
       
PLANNING COMMISSION 

 

 
 
 
 

Planning Commission Agenda  
Regular Meeting 

Fort Lupton City Hall – 130 S. McKinley Ave. 
Thursday, January 23, 2020 

6:00 P.M. 
 (Order & Contents Subject to Change by Action of the Commission) 

 
Call to Order – Roll Call   
 
Approval of Agenda  
 
Consent Agenda – Consent Agenda items are considered to be routine and will be enacted by one motion and 
vote.  There will be no separate discussion of Consent Agenda items unless a Commission member so requests, in 
which case the item may be removed from the Consent Agenda and considered at the end of the Consent Agenda.  
 

a. Approval of the Minutes of the January 9, 2020 Meeting  
 

Public Comment – This portion of the Agenda is provided to allow members of the audience to present 
comments to the Planning Commission related to items not otherwise listed on the Agenda. 
 
Action Items   
 

b. P2020-003: Fort Lupton Fire District Station 3 Site Plan 
c. P2020-004: Wade Annexation & Initial Zoning 
d. P2020-005: Wade Special Use Permit 

 
Discussion Items   
 

e. Review of Meeting Discussion 
f. Development Code Update 

 
Future Business  

g. Planning Commission Meeting on Thursday, February 13, 2020 at 6:00 PM 

Adjourn 

Mike Simone, Chairperson 
Lynne Derby 
Bruce Fitzgerald 
Bob McWilliams, Alternate 
 

Paul Weber 
Bushrod White, Vice-Chairperson 
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RECORD OF PROCEEDINGS 
FORT LUPTON PLANNING COMMISSION 

January 9, 2020 

1

The Planning Commission of the City of Fort Lupton met in session at the City Complex, 130 
South McKinley Avenue, the regular meeting place of the Planning Commission, on Thursday, 
January 9, 2020. Chair Mike Simone called the meeting to order at 6:02 p.m.  
 
ROLL CALL  
 
Roll was taken and those present were Chair Mike Simone, Vice-Chair Bushrod White and 
Commission Members Lynne Derby, Bruce Fitzgerald, and Paul Weber. Also in attendance 
was Planning Director Todd Hodges, City Planner II Alyssa Knutson, and Planning Technician 
Stephanie Darnell.  
 
APPROVAL OF AGENDA  
 
Chair Simone called for a motion to approve the agenda. Member Bruce Fitzgerald moved to 
approve the agenda, it was seconded by Vice-Chair Bushrod White.  
  
Motion carried unanimously by voice vote.  
 
CONSENT AGENDA  
 
Chair Simone called for a motion to approve the consent agenda. It was moved by Vice-Chair 
Bushrod White and it was seconded by Member Paul Weber. 
 
Motion carried unanimously by voice vote.  
 
PUBLIC COMMENT 
 
The Chair asked if anyone from the audience was present to make comments not otherwise 
related to the agenda. Seeing none, the public comment portion was closed at 6:03 p.m. 
 
ACTION ITEMS  
 
Election of Officers 
 
Member Bruce Fitzgerald made a motion to keep Mike Simone as Chair and Bushrod White 
as Vice-Chair and it was seconded by Member Paul Weber. 
 
Motion carried by unanimous voice vote. 
 
Colorado Transmission and Diesel Special Use Permit 
 
City Planner II Alyssa Knutson introduced the project and stated that the submittal was for 
a Special Use Permit for Colorado Transmission and Diesel at 1021 Denver Avenue. She 
stated that the location was most recently an Armando’s sales auto lot for a short period of 
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time, and before that it was a Goodwrench lube oil change location. She stated that the 
location is in the C-1 General Commercial zone district and the requested use is not a use by 
right, but is specifically listed as a special use if approved by City Council. She stated that all 
notification requirements have been met for this, and there are representatives for the 
project available to answer questions. 
 
Ben Mickey with Western Engineering Consultants Inc. LLC, 127 S. Denver Ave, Fort Lupton, 
CO 80621, stated that he is representing the owners of Colorado Transmission and Diesel 
Specialists. He stated that they are currently under contract to purchase 1021 Denver Ave. 
and that purchase is contingent on the approval of the PUD. He stated that the applicant is 
proposing no site changes or updates, and that they are just changing the use from an auto 
sales and repair to solely repair. 
 
Chair Simone opened the Public Hearing to public comments at 6:06 p.m.; seeing no one he 
closed the public comments portion at 6:06 p.m. 
 
Member Bruce Fitzgerald asked staff if this had been a use by right before. 
 
Planning Director stated that he was not certain if the one before Armando’s was a use by 
right from a historic aspect, but Armando’s auto sales lot was granted a special use permit, 
and is non-transferrable. He stated that special use permits are tied to the applicant not the 
property. He stated that the special use permit is site specific. 
 
Vice-Chair Bushrod White asked about the use of the term “adequately addressed” in 
reference to the Colorado Department of Transportation (CDOT) condition of approval on 
the resolution. 
 
A brief discussion on the interpretation of the term “adequately” and other terms took place. 
 
Ms. Knutson commented that the parking layout is different from what the previous parking 
layout was, but staff did not have any concerns about the change. 
 
Chair Simone asked the Commission Members if they had any questions; seeing none, he 
requested a motion to approve Resolution P2020-001. It was moved by Vice-Chair Bushrod 
White and seconded by Member Paul Weber. 
 
Ten Eyck & Campbell – Lot 2 Special Use Permit 
 
Ms. Knutson introduced the project. She stated that the property is located about a half mile 
east of County Road 19 and south and adjacent to County Road 24. She stated that the 
applicant is proposing to do vehicle storage at the site. She stated that the site is Lot 2 of the 
Ten Eyck-Campbell Minor Subdivision that was recently approved. She stated that Lot 1, 
which is just to the west of the site, was approved with a special use permit as well with the 
same owners. She stated that the site is Agriculturally zoned and vehicle storage is not a use 
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by right, which is why the applicant is applying for a special use permit. She stated that all 
notification requirements have been met for this project. She stated that there were some 
staff notes on the staff report that were incorrect; five employees were listed when it should 
be one employee and the storage of construction materials and equipment would not take 
place, only the vehicle storage would be at the site. She concluded by stating the applicant’s 
representative is present to answer any questions. 
 
Kelsey Bruxvoort with AGPROfessionals, 3050 67th Avenue, Greely, CO 80634, went over the 
site plan. She stated that there is an office with covered parking near the entrance. She stated 
that the parking area will be an all-weather gravel surface with about fifty spaces of varying 
lengths. She stated that the detention pond covers both Lot 1 and Lot 2, and there will be an 
easement agreement to accommodate that should there ever be a sale in ownership. She 
stated there is an access easement on the western boundary to accommodate the drive out 
on the western side. She stated that the applicant is requesting and eight-foot fence, which 
is consistent with Lot 1, to allow for greater screening than the standard six-foot fence. She 
stated that the operator of Lot 2 plans to live in the proposed apartment on Lot 1. She stated 
that half of the storage would be for his personal use and the other half would be for 
commercial. She stated that there would be a locked gate with a keypad at the entrance for 
customers to access the site. 
 
Vice-Chair Bushrod White asked what kind of fencing is being proposed. 
 
Ms. Bruxvoort stated that the proposed fencing is an eight-foot solid wood fence. 
 
Member Bruce Fitzgerald asked how many acres the site was. 
 
Ms. Bruxvoort stated Lot 2 is approximately three acres and Lot 1 is approximately 1.5 acres. 
 
Chair Simone opened the Public Hearing to public comments at 6:16 p.m.; seeing no one he 
closed the public comments portion at 6:16 p.m. 
 
Chair Simone asked if the storage was going to be a lot of recreational vehicles (RVs). 
 
Ms. Bruxvoort stated that the storage was going to primarily be boat, RV storage, personal 
vehicles, and snow mobiles from the owner of Lot 1. 
 
Chair Simone requested a motion to approve Resolution P2020-002. It was moved by 
Member Paul Weber and seconded by Member Bruce Fitzgerald. 
 
Motion carried unanimously by voice vote.   
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DISCUSSION ITEMS 
 
Review of Meeting Discussion 
 
Discussion of the City Council meeting dates, and the process of combining the Board of 
Adjustment with the Planning Commission took place. 
 
Development Code Update 
 
Ms. Knutson stated that they had a phone conference with the consultant to move forward 
with the code update. She stated that her big task is getting the stake holder committee group 
together. She stated she would like to have the members that participated on the 
comprehensive plan process committee to be involved. She stated that she will provide the 
members more information once she receives details. 
 
A brief discussion about board availability, interest, and the current code took place. 
 
FUTURE BUSINESS 
 
Next Meeting of the Planning Commission  
 
The next meetings will be held Thursday, January 23, 2020 at 6:00 p.m. and Thursday, 
February 13, 2020 at 6:00 p.m. 
 
 
ADJOURNMENT 
 
It was moved by Vice-Chair Bushrod White and seconded by Member Bruce Fitzgerald to 
adjourn the January 9, 2020 Planning Commission meeting at 6:40 p.m. 
 
Motion carried unanimously by voice vote. 

 
      
Stephanie Darnell, Planning Technician 
 
 

Approved by Planning Commission  

 
      
Mike Simone, Chair   
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RESOLUTION NO. P2020-003 
 
A RESOLUTION OF THE PLANNING COMMISSION OF FORT LUPTON 
RECOMMENDING TO CITY COUNCIL APPROVAL OF THE FORT LUPTON FIRE 
DISTRICT STATION 3 SITE PLAN LOCATED IN THE SOUTH HALF OF THE 
SOUTHWEST QUARTER OF SECTION 17, TOWNSHIP 1 NORTH, RANGE 66 WEST 
OF THE SIXTH PRINCIPAL MERIDIAN, CITY OF FORT LUPTON, COUNTY OF 
WELD, STATE OF COLORADO. 
 

WHEREAS, the Planning Commission held a public hearing on January 23, 2020, for the 
purpose of reviewing the Fort Lupton Fire District Station 3 Site Plan; and 
 

WHERAS, the Fort Lupton Fire District Station 3 Site Plan will include a 13,700 square 
foot fire station that will occupy a portion of the total lot; and  

WHEREAS, after review of the application and supporting documentation, the Planning 
Commission finds the request for the site plan application generally conforms with City codes and 
requirements and policies therein; and 

 WHEREAS, all legal requirements for the public hearing have been met including 
publication of the legal notice in the Fort Lupton Press, mailing of public hearing notices to 
adjacent property owners within 100 feet and posting of the hearing on the site; and 
 
 NOW THEREFORE BE IT RESOLVED, the Planning Commission has considered the 
application and has taken into consideration all referral comments and any citizen testimony in 
response to this application. Based upon the facts presented on this date, the Planning Commission 
hereby recommends approval of the Fort Lupton Fire District Station 3 Site Plan to allow for 
13,700 square foot fire station for a property located in a portion of the Southwest Quarter of 
Section 17, Township 1 North, Range 66 West of the Sixth Principal Meridian, Fort Lupton, 
Colorado, with the following conditions: 
 
I. Prior to recording the site plan map: 
 

A. The title of the special use permit map shall include the Project No.: LUP2019-0037 & 
Plan No. SPR2019-0014. 

 
B. Any redline comments provided by staff shall be made to the site plan map. 

 

C. The following notes shall be added to the site plan map: 
 

1. The property shall be maintained to the curb, or roadway if no curb exists. 
 

2. Dead and dying landscaping material shall be replaced by a date chosen by the 
Planning Department staff. 
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II. Prior to release of building permits: 
 

A. Applicant shall provide written evidence that the comments from the Fort Lupton Fire 
Protection District have been adequately addressed, including submit a separate plan 
review application to the Fire District. 
 

B. Applicant shall submit a building permit for all proposed construction and signage for 
review and approval by the Building Department. 
 

C. Applicant shall provide written evidence that the comments from the Public Works 
Director have been adequately addressed, including entering into a Public Improvements 
Agreement.  

 
D. Applicant shall provide written evidence that the comments from United Power have 

been adequately addressed.  
 

E. Applicant shall provide written evidence that the comments from Xcel Energy (Public 
Service Company) have been adequately addressed.  
 

F. Applicant shall provide written evidence that the comments from CenturyLink have been 
adequately addressed.  

 
 
DONE THIS 23rd DAY OF JANUARY, 2020 BY THE PLANNING COMMISSION FOR 
THE CITY OF FORT LUPTON, COLORADO. 
 
              
        Chairman  
ATTEST: 
 
 
      
Planning Director          
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FORT LUPTON FIRE DISTRICT STATION 3 
STAFF REPORT 

PROJECT NO. LUP2019-0037 / PLAN NO. SPR2019-0014 

PROJECT DESCRIPTION 

Project No.: LUP2019-0037 / Plan No. SPR2019-0014 

Project Name: Fort Lupton Fire District Station 3

Owner’s Name: Fort Lupton Fire Protection District (the “Applicant”) 

Representative/Applicant: Brad Bonnet with Allred & Associates

Location of Request:  

The site is located in the South Half of the Southwest Quarter of Section 17, Township 1 North, Range 66 
West of the Sixth Principal Meridian, City of Fort Lupton, County of Weld, State of Colorado. It is located 
at the northeast corner of County Road 8 and South Rollie Avenue (“Property”). 
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The Property is directly surrounded by I-2 Heavy Industrial Zoning to the north, west, and south and I-1 
Light Industrial Zoning to the east. The current uses include Summit Bodyworks to the east, Halliburton 
to the south, vacant agricultural to the north (site of recently approved S. Rollie Industrial Building site 
plan), and agricultural land with oil and gas facilities site to the west.  

 

 

Nature of Request:  

The Applicant has submitted a site plan application. The site will include a new 13,700 square foot fire 
station which will occupy a portion of the total lot. 

The fire station will have eight bunkrooms with fire fighters that work 48 hours and then another shift 
will occupy the fire station 24/7/365 days.  

Site Size: The Property is 1.98 acres, more or less. 

Zone District: I-2 Heavy Industrial District. 

Proposed Use: Fire station. 

Existing Use: Vacant Land. 
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Hearing Dates: Planning Commission – January 23, 2020 at 6:00 PM; and 
  City Council – February 4, 2020 at 7:00 PM. 

Hearing Location: Fort Lupton City Hall – Council Chambers, 130 S. McKinley Ave., Fort Lupton, Colorado. 

Staff Recommendation: Approval with conditions listed in the proposed resolution.  

APPLICATION PROCESS 

The Applicant is requesting approval of a site plan. The site plan application is processed under Section 
16-170 of the Fort Lupton Municipal Code (“Code”), which states that site plans are required as follows: 

1) Site plans are required as a step in the building permit review process for multi-family, 
commercial or industrial development. 

2) Site plans are required for development which, in the opinion of the Planning Department, 
would have an adverse environmental impact upon the surrounding area or would have a major 
community land use impact. 

3) To change an approved site plan when the change involves additional land use, including but not 
limited to: 
a. Additional buildings. 
b. Increase in the size of any building as shown on an approved site plan by more than ten 

percent (10%) over such approved building size. 
c. Outside storage and/or display. 
d. Vacation or dedication of easements or rights-of-way.  

After required public notice of the site plan application, the Planning Commission shall consider the 
application, referral comments and any public testimony at a public hearing and make a 
recommendation to City Council to approve, approve with conditions or deny the site plan. The Planning 
Commission’s comments shall be based on the evidence presented, conformance with the 
Comprehensive Plan and compliance with the City’s standards, regulations and policies.  

The City Council shall then conduct a public hearing and evaluate the application, referral agency 
comments, Planning Commission recommendation and any public testimony, and shall approve, 
conditionally approve, continue for additional information or for further study or deny the application 
based on the evidence presented and compliance with the City’s standards, regulations and policies and 
other guidelines. 

NOTIFICATION REQUIREMENTS 

The Zoning Regulations require published notice of the hearings at least fifteen (15) days prior to the 
hearings. The Planning Commission and City Council hearings were published in the Fort Lupton press 
January 8, 2020.  

Notice of the public hearings were posted on the Property at least fifteen (15) days prior to the hearings, 
pursuant to the Zoning Regulations. 

Notice was mailed to neighbors within one-hundred (100) feet of the Property on January 8, 2020 
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CONFORMANCE WITH CITY STANDARDS, REGULATIONS AND POLICIES  

The property is located within the I-2 Heavy Industrial Zone District, which lists public buildings as a use 
by right subject to the site plan review and approval procedures set forth under Section 16-170 of the 
Fort Lupton Municipal Code (the “Code”). A site plan review requires a public hearing before Planning 
Commission and City Council. The intent of the site plan review is to promote orderly and sound 
development standards as they apply to the City and enhance and protect the community’s natural as 
well as man-made environments.  

CONFORMANCE WITH THE COMPREHENSIVE PLAN 

The Fort Lupton Comprehensive Plan designates this area as Industrial. This designation allows for a mix 
of heavy and light industrial users as well as office development, intended to provide an appropriate 
environment for higher intensity users. These areas should be utilized to attract major employers and 
support economic development that will complement residential growth within the community. 
Developments within this designation should be carefully reviewed to account for potential impacts on 
adjacent land uses from high intensity operations. The proposed conforms to the designated land use 
type and zoning.  

REFERRALS 

Referrals were provided to the list below. Any comments received are enclosed with the Planning 
Commission packet. 

Building / Grounds Manager Building Inspector OMI 

City Attorney GIS Specialist Police Chief 

Public Works Director Golf Course Manager Finance Director 

Fort Lupton Fire Protection District CDOT United Power 

Comcast CenturyLink Xcel Energy 

Weld County Department of Planning Weld County School District RE-8 NCWCD 

Fulton Ditch Company   

 

For more information on this development, please refer to the Planning Commission packet provided. 
Additional documents may be available for review at the Fort Lupton City Hall. 
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G:\Community Development\Planning\Current Planning\Development Review Files\2019\Fort Lupton Fire District Station 
3 (LUP2019-0037 & SPR2019-0014)\Submittal Docs\04 Project Discription.doc

Fort Lupton Fire Protection District New Fire Station #3

PROJECT INFORMATION

New 13,700 square foot fire station located on the north east corner of WCR8 & Future 
Rollie Avenue.  The fire station will have eight bunkrooms with fire fighters that work 48 
hours and then another shift will occupy the fire station 24/7/365 days.  Fire stations 
have very limited public individuals who visit or come to fire station.  This fire station will 
occupy a portion of the total lot and will consider in the future another building or the sale 
of the land.
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Introduction 

This Trip Generation Study will address the proposed Fire Station 3 on Weld County Road 8 
(WCR 8) east of Business 85 (WCR 27) in Ft Lupton, CO.  The land that the Fire Station will be 
developed on is presently agricultural with industrial properties to the south.  Rollie Ave will be 
on the west side of the property, but it is not built as yet.  The Fire Station will take access to 
WCR 8 directly and on a section of Rollie Ave that will be built with the Fire Station. 
 
The location of the development is shown in Figure 1. 
 
 

 

Figure 1 – Site Location 
 

N
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Proposed Development 

The proposed development is a 3 bay Fire Station with rooms for 8 Fire Fighters.  The Fire 
Station will take access onto WCR 8.  There are two accesses initially proposed.  The western 
access will be used to access the employee and visitor parking lot from a portion of Rollie Ave 
that will be constructed along with the station.  The eastern one accesses WCR 8 directly and 
will be used for the emergency vehicles.   
 
WCR 8 has a continuous westbound left turn lane for the industrial properties to the south.  The 
transition back to two lanes on the western end of the left turn lane allows a short eastbound left 
turn lane into Rollie Ave for the Fire Station employees. 
 
The eastern access on WCR 8 is for the Fire Equipment.  Equipment returning to the station has 
a loop roadway that allows the equipment to drive into the station without having to back in.  
Turn lanes for this access are not needed or required. 
 
The site plan for the Fire Station is shown below in Figure 2. 
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Figure 2 – Site Plan 

Trip Generation 
Only minimum data is available for Fire Stations in the Institute of Transportation Engineers 
Trip Generation Manual, so the trips that will be generated are estimated based upon information 
from the Fire Department.  The Estimated Trips represent 8 firefighters on duty for each shift.  
The firefighters work 24 hours on and 4 days off, with shift change at 7 am.  With shift changes 
at 7 am, most peak hour trips are in the AM peak hour, with few trips in the PM peak hour.  
Additional trips have been included to represent visitors, deliveries and some mid day employee 
trips. 
 
Emergency Trips are not calculated because of the random nature of the trips.  The emergency 
vehicles typically come out of the station with Lights and Sirens and vehicles on the roadway 
yield to those vehicles.  
 
The following table shows the estimated non emergency trips for the Fire Station. 
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   Trips Generated - Weekday 

Generator Size Daily 
AM Peak Hour PM Peak Hour 

Enter Exit Total Enter Exit Total 
Fire Fighter 8 20 12 12 24 1 1 2 
Visits 1 2 0 0 0 0 0 0 
Misc Trips 5 10 0 0 0 0 0 0 

Total Non Emergency Trips 32 12 12 24 1 1 2 

Table 1 – Trip Generation 

As the above table indicates, the Fire Station will generate 32 daily trips with 24 AM peak hour 
and 2 PM peak hour trips.  This shows that Fire Stations generate very few trips, with most 
occurring during the employee shift change.  Emergency trips will increase the traffic somewhat, 
but not significantly. 
 
WCR 8 is a two lane Collector Street with turn lanes at some driveways and intersections.  The 
Speed Limit is 35 mph.  The Weld County Transportation Plan indicates WCR 8 has 
approximately 1000 vehicles per day.  This volume will increase to approximately 4100 vehicles 
per day in 2035.  These volumes are well within the traffic volumes expected for a Collector 
Street, the category of WCR 8. 
 

Conclusion and Recommendations 

This Traffic Impact Study has examined the traffic impact of the proposed Fire Station on WCR 
8 west of Business 85 (WCR 27) in Ft Lupton, CO.  The report shows that Fire Stations are an 
extremely low traffic generator with approximately 32 non emergency trips per day.  Most of the 
non emergency trips represent employee shift changes which only occur at 7 am due to 24 hr 
shifts.  AM peak hour trips are expected to be 24, with 2 PM peak hour trips.  
 
WCR 8 has the capacity to accommodate the traffic generated by the Fire Station without 
additional improvements.  The taper on the west end of the westbound left turn lane provides a 
short eastbound left turn lane for the Fire Station employees.  The entering volumes are low 
enough that a westbound right turn lane is not needed.  Rollie Ave north of WCR 8 lines up 
fairly well with the access to the south with only a slight offset.  The intersection should operate 
without problems.  The eastern access will be for emergency vehicles and thus will also operate 
without problems. 
 
Fire Station 3 in Ft Lupton will not cause any significant traffic issues on WCR 8. 
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HÔ
q
GS
O
Q
�4
PJ
J
Q
�D
M
lM̂
Q
V
W
X
Y
�t

C
I
M
S
S
O
Pm�
C
K
PR
Ô
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Ô
NO
Q
O
Q
�z
e�
S
O
f
�Q
M
HM
�J
RÔ
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From: Gloria Hice-Idler
To: Stephanie Darnell
Cc: Todd Hodges; Alyssa Knutson; Bilobran - CDOT, Timothy; Mattson - CDOT, Allyson
Subject: RE: Referral Response Request: Fort Lupton Fire District Station 3; LUP2019-0037 & SPR2019-0014
Date: Thursday, January 2, 2020 10:23:06 AM
Attachments: image001.png

CDOT has no comment on proposal.
 

From: Stephanie Darnell <sdarnell@Fortluptonco.gov> 
Sent: Monday, December 30, 2019 8:41 AM
Cc: Todd Hodges <thodges@Fortluptonco.gov>; Alyssa Knutson <AKnutson@Fortluptonco.gov>
Subject: Referral Response Request: Fort Lupton Fire District Station 3; LUP2019-0037 & SPR2019-
0014
 
Good Morning,
 
The documentation located at the following link is submitted to you for review and
recommendation for a site plan application that is being reviewed by the City of Fort
Lupton. The application documents can be reviewed at the following link: Fort Lupton
Fire District Station 3.
 
Any comments you consider relevant to this request would be appreciated.  Please reply
by Monday, January 20, 2020, so that we may give full consideration to your
recommendation.  Any response not received before or on this date may be deemed to be
a favorable response to the Planning & Building Department. 
 
The public hearings for this matter will be held at Fort Lupton City Hall – 130 S. McKinley
Avenue and are scheduled for the following dates:
 

Planning Commission on Thursday, January 23, 2020 at 6:00 PM
City Council on Tuesday, February 4, 2020 at 7:00 PM

 
Comments may be sent via mail, faxed to 303.857.0351 or emailed to
thodges@fortluptonco.gov and aknutson@fortluptonco.gov.         
 
Your time in this matter is greatly appreciated!
 
Thank you,
 
Alyssa Knutson, AICP
Planner II & FLURA Staff Liaison
130 S. McKinley Ave.
Fort Lupton, CO 80621
Office: 303.857.6694
Direct: 720.466.6128
Mobile: 303.304.4498
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This institution is an equal opportunity provider and employer.
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Monday,
January 20, 2020

Planning Commission on Thursday, January 23, 2020 at 6:00 PM
City Council on Tuesday, February 4, 2020 at 7:00 PM
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Page 1 of 1 
 

 
Date: 1/3/2020 
Project name: Fort Lupton Fire Station 3 
Project address: Cr 8 & Rollie Ave. Fort Lupton, Co 80621 
FLFPD Project # 2019-0142 
Plan reviewer: Taw Tamlin, Fire Marshal 
 
The Fire District has reviewed the referral submittal for Fort Lupton Fire Station 3 
 located at Cr 8 & Rollie Ave., Fort Lupton, CO 80621. The submittal was reviewed for 
compliance with 2012 International Fire Code (IFC) and National Fire Protection Association 
(NFPA) standards as adopted by the Fort Lupton Fire Protection District and the City Council of 
Fort Lupton, and Weld County Commissioners. The following specific and general requirements and 
conditions shall be met at time of construction. 
 
Information for submitting plans, Plan Review Application, and Plan Review Fee Schedule can be found 
at https://fortluptonfire.org/contractors/ 

 
 

 
Required Permits 

 Site & Building Construction Permit 
 
Please contact Fire Marshal, Taw Tamlin at 303-857-4603 if you have questions or need further 
assistance.  
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CITY OF FORT LUPTON
NOTICE OF PUBLIC HEARING

Notice is hereby given that the City 
of Fort Lupton is in receipt of an ap-
plication for a site plan known as the 
Fort Lupton Fire District Station 3 
Site Plan located north and adjacent 
to County Road 8, and east and ad-
jacent to S. Rollie Avenue in the I-2 
Heavy Industrial Zone District with-
in the City of Fort Lupton, pursuant 
to the City of Fort Lupton Municipal 
Code Notice Requirements.

The public hearings are to be held 
before the Planning Commission on 
January 23, 2020, at 6:00 P.M., and 
before the City Council on February 
4, 2020, at 7:00 P.M. or as soon as 
possible thereafter.  

The public hearings shall be held in 
the City Hall, 130 South McKinley 
Avenue, Fort Lupton, Colorado, or at 
such other time or place in the event 
this hearing is adjourned. Further 
information is available through the 
City Planning and Building Depart-
ment at (303) 857-6694, Extension 
128.

ALL INTERESTED PERSONS 
MAY ATTEND

LEGAL DESCRIPTION

A PARCEL OF LAND IN THE CITY 
OF FORT LUPTON, COLORADO, 
LOCATED IN THE S 1/2 OF THE 
SW 1/4 OF SECTION 17, T1N, R66 
OF THE 6TH P.M. AND MORE PAR-
TICULARLY DESCRIBED AS FOL-
LOWS: 

LOT 1, VILLANO MINOR SUBDIVI-
SION

Published in the Fort Lupton Press 
January 8, 2020
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RESOLUTION NO. P2020-004 

A RESOLUTION OF THE PLANNING COMMISSION OF FORT LUPTON 
RECOMMENDING TO CITY COUNCIL APPROVAL OF AN ANNEXATION KNOWN 
AS THE WADE ANNEXATION AND INITIAL ZONING TO ‘A’ AGRICULTURAL
FOR LAND LEGALLY DESCRIBED IN EXHIBIT A. 

WHEREAS, the Planning Commission held a public hearing on January 23, 2020, for 
the purpose of reviewing an application submitted by Jacqueline Wade for an annexation, known 
as the Wade Annexation and Initial Zoning to the ‘A’ Agricultural Zone District; and

WHEREAS, after review of the application and supporting information, the Planning 
Commission finds that the annexation and initial zoning conforms to Colorado Revised Statutes 
and City codes and policies therein, and 

WHEREAS,  all legal requirements for the public hearing have been met including 
publication of the legal notice in the Fort Lupton Press, mailing of public hearing notices to 
adjacent property owners within 500 feet, and posting of the hearing on the site. 

NOW THEREFORE BE IT RESOLVED, the Planning Commission has taken into 
consideration all referral comments and any citizen testimony in response to this application. 
Based upon the facts presented on this date, the Planning Commission hereby recommends 
approval of the annexation known as the Wade Annexation and Initial Zoning to the ‘A’ 
Agricultural Zone District, conditional upon the following: 

I. Prior to recording the annexation map: 

A. The title of the annexation and initial zoning map shall include the Project No. 
LUP2019-0038, and Plan Nos. ANX2019-0009 and COZ2019-0010. 

B. Show the current and proposed zoning on the annexation map. 

C. Any redline comments provided by City Staff shall be made to the annexation 
map.

DONE THIS 23rd DAY OF JANUARY, 2020, BY THE PLANNING COMMISSION FOR 
THE CITY OF FORT LUPTON, COLORADO.

Chairman 
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ATTEST:

Planning Director 
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EXHIBIT A
PROPERTY DESCRIPTION

LOT A, RECORDED EXEMPTION NO. 1311-10-01 RECX18-0071, ACCORDING TO THE 
MAP RECORDED SEPTEMBER 27, 2018 AT RECEPTION NO. 4434367, BEING PART OF 
THE N 1/2 OF SECTION 10, TOWNSHIP 2 NORTH, RANGE 67 WEST OF THE 6TH P.M., 
COUNTY OF WELD, STATE OF COLORADO.

SAID PARCEL CONTAINS 2.85 ACRES, MORE OR LESS.
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WADE ANNEXATION STAFF REPORT 
PROJECT NO. LUP2019-0038 / PLAN NOS. ANX2019-0009 & COZ2019-0010 

PROJECT DESCRIPTION 

Project No.: LUP2019-0038 / Plan Nos. ANX2019-0009 & COZ2019-0010  

Project name: Wade Annexation and Initial Zoning 

Owner’s Name: Jacqueline Wade (“Applicants”) 

Representative: Kelsey Bruxoort with AGPROfessionals 

Location of Request:  

The site consists of a parcel of land located approximately 0.23 miles east of County Road 19, and south 
and adjacent to County Road 24 in Weld County, Colorado (Parcel No. 131110200025) (the “Property”). 
The Property is located in the North 1/2 of Section 10, Township 2 North, Range 67 West of the 6th P.M., 
County of Weld, State of Colorado. 
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The Property is surrounded by agricultural, rural residential, and oil and gas operation land uses. There 
are also small commercial operations in the vicinity of the property as well. Unincorporated Weld 
County surrounds the property on the north, east, and south sides. 

Nature of Request:  

The Applicant has submitted a request for annexation of the parcel of land with initial designation to the 
‘A’ Agricultural Zone District. The current use of all the Property is agricultural. The property owned by 
the Applicant will have a separate special use permit application submitted for operating an automotive 
dyno tuning, performance mechanical, and custom fabrication business to be operated out of an existing 
garage after this annexation and initial zoning review is complete. A special use permit application has 
been submitted concurrently with this annexation request.  

Site Size: 2.85 acres, more or less.  

Proposed Zone District: ‘A’ Agricultural 

Concept Land Use Plan: The Applicant will be requesting a special use permit for an automotive dyno 
tuning, performance mechanical, and custom fabrication business on their property. This request will be 
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has been submitted concurrently with this annexation and initial zoning review, and will be reviewed at a 
separate public hearing before Planning Commission and City Council.   

Existing Use: Agricultural. 

Hearing Dates: Planning Commission – January 23, 2020 at 6:00 PM; and 
  City Council – February 4, 2020 at 7:00 PM. 

Hearing Location: Fort Lupton City Hall – Council Chambers, 130 S. McKinley Ave., Fort Lupton, Colorado. 

Staff Recommendation: Approval with conditions, as listed in the proposed resolution. 

SUMMARY OF PREVIOUS APPLICATIONS 

To staff’s knowledge, there are no prior applications for these properties through the City of Fort Lupton.  

APPLICATION PROCESS 

The Applicants are requesting approval of an annexation and initial zoning to the ‘A’ Agricultural Zone 
District. 

An annexation is processed under Chapter 15: Annexation of the Fort Lupton Municipal Code (“Code”).  

After required public notice of annexation and initial zoning, the Planning Commission shall review the 
annexation map, the concept land use plan and the zoning request at a public hearing, and shall submit a 
written recommendation to City Council.  

The City Council shall then conduct a public hearing and consider the approval of an ordinance annexing 
the property to the City without election if it finds that the annexation is in compliance with the 
requirements of the Colorado Municipal Annexation Act of 1965, as amended, and the Fort Lupton 
Municipal Code. The City Council shall then either:  

1. Approve, or approve with conditions, the ordinances for annexation and initial zoning. Approval 
may be contingent upon specific changes to the zoning or to the annexation agreement provided 
to the City Council prior to the public hearing. 

2. Disapprove the ordinances to annex and initially zone the Property. If the City Council disapproves 
annexation, no similar request may be heard for a period of one year from the date of denial. 

NOTIFICATION REQUIREMENTS 

All notification requirements were met, including posting notice of the hearings on the property at least 
15 days prior to this public hearing, mailing notice to property owners within 500 feet of the site, and the 
publishing notice of the hearing in the Fort Lupton Press for four consecutive weeks, with the first 
publication being at least 30 days prior to the City Council public hearing.  

In addition, notice of the public hearings, as well as the resolution and petition, was sent to the Weld 
County Commissioners and Weld County Attorney, the school district and all special districts on January 
8, 2020 by certified mail, return-receipt requested. The annexation impact report was sent on January 14, 
2020 to the Weld County Commissioners by certified mail, return-receipt requested. 

CONFORMANCE WITH CITY STANDARDS, REGULATIONS AND POLICIES  
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This annexation meets the requirements set forth by the Municipal Annexation Act of 1965, as amended 
and by Chapter 15 of the Municipal Code relating to Annexation.  The Planning Department staff has 
determined that the applicant has submitted all required documents pursuant to the Code.  

Section 15-3 of the Municipal Code outlines the Annexation Policy, which is: 

a) The City Council shall have the sole discretion in the annexation of territory proposed for 
annexation to the City, and the City is under no obligation to approve any annexation petition.  

Staff Comment: On December 16, 2019, the City Council accepted the annexation petition and set 
the public hearing date for this matter on February 4, 2019.  

b) Land to be annexed shall conform to the goals, policies and strategies of the City. 

Staff Comment: The Planning Department finds that the annexation meets the goals, policies and 
strategies of the City, specifically in relation to the Comprehensive Plan, which is further explained 
later in this Staff Report. 

c) The petitioner for annexation of land to the City shall be responsible for paying all required fees 
and for all related costs and overhead incurred by the City in reviewing and processing the 
annexation petition. 

Staff Comment: The Applicant has paid all required land use fees, and has a fee deposit established 
to cover any costs related to the project. 

d) Annexation shall not divide tracts of land in such a way as to prevent annexation of adjoining land. 

Staff Comment: The proposed annexation will not prevent future annexation of land. 

e) All annexations shall be accompanied by an [annexation] agreement between the petitioner and 
the City, stating conditions related to municipal services or other terms of annexation that are not 
specifically provided for in the Code. 

Staff Comment: The Applicant and City Attorney are working in good faith to finalize an annexation 
agreement. A draft will be provided to the Fort Lupton City Council for consideration prior to the 
public hearing. 

f) Unless specifically deferred by the City Council, zoning of the property shall occur concurrently 
with the annexation. Proposed zoning shall conform to a concept land use plan submitted with 
the annexation petition. In the event that sufficient planning has not been done to define zoning 
boundaries at the time of annexation, the City may zone the property “A,” Agricultural, as an 
interim zoning classification. 

Staff Comment: The Applicant is requesting zoning to the ‘A’ Agricultural Zone District.   

g) Required contiguity of noncontiguous parcels proposed for annexation may be achieved by 
annexation of one (1) or more portions of street right-of-way or other public way, a process 
commonly referred to as “flagpole” annexation. 

Staff Comment: The proposed annexation is not a flagpole annexation and therefore this 
requirement is not applicable. 
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CONFORMANCE WITH THE COMPREHENSIVE PLAN 

The Fort Lupton Comprehensive Plan designates this area as the Agricultural and Rural Residential land 
use type. This designation allows for agricultural and related uses as well as low density residential on 
the periphery of the planning area, intended to preserve a generally rural character. This also includes a 
variety of miscellaneous uses, such as isolated industrial businesses and semi-rural properties located 
under Estate Zoning. Given the availability of viable land for development in more appropriate districts, 
commercial or residential investment within agricultural areas should be discouraged. This will help limit 
unnecessary loss of agricultural lands and reduce the potential of suburban sprawl. 

The property is surrounded by agricultural and rural residential land uses on all sides. The proposed use 
substantively conforms to the designated land use type and zoning. 

REFERRALS 

Referrals were provided to the list below. Any comments received are enclosed with the Planning 
Commission packet. 

City Attorney Police Chief Public Works Director 

Building Inspector OMI GIS Specialist 

Fort Lupton Fire Protection District CDOT United Power 

Comcast Century Link Xcel Energy 

Postmaster Weld County Department of Planning Weld County Public Works 

Weld County School District RE-8 NCWCD Town of Frederick 

Town of Platteville Town of Firestone  

 

RECOMMENDATION 

Staff recommends conditional approval of the Wade Annexation and Initial Zoning to Agriculture. 
Conditions are listed on the proposed Resolution provided to Planning Commission.  

For more information on this development, please refer to the Planning Commission packet provided. 
Additional documents are available for review at the Fort Lupton City Hall. 
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CITY OF FORT LUPTON
NOTICE OF PUBLIC HEARING

A public hearing has been sched-
uled for Thursday, January 23, 2020 
at 6:00 PM with the Fort Lupton 
Planning Commission and Tuesday, 
February 4, 2020 at 7:00 PM with 
the Fort Lupton City Council. The 
purpose of the public hearings is to 
consider an application submitted by 
Jacqueline Wade for an annexation 
known as the Wade Annexation and 
initial zoning to ‘A’ Agricultural, and a 
special use permit for a vehicle ser-
vice business. The property being 
annexed is located approximately 
0.23 miles east of County Road 19, 
and south and adjacent to County 
Road 24, and is more particularly 
described below. The public hear-
ings will be held at the Fort Lupton 
City Hall, 130 S. McKinley Ave. in 
Fort Lupton, Colorado. For addition-
al information on this application, 
please contact the Fort Lupton Plan-
ning Department at 303-867-6694.

LEGAL DESCRIPTION

LOT A, RECORDED EXEMPTION 
NO. 1311-10-01 RECX18-0071, 
ACCORDING TO THE MAP RE-
CORDED SEPTEMBER 27, 2018 
AT RECEPTION NO. 4434367, BE-
ING PART OF THE N 1/2 OF SEC-
TION 10, TOWNSHIP 2 NORTH, 
RANGE 67 WEST OF THE 6TH 
P.M., COUNTY OF WELD, STATE 
OF COLORADO.

SAID PARCEL CONTAINS 2.85 
ACRES, MORE OR LESS.

RESOLUTION NO. 2019R093

A RESOLUTION OF THE CITY 
COUNCIL OF FORT LUPTON 
INITIATING ANNEXATION PRO-
CEEDINGS FOR THE ANNEX-
ATION KNOWN AS THE WADE 
ANNEXATION, AND SETTING THE 
PUBLIC HEARING FOR FEBRU-
ARY 4, 2020.

WHEREAS, the Fort Lupton City 
Council has reviewed the annex-
ation petition submitted by Jacque-
line Wade for 2.62 acres, more or 
less, and known as the Wade An-
nexation; and

WHEREAS, the Fort Lupton City 

to be complete and in substantial 
conformance with the requirements 
of C.R.S. 31-12-107 (1) as amend-
ed. 

NOW THEREFORE BE IT RE-
SOLVED that the Fort Lupton City 
Council hereby approves this Res-
olution initiating annexation pro-
ceedings for Wade Annexation, and 
sets the hearing date for February 4, 
2020, to determine if the proposed 
annexation complies with C.R.S. 31-
12-104 and 31-12-105, or such parts 
thereof as may be required to estab-
lish eligibility for annexation under 
the terms of Part 1, Article 12, Title 
31, C.R.S. 

APPROVED AND ADOPTED BY 
THE FORT LUPTON CITY COUN-
CIL THIS 16th DAY OF DECEM-

BER 2019.   
 

City of Fort Lupton, Colorado
s/Zo Stieber

Zo Stieber, Mayor

Attest:
s/Maricela Peña   
Maricela Peña, City Clerk 
    
Approved as to form: 
s/Andy Ausmus   
Andy Ausmus, City Attorney

Published in the Fort Lupton Press 
January 8, 15, 22 and 29, 2020 
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RESOLUTION NO. P2020-005

A RESOLUTION OF THE PLANNING COMMISSION OF FORT LUPTON 
RECOMMENDING TO CITY COUNCIL APPROVAL OF A SPECIAL USE PERMIT 
FOR AN AUTOMOTIVE DYNO TUNING, PERFORMANCE MECHANICAL AND 
CUSTOM FABRICATION BUSINESS, KNOWN AS THE WADE SPECIAL USE 
PERMIT, ON A PROPERTY LOCATED IN THE NORTHWEST QUARTER OF 
SECTION 10, TOWNSHIP 2 NORTH, RANGE 67 WEST OF THE SIXTH PRINCIPAL 
MERIDIAN, COUNTY OF WELD, STATE OF COLORADO.

WHEREAS, the Planning Commission held a public hearing on January 23, 2020, for 
the purpose of reviewing the application from Jacqueline Wade for a special use permit for an 
automotive dyno tuning, performance mechanical and custom fabrication business; and

WHEREAS, after review of the application and supporting information, the Planning 
Commission finds that the special use permit conforms to Colorado Revised Statutes and City 
codes and policies therein; and

WHEREAS, all legal requirements for the public hearing have been met including 
publication of the legal notice in the Fort Lupton Press, mailing of public hearing notices to 
adjacent property owners within 100 feet, and posting of the hearing on the site; and

NOW THEREFORE BE IT RESOLVED, the Planning Commission has taken into 
consideration all referral comments and any citizen testimony in response to this application. 
Based upon the facts presented on this date, the Planning Commission hereby recommends 
approval of the Wade Special Use Permit for an automotive dyno tuning, performance 
mechanical and custom fabrication business, conditional upon the following:

I. Prior to recording the special use permit map:

A. The title of the special use permit may shall include the Project No.: LUP2019-0038 &
Plan No. SUP2019-0007.

B. Any redline comments provided by City staff shall be made to the special use permit 
map.

C. Written evidence shall be provided that the comments from the Public Works Director 
have been adequately addressed, including showing an additional 25 feet of right of way.

D. Delineate existing versus proposed landscaping, road base material, and fencing on the 
special use permit map. 

E. Parking and storage areas on the south side of the building shall be delineated.
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F. Add additional parking per the Municipal Code Section 16-82 so that there is one space 
per employee, and one handicap parking space. 

G. The following notes shall be added to the special use permit map:

1. Dead and dying landscape material shall be replaced at the earliest reasonable date.

2. Any change of use, or continued use if there is a change of ownership, shall be 
submitted to the City for review prior to operation.

2. Fencing shown encroaches into the right of way. The City retains the right and 
authority to require removal of any fencing in the future, at the property owner(s) 
expense, in the future if needed for street expansion, improvements or utility 
construction.

3. Any future structures or signage must be submitted to the City for separate review 
and any required permits.

4. The City reserves the right to reevaluate traffic impacts in the future if there is an 
increase from what was represented to the City in evaluating the special use permit.

5. The Site shall maintain compliance with State residential noise standards.

II. Prior to certificate of occupancy:

A. Written acknowledgement of the comments from United Power shall be provided.

B. Written evidence shall be provided to show that the comments from the Fort Lupton Fire 
Protection District have been adequately addressed.

C. Provide evidence that the recommendations of the engineer for the noise mitigation plan 
have been put in place.

D. One set of Mylars of the special use permit map shall be submitted for recording with the 
Weld County Clerk & Recorder.

DONE THIS 23rd DAY OF JANUARY, 2020, BY THE PLANNING COMMISSION FOR 
THE CITY OF FORT LUPTON, COLORADO.

Chairman 
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ATTEST:

Planning Director 
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WADE SPECIAL USE PERMIT STAFF REPORT 
PROJECT NO. LUP2019-0038 & PLAN NO. SUP2019-0007 

PROJECT DESCRIPTION 

Project No.: LUP2019-0038 / Plan No.: SUP2019-0007 

Project Name: Wade Special Use Permit 

Owner’s Name: Jacqueline Wade (“Applicant”) 

Representative: Kelsey Bruxvoort with AGPROfessionals 

Location of Request:  

The site consists of a parcel of land located approximately 0.23 miles east of County Road 19 and south 
and adjacent to County Road 24 in Weld County, Colorado (Parcel No. 131110200025) (the “Property”). 
The Property is located in the North 1/2 of Section 10, Township 2 North, Range 67 West of the 6th P.M., 
County of Weld, State of Colorado. 

 

Nature of Request:  

The Applicant has submitted a request for a Special Use Permit for operating an automotive dyno tuning, 
performance mechanical, and custom fabrication business to be operated out of an existing garage.  

y of W
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Site Size: The Property is 2.85 acres, more or less, and has a separate annexation and initial zoning 
application being reviewed concurrently with this application. 

Zone District: Proposed ‘A’ Agricultural Zone District, with concurrent initial zoning review.  

Proposed Use: The Property will be used for operating an automotive dyno tuning, performance 
mechanical, and custom fabrication business to be operated out of an existing garage.  

Existing Use: Agricultural 

Hearing Dates: Planning Commission – January 23, 2020 at 6:00 PM; and 
  City Council – February 4, 2020 at 7:00 PM.  

Hearing Location: Fort Lupton City Hall – Council Chambers, 130 S. McKinley Ave., Fort Lupton, Colorado. 

Staff Recommendation: Approval with conditions, as listed in the proposed resolution.  

SUMMARY OF PREVIOUS APPLICATIONS 

To staff’s knowledge, there are no prior applications for this Property through the City of Fort Lupton.  

APPLICATION PROCESS 

The Applicant is requesting approval of a special use permit. A special use permit application is 
processed under Section 16-7 of the Code.  

After required public notice of the special use permit application, the Planning Commission shall 
consider the application, referral comments and any public testimony at a public hearing and make a 
recommendation to City Council to approve, approve with conditions or deny the special use permit. 
The Planning Commission’s comments shall be based on the evidence presented, conformance with the 
Comprehensive Plan and compliance with the City’s standards, regulations and policies.  

The City Council shall then conduct a public hearing and evaluate the application, referral agency 
comments, Planning Commission recommendation and any public testimony, and shall approve, 
conditionally approve, continue for additional information or for further study or deny the application 
based on the evidence presented and compliance with the City’s standards, regulations and policies and 
other guidelines. 

NOTIFICATION REQUIREMENTS 

The Zoning Regulations require published notice of the hearings at least fifteen (15) days prior to the 
hearings. The Planning Commission and City Council hearings was published in the Fort Lupton Press on 
January 8, 2020.  

Notice of the public hearings were posted at least fifteen (15) days prior to the hearings, as required by 
the Zoning Regulations. 

Notice was mailed to neighbors within one-hundred (100) feet of the Property on January 8, 2020.  

CONFORMANCE WITH CITY STANDARDS, REGULATIONS AND POLICIES  
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The Applicant submitted an application for annexation and initial zoning to the ‘A’ Agricultural Zone 
District, which was reviewed at a separate public hearing before the Planning Commission. Operating an 
automotive dyno tuning, performance mechanical, and custom fabrication business is not a listed use by 
right in the ‘A’ Agricultural Zone District.  Section 16-7 of the Fort Lupton Municipal Code (the “Code”) 
states that similar or compatible uses may be permitted as special uses, subject to such conditions and 
limitations as the City may prescribe to ensure that the location and operation of the special uses will 
comply with special use criteria. Pursuant to Section 16-7(a), special uses are granted to individuals or 
entities, and not to the property itself. Therefore, this proposed use requires a special use permit review 
prior to beginning business operations. A special use review requires a public hearing before Planning 
Commission and City Council. The intent of the special use permit is to provide flexibility, to provide a 
means for setting performance standards for individual land uses and to help diversify uses within a 
zoning district.  

Section 16-7(d) states that the City shall use the following criteria to evaluate the Applicant’s request: 

1. The special use shall satisfy all applicable provisions of the Code and shall be consistent with the 
intent of the Comprehensive Plan. 

Staff Comment: The Applicant has been working with City staff to comply with applicable 
provisions of the Code, and has submitted all required special use permit application materials as 
required.  

2. The special use shall not substantially alter the character of the district or the neighborhood. 

Staff Comment: The Property is surrounded by agricultural, rural residential, and oil and gas 
operation land uses. There are also small commercial operations in the vicinity of the property as 
well. Additional uses in the vicinity include oil and gas service lines, mineral resource 
development facilities, an agricultural irrigation business, and equine facilities. The proposed use 
is consistent with these surrounding uses. In addition there will be screening and buffering on the 
site, as well as installing noise mitigation equipment in the building.  

3. The special use will result in efficient on- and off-site traffic circulation, and will not have an 
adverse impact on adjacent uses or present hazardous conditions for pedestrians or vehicles. 

Staff Comment: The Applicant anticipates up to 10-20 passenger vehicle trips per day, 0-5 
flatbed truck trips per day, and 2-4 panel van/vendor vehicles a day. Traffic will continue to 
utilize the two existing access off of County Road 24, with one serving as a business entrance, 
and the other to be gated and will pull vehicles to the garage and southern parking areas. The 
Public Works Director did not site concerns with this traffic.  

4. Adequate conditions of approval shall address: traffic; activity levels; light; noise; odor; building 
type, style and scale; hours of operation; dust; erosion and other performance issues identified 
through the public hearing process. 

Staff Comment: These items are addressed in the code, as well as addressed as conditions of 
approval on the proposed resolution. There are conditions that specifically require limits to noise 
levels from the operation, as well as to permit the reevaluation of traffic impacts if necessary.  
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5. The term of the special use permit and any reporting and inspection requirements as might be
reasonably necessary to ensure compliance with conditions of approval may also be specified by
the City Council.

Staff Comment: A special use permit in non-transferable, and therefore if a new owner were to
occupy the Property automotive dyno tuning, performance mechanical, and custom fabrication
business will no longer be permitted unless a new application was submitted and approved. The
Planning Department staff will ensure compliance with other conditions of approval, either as
listed on the proposed Resolution or as added by City Council.

CONFORMANCE WITH THE COMPREHENSIVE PLAN 

The Fort Lupton Comprehensive Plan designates this area for the Agriculture and Rural Residential land 
use type. This designation allows for agricultural and related uses as well as low density residential on 
the periphery of the planning area, intended to preserve a generally rural character. This also includes a 
variety of miscellaneous uses, such as isolated industrial businesses and semi-rural properties located 
under Estate Zoning. Given the availability of viable land for development in more appropriate districts, 
commercial or residential investment within agricultural areas should be discouraged. This will help limit 
unnecessary loss of agricultural lands and reduce the potential of suburban sprawl. 

The property is surrounded by agricultural and rural residential land uses on all sides. The proposed use 
substantively conforms to the designated land use type and zoning. 

REFERRALS 

Referrals were provided to the list below. Any comments received are enclosed with the Planning 
Commission packet. 

City Attorney Police Chief Public Works Director 

Building Inspector OMI GIS Specialist 

Fort Lupton Fire Protection District CDOT United Power 

Comcast Century Link Xcel Energy 

Postmaster Weld County Department of Planning Weld County Public Works 

Weld County School District RE-8 NCWCD Town of Frederick 

Town of Platteville Town of Firestone 

RECOMMENDATION 

Staff recommends conditional approval of the Wade Special Use Permit. Conditions are listed on the 
proposed Resolution provided to Planning Commission.  

For more information on this development, please refer to the Planning Commission packet provided. 
Additional documents are available for review at the Fort Lupton City Hall. 
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General Location and Description 
 

1. Location 
The proposed site is located in part of the North ½ of Section 10, Township 2 North, 
Range 67 West of the 6th PM. The property is bordered on the north side by Weld County 
Road (WCR) 24. The nearest county road to the west is WCR 19, to the south is WCR 22 
and to the east is WCR 23. No other major roadways are located within or adjacent to the 
property. Highway 85 is approximately 3.5 miles east of the proposed site. Fort Lupton 
City Council conditionally approved the Annexation of WCR 24 adjacent to the subject 
property in August, 2019. (see Vicinity Map in Appendix A). The site is currently 
proposing annexation into the City of Fort Lupton.  

2. Description of Property 

The total proposed site is approximately 2.85 acres. The property was split through the 
Weld County Recorded Exemption process in 2018 from an historic Longmont 
Foods/Butterball Turkey facility not currently in operation. There is an existing 7,760 sq. 
ft. service garage that was previously used as a fleet maintenance shop for Longmont 
Foods/Butterball Turkey. An approximately 4,000 sq. ft. concrete pad where a turkey 
barn once stood is south of the existing garage. An approximate 1000 sq. ft. office is 
being proposed adjacent to the existing garage. The remainder of the site is gravel, native 
grass and vegetation. Existing trees partially screen the property.  
 
The property is requesting a Special Use Permit (SUP) for the operation of an automotive 
dyno tuning, performance mechanical and custom fabrication business in conjunction 
with an Annexation and Zoning request into the City of Fort Lupton.  
 
There is one type of soil: Vona loamy sand (0 to 3% slopes). Most of the soil is well 
drained with a very low runoff class, hydrologic soil group A (see USDA-NRCS soil 
report in Appendix B).  
 
Firestone Cattle Ranch, LP owns the property to the south, Durben, Shane E., owns the 
property to the east, and Terra Constructors Inc., owns the property to the west. WCR 24 
is directly north of the property. Adam and Rachael Mueller, Wendy S. and Jared J. King, 
and Kirk L. and Carrie L. Bokowski own residential property north of the proposed site 
and WCR 24.  

There are no major open channels within or adjacent to the proposed property. 
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Drainage Basins 

1. Major Basin Description 
The proposed site is located in rural Weld County and is surrounded by undeveloped, 
agricultural land. A Master Plan for the site area is not currently available. The proposed 
site was only considered as one major basin for the preliminary drainage evaluation. 
Historically, the basin drainage appears to flow predominantly towards the northeast. 
Flows appear to flow approximately 0.75 miles to Lupton Bottom Ditch and ultimately 
flows towards the South Platte River. Contours of the project location and the 
surrounding properties are shown on the United States Geological Survey (USGS) 
topographic map in Appendix C.  

A Federal Emergency Management Administration (FEMA) map of the project is 
included in Appendix D. The proposed site is located within FEMA panel 08123C1895E 
and is not currently located within a 100-year floodplain.   

Potential off-site flows from the south and east flows northeast through the project site. 
Potential offsite flows from the north will continue to flow northeast away from the site. 
Stormwater runoff from the west should continue to flow west, away from the site. 

2.   Sub-Basin Description 
The site was evaluated as one drainage basin for the Phase I Drainage Report.  
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Drainage Design Criteria 

1. Development Criteria 
This proposed drainage design was developed using the criteria set forth in the Urban 
Storm Drainage Criteria Manual (USDCM) Volumes 1, 2 and 3 and the City of Fort 
Lupton’s Storm Drainage Design and Technical Criteria (SDDTC) manual.  

2. Hydrological Criteria 
From section 5.3 in the SDDTC, the estimated rainfall from the 5-year, 1-hour 
precipitation is 1.42 inches and the 100-year, 1-hour precipitation is 2.71 inches (see 
SDDTC One-Hour Point Rainfall in Appendix E). These values were used for runoff 
calculations.   

Percentage of imperviousness was determined using the recommended values from 
UDFCD Table 6-3. The overall percentage of imperviousness for the proposed site was 
estimated to be 40% and the existing conditions was estimated at 38% (see percentage of 
imperviousness calculation Appendix F). 

Using these design storms and the UDFCD Detention Basin Volume Estimating 
spreadsheet, the historic and proposed peak runoff flowrates were estimated for the basin 
(see Table 1). Peak runoff flowrates for the existing and proposed site were calculated 
with the Modified FAA method using the time of concentration, runoff coefficients, and 
the precipitation depths from the UDFCD spreadsheet (see UDFCD Runoff Calculations 
in Appendix G). 

Table 1: Peak Runoff Flowrates 
Peak 

Runoff 
5 Year Flowrate 

(cfs) 
100 Year Flowrate 

(cfs) 
Proposed 2.52 7.88 
Existing 2.31 7.68 
   

  
3. Hydraulic Criteria 

The addition of the office and small gravel parking lot should not increase the 100-year 
flowrate significantly from the site. Therefore, an excess of historic flow is not 
anticipated, and a detention pond should not be required. Should the percentage of 
imperviousness increase or slopes of the project site increase, a new drainage study and 
report should be completed to ensure downstream users are not impacted and historic 
run-off flows and patterns are maintained.  
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Drainage Facility Design 

1. General Concept 
Due to the minimal increase of percentage of imperviousness across the site, rural 
location of the project site, and shallow slopes across the site, a detention pond is not 
being proposed. Runoff should generally sheet flow toward the northeast corner of the 
property. A proposed site plan is in Appendix H. 
 

2. Specific Details 
Periodic inspection of the runoff patterns will be evaluated to ensure the project site is not 
causing erosion and sedimentation. If the site is significantly impaired by run-off or 
percentage imperviousness is increased, the owner should assess the corrective action 
needed and have a licensed engineer re-evaluate the site and provide recommendations.  
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Conclusions 

1. Compliance with City of Fort Lupton Code 
The drainage design for the Special Use Permit, Annexation and Zoning request is 
consistent with the City of Fort Lupton Storm Drainage Design and Technical Criteria 
manual.  

2. Drainage Concept 
Historical flow patterns and run-off amounts should be maintained in such a manner that 
should reasonably preserve the natural character of the area and prevent property damage 
of the type generally attributed to run-off rate and velocity increases, diversions, 
concentration and/or unplanned ponding of storm run-off for the 100-year storm event. 
The drainage design included in this report should be effective in controlling damage 
from storm runoff by detaining the 100-year storm event and releasing at the maximum 
historic site runoff flowrate. No irrigation companies or property owners should be 
affected by the proposed development. 

Master Drainage recommendations are not available in the area of this project. If a 
Master Plan is developed for this area, the design allows for flexibility and potential for 
allowing additional flows through the detention areas with upgrades to the outlet boxes or 
by utilizing infiltration. 
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5-1 

CITY OF FORT LUPTON 
STORM DRAINAGE DESIGN AND TECHNICAL CRITERIA 

 
SECTION 5  RAINFALL 

 

5.1 INTRODUCTION 
 
Presented in this section is the design rainfall data to be used with the Rational Method and the 
Colorado Urban Hydrograph Procedure (CUHP).  All hydrological analysis within the 
jurisdiction of these CRITERIA shall utilize the rainfall data presented herein for calculating 
storm runoff. 
 
The design storms and Time-Intensity-Frequency curves for the CITY were developed using the 
rainfall data and procedures presented in the MANUAL and are presented herein for 
convenience. 
 

5.2 COLORADO URBAN HYDROGRAPH PROCEDURE DESIGN STORMS 
 
For drainage basins less than five square miles, a two-hour storm distribution without area 
adjustment of the point rainfall values shall be used for the Colorado Urban Hydrograph 
Procedure (CUHP).  For drainage basins between five and ten square miles, a two-hour storm 
distribution shall be used with the incremental rainfall values adjusted for the large basin area in 
accordance with suggested procedures in the NOAA Atlas for Colorado.  The adjustment is an 
attempt to relate the average of all point values for a given duration and frequency within a basin 
to the average depth over the basin for the same duration and frequency.  For drainage basins 
between ten and twenty square miles, a three-hour storm duration with adjustment for area shall 
be used.  The distribution for the last hour was obtained by uniformly distributing the difference 
between the two-hour and three-hour point rainfall values. The adjustment for the basin area was 
obtained from the NOAA Atlas for Colorado. The incremental rainfall distributions for all basin 
areas up to 20 square miles are presented in Table 501. 
 

5.3 TIME-INTENSITY-FREQUENCY CURVES FOR THE RATIONAL METHOD 
 
The one-hour design point rainfall values obtained from the NOAA Atlas for Colorado area are 
as follows: 

ONE-HOUR POINT RAINFALL (IN.) 
  

2-YEAR 5-YEAR 10-YEAR 50-YEAR 100-YEAR 
1.00 1.42 1.68 2.35 2.71 

 
The Time-Intensity-Frequency curves were developed by distributing the one-hour point rainfall 
values using the factors obtained from the NOAA Atlas presented below: 
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Project Number: Date:
3050 67th Avenue, Suite 200 Designed By: Sheet: of
Greeley, CO 80634 Checked By:
Telephone (970) 535-9318 Subject:
www.agpros.com

= User Entry
Solving for the Percent Impervious (I):
Description per UDFCD Table 6-3

Square Feet
Total Impervious Acres
Total Development Acres

Development %I Actual Design

None
None
None

0%

0%
0%

Roofs
% Impervious

90%

None 0%
0%
0%
0%

Paved Streets
Undeveloped area

None
None
None

None

2539-02 10/15/19 11:23 AM

AGPROfessionals
CTV
Existing Conditions Percent Imperviousness

None
None

Gravel Road
Drive and Walk
None

Total SqFt Acres Impervious

100%
2%
40%

7,756
10,255
50,535
43,465

0.16
0.24
0.02
0.40

0.00

96%
0%
0%
0%
0%

0.2712,096
0.00
0.00
0.00
0.00

38%

0.00
0.00
0.00
0.00

124,107 1.08

0.00
0.00

47,244
124,107

Acres

2.85
1.08
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Project Number: Date:
3050 67th Avenue, Suite 200 Designed By: Sheet: of
Greeley, CO 80634 Checked By:
Telephone (970) 535-9318 Subject:
www.agpros.com

= User Entry
Solving for the Percent Impervious (I):
Description per UDFCD Table 6-3

Square Feet
Total Impervious Acres
Total Development Acres

Development %I Actual Design

None
None
None

0%

0%
0%

Roofs
% Impervious

90%

None 0%
0%
0%
0%

Paved Streets
Undeveloped

None
None
None

None

2539-02 10/15/19 11:25 AM

AGPROfessionals
CTV
Proposed Percent Imperviousness

None
None

Gravel Road
Drive and Walk
None

Total SqFt Acres Impervious

100%
2%
40%

8,756
10,255
46,910
46,090

0.18
0.24
0.02
0.42

0.00

96%
0%
0%
0%
0%

0.2712,096
0.00
0.00
0.00
0.00

40%

0.00
0.00
0.00
0.00

124,107 1.13

0.00
0.00

49,122
124,107

Acres

2.85
1.13
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Project:
Basin ID:

Design Information (Input): Design Information (Input):
Catchment Drainage Imperviousness Ia = 38.00 percent Catchment Drainage Imperviousness Ia = 38.00 percent
Catchment Drainage Area A = 2.850 acres Catchment Drainage Area A = 2.850 acres
Predevelopment NRCS Soil Group Type = A A, B, C, or D Predevelopment NRCS Soil Group Type = A A, B, C, or D
Return Period for Detention Control T = 5 years (2, 5, 10, 25, 50, or 100) Return Period for Detention Control T = 100 years (2, 5, 10, 25, 50, or 100)
Time of Concentration of Watershed Tc = 12 minutes Time of Concentration of Watershed Tc = 12 minutes
Allowable Unit Release Rate q = 0.00 cfs/acre Allowable Unit Release Rate q = 0.00 cfs/acre
One-hour Precipitation P1 = 1.42 inches One-hour Precipitation P1 = 2.71 inches
Design Rainfall IDF Formula i = C1* P1/(C2+Tc)^C3 Design Rainfall IDF Formula i = C1* P1/(C2+Tc)^C3

Coefficient One C1 = 28.50 Coefficient One C1 = 28.50
Coefficient Two C2 = 10 Coefficient Two C2 = 10
Coefficient Three C3 = 0.789 Coefficient Three C3 = 0.789

Determination of Average Outflow from the Basin (Calculated): Determination of Average Outflow from the Basin (Calculated):
Runoff Coefficient C = 0.23 Runoff Coefficient C = 0.40
Inflow Peak Runoff Qp-in = 2.31 cfs Inflow Peak Runoff Qp-in = 7.68 cfs
Allowable Peak Outflow Rate Qp-out = 0.00 cfs Allowable Peak Outflow Rate Qp-out = 0.00 cfs

Determination of MAJOR Detention Volume Using Modified FAA Method

(For catchments less than 160 acres only. For larger catchments, use hydrograph routing method)
(NOTE: for catchments larger than 90 acres, CUHP hydrograph and routing are recommended)

Determination of MINOR Detention Volume Using Modified FAA Method

DETENTION VOLUME BY THE MODIFIED FAA METHOD

PFI Speed
Existing Runoff

UDFCD Existing Runoff.xls, Modified FAA 10/15/2019, 11:26 AM
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Project:
Basin ID:

Design Information (Input): Design Information (Input):
Catchment Drainage Imperviousness Ia = 40.00 percent Catchment Drainage Imperviousness Ia = 40.00 percent
Catchment Drainage Area A = 2.850 acres Catchment Drainage Area A = 2.850 acres
Predevelopment NRCS Soil Group Type = A A, B, C, or D Predevelopment NRCS Soil Group Type = A A, B, C, or D
Return Period for Detention Control T = 5 years (2, 5, 10, 25, 50, or 100) Return Period for Detention Control T = 100 years (2, 5, 10, 25, 50, or 100)
Time of Concentration of Watershed Tc = 12 minutes Time of Concentration of Watershed Tc = 12 minutes
Allowable Unit Release Rate q = 0.00 cfs/acre Allowable Unit Release Rate q = 0.00 cfs/acre
One-hour Precipitation P1 = 1.42 inches One-hour Precipitation P1 = 2.71 inches
Design Rainfall IDF Formula i = C1* P1/(C2+Tc)^C3 Design Rainfall IDF Formula i = C1* P1/(C2+Tc)^C3

Coefficient One C1 = 28.50 Coefficient One C1 = 28.50
Coefficient Two C2 = 10 Coefficient Two C2 = 10
Coefficient Three C3 = 0.789 Coefficient Three C3 = 0.789

Determination of Average Outflow from the Basin (Calculated): Determination of Average Outflow from the Basin (Calculated):
Runoff Coefficient C = 0.25 Runoff Coefficient C = 0.41
Inflow Peak Runoff Qp-in = 2.52 cfs Inflow Peak Runoff Qp-in = 7.88 cfs
Allowable Peak Outflow Rate Qp-out = 0.00 cfs Allowable Peak Outflow Rate Qp-out = 0.00 cfs

DETENTION VOLUME BY THE MODIFIED FAA METHOD

PFI Speed
Proposed Runoff

Determination of MAJOR Detention Volume Using Modified FAA Method

(For catchments less than 160 acres only. For larger catchments, use hydrograph routing method)
(NOTE: for catchments larger than 90 acres, CUHP hydrograph and routing are recommended)

Determination of MINOR Detention Volume Using Modified FAA Method

UDFCD Proposed Runoff.xls, Modified FAA 10/15/2019, 11:27 AM
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Date: 1/3/2020 
Project name: Wade Annexation 
Project address: 9230 Cr 24, Fort Lupton, Co 80621 
FLFPD Project # 2019-0141 
Plan reviewer: Taw Tamlin, Fire Marshal 
 
The Fire District has reviewed the referral for Wade Annexation located at 9230 Cr 24, Fort 
Lupton, CO 80621.  The submittal was reviewed for compliance with 2012 International Fire 
Code (IFC) and National Fire Protection Association (NFPA) standards as adopted by the Fort 
Lupton Fire Protection District, City Council of Fort Lupton, and Weld County Commissioners. 
The plans are approved with the following specific and general requirements and conditions. 
 
Specific Requirements: 
 

1. New and existing buildings shall have approved address numbers, building numbers or 
approved building identification placed in a position that is plainly legible and visible 
from the street or road fronting the property. These numbers shall contrast with their 
background. Where required by the fire code official, address numbers shall be provided 
in additional approved locations to facilitate emergency response. Address numbers 
shall be Arabic numbers or alphabetical letters. Numbers shall be a minimum of 4 inches 
(101.6 mm) high with a minimum stroke width of 0.5 inch (12.7 mm). 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. Address 
numbers shall be maintained.  2012 IFC, 505.1 

 
2. Fire apparatus access road (driveway) shall be designed and maintained to support the 

imposed loads of fire apparatus (56,000 pounds) and shall be surfaced so as to provide 
all-weather driving capabilities (e.g. gravel, road base or recycled asphalt). 2012 IFC 
Section 503.2.3 

 
3. Where access to or within a structure or an area is restricted because of secured 

openings or where immediate access is necessary for life-saving or fire-fighting 
purposes, the fire code official is authorized to require a key box to be installed in an 
approved location. The key box shall be of an approved type listed in accordance with 
UL 1037, and shall contain keys to gain necessary access as required by the fire code 
official.  2012 IFC, 506.1 

 
4. A fire code inspection shall be required for a Certificate of Occupancy. 
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5. Plans for Construction shall be approved by the Fire District prior to construction. Click 
on https://fortluptonfire.org/contractors/ for directions on submitting plans. 
 

Please contact Fire Marshal, Taw Tamlin at 303-857-4603 if you have questions or need further 
assistance.  
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Maureen Welsh | Planner 
Town of Frederick | 720.382.5654
mwelsh@frederickco.gov | www.frederickco.gov

 

     
Click here to see what matters to us! 

This electronic mail message and any attached files contain information intended for the exclusive use of the individual or 
entity to which it is addressed and may contain information that is proprietary, privileged, confidential, and/or exempt from 
disclosure under applicable law.  If you are not the intended recipient, you are hereby notified that any viewing, copying, 
disclosure or distribution of this information is strictly prohibited.  If you have received this message in error, please notify the 
sender, by electronic mail or otherwise and delete the original message from your computer.
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Public Works 

  
130 S. McKinley Avenue              Phone: 303-857-6694  
Fort Lupton, CO 80621                     Fax: 303.857.0351     

www.fortlupton.org 

MEMO  
 
To:  Todd Hodges 
  Alyssa Knutson 
CC:  Kelsey Bruxvoort (AGPRO) 
  
From:  Roy Vestal

 
Date:   December 26, 2019 
 
Subject:  Wade Annexation, Initial Zoning & Special Use Permit;  

Project No. LUP2019-0038 & Plan Nos. ANX2019-0009, COZ2019-0010  
and SUP2019-0007 
Public Works  Review 

 
Public Works has reviewed the submitted documents for the above referenced 
development project with the following comments: 
 
Water service is not available through the City.  Sanitary service is proposed via septic 
system.   
 
Be advised, review of construction drawings is for general compliance with city standards.  
There may be additional concerns as this design develops. 

1. Drainage 
a. Preliminary Drainage Study - Study as presented is approved.  A Final 

Drainage Study is required to quantify and verify detention requirements, 
determine offsite flows to convey, discharge location from site and. 

b. Erosion Control –  A State Stormwater Permit may be required depending 
on area of ground disturbance.  Submit proof of permit if required prior 
to receiving construction permits. 

c. Will need to identify emergency overflow paths and maximum ponding 
potential elevation at sump locations.  Finish floor elevations will be 
required to prevent potential property damage. 

d. Need CD for grading proposed and detention pond. 
 

2. Transportation 
a. Although CR 24 is not currently included in the Transportation Plan, it is 

likely to be classified as an Arterial, requiring a total of 110’ ROW.  An 
additional 25’ ROW dedication will be required with the Site Plan.  
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Wade Annexation, Initial Zoning & Special Use Permit  
December 26, 2019 
Page 2 

Dedication by separate document prior to recording the Site Plan will be 
required. 

 
3. Landscape / Grading - Chapter 2 Design Standards 

a. Erosion and Sediment Control plans are required (2.11.00). 
b. A SWMP and Stormwater Discharge permit must be acquired from 

CDPH&E.  Please submit proof of prior to receiving construction permits.  
Please provide copy of permit from CDPH&E. 

c. Provide seed mix requirement (2.26.00) for any grading proposed.  
d. Include Grading and Erosion Control Standard Notes (2.11.03) 

 
e. Storm Sewer - Chapter 5 

i. Detention pond grading and details will be required. 
 

f. Traffic Control - Chapter 8 
i. The Traffic Narrative as submitted is acceptable. 

 
g. Final Construction Drawings should include City Standard Details as 

needed.  
 
Be advised, this is not a thorough review of complete plan set.  Additional comments may 
result in further reviews. 
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Samantha

Powering Lives, Powering Change, Powering the Future – The Cooperative Way

January 7,
2020
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Planning Commission on Thursday, January 23, 2020 at 6:00 PM
City Council on Tuesday, February 4, 2020 at 7:00 PM

Disclaimer

The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient and 
others authorized to receive it. If you received this message in error, please contact the sender and delete the message. Any 
disclosure, copying, review reproduction, or distribution in relation to any of the contents of this information is strictly prohibited. 
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Hello,  
 

Thank you for inviting United Power, Inc. the opportunity to review and comment on the referral for 
Fort Lupton Fire District Station 3; LUP2019-0037 & SPR2019-0014. After review of the information, we 
will need 8’ to 10’ utility easement around the parameter of the lot. This will also allow us to support the 
photometric provided for the streetlights. We may also need additional easements for our equipment. 
United Power would like to work with the developer early in the construction process on getting an 
electric design prepared so that we can request any additional easements needed and can be dedicated 
on the plat rather than obtaining via separate document.  The developer can 
visit https://www.unitedpower.com/construction and submit an application along with CAD data.     
 

 As a side note, our general requirements are listed below:  
• General - 8’ to 10’ wide utility easements along rear of all lots, sides of lots abutting roads, and 
across tracts.  This allows United Power to install electric facilities in a continuous manner for our 
loop feed which provides reliability.  
• Tracts/Open Space/Parks - 8’ to 10’ wide utility easements along perimeter of tracts, along 
perimeter of tracts abutting roads, and through tracts between lots.  United Power prefers blanket 
utility use within tracts be dedicated as this gives us the opportunity to set above ground 
equipment, if needed and coordinated with the developer.  
• Streetlights – When streetlight locations are identified, we need a 5' wide utility easement along 
one side of the lot closest to the streetlight location. All streetlight locations must be approved and 
signed off by the city/town, etc.  
 

As a Reminder: No permanent structures are acceptable within the utility easement(s); such as, window 
wells, wing walls, retaining walls, basement walls, roof overhang, anything affixed to the house like 
decks, etc. United Power would consider any structure that impedes the access, maintenance, and 
safety of our facilities a permanent structure. No exceptions will be allowed, and any encroachments 
could result in penalties.  
 

We look forward to safely and efficiently providing reliable electric power and outstanding service to 
future members.   
  
Thank you,   

  
Samantha Riblett   
United Power, Inc  
Right of Way Administrative Assistant   
Main 303-659-0551|D 303-637-1324  
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  Right of Way & Permits 

  1123 West 3rd Avenue 
  Denver, Colorado 80223 

  Telephone: 303.571.3306 
               Facsimile: 303. 571. 3284 

         donna.l.george@xcelenergy.com 
 
 
 
January 16, 2020 
 
 
 
City of Fort Lupton Planning Department 
130 South McKinley Avenue 
Fort Lupton, CO  80621 
 
Attn:   Alyssa Knutson and Todd Hodges 
 
Re:   Fort Lupton Fire District Station 3, Case #s LUP2019-0037 and SPR2019-0014 
 
Public Service Company of Colorado’s (PSCo) Right of Way and Permits Referral Desk has 
reviewed the documentation for Fort Lupton Fire District Station 3. The property 
owner/developer/contractor must complete the application process for any new gas service via 
xcelenergy.com/InstallAndConnect. It is then the responsibility of the developer to contact the 
Designer assigned to the project for approval of design details. Additional easements may need 
to be acquired by separate document for new facilities. 
 
Please be aware Public Service Company has an existing high pressure natural gas 
transmission pipeline within the Weld County Road 8 right-of-way. Should there be any activity 
including grading, proposed landscaping, erosion control or similar activities in the area of this 
pipeline, Public Service Company approval will be required. Encroachments must be reviewed 
for safety standards, operational and maintenance clearances, liability issues. PSCo is 
requesting that, prior to any final approval of the development plan, it is the responsibility of the 
property owner/developer/contractor to contact PSCo’s Encroachment Team for development 
plan review and execution of a License Agreement (upload all files in PDF format) at:  
https://www.xcelenergy.com/working_with_us/builders/encroachment_requests and click on 
Colorado if necessary. An engineer will then be in contact to request specific plan sheets. 
Please see the attached Exhibit B for more information.     
 
As a safety precaution, PSCo would like to remind the developer to call the Utility Notification 
Center by dialing 811 to have all utilities located prior to any construction. 
 
 
Donna George 
Right of Way and Permits 
Public Service Company of Colorado / Xcel Energy 
Office:  303-571-3306 – Email:  donna.l.george@xcelenergy.com 
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Exhibit B 

 

Minimum Requirements for Grading and Excavation near Public Service Company of 

Colorado Transmission Pipeline(s) 

 
 

1) General 

 

a. Colorado State Law Requires notification before excavation around utilities occurs. Requestor or 

Requestor’s Contractor must call the Utility Notification Center of Colorado (UNCC) 1-800-922-1987 

(811 when calling within Colorado) 48 hours prior to excavation, including the grading of the right of 

way, begins. Public Service Company of Colorado (PSCo) representatives provide these construction 

locates at its’ cost as a participant in the one call system. 

 

b. All costs for labor, equipment and materials required to repair any damage to the pipeline(s) caused by 

Requestor or its’ Contractors will be the responsibility of the Requestor and/or its Contractors for 

reimbursement to PSCo. 

 

c. Requestor’s Contractor shall provide access to PSCo facilities on the project site for inspection by 

PSCo Personnel. Open excavations that need to be entered by PSCo Personnel shall conform to all 

federal, state and local jurisdictional codes and regulations governing safe entry and exit from open 

excavations.  

 

d. A fully executed agreement, applicable to the type of right being requested, between the Requestor 

and PSCo must be completed prior to construction activity within the PSCo ROW. 

 

e. Requests for installation of improvements by Requestor within the PSCo ROW must be reviewed and   

approved by PSCo High Pressure (HP) Gas Engineering and Operations. Installation of, and all costs 

associated with any improvements, are the responsibility of the Requestor. All costs associated with 

repairs or relocation of these improvements to accommodate PSCo Operations and Maintenance work 

on the existing pipeline(s) or installation of a new pipeline will be the responsibility of the Owner of 

record of the property at the time the work is performed. 

 

f. In the mutual interest of project coordination and scheduling of PSCo resources for your project, PSCo 

requests invitation to the Pre-Construction Meeting to obtain actual schedules and construction plans, 

make introductions and address any site specific conditions or project changes that have occurred 

between Final Design Review and Construction. 

 

g. Any exceptions to the Minimum Requirements stated in this document must be requested in writing 

and reviewed by PSCo HP Gas Engineering and Operations before approval for construction activity 

on the PSCo pipeline(s) permitted ROW is given.  

 

h. Any change in Requestor’s construction plan and or scope of work that was agreed to between the 

Requestor and PSCo prior to, or during, construction must be presented to PSCo HP Gas Engineering 

and Operations for additional review and modification of requirements. 

 

i. Additional requirements may apply to address issues not foreseen during review of Requestor’s 

proposal. 
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2) Engineering 

 

 

a. Specifications of weight and type of any heavy equipment or trucks planned to be run over or along 

the pipeline(s) are required to be submitted to PSCo HP Gas Engineering for analysis of excessive live 

load stresses induced on the pipeline(s) prior to approval for crossing is given. 

 

i. Should calculated allowable stresses induced by Requestor equipment traveling over the PSCo 

pipeline(s) be exceeded, Requestor will be required to install additional temporary fill over the 

pipeline(s). 

 

ii. If calculated allowable combined stress on the pipeline(s) can not be reduced below limits by 

adding additional protective fill over the pipeline(s) or the depth of additional fill is deemed 

impractical, a temporary bridging structure installed over the pipeline(s) will be required to 

mitigate the excess stress on the pipeline(s). 

 

1. This bridging structure must be constructed of timbers, plates or other material that 

does not allow the driving surface to come in contact with the ground surface. The 

supports for the driving surface of the bridging structure may be of dirt or other 

material with the inside edges of the supports placed a minimum of 5 feet from the 

center line of the PSCo pipeline(s).  

 

b. Requestor’s Plans must contain surveyed horizontal location of the PSCo pipeline(s) throughout the 

project area based on current field locates. Surveyed vertical location of the PSCo pipeline(s) based on 

pothole information must be presented on the Proposed Construction Drawings Profile Sheets at all 

Requestor facility crossing locations of the pipeline(s) prior to final comment and approval of the 

plans. 

 

c. Locates and or potholing for the purpose of Requestor’s engineering, design and construction 

drawings to establish the horizontal and vertical locations of  PSCo facilities and all associated costs 

will be the responsibility of Requestor. A PSCo representative will be required to be on site during any 

pothole operations. 

 

i. Potholing with excavation equipment during frost conditions will not be allowed unless 

contractor thaws ground prior to excavation. Potholing with vac-truck will be allowed under 

any conditions 

 

d. Any excavator acting in a reckless manner while working in the area of Xcel 

Energy pipelines shall be asked to stop their work in that area. Work will not be 

allowed to continue until Xcel Energy personnel deem the situation has returned 

to a safe situation. 
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e. Blasting Near PSCo Facilities 

 

i. Notification  

1. In accordance with Article 7 of Title 9 of CRS “Explosive Act”, Section 6.1.7, Utilities 

must be notified at least 24 hours prior to commencement of blasting activity. If 

Blasting is anticipated for this project an “Explosive Use Application and Notification” 

and the associated Agreement Document must be processed before blasting activities 

may commence near the PSCo pipeline(s). It is recommended that this notification be 

made at least one month in advance of actual blasting activities to allow for processing 

of these documents and any studies that may need to be performed to access the 

applicants blasting plan. 

 

ii. Limits 

1. Buried Pipe - Total Combined (Effective) Stresses on the pipe must not exceed 50% of 

the specified minimum yield strength of the pipe. 

 

2. Above Ground Pipe –Blasting operations must not generate Peak Particle Velocity 

(PPV) greater than 1 in/sec. 

 

f. Vibrations from dynamic compaction equipment or other sources must be maintained at a peak 

particle velocity of not greater than 1 in /sec as measured in any one of the three components of a 

seismographic reading. 

 

 

3) Inspection 
 

a. PSCo will require that one of its Field Operators be on site during the potholing, excavation, site 

grading, backfill operations, compaction, and installation of your facilities when working within the 

pipeline(s) easement and/or a minimum of fifteen (15) Ft from the outer limits of the locate marks for 

the PSCo pipeline(s). This standby expense is covered by PSCo during a normal 8 hour day Monday - 

Friday. Any time required in excess of 8 hours per day or weekend and holidays will be billed to the 

Third Party of the facilities under construction at the applicable PSCo Labor Overtime Rates and 

Equipment/Vehicle Rates. 
 
b. Requests for standby will be filled on a first-come, first-served basis, consistent with the number of 

personnel available for standby and Xcel Energy workload at that time.  It is not our intent to 

unnecessarily impede the work schedule of the installation contractor, and we will strive to be as 

available as possible. 

 

c. Appointments for standby excavations shall be scheduled to minimize the amount of time Xcel Energy 

personnel are waiting during contractor setup. Contractors will be charged at the applicable straight 

time or overtime PSCo labor rate and Equipment/Vehicle per hour for time between appointment time 

and actual start time (i.e. a call for an 8:00 A.M. standby and actual construction start time of 10:00 

A.M. will result in 2 hours of the applicable straight time or overtime PSCo labor and 

Equipment/vehicle charges) 

 

d. Frequency and duration of Field Operator Standby will be determined during the initial site visit with 

the Requestor’s Construction Contractor based on construction schedule and phasing of construction 

activities as they relate to work near the PSCo pipeline(s). 
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e. Potholing frequency during construction will be at the discretion of the PSCo Inspector on site on an 

as needed basis based on field conditions and proximity of the excavation to the pipe.  

 

f. Potholing with excavation equipment during frost conditions will not be allowed unless contractor 

thaws ground prior to excavation. Potholing with vac-truck will be allowed under any conditions. 

 

4) Construction 

 

a. Grading, Excavation, Installation, Backfill 

 

i. A “Method of Construction Plan” shall be provided to PSCo HP Gas Engineering and 

Operations for review and approval prior to the beginning of construction.  

 

ii. For Parallel Encroachments, the recommended method of construction is to place the trench 

spoils between the Requestor line and the PSCo line and set the working side on the opposite 

side of the trench from the spoil pile. 

 

1. Alternate Method of Construction 

a.  Install a layer of straw or some other method of identifying the top of the 

existing ground elevation then place trench spoils on top of the line. During 

backfill operations, removal of the spoil shall stop at the level of the warning 

material. 

  

b. Requests to work above existing PSCo pipeline(s), either on top of existing 

ground elevation or top of spoil pile, will be reviewed on a case by case basis. 

Requestor must provide specs for all equipment that will be traveling on top of 

the line for calculation of combined stresses for determination if allowable 

combined stress levels are exceeded prior to approval of this method  

 

iii. The maximum unsupported length of PSCo's 2” and larger diameter High Pressure Natural Gas 

pipeline(s) is 15 feet. 

 

1. Specific calculations can be made for pipe diameter’s greater than 2” in outside 

diameter to determine greater free span lengths. 

 

2. Should Requestor excavation require a greater length of the pipe be exposed than 

allowable stress limits dictate, plans for providing support will be required to be 

submitted to PSCo HP Gas Engineering for review and approval. This support system 

can be provided by the third party’s contractor and installed under the supervision of 

the on-site PSCo Energy Employee. A list of qualified pipeline contractors to perform 

this work, if needed, can be supplied to you if so requested. 

 

iv. If site re-grading leaves less than 36" of cover over the PSCo pipeline(s), the pipe will have to 

be lowered or additional protection measures installed over the pipe such as concrete capping 

or steel plating. Any mitigation measures, including engineering of such structures, will be at 

the expense of the Third Party of the facilities being constructed. 

 

v. Backfill operations around exposed sections of PSCo’s pipeline(s) shall be inspected by a 

PSCo representative. 
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vi. Any sections of the PSCo pipeline(s) that are exposed during construction must be padded with 

material passing ¾” minus screens that is non-angular in shape to a depth of one (1) foot above 

the top of pipe before native material passing 6” minus screens or two (2) feet above the top of 

pipe before native material passing greater than 6” plus screens can be used for the remaining 

backfill. Bedding material of an angular nature and/or passing 2” minus screens may be used if 

rock shield, epoxy coating applied to a thickness of 30 mils or greater, or other abrasion 

resistant coating, is installed around the pipe over the entire exposed length. Installation of any 

such additional protective coating installation shall be inspected by a PSCo representative. 

 

vii. Utilization of flowable fill with cement or fly ash binder material may be utilized once one (1) 

foot of cover is established over the PSCo pipeline(s) with consolidated, non-abrasive, bedding 

material. The flowable fill must be able to be excavated with a shovel. The flowable fill shall 

extend ten feet on either side of the PSCo pipe and extend to the trench walls. The use of 

flowable fills is subject to approval of the local government authorities. 

 

viii. Other backfill material not requiring additional compactive effort to obtain required dry 

densities of the project specifications may be utilized around the pipe. Submittal of a backfill 

plan and material specifications shall be presented to PSCo HP Gas Engineering and local 

government authorities for review before approval is granted. 

 

ix. Permanently added fill over PSCo pipeline(s) shall not exceed a typical depth of cover of four 

(4) feet over the top of PSCo’s pipeline(s) at final grade. Exceptions due to terrain, grading 

requirements and re-establishment of slopes must be reviewed with PSCo HP Gas Engineering 

but shall not exceed eight (8) feet of cover over the top of the PSCo pipeline(s).  

 

b. Compaction over PSCo Pipelines 

 

i. No heavy vibratory compaction equipment (driver operated) will be allowed over or along the 

length of the PSCo pipeline(s) in the area requiring compaction and for a distance of ten (10) 

feet on either side of the outside wall of the pipe and ten (10) feet from the ends of the pipe 

length at the compaction area limits if less than three (3) feet of cover is left over the pipe after 

sub excavation work is completed. 

 

ii. Light vibratory compaction equipment (jumping jacks, walk behind or remote control rollers) 

may be utilized once the minimum one (1) foot of bedding material cover over the top of the 

PSCo pipeline(s) is established. 

 

c. Facility Crossings 

 

i. Buried Facility Crossings of the PSCo pipeline(s) will be required to go under or over the 

PSCo pipeline(s) with a minimum clearance of two (2) feet to the bottom or top respectively of 

the PSCo pipeline(s).  

 

ii. Buried facilities installed parallel to the PSCo pipeline(s) must maintain a minimum horizontal 

separation of ten (10) feet from the pipeline(s). If this minimum horizontal separation cannot 

be maintained, the top of the facility being installed will be required to be one (1) feet below 

the bottom of the PSCo pipeline(s) for every foot closer than ten (10) feet to the pipeline(s). 
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d. Improvements/Structure/Facility Placement 

 

i.  No surface or sub-grade structures or utility facilities will be allowed within the PSCo ROW 

limits without plan review approval from PSCo HP Gas Engineering and Operations. Potential 

ignition source facilities shall be a minimum of fifteen (15) from the outside wall of the pipe 

 

e. Landscape Installation 

i. No planting of vegetation will be allowed within the PSCo ROW limits without plan review 

approval from PSCo HP Gas Engineering and Operations. Under no circumstances will trees 

be allowed to be planted over the pipeline(s) within the PSCo ROW limits and shall be no 

closer than fifteen (15) feet from the outside wall of the pipe. 

 

f. Cathodic Protection  

 

i. A copy of the Requestor Cathodic Protection (CP) System design shall be provided to PSCo 

for review prior to construction.  .  

 

ii. At crossing locations, Stray Current Mitigation will be required if either pipeline is 

cathodically protected from a rectified ground bed system. At a minimum this shall consist of a 

run of two # 8 wires from Public Service Company (PSCo) pipe and 2 # 8 wires up from the 

third party facility pipe into a common or separate test station for bonding of the two systems 

together if necessary. The wires could either run to the test station in a common conduit or 

separate conduits. In addition, four 17# or larger anodes are to be placed in each quadrant of 

the crossing pipes and placed vertically equidistant between the two pipelines. PSCo will 

provide the material for its CP test station and assist Requestor’s contractor with installation 

of the test station. 

 

iii. For parallel encroachments, at locations where third party is installing a CP Test Station, the 

third party will be required to expose the PSCo pipeline(s) for installation of a CP test station 

for monitoring of interference. PSCo will provide the material for its CP test station and assist 

the third party’s contractor with installation of the test station.  
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5) Post Construction

a. Permanent Private Road Crossings

i. Permanent private access roads intended for use by vehicles with a loaded single axle rating of

less than or equal to CDOT load limits, must provide and maintain a minimum of 4 feet of

cover over the PSCo pipeline(s). Any party needing to cross the PSCo pipeline(s) with vehicles

in excess of the CDOT Load Limits per single axel must contact PSCo for additional

requirements or place bridging structures over the located pipeline(s).

ii. Permanent private access roads intended for use by vehicles with a loaded single axle rating of

less than or equal to 20,000 lb per axle, must provide and maintain a minimum of 4 (four) feet

of cover over the PSCo pipeline(s).

iii. Tracked equipment crossings of the PSCo pipeline(s) must be made via tractor/lowboy

transport adhering to the restrictions of section 5.a.i. and 5.a.ii. If it is desired to track the

equipment over the PSCo pipeline(s), PSCo must be contacted to calculate the limits for the

specific piece of equipment or provide a bridging structure over the pipeline(s) in accordance

with Section 2.a.ii.1.

b. Four wheel all terrain sport and utility vehicles and dirt bikes are exempt from this section’s

restrictions.  A minimum cover of twelve (12”) inches of dirt over the pipe must be present before

these vehicles can cross over the pipe.

c. It is recommended that Requestor install and maintain load limit signage at all road crossings of the

PSCo pipeline(s).

d. PSCo will place pipeline markers at all permanent road crossings that are to remain at the conclusion

of the installation of the Requestor pipeline.
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CITY OF FORT LUPTON
NOTICE OF PUBLIC HEARING

A public hearing has been sched-
uled for Thursday, January 23, 2020 
at 6:00 PM with the Fort Lupton 
Planning Commission and Tuesday, 
February 4, 2020 at 7:00 PM with 
the Fort Lupton City Council. The 
purpose of the public hearings is to 
consider an application submitted by 
Jacqueline Wade for an annexation 
known as the Wade Annexation and 
initial zoning to ‘A’ Agricultural, and a 
special use permit for a vehicle ser-
vice business. The property being 
annexed is located approximately 
0.23 miles east of County Road 19, 
and south and adjacent to County 
Road 24, and is more particularly 
described below. The public hear-
ings will be held at the Fort Lupton 
City Hall, 130 S. McKinley Ave. in 
Fort Lupton, Colorado. For addition-
al information on this application, 
please contact the Fort Lupton Plan-
ning Department at 303-867-6694.

LEGAL DESCRIPTION

LOT A, RECORDED EXEMPTION 
NO. 1311-10-01 RECX18-0071, 
ACCORDING TO THE MAP RE-
CORDED SEPTEMBER 27, 2018 
AT RECEPTION NO. 4434367, BE-
ING PART OF THE N 1/2 OF SEC-
TION 10, TOWNSHIP 2 NORTH, 
RANGE 67 WEST OF THE 6TH 
P.M., COUNTY OF WELD, STATE 
OF COLORADO.

SAID PARCEL CONTAINS 2.85 
ACRES, MORE OR LESS.

RESOLUTION NO. 2019R093

A RESOLUTION OF THE CITY 
COUNCIL OF FORT LUPTON 
INITIATING ANNEXATION PRO-
CEEDINGS FOR THE ANNEX-
ATION KNOWN AS THE WADE 
ANNEXATION, AND SETTING THE 
PUBLIC HEARING FOR FEBRU-
ARY 4, 2020.

WHEREAS, the Fort Lupton City 
Council has reviewed the annex-
ation petition submitted by Jacque-
line Wade for 2.62 acres, more or 
less, and known as the Wade An-
nexation; and

WHEREAS, the Fort Lupton City 

to be complete and in substantial 
conformance with the requirements 
of C.R.S. 31-12-107 (1) as amend-
ed. 

NOW THEREFORE BE IT RE-
SOLVED that the Fort Lupton City 
Council hereby approves this Res-
olution initiating annexation pro-
ceedings for Wade Annexation, and 
sets the hearing date for February 4, 
2020, to determine if the proposed 
annexation complies with C.R.S. 31-
12-104 and 31-12-105, or such parts 
thereof as may be required to estab-
lish eligibility for annexation under 
the terms of Part 1, Article 12, Title 
31, C.R.S. 

APPROVED AND ADOPTED BY 
THE FORT LUPTON CITY COUN-
CIL THIS 16th DAY OF DECEM-

BER 2019. 

City of Fort Lupton, Colorado
s/Zo Stieber

Zo Stieber, Mayor

Attest:
s/Maricela Peña 
Maricela Peña, City Clerk 

Approved as to form: 
s/Andy Ausmus 
Andy Ausmus, City Attorney

Published in the Fort Lupton Press 
January 8, 15, 22 and 29, 2020 
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