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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 
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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 

 



Planning & Zoning Commission Hearing - Agenda Item 4 
Union Park #PDP230005 

Thursday, February 15, 2024 | Page 17 of 33 

Back to Top 
 
 

 

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 
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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  



Planning & Zoning Commission Hearing - Agenda Item 4 
Union Park #PDP230005 

Thursday, February 15, 2024 | Page 22 of 33 

Back to Top 
 
 

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. 
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(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 



Page 1

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.



Page 8 

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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Owner's Certification of Approval

THE UNDERSIGNED DOES/DO HEREBY CERTIFY THAT I/WE AM/ARE
THE LAWFUL OWNER(S) OF REAL PROPERTY DESCRIBED ON THIS
SITE PLAN AND DOES/DO HEREBY CERTIFY THAT I/WE ACCEPT
THE CONDITIONS AND RESTRICTIONS SET FORTH ON SAID SITE
PLAN.

IN WITNESS WHEREOF, I/WE HAVE UNTO SET MY/OUR HAND(S)
AND SEAL(S) THIS ___ DAY OF _________, 20____.

BY: ______________________________________________
            JASON SHERRILL, OWNER

NOTARIAL CERTIFICATE:

STATE OF _______________ )

) ss.

COUNTY OF _____________ )

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED BEFORE ME

THIS _______ DAY OF _________________________, 20______,

BY JASON SHERRILL.

___________________________________________________

NOTARY PUBLIC

MY COMMISSION EXPIRES:  ______________

[SEAL]

Contract Purchaser's Certification of Approval

NOTARIAL CERTIFICATE - JASON SHERRILL:

STATE OF _______________ )

) ss.

COUNTY OF _____________ )

THE FOREGOING INSTRUMENT WAS ACKNOWLEDGED

BEFORE ME THIS ____ DAY OF ________________, 20_____,

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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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
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BLDG
ENVELOPE

R1
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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
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
EAE'

26
UE,
EAE'

26
UE,

EAE'

26.00'
EAE

26.00'
EAE

26.00'
EAE

26
UE,
EAE'

26
UE,

EAE'

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

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

SCALE 1" = 60'-0"

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

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
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ACCESS, DRAINAGE
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STREET-03

STREET-02

STREET-01

3-Story Brownstones SFA
12 Buildings

57 Units

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  OWNER: B

2
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D.E. VARIES
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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
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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
Playground

Area for
Playground

Detention
D.E. VARIES

8888888888
4 Units - Option
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Park A
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Park B
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Park C
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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
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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
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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UE,
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26.00'
EAE

26.00'
EAE

26.00'
EAE

26
UE,

EAE'
26

UE,
EAE'

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 4
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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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DET. POND
DRAINAGE

EASEMENT VARIES.

9.00'

17.00'

18.73'

18.00'

PROPERTY LINE

EX R.O.W. LINE

NEW  R.O.W. LINE

EX R.O.W. LINE

NEW  R.O.W. LINE

7.00'

7.00'

5.00'

5.00'

5.00'

8.00'

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

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

14.32'15.18' 19.77' 19.36'

30.55'

17.08'

21.16'

24.17'

6.00'

5.00'
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and Park
1.0 ac

32
Unit

-
Option

A

32
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-
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
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6 unit - Option C

4 unit - Option A5 unit - Option C

3-Story Townhomes SFA
12 Buildings - 79 Units
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2

Detention
D.E. VARIES
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Detention
D.E. VARIES

8888888888
4 Units - Option
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Park C
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-
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5 unit - Option B
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Park D
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5 unit - Option B
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Park C
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Site Plan
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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
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30'0 60'45' NORTH

MATCH LINE SHEET SP2

Key Map

SP 2 SP 3 SP 4

SP 5 SP 6 SP 7

NORTH

18.28'

15.02'

9.00'

20.00' 20.00'

65.00'

16.00' 16.00'

PROPERTY LINE

EX R.O.W. LINE

6.00'

6.00'

5.00'

PICNIC SHELTER

ENCLOSED BIKE
SHELTER - 162 BIKES

19.83' 19.83'

23.00'

8.00'

24.00'

9.00'
17.00'

ALL GARAGE BUILDINGS
(TYP).  INCLUDES 2  BIKE
RACKS IN EACH GARAGE

8 CAR GARAGE
BUILDING WITH 4
RESIDENTIAL  UNITS
SECOND STORY

ALL GARAGE BUILDINGS
(TYP).  INCLUDES 2 BIKE
RACKS IN EACH
GARAGE

8 CAR GARAGE
BUILDING WITH 4
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

9.00'

22.20'
60.0°'

ENHANCED
CROSSWALK

SEE SHEET SP 07

Fitness

Clubhouse
Pool

ENHANCED
CROSSWALK

SEE SHEET SP 07

174.54'

8.17' 8.17' 9.00'
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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
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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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Area for
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Detention
D.E. VARIES

8888888888
4 Units - Option
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Park A
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26.00'
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-
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Option

A
49 Unit
Option

A

49 Unit
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5 unit - Option C
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Park C

Neighborhood
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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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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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Center,  Pool
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1.0 ac

32
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-
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A

32
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-
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B
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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
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6 unit - Option C

4 unit - Option A5 unit - Option C

3-Story Townhomes SFA
12 Buildings - 79 Units
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D.E. VARIES

Area for
Playground
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6 unit - Option B
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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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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
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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
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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
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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



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

EQ
 R

IS
ER

S 
PE

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

EQ
 R

IS
ER

S 
PE

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"



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

SP 12
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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



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



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



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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Preliminary
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
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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

PROPOSED ELECTRIC TRANSFORMER
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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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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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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.
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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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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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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 



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



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.

https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART1GEPR_DIV1.2TIPUAU_1.2.2PU


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

https://library.municode.com/co/fort_collins/codes/land_use?nodeId=ART1GEPR_DIV1.2TIPUAU_1.2.2PU
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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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Landmark Real Estate Holdings, LLC 
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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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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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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'



PRELIMINARY GEOTECHNICAL SUBSURFACE EXPLORATION REPORT 
PROPOSED ZIEGLER-CORBETT MIXED-USE DEVELOPMENT 

4105 ZIEGLER ROAD, FORT COLLINS, COLORADO 
SOILOGIC # 22-1062 

April 4, 2022 



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 



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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The soil surveys that comprise your AOI were mapped at 
1:24,000.

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause 
misunderstanding of the detail of mapping and accuracy of soil 
line placement. The maps do not show the small areas of 
contrasting soils that could have been shown at a more detailed 
scale.

Please rely on the bar scale on each map sheet for map 
measurements.

Source of Map: Natural Resources Conservation Service
Web Soil Survey URL: 
Coordinate System: Web Mercator (EPSG:3857)

Maps from the Web Soil Survey are based on the Web Mercator 
projection, which preserves direction and shape but distorts 
distance and area. A projection that preserves area, such as the 
Albers equal-area conic projection, should be used if more 
accurate calculations of distance or area are required.

This product is generated from the USDA-NRCS certified data as 
of the version date(s) listed below.

Soil Survey Area: Larimer County Area, Colorado
Survey Area Data: Version 16, Sep 2, 2021

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Aug 11, 2018—Aug 
12, 2018

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Hydrologic Soil Group—Larimer County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

10/1/2021
Page 2 of 4



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
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Component Percent Cutoff: None Specified 

Tie-break Rule: Higher
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Flow Rate to Union Park
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Union Park Site
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Overflow = 116.0 cfs
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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.



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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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



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



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
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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



Appendix C 

APPENDIX C – DETENTION POND CALCULATIONS 



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



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



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



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



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



Appendix D 

APPENDIX D – STREET CAPACITY CALCULATIONS 



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)



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



Appendix E 

APPENDIX E – LOW IMPACT DEVELOPMENT CALCULATIONS 



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



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.



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 )



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:



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 )



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



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



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



HIGHLAND
DEVELOPMENT SERVICES

6355 FAIRGROUNDS AVENUE, SUITE 100 | WINDSOR, CO 80550
PHONE: 970.674.7550 | EMAIL: Info@Highland-DS.com | www.Highland-DS.com
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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. 



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 



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
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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



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



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



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



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



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



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



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



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



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



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



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



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



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

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 7 of 7 2. KINGSLEY DR N.O. WHITWORTH DR



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
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Northbound / Eastbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

0
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Southbound / Westbound

Monday Tuesday Wednesday Thursday Friday Saturday Sunday

Nathan Warren: (720) 660-4048
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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

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 2 of 7 1. SUNSTONE DR W.O. SUNSTONE WAY



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

Nathan Warren: (720) 660-4048
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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



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

Nathan Warren: (720) 660-4048
nathanwarren@alltrafficdata.net Page 6 of 7 1. SUNSTONE DR W.O. SUNSTONE WAY



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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 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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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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LONG RANGE (2045) TOTAL PEAK HOUR
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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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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 
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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 
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       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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



     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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



 
 

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 

 
 
 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



 
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 

 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



APPENDIX D 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13
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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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



APPENDIX F 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



APPENDIX G 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



APPENDIX H 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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.

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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 - -

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



APPENDIX H 

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13



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

ITEM 5, ATTACHMENT 13

ITEM 4, ATTACHMENT 13
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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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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

mailto:rmounce@fcgov.com
mailto:emyler@fcgov.com
mailto:cbeabout@mylandmarkhomes.net
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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 
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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.



• 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.



• 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.



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



Comments

Option 1

Option 2

Option 3
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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.  
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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.

https://www.youtube.com/watch?v=Cwhdjqz_xrA
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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

https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15941041&dbid=0&repo=FortCollins
https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15892862&dbid=0&repo=FortCollins
https://records.fcgov.com/PlanningDevelopment/DocView.aspx?id=15892863&dbid=0&repo=FortCollins
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