front a street, we don’t have a two-story portion of it, but everywhere where a building 37 
fronts…the end of a building fronts a street, it goes from two stories, and then behind that is three stories.  38 
And then on the right side here, we have color scheme A, and then color scheme B, and then we have a 39 
color scheme C which has the browns, and then the nine-unit is a mixture of the scheme B and C, so we 40 
actually have four different color and material schemes for the townhomes. 41 

For the brownstones, kind of the same deal.  We have a scheme A for the four-unit, a scheme B is 42 
the five- and the three-unit live-work buildings, and then after that the scheme C is the five- and six-unit 43 
buildings.  The movie that we showed really doesn’t show an exact…how the different colors of the 44 
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buildings actually work with each other.  We feel that these colors do work with each other, there’s 1 
enough variation with them that it meets the Land Use Code.  2 

As far as the apartment buildings, they are kind of grouped in the same way, a scheme A, B, and 3 
C.  We’ve mixed the thirty-two units and the forty-nine unit buildings with a scheme A.  You can see the 4 
different roof lines, entry features…from this forty-nine unit to the one below it, you can see the different 5 
entryways, roof lines, colors, materials.  Again, we believe that these meet the intended use of the Land 6 
Use Code.  And then there are two different types of the multi-family units above the garages.  And then 7 
the very last one is the multi-use building as well.   8 

So, that is in a nutshell, the variation of buildings and building types that we feel that…we’ve 9 
worked very hard with Ryan to figure this out.  And we appreciate your questions, and happy to answer 10 
any of your questions.  11 

CHAIR KATZ: Thanks, Mike.  Turn in back over to City staff for a detailed analysis.  Thanks, 12 
applicant, for getting into detail there.   13 

RYAN MOUNCE: Yeah, so there are some things…I’m going to jump around a little bit based 14 
on what was covered in the applicant presentation, but kind of going into the detailed analysis, I want to 15 
start first kind of zooming out, kind of looking again at the context of this area and the Harmony Corridor, 16 
what kind of policy guidance we have in that plan.  So, we are on the northern edge of the Harmony 17 
Corridor Plan, and our guidance for that area, that subarea, is really for a mix of use, but really a strong 18 
employment base, and it talks a lot about this area as kind of an area for kind of higher intensity.  It has 19 
minimum density requirements, concentrated building activity, it talks about these types of things, but 20 
also at the same time, recognizing it does abut an adjacent existing neighborhood, so creating a transition 21 
to that as well.  So, creating that transition and kind of an opportunity to look at the site for meeting those 22 
guidelines and that vision for kind of higher intensity, but also transitioning to the neighborhoods, was 23 
really important during the ODP and this PDP process.   24 

And so, kind of flipping back to kind of this aerial context.  You can see, as mentioned, there was 25 
really strong focus on kind of putting that multi-family and those higher-intensity uses kind of to the 26 
south where they abut some of the largest buildings in this part of the community at Front Range Village, 27 
across the street from Broadcom, Affinity is another very large multi-family building, and really kind of 28 
focusing some of the smaller structures kind of to the north where those existing neighborhoods are.   29 

There is an opportunity on this site in that the location of its proposed detention areas, as well as 30 
some of the adjacent detention areas in other developments…I mean there’s not a lot of immediate 31 
abutting between what’s existing and what’s proposed.  The one area that does kind of occur is kind of up 32 
here near some of the patio homes of English Ranch South, and that’s where kind of that deliberate 33 
decision was made to really kind of focus some of the smallest townhome units to really kind of create 34 
that consistency between building size and scale.   35 

So this is a capture of the approved Ziegler/Corbett Overall Development Plan.  Again, this kind 36 
of outlines the mix of uses and the general location kind of creating that gradient for that transition 37 
between kind of the more intense areas closer to Front Range Village and the existing neighborhoods.   38 

And just a quick recap of kind of compliance with that ODP.  As mentioned, what’s being 39 
proposed with this is 603 dwelling units…that fits within what was approved with the ODP of 400 to 40 
700…and the three housing types.  In terms of, you know, dwelling units per acre, that’s about eighteen 41 
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and a half.  It’s pretty similar to Affinity, it’s almost the exact same as Affinity.  It’s very consistent with 1 
what we would consider like an MMN style multi-family project in terms of density.   2 

I’m going to touch on this a little bit more, but it complies with what was approved with the 3 
ODP…the street connectivity standards to put in a street stub to the northern property boundary, and it 4 
complies with the general location, the preliminary drainage report that were approved with the ODP.   5 

And then you might also recall the ODP was approved with several conditions…or several 6 
modifications and conditions.  One modification was for one hundred percent secondary uses on the site.  7 
The Harmony Corridor splits up different permitted uses based on things like office and light 8 
industrial…those are primary employment uses, other uses are secondary uses.  So, this is primarily a 9 
secondary use project, but it does include some primary uses as well with those office spaces.  And then 10 
flipping back to the map, during the ODP process, there was also consideration of a modification for 11 
building height, for residential building height.  So, parcel B and C were approved for up to four stories of 12 
residential building height with certain conditions.  And what’s being proposed in the PDP is four stories 13 
only on parcel C, so it's no longer being contemplated on parcel B.  Just a quick recap of those conditions, 14 
for parcel C, it was that there could be a fourth story if there was an average setback…an average ten-foot 15 
setback on at least two sides from the floor below, and so there are some exhibits in the drawings in the 16 
site plan set and some of these perspective renderings that show on two sides of those four-story 17 
buildings, the building does average a ten-foot step back, and that also allows for some additional amenity 18 
space, so there’s some outdoor patios and terraces.   19 

The big focus for the overall development plan was compliance with some of our street 20 
connectivity standards, and specifically 3.6.3(F), and this is a standard that requires future street 21 
connectivity between existing or approved streets that are already stubbed to the property, or providing 22 
those to adjacent developable property at intervals not to exceed 660 feet.  Because of the length of this 23 
project, and because it’s located adjacent to some developable land, it needed to meet that standard, as 24 
well as because what’s abutting it, English Ranch South, it’s PUD, also approved a street connection to 25 
the south.  But, there’s kind of a little bit of a history here to kind of how we got to this, and so I wanted 26 
to kind of recap that and some of those iterations.  When this ODP was first approved, it was approved 27 
with alternative compliance, so that was just for a bike and pedestrian only connection to the north, and 28 
not an actual street connection that would also allow a vehicle.  Later on, the ODP was amended, so it 29 
expanded the size of the ODP, and when that was expanded, it also allowed for some different 30 
consideration of where the main access point to the site off Ziegler could be; it could now align with 31 
Hidden Pond.  And so, with that major amendment, there was a decision to move forward with the 32 
alternative compliance but also consider realigning its main access point with Hidden Pond Drive across 33 
Ziegler, and then that could be a location for a traffic signal.  That decision was appealed to City Council, 34 
and there was a lot of kind of muddy water about that, because we had some history of some policy 35 
guidance around connectivity between this site and areas further to the north.  When Front Range Village 36 
was approved and built, the Master Street Plan was amended to remove what was originally intended to 37 
be a collector street connection between this site and the areas to the north, and we got some direction 38 
from Council at that appeal hearing to remand the hearing back, and without deference, you know, really 39 
look at meeting those 3.6.3 standards for connectivity.  And so, what was ultimately approved with the 40 
ODP was providing that local street stub to the north; it won’t be collector level, it will be local and 41 
designed that way, and it would allow for that future connection north to Paddington Road.  And with 42 
that, then also the possibility of a future signal at Ziegler and Paddington which is important to a lot of 43 
different neighborhoods and developments for access onto Ziegler.  And, that’s what that looked like in 44 
the approved ODP, the connection, local street connection to the north, dependent on future development 45 
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of that adjacent parcel to actually reach Paddington.  But once that occurs, it would allow for the preferred 1 
location of a traffic signal along this stretch of Ziegler at the Ziegler and Paddington intersection.   2 

Finally, I also just wanted to remind the Commission that there were several conditions approved 3 
with the ODP as well, related to compliance with some City Plan policies.  The first one, distinctive 4 
design, required the adaptation of standardized corporate architecture to reflect local values and ensure 5 
the community’s appearance remains unique, development should not consist of repetitive design that 6 
may be found in other communities.  The second one was policy 3.6, context sensitive development, to 7 
ensure that all development contributes to the positive character of the surrounding area, building 8 
materials, architectural details, color ranges, building massing, and relationships to streets and sidewalks 9 
should be tailored.  And so, the staff evaluation on these conditions is, you know, the project architecture 10 
is unique to the site, it’s not found elsewhere in Fort Collins, and as far as I’m aware, in other 11 
communities as well.  This is a lot of unique architecture developed specifically for this project, and it’s 12 
really seeking to fulfill a lot of the specific guidance we have around…in our subarea plan, the Harmony 13 
Corridor Plan, and City Plan, kind of tailored to this location and it’s…it’s greenfield development, but 14 
it’s an infill context.   15 

So, it is incorporating some of those visions for mixed use development, both horizontal and 16 
vertical.  It’s trialing some unique types of housing like live-work.  It’s creating…kind of building off 17 
some of the design standards that we have for portions of Harmony, kind of the frontage of Harmony 18 
Road, creating nice gateway features, entrances into the project using, you know, landscaping design, low 19 
walls, signage, kind of urban design features and street furniture.  A lot of amenity and parklike space, 20 
which is also an important feature in our Harmony Corridor zone district.  And it’s using a landscaping 21 
and kind of material palette for its buildings in design that’s found kind of in the immediate vicinity, so 22 
stucco, lap siding, some metal accents, stone veneer as well.  And then it’s also kind of building upon 23 
some of the broader commitments we also have in terms of the community and some of the needs in the 24 
immediate area as well.  So, the daycare was one of those and that was a big discussion during the ODP, 25 
kind of recruitment of a daycare facility to support the strong employment base nearby, as well as some of 26 
those energy efficiency measures the applicants mentioned.   27 

So, this is where I might go a little bit lighter, but we can always revisit this.  How this translates, 28 
again, is to the experience and the design of the project.  Again, really focusing the highest intensity uses 29 
on the southern half abutting Front Range Village.  The smaller scale buildings, less intense uses to the 30 
north.  And how that kind of plays out on the ground, the southern half definitely has more of an urban 31 
flavor in terms of attached sidewalks, street furniture, pergolas, and then as you go north across that main 32 
east-west drive, it tends to be a little bit more, I would say traditional suburban feeling, you know, your 33 
detached walks and your green spaces.   34 

Again, there is a primary east-west route from the site accessing Ziegler on the east.  It travels and 35 
eventually connects to kind of where Corbett Drive dead ends near Affinity.  And then there are several 36 
additional north-south private streets, and that’s another important feature for this project that all of the 37 
streets are private; these are not public streets.   38 

The project’s parking needs…and I’ll kind of evaluate the proposed modification shortly, but it is 39 
being covered…a big emphasis on garage parking, so all of the single-family attached units have their 40 
own garages, many of the multi-family units will have garages, and then there’s also both a combination 41 
of on-street parallel or diagonal parking and parking lots kind of scattered throughout.   42 

Detention was mentioned, and again, there was a lot of coordination, especially for those 43 
detention areas along Ziegler Road, kind of building upon some of those design elements of the Harmony 44 
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Corridor, and again, making sure that it kind of works in combination with the gateway elements of the 1 
project, it’s not just a detention area.   2 

And again, these red circles kind of highlight some of the different amenities and park spaces 3 
here.  Really kind of large variation in terms of active and passive spaces: parks, plazas, clubhouse, picnic 4 
areas, bar-be-que areas, things like that, playgrounds, kind of scattered throughout the site, which we 5 
think is a great feature, kind of a unique element for a project like this.   6 

So, diving into the first proposed modification is concerning Section 3.2.2(K) for parking.  We 7 
have minimum parking requirements for our land uses in the Land Use Code, and so across the entire site, 8 
that kind of comes out to a requirement for 1,093 parking spaces, and 985 are proposed.  And so, that net 9 
reduction is really coming from the multi-family section of the project.  The commercial and single-10 
family attached, they are all meeting their parking requirements, and what’s being proposed…or the 11 
difference is from the multi-family, specifically the one- and two-bedroom units, and that’s because this 12 
would follow what has been proposed in the phase one Land Use Code…those new parking requirements 13 
for one- and two-family [sic] multi-family units.  The table at the top kind of compares and contrasts 14 
that…the proposed requirement goes down from 1.5 spaces to one for a one-bedroom or studio unit, and 15 
from 1.75 to 1.5 for a two-bedroom unit.  You might recall during the phase one Land Use Code 16 
discussions, this was based on both some occupancy studies, but also the pro forma analysis completed in 17 
the diagnostic report which found that for both issues of housing diversity, but also housing affordability, 18 
parking was one of the main factors contributing to seeing either less diverse housing, or kind of the 19 
affordability of especially new construction.  So, as part of that, with the phase one Land Use Code, the 20 
parking reductions were reduced…proposed to be reduced, and so staff’s finding with this modification is 21 
that it’s not detrimental to the public good and this is kind of a nominal and inconsequential change 22 
because it’s bringing forward a new parking rate that is developed and supported by staff, and has been by 23 
City Council with those phase one adoptions.  Obviously phase one has not been implemented because of 24 
the petition effort and some of the other controversial items.  The latest guidance we have is that we will 25 
be bringing back some of those foundational elements, the less controversial elements, for a 26 
reconsideration, and parking will be included in that.  It’s also important to point out that that parking 27 
reduction would allow an even greater reduction that what’s being proposed, so this is kind of meeting in 28 
the middle between what is actually proposed in phase one versus what is required currently by the Land 29 
Use Code.   30 

The second modification relates to Section 3.5.2(D), this is the relationship of dwellings to streets 31 
and parking.  This is a standard that requires dwellings to face streets or connecting walkways, and there 32 
are some distance requirements that those walkways can’t exceed two hundred feet from a street 33 
sidewalk.  So, on the site plan, I’ve circled in red the structures that are not compliant with this standard, 34 
and this is because they are either more than two hundred feet from the street sidewalk, or measured 35 
differently, many of these are even closer to a street sidewalk, but they require crossing a private drive or 36 
alley which doesn’t meet the connecting walkway definition.  And so, when staff was evaluating this, we 37 
were really trying to come at this…how could this project continue to meet it in terms of an equal to or 38 
better application for the proposed modification, and that’s through the use of some proposed mitigation 39 
measures, so the crosswalks nearest these buildings and structures will be enhanced with special paving 40 
and materials.  They cross alleyways or driveways that will feature less traffic than some of the main 41 
streets there, and really trying to maintain a very consistent relationship of the landscaping, lighting, and 42 
unit kind of entrance relationship that would be found along a typical street.  These units are also located 43 
at the…sort of the end, or termination of the private street, so they have a lot of visibility.  It’s a direct 44 
continuation of those existing street sidewalks themselves, so they remain visually prominent.  And the 45 
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units remain well connected to the site’s overall kind of walkway framework and they front upon kind of 1 
major east-west corridors that connect all the way from Ziegler on one end to the kind of walkway that 2 
leads between Front Range Village and English Ranch on the west.  We also thought it was beneficial 3 
that, especially for the single-family units to the north, that allows those units to have their front façades 4 
facing adjacent development which provides a more compatible transition versus potentially rear- or side-5 
loaded units.  So, what this looks like on some of the plan drawings…I’ve circled in red the location of 6 
one of the enhanced crosswalks, and you can see this is a continuation of one of the north-south street 7 
sidewalk network.  They lead directly across the alley to units fronting on that area, and then on the right 8 
you can see the landscape plan…very consistent relationship of the landscaping, those foundation 9 
plantings, wrapping the building with trees, you can see attention given to sort of the lighting right there 10 
at that special crossing to really kind of enhance that pedestrian safety and visibility.  Very similar feature 11 
on the southern half of the site near those multi-family units…enhanced crossings across that driveway, 12 
and again, the yellow on this bottom map shows kind of the walkway network, and these front upon 13 
walkways that again extend all the way from kind of the east to the west of the site and are well-14 
connected to the overall framework of streets and walkways across the development.   15 

Moving on to some of the landscaping and I think the applicants covered this…there’s a fairly 16 
formal garden-like planting style across the development.  Some of the more naturalistic elements come 17 
into play with the western detention area.  The development is proposing, you know, to enhance some of 18 
the street trees there along Corbett and Ziegler so it’s meeting our street tree canopy networks for those 19 
public streets.  There was the question about that along these private streets, and our street tree planting 20 
standards really reference those public rights-of-way and LCUASS standards, and again, these are private 21 
streets.  At the same time, those private streets talk about using similar features, design features, to our 22 
public streets, and certainly the tree canopy is an important part of that.  And so, as we’ve been 23 
conversing with the applicant team since the work session, we’re definitely in support of some of the 24 
proposed enhancements that they’re showing or identifying in terms of improving that canopy network 25 
along those streets.  Where currently some of those trees are missing because of some of those conflicts 26 
mentioned, we have put in other features so to create pedestrian interest and shade structures, so you 27 
might notice some pergolas in certain areas along those streets where previously there were conflicts with 28 
adding additional trees.  But, that in combination with the garage issue mentioned today, there could 29 
be…this is where typically staff would recommend a condition of approval had this not been such a late 30 
venture today with the staff report, but that was kind of the approach we were thinking of taking.   31 

Just a couple areas of the landscape plan, again, you can see some of the more naturalistic 32 
elements along that western detention area, but otherwise a very kind of formal, very kind of manmade 33 
formal garden-like planting palette across the entire site.  And again, some of those hardscape and 34 
landscape elements that feature along with some of their gateway design and also some of the different 35 
park and amenity spaces.  These feature what you would expect, picnic tables, bar-be-que pits, low walls, 36 
seating walls, playgrounds, a strong variety of different active and passive recreational facilities enhanced 37 
with their landscaping.   38 

On the tree planting side…mentioned this at the work session as well, one of the interesting 39 
factors with the site is, you know, it’s mostly vacant, but there are actually a large number of trees that 40 
will need to be removed and mitigated as well; those come from kind of around the existing home that’s 41 
on the site as well as some of the plantings near Front Range Village that were planted onto this property.  42 
And so, as part of this project, those will be all mitigated on site, and then the applicants are also working 43 
with Front Range Village to do replacement plantings for those plantings that need to be removed.  So, 44 
we’ll have new plantings on the site, we’ll have replacement plantings on the Front Range Village 45 
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property, as well as some of the additional screening that’s happening from the proposed buildings and 1 
structures of this development to maintain that screening of the visibility of Front Range Village loading 2 
bays and loading docks.   3 

And then I want to go into a little bit more detail on kind of the staff analysis on the housing 4 
model variety.  This was also a question at the work session.  For both the single-family attached and 5 
multi-family structures, we have standards in our Code that require variation…in this case, each of them 6 
needs to have a minimum of three variations, and this standards requires both a substantial variation in 7 
footprint, size, and shape, as well as other unique architectural details such as entrance features, roof 8 
forms, mass and proportions kind of coordinated across an overall theme.  And so, on this slide I have for 9 
the single-family attached units, a collection of all the different footprints.  So, these range from three- to 10 
nine-unit buildings, and you can see there’s kind of a wide variety of the size of these buildings, but also 11 
variation in the footprints as well with some of those buildings with kind of larger side-loaded units, as 12 
well as some of the different projecting and recessed elements that include some of the different patios 13 
and balconies.  And then this is a collection of some of the different front elevations of these different 14 
structures showing some of the different features.  So, we have a collection of both gable and shed roof 15 
elements primarily.  Again, a difference between…primarily front-loaded entrances, but also several side-16 
loaded units as well.  Different covered patio and canopy and balcony styles…you can see some 17 
additional variation in the window design and fenestration patterns, and also I think what really helps is 18 
some of these buildings are very symmetrical when you look at them, others are very asymmetrical, so 19 
there’s a mix of both across both what they’re calling their brownstone and townhome units.   20 

Similar for the multi-family, three model varieties are required.  There is a really large difference 21 
between you know a four-unit building and a 32- and 49-unit building, so that’s where some of the 22 
substantial variation in size and shape comes from.  The shape especially differs for those 49-unit because 23 
those have ground floor garages as well.  And then again, similar to the single-family attached products, 24 
different mix of flat, gable, and shed roof elements and changes in roof pitch and orientation as well.  You 25 
can see some of the different canopy and awning entrances, front entrances, but also along the ground 26 
floor for those windows as well.  Different window designs and doorway designs as well.  And, again, 27 
these are the 49-unit buildings.  You can see on, especially the step backs, you have some more flat 28 
roofed elements with, you know, shed roofs above, and then other ones kind of have more pitched and 29 
gabled roof elements there as well.  And then a collection of the perspectives of the multi-family…the 30 
four-unit multi-family structures.  I’m going to forego the…going through each elevation independently 31 
given the walkthrough video that you saw, but we can revisit all of these.  And I think with that, we will 32 
close out the staff overview.   33 

CHAIR KATZ: Thank you, Ryan, that was really helpful.  What questions for staff or the 34 
applicant does the Commission have?  Ted?  Go ahead, Ted. 35 

COMMISSIONER TED SHEPARD: The retail building, as you come in on the main street, on 36 
the south side of the main street, there’s a commercial retail building…it might not be retail, it might be I 37 
think someone said an Edward Jones or something like that, that’s fine.  Is that building reverse mode to 38 
the street…where are the front doors?  Do the front doors face the street or the parking lot?  And the 39 
reason I ask is because that will impact where all the outdoor equipment is, and the meter banks, et cetera.  40 
Are they going to face south towards the parking lot…where’s the front door of that building?  What’s the 41 
front, what's the back? 42 

JASON SHERRILL: That particular building, the front door is south, facing the live-work units, 43 
and so that’s where those utility things would be also, that façade that is along the entrance off of Ziegler, 44 
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you know, we intend to obviously not put those, you know, A/C units, whatever it might be…so access is 1 
along the south.  Obviously that street is short, there’s not really room for access, and so we’re trying to 2 
put people into the neighborhood, drive around to the front of the mixed-use building. 3 

COMMISSIONER SHEPARD: And the reason I ask is because the way buildings are designed 4 
mechanically, there’s a front and there’s a back, and the back is where all the equipment is.  I rarely see 5 
commercial buildings with all the equipment that you’re mentioning in the front.  6 

JASON SHERRILL: Yeah, there’s not that much equipment because these buildings aren’t that 7 
big, right?  You have two residential units above each building, so they’ll, you know they’ll have maybe 8 
one A/C unit down below…you know, these are not intense commercial uses, that’s not what they’re 9 
intended to be, right?  So, we’re not talking about truck delivery bays and all that kind of stuff.  I mean, 10 
this could be a coffee shop, it could be an office, right?  I mean…we don’t know what they’ll be. 11 

COMMISSIONER SHEPARD: Thank you.   12 

CHAIR KATZ: Adam? 13 

COMMISSIONER ADAM SASS: So… 14 

COMMISSIONER YORK: I saw one place in the slides where it said that the sidewalk was five 15 
foot wide, are all the sidewalks five foot wide, or is there a variation throughout the site? 16 

RYAN MOUNCE: There is variation throughout the site, so, especially on the northern half 17 
where you’re talking like the more traditional detached sidewalk, tree lawn, those are five-foot wide 18 
sidewalks.  When you get to the southern half, that’s where it varies a little bit more, but they tend to be 19 
larger, or wider, so some of the attached sidewalks on some of those north-south streets get as large as 20 
eleven feet wide.  Many of them are in sort of more of that five- to seven- to nine-foot range.  21 

COMMISSIONER YORK: The reason I was curious is that, with the fly through and all of that, I 22 
saw lots of places for driving and for walking, but not really for bicycling or for any other type of 23 
wheeled conveyance that wasn’t a motor vehicle, so I was wondering how that was going to play out…or 24 
what the vision was for how those would be…people using those modes of transportation would be 25 
getting through the site.   26 

RYAN MOUNCE: So all of the streets, the private streets throughout the development, they are 27 
designed similar to kind of what would be considered a public local street, or residential local street.  So 28 
there’s, for instance, no like striped bike lanes; it would kind of be a shared space like you would 29 
experience in kind of a residential, single-family development context. 30 

COMMISSIONER YORK: Okay, and then the other thing I saw on the fly through is it looked 31 
like there were some places where people had…they had back-in parking, but looking at all the slides 32 
here, it looks like for the diagonal parking, it’s all front…drive-in parking.  And I was wondering, did 33 
I…was that just something strange on the video, or is it all supposed to be one way, or is there variation? 34 

RYAN MOUNCE: There’s no variation; all of the diagonal parking is kind of traditional front 35 
pull-in.   36 

COMMISSIONER YORK: Okay, thank you.  37 

CHAIR KATZ: Just looking…anyone else? 38 
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VICE CHAIR JULIE STACKHOUSE: Ryan, you covered a lot of material, but I think for the 1 
benefit of everyone here tonight, it might be useful to go back through and characterize what the proposal 2 
is we’re considering tonight versus past proposals that have been approved, just so everyone has a shared 3 
understanding of the scope of what we’re doing tonight.   4 

RYAN MOUNCE: So, in the past, what was approved in the past, was the Ziegler/Corbett 5 
Overall Development Plan, and so, like the previous item, that was establishing some sort of master 6 
planning parameters for the site that future phases of development would need to meet and be in 7 
compliance with.  So, that’s where, for instance, things like the range of number of units and the mix of 8 
housing types, and where certain detention areas would go…those were generally established within the 9 
ODP.  And then subsequent submittals, like this PDP, have to show…demonstrate compliance with what 10 
was approved with the ODP.  So, that’s kind of the distinction between the two, and I think where you 11 
may be alluding to with this is, you know, there’s been a lot of discussion and a lot of review around that 12 
street connectivity standard.  That was a big focus during the ODP, and so this PDP has to demonstrate 13 
compliance with what was approved with the ODP, which is that local street stub to the north.   14 

COMMISSIONER SHEPARD: For the daycare center, could you remind me, I think I missed it 15 
in the presentation, the orientation of the outdoor play area, is it on the south side of the building, is it on 16 
the north side of the building?  There was a recent childcare center on East Harmony Road, south side of 17 
the road in one of the shopping centers where they moved the daycare outdoor play from the south to the 18 
north, and I thought that was a disadvantage.  I’m just curious where it would be in this project? 19 

RYAN MOUNCE: So I’ve pulled up one of their rendered site plans here, and the play areas are 20 
shown to the south of the building, and also to the west of the building.   21 

COMMISSIONER SHEPARD: Great. 22 

RYAN MOUNCE: So there is kind of that full sun access. 23 

COMMISSIONER SHEPARD: Thank you very much; I think that’s really beneficial.  And 24 
thanks for thinking of that.   25 

Question along Corbett Drive…the looping sidewalk around the detention area, that’s great, does 26 
that act as the detached sidewalk along Corbett, or will we have duplicate sidewalks on Corbett? 27 

RYAN MOUNCE: It’s sort of a mix of both.  So, Corbett actually ends before the detention pond 28 
further south, but this kind of loop around the detention is in addition to…there’s that very wide walkway 29 
adjacent to Affinity’s what would have been Corbett Drive had it extended further north.  So, there’s kind 30 
of two walkways there.  31 

COMMISSIONER SHEPARD: I think I remember now.  Will Corbett ever go further north than 32 
where it would terminate with this project and with Affinity’s project, or is that going to be it for Corbett? 33 

RYAN MOUNCE: I think that’s likely it for Corbett.  I know that was a major discussion point 34 
during the Affinity proposal as well, and obviously there’s just the turn around there, and what was really 35 
put in extending north into English Ranch was a bike and ped connection.  It does allow for emergency 36 
vehicles; there’s some bollards, removable bollards, but it’s not anticipated to be an actual street 37 
connection. 38 

COMMISSIONER SHEPARD: Thank you.  And, another question…I’m glad this slide is up.  39 
I’m looking at the south half of the project, the multi-family buildings that are oriented north and south 40 
with the diagonal parking.  Are those buildings double frontage?  Again for me, it’s where’s the front 41 
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door…is it on both sides of the building?  Is it double frontage?   You’ve got diagonal parking on one 1 
side, and you’ve got some green on the other side, and some head-in parking.  I’m not sure what the 2 
building orientation is vis a vis the streets and the parking lot.   3 

RYAN MOUNCE: There’s entrances on three sides of the buildings, so for instance, the main 4 
entrances that go to most of the units faces the adjacent street.  For instance, if we’re looking at this 5 
structure right here, faces the adjacent street.  But, there’s also units [sic] to individual units, those two-6 
story elements that face the east-west street, and to the south as well. 7 

COMMISSIONER SHEPARD: For the multi-family buildings that are served by diagonal 8 
parking, the entrances are on the diagonal side or on the head-in parking side? 9 

RYAN MOUNCE: It depends on the individual structure.  So, these 32-unit buildings, kind of the 10 
lighter shade of red, those are served by the diagonal parking, the main entrance is facing the diagonal 11 
parking.  For the larger buildings, the main entrances…again, there’s entrances on multiple sides of the 12 
building, but the main entrance is facing more toward the kind of U-shaped, horseshoe-shaped parking 13 
area right here. 14 

COMMISSIONER SHEPARD: That I get; it’s the north-south buildings.  And so, leading to 15 
another question I have.  It’s now packet page 528…this would be the typicals…we’ve got the typical 26-16 
foot valley with parking, a typical 30-foot pitched street section, and it looks to me like these are served 17 
by approximately 17-foot long diagonal parking spaces.  And this is the area where the trees are done in 18 
islands, not through a detached parkway, is that correct? 19 

RYAN MOUNCE: Yes, and it does…there is some variation between some of the different 20 
north-south streets.  So, some of them do have wider sidewalks and that’s where you get…where they are 21 
wider, you have more of the tree cutouts, and then in other areas where it’s narrower, you have more of 22 
those landscape islands.  23 

COMMISSIONER SHEPARD: Great, thank you.  And then I heard something very interesting 24 
tonight based on some new information on the garage lengths.  That is going to be remedied, not with a 25 
condition of approval, but with compliance.  And, through compliance, you’re opening up some areas, did 26 
I hear correctly, for more planting areas, more trees?  That’s a very elegant solution.   27 

RYAN MOUNCE: If I just may add, or clarification on that.  So, I think that is the intended 28 
approach, but it’s been sort of a last-minute change, so it isn’t reflected in your packet, so typically in this 29 
situation staff is…we would recommend a condition of approval, and so that’s kind of consideration for 30 
the Commission this evening.   31 

COMMISSIONER SHEPARD: I’m not sure it might be needed in this case, but I’ll defer to my 32 
fellow Commissioners because I…it was brought up by the applicant and so it’s on public record, but I’m 33 
in agreement, and I want to applaud the applicant for that solution to that issue.  So, thank you for that.  34 

CHAIR KATZ: Thanks, Ted.  Adam, did you have something else? 35 

COMMISSIONER ADAM SASS: Yes-ish.  Kind of to piggy back off of what Ted got to with 36 
the U-shape.  So, the intention would be, if you can pull up that same slide that he was talking about, and 37 
I just want to make sure I am understanding correctly.  When you look at…I don’t remember which slide 38 
it was, the one that had the red boxes…perfect.  So, you look at that park detention area, that entire 39 
complex, the one, two, three, four, five buildings, two dark red that face east-west, three light red that face 40 
north-south, the north-south facing buildings, the one on the left is fed from the diagonal parking on the 41 
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left, the one on the right is fed from the diagonal parking on the right, the far right building is fed from 1 
diagonal parking on the right, the two east west facing buildings are serviced…the intention would be that 2 
they are serviced by the parking in the U-shape, is that your understanding?  So, where the front doors 3 
are, that’s where they’re getting their parking for those buildings? 4 

RYAN MOUNCE: Yes, for the most part.  And I’m not sure if…this might be a question for the 5 
applicant…I don’t know if they have designs yet, thoughts on kind of parking arrangements, but you’re 6 
correct that, for the most part, the north-south ones are being served from the diagonal parking.  There is 7 
one of the buildings that…one of it’s entrances is also facing that U-shaped parking lot area, and then the 8 
49-unit buildings are primarily facing the U-shaped parking area, but those structures also have their own 9 
ground-floor garages as well.  10 

COMMISSIONER SASS: Perfect…wanted to say it just a little differently to make sure I was on 11 
the same page, and that led into the next modification that we’ll get into in deliberation.  So, thank you. 12 

CHAIR KATZ: Alright, Ted has another clarifying question. 13 

COMMISSIONER SHEPARD: Clarifying question, Ryan, could you go to slide 38? I think I’m 14 
beginning to totally understand the compliance with the three designs for the multi-family buildings, and 15 
it looks to me like a lot of it is done by the variation in building envelope size.  Correct me if I’m wrong, 16 
and I don’t have the right packet page number because I didn’t get caught up on my page numbering with 17 
the new packet, but I read on one of the architectural sheets, that the 32-unit flat roof building and the 49-18 
unit flat roof building are A’s and they have the same materials, and then moving to the 32-unit angled 19 
roof and the 49-unit angled roof, those are the B’s and they have the same materials, so where’s the third? 20 

RYAN MOUNCE: In the multi-family, the third would be the four-unit multi-family above the 21 
garages. 22 

COMMISSIONER SHEPARD: Okay, okay, thank you. 23 

RYAN MOUNCE: As well as the mixed-use dwellings.  24 

COMMISSIONER SHEPARD: Okay.  And so those are significantly different, obviously, in 25 
building envelope.  Are they going to have material changes?   26 

RYAN MOUNCE: So they use, as you mention, the A’s and B’s use pretty similar materials.  27 
They all use kind of a feature of lap siding, stucco, stone veneer, some metal accents as well, but there are 28 
different colors, and you know, stone material shades as well, and then also on the smaller multi-family 29 
buildings, they are introducing some additional color variation as well with sort of the green that you see 30 
on the screen right here.  31 

COMMISSIONER SHEPARD: Okay, so you’re seeing compliance with 3.8.30(F)? 32 

RYAN MOUNCE: There is the required color variation as well, yes.  You know, there are…I 33 
think it was noted at the work session, and staff agreed as well, that there are still a lot of similarities in 34 
sort of shades and tones, but they are different colors.   35 

COMMISSIONER SHEPARD: Okay, thank you Ryan.  36 

COMMISSIONER SASS: Ted, to…I guess…I created a matrix.  I snipped the material legend 37 
and went, brownstone A…and then option A, then brownstone B, and then option A, and looked at them, 38 
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and they’re…while not grossly different, they are different, they do vary.  I made my own matrix by 1 
snipping from different pages. 2 

COMMISSIONER SHEPARD: It’s all in the matrix.  That way you can see it.  But, thank you, 3 
and it took me a while to get there, but thank you. 4 

CHAIR KATZ: Ted, do you have any other questions before we open it up to the public? 5 

COMMISSIONER SHEPARD: The cutouts meet City Forester specifications?  They’ve gotten 6 
bigger over the years, they’re more rectangular, they’re… 7 

RYAN MOUNCE: Yeah, the minimum square footage for those tree cutout areas to ensure 8 
viability.   9 

COMMISSIONER SHEPARD: And they’ll be irrigated? 10 

RYAN MOUNCE: Yes.  11 

COMMISSIONER SHEPARD: And the trees that will have to be placed on the north side of 12 
Front Range Village, is that going to be an issue with that property management company?  Are we going 13 
to get irrigation for those trees?  Has there been a negotiation? 14 

RYAN MOUNCE: I’m wondering if the applicants want to address kind of their communication 15 
and kind of how they’re working with Front Range Village.  Where the City comes into play and kind of 16 
our review of this project is, obviously, they are removing trees.  We don’t necessarily care that they were 17 
misplanted, we want the mitigation value for those removed trees, and then we also would like to see, 18 
again, the replacement on Front Range Village’s property, because that was an important part of that 19 
approval as well. 20 

COMMISSIONER SHEPARD: Thank you.  That was it; we don’t want the big box standards to 21 
be out of compliance, and buffering the back side of the Target was a big deal, and for your benefit.  So, 22 
the answer is, we’re working with them…? 23 

JASON SHERRILL: Sorry, I wasn’t sure if you got your question answered, but yeah, we’re 24 
absolutely working with the new owner.  We’re going to put I think 51 more trees along on their property, 25 
and they are required to irrigate them. 26 

COMMISSIONER SHEPARD: Thank you. 27 

COMMISSIONER YORK: So I had a question on the A/C unit and the metering thing…I think I 28 
heard two different things, so I just want clarification.  Are the A/C units going to be on the ground level 29 
or are they going to be on the roof? 30 

JASON SHERRILL: For the for sale units, they will be on the ground level in front of each unit 31 
inside those little fenced areas buffered with landscaping.  The multi-family units, the apartments, the 32 
bigger buildings will all be rooftop units, except for those garage units, they’ll have A/C units also on the 33 
ground level. 34 

COMMISSIONER YORK: Okay, so I guess with the renderings with the different articulations 35 
on the roof lines, I’m curious how that’s going to work with having the A/C units up there. 36 
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JASON SHERRILL: So, what you can’t quite see, and you know, is that those roof lines create a 1 
parapet, if you know what a parapet is, and behind that parapet, which is not visible from the street is 2 
hiding that A/C unit.   3 

COMMISSIONER YORK: Thank you. 4 

COMMISSIONER SHEPARD: And following up on that theme, will there be…there’s kind of a 5 
trend in going all electric with heat pumps versus bringing in natural gas.  What’s your approach to 6 
heating these buildings? 7 

JASON SHERRILL: Right now, I mean, it’s gas.  Electric heat is super expensive and only raises 8 
the cost of the units. 9 

COMMISSIONER SHEPARD: Thank you. 10 

CHAIR KATZ: With that, I think we will close out questions and move to public input.  Quick 11 
reminder…focus on what we’re viewing today, not what was already decided in the ODP; I know there’s 12 
a lot of emotion around that.  But, we would love to hear what you have to say about this project 13 
development.  Who in the Chamber would like to address the Commission?  Can I see a show of hands 14 
please?  One, two, three…alright, with that, maybe have a couple people line up here in the middle, 15 
maybe one on the side here, we’ll alternate, be as efficient as possible.  When you approach the podium, 16 
please state your name and address for the record, and you will each have three minutes. 17 

GREG ROSEN: Good evening, Greg Rosen.  I previously served on another local PZC and did 18 
that for a number of years, and I understand the challenges that you guys face, and so I thank you for your 19 
commitment of time and effort.  Obviously it sounds like there is no question on the Edmonds Road 20 
connection, which is a shame.  This looks like a very nice project, development.  It’s going to add to the 21 
neighborhood.  I think it could have done a great deal of connectivity without vehicular traffic there.  22 
They’re estimating over 5,000 trip ends per day out of this development, and that’s going to significantly 23 
impact our neighborhood.  But, as I said, it doesn’t sound like you’ll entertain any of that; that’s 24 
unfortunate because our request was for a standard modification, and that was denied, and it looks like 25 
there are multiple standard modifications for this development other than that road, and so it does appear 26 
that granting those modifications is a benefit more for developers than adjacent neighborhoods.  Thank 27 
you. 28 

CHAIR KATZ: Thank you.  Sir? 29 

JAMES KING: James King, 2921 Sunstone Drive.  Am I to understand that this question about 30 
the connection along Edmonds, the stub that would connect into Paddington is now off the table for 31 
discussion?   32 

CHAIR KATZ: I mean, I’m happy to listen.  You know, maybe if staff wants to jump in about 33 
kind the procedure…we tried to address that, but I will allow if Clay or Ryan wants to jump in, or even 34 
Brad.   35 

CLAY FRICKEY: I’ll just jump in, and thanks for stopping the time so the gentleman has a little 36 
bit more time.  Yeah, from…the staff report outlines compliance between the project development plan, 37 
which is up for consideration this evening, with the overall development plan.  The overall development 38 
plan that came to the Planning and Zoning Commission last year established that connection between this 39 
proposed development and English Ranch.  And so, yes, I mean that stub is something that was part of the 40 
approved overall development plan, and then this plan would have to comply with that overall 41 
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development plan in order to get approval.  And so, from that perspective, and from staff’s perspective, 1 
that connection is important for demonstrating compliance with that approved overall development plan, 2 
if that makes sense.   3 

JAMES KING: So the question of how this all impacts English Ranch is off the table? 4 

CHAIR KATZ: Specific to that connection, yes.  It’s not for us to consider…you’re more than 5 
welcome to talk about it. 6 

JAMES KING:  I’ve been attending the meetings since January a year ago, and it’s been clear  7 
that connecting to Paddington was on the City’s agenda from day one, regardless…again, I have attended 8 
three or four meetings of this Commission; I have attended neighborhood information sessions, and that 9 
was brought up after not being presented in the materials that were distributed prior to the meeting, and 10 
it’s been…basically been now taken as a given for a year.  So, I guess I have nothing to add. 11 

CHAIR KATZ: Okay, thank you.  Whenever you are ready? 12 

JEFF JANELLE: My name is Jeff Janelle, I live in English Ranch.  I have here from the traffic 13 
impact study, it says other traffic studies, and it says redistribute traffic through English Ranch in long 14 
range per red lines.  It seems like this is a foregone conclusion and has been from the get-go, despite all 15 
the charades that have gone on.  I don’t think this is done, I think we do have the right to appeal, am I 16 
correct there?  And I don’t like that idea at all; we’d like to avoid this.  It does a disservice to the builder 17 
who has a fantastic project.  I think he was all in favor of no connection, and I have it right here if anyone 18 
wants to see it, 500 signatures from my neighborhood of people who are not interested in connecting.  So, 19 
I guess at the point, we’re in a corner…we’re locked into this…I mean, we’re going.   I don’t want to 20 
appeal, but I think it is our right.  If our appeal is not heard, if we have to go to 106-8-4, you know legal 21 
proceeding under District Court, in District Court, so be it.  We don’t want to do that.  If we can find 22 
some kind of solution, I think it could be done.  I really, truly… this is a phenomenal project, I really see 23 
it…it could win awards, it is done right.  The connection isn’t so great, and I think we have a mentality of, 24 
we’ve always done it this way, it feels like it’s a blind adherence to a one size fits all Land Use Code, and 25 
that’s 3.6.3.  I just think it’s really one size fits all.  And, believe me, we’ve got reams of documentation if 26 
we have to do an appeal that show just how inappropriate this connection would be.  So, please, if there’s 27 
some way we can remedy this without going through all that garbage causing delays and…you know, 28 
we’re taxpayers, why are we having to spend over fifty grand on a legal proceeding, it doesn't make any 29 
sense.  And, again, 500 people, and that’s without even trying, signatures of people saying no, thank you.  30 
So, please, if we can work something out, I think it would be wonderful.  So, that’s all I have.  Thank you, 31 
appreciate your time.   32 

CHAIR KATZ: Thank you, Jeff.  Is there anyone else in the Chamber that would like to speak 33 
before we go online to see if there’s anyone there?  Shar, is there anybody called in or anybody via 34 
Zoom? 35 

SHAR MANNO: Currently there are three raised hands.  We will start with Mike Duhadway? 36 

CHAIR KATZ: Mike, can you hear us? 37 

MIKE DUHADWAY: This is Mike Duhadway; I live at 2902 Paddington Road.  I was one of the 38 
original residents of English Ranch Kelsey Park.  So, Jason from Landmark had a good presentation, but 39 
the layout has totally changed.  Originally, Jason, the units we would be seeing from English Ranch 40 
would be from the side and he verified that that would reduce noise and light pollution, and he was 41 
convincing on that.  Now, the design has totally changed.  And, looking at the new design, the detention 42 
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ponds, based on even civil engineering designs, could be used as a buffer between English Ranch and the 1 
development.  Now, also too, being a long-time member, we have gone through multiple design reviews 2 
on other projects and the City has confirmed that there would be no connection between English Ranch 3 
and that property.  And, in this meeting, there was conversation that there was agreements made within 4 
the City, but I’ve never seen anything to participate in any of that.  And before, in these meetings, on the 5 
City, you know, Paddington Road is identified as a corridor.  It doesn’t even closely meet the City 6 
requirements of that.  I have not seen environmental impact relative to noise, emissions, light, for making 7 
that connection, and that connection goes through property owned by Dan Bartran, and we’ve never been 8 
explained, how can that happen?  Even when we bought the home from Dan Bartran, they told us that 9 
connection would never happen.  It seems like this is all based on how it benefits Front Range Village, 10 
and not English Ranch.  And there’s a lot of open answers before anybody can make a conclusion if we 11 
should conclude on this project.   12 

CHAIR KATZ: Thank you so much, Mike, appreciate your time and your comments.   13 

SHAR MANNO: Alright, next we will have Bob Meserve. 14 

CHAIR KATZ: Bob, you’re up, sir.  Please state your name and address for the record.  15 

BOB MESERVE: Thank you very much for allowing me to speak.  My name is Bob Meserve, I 16 
live at 2713 Whitworth Drive.  I have lived in the neighborhood since 1994, so right at thirty years, and 17 
I’ve watched the growth around us happen in all of south Fort Collins, and I just wanted to publicly state 18 
my opposition to this connection as well.  I was involved in fighting the connection of Corbett and 19 
Kingsley, concerned that Kingsley was going to turn into a racetrack along the east side of the English 20 
Ranch Park where lots of children cross to go over toward Linton Elementary School, and a lot of activity 21 
happens in the park.  I’m in a wheelchair; I use the connection across over to Front Range Village almost 22 
every day to go over to the gym, to go shopping, or whatever, and it seems like in, you know, one of the 23 
sections in 3.6.3 is to preserve and protect existing neighborhoods, and I feel like this connection of 24 
Union Park at Paddington is forcing the connection in helping Union Park but destroying the fabric of our 25 
neighborhood.  You’re mixing apples and oranges and the pedestrian connection and bike connection 26 
make sense; the vehicle connection does not.  And I agree with the gentleman that spoke earlier, 27 
hopefully we can work through that in a productive way, amicable way, without having to go some other 28 
route, but I vehemently oppose the connection and just wanted to publicly state that.  29 

CHAIR KATZ: Thank you, Bob.   30 

SHAR MANNO: Alright, next we have Jenny Simpson. 31 

CHAIR KATZ: Jenny, whenever you are ready.   32 

JENNY SIMPSON: Hello there, can you hear me alright?   33 

CHAIR KATZ: Yes, we can, thank you so much.   34 

JENNY SIMPSON: Alright, I’m going to talk a little fast because I’ve got a lot to say regarding 35 
the…what has been outlined for the Union Park proposal tonight.  There’s been multiple conversations 36 
about the parking that have been previously brought up at past meetings, and I really don’t think that 1.5 37 
spaces per unit makes any sense, this isn’t the 1950’s anymore, one car per family is no longer the 38 
standard.  If this is a development to attract young families, that’s a minimum of two cars per unit, and if 39 
those families who are going to stay there because people can’t afford to move on to a single-family 40 
detached home, they’re going to be a third car when their children grow up to be teenagers and start 41 
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driving.  There’s been multiple comparisons to the Affinity complex…that is a senior citizen retirement 1 
complex, that is not multi-family.  The amount of cars is not comparable, and it’s just not a comparable 2 
solution to that.  If there’s going to be a coffee shop, that’s going to be deliveries, you’re going to have 3 
lots of traffic, people dropping off at that daycare center.  That needs to really be considered, that the 4 
parking, because they will park in Front Range Village, in English Ranch, they will park elsewhere 5 
because there won’t be parking for them.  Now, onto what my neighbors have said tonight, I am terribly 6 
disappointed that the question of the Edmonds connection was not even discussed this evening; that’s 7 
what we’re all here to talk about.  We have made it very clear from the get-go that we, as English Ranch, 8 
were very opposed to that connection, and at one point, we were assured that there would be no 9 
connection.  The developer himself is quoted as saying that he wants to eliminate that connection, and the 10 
City has completely about faced on us, and that is unfair to your residents.  We live here now, not talking 11 
about the residents who will live here once this is built, we are the current residents and our community 12 
needs to be considered, needs to be protected, because this will drastically negatively impact our 13 
community as it is.  And I echo my neighbors, we have 500 signatures with just barely trying to say how 14 
opposed we are to this.  And I would just like to remind this committee that you were the ones who 15 
changed the zoning to allow mixed-use, multi-family as opposed to what it was originally zoned for.  You 16 
changed the rules on us; you serve the people, not the developers.  Do the right thing for your community.   17 

CHAIR KATZ: Thank you Jenny, before you go, would you mind just stating your name and 18 
address for the record? 19 

JENNY SIMPSON: Jenny Simpson, 2638 Stonehaven Drive. 20 

CHAIR KATZ: Thank you, really appreciate your comments.  Last chance, anyone in the 21 
Chamber want to address the Commission? 22 

SHAR MANNO: We have a few more hands that went up.  23 

CHAIR KATZ: Perfect, keep them rolling then, Shar.   24 

SHAR MANNO: Alright, next is Trisha Scott. 25 

CHAIR KATZ: Whenever you are ready, Trisha. 26 

TROY ANDERSON: Actually, this is Troy Anderson, I’m Trisha Scott’s husband…or, I’m 27 
sorry, yeah, husband.  So, living at 2802 Paddington Road.  Alright, I would like to just voice, again, my 28 
kind of discontent with the City on this.  And the Edmonds attachment to this new, I guess subdivision, or 29 
so eloquently sold to the City as, you know…basically there’s no need for this new development to 30 
connect to Paddington Road.  We get enough traffic as it is on Paddington Road.  I’ve made several 31 
complaints to City of Fort Collins Police Department; I’m a former police officer myself, and the amount 32 
of traffic that’s going to go through these neighborhoods is going to be…it’s going to be ridiculous, I 33 
mean we’ve got enough going through here now and you’re adding a couple thousand more cars in this 34 
new division, and the only reason they opened up this street on Edmonds is just for a little relief when 35 
they’re just going to cut through our neighborhoods to get to Horsetooth, to get over to 36 
Timberline…it’s…and for you guys to just kind of gloss over it as if it’s not a big deal and we’ve already 37 
made a decision on it is ridiculous.  And, you know, I’m standing on the side, you know, of the 500 38 
petitioners that filed, you know…I hope we do appeal it if this is the way you guys are going to run 39 
things.  And that’s basically all I’ve got to say.  I concur with the people who are opposed against it, and 40 
I’m going to stand with them.  Thank you. 41 

CHAIR KATZ: Thank you for your comments, Troy.  Who else have we got, Shar? 42 
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SHAR MANNO: Next will be Amanda Gant.   1 

CHAIR KATZ: Amanda, whenever you are ready. 2 

ARNOLD LAGOS: Hello, just like Trisha Scott’s, I am Amanda Gant’s husband.  So, my name 3 
is Arnold Lagos and we live on the 2500 block of Bison.  So I think one of the key pieces here that I want 4 
to just point out is that one of the major issues that this went back to you is due to the fact that people 5 
were against the traffic light at Hidden Pond that would be the entrance into the main…the main road of 6 
Union Park.  So, they want to move that to Paddington Road, and that also brought up a whole new 7 
connection piece.  We are against that for a variety of reasons, as every one of my neighbors have already 8 
spoken about, but what I’m also against is the fact that there’s not going to be a light at the entrance to 9 
this nice development.  If you can only imagine how many people would have to leave…you’re putting 10 
600 new units in this area with no traffic light onto their main road.   How is that going to work?  So I 11 
think you have to really take into consideration if the connection is worth it to put a light at Paddington 12 
Road.  So, that is where I want you guys to make that consideration.  We don’t want the light at 13 
Paddington Road; we’d rather have the light at the Hidden Pond to make sure that there’s ease of use, 14 
because even if you’re putting the daycare there, you can only imagine the back-ups that’s going to be 15 
going on in that environment, so…and really, we are also against the connection to Edmonds for a variety 16 
of reasons that all my neighbors have already shared, but please take into consideration also the light 17 
aspect of this process.  Thank you. 18 

CHAIR KATZ: Thank you, Arnold.  Shar, do we have any more. 19 

SHAR MANNO: We do; next will be David Strathman. 20 

CHAIR KATZ: Okay, David, whenever you are ready, sir.   21 

DAVID STRATHMAN: Hi, thank you for taking my contribution.  My name is David 22 
Strathman, I am at 2919 Stockbury Drive, and I would also like to voice my opposition to the connection 23 
to Paddington.  You know, there’s a lot of children that play on the streets.  I think I can speak for almost 24 
all of my neighbors that we’re very concerned about the addition of traffic, especially near the park where 25 
children cross the street to go to school, you have dogs and other walkers crossing at that point, and…I 26 
don’t need to use all the time, a lot has been said that I also agree with, so just wanted to voice my 27 
opposition.  Thank you. 28 

CHAIR KATZ: Thank you for your comments, David.   29 

SHAR MANNO: David was the last one. 30 

CHAIR KATZ: Okay, alright, with that, we will close public comment.  First, we’ll turn to the 31 
applicant to respond if they choose. 32 

VICE CHAIR STACKHOUSE: Mr. Chair, might I make a suggestion?  There seems to be a 33 
common theme in the comments about this, do we have the authority or not to change the overall 34 
development plan.  I don’t know who is appropriate to explain this, but I think we need to walk through 35 
the history of what was proposed, what was appealed, what the City Council’s mandate was, and then 36 
what happened.  That history I’m not sure is shared or commonly understood.   37 

RYAN MOUNCE: Yeah, absolutely.  And there is a long history to it, and again, it is somewhat 38 
convoluted.  You know, obviously what’s before you this evening is the project development plan and not 39 
the overall development plan, but they’re linked, so this project development plan has to be in compliance 40 
with the approved overall development plan, and there were multiple iterations of that.  I believe the first 41 
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iteration kind of started way back in 2021, some of the first meetings and hearings, and that was what was 1 
approved with what we call alternative compliance, and so that would have just been a bike and 2 
pedestrian connection only to Edmonds and Paddington, that intersection there.  And there was a lot of 3 
consideration given to that alternative compliance because of some of the different kind of policy 4 
guidance the City has had around this connection point.  Again, English Ranch South was approved to 5 
have this street connection, but it was designed to be a collector street connection, eventually connecting 6 
directly to what is Corbett now.   7 

After Front Range Village was developed, the City Council updated the Master Street Plan and 8 
removed that connection, and gave guidance that, upon future development, there might still need to be a 9 
local street connection to meet the Land Use Code standards.  But, there’s a lot of similarities between a 10 
collector and a local street; they serve, you know, a similar function, moving traffic across these two sites.  11 
So, you know, part of that was, well, the alternative compliance…there was a lot of opposition to the 12 
connection, and that’s what was approved with the very first ODP.   13 

Later on, the ODP was amended, and that’s because they were incorporating one additional 14 
property, what we call the Young parcel, and that’s the parcel that…where that kind of existing single-15 
family dwelling unit is, right across the street from Hidden Pond Drive.  And with the incorporation of 16 
that, that allowed for the change to the access point from Ziegler to this site, and it would align with 17 
Hidden Pond Drive.  As mentioned, I think in a couple of the comments this evening, this is a large 18 
development, it’s going to generate lots of traffic, and so there could be conditions to warrant a signal just 19 
from, you know, this development itself.  And if that signal goes at the Ziegler and Hidden Pond 20 
intersection, it precludes a future signal going at the Ziegler/Paddington intersection.  That is the 21 
intersection that would typically be signalized; it’s a collector street designation, it’s located at the half 22 
mile spacing between two arterial streets, it has that more direct connection to the park and school located 23 
in that section mile.  And we heard a lot during some of those initial, those first neighborhood meetings, 24 
from both English Ranch and some of the neighborhoods to the east about their frustration making left-25 
hand turns onto Ziegler, and how there needed to be, you know, either a bike/ped crossing or some kind 26 
of signal there to kind of improve some of those traffic issues that they were facing.  So, there’s kind of 27 
you know some opposing thoughts on where the signal should go, and part of that is the current, you 28 
know, traffic warrants for a signal aren’t quite there yet, just for Paddington and Ziegler.  If there is this 29 
connection made in the future, there were going to be some people from this development that would 30 
travel up to Paddington and then create the traffic warrants to allow that signalization to occur.   31 

So, that was a big focus during that major amendment ODP.  The first iteration of that major 32 
amendment ODP, what was approved, was still alternative compliance, so only a bike and ped connection 33 
to the north to English Ranch, but showing the signalized location at Ziegler and Hidden Pond, so serving 34 
this connection directly.  People from Affinity and Front Range Village could use it, but it really wouldn’t 35 
have any usability for English Ranch or Woodland Park Estates.  That major amendment was appealed to 36 
City Council, and that’s where kind of the policy issue going back about ten years about, should there be 37 
a connection, was sort of brought to the forefront.  And you know, the direction, the outcome from that 38 
appeal hearing was City Council remanded it back to Planning and Zoning Commission for a re-hearing 39 
and gave some direction that they’d like to see an iteration that met the 3.6.3 street connectivity standards 40 
without deference to alternative compliance.  And so that was what was the final version of that overall 41 
development plan that was approved.  It has the connection…it’s showing the connection to the 42 
north…what’s going to be completed with this project development plan is just a stub to the northern 43 
property boundary.  The full connection cannot be made until the adjacent vacant parcel is developed, and 44 
it's at that time that the full connection would be made.   45 
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VICE CHAIR STACKHOUSE: By the way, I appreciate that.  I hope that was helpful 1 
because…it wasn’t helpful…well, you know, I would be disappointed if people left tonight feeling they, 2 
you know, weren’t heard, or we were making a rash decision.  This has been over two years…three 3 
years…in the process, and has gone from one proposal to something that was very different based on 4 
direction from the City Council, but ultimately was approved by Planning and Zoning so that at the end of 5 
the day, that street was stubbed.  And I do want to be sure that history is certainly part of the record.   6 

CHAIR KATZ: It’s certainly…it’s confusing, and I don’t want it to be a misunderstanding either.  7 
To be clear, I don’t think we can say, oh, we want the light at Paddington now.  If we were to try to put 8 
some sort of condition that omitted the stub, now we are not in compliance with the ODP, and that could 9 
be appealed because it’s not in compliance.   10 

VICE CHAIR STACKHOUSE: I don’t think we can do that…I mean I don’t think we can. 11 

CHAIR KATZ: So that’s what I’m saying is, we can’t do that because it is no longer in 12 
compliance of essentially a sublayer of the Land Use Code.  So, yeah, I appreciate that clarification.  I 13 
don’t think the Commission is glossing anything over…that is some of the terms I’ve used…and we 14 
certainly didn’t change the zoning, it is still zoned Harmony Corridor…that was something else I heard as 15 
well.  Is there anything else that staff wants to add? 16 

RYAN MOUNCE: Just, you know, maybe a couple clarifications from some of the questions and 17 
comments.  You know, a lot of this really was evaluated during the ODP.  Project development plans also 18 
have to meet those street connectivity standards, but again, as Clay mentioned, they have to be in 19 
compliance with their approved ODP, so that’s an important factor.  You know, the PDP, that’s also an 20 
appealable decision, but again, we’re dealing with compliance with the ODP as well, so it’s a really big 21 
factor, and there’s just a lot of history with this connection, or no connection.  It’s been back before 22 
Council multiple times over a decade plus.  So, you know, we really recognize that this is an important 23 
issue for neighbors on both sides of Ziegler and where this traffic signal goes.  We have a lot of 24 
competing interests, we don’t want to have deleterious impacts to safety and quality of life and things like 25 
that, but we’re also thinking of our broader community as well and how people move about, how 26 
emergency services are provided if one entrance is blocked, and that’s a lot of the underlying reason why 27 
we have these standards around street connectivity and interconnectivity between developments. 28 

CHAIR KATZ: Thanks, Ryan, thanks for bringing up the emergency services; I didn’t think of 29 
that either.  Would the applicant like to respond at all? 30 

JASON SHERRILL: Just really one item that was brought up in the comments.  I could sit here 31 
all day and talk about the process that we went through with the ODP, but you guys know that story.  But, 32 
again, much like you guys are pleading, is for the public to recognize that this ODP process, and the last 33 
round of the ODP process, was that opportunity for people to express their concerns and thoughts, and we 34 
went through that process.  So, this connection to Edmonds, it’s not like we’re not considering it, but it’s 35 
certainly part of the PDP because that’s what was ultimately approved with our ODP.  And so, we don’t 36 
need to rehash that.   37 

But, the one comment that Mr. Duhadway, who I know, mentioned, was that it did change on that 38 
northern section because we had a section of detention pond that was part of the buffer, but quite frankly, 39 
the stormwater staff here at the City did not like that plan, so that’s why you see the new detention pond.  40 
So, that wasn’t something that we necessarily prescribed with what you’re seeing, but that was really 41 
based on the request from City staff, and I think ultimately that that detention pond that’s there is a better 42 
feature than what we had planned before.  So, there was also mention that the plans had changed from one 43 
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of the comments, and yeah, we had in that one section four-story buildings, and now we have three-story 1 
buildings, so we actually decreased the height and the building mass of those homes on the northern edge 2 
that were adjacent to English Ranch.  So I just want to go on record in saying that our original plan had 3 
bigger buildings along that corridor and now we actually have smaller buildings.   4 

CHAIR KATZ: Thank you, Jason.  Does the Commission have any other quick clarifying 5 
questions? 6 

VICE CHAIR STACKHOUSE: I think there were two other comments that I would appreciate if 7 
staff could address.  One had to do with generally noise and light, and I think the other one had to do with 8 
the view that there would be insufficient parking.  9 

RYAN MOUNCE: Yeah, so first on sort of the lighting, you know as part of the staff’s review, 10 
the applicants do submit both a photometric plan, but also you know showing their fixtures and features 11 
throughout the site, and so we especially pay close attention to light trespass, or the potential for light 12 
trespass, on adjacent properties.  So, the site is not only evaluated for, you know, how much overall kind 13 
of lumens or illuminants they have, but also that light trespass issue, and so that’s been a careful 14 
consideration, and the modeling is showing there’s not a lot of fixtures along some of those boundaries 15 
where it is abutting other adjacent uses, so we’re not planning for or expecting a lot of light and glare and 16 
those types of impacts.   17 

On the parking front, there was a lot of reference to different types of users of, you know, 18 
whether you’re seniors or different types of families.  During those phase one Land Use Code updates, 19 
that’s why there was only a selected number of reductions.  So, studios, one- and two-bedrooms.  And 20 
that’s where, again, through those pro forma analyses and some of the occupancy studies, we were seeing 21 
that there could be room for some reductions in those parking rates, and there definitely could be 22 
instances where families, or with roommates, or things like that, there’s someone who’s living in a one-23 
bedroom and they have more than one vehicle.  That tends to be also offset by other people in other units, 24 
maybe someone has a two-bedroom unit and they’re using that extra bedroom as their office space or 25 
their work from home space; they only have one vehicle.  And so, that’s traditionally how we’ve 26 
calculated and used our multi-family standards and other attached standards is, there’s that general 27 
balancing out between those different iterations, and it accounts for things like guest parking as well.   28 

CHAIR KATZ: Thank you.  Anybody have anything else?  Any other clarifying questions, 29 
question they heard from comment that were not addressed…public comments?   30 

COMMISSIONER SHEPARD: There was a comment about, if the connection is made up to 31 
Paddington, would it require an environmental impact statement.  Could staff comment on that? 32 

RYAN MOUNCE: So, generally, environmental impact statement, no.  Usually what the City 33 
sees and reviews with new development sometimes is what we call an ecological characterization study; 34 
those tend to be focused when there’s identified sensitive natural features, things like wetlands, riparian 35 
corridors.  That’s not anticipated with that adjacent property; it’s relatively small.  Again, there’s at least 36 
no known activity of sensitive species or habitats on that particular site, so wouldn’t necessarily anticipate 37 
some kind of ecological or environmental study for that connection.  That was also part of a larger PUD, 38 
and at that time it was studied, and kind of the entire layout of English Ranch South was kind of planned, 39 
and that’s where sort of this first iteration of that street connection came from.   40 

COMMISSIONER SHEPARD: Thank you, and regarding street lighting, maybe you can correct 41 
me, but I’m under the impression that light and power has been putting in new fixtures, and that they’re 42 
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LED and they’re more down directional, they’re more efficient.  I noticed the change in my neighborhood 1 
from the old lights to the new lights, and they don’t shine up into peoples’ bedrooms on the second floor 2 
like they used to.  So, I imagine that any new street connection, should it be made, would have the new 3 
technology streetlights.   4 

RYAN MOUNCE: Yes, that’s correct.  There are different styles and fixtures and you know, the 5 
actual bulbs themselves are different these days than they have been in the past.  And what I was referring 6 
to with some of the study of the light for this proposed development, that was, you know, considering 7 
some of their more private lighting as well, so building fixtures, bollards, things like that. 8 

COMMISSIONER SHEPARD: And so, if somebody wanted to come down to the Planning 9 
Department and take a look at the lighting plan, that would be available? 10 

RYAN MOUNCE: Yes, available…it’s part of the packet, it’s available online as well and we’re 11 
happy to go over that with folks.   12 

COMMISSIONER SHEPARD: And so that might be interesting to work with the applicant at 13 
final about those north-facing townhomes and what the porch lighting would look like, and factor that 14 
into maybe a mini lighting plan that would be available to the folks in English Ranch South.   15 

RYAN MOUNCE: We can come up with some special exhibits for that northern property 16 
boundary.  17 

COMMISSIONER SHEPARD: And just another question on the environmental…the City has 18 
recently constructed two significant arterial streets, maybe even more, but the Lemay bypass, or the 19 
Lemay overpass, and Suniga Road.  Did we do an environmental impact study for that, or ecological 20 
characterization?  I know it wasn’t part of the project, it was a City capital plan, but it might be interesting 21 
maybe to do some research on that to see if there was one for that.  22 

CHAIR KATZ: Thank you, Ted. 23 

COMMISSIONER SHEPARD: One more…Ryan, the record I think in our packet, correct me if 24 
I’m wrong, there were two neighborhood meetings for the amended ODP’s…or the ODP and then the 25 
amended ODP?  I know it was during COVID. 26 

RYAN MOUNCE: There were four…so, across all the ODP’s, there were four neighborhood 27 
meetings.   28 

COMMISSIONER SHEPARD: And I know for a fact we’ve had two public hearings on the first 29 
ODP and then when we brought in the Young parcel, we did another ODP, so we’ve had two ODP 30 
hearings.  This is our third. 31 

VICE CHAIR STACKHOUSE: And the remanded, so this… 32 

COMMISSIONER SHEPARD: Thank you for that, yes.  So, this is our fourth public hearing.  33 
And so, I heard some frustration about a charade of some kind, and I understand the frustration, but we’ve 34 
had…this is our fourth public hearing, and our hearings are publicly noticed.   35 

CHAIR KATZ: Thanks for that awareness, Ted.  I appreciate that.  So, I’m sorry, public 36 
comment has been closed for a while, I’m sorry.  Well, at this time, maybe move into Board deliberation.  37 
We have two modifications of standard.  We will start with the modification of reduction…reduced 38 
parking spaces, which is a modification to Section 3.2.2(K) of the Land Use Code. 39 
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COMMISSIONER SHEPARD: Mr. Chair, can you make…let’s back up just a moment.  A 1 
woman raised her hand.  Could you address that we’ve closed the public comment period.   2 

CHAIR KATZ: I just did, Ted. 3 

COMMISSIONER SHEPARD: Oh, did you? 4 

CHAIR KATZ: Yeah.  5 

COMMISSIONER SHEPARD: I’m sorry, that’s why…we have very strict rules of procedure.  6 
Otherwise… 7 

CHAIR KATZ: I was kind of going on the fly, Ted, so I’m sorry.  Who would like to start us off 8 
on the first modification of standard? 9 

COMMISSIONER SASS: I’ll start.  This is, again, I go back to heading in the right direction.  I 10 
mean, this wasn’t one of the pieces that were being talked about with the revised Land Use Code 11 
readoption, or whatever we are going to call it when it comes back; that wasn’t one of the items that was 12 
appealed, and I’m going to support this reduction because it generally pushes us in the right direction, 13 
which is reducing how much blacktop we have.   14 

CHAIR KATZ: And to note on that, I think they could have been in compliance with the Land 15 
Use Code of the park section, move towards the current standards, but reduce the green space they were 16 
offering to the public.  So, I definitely took note of that when considering this.   17 

COMMISSIONER SASS: Yeah, it definitely would not be detrimental.   18 

COMMISSIONER YORK: I think that the reduced parking is not detrimental to the public good 19 
either.  You know, looking around at parking in Fort Collins, we tend to have a lot of empty asphalt a lot 20 
of the time, and so I think that the movement towards fewer parking spaces is actually just really meeting 21 
the demand that’s out there, and so I will be supporting this amendment.   22 

CHAIR KATZ: Thank you, York.   23 

VICE CHAIR STACKHOUSE: Yeah, I’ll admit I went back and forth in my mind about what we 24 
expect to be the standard when the Land Use Code is finally put in place, so I really lean toward, is this 25 
detrimental to the public good, and I think the benefit of the green space clearly outweighs, in my mind, 26 
the reduction in parking, and I would also note York’s comment that in these developments of this size, 27 
there tends to be a lot of empty parking spaces.  And so I also just think from a reasonableness test, this 28 
modification makes sense.   29 

CHAIR KATZ: Thank you, Julie. 30 

COMMISSIONER SHEPARD: I’ll be supporting as well, and one of the primary reasons is 31 
because there’s a lot of times these issues come up with regard to spillover parking, and there’s no 32 
opportunity looking around this vicinity for spillover parking, unless it spilled over to Affinity on the 33 
other side of Corbett.  But, I don’t see a lot of spillover impacts.   34 

CHAIR KATZ: I don’t either.  Any other comments on this?  Or does anybody just want to take a 35 
shot on it?  We’ve got a couple more things to move through and discuss, frankly.  36 

COMMISSIONER SHEPARD: I’ll just say one more thing.  The modification procedure has 37 
been a part of the Land Use Code since the Land Use Code was adopted in 1997, and it was written 38 
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specifically to address whenever the Code has specific metrics, very specific measurements and numeric 1 
quantitative standards, and if those aren’t just absolutely nailed, then we get into these modification 2 
procedures.  And so, it’s…most municipalities that have sophisticated zoning codes have what’s usually 3 
called a variance procedure; we call it the modification procedure because variances usually go to another 4 
Board called the Land Use Review Commission.  I just wanted to get that into the record, that you know, 5 
we don’t take these modifications lightly, and there’s strict criteria by which we can approve them.  So, 6 
while we may be taking action what looks like to be swiftly on this, there’s a lot of analysis in our staff 7 
report and modifications are considered very seriously by this Commission.   8 

CHAIR KATZ: Thanks for those comments, Ted, and I would say that’s particularly true in infill 9 
projects where it is important, but it is considered not done swiftly.   10 

COMMISSIONER SASS: I move that the Fort Collins Planning and Zoning Commission 11 
approve the requested modification of standard to Land Use Code Section 3.2.2(K) to allow 985 parking 12 
spaces instead of the required 1,903 [sic] spaces.  The Commission finds that the modification would not 13 
be detrimental to the public good, and the following modification criteria is met: the plan as submitted 14 
will not diverge from Section 3.2.2(K)(2) except in a nominal and inconsequential way when considered 15 
from the perspective of the entire development plan because an even greater reduction will likely be 16 
adopted by Council as part of the upcoming Land Use Code readoption, and will continue to advance the 17 
purposes of the Land Use Code in Section 1.2.2.  This decision is based upon the agenda materials, the 18 
information and materials presented during the work session and this hearing, and the Commission 19 
discussion on this item.   20 

CHAIR KATZ: Thank you, York, do we have a second? 21 

VICE CHAIR STACKHOUSE: Second.   22 

CHAIR KATZ: Roll call please. 23 

SHAR MANNO: York? 24 

COMMISSIONER YORK: Yes. 25 

SHAR MANNO: Sass? 26 

COMMISSIONER SASS: Yes. 27 

SHAR MANNO: Shepard? 28 

COMMISSIONER SHEPARD: Yes. 29 

SHAR MANNO: Stackhouse? 30 

VICE CHAIR STACKHOUSE: Yes. 31 

SHAR MANNO: Stegner? 32 

COMMISSIONER SAMANTHA STEGNER: Yes. 33 

SHAR MANNO: Katz? 34 

CHAIR KATZ: Yes.  And with that, the modification to Section 3.2.2(K) of the Land Use Code 35 
has been approved.  We will move on to discuss the next modification of standard in relation to 36 
orientation to connecting walkways, Section 3.5.2(D)(1).  And we see this one frequently.   37 
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COMMISSIONER SHEPARD: And while we’re doing this, Ryan, could you put up the slide 1 
where you show the buildings outlined in a red highlight so we’re reminded which six buildings…as I 2 
recall, there’s both multi-family…thank you.  Mr. Chair, you mentioned this, this is sort of the jigsaw 3 
puzzle.  We’ve seen this on a lot of projects with multi-family and single-family attached at the four-plex, 4 
five-plex, six-plex extent, where you get into the perimeter or the corners of the rectangle and you don’t 5 
exactly nail the metric.  And again, I think that staff did a good job of analyzing this modification request.  6 
I think staff’s recommendation is appropriate, and I think they’ve cited the proper justification under 7 
2.8.2.   8 

CHAIR KATZ: Thank you, Ted, I would agree with you, and I’ll support the modification.  Any 9 
further deliberation? 10 

COMMISSIONER SASS: Does the proposed modifications to the garage buildings on the south 11 
side affect this at all?  I know it will affect our PDP motion, I’ve got some notes about 3.5…but will that 12 
affect this modification at all? 13 

RYAN MOUNCE: I don’t believe so.  What’s being contemplated is specifically for just the 14 
garage buildings, not the garage buildings with units above.   15 

COMMISSIONER SASS: I just wanted to be clear because when we make our motion for the 16 
PDP, we’re going to use some…maybe not as specific as we could about the buildings along the south, so 17 
maybe when we do that motion…again, we’re just deliberating…we make sure we talk about just the 18 
garage buildings, not the garage and house buildings, so these are the garage with living spaces above 19 
them.   20 

 CHAIR KATZ: Okay, yes. 21 

 COMMISSIONER SASS: Just when we are crafting that next motion, let’s make sure that we 22 
identify that these four buildings are the ones with units…those are not. 23 

 CHAIR KATZ: So, the stand-alone garages.  So, specific to this modification.   24 

 COMMISSIONER SASS: Just wanted to make sure that’s out there.  25 

 CHAIR KATZ: Anybody want to take a shot at a motion then? 26 

 COMMISSIONER SASS: Can do.  I move that the City of Fort Collins Planning and Zoning 27 
Commission approve the requested modification to standard of the Land Use Code 3.5.2(D)(1) to allow 28 
two single-family attached buildings and four multi-family buildings above carport garages to front on a 29 
walkway greater than 200 feet from a street sidewalk or cross an alley to reach a street sidewalk as 30 
described and depicted in the agenda materials.  The Commission finds that the modification would not 31 
be detrimental to the public good and the following modification criteria is met: the plan as submitted will 32 
promote the general purpose of the standard for which the modification is requested equally well or better 33 
than a plan that would comply with Section 3.5(D)(2) because the site plan sufficiently mitigates the 34 
impacts by providing enhaced crosswalks across the applicable alleys, functionally and visually maintains 35 
a framework for residential fronting units and buildings, and enhances the visual interest.  This decision is 36 
based upon the agenda materials, the information and materials presented during the work session and this 37 
hearing, and the Commission’s discussion and deliberation on this item.  Further, this Commission hereby 38 
adopts the information, analysis, findings of fact, and conclusions regarding this modification of standard 39 
contained in the staff report included in the agenda materials for this hearing.  40 
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 CHAIR KATZ: Thank you, Adam, I just want to confirm with Assistant City Attorney that in the 1 
section of the motion, he referenced 3.5.2(D)(2), when we were originally looking at (D)(1).  I want to 2 
make sure that was intentional…I think it’s faster to ask him than pull up the Code.  Brad, was that 3 
intentional?  That second bullet point?  Versus the introduction references (D)(1)? 4 

BRAD YATABE: Hold on, let me just take a look here.   5 

CHAIR KATZ: I’m trying to look too.   6 

COMMISSIONER SASS: It’s (D)(2)…well, orientation, it’s (D)(1) and (2); it’s orientation to a 7 
connecting walkway and street-facing façades right? 8 

CHAIR KATZ: Just waiting for Brad to confirm, but I think we’re going to leave the motion as 9 
stands without an amendment.   10 

BRAD YATABE: I believe this is (D)(1), and staff may…and I’m looking at the specific 11 
modification request from the applicant, and maybe staff could also weigh in on that.  I believe that that is 12 
more correctly (D)(1).   13 

RYAN MOUNCE: That’s staff’s thinking as well…(D)(1) is specifically the orientation to a 14 
connecting walkway where it references the 200 foot distance from a street sidewalk.   15 

CHAIR KATZ: So would a friendly modification… 16 

VICE CHAIR STACKHOUSE: A friendly amendment… 17 

CHAIR KATZ: …amendment to the first paragraph be needed? 18 

VICE CHAIR STACKHOUSE: Or to the bullet point? 19 

COMMISSIONER SASS: 3.5.(D)(1) [sic]. 20 

CHAIR KATZ: Yes, excuse me…okay…modification…accept it? 21 

COMMISSIONER SASS: Accepted. 22 

CHAIR KATZ: Okay, it has been changed to (D)(1).   23 

VICE CHAIR STACKHOUSE: Second. 24 

CHAIR KATZ: Do we have a second? Any last comments before roll call?  Roll call please.   25 

SHAR MANNO: Sass? 26 

COMMISSIONER SASS: Yes. 27 

SHAR MANNO: Shepard? 28 

COMMISSIONER SHEPARD: Yes. 29 

SHAR MANNO: Stackhouse? 30 

VICE CHAIR STACKHOUSE: Yes. 31 

SHAR MANNO: Stegner? 32 

COMMISSIONER STEGNER: Yes. 33 
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SHAR MANNO: York? 1 

COMMISSIONER YORK: Yes. 2 

SHAR MANNO: Katz? 3 

CHAIR KATZ: Yes.  And with…the modification to the orientation to sidewalks passes.  4 

BRAD YATABE: Mr. Chair, I do apologize.  I did want to…I do need to revisit the first 5 
modification.  I was looking back on this…similar to the issue we just discussed, the first modification 6 
about the parking spaces.  One of the findings says 3.2.2(K)(2), actually I think it’s just 3.2.2(K), more 7 
generally.  So, I just wanted to point that out…I apologize, the motion that I provided starts out with 8 
3.2.2(K), but it mentions more specifically (K)(2).  I think that 2 is mistaken.   9 

CHAIR KATZ: Okay, we are going to redo the modification to the parking standards. 10 

COMMISSIONER YORK: Do we need to finish with the motion that’s on the floor? 11 

CHAIR KATZ: Brad, how do you want to do this? 12 

RYAN MOUNCE: I think you voted on the second modification, so you don’t have a motion on 13 
the floor right now.  So we just need maybe some advice on the best way to proceed in amending the 14 
motion that was made on the original modification.   15 

VICE CHAIR STACKHOUSE: Do we need a new motion, or can we just agree or consent to that 16 
technical change to the approved motion? 17 

BRAD YATABE: Well, under Robert’s Rules, there’s a very formal procedure you could go 18 
through, and I think for your purposes, I think this is more along the lines of Scrivner’s Error.  So, I think 19 
if the Board is in unanimous consent, since you unanimously voted on this, I think that would be fine to 20 
just note that it should have been 3.2.2(K), not 3.2.2(K)(2).  21 

CHAIR KATZ: Okay… 22 

BRAD YATABE: So, I think, Mr. Chair, if you just ask the Board if anybody has any objection 23 
to that being noted as 3.2.2(K) for that first modification, I think that’s fine. 24 

CHAIR KATZ: So, referencing the first modification to reduce parking standards, we’d like to 25 
make a hearing note to change the paragraph to 3.2.2(K), excluding the (2), are there any objections to 26 
that note to the hearing motion? 27 

COMMISSIONER YORK: No. 28 

VICE CHAIR STACKHOUSE: No.  29 

CHAIR KATZ: Thank you, Brad.  Alright, let’s take a look at the PDP.  Who would like to start 30 
off deliberation on the Union Park Project Development Plan? 31 

COMMISSIONER SHEPARD: I should have brought this up earlier; I’m just going to make 32 
another reference to 3.6.3, and that is…I think Ryan hit this, but I think it bears some emphasis, that 33 
the…goes back to the ‘90’s when we were doing Symbios Logic.  The commitment for the City was not 34 
to connect Corbett to Kingsley as a collector street system that would tie Harmony Road to Horsetooth 35 
Road as one cohesive, unified, uninterrupted collector roadway.  That went away as a collector; it is not 36 
being brought back.  The City did not go back on its word.  City Council was very clear, and Ryan 37 

Page 1503

Item 14.



34 
 

mentioned this, but I think it bears emphasis, that a local street stub was still appropriate in order to meet 1 
3.6.3.  So, the collector connection between Harmony and Horsetooth never happened, and it won’t 2 
happen with this ODP and with this PDP, so there is consistent history there, and we are, as we know 3 
when we did the amended ODP and the remanded ODP, the local street stub is circuitous, it doesn’t cause 4 
a connection between…a direct collector connection.  If it ever happens, it would wind its way in a non-5 
direct fashion, and I recall from our previous hearings, we had our traffic engineer very specific…a very 6 
specific question, a very specific answer, that the additional traffic into the Paddington/Edmonds traffic 7 
signal out to Ziegler was within the tolerances, was within the stated capacities for local street and 8 
collector street traffic.  Paddington is briefly a collector.  And so, yes, more traffic, but within the 9 
specified range of what local streets are designed to handle.  We’ve mentioned it at other hearings; there 10 
are other neighborhoods with similar traffic levels.  But we are very sympathetic to the introduction of 11 
new traffic in neighborhoods, neighborhoods that have been there, as people mentioned, for over thirty 12 
years, with the introduction of new traffic.  And I remember before there was English Ranch, there was 13 
Fox Meadows, and you know, Fox Meadows didn’t have Caribou connecting, didn’t have Kingsley.  But, 14 
after a while, traffic patterns settle out, people stay on the highest classification of roadway for the longest 15 
period of time, people don’t usually cut through neighborhoods along windy streets that have a lot of 16 
driveway cuts.  So, anyway, I’m bringing up 3.6.3, it’s a long way of saying, as per the staff report and 17 
the staff analysis, and with input from our Traffic Engineer, the PDP complies with 3.6.3.   18 

CHAIR KATZ: Thanks for that analysis, Ted.  I want to make note of, you know, the 19 
consideration to defined entrances and orientation.  I went to a…we’ll say a community within an hour of 20 
here that might not be in Colorado, and I looked at an apartment building.  I had no idea where the 21 
entrance was; I walked in there, and the first thing I said was, our staff would never have allowed this.  22 
So, I just want to give credit to our talented staff here.  You know, I think there’s a common…things 23 
being glossed over and rushed through.  There was so much time put into this, and every project…our 24 
community does look nice, mostly because of them, and if we go to some communities that don’t have 25 
that level of talent, it shows.  And I think this is just a great example of the city and the applicant working 26 
together.  So, that’s all I wanted to say.   27 

VICE CHAIR STACKHOUSE: So, my thoughts, first of all, I thought this plan is rock solid.  I 28 
liked it a lot; I think it provides a really nice transition from Front Range Village to the single-family 29 
housing, and I think it will be an asset to Fort Collins, and it will be something that people will want.  I 30 
like the idea that there’s going to be some for sale homes there, too, that we just don’t have rental.  I 31 
understand why we have more rental, homes are very costly, but this provides some opportunity for some 32 
people that are priced out right now and I like that a lot.  So, to me, this is a very good proposal for the 33 
community.  My only disappointment tonight is that, maybe we have failed as a City in communicating 34 
how this process has unfolded over the last three years, and if we have, I apologize for that.  But, I think 35 
it's been a fair process starting with a hearing that was appealed that was heard by the City Council, 36 
remanded back to us for an overall development plan review, and an action taken.  And there was an 37 
appeals process after that, and I believe that appeals process was not utilized, after that ODP was 38 
approved.  So, I feel we’ve been fair in how we’ve proceeded.  We’ve followed the rules, for a better way 39 
to say, and I feel bad if we’ve disappointed someone, but I feel we’ve at least been fair; we’ve followed 40 
the process as we should.  So, I guess that’s just an editorial comment, but one that’s been on my mind.  41 

With respect to this proposal, I do think, personally, we need to include a condition of approval 42 
with respect to the garages since…while I know that’s what’s intended, it’s not in the proposal, so I do 43 
think we need to make that part of the record.   44 
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COMMISSIONER SASS: I’ll say two things, agree a hundred percent.  I don’t know what that 1 
looks like…going to lean on your wordsmithing, better than mine, mine is kind of sloppy, what I’ve 2 
jotted down, so I’ll look forward to that.  But, I want to pay homage to the applicant.  After I created my 3 
own little matrix, that 3.8.30(F)(2), the different…the variation and the multi-levels of variation, and then 4 
when you did your fly through, it really brought home that it’s not going to look like one row of houses, 5 
one row of apartments, one big mass wall.  I mean, I think you read the Code, interpreted the Code, and 6 
knocked it out of the park for what that should look like for something of this density in this location.  So, 7 
give credit where it’s due.  Thank you for providing that and listening to what we requested you do.  So, 8 
appreciate it.   9 

CHAIR KATZ: Thanks, Adam.  Does anybody want to challenge anything or deliberate 10 
anything?  Ted? 11 

COMMISSIONER SHEPARD: I agree about the condition of approval for the garages, and that’s 12 
all going in the right direction, and thanks for bringing that to our attention, and finding a creative 13 
solution.  I’m hoping…I think I made this point earlier, I don’t want to make it a condition, just a point of 14 
emphasis from a design perspective as you go through final, please pay very careful attention to the 15 
location of the meter banks, the reverse mode commercial buildings along your main street, the ends of 16 
buildings facing streets.  I know that we have gas and electric; it’s usually gas on one meter bank on one 17 
end of the building and electric on the other.  You mentioned matching the paint color, maybe tweak the 18 
landscape plan a little bit.  Some folks building little trellis type screens…consider that where you have a 19 
prominent location.  But, it does, I think, improve the overall aesthetics of the project to pay close 20 
attention to that level of detail.  21 

CHAIR KATZ: Thank you, Ted.  We’ve considered a condition for the stand-alone garages.  I 22 
saw Julie wordsmithing.  You want to take a shot at a motion?   23 

VICE CHAIR STACKHOUSE: I will if everybody listens carefully and corrects me if I get 24 
anything wrong, so…whatever the case may be.  Let me go ahead and find it here.  Alright, I move that 25 
the Fort Collins Planning and Zoning Commission approve the Union Park Project Development Plan 26 
230005 with the following condition: that the proposed garages be reduced in size to ensure that garage 27 
structures do not exceed sixty feet in length as required by Section 3.5.2(G)(1) of the Land Use Code.  28 
Side note, I’m not going to say which ones, I’m just going to say sixty feet, if that’s okay with you.  The 29 
Commission finds, in consideration of the proposed modification of standards, and in consideration 30 
of…excuse me…of the proposed modification of standards and in consideration of the condition, that the 31 
project development plan complies with all applicable Land Use Code requirements.  This decision is 32 
based upon the agenda materials, the information and materials presented during the work session and this 33 
hearing, and the Commission discussion on this item.  Further, this Commission hereby adopts the 34 
information, analysis, findings of fact, and conclusions regarding this project development plan contained 35 
in the staff report included in the agenda materials for this hearing. 36 

CHAIR KATZ: Thank you, Julie.  Brad, does that condition sound acceptable? 37 

BRAD YATABE: Yeah, I think it’s fine.  The motion incorporates the discussion, so I think it’s 38 
sufficiently clear in terms of the applicant and staff presentation on what that signifies.  I think more 39 
essentially, it calls out the sixty-foot limitation.  I think that’s fine.  40 

CHAIR KATZ: Thank you.  Do we have a second? 41 

COMMISSIONER SASS: I’ll second. 42 
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CHAIR KATZ: Any final comments before roll call?  Go ahead… 1 

COMMISSIONER SHEPARD: Well, my final comment is that this project has been in the works 2 
for a long time, it’s complex and it’s a high level of urban design, and for all the folks that worked real 3 
hard on this on the private and the public sector side, good work.  I know that it’s controversial, not 4 
everyone is going to be happy, but it’s…the level of effort that went into this that brought us…this project 5 
to this stage tonight, is impressive.  And thanks to all involved for a significant project in southeast Fort 6 
Collins. 7 

COMMISSIONER SASS: I want to echo what Ted said there as well, because thank you for 8 
sticking with it, and we know this process is arduous at times, and seemingly never ending, peeling layers 9 
of onions back, but our process is what it is, and it’s made for a fantastic city that people want to live in, 10 
so thank you to the applicants for sticking through the process to get to where we are today.   11 

CHAIR KATZ: I agree.  York, you got anything you want to…?  Well, I think it’s time for roll 12 
call.   13 

SHAR MANNO: Shepard? 14 

COMMISSIONER SHEPARD: Yes. 15 

SHAR MANNO: Stackhouse? 16 

VICE CHAIR STACKHOUSE: Yes. 17 

SHAR MANNO: Stegner? 18 

COMMISSIONER STEGNER: Yes. 19 

SHAR MANNO: York? 20 

COMMISSIONER YORK: Yes. 21 

SHAR MANNO: Sass? 22 

COMMISSIONER SASS: Yes. 23 

SHAR MANNO: Katz: 24 

CHAIR KATZ: Yes.  And with that, the Union Park Project Development Plan has been 25 
approved with a condition.  Thank you everyone.   26 
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2Project Overview

 PDP associated with Ziegler-Corbett 
Overall Development Plan (ODP)

 Size: 32.6 acres

 Zone: Harmony Corridor (HC)

 Project Elements:
 603 dwelling units
 10,000 sf Childcare Center
 34,000sf Office/Retail Space
 2.3 acres of park & amenity spaces

 Proposed Modifications:
 Section 3.2.2(K) Parking
 Section 3.5.2(D) Relationship of 

Dwellings to Streets/Walkways
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3Zoning Context
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4Project Timeline

 Feb. 17, 2022 – P&Z Approval of Ziegler-Corbett Overall Development Plan (ODP)
 Approval includes alternative compliance to street connectivity standards

 Mar. 23, 2023 – Ziegler Corbett ODP Major Amendment approved by P&Z
 Incorporated additional parcel into ODP boundary; change in Ziegler Rd access location and 

installation of traffic signal at Ziegler/Hidden Pond intersection

 Apr. 5, 2023 – Two Notices of Appeal Filed – Major Amendment ODP

 Aug. 15, 2023 – City Council Hearing for Appeals
 Item remanded to P&Z without deference for previously-approved alternative compliance

 Sep. 21, 2023 – ODP Major Amendment approved at remanded hearing
 Plans include a local street connection stub to allow future connection to Paddington Road 

 Feb. 15, 2024 – Project Development Plan (PDP) approved by P&Z
 Conforms with approved ODP to stub a future local street connection to Paddington Road

 Feb. 29, 2024 – Notice of Appeal Filed – Project Development Plan
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5Context – Nearby Street Network
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6Notice of Appeal

The Notice of Appeal alleges the Planning and Zoning Commission committed the following errors:

1) Considered evidence relevant to its findings which was substantially false or grossly misleading

2) Failure to properly interpret and apply Land Use Code Section 3.6.4(A)

3) Failure to properly interpret and apply Land Use Code Division 1.2.2(M)

4) Failure to properly interpret and apply Larimer County Urban Area Street Standards Table 7-1

5) Failure to properly interpret and apply Larimer County Urban Area Street Standards Section 
4.4.2
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7First Issue on Appeal

Did the Planning and Zoning Commission consider evidence relevant to its findings which was 
substantially false or grossly misleading?

The Notice of Appeal alleges:

 The Commission relied on misleading staff statements at prior ODP and the PDP hearings 
related to existing and future warrants for the signalization of the Ziegler & Paddington 
intersection, specifically:

 The intersection is not close to meeting warrants for a traffic signal and the Traffic 
Impact Study long-range projections, without a local street connection from the 
development site, show the intersection will not meet warrants for a traffic signal. 

 Statements about the readiness of the Ziegler & Paddington intersection for a traffic 
signal was misleading to justify redistribution of traffic on north-south streets through The 
English Ranch neighborhood.
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8Second Issue on Appeal

Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code Section 
3.6.4(A)?

Land Use Code Section 3.6.4(A) reads:
 3.6.4(A) Purpose. In order to ensure that the transportation needs of a proposed development can be 

safely accommodated by the existing transportation system, or that appropriate mitigation of impacts will 
be provided by the development, the project shall demonstrate that all adopted level of service (LOS) 
standards will be achieved for all modes of transportation as set forth in this Section 3.6.4.

The Notice of Appeal alleges:

 Increased traffic through The English Ranch neighborhood resulting from the development and a 
future street connection will create unsafe conditions, due to the design and narrow width of 
existing neighborhood streets.
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9Third Issue on Appeal

Did the Planning and Zoning Commission fail to properly interpret and apply Land Use Code 
Division 1.2.2(M)?

Land Use Code Division 1.2.2(M) is part of the Code’s broad purpose statements. 1.2.2(M) reads:
 (M) ensuring that development proposals are sensitive to the character of existing neighborhoods.

The Notice of Appeal alleges:

 An influx of cut-through vehicle traffic will impair the character of the neighborhood well suited 
towards active modes such as bicycling and walking and the safe travel to Linton Elementary 
School. 
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10Fourth Issue on Appeal

Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban 
Area Street Standards Table 7-1?

The Larimer County Urban Area Street Standards (LCUASS) is referenced by the Land Use Code 
and City Code and contains design standards for public streets. Table 7-1 contains the general 
parameters for public streets by roadway classification, including roadway widths, medians, 
parkways, sidewalks, etc.

The Notice of Appeal alleges:

 The streets in The English Ranch neighborhood do not meet the standards of Table 7-1, 
specifically widths for collector streets, numerous driveways intersecting with a collector street, 
and lack of parkways.
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11Fifth Issue on Appeal

Did the Planning and Zoning Commission fail to properly interpret and apply Larimer County Urban 
Area Street Standards Section 4.4.2?

The Larimer County Urban Area Street Standards (LCUASS) is referenced by the Land Use Code 
and City Code and contains design standards for public streets. Section 4.4.2 relates to the 
collection of existing traffic and bike/pedestrian counts for a traffic study as well as calculation 
factors for level of service at intersections in the current and long-range horizon.

The Notice of Appeal alleges:

 The Traffic Impact Study (TIS) did not collect bicycle and pedestrian counts in The English Ranch 
neighborhood.
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13Land Use Code Section 3.6.4 – Transportation Level of Service Requirements

3.6.4 - Transportation Level of Service Requirements 

(A) Purpose. In order to ensure that the transportation needs of a proposed development can be safely accommodated by the existing 
transportation system, or that appropriate mitigation of impacts will be provided by the development, the project shall demonstrate that all 
adopted level of service (LOS) standards will be achieved for all modes of transportation as set forth in this Section 3.6.4.

(B) General Standard. All development plans shall adequately provide vehicular, pedestrian and bicycle facilities necessary to maintain the 
adopted transportation level of service standards. The vehicular level of service standards are those contained in Table 4-3 of the Larimer 
County Urban Area Street Standards (LCUASS). The bicycle and pedestrian level of service standards are those contained in Part II of the City 
of Fort Collins Multi-modal Transportation Level of Service Manual. Mitigation measures for levels of service that do not meet the standards are 
provided in Section 4.6 of LCUASS. No Transit level of service standards will be applied for the purposes of this Section. Notwithstanding the 
foregoing, adopted level of service standards need not be achieved where the necessary improvements to achieve such standards are not 
reasonably related and proportional to the impacts of the development. In such cases, the Director may require improvements or a portion 
thereof that are reasonably related and proportional to the impacts of the development or the requirement may be varied or waived pursuant to 
LCUASS Section 4.6.

(C) Transportation Impact Study, Nominal Impact. In order to identify those facilities that are necessary in order to comply with these standards, 
development plans may be required to include the submittal of a Transportation Impact Study, to be approved by the Traffic Engineer, consistent 
with the Transportation Impact Study guidelines as established in LCUASS Chapter 4. Should a Transportation Impact Study not be required 
pursuant to LCUASSS Chapter 4, a proposed development shall be deemed to have a nominal impact and shall not be subject to the 
transportation level of service requirements described in this Section 3.6.4.
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14Land Use Code Division1.2.2

1.2.2 - Purpose
The purpose of this Code is to improve and protect the public health, safety and welfare by:
(A) ensuring that all growth and development which occurs is consistent with this Code, City Plan and its adopted components, including, but 
not limited to, the Structure Plan, Principles and Policies and associated sub-area plans.
(B) encouraging innovations in land development and renewal.
(C) fostering the safe, efficient and economic use of the land, the city's transportation infrastructure, and other public facilities and services.
(D) facilitating and ensuring the provision of adequate public facilities and services such as transportation (streets, bicycle routes, sidewalks and 
mass transit), water, wastewater, storm drainage, fire and emergency services, police, electricity, open space, recreation, and public parks.
(E) avoiding the inappropriate development of lands and providing for adequate drainage and reduction of flood damage.
(F) encouraging patterns of land use which decrease trip length of automobile travel and encourage trip consolidation.
(G) increasing public access to mass transit, sidewalks, trails, bicycle routes and other alternative modes of transportation.
(H) reducing energy consumption and demand.
(I) minimizing the adverse environmental impacts of development.
(J) improving the design, quality and character of new development.
(K) fostering a more rational pattern of relationship among residential, business and industrial uses for the mutual benefit of all.
(L) encouraging the development of vacant properties within established areas.
(M) ensuring that development proposals are sensitive to the character of existing neighborhoods.
(N) ensuring that development proposals are sensitive to natural areas and features.
(O) encouraging a wide variety of housing opportunities at various densities that are well-served by public transportation for people of all ages 
and abilities.
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15LCUASS Table 7-1
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16Larimer County Urban Area Street Standards – 4.4.2

A. Roadway Traffic Volumes/Traffic Counts. 

Current A.M. and P.M. peak hour traffic counts as specified by the Local Entity Engineer shall be obtained for 
the roadways within the study area for one, nonholiday Tuesday, Wednesday, or Thursday. Each peak hour 
count shall be conducted over a two hour period (or as specified by the Local Entity Engineer) and shall include 
fifteen (15) minute count data to clearly identify the peak hours.  

Weekend counts and/or average daily counts on local streets may also be required where appropriate when 
requested by the Local Entity Engineer. Local Entity or CDOT average weekday traffic (AWT) counts may be 
used when available. Pedestrian counts and bike usage should be obtained. Vehicle classification counts may 
be required.  

In any case, these volumes shall be no more than one year old (from the date of application submittal), unless 
otherwise approved by the Local Entity Engineer. The source(s) of each of the existing traffic volumes shall be 
explicitly stated (CDOT counts, new counts by Applicant, Local Entity counts, etc.) Summaries of current traffic 
counts shall be provided. The Local Entity may require the use of seasonal adjustment factors depending on 
when data was collected and if the project is considered to be in an affected area (i.e. tourism). 

Page 1524

Item 14.



17Larimer County Urban Area Street Standards – 4.4.2

B. Intersection Level of Service.  

1. Existing and Short Range Horizon. 

Use calculated peak hour factors or 0.85, whichever is higher.  Traffic signal timing parameters for the existing 
conditions will be the actual signal timing in effect unless determined otherwise by the Local Entity. 

2. Long Range Horizon. 

A peak hour factor of 0.95 may be used for the Long Range Horizon. Greater values may be used if approved 
by the Local Entity Engineer. Traffic signal timing parameters for the existing conditions will be the actual signal 
timing in effect unless determined otherwise by the Local Entity. 
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18Land Use Code Section 3.6.3(E) & (F)

Land Use Code Section 3.6.3(E) Distribution of Local Traffic to Multiple Arterial Streets.

All development plans shall contribute to developing a local street system that will allow access to and from the 
proposed development, as well as access to all existing and future development within the same section mile 
as the proposed development, from at least three (3) arterial streets upon development of remaining parcels 
within the section mile, unless rendered infeasible by unusual topographic features, existing development or a 
natural area or feature.

The local street system shall allow multi-modal access and multiple routes from each development to existing 
or planned neighborhood centers, parks and schools, without requiring the use of arterial streets, unless 
rendered infeasible by unusual topographic features, existing development or a natural area or feature.

Land Use Code Section 3.6.3(F) Utilization and Provision of Sub-Arterial Street Connections to and From 
Adjacent Developments and Developable Parcels. 

All development plans shall incorporate and continue all sub-arterial streets stubbed to the boundary of the 
development plan by previously approved development plans or existing development. All development plans 
shall provide for future public street connections to adjacent developable parcels by providing a local street 
connection spaced at intervals not to exceed six hundred sixty (660) feet along each development plan 
boundary that abuts potentially developable or redevelopable land.
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19Land Use Code Section 3.6.3(H)

Land Use Code Section 3.6.3(H) Alternative Compliance

Upon request by an applicant, the decision maker may approve an alternative development plan that may be 
substituted in whole or in part for a plan meeting the standards of this Section.

(1) Procedure. Alternative compliance development plans shall be prepared and submitted in accordance with 
submittal requirements for plans as set forth in this Section. The plan and design shall clearly identify and 
discuss the alternatives proposed and the ways in which the plan will better accomplish the purpose of this 
Section than would a plan which complies with the standards of this Section.

(2) Review Criteria. To approve an alternative plan, the decision maker must first find that the proposed 
alternative plan accomplishes the purposes of this Division equally well or better than would a plan and design 
which complies with the standards of this Division, and that any reduction in access and circulation for vehicles 
maintains facilities for bicycle, pedestrian and transit, to the maximum extent feasible.

In reviewing the proposed alternative plan, the decision maker shall take into account whether the alternative 
design minimizes the impacts on natural areas and features, fosters nonvehicular access, provides for 
distribution of the development's traffic without exceeding level of service standards, enhances neighborhood 
continuity and connectivity and provides direct, sub-arterial street access to any parks, schools, neighborhood 
centers, commercial uses, employment uses and Neighborhood Commercial Districts within or adjacent to the 
development from existing or future adjacent development within the same section mile.
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20Ziegler-Corbett Overall Development Plan
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21Compliance with Ziegler-Corbett Overall Development Plan
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22Union Park PDP – Illustrated Site Plan

Residential

 457 multifamily units (1-3 bedrooms)

 4 mixed-use units (2 bedrooms)

 136 single-family attached units (1-4 
bedrooms)

 6 live-work units (2 & 3 bedrooms)

Nonresidential

 10,000 sf childcare center

 34,000sf office & retail

 Two office buildings

 Two mixed-use buildings
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23Union Park PDP – Site Plan Context
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24Master Street Plan 
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25English Ranch South PUD Site Plan
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26Background – Corbett Dr Connection

 Master Street Plan (MSP) identifies 
the long-range vision for the 
collector & arterial street network

 MSP previously identified Corbett 
Drive connecting from Harmony 
Road to English Ranch thru ODP 
site

 Concerns during Front Range 
Village development about the 
Corbett vehicular connection

 Council removed collector street 
connection during 2010 City Plan/ 
MSP update
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27Policy Context – Master Street Plan
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