
PLANNING COMMISSION

Planning Commission Agenda  
Regular Meeting

Fort Lupton City Hall – 130 S. McKinley Ave.
Thursday, February 13, 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 23, 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- : Fulton Ranch Sketch PUD Plat

Discussion Items 

c. Review of Meeting Discussion
d. Development Code Update

Future Business

e. Planning Commission Meeting on Thursday, March 26, 2020 at 6:00 PM

Adjourn

Mike Simone, Chairperson
Lynne Derby
Kathy Kvasnicka 
Bob McWilliams, Alternate 

Paul Weber
Thomas Meyers 

Bushrod White, Vice-Chairperson 
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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 23, 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, Kathy Kvasnicka, Thomas Meyers, 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. Vice-Chair Bushrod White moved to 
approve the agenda, it was seconded by Member Paul Weber.  

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 Lynne Derby. 

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  

Fort Lupton Fire District Station 3 Site Plan 

City Planner II Alyssa Knutson introduced the project and stated that the Fire District is 
proposing a third fire station at the corner of County Road 8 and South Rollie Avenue, 
situated just north of Halliburton. She stated that the zoning is I-2 Heavy Industrial and the 
use complies with that zoning. She stated that the project requires a site plan, and everything 
is in compliance. She stated that all notification requirements have been met and there was 
a representative present to give a brief presentation and answer any questions. 

Fire Chief Phil Tiffany with the Fort Lupton Fire District, 1121 Denver Ave, Fort Lupton, CO 
80621, stated that the third fire station has been in the works for about three years. He stated 
that the Fire District is seeing a need for a third station due to growth, and the number of 
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calls. He stated that in the next few years, the demand will be there for a full fire station 
running out of the proposed area. He stated that there is a lot of development in the south 
portion of their district and they think the new fire station can help to facilitate additional 
growth. He stated that the Fire District has always looked toward the future and tries to be 
prepared to not fall behind in the development and growth pattern. He stated that the project 
stems from a master plan that was conducted in 2009 that projected this area or location be 
the next location for a fire station. He stated that they project the fire station would be fully 
in service by about July 2021 and it would be fully staffed with a staff of three or four fire 
fighters 24 hours a day, 7 days per week. He stated that the fire station will house an engine, 
water tender, and a brush truck. He stated that the fire station will be approximately 13,500 
square feet and have three bays. He stated that the size of the station would allow for growth 
if they were to move in an ambulance or additional staff. He stated that the location allows 
for great access to Highway 85, and the east and west boundaries of the district, and in 
addition to allow aide to the neighboring towns. He stated that they have also received a 
million dollar Department of Local Affairs (DOLA) grant to assist in the construction of the 
station, and that should be finalized within the next week or two. He concluded by stating 
that their architect group is also available to answer the technical questions of the project, 
and the Fire District feels this is a very good project for the entire community. 

Chair Simone opened the Public Hearing to public comments at 6:06 p.m. 

Dallas Horton, no address given, stated that he lives up near Windsor, and that he owns the 
land surrounding the area that will be discussed later for the Wade projects. Mr. Horton 
asked what the total cost of the project was, and how much would be supplemented from the 
DOLA grant.

Chair Simone asked if anyone else would like to speak; seeing no one, he closed the public 
comments portion at 6:07 p.m.

Fire Chief Tiffany stated that currently there is not an exact cost for the project, but the 
estimated cost is about $380.00 to $500.00 per square foot. He stated that project would be 
out for formal proposal as soon as there are further steps in the process. He stated they are 
estimating the cost to be around $6,500,000.00. 

Chair Simone asked the Commissioners if they had any questions; seeing no one, he 
requested a motion to approve Resolution P2020-003. It was moved by Vice-Chair Bushrod 
White and it was seconded by Member Paul Weber. 

Motion carried by unanimous voice vote.

Wade Annexation & Initial Zoning 

Planning Director Todd Hodges introduced the project and stated that the submittal was for 
an annexation and initial zoning along the stretch at County Road 19 and County Road 24, 
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with a land use application following the annexation application. He stated that the site is
2.85 acres and is proposed to be zoned Agricultural, which is consistent with the surrounding 
uses. He stated that the site is contiguous to the County Road 24 annexation from prior. He 
stated that notifications were sent and the site was posted. He concluded by stating the 
applicant representative was present to give a presentation and answer any questions.

Kelsey Bruxvoort with AGPROfessionals, 3050 67th Avenue, Greely, CO 80634, stated they 
were representing the applicant, Jacqueline Wade. She stated that the applicant is requesting 
the annexation of 2.85 acres with an Agricultural zone designation. She stated that the site is 
located adjacent to the Terra Constructors parcel, and in close proximity to the Ten Eyck-
Campbell parcel along County Road 24. She stated that, as with the other lots, this annexation 
request meets the annexation and zoning requirements. She stated that districts and services 
are adequate and unchanged, with the exception of police protection, which will be provided 
by the Fort Lupton Police, rather than the Weld County Sheriff. She concluded by stating that, 
as agreed by staff, they have met the standards for annexation and zoning, and ask for 
recommendation of approval. 

Chair Simone opened the Public Hearing to public comments at 6:11 p.m.; seeing no one he 
closed the public comments portion at 6:11 p.m.

Mr. Horton wished to address the board on the layout of the lot. 

Chair Simone stated without objection, he would reopen the public comment portion of the 
hearing at 6:12 p.m. 

Mr. Horton stated that his property is just south of the site. He stated that right near the 
property line, he has his turkey barn where he has cattle. He stated they believed they have 
already worked something out, but he needs a little notch of land to allow his feed truck to 
pull out and turn around and go back in the building. He stated that he is unsure of the 
distance, but he needs to be at least 100 feet to do a U-turn with the feed truck.

Chair Simone asked if anyone would like to speak; seeing no one, he closed the public 
comments portion at 6:13 p.m.

Ms. Bruxvoort stated that the applicant is open to discussions of a potential easement.

Chair Simone asked the Commissioners if they had any questions; seeing no one, he 
requested a motion to approve Resolution P2020-004. It was moved by Member Paul Weber 
and it was seconded by Member Lynne Derby. 

Motion carried by unanimous voice vote.

Chair Simone asked Mr. Hodges to explain what a special use permit was.
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Mr. Hodges explained that a special use permit is not an allowed use by right, but would be 
considered under special review and would typically have conditions of approval. He stated 
that in the City of Fort Lupton special use permits are non-transferrable, so if someone were 
to purchase the property and take over the business, they would have to come to the City to 
discuss the option and potentially go through the special use review process again. 

Wade Special Use Permit 

Mr. Hodges introduced the project. He stated on the portion that was just annexed the 2.58 
acre site would be zoned Agricultural if the application is successful. He stated that a vehicle 
repair and enhancement business would be located on the site. He stated that there are 
existing structures on the site that the applicant obtained when they purchased the property. 
He stated that the applicant has been working through Weld County to rectify some of the 
items that have come up. He stated that the applicant is operating within the site, and their 
options were to work through the County with a change of zone, or work with the City of Fort 
Lupton. He stated that with the prior annexation, it made sense for the site to come into the 
City with the City’s new presence in the area. He stated that this is another commercial 
operation that the City believes through the review and approval process, and conditions 
being addressed, mitigation can be made. He stated that a lot of concern that the City heard 
prior to this application was during other projects; this site has been the focus of the 
annexation of County Road 24 when it was not part of the annexation project. He stated that 
this would be the time for anyone in objection to be present at the public hearing, or provide 
their comments in written or verbal form. He stated that referrals were sent out, the site was 
posted, and the conditions of approval adequately address the operation. He stated that if it 
is found that the operation cannot meet the conditions, or do not operate appropriately, then 
the City can revoke the special use permit. He concluded by commenting the special use 
permit is easier to reverse than a site plan since a special use is not a use by right. He 
concluded by stating that the applicant is present for any questions, and their representative 
will give a presentation. 

Ms. Bruxvoort stated that the application was prepared with the adjacent residential uses in 
mind. She stated that the application contains their recommendations for the mitigation of 
potential noise and other nuisances. She stated that the recommendations were also 
included as conditions of approval in the resolution. She stated that the special use permit 
request is for PFI Speed to operate out of the existing shop. She stated that PFI Speed is a 
vehicle service business, including automotive dyno tuning, performance, mechanical, and 
custom fabrication services. She stated that the lot was created in 2018 when the site was 
split from the Butterball Turkey facility to the south, and Longmont Foods used the existing 
site as a fleet maintenance shop. She indicated to a concrete pad that used to have a turkey 
barn on it, but is now just a concrete pad. She stated that there are two existing access points, 
and some existing landscaping. She stated that the business primarily services vehicles that 
compete at sanctioned racing events, at venues like Bandimere Speedway. She stated that 
about 90% of the vehicles serviced would be racecars that are brought to the site on trucks, 
and about 10% of the vehicles serviced would be personal vehicles. She stated the PFI uses 
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a dyno to calibrate what modifications need to be made to cars to enhance their performance. 
She stated that light welding and metal fabrication will take place on site, but there would be 
no powder coating, spray painting, or vehicle washing.  

Ms. Bruxvoort stated that PFI’s primary business is offsite and they have an online business, 
which includes YouTube videos, merchandise sales, and competing in various events across 
the country. She stated that the goal of the online business is to share their knowledge, 
inspire young people, and promote their brand. She stated that PFI wishes to expand their
online business and use their property less and less over time; they do not wish to be a full 
time service shop. She stated that representatives from PFI are present to explain their goals 
further after her presentation. She stated that the shop would be open from 9:00 a.m. to 7:00 
p.m. Monday through Saturday, although typically they do not open until 11:00 a.m. She
stated that there would be up to nine full-time employees, and tuning and fabrication would
be by appointment only. She stated that business owners and employees may be on site after
hours, but the noisy operations will be limited to business hours. She stated that PFI is often
travelling for competitions or shooting YouTube videos off site, and the shop is closed when
they are gone.

Ms. Bruxvoort then gave a brief description of what dyno tuning is and indicated to a 
standard dyno set up. She stated that a dyno measures vehicle performance in real time, 
displays the performance on screen, and grasps various data. She stated that there are 
mechanical rollers underneath the wheels and anchor straps that hold the car in place. She 
stated that the engine is revved, simulating driving scenarios and sensors test how the car 
performs during a simulation. She stated that typically an engine is revved for a period of 15 
to 20 seconds at a time with 15 minutes in between tests. One of the great benefits of using 
a dyno is the elimination of the need for road testing. She stated that the dyno can simulate 
a race track without the vehicle ever having to drive on the road. She indicated to a picture 
that showed the existing building taken from the south with County Road 24 behind the 
building. She stated that there are ten bays for vehicle service and repair, and all the bay 
doors face south away from the properties along County Road 24. She stated that the shop is 
well equipped for PFI given the historical use of the building. She stated that Longmont Foods 
historically used the existing garage as a fleet maintenance building, and the service bays are 
accessed on the south side of the building. She stated that an office is proposed on the north 
side of the building with a new parking area and the office is expected to be similar in 
construction and character to the existing shop. She stated that a new six-foot solid wood 
fence is proposed around the front of the property and chain link fencing is proposed around 
the back. She stated that additional trees are proposed along County Road 24 to allow for 
additional screening and the vehicles brought in for service will be parked either within the 
building or to the south. She stated that the site is surrounded by similar uses: Terra 
Constructors, a recently approved special use permit for storage of construction equipment, 
is west of the site; Ten Eyck-Campbell parcels, which does vehicle repair and storage, is just 
east of the site; a Weld County Use by Right is just north of the property for an equestrienne 
facility; and there are also residential uses along County Road 24.
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Ms. Bruxvoort continued that AGPROfessionals recognizes that dyno tuning does generate 
noise and that the operation of a business here does have impacts, so several 
recommendations have been included in preparation of the application to address those 
impacts. She stated that a noise mitigation report was prepared for the special use permit. 
She stated that PFI would be required to adhere to the residential noise standards as defined 
by State statute, which is 55 decibels during the day, and 50 decibels at night; this is 
measured at 25 feet from the property line. She stated that the greatest source of noise 
identified in the report is the revving of engines during the dyno tuning process. She stated 
this typically occurs at 15 second intervals with about four tests per hour during a busy day. 
She stated that given the current insulating factor of the building and the distance that sound 
travels as it leaves the property, the result is about 70 decibels at 25 feet from the nearest 
property line during those short bursts. She stated that just for reference, vehicles traveling 
on the nearby roadways would be at about 70 to 80 decibels. She indicated to a picture that 
reflected a 25-foot buffer around the property, and the nearest point on the property line 
affected by noise. She stated that the most effective method to control noise is to mitigate it 
at the source. She stated that the noise study recommended either adding additional 
insulation or installing custom dyno tuning test cells; both options would result in a 
significant reduction in sound leaving the property. She stated that PFI plans to add insulated 
partition walls to the bays where the dynos are located. In addition to the noise 
recommendation, PFI has agreed to limit their operation to 9:00 a.m. to 7:00 p.m. and to be 
closed on Sundays.  
 
Ms. Bruxvoort continued by stating that a nuisance management plan was also prepared, and 
the outdoor lights will be shielded and down directional. She stated that PFI will be 
responsible for disposing of waste appropriately and dust mitigation. She stated that a sign 
is proposed at each access point; the signs will direct traffic to County Road 19 for north-
south travel and will remind visitors not to rev engines, and be respectful of the 
neighborhood as they exit the property. She stated that a neighborhood meeting was held on 
December 3rd at the Fort Lupton Recreation Center; two neighbors attended, Roy and Debora 
Spitzer who live directly across the street. She stated that Mr. And Mrs. Spitzer’s main 
concerns were noise and the current conditions of the roadways; it was stated that the 
repurposing of the building is beneficial given that the buildings have sat vacant for some 
time. She stated that Mr. and Mrs. Spitzer also mentioned that the limited hours of operation, 
and the proposed noise mitigation measures went a long way to mitigating their concerns. 
She stated that the meeting was also a good opportunity for PFI and the Spitzer’s to exchange 
contact information and start a dialogue. She stated that, as agreed by staff, the request does 
meet the approval criteria, the current use is consistent with the historical use of the site, the 
use is consistent with the comprehensive plan and uses in the surrounding area. She added 
that the site can adequately support the use, and AGPRO believes that if PFI Speed 
implements the necessary site improvements and addresses the conditions of approval they 
can operate in compliance. She concluded by offering to take any questions the Commission 
may have. 
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Chair Simone opened the Public Hearing to public comments at 6:26 p.m.; seeing no one he 
closed the public comments portion at 6:27 p.m.

Member Paul Weber asked if the dyno is going to be in the center bay and they are 
considering having sound insulating walls put in.

Ms. Bruxvoort stated that was correct and it is a condition of approval. 

Member Lynne Derby asked if the sound would be during business hours; 9:00 a.m. to 5:00 
p.m. 

Ms. Bruxvoort stated that the hours would be 9:00 a.m. to 7:00 p.m. 

Chair Simone asked that usually things don’t get started until 11:00 a.m.

Ms. Bruxvoort stated typically, yes. 

Member Thomas Meyers asked that the average tests were four times a day. 
 
Ms. Bruxvoort stated that on the busiest day, if PFI is operating the dyno, the tests will usually 
be about four times an hour; PFI could attest that wouldn’t necessarily occur four times an 
hour every single day. 

Chair Simone commented that the application was very good, and the noise mitigation was 
a very good step to rectify any issues with neighbors, as there were none present. He also 
commented that the reference of the decibel readings for traffic was similar to what was seen 
in the Halliburton application. He then asked if the bay door would be open when the dyno 
testing is happening. 
 
Ms. Bruxvoort stated that it would not be open. 
 
Mr. Hodges stated that typically if the hours of operation were agreed to with the adjacent 
property owners, then it should be added on the resolution to be a note on the map. 
 
A brief discussion of the language of the note took place. 
 
Ms. Knutson recommended the language under Section I. Subsection G. 5 “The Site shall 
maintain compliance with State residential noise standards, and dyno tuning shall be limited 
to 9:00 AM to 7:00 PM Monday through Saturday.” 
 
There was a general consensus of approval of the language is specific to  noise mitigation, 
but allows for PFI to do work on Sunday. 
 
Ms. Bruxvoort stated that they are agreeable to that change. 
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Chair Simone asked the Commissioners if they had any other questions; seeing no one, he 
requested a motion to approve Resolution P2020-005 with the friendly amendment from 
Ms. Knutson. It was moved by Vice-Chair Bushrod White and seconded by member Paul 
Weber. 
 
Motion carried unanimously by voice vote.   
 
DISCUSSION ITEMS 

Review of Meeting Discussion 

Chair Simone briefly discussed the expectations of the Planning Commission with the new 
Board members, the areas of the code to be familiar with, recusing, design standards, and 
potential training. 
 
Discussion of the Ten Eyck Lot 2 Site Plan, and the Colorado Transmission & Diesel Special 
Use Permit took place. 
 
Vice-Chair Bushrod White left the meeting at 6:44 p.m. 
 
Development Code Update 
 
This item was not discussed. 
 
FUTURE BUSINESS 

Next Meeting of the Planning Commission  

The next meetings will be held Thursday, February 13, 2020 at 6:00 p.m.

ADJOURNMENT

It was moved by Member Paul Weber and seconded by Member Lynne Derby to adjourn the 
January 23, 2020 Planning Commission meeting at 6:47 p.m. 

Motion carried unanimously by voice vote.

 
 

  
Stephanie Darnell, Planning Technician
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Approved by Planning Commission

  
Mike Simone, Chair
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RESOLUTION NO. P2020-006 
 
A RESOLUTION OF THE PLANNING COMMISSION OF FORT LUPTON 
RECOMMENDING TO CITY COUNCIL APPROVAL OF THE FULTON RANCH 
SKETCH PUD PLAT TO CREATE A SINGLE LOT RESIDENTIAL SUBDIVISION 
LOCATED IN A PART OF SECTION 33, TOWNSHIP 2 NORTH, RANGE 66 WEST OF 
THE 6TH P.M., COUNTY OF WELD, STATE OF COLORADO. 
 

WHEREAS, the Planning Commission held a public hearing on February 13, 2020, for 
the purpose of reviewing the Fulton Ranch Sketch PUD Plat; and 

 
WHEREAS, the Sketch PUD Plat proposes to develop a property for a single lot 

residential development with 466 lease spaces, with associated amenities that will include an 
amenity center, pocket parks and interconnecting trails; and 

WHEREAS, after review of the application for a Sketch PUD Plat, and consideration of 
staff comments, applicant’s presentation, and any public input, the Planning Commission finds the 
request for the Fulton Ranch Sketch PUD Plat conforms with City codes, and requirements and 
policies therein; and 

 WHEREAS, all legal requirements for the public hearing have been met, including 
mailing of public hearing notices to adjacent property owners within 500 feet; 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 Fulton Ranch Sketch PUD Plat located in a part of Section 
33, Township 2 North, Range 66 West of the 6th P.M., City of Fort Lupton, County of Weld, State 
of Colorado with the following conditions: 
 
I. Prior to submittal of a Preliminary PUD Plat: 
 

A. The title of the Sketch PUD Plat map shall be updated to include the Project No. 
LUP2019-0039 & Plan No. SPL2019-0005. 
 

B. Any redline comments provided by City staff shall be made to the sketch PUD plat. 
 

C. Applicant shall submit a pre-application meeting request within 2 weeks of the City 
Council hearing, and meet with City staff to determine requirements of the submittal. 

 
II. As a part of the Preliminary PUD Plat submittal:  
 

A. Applicant shall adequately address the referral comments from the Department of the 
Army Corps of Engineers.  
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B. Applicant shall adequately address the referral comments from CDOT. 
 

 
C. Applicant shall adequately address the referral comments from Colorado Parks and 

Wildlife.  
 

D. Applicant shall adequately address the referral comments from the Fort Lupton Fire 
Protection District.  

 
 

E. Applicant shall adequately address the referral comments from the Public Works 
Director. 
 

F. Applicant shall adequately address the referral comments from United Power. 
 

 
G. Applicant shall adequately address the referral comments from the Weld County 

Planning Department. 
 

H. Applicant shall provide a plan for how existing trees and vegetation will be preserved. 
 
I. Applicant shall provide proposed street names. 
 
J. Applicant shall provide information concerning any existing surface use agreements 

and provide details on how the agreements have been addressed on the design of the 
development.  

 
K. Applicant shall provide information concerning any existing metro district and/or 

homeowners’ association. 
 
L. Applicant shall address high ground water on the site and how ground water affects 

proposed site layout.  
 
M. Applicant shall address the Fort Lupton Parks and Trails Master Plan, specifically 

addressing the Main Fulton Ditch Trail and a trail head located on 14th Street.  
 

N. Applicant shall provide description of any deviations from residential design standards 
and regular zone district requirements, including setbacks, lot sizes & dimensions, 
height, lot coverage, etc. 

 
 
DONE THIS 13TH DAY OF FEBRUARY, 2020 BY THE PLANNING COMMISSION FOR 
THE CITY OF FORT LUPTON, COLORADO. 
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         Chairman  
ATTEST: 
 
 
      
Planning Director          
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*The term sketch PUD plan and sketch PUD plat are used interchangeably throughout this staff report. 

 

FULTON RANCH SKETCH PUD PLAT 
PROJECT NO. LUP2019-0039 / PLAN NO. SPL2019-0005 

PROJECT DESCRIPTION 

Project No.: LUP2019-0039 / Plan No. SPL2019-0005 

Project name: Fulton Ranch Sketch PUD Plat* 

Applicant’s Name: Sun Communities (“Applicant”) 

Location of Request:  

The site consists of a parcel of land located east and adjacent to County Road 29 (also known as Northrup 
Avenue), and south and adjacent to 14th Street right of way in Fort Lupton (the “Property”). The Property 
is located in a Part of Section 33, Township 2 North, Range 66 West of the Sixth Principal Meridian, City of 
Fort Lupton, County of Weld, State of Colorado. 
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Nature of Request:  

The Applicant has submitted a request for a sketch PUD plan for a residential subdivision that will include 
one parcel of land with 466 lease spaces for single-family manufactured homes. Associated amenities will 
include an amenity center, pocket parks, and interconnecting trails.  

 
Site Size: 127.5 acres, more or less. 

Zone District: PUD Planned Unit Development 

Proposed Use: A single parcel residential subdivision that will provide 466 lease spaces for single-family 
manufactured homes.  

Existing Use: Vacant/agricultural. 

Hearing Dates: Planning Commission – February 13, 2020 at 6:00 PM; and 
  City Council – March 3, 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 shown on the proposed resolution. 
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SUMMARY OF PREVIOUS APPLICATIONS 

In 2006, the City Council approved a metropolitan district, final plat, subdivision improvement agreement, 
and PUD development plan for this property. However, the subdivision was never developed, and the 
property ownership became fragmented. The metropolitan district remains in effect, however each 
separate ownership parcel(s) will be required to start the development process over.  

APPLICATION PROCESS 

The Planning Commission’s review of the sketch PUD plan is intended to be an open exchange of ideas 
where the Commission members are encouraged to discuss any issues, questions or concerns with the 
applicants and staff.  After the project has been presented, and public input and staff comments have 
been considered, the Planning Commission shall make a recommendation to the City Council to approve, 
approve with conditions or deny the sketch PUD plan. 

NOTIFICATION REQUIREMENTS 

All notification requirements were met, including mailing notice to property owners within 500 feet of the 
site and sending notice to mineral owners and lessees of record on the properties. 

CONFORMANCE WITH CITY STANDARDS, REGULATIONS AND POLICIES  

The Applicant has submitted a request for a sketch PUD plan for a residential subdivision that will include 
one parcel of land with 466 lease spaces for single-family manufactured homes. The zoning of the Property 
is PUD Planned Unit Development Zone District.   

Pursuant to the Fort Lupton Municipal Code Section 16-45, a sketch PUD plan is an initial review of a 
proposed Planned Unit Development and is processed per Section 17-21 of the Code. The sketch PUD plan 
phase is required prior to submitting a preliminary PUD plan and final PUD plan.  The sketch PUD plan 
should generally define the layout of streets, lots and location of any public uses, such as schools and 
parks, and proposed zoning classifications. 

The intent of the sketch PUD plan is to provide a general concept that describes the applicant’s 
development vision and plan for a proposed PUD.  The sketch PUD plan gives the City an opportunity to 
describe the community’s vision to the applicant, provides basic information to the City that will affect 
the planning and design of the site, and gives the applicant an opportunity to hear comments and 
concerns from the public prior to proceeding with detailed project design.  A sketch PUD plan is not 
intended to provide final comments or requirements, or restrict the City’s discretion in subsequent stages 
of the review process. 

CONFORMANCE WITH THE COMPREHENSIVE PLAN 

The Future Land Use Map designates this area as Single Family Detached land use. This designation allows 
for neighborhoods of predominately single-family detached homes on individual lots. This can consist of 
a variety of development types, including higher density homes within the City’s urban core and planned 
subdivisions within the residential growth areas. 

The proposed development plans for smaller lots that are adjacent to the City’s urban core, and therefore 
complies with the Comprehensive Plan.  
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REFERRALS 

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

Buildings/Grounds Manager City Attorney Police Chief 

Public Works Director Building Inspector Recreation Manager 

Golf Course Manager Wastewater Plant Supervisor GIS Specialist 

Finance Director Fort Lupton Fire Protection District CDOT 

Colorado Parks and Wildlife Army Corp of Engineers United Power 

Comcast CenturyLink Xcel Energy 

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

NWCWD Fulton Ditch Company  

 

RECOMMENDATION 

Staff recommends conditional approval of the Fulton Ranch Sketch PUD Plat. 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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Fulton Ranch: Sketch Plan Narrative
November 27, 2019

General Description/Site Features and Proposed Land Uses

The property (Site) is located on the south side of future 14th street and east of future Northrup 
Avenue.  The eastern and southern property boundaries are constrained by the Fulton Ditch. 
The property is approximately 127.5 acres with existing PUD zoning.  There is currently one 
producing gas well on the Site, which will be plugged and abandoned by the operator in the first 
quarter of 2020.  There are gas collection facilities on the north side of future 14th Street that will 
be relocated with the development plans for the Site.  There are two plugged and abandoned 
gas wells on the Site, which have a 75-foot setback associated with the well locations.

A wetlands investigation was completed and a request for Jurisdictional Determination was 
submitted to the US Army Corps of Engineers. The determination concluded that the wetlands 
present on the Site are not jurisdictional and do not need to be preserved with development.  A 
copy of the determination is included with the submittal package.  There has been high 
groundwater historically on the Site as noted in the geotechnical report prepared by AG 
Wassenaar.  Additional geotechnical investigation is scheduled to confirm the groundwater 
levels.  

The proposed land use includes 466 single family manufactured homes with associated 
amenities that will include an amenity center, pocket parks and interconnecting trails. The 
overall project density is 3.66 du/ac.  The Site will be operated as a land lease manufactured 
home community built to HUD standards.

Compliance with the City of Fort Lupton Comprehensive Plan

The proposed development integrates the goals set out in the Comprehensive Plan in the 
following ways:

Growth and Development

The Site is designated as single family residential in the Fort Lupton 2018 Comprehensive Plan 
and meets the intent of the stated goal of providing greater housing diversity in the City.  The 
Site is designated as a Residential Growth Area in the Comprehensive Plan.

The Site will have trail connections to the proposed Cottonwood Greens development, which is 
adjacent to the Site on the east side of the Fulton Ditch.  The Site has a similar density to the 
Mountview Subdivision, informally known as the Trees subdivision, which is adjacent to the Site 
at the southwest corner.  The Site is designed to provide connections to existing and adjacent 
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neighborhoods.  In addition, the layout provides continuous, direct, convenient, and safe 
pedestrian pathways to adjacent subdivisions and proposed parks.  

Transportation and Mobility

The Site includes the construction of the south half of 14th Street along the Site’s frontage, 
which is identified as a need in the Comprehensive Plan.  The construction of 14th Street will be 
coordinated with the proposed Cottonwood Greens development, providing a paved roadway 
section from County Road 29 to County Road 31.  The Site will also construct the east half of 
Northrup Avenue, providing a paved connection from 9th Street to 14th Street.

This plan provides a safe and efficient transportation network that accommodates pedestrians, 
vehicles and bicycles.  The main entrance is located on Northrup Avenue.  The internal roads 
and trails will be private and maintained by the Owner. The Site is planned to encourage 
walking and biking through the community with connections to future adjacent neighborhoods.

Parks, Open Space and Environmental Features

The proposed parks, open space and trails within the development will provide high quality 
recreational opportunities for neighborhood residents and also create connections to future 
neighborhoods and uses beyond the project boundaries.  As shown on the Fort Lupton 
Proposed Trails Map, the Main Fulton Ditch Trail will be constructed with the Cottonwood 
Greens development, with proposed connections from the Site and eventually providing 
pedestrian access to Aims Community College and other destinations surrounding Fort Lupton.  
In addition, this project will construct the public sidewalks along 14th Street and Northrup 
Avenue.  

Public Facilities and Services

The proposed development is a logical extension of the City of Fort Lupton public services 
without placing additional burdens on existing residents and businesses.  Infrastructure will be 
provided to meet the requirements of the Comprehensive Plan and/or the Land Use Code. 
Water will be provided by the City of Fort Lupton.  The existing 8” water main in Northrup 
Avenue will be extended north and routed through the Site in a utility easement.  The water 
main will be upsized to a 12” main in 14th Street and connect to the extension by the 
Cottonwood Greens project.  All water mains outside of the public lines described above and 
serving the individual home sites will be privately owned and maintained by the Owner.

A non-potable water line will be constructed through the Site, paralleling the 8-inch potable 
water line from Northrup Avenue to 14th Street and connect to the extension of the Cottonwood 
Greens system.  The open space and park sites will be irrigated with the non-potable system.
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Sewer will be provided by the City of Fort Lupton through connections to an existing 10” sanitary 
sewer main that runs diagonally through the Site and flows west in 14th Street.  All sewer mains 
serving the individual home sites will be privately owned and maintained by the Owner.

Stormwater will be treated using appropriate water quality measures, with on-site detention 
being utilized throughout the site to maintain stormwater releases at or below historic rates from 
the Site. Stormwater will be conveyed using a series of storm drains and swales to roadside 
ditches along 14th Street where it will be conveyed to the west into Golden’s Pond, which 
provides regional drainage detention in this area.  

Planned Phasing

The project is proposed to be constructed in four phases.  Each phase will include the 
necessary infrastructure for the lots, including the private roads, water quality ponds and 
utilities.  Each phase will include the portion of the trail system through the project.

Phase 1 consists of 147 lots.  Phase 1 will include the construction of the east half of Northrup 
Avenue and the south half of 14th Street as well as the connection of the off-site utilities.  Phase 
1 will also include construction of the amenity center and west pocket park.

Phase 2 consists of 156 lots and the required infrastructure for the lots. 

Phase 3 consists of 133 lots and the required infrastructure for the lots and the east pocket 
park.  

Phase 4 consists of 30 lots and the required infrastructure for the lots.

Forecast of Projected Construction Timing

The construction of Fulton Ranch infrastructure is described above, with the first phase of 
development anticipated to take nine months, and the subsequent phases anticipated to be 
constructed in six months. The commencement of the initial phase of infrastructure is 
anticipated to occur shortly after approval of the required entitlements/permits from the City of 
Fort Lupton.  While the ultimate commencement of future phases of construction will be based 
on the market absorption of delivered lots and time of year, the final phase of development is 
currently expected to be completed by the middle of 2024.

Public Services

Fire and Police Protection
Law enforcement for the property will be provided by the Fort Lupton Police Department. It is 
not anticipated that there would be special security needs or a specific need for additional 
officers.  
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Fire protection for the property will be provided by Fort Lupton Fire Department. Fort Lupton 
Fire Station #2 is located southeast of the Site at the corner of County Road 31 and 9th 
Street. It is not anticipated that the project would pose special fire hazards. Fire prevention 
requirements, fire detection, fire lanes, emergency access, etc. will be provided as required 
by code.

Schools
The project is within the Weld RE-8 School District.  We will work with the District to identify 
and address any impacts of this project.  

Recreation and Open Space

The project will include pocket parks, an amenity center, including open spaces and trails, 
and active and passive recreation opportunities. 

Traffic Statement

The property is bordered by future 14th Street to the north, future Northrup Avenue to the 
west and the Fulton Ditch to the south and east.  A traffic impact study is included with this 
submittal. The key conclusions from the report are summarized below:

The Project is expected to generate approximately 2,330 daily trips, 120 trips during
the AM peak hour and 215 trips during the PM peak hour.
Currently the two study intersections of US 85 at 14th Street and Northrup Avenue at
9th Street are operating at acceptable levels.
Under the future 2040 conditions it was assumed that Northrup Avenue would be
extended north of 14th Street as a two-lane collector.  14th Street would be improved to
a 4-lane arterial street.
Under 2040 projected conditions, the traffic at US 85 and 14th Street will experience
long delays.  A future junior interchange was suggested for this location in the CDOT
US 85 Planning and Environmental linkages (PEL) Study.  The findings of this study
support that recommendation.
Under 2040 projected conditions, the north and southbound traffic at Northrup Avenue
and 14th Street will experience long delays.  The future traffic volumes at this location
suggest that signalization may be appropriate.  With a signal, this intersection would
operate acceptably in 2040.
The northbound direction of traffic at the proposed Access Street B at 14th Street will
experience long delays during the PM peak hour.  These volumes are very low and
this is typical for intersections of local streets with 4-lane arterials.  The City Engineer
has indicated that this location may need to be restricted to right-in/right-out only for
both the north and southbound directions.  If the applicant desires full movement for
the northbound direction, it is suggested that this intersection be moved to the
west.  This location should be approximately midway between Northrup Avenue and
the proposed Cottonwood Greens access to the east.
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Under 2040 conditions a southbound left-turn lane would be needed on Northrup
Avenue at the proposed Access Street A.

Statement of Commercial Mineral Deposits

There are currently oil & gas facilities within the property but there are no known 
commercial mineral deposits on-site.

Public Land Dedication

Land dedication for Parks is calculated at 3 residents per single family detached unit and 
2.5 residents per Townhome unit.  Based on historic data from the developer, the average 
occupancy of a manufactured home is less than 3 residents and the land dedication is 
based on the townhome rate.  With the current site plan, the total number of manufactured 
housing units is 466, resulting in 1,165 residents.  Calculating the land dedication at 10 
acres / 1000 persons, the required dedicated open space would be 11.65 acres.  Open 
space to be dedicated to the City includes the trail corridor along the Fulton Ditch which 
meets the required open space dedication.

The developer will work with the School District to determine the school site requirement. It 
is anticipated that cash-in-lieu will be the means to meet the school site dedication 
requirement.
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PAVEMENT DRAIN
JANUARY 2018

PROJECT NO. 174095
FIGURE 35

PAVEMENT DRAIN
DETAIL

NOT TO SCALE

Geotechnical and Environmental Consultants

GEOTEXTILE - MIRAFI 140N
OR EQUIVALENT

DRAIN GRAVEL
(1/2 INCH MIN. CLEAN GRAVEL)

DRAIN PIPE - (SEE NOTES #2 & 3)

CURB PAVEMENT
SECTION

1 FOOT
MIN.

3 FEET
MIN.

NOTES:
1. DRAIN MUST SLOPE TO A POSITIVE GRAVITY

OUTLET
2. SLOPE BOTTOM OF TRENCH AND PIPE AT A

MINIMUM OF 1
8 INCH PER FOOT (i.e. 1%)

3. 3- OR 4-INCH DIAMETER RIGID PERFORATED
PVC PIPE (ASTM D2729 MINIMUM SCHEDULE
20), OR AN APPROVED SUBSTITUTE

101/180
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MEMORANDUM

To: Roy Vestal, Public Works Director, City of Fort Lupton

From: Craig Rothluebber, PE, Atwell

Date: November 11, 2019

Re: Fulton Ranch 

Introduction

The Fulton Ranch site is a tract of land located in the South Half of Section 33, Township 2 North, 
Range 66 West of the 6th Principal Meridian, Fort Lupton, County of Weld, State of Colorado.  The 
site is bounded by the Fulton Ditch to the East and South, 14th Street to the North, and the 
Future Northrup Ave to the West.

To the South, between Fulton Ditch and 9th Street is another portion of the Cottonwood Greens 
P.U.D., which has a development application in with the City at this time.  To the North, across 
14th Street, is undeveloped land. The Trees Subdivision is located to the Southwest of the 
property.

The proposed site is approximately 127.5 acres and will consist of 466 manufactured housing 
units with amenities, open space and water quality treatment ponds. The site is part of the 
Cottonwood Greens P.U.D., recorded April 13th, 2006, and is currently undeveloped land used for 
farming, and several gas facilities that are incorporated in the concept plan. The site’s topography 
generally slopes from the southeast to northwest with the slopes ranging between 3 percent and 
9 percent.

A soil report for the site is included from the Web Soil Survey from the National Resource 
Conservation Service (NRCS) website.  The soil report indicates that site is made up of various 
sandy loam soils. The majority of the Site consists of Hydrologic Soil Group A, approximately 70.2 
percent, while the rest consists of Hydrologic Soil Group B.

The Fulton Ditch, an irrigation ditch adjacent to Fulton Ranch, outlines the southern and eastern 
boundary of the proposed development location and flows southwest-to-northeast, ending at the 
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nearby South Platte River.  Golden’s Pond, an existing regional detention pond for the 14th Street 
Basin, is located 1 mile to the west on the south side of 14th Street.

Historic Drainage Basin

Per the “Storm Drainage Utility Plan” adopted by the City of Fort Lupton in March 2015, the site is 
part of the 14th Street Basin, bounded by County Road 29 to the West, County Road 31 to the 
East, County Road 16 to the North, and Colorado highway 52 to the South.  Historic flow direction 
for the 14th Street Basin is West-Northwest, with the South Platte River as the ultimate outfall.  
Approximately half of the 14th Street Basin is undeveloped but is designated for residential 
development.

The project area is not within a FEMA regulated floodplain as shown on FEMA Map No. 
08123C2110E.  As illustrated, the project site designated as Zone X - determined to be outside of 
the FEMA 100 and 500-year floodplains. 

Historic flow paths and patterns will be generally maintained, and no irrigation facilities including 
the Fulton Ditch, will not be impacted by the development of this site.  

For the development area, the existing topography slopes generally southeast to northwest and is 
bounded by the Fulton Ditch to the South and East, 14th Street to the North, and future Northrup 
Avenue to the West.  It is assumed that with proposed cross pans located at the site entrances, no 
flows will run onto the site from 14th Street or Northrup Ave.  Runoff flows along 14th Street west 
to Golden’s Pond (as described in “Storm Drainage Utility Plan”) and then on to the South Platte 
River.   Per conversations with Fort Lupton, it was agreed upon that detention will not be 
provided on site and that water quality treatment would only be required on the site. Detention 
would be provided by the downstream Golden’s Pond.  As such, on-site runoff will be treated for 
water quality and released at the rate specified by the City of Fort Lupton.

Furthermore, assuming our sub-basin is fully developed for the purposes of drainage calculations 
ensures that future development will not create drainage problems downstream of the 
Cottonwood Greens Subdivision development.

Proposed Drainage Basin

Currently, it is proposed to treat runoff in four separate water quality ponds, with restricted 
outlets for each.  Water released by the outlets will then combine and be piped under 14th Street.  
The outlet pipe will release storm water into a ditch or pipe system along the North side of 14th 
Street, continuing West to Golden’s Pond and ultimately the South Platte River.  The outlet pipes 
will be designed to meet the minimum slope providing the 3 ft/sec cleaning velocity required 
under the Mile High Flood District (MHFD) design regulations, and trickle channel at 0.4% slope 
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will be installed to ensure each pond drains to the ditch or pipe system along the south side of 
14th Street.

The Southeast to Northwest drainage pattern will be maintained with minor changes to ensure 
proper cover over proposed sanitary sewer.  Water quality treatment ponds are proposed along 
14th Street, as the ditch is the natural low point of the site.  The project sub-basin is 137.85 Acres, 
which is comprised of the site and two additional offsite drainage basins that drain through the 
site, so the rational method will be used as specified by the City of Fort Lupton.

Maintenance access will be provided to each pond and every outlet in order to allow 
maintenance.  All access to the water quality treatment ponds will be provided from within the 
site and not from 14th Street.

Hydrology and Hydraulics

In order to facilitate drainage design, preliminary drainage flows have been calculated for the 
project area.  First, minor basins were drawn based on assumed grading to each water quality 
treatment pond, and the runoff coefficient was calculated for each assuming 75% imperviousness 
for each of the developed basins.  The time of concentration was then calculated for each, giving 
the duration of the design storm event.  Using the rational method, the drainage flow of each 
basin was calculated for both the 5-year and 100-year events.  Combining these flows gives the 
overall drainage flows, shown below:

Table 1

Sub-
Basin Area C5 C100

Tc      
(min)

Q5      
(cfs)

Q100 
(cfs)

A 34.44 0.64 0.78 24.39 57.98 131.89
B 33.70 0.64 0.78 19.81 63.48 144.40
C 33.70 0.64 0.78 20.23 62.79 142.84
D 20.38 0.64 0.78 17.73 40.64 92.44

OS-A 9.89 0.01 0.44 26.17 0.25 20.54
OS-B 5.75 0.01 0.44 25.41 0.15 12.14

Preliminary volume calculations have been completed in order to allocate enough area for water 
quality treatment.  The total required water quality treatment volume under City of Fort Lupton 
Standards is 3.046 acre-feet. Total water quality treatment volume provided on the site is 3.745 
acre-feet which is a 23% increase in the required volume in order to account for freeboard. 
Detailed calculations for each sub-basin’s water quality treatment volume and the volume can be 
found in Appendix D. These volume calculations include all 137.85 acres bounded by 14th Street to 
the North, Fulton Ditch to the South and East and Northrup Ave to the West.
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In order to prevent flooding downstream, outlet structures will need to release detained storm 
water at the 5-Year historic rate, per the following recommendation by J&T Consulting in the 
Storm Drainage Utility Plan on page 17:

“In order to mitigate the risk of increased flooding within the City, over-detention should be 
required for all new developments east of the Union Pacific Railroad tracks/embankment … basins 
must then be designed to contain the excess volume for all storms above the 5 year storm up to 
the 100 year storm while only releasing at the 5 year rate.”

As such, the historic 5-year release rate can be calculated using Table 2 below.

Storm 
Frequency

Soil Group

A B C&D
5-Year 0.07 0.13 0.17

100-Year 0.50 0.85 1.00

Table 2 – Historic Runoff Rates (cfs/acre)

With predominantly group A soils and a basin area of 137.85 acres, the maximum release rate for 
the entire basin is 9.6 CFS.  This 5-Year historic release rate necessitates the use of a Type 1 outlet 
with a restrictor plate installed on the outlet pipe with orifices sized to release at 9.6 CFS.  Using 
this release rate, downstream drainage facilities will not be impacted for storms up to and 
including the 100-year storm.

Conclusions

While additional calculations and design are necessary, this drainage analysis shows that the 
proposed drainage system will operate as specified by the City of Fort Lupton.   Releasing at the 
historic 5-year rate ensures drainage facilities downstream will not be impacted, while planning 
for higher density residential use in undeveloped land of the project sub-basin ensures that there 
will be enough volume in the Fulton Ranch project drainage system for the future.  Coordination 
with the Cottonwood Greens development to the South will be necessary, as it will be discharging 
runoff through the site and to the North side of 14th Street to outfall into the ditch or pipe system 
to the North of 14th Street continuing West to Golden’s Pond.
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–  Appendix A Historic Drainage Maps

–  Appendix B Proposed Drainage Map

–  Appendix C Hydrologic Computations

–  Appendix D Hydraulic Computations

–  Appendix E Soils Map
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PROJECT NAME:

PROJECT NO:

LOCATION:

B
40% Impervious

2 yr = 0.29 5 yr = 0.32 10 yr = 0.38 100 yr = 0.61
2% Impervious

2 yr = 0.01 5 yr = 0.01 10 yr = 0.07 100 yr = 0.44
100% Impervious

2 yr = 0.84 5 yr = 0.86 10 yr = 0.87 100 yr = 0.90
90% Impervious

2 yr = 0.74 5 yr = 0.77 10 yr = 0.79 100 yr = 0.85
90% Impervious

2 yr = 0.74 5 yr = 0.77 10 yr = 0.79 100 yr = 0.85

*Calculations on this sheet come from UDFCD: Urban Storm Drainage Criteria Manual (V.1) (August 2018)

COMPOSITE C CALCULATION

Drive and walks

NRCS Hydrologic Soil Group:

Gravel (packed)

RV-Boat Storage Facility
19002862
Greeley, CO

Roofs

Paved/Pond

Lawns, clayey soil

BASIN Atotal
Gravel 

(packed)
Lawns, clayey 

soil
Paved/Pond Roofs

Drive and 
walks

Atotal COMPOSITE C Percent

ID (ft²) (ft²) (ft²) (ft²) (ft²) (ft²) (Ac) 2 yr 5 yr 10 yr 100 yr Impervious

A 1500199 0 270036 105014 675089 450060 34.44 0.62 0.64 0.67 0.78 74.9%
B 1467847 0 264212 102749 660531 440354 33.70 0.62 0.64 0.67 0.78 74.9%
C 1467973 0 264235 102758 660588 440392 33.70 0.62 0.64 0.67 0.78 74.9%
D 887630 0 159773 62134 399433 266289 20.38 0.62 0.64 0.67 0.78 74.9%

OS-A 430728 0 430728 0 0 0 9.89 0.01 0.01 0.07 0.44 2.0%
OS-B 250258 0 250258 0 0 0 5.75 0.01 0.01 0.07 0.44 2.0%

    
    
    
    
    
    
    
    
    
    
    
    
    

    
    
    
    

     
     

Subtotals: 6,004,635 0 1,639,243 372,655 ###### ####### 137.85

PROPOSED DRAINAGE AREA

Routed to Water Quality Pond: 
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Project:

Basin ID:

Depth Increment = ft

Required Volume Calculation Top of Micropool -- 0.00 -- -- -- 9,567 0.220

Selected BMP Type = EDB -- 3.75 -- -- -- 16,849 0.387 49,530 1.137

Watershed Area = 34.44 acres -- -- -- --

Watershed Length = 1,500 ft -- -- -- --

Watershed Slope = 0.035 ft/ft -- -- -- --

Watershed Imperviousness = 74.90% percent -- -- -- --

Percentage Hydrologic Soil Group A = 72.0% percent -- -- -- --

Percentage Hydrologic Soil Group B = 28.0% percent -- -- -- --

Percentage Hydrologic Soil Groups C/D = 0.0% percent -- -- -- --

Desired WQCV Drain Time = 40.0 hours -- -- -- --

Location for 1-hr Rainfall Depths = User Input -- -- -- --

Water Quality Capture Volume (WQCV) = 0.858 acre-feet -- -- -- --

Excess Urban Runoff Volume (EURV) = 3.196 acre-feet -- -- -- --

2-yr Runoff Volume (P1 = 1.06 in.) = 2.072 acre-feet 1.06 inches -- -- -- --

5-yr Runoff Volume (P1 = 1.43 in.) = 2.898 acre-feet 1.43 inches -- -- -- --

10-yr Runoff Volume (P1 = 1.66 in.) = 3.524 acre-feet 1.66 inches -- -- -- --

25-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

50-yr Runoff Volume (P1 = 2.26 in.) = 5.217 acre-feet 2.26 inches -- -- -- --

100-yr Runoff Volume (P1 = 2.6 in.) = 6.255 acre-feet 2.60 inches -- -- -- --

500-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

Approximate 2-yr Detention Volume = 1.957 acre-feet -- -- -- --

Approximate 5-yr Detention Volume = 2.742 acre-feet -- -- -- --

Approximate 10-yr Detention Volume = 3.310 acre-feet -- -- -- --

Approximate 25-yr Detention Volume = 0.000 acre-feet -- -- -- --

Approximate 50-yr Detention Volume = 4.378 acre-feet -- -- -- --

Approximate 100-yr Detention Volume = 4.847 acre-feet -- -- -- --

-- -- -- --

Stage-Storage Calculation -- -- -- --

Zone 1 Volume (WQCV) = 0.858 acre-feet -- -- -- --

Select Zone 2 Storage Volume (Optional) = acre-feet -- -- -- --

Select Zone 3 Storage Volume (Optional) = acre-feet -- -- -- --

Total Detention Basin Volume = 0.858 acre-feet -- -- -- --

Initial Surcharge Volume (ISV) = user ft^3 -- -- -- --

Initial Surcharge Depth (ISD) = user ft -- -- -- --

Total Available Detention Depth (Htotal) = user ft -- -- -- --

Depth of Trickle Channel (HTC) = user ft -- -- -- --

Slope of Trickle Channel (STC) = user ft/ft -- -- -- --

Slopes of Main Basin Sides (Smain) = user H:V -- -- -- --

Basin Length-to-Width Ratio (RL/W) = user -- -- -- --

-- -- -- --

Initial Surcharge Area (AISV) = user ft^2 -- -- -- --

Surcharge Volume Length (LISV) = user ft -- -- -- --

Surcharge Volume Width (W ISV) = user ft -- -- -- --

Depth of Basin Floor (HFLOOR) = user ft -- -- -- --

Length of Basin Floor (LFLOOR) = user ft -- -- -- --

Width of Basin Floor (WFLOOR) = user ft -- -- -- --

Area of Basin Floor (AFLOOR) = user ft^2 -- -- -- --

Volume of Basin Floor (VFLOOR) = user ft^3 -- -- -- --

Depth of Main Basin (HMAIN) = user ft -- -- -- --

Length of Main Basin (LMAIN) = user ft -- -- -- --

Width of Main Basin (WMAIN) = user ft -- -- -- --

Area of Main Basin (AMAIN) = user ft^2 -- -- -- --

Volume of Main Basin (VMAIN) = user ft^3 -- -- -- --

Calculated Total Basin Volume (Vtotal) = user acre-feet -- -- -- --

-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --

DETENTION BASIN STAGE-STORAGE TABLE BUILDER

Optional 
Override 

Area (ft^2)
Length 

(ft)

Optional 
Override 
Stage (ft)

Stage
(ft)

Stage - Storage
Description

Area 
(ft^2)

Width 
(ft)

Fulton Ranch

Pond - Basin A

UD-Detention, Version 3.07 (February 2017)

Volume 
(ft^3)

Volume 
(ac-ft)

Area 
(acre)

Optional User Override
1-hr Precipitation

Total detention volume 
is less than 100-year 
volume.

Example Zone Configuration (Retention Pond)

19001956 - UD-Detention_v3.07 - Prelim Pond A.xlsm, Basin 11/19/2019, 1:36 PM
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Project:

Basin ID:

Depth Increment = ft

Required Volume Calculation Top of Micropool -- 0.00 -- -- -- 5,025 0.115

Selected BMP Type = EDB -- 4.50 -- -- -- 12,412 0.285 39,234 0.901

Watershed Area = 33.70 acres -- -- -- --

Watershed Length = 1,500 ft -- -- -- --

Watershed Slope = 0.035 ft/ft -- -- -- --

Watershed Imperviousness = 74.90% percent -- -- -- --

Percentage Hydrologic Soil Group A = 72.0% percent -- -- -- --

Percentage Hydrologic Soil Group B = 28.0% percent -- -- -- --

Percentage Hydrologic Soil Groups C/D = 0.0% percent -- -- -- --

Desired WQCV Drain Time = 40.0 hours -- -- -- --

Location for 1-hr Rainfall Depths = User Input -- -- -- --

Water Quality Capture Volume (WQCV) = 0.840 acre-feet -- -- -- --

Excess Urban Runoff Volume (EURV) = 3.127 acre-feet -- -- -- --

2-yr Runoff Volume (P1 = 1.06 in.) = 2.027 acre-feet 1.06 inches -- -- -- --

5-yr Runoff Volume (P1 = 1.43 in.) = 2.836 acre-feet 1.43 inches -- -- -- --

10-yr Runoff Volume (P1 = 1.66 in.) = 3.449 acre-feet 1.66 inches -- -- -- --

25-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

50-yr Runoff Volume (P1 = 2.26 in.) = 5.105 acre-feet 2.26 inches -- -- -- --

100-yr Runoff Volume (P1 = 2.6 in.) = 6.120 acre-feet 2.60 inches -- -- -- --

500-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

Approximate 2-yr Detention Volume = 1.915 acre-feet -- -- -- --

Approximate 5-yr Detention Volume = 2.683 acre-feet -- -- -- --

Approximate 10-yr Detention Volume = 3.239 acre-feet -- -- -- --

Approximate 25-yr Detention Volume = 0.000 acre-feet -- -- -- --

Approximate 50-yr Detention Volume = 4.284 acre-feet -- -- -- --

Approximate 100-yr Detention Volume = 4.743 acre-feet -- -- -- --

-- -- -- --

Stage-Storage Calculation -- -- -- --

Zone 1 Volume (WQCV) = 0.840 acre-feet -- -- -- --

Select Zone 2 Storage Volume (Optional) = acre-feet -- -- -- --

Select Zone 3 Storage Volume (Optional) = acre-feet -- -- -- --

Total Detention Basin Volume = 0.840 acre-feet -- -- -- --

Initial Surcharge Volume (ISV) = user ft^3 -- -- -- --

Initial Surcharge Depth (ISD) = user ft -- -- -- --

Total Available Detention Depth (Htotal) = user ft -- -- -- --

Depth of Trickle Channel (HTC) = user ft -- -- -- --

Slope of Trickle Channel (STC) = user ft/ft -- -- -- --

Slopes of Main Basin Sides (Smain) = user H:V -- -- -- --

Basin Length-to-Width Ratio (RL/W) = user -- -- -- --

-- -- -- --

Initial Surcharge Area (AISV) = user ft^2 -- -- -- --

Surcharge Volume Length (LISV) = user ft -- -- -- --

Surcharge Volume Width (W ISV) = user ft -- -- -- --

Depth of Basin Floor (HFLOOR) = user ft -- -- -- --

Length of Basin Floor (LFLOOR) = user ft -- -- -- --

Width of Basin Floor (WFLOOR) = user ft -- -- -- --

Area of Basin Floor (AFLOOR) = user ft^2 -- -- -- --

Volume of Basin Floor (VFLOOR) = user ft^3 -- -- -- --

Depth of Main Basin (HMAIN) = user ft -- -- -- --

Length of Main Basin (LMAIN) = user ft -- -- -- --

Width of Main Basin (WMAIN) = user ft -- -- -- --

Area of Main Basin (AMAIN) = user ft^2 -- -- -- --

Volume of Main Basin (VMAIN) = user ft^3 -- -- -- --

Calculated Total Basin Volume (Vtotal) = user acre-feet -- -- -- --

-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --

Optional User Override
1-hr Precipitation

Total detention volume 
is less than 100-year 
volume.

Volume 
(ft^3)

Volume 
(ac-ft)

Area 
(acre)

DETENTION BASIN STAGE-STORAGE TABLE BUILDER

Optional 
Override 

Area (ft^2)
Length 

(ft)

Optional 
Override 
Stage (ft)

Stage
(ft)

Stage - Storage
Description

Area 
(ft^2)

Width 
(ft)

Fulton Ranch

Pond - Basin B

UD-Detention, Version 3.07 (February 2017)

Example Zone Configuration (Retention Pond)

19001956 - UD-Detention_v3.07 - Prelim Pond B.xlsm, Basin 11/19/2019, 1:42 PM
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Project:

Basin ID:

Depth Increment = ft

Required Volume Calculation Top of Micropool -- 0.00 -- -- -- 19,214 0.441

Selected BMP Type = EDB -- 2.00 -- -- -- 31,169 0.716 50,071 1.149

Watershed Area = 33.70 acres -- -- -- --

Watershed Length = 1,500 ft -- -- -- --

Watershed Slope = 0.035 ft/ft -- -- -- --

Watershed Imperviousness = 74.90% percent -- -- -- --

Percentage Hydrologic Soil Group A = 72.0% percent -- -- -- --

Percentage Hydrologic Soil Group B = 28.0% percent -- -- -- --

Percentage Hydrologic Soil Groups C/D = 0.0% percent -- -- -- --

Desired WQCV Drain Time = 40.0 hours -- -- -- --

Location for 1-hr Rainfall Depths = User Input -- -- -- --

Water Quality Capture Volume (WQCV) = 0.840 acre-feet -- -- -- --

Excess Urban Runoff Volume (EURV) = 3.127 acre-feet -- -- -- --

2-yr Runoff Volume (P1 = 1.06 in.) = 2.027 acre-feet 1.06 inches -- -- -- --

5-yr Runoff Volume (P1 = 1.43 in.) = 2.836 acre-feet 1.43 inches -- -- -- --

10-yr Runoff Volume (P1 = 1.66 in.) = 3.449 acre-feet 1.66 inches -- -- -- --

25-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

50-yr Runoff Volume (P1 = 2.26 in.) = 5.105 acre-feet 2.26 inches -- -- -- --

100-yr Runoff Volume (P1 = 2.6 in.) = 6.120 acre-feet 2.60 inches -- -- -- --

500-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

Approximate 2-yr Detention Volume = 1.915 acre-feet -- -- -- --

Approximate 5-yr Detention Volume = 2.683 acre-feet -- -- -- --

Approximate 10-yr Detention Volume = 3.239 acre-feet -- -- -- --

Approximate 25-yr Detention Volume = 0.000 acre-feet -- -- -- --

Approximate 50-yr Detention Volume = 4.284 acre-feet -- -- -- --

Approximate 100-yr Detention Volume = 4.743 acre-feet -- -- -- --

-- -- -- --

Stage-Storage Calculation -- -- -- --

Zone 1 Volume (WQCV) = 0.840 acre-feet -- -- -- --

Select Zone 2 Storage Volume (Optional) = acre-feet -- -- -- --

Select Zone 3 Storage Volume (Optional) = acre-feet -- -- -- --

Total Detention Basin Volume = 0.840 acre-feet -- -- -- --

Initial Surcharge Volume (ISV) = user ft^3 -- -- -- --

Initial Surcharge Depth (ISD) = user ft -- -- -- --

Total Available Detention Depth (Htotal) = user ft -- -- -- --

Depth of Trickle Channel (HTC) = user ft -- -- -- --

Slope of Trickle Channel (STC) = user ft/ft -- -- -- --

Slopes of Main Basin Sides (Smain) = user H:V -- -- -- --

Basin Length-to-Width Ratio (RL/W) = user -- -- -- --

-- -- -- --

Initial Surcharge Area (AISV) = user ft^2 -- -- -- --

Surcharge Volume Length (LISV) = user ft -- -- -- --

Surcharge Volume Width (W ISV) = user ft -- -- -- --

Depth of Basin Floor (HFLOOR) = user ft -- -- -- --

Length of Basin Floor (LFLOOR) = user ft -- -- -- --

Width of Basin Floor (WFLOOR) = user ft -- -- -- --

Area of Basin Floor (AFLOOR) = user ft^2 -- -- -- --

Volume of Basin Floor (VFLOOR) = user ft^3 -- -- -- --

Depth of Main Basin (HMAIN) = user ft -- -- -- --

Length of Main Basin (LMAIN) = user ft -- -- -- --

Width of Main Basin (WMAIN) = user ft -- -- -- --

Area of Main Basin (AMAIN) = user ft^2 -- -- -- --

Volume of Main Basin (VMAIN) = user ft^3 -- -- -- --

Calculated Total Basin Volume (Vtotal) = user acre-feet -- -- -- --

-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --

Optional User Override
1-hr Precipitation

Total detention volume 
is less than 100-year 
volume.

Volume 
(ft^3)

Volume 
(ac-ft)

Area 
(acre)

DETENTION BASIN STAGE-STORAGE TABLE BUILDER

Optional 
Override 

Area (ft^2)
Length 

(ft)

Optional 
Override 
Stage (ft)

Stage
(ft)

Stage - Storage
Description

Area 
(ft^2)

Width 
(ft)

Fulton Ranch

Pond - Basin C

UD-Detention, Version 3.07 (February 2017)

Example Zone Configuration (Retention Pond)

19001956 - UD-Detention_v3.07 - Prelim Pond C.xlsm, Basin 11/19/2019, 1:48 PM
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Project:

Basin ID:

Depth Increment = 1 ft

Required Volume Calculation Top of Micropool -- 0.00 -- -- -- 10,868 0.249

Selected BMP Type = EDB -- 2.00 -- -- -- 15,074 0.346 25,791 0.592

Watershed Area = 20.38 acres -- -- -- --

Watershed Length = 1,500 ft -- -- -- --

Watershed Slope = 0.035 ft/ft -- -- -- --

Watershed Imperviousness = 74.90% percent -- -- -- --

Percentage Hydrologic Soil Group A = 72.0% percent -- -- -- --

Percentage Hydrologic Soil Group B = 28.0% percent -- -- -- --

Percentage Hydrologic Soil Groups C/D = 0.0% percent -- -- -- --

Desired WQCV Drain Time = 40.0 hours -- -- -- --

Location for 1-hr Rainfall Depths = User Input -- -- -- --

Water Quality Capture Volume (WQCV) = 0.508 acre-feet -- -- -- --

Excess Urban Runoff Volume (EURV) = 1.891 acre-feet -- -- -- --

2-yr Runoff Volume (P1 = 1.06 in.) = 1.226 acre-feet 1.06 inches -- -- -- --

5-yr Runoff Volume (P1 = 1.43 in.) = 1.715 acre-feet 1.43 inches -- -- -- --

10-yr Runoff Volume (P1 = 1.66 in.) = 2.085 acre-feet 1.66 inches -- -- -- --

25-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

50-yr Runoff Volume (P1 = 2.26 in.) = 3.087 acre-feet 2.26 inches -- -- -- --

100-yr Runoff Volume (P1 = 2.6 in.) = 3.701 acre-feet 2.60 inches -- -- -- --

500-yr Runoff Volume (P1 = 0 in.) = 0.000 acre-feet inches -- -- -- --

Approximate 2-yr Detention Volume = 1.158 acre-feet -- -- -- --

Approximate 5-yr Detention Volume = 1.623 acre-feet -- -- -- --

Approximate 10-yr Detention Volume = 1.959 acre-feet -- -- -- --

Approximate 25-yr Detention Volume = 0.000 acre-feet -- -- -- --

Approximate 50-yr Detention Volume = 2.591 acre-feet -- -- -- --

Approximate 100-yr Detention Volume = 2.868 acre-feet -- -- -- --

-- -- -- --

Stage-Storage Calculation -- -- -- --

Zone 1 Volume (WQCV) = 0.508 acre-feet -- -- -- --

Select Zone 2 Storage Volume (Optional) = acre-feet -- -- -- --

Select Zone 3 Storage Volume (Optional) = acre-feet -- -- -- --

Total Detention Basin Volume = 0.508 acre-feet -- -- -- --

Initial Surcharge Volume (ISV) = user ft^3 -- -- -- --

Initial Surcharge Depth (ISD) = user ft -- -- -- --

Total Available Detention Depth (Htotal) = user ft -- -- -- --

Depth of Trickle Channel (HTC) = user ft -- -- -- --

Slope of Trickle Channel (STC) = user ft/ft -- -- -- --

Slopes of Main Basin Sides (Smain) = user H:V -- -- -- --

Basin Length-to-Width Ratio (RL/W) = user -- -- -- --

-- -- -- --

Initial Surcharge Area (AISV) = user ft^2 -- -- -- --

Surcharge Volume Length (LISV) = user ft -- -- -- --

Surcharge Volume Width (W ISV) = user ft -- -- -- --

Depth of Basin Floor (HFLOOR) = user ft -- -- -- --

Length of Basin Floor (LFLOOR) = user ft -- -- -- --

Width of Basin Floor (WFLOOR) = user ft -- -- -- --

Area of Basin Floor (AFLOOR) = user ft^2 -- -- -- --

Volume of Basin Floor (VFLOOR) = user ft^3 -- -- -- --

Depth of Main Basin (HMAIN) = user ft -- -- -- --

Length of Main Basin (LMAIN) = user ft -- -- -- --

Width of Main Basin (WMAIN) = user ft -- -- -- --

Area of Main Basin (AMAIN) = user ft^2 -- -- -- --

Volume of Main Basin (VMAIN) = user ft^3 -- -- -- --

Calculated Total Basin Volume (Vtotal) = user acre-feet -- -- -- --

-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --
-- -- -- --

Optional User Override
1-hr Precipitation

Total detention volume 
is less than 100-year 
volume.

Volume 
(ft^3)

Volume 
(ac-ft)

Area 
(acre)

DETENTION BASIN STAGE-STORAGE TABLE BUILDER

Optional 
Override 

Area (ft^2)
Length 

(ft)

Optional 
Override 
Stage (ft)

Stage
(ft)

Stage - Storage
Description

Area 
(ft^2)

Width 
(ft)

Fulton Ranch

Pond - Basin D

UD-Detention, Version 3.07 (February 2017)

Example Zone Configuration (Retention Pond)

19001956 - UD-Detention_v3.07 - Prelim Pond D.xlsm, Basin 11/19/2019, 1:50 PM
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Area 2  Lon Hagler 
4207 W CR16E 
Loveland, CO 80537 
P 970.472.4460  |  F 970.472.4468 

Dan Prenzlow, Chair  Marvin McDaniel, Vice-Chair 
James Vigil, Secretary  Taishya Adams  Betsy Blecha  Robert W. Bray  Charles Garcia Marie Haskett  Carrie Besnette Hauser  Luke B. Schafer  Eden Vardy 

February 2, 2020 

Alyssa Knutson 
City of Fort Lupton 
130 S. McKinley Ave. 
Fort Lupton, CO 80621 
Aknutson@fortluptonco.gov 
 
RE: Fulton Ranch Residential Development
 
Dear Ms. Knutson: 
 
Thank you for the opportunity to comment on the Fulton Ranch Residential 
Development project. The mission of Colorado Parks and Wildlife (CPW) is to 
perpetuate the wildlife resources of the state, to provide a quality park system, and 
to provide enjoyable and sustainable outdoor recreation opportunities that educate 

natural resources. Our goal in responding to land use proposals such as this is to 
provide complete, consistent, and timely information to all entities who request 
comment on matters within our statutory authority.  
 
Colorado Parks and Wildlife has reviewed this project to assess any impacts to 
wildlife. The project site is approximately 127.5 acres in size and is located on the 
south side of future 14th Street and southeast of County Road 29 (parcel no. 
130933000043). The site is primarily disturbed pasture land and is bordered on the 
south and east by the Fulton ditch. This site is currently occupied by a colony of 
prairie dogs that extend throughout the property. Along the Fulton ditch are mature 
trees that may provide nesting habitat for various species of raptors and habitat for 
other wildlife.  
 
A potential exists for the presence of burrowing owls within the development site. 
Burrowing owls live on flat, treeless land with short vegetation, and nest underground 
in burrows dug by prairie dogs. These raptors are classified as a state threatened 
species and are protected by both state and federal laws, including the Migratory Bird 
Treaty Act. These laws prohibit the killing of burrowing owls or disturbance of their 
nest. Therefore, if any earth-moving will occur between March 15th and October 31st, 
a burrowing owl survey should be performed. Guidelines for performing a burrowing 
owl survey can be obtain from your local District Wildlife Manager. 
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Prairie dogs should either be moved to another location alive or humanely euthanized 
before onset of construction. A permit must be obtained from CPW prior to any live 
relocation. Once the prairie dogs have been relocated or euthanized, their burrows 
should be covered to prevent burrowing owls from occupying the empty burrows. If 
this work is done between March 15 and October 31st, a burrowing owl survey should 
be performed to prevent unlawful take of burrowing owls or their nests when the 
burrows are filled. 
 
The presence of mature trees along the Fulton ditch provides nesting habitat for 
various species of raptors and other birds. Raptors which include hawks, owls, and 
eagles are protected under the Federal Migratory Bird Treaty Act and the Bald and 
Golden Eagle Protection Act. Colorado Parks and Wildlife has developed a set of 
recommended setbacks away from these nests to prevent disturbance during the 
nesting season. Those recommended buffer zones can be found at:  
 
https://cpw.state.co.us/Documents/WildlifeSpecies/LivingWithWildlife/RaptorBuffer
Guidelines2008.pdf#search=raptor%20guidelines   
 
If earthwork or other construction activities begin between January 1 and July 31st, 
CPW recommends that the site be surveyed for raptor nests.  If a nest is found, please 
contact the District Wildlife Manager for recommendations on mitigating impacts to 
the nesting bird. Mature trees are of high habitat importance on the eastern plains to 
many species of raptors and other birds. CPW encourages developers to incorporate 
these habitat features into their development projects.  
 
As the Fort Lupton area continues to be developed, there is an increase in the 
fragmentation of wildlife habitat across the landscape. The more wildlife habitat 
across the landscape that is fragmented the more difficult it is for wildlife to move 
across these landscapes. When this happens there is often an increase in conflicts 
between wildlife and people. Ditches serve as important migration corridors for 
wildlife and help reduce these conflicts. The Fulton ditch that runs along the south 
and eastern side of the Fulton Ranch development site serves as an important 
migration corridor for many species wildlife. CPW recommends an open space buffer 
of 100 feet from the edge of the ditch on each side to allow passage of wildlife 
through this area. It is recommended that the developer seeds this area with native 
grasses and shrubs to provide better habitat and inhibit the growth of noxious weeds.  
 
Future residents should be informed that wildlife such as fox, coyotes, raccoons, 
rabbits, and skunks might frequent the development area in search of food and cover. 
These species have adapted well to living in urban environments. CPW recommends 
that people moving into and residing in this area take the proper precautions to 
prevent unnecessary conflicts with wildlife through the use of pet leash laws and 
protection of their pets when not under direct supervision. 
  
Homeowners can do their part by not inviting wildlife into their yards. Due to the 
potential for human-wildlife conflicts associated with this project, please consider 
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the following recommendations when educating future homeowners about the 
existence of wildlife in the area:  
 

 Pet foods and bowls should be kept indoors.  
 Garbage should be kept in secure containers to minimize its attractiveness to 

wildlife.  
 Feeding wildlife, with the exception of birds, is illegal.  
  

 

Guide to Avoiding Human-
for 
open space. These brochures can also be downloaded from our web site at 
http://wildlife.state.co.us/Education/CoExisting_with_wildlife/.  
 
Thank you again for the opportunity to comment on the Fulton Ranch development 
project. Please do not hesitate to contact us about ways to continue managing the 
property in order to maximize wildlife value while minimizing potential conflicts. If 
have further questions please contact your District Wildlife Manager Chris Mettenbrink 
at (303) 906-1979.  
 
Sincerely, 
 

 
 
Chris Mettenbrink 
Acting Area Wildlife Manager 
 
 
Cc: M. Leslie, K. Cannon, C. Mettenbrink, file.  
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Date: 01/15/2020 
Project name: Fulton Ranch PUD Plat 
Project address: 14th St. & Northrup Ave., Fort Lupton, Co 80621 
FLFPD Project # 2020-R01 
Plan reviewer: Taw Tamlin, Fire Marshal 
 
The Fire District has reviewed the referral for Fulton Ranch PUD Plat located at 14th St. & 
Northrup Ave., Fort Lupton, CO 80621.  The referral was reviewed for compliance with 2012 
International Fire Code (IFC) and the current National Fire Protection Association (NFPA)
standards as adopted by the Fort Lupton Fire Protection District, City Council of Fort Lupton, 
and the Weld County Commissioners. The following specific and general requirements and 
conditions shall be met.  
 

1. Any property owner or authorized agent who intends to conduct an operation or 
business, or install or modify systems and equipment which is regulated by this code, or 
to cause any such work to be done, shall first make application to the fire code official
and obtain the required permit. Application for a permit required by this code shall be 
made to the fire code official in such form and detail as prescribed by the fire code 
official. Applications for permits shall be accompanied by such plans as prescribed by 
the fire code official.  
 

a. For information on the plan review process and fee schedule please go to 
https://fortluptonfire.org/contractors/  
 

Specific Requirements: 
 

2. Where a fire hydrant is located on a fire apparatus access road, the minimum road 
width shall be 26 feet (7925 mm), exclusive of shoulders (see Figure D103.1).  2012 IFC, 
D103.1 
 

3. The minimum turning radius shall be determined by the fire code official.  2012 IFC, 
D103.3 

a. See attached document showing the minimum turning radius needed 
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4. Developments of one- or two-family dwellings where the number of dwelling units 
exceeds 30 shall be provided with two separate and approved fire apparatus access 
roads, and shall meet the requirements of Section D104.3.   2012 IFC, D107.1 
 
Exceptions:  
1. Where there are more than 30 dwelling units on a single public or private fire 

apparatus access road and all dwelling units are equipped throughout with an 
approved automatic sprinkler system in accordance with Section 903.3.1.1, 
903.3.1.2 or 903.3.1.3 of the International Fire Code, access from two directions 
shall not be required.  

 
2. The number of dwelling units on a single fire apparatus access road shall not be 

increased unless fire apparatus access roads will connect with future development, 
as determined by the fire code official. 

 
5. The minimum fire-flow and flow duration requirements for one- and two-family 

dwellings having a fire-flow calculation area that does not exceed 3,600 square feet 
(344.5 m2) shall be 1,000 gallons per minute (3785.4 L/min) for 1 hour. Fire-flow and 
flow duration for dwellings having a fire-flow calculation area in excess of 3,600 square 
feet (344.5m2) shall not be less than that specified in Table B105.1.  2012 IFC, B105.1 
 
Exception: A reduction in required fire-flow of 50 percent, as approved, is allowed when 
the building is equipped with an approved automatic sprinkler system. 
 

6. The minimum number of fire hydrants available to a building shall not be less than that 
listed in Table C105.1. The number of fire hydrants available to a complex or subdivision 
shall not be less than that determined by spacing requirements listed in Table C105.1 
when applied to fire apparatus access roads and perimeter public streets from which 
fire operations could be conducted.   2012 IFC, C103.1 
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7. 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 

 
8. When fire apparatus access roads or a water supply for fire protection is required to be 

installed, such protection shall be installed and made serviceable prior to and during the 
time of construction except when approved alternative methods of protection are 
provided. Temporary street signs shall be installed at each street intersection when 
construction of new roadways allows passage by vehicles in accordance with Section 
505.2.  2012 IFC, 501.4  

 
 
 

156/180



4
 

9. Approved vehicle access for firefighting shall be provided to all construction or 
demolition sites. Vehicle access shall be provided to within 100 feet (30 480 mm) of 
temporary or permanent fire department connections. Vehicle access shall be provided 
by either temporary or permanent roads, capable of supporting vehicle loading under all 
weather conditions. Vehicle access shall be maintained until permanent fire apparatus 
access roads are available. 2012 IFC, 3310.1 
 

 
Please contact Fire Marshal, Taw Tamlin at 303-857-4603 if you have questions or need further 
assistance.  
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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:  Chris Sveum (Atwell) 

 
From:  Roy Vestal

Date:   January 31, 2020 

Subject:  Fulton Ranch Sketch Plat; LUP2019-0039; SPL2019-0005
Public Works  Review 

Public Works has reviewed the submitted documents for the above referenced 
development project with the following comments that can be addressed with Preliminary 
Plat submittal.:
 

1. Sketch
a. Depending on purpose of the northern point open space, access may be 

required.
b. Detention ponds will be consider privately owned and maintained.

2. Drainage
a. Drainage Memo – Proposed concept is acceptable.  Additional detail will 

be required related to passing flows under 14th Street.  The current 
irrigation lateral is in in use and is outside of the existing ROW.  Storm 
pipes may be required for 14th Street to run along the south side.  
Additional coordination with the lateral users and the Fulton Ditch 
Company are required.

b. 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. 

c. Need to provide grading proposed through the blocks and conveyance as 
required to the ponds.   
 

3. Transportation 
a. 14th Street will be required to be constructed for half of the roadway 

section for a rural arterial to include a 10-ft concrete sidewalk detached 
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Lupton Ranch Sketch
January 31, 2020
Page 2

and located 2’ from edge of ROW.  The required section will consist of 2 
travel lanes with center turn lane and roadside swales for drainage.

b. Northrup Avenue will be required to be construct for half of the roadway 
section for an urban collector to include a 10-ft concrete sidewalk 
detached and located 2’ from edge of ROW.  The required section will 
consist of 2 travel lanes with center turn lane and roadside swales for 
drainage. 

c. Typical Private Road section - need to provide means of conveying 
drainage 

 
4. Utilities 

a. Please provide water demand calculations for determination of required 
water shares. 

b. Water - Chapter 3 
i. Section 3.12.01 Water System Utility Study required. 

ii. Section 3.18.01 Water mains will be required to extended the 
entire frontage of the property. 
 

c. Sanitary Sewer - Chapter 4 
i. Section 4.12.00 A utility study will be required. 

 
d. Traffic Control - Chapter 8 Section 8.10.01 The Traffic Study submitted 

is acceptable. 
 

5. Public Improvement Agreement – A Public Improvements Agreement will be 
required for the construction of Northrup Avenue, 14th Street along property line 
frontage and the public utility improvements.  

There may be additional concerns as this design develops.
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Hello,  
 
Thank you for inviting United Power, Inc. and giving us the opportunity to review and comment on 
Fulton Ranch Sketch Plat; LUP2019-0039; SPL2019-0005.  After review, please include the below 
requirements for our dry utilities as you get further into the project plats:   
  

 General - 
United Power to install electric facilities in a continuous manner for our 

loop feed which provides reliability.  
 Tracts/Open Space/Parks - 

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 will 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.  
 
United Power would like to work with the developer early in the construction process on getting an 

ditional easements needed and can be dedicated 
on the plat rather than obtaining via sepa  can 
visit https://www.unitedpower.com/construction and submit an application along with CAD data.  
 
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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DEPARTMENT OF PLANNING SERVICES
1555 N. 17th Ave

Greeley, CO 80631 
Website: www.weldgov.com

Email: jflesher@weldgov.com
Phone: (970) 400-3552 

Fax: (970) 304-6498 

Via Email 
 
January 21, 2020 
 
Alyssa Knutson, Planner  
City of Fort Lupton 
130 S. McKinley Avenue 
Fort Lupton, CO 80621 
 
Subject: Fulton Ranch Sketch Plan 
 
Dear Alyssa: 
 
The Weld County Department of Planning Services has reviewed this proposal and submits the following 
comments for your consideration.  

There is no County commitment to upgrade County roads and bridges to accommodate municipal 
developments. 

Weld County Planning recommends ensuring rights-of-way are cleared of easements and pipelines prior to 
acceptance. 

The present zoning of adjacent and surrounding unincorporated properties are predominantly Agricultural. 
Owners of property in the area of this proposal should be made aware that agricultural uses, even when 
done in a manner consistent with good agricultural practices, may generate impacts such as noise, dust, 
flies, odors, aerial spraying, and slow-moving equipment on County roadways. It is important for future 
residents to note that adjacent properties may be in unincorporated Weld County and that Weld County 
has adopted a Right-to-Farm Statement and a Right to Extract Mineral Resources Statement and 
recommends they be placed on all plats adjacent to unincorporated areas: 

Right-to-Farm Statement  

Weld County is one of the most productive agricultural counties in the United States, typically ranking in the 
top ten counties in the country in total market value of agricultural products sold. The rural areas of Weld County 
may be open and spacious, but they are intensively used for agriculture. Persons moving into a rural area must 
recognize and accept there are drawbacks, including conflicts with long-standing agricultural practices and a 
lower level of services than in town. Along with the drawbacks come the incentives which attract urban dwellers 
to relocate to rural areas: open views, spaciousness, wildlife, lack of city noise and congestion, and the rural 
atmosphere and way of life. Without neighboring farms, those features which attract urban dwellers to rural 
Weld County would quickly be gone forever.  

Agricultural users of the land should not be expected to change their long-established agricultural practices to 
accommodate the intrusions of urban users into a rural area. Well-run agricultural activities will generate off-
site impacts, including noise from tractors and equipment; slow-moving farm vehicles on rural roads; dust from 
animal pens, field work, harvest and gravel roads; odor from animal confinement, silage and manure; smoke 
from ditch burning; flies and mosquitoes; hunting and trapping activities; shooting sports, legal hazing of 
nuisance wildlife; and the use of pesticides and fertilizers in the fields, including the use of aerial spraying. It is 
common practice for agricultural producers to utilize an accumulation of agricultural machinery and supplies to 
assist in their agricultural operations. A concentration of miscellaneous agricultural materials often produces a 
visual disparity between rural and urban areas of the County. Section 35-3.5-102, C.R.S., provides that an 
agricultural operation shall not be found to be a public or private nuisance if the agricultural operation alleged 
to be a nuisance employs methods or practices that are commonly or reasonably associated with agricultural 
production.  

Water has been, and continues to be, the lifeline for the agricultural community. It is unrealistic to assume that 
ditches and reservoirs may simply be moved "out of the way" of residential development. When moving to the 
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County, property owners and residents must realize they cannot take water from irrigation ditches, lakes or 
other structures, unless they have an adjudicated right to the water.  

Weld County covers a land area of approximately four thousand (4,000) square miles in size (twice the size of 
the State of Delaware) with more than three thousand seven hundred (3,700) miles of state and County roads 
outside of municipalities. The sheer magnitude of the area to be served stretches available resources. Law 
enforcement is based on responses to complaints more than on patrols of the County, and the distances which 
must be traveled may delay all emergency responses, including law enforcement, ambulance and fire. Fire 
protection is usually provided by volunteers who must leave their jobs and families to respond to emergencies. 
County gravel roads, no matter how often they are bladed, will not provide the same kind of surface expected 
from a paved road. Snow removal priorities mean that roads from subdivisions to arterials may not be cleared
for several days after a major snowstorm. Services in rural areas, in many cases, will not be equivalent to 
municipal services. Rural dwellers must, by necessity, be more self-sufficient than urban dwellers.  

People are exposed to different hazards in the County than in an urban or suburban setting. Farm equipment 
and oil field equipment, ponds and irrigation ditches, electrical power for pumps and center pivot operations, 
high-speed traffic, sand burs, puncture vines, territorial farm dogs and livestock and open burning present real 
threats. Controlling children's activities is important, not only for their safety, but also for the protection of the 
farmer's livelihood. 

Weld County Right to Extract Mineral Resources Statement

Weld County has some of the most abundant mineral resources, including, but not limited to, sand and gravel, 
oil, natural gas, and coal. Under title 34 of the Colorado Revised Statutes, minerals are vital resources because 
(a) the State’s commercial mineral deposits are essential to the State’s economy; (b) the populous counties of 
the state face a critical shortage of such deposits; and (c) such deposits should be extracted according to a 
rational plan, calculated to avoid waste of such deposits and cause the least practicable disruption of the 
ecology and quality of life of the citizens of the populous counties of the state. 

Mineral resource locations are widespread throughout the County and person moving into these areas must 
recognize the various impacts associated with this development. Often times, mineral resource sites are fixed 
to their geographical and geophysical locations. Moreover, these resources are protected property rights and 
mineral owners should be afforded the opportunity to extract the mineral resource. 

Thank you for the opportunity to comment on this proposal. This response addresses general requirements, 
concerns, or issues and is intended to assist in your community’s decision-making process regarding this 
land use proposal. Weld County respectfully reserves the right to make further comment on information or 
issues as they are discovered.  
 
Sincerely, 
 
 
Jim Flesher, AICP 
Long-Range Planner 
Weld County
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143 Union Boulevard, Suite 700, Lakewood, CO 80228      Tel: 303.462.1100  Fax: 303.825.7110
www.atwell-group.com

January 10, 2020

VIA CERTIFIED MAIL – RETURN RECEIPT REQUESTED

Anadarko E&P Company LP
c/o Anadarko Petroleum Corporation
Attn: Land Manager – Western Division
PO Box 9149
The Woodlands, TX 77387-9147

Re: Mineral Deed Notice – Weld County, Colorado 

To Whom It May Concern,

This letter is being prepared on behalf of Sun Communities, who is the applicant for a sketch 
plat submittal for a parcel of land located in a the East half and the North half of the Southwest 
Quarter of Section 33, Township 2 North, Range 66 West, 6th P.M., Weld County, CO (see 
attached legal description).  An application for a Sketch Plat entitled “Fulton Ranch” is currently 
being reviewed by the City of Fort Lupton for approval.  

Through title research, your name was listed as apparent holders of mineral rights on the 
aforementioned Property.  According to Colorado State Law, notice of public hearings related 
to this application must be provided to owners of minerals and oil and gas leases.  You are 
hereby notified that two hearings have been set for the Fulton Ranch Sketch Plat on the 
following dates and times:

Planning Commission Hearing on Thursday, February 13, 2020 at 6:00 PM
City Council Hearing on Tuesday March 3, 2020 at 7:00 PM

Enclosed with this notice is a list of mineral owners and mineral lessees prepared by Zeren Land 
Services and a reduced copy of the sketch plat for your records.  If you have any questions 
regarding this matter, please do not hesitate to contact me at 303-928-6733.

Sincerely,

Christine Sveum
Project Manager

Enclosures
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143 Union Boulevard, Suite 700, Lakewood, CO 80228      Tel: 303.462.1100  Fax: 303.825.7110
www.atwell-group.com

January 10, 2020

VIA CERTIFIED MAIL – RETURN RECEIPT REQUESTED

Kerr-McGee Oil & Gas Onshore LP
Attn: Land Manager/Wattenberg
1099 18th Street, Suite 1500
Denver, CO 80211

Re: Mineral Deed Notice – Weld County, Colorado 

To Whom It May Concern,

This letter is being prepared on behalf of Sun Communities, who is the applicant for a sketch 
plat submittal for a parcel of land located in a the East half and the North half of the Southwest 
Quarter of Section 33, Township 2 North, Range 66 West, 6th P.M., Weld County, CO (see 
attached legal description).  An application for a Sketch Plat entitled “Fulton Ranch” is currently 
being reviewed by the City of Fort Lupton for approval.  

Through title research, your name was listed as apparent holders of mineral rights on the 
aforementioned Property.  According to Colorado State Law, notice of public hearings related 
to this application must be provided to owners of minerals and oil and gas leases.  You are 
hereby notified that two hearings have been set for the Fulton Ranch Sketch Plat on the 
following dates and times:

Planning Commission Hearing on Thursday, February 13, 2020 at 6:00 PM
City Council Hearing on Tuesday March 3, 2020 at 7:00 PM

Enclosed with this notice is a list of mineral owners and mineral lessees prepared by Zeren Land 
Services and a reduced copy of the sketch plat for your records.  If you have any questions 
regarding this matter, please do not hesitate to contact me at 303-928-6733.

Sincerely,

Christine Sveum
Project Manager

Enclosures
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143 Union Boulevard, Suite 700, Lakewood, CO 80228      Tel: 303.462.1100  Fax: 303.825.7110
www.atwell-group.com

January 10, 2020

VIA CERTIFIED MAIL – RETURN RECEIPT REQUESTED

Anadarko Land Corporation
c/o Anadarko Petroleum Corporation
Attn: Manager Property & Rights of Way
PO Box 9149
The Woodlands, TX 77387-9147

Re: Mineral Deed Notice – Weld County, Colorado 

To Whom It May Concern,

This letter is being prepared on behalf of Sun Communities, who is the applicant for a sketch 
plat submittal for a parcel of land located in a the East half and the North half of the Southwest 
Quarter of Section 33, Township 2 North, Range 66 West, 6th P.M., Weld County, CO (see 
attached legal description).  An application for a Sketch Plat entitled “Fulton Ranch” is currently 
being reviewed by the City of Fort Lupton for approval.  

Through title research, your name was listed as apparent holders of mineral rights on the 
aforementioned Property.  According to Colorado State Law, notice of public hearings related 
to this application must be provided to owners of minerals and oil and gas leases.  You are 
hereby notified that two hearings have been set for the Fulton Ranch Sketch Plat on the 
following dates and times:

Planning Commission Hearing on Thursday, February 13, 2020 at 6:00 PM
City Council Hearing on Tuesday March 3, 2020 at 7:00 PM

Enclosed with this notice is a list of mineral owners and mineral lessees prepared by Zeren Land 
Services and a reduced copy of the sketch plat for your records.  If you have any questions 
regarding this matter, please do not hesitate to contact me at 303-928-6733.
Sincerely,

Christine Sveum
Project Manager

Enclosures
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143 Union Boulevard, Suite 700, Lakewood, CO 80228      Tel: 303.462.1100  Fax: 303.825.7110
www.atwell-group.com

January 10, 2020

VIA CERTIFIED MAIL – RETURN RECEIPT REQUESTED

KPK Kauffman Company, Inc.
1675 Broadway, Suite 2800
Denver, CO 80202

Re: Mineral Deed Notice – Weld County, Colorado 

To Whom It May Concern,

This letter is being prepared on behalf of Sun Communities, who is the applicant for a sketch 
plat submittal for a parcel of land located in a the East half and the North half of the Southwest 
Quarter of Section 33, Township 2 North, Range 66 West, 6th P.M., Weld County, CO (see 
attached legal description).  An application for a Sketch Plat entitled “Fulton Ranch” is currently 
being reviewed by the City of Fort Lupton for approval.  

Through title research, your name was listed as apparent holders of mineral rights on the 
aforementioned Property.  According to Colorado State Law, notice of public hearings related 
to this application must be provided to owners of minerals and oil and gas leases.  You are 
hereby notified that two hearings have been set for the Fulton Ranch Sketch Plat on the 
following dates and times:

Planning Commission Hearing on Thursday, February 13, 2020 at 6:00 PM
City Council Hearing on Tuesday March 3, 2020 at 7:00 PM

Enclosed with this notice is a list of mineral owners and mineral lessees prepared by Zeren Land 
Services and a reduced copy of the sketch plat for your records.  If you have any questions 
regarding this matter, please do not hesitate to contact me at 303-928-6733.

Sincerely,

Christine Sveum
Project Manager

Enclosures
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