
 
AGENDA 

LARIMER COUNTY BOARD OF COMMISSIONERS 
Monday, April 4, 2016/3:00 P.M./Hearing Room 

 
A. CALL TO ORDER 
 
B. PLEDGE OF ALLEGIANCE 
 
C. PUBLIC HEARING CONSENT ITEMS: *Will not be discussed unless requested by 
       Commissioners or members of the audience. 

 
*1. COX SUBDIVISION, FILE #15-S3361     PAGE 1 

 
Staff Contacts:  Rob Helmick, Planning, Clint Jones Engineering, Doug Ryan, Health 

 

 
*2. SWEETWATER ACRES PLANNED LAND DIVISION   PAGE 30 
 FILE #16-S3365 
 

Staff Contacts:  Rob Helmick, Planning, Clint Jones Engineering, Doug Ryan, Health 
 

D. ADJOURN 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



*1. TITLE:   Cox Subdivision 
 

REQUEST:   Public Hearing Review for a Preliminary 
Plat to subdivide 40 acres into two lots, one 
of 5 acres and one of 35 acres. 

 

LOCATION:   22-9-69; located west of CR 17 north of CR 
66 

 

APPLICANT/PROPERTY OWNER:   Charles P. and Janet L. Cox  
 10257 N CR 17 
 Fort Collins CO 80524 
   

STAFF CONTACTS:   Robert Helmick, AICP, Planning 
  Clint Jones, Engineering  
  Doug Ryan, Health 
 

 FILE #:   15-S3361 
 

NOTICE GIVEN: Newspaper Publication 
 First Class Mailing to surrounding property 

owners within 500 feet 
 

 LCPC HEARING DATE:   Mach 16, 2016 
 

 LCPC RECOMMENDATION: Motion Passed:  6-1 
 

 DISCUSSION: 
 

 This request was on the Larimer County Planning Commission hearing agenda as a Consent 
Item.  The applicant was the only public present for this hearing and no member of the Larimer 
County Planning Commission removed the request from consent.  The application was 
recommended to the Board of County Commissioners for approval as presented.   

 

PLANNING COMMISSION AND DEVELOPMENT SERVICES TEAM 
RECOMMENDATION: 

 

The Larimer County Planning Commission and Development Services Team recommends 
Approval of the Cox Subdivision Preliminary Plat file #15-S3361 to the following condition(s): 
 

1. The Final Plat shall be consistent with the approved preliminary plan and with the 
information contained in the Cox Subdivision Preliminary Plat file #15-S3361, except as 
modified by the conditions of approval or agreement of the County and applicant.  The 
applicant shall be subject to all other verbal or written representations and commitments of 
record for the Cox Subdivision Preliminary Plat. 

 

2. The following fees shall be collected at building permit issuance for new single-family 
dwellings:  Poudre School District school fee, Larimer County fees for County and Regional 
Transportation Capital Expansion, and Larimer County Regional Park Fees (in lieu of 
dedication).  The fee amount that is current at the time of building permit application shall 
apply.   

 

3. Fire Requirements Residential fire sprinklers will be required in all new habitable buildings. 
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4. All habitable structures will require an engineered foundation system. Such engineered 
foundation system designs shall be based upon a site-specific soils investigation.  The lowest 
habitable floor level (basement) shall not be less than 3 feet from the seasonal high water 
table.  Mechanical methods proposed to reduce the ground water level, unless it is a response 
after construction, must be proposed on a development wide basis. 

 

5. Passive radon mitigation measures shall be included in construction of residential structures 
on these lots.  The results of a radon detection test conducted in new dwellings once the 
structure is enclosed but prior to issuance of a certificate of occupancy shall be submitted to 
the Building Department.  As an alternative, a builder may present a prepaid receipt from a 
radon tester, which specifies that a test will be done within 30 days.  A permanent certificate 
of occupancy can be issued when the prepaid receipt is submitted. 

 

6. Additional ROW shall be dedicated on CR 17, as request by the Engineering Department.   
 

7. Applicant prior to completion of the Final Plat shall address the concerns of the State 
Engineers Office, with respect to the existing well on site.   

 

SUGGESTED MOTION FOR BOARD OF COUNTY COMMISSIONERS: 
 

I move that the Board of County Commissioners Approve the Cox Subdivision Preliminary Plat 
file #15-S3361 subject to the condition(s) as outlined above. 
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PLANNING COMMISSION 
MINUTES 

FROM 
MARCH 16, 2016 
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LARIMER COUNTY PLANNING COMMISSION 
Minutes of March 16, 2016 

 

The Larimer County Planning Commission met in a regular session on Wednesday, March 16, 2016, at 
6:30 p.m. in the Hearing Room.  Commissioners’ Christman, Couch, Cox, Gerrard, Glick, Miller, and 
Wallace were present.  Commissioner Dougherty and Miller were absent.  Commissioner Jensen 
presided as Chairman.  Also present were Matt Lafferty, Principal Planner, Rob Helmick, Senior 
Planner, Rebecca Smith, Planner I, Clint Jones, Engineering Department, Doug Ryan, Health 
Department and Jill Wilson, Recording Secretary.   
 

The Planning Commission went on a site visit to Cox Subdivision, Sweetwater Acres PLD/PD, and 
Sykes MLD Rezoning. 
 

CONSENT ITEM: 
 

COX SUBDIVISION  #15-S3361:  Mr. Helmick provided background information on the request for a 
Preliminary Plat to subdivide 40 acres into two lots, one of 5 acres and one of 35 acres, located west of 
County Road 17 north of County Road 66. 
 

DISCUSSION: 
Commissioner Wallace stated that she would be voting against the subdivision.  She understood the 
applicant’s desires; however, the Waverly area was mostly comprised of 10 acre parcels or more, and 
she believed that the second lot should be a 10 acre parcel not a 5 acre parcel.  She believed approving 
this would start in motion requests for more smaller acre lots in the area, which was not what the 
community was based upon. 
 

Commissioner Cox moved that the Planning Commission adopt the following Resolution: 
 

BE IT RESOLVED that the Planning Commission recommend to the Board of County 
Commissioners approval of the Cox Subdivision, file #15-S3361, for the property described on 
“Exhibit C” to the minutes, subject to the following conditions: 

 

1. The Final Plat shall be consistent with the approved preliminary plan and with the 
information contained in the Cox Subdivision Preliminary Plat file #15-S3361, except as 
modified by the conditions of approval or agreement of the County and applicant.  The 
applicant shall be subject to all other verbal or written representations and commitments of 
record for the Cox Subdivision Preliminary Plat. 

2. The following fees shall be collected at building permit issuance for new single-family 
dwellings:  Poudre School District school fee, Larimer County fees for County and Regional 
Transportation Capital Expansion, and Larimer County Regional Park Fees (in lieu of 
dedication).  The fee amount that is current at the time of building permit application shall 
apply.   

3. Fire Requirements Residential fire sprinklers will be required in all new habitable buildings. 
4. All habitable structures will require an engineered foundation system. Such engineered 

foundation system designs shall be based upon a site-specific soils investigation.  The lowest 
habitable floor level (basement) shall not be less than 3 feet from the seasonal high water 
table.  Mechanical methods proposed to reduce the ground water level, unless it is a response 
after construction, must be proposed on a development wide basis. 

 

PC MINUTES 
03/16/16
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5. Passive radon mitigation measures shall be included in construction of residential structures 
on these lots.  The results of a radon detection test conducted in new dwellings once the 
structure is enclosed but prior to issuance of a certificate of occupancy shall be submitted to 
the Building Department.  As an alternative, a builder may present a prepaid receipt from a 
radon tester, which specifies that a test will be done within 30 days.  A permanent certificate 
of occupancy can be issued when the prepaid receipt is submitted. 

6. Additional ROW shall be dedicated on CR 17, as request by the Engineering Department.   
7. Applicant prior to completion of the Final Plat shall address the concerns of the State 

Engineers Office, with respect to the existing well on site.   
 
Commissioner Glick seconded the Motion. 
 
Commissioners’ Christman, Couch, Cox, Gerrard, Glick and Chairman Jensen voted in favor of the 
Motion. 
 
Commissioner Wallace voted against the Motion. 
 
MOTION PASSED:  6-1 

PC MINUTES 
03/16/16
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 TITLE:   Cox Subdivision 
 

REQUEST:   Preliminary Plat to subdivide 40 acres into 
two lots, one of 5 acres and one of 35 acres. 

 

LOCATION:   22-9-69; Located west of CR 17 north of 
CR 66 

 

APPLICANT/PROPERTY OWNER:   Charles P. and Janet L. Cox  
 10257 N CR 17 
 Fort Collins CO 80524 
   

STAFF CONTACTS:   Robert Helmick, AICP, Planning 
  Clint Jones, Engineering  
  Doug Ryan, Health 
 

 FILE #:   15-S3361 
 

SITE DATA: 
 

 Parcel Number(s) 9922000031 
 Total Development Area: 40 acres 
 Existing Land Use: Residential and agricultural 
 Proposed Land Use: Large Lot Residential  
 Existing Zoning: O-Open 
 Adjacent Zoning: 
  East:  O-Open 
  North:  O-Open 
  West:  O-Open 
  South:  O-Open 
 Adjacent Land Uses: 
  East:  Large Lot Residential & Agricultural 
  North:   Large Lot Residential & Agricultural 
  West:   Large Lot Residential & Agricultural 
  South   Large Lot Residential & Agricultural 
 Services: 
  Access: CR 17  
  Water:  Northern Colorado Water Association  
  Sewer:  On-site ISDS 
  Fire Protection: Wellington Fire District 
 

PROJECT DESCRIPTION/BACKGROUND:  
 

The applicant proposes a subdivision of the 40-acre site, currently occupied by a home and 
agricultural outbuildings, into a 35 acre lot and a five acre lot.  The applicants has received 
approval from the Board of County Commissioners for two appeals.  These were to allow a 
subdivision rather than Conservation Development to subdivide the property and the other to 
propose a five acre lot rather than the required 10 acres.  Both appeals were related to the 
premise that the applicant currently operates a private horse facility on the property, and the 
Conservation Development process would be required on the developed area, which would 
either consume too much development area ground or additionally not allow a public equestrian 
facility on the residual lands.  This would have limited any potential future sale of the land to 

PC STAFF REPORT 
03/16/16
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only a private equestrian operator.  The Board of County Commissioners approved the appeals 
recognizing the constraints the Conservation Development imposed and recognized the 
proposed design, which only proposed two lots rather than the possible four, was consistent with 
the surrounding area. 
 

The proposal creates the 35 acre lot with the existing home and a five acre residential lot.   
 

REVIEW CRITERIA:  
 

To approve a Subdivision, the County Commissioners must consider the following review 
criteria and find that each criterion has been met or determined to be inapplicable: 
 

A. The proposed subdivision is compatible with existing and allowed land uses in the 
surrounding area; 

 

The surrounding area, Waverly, has seen development in the past.  A variety of residential 
densities exists principally large lot rural development as well as agricultural properties over 
100 acres.  This proposal will be consistent with the densities and type of surrounding 
development.  Maintaining a large lot will buffer the use to west where a wildlife area exists.  
This also allows the applicant to use the land as they have in the past and allow for both 
agriculture and grazing of livestock.   
 

B. The applicant has demonstrated that the proposed subdivision can and will comply 
with all applicable requirements of this code; 

 

8.1. Adequate Public Facilities:   
 

8.1.1. Sewage disposal level of service standards:   
The Health Department has noted that the existing residence is served by an existing 
system and seems to be functioning well.  The new Lot 2 responds to the soils conditions 
in the area and is supportable for a new septic system.   
 

8.1.2. Domestic water level of service standards:   
Northern Colorado Water Association has indicated that they can provide service to the 
new lot as well as continuing service to the existing lot.  They have also indicated that 
the service is from an existing line, which cannot meet the flow and pressure 
requirements for hydrants and will necessitate residential fire sprinklers.   There is an 
existing well on site.  This well is not used for any significant purpose on site at this 
time; however, the State Engineers Office will require the well to be either abandoned or 
re-permitted through an augmentation process.   
 

8.1.3. Drainage level of service standards:   
The applicant will need to complete a preliminary drainage analysis for the Final Plat.   
 

8.1.4. Fire protection and emergency medical service level of service standards:   
Based on the nature of the water service available residential fire sprinklers will be 
required.   
 

8.1.5. Road capacity and level of service standard:   
This project will have minimal impact on CR 17 where a 40-foot half width ROW is 
required.  Access will be one for the existing home and a new access point aligned with a 
drive to the east across CR 17.  The applicant will need to provide for the additional 
dedicated ROW.   
 

PC STAFF REPORT 
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8.2. Wetland Areas:   
There are no wetlands on this site  

 

8.3. Hazard Areas:   
There are no hazards identified on this site. 

 

8.4. Wildlife:   
There are no specific wildlife designations on this site, which would require a 
conservation plan or raise issues that are in conflict with the proposed plans.  There are 
private wildlife areas to the southwest of this property.  

 

8.5. Landscaping:   
There is no landscaping proposed nor is any required for this development 

 

8.6. Off-Road Parking Standards:   
The standard is for two off street spaces.  The proposed lots should accommodate this 
without problem.   

 

8.8. Irrigation Facilities:   
It is the applicant’s proposal to keep any lands and easement area of any of the ditch on 
the residual lot.   
 

8.11. Air Quality Standards:   
This will be applicable at the time of development construction and permits may be 
required at that time. 

 

8.12. Water Quality Management Standards:   
The drainage plan for this site will need to address the possibility of detention and water 
quality.   

 

8.14. Development Design:   
In our review, the Team had some intial concerns with respect to the configuration of the 
new Lot 2.  The applicant indicates the configuration preserves access to internal lateral 
ditches as well as a drain tile in the area, further allowing the access to align with 
property to the east. .   

 

8.15. Lighting:   
The applicant should consider the guidance provided in this section of the Larimer 
County Land Use Code for all outdoor lighting.   

 

8.16. Fences:   
Fences should be designed with the respect to the Code recommendations regarding 
wildlife.   

 

C. Approval of the proposed subdivision will not result in a substantial adverse impact on 
other property in the vicinity of the proposed subdivision 
This development proposal is consistent in land use type with the surrounding area and is 
proposed at a substantially similar density that exists in the area.  The Team does not find 
any adverse impact to properties in the surrounding area.    

D. The recommendations of referral agencies have been considered;  
The comments of referral agencies have been incorporated into this analysis and are attached 
as a part of the packet for review and use.   

 
 

PC STAFF REPORT 
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OTHER MAJOR CONCERNS AND ISSUES: 
 

The Team and referral agencies have not noted significant issues.  The applicant will need to 
address though abandonment or a new permit the use of the historic existing well on site.   

 

SUMMARY & CONCLUSIONS: 
 

The plan and eventually the plat will result in a land division, which responds to the site and is 
very much like a Conservation Development.   

 

DEVELOPMENT SERVICES TEAM FINDINGS: 
 

The Development Services Team finds that the Preliminary Plat for the Cox Subdivision: 
 

 Is compatible with the surrounding area. 
 Meets the requirements and standards of the Larimer County Land Use Code. 
 Does not result in an adverse impact to any other property in the areas; and, 
 The plans respond to referral agency comments.   

 

DEVELOPMENT SERVICES TEAM RECOMMENDATION:  
 

The Development Services Team recommends the Larimer County Planning Commission 
recommend to the Board of County Commissioners Approval of the Cox Subdivision 
Preliminary Plat, file #15-S3361, subject to the following condition(s): 
1. The Final Plat shall be consistent with the approved preliminary plan and with the 

information contained in the Cox Subdivision Preliminary Plat file #15-S3361, except as 
modified by the conditions of approval or agreement of the County and applicant.  The 
applicant shall be subject to all other verbal or written representations and commitments of 
record for the Cox Subdivision Preliminary Plat. 

2. The following fees shall be collected at building permit issuance for new single-family 
dwellings:  Poudre School District school fee, Larimer County fees for County and Regional 
Transportation Capital Expansion, and Larimer County Regional Park Fees (in lieu of 
dedication).  The fee amount that is current at the time of building permit application shall 
apply.   

3. Fire Requirements Residential fire sprinklers will be required in all new habitable buildings. 
4. All habitable structures will require an engineered foundation system. Such engineered 

foundation system designs shall be based upon a site-specific soils investigation.  The lowest 
habitable floor level (basement) shall not be less than 3 feet from the seasonal high water 
table.  Mechanical methods proposed to reduce the ground water level, unless it is a response 
after construction, must be proposed on a development wide basis. 

5. Passive radon mitigation measures shall be included in construction of residential structures 
on these lots.  The results of a radon detection test conducted in new dwellings once the 
structure is enclosed but prior to issuance of a certificate of occupancy shall be submitted to 
the Building Department.  As an alternative, a builder may present a prepaid receipt from a 
radon tester, which specifies that a test will be done within 30 days.  A permanent certificate 
of occupancy can be issued when the prepaid receipt is submitted. 

6. Additional ROW shall be dedicated on CR 17, as request by the Engineering Department.   
7. Applicant prior to completion of the Final Plat shall address the concerns of the State 

Engineers Office, with respect to the existing well on site.   

PC STAFF REPORT 
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