
AGENDA 
LARIMER COUNTY PLANNING COMMISSION 

Wednesday, April 20, 2016/6:30 P.M./Commissioners' Hearing Room 
 
A.  CALL TO ORDER 
 
B. PLEDGE OF ALLEGIANCE 
 
C. PUBLIC COMMENT ON THE COUNTY LAND USE CODE 
 
D. PUBLIC COMMENT REGARDING OTHER RELEVANT LAND USE MATTERS 

NOT ON THE AGENDA 
 
E. APPROVAL OF THE MINUTES FOR THE MARCH 16, 2016 MEETING. 
 
F.   AMENDMENTS TO AGENDA 
 
G. ITEMS: 
 

1. MOUNTAIN WHITEWATER DESCENTS AMENDED SPECIAL REVIEW   
#16-Z2002 

 
Staff Contact:  Karin Madson   Page 1 

 
 
 2. PEAK VIEW ESTATES CONSERVATION DEVELOPMENT #14-S3231 
 

Staff Contact:  Karin Madson   Page 46 
 

 
3. WINDJAMMER ROADHOUSE SPECIAL EXCEPTION    #15-Z1995 
 

Staff Contact:  Karin Madson   Page 130 
 

 
H. REPORT FROM STAFF 
 
I. ADJOURN 
 
NEXT MEETINGS: Wednesday, May 11, 2016:  BCC/Planning Commission worksession 
   Wednesday, May 18, 2016:  Planning Commission hearing 
 
 
 



 



1. TITLE:   Mountain Whitewater Descents 
Special Review Amendment 

 
REQUEST:   Amended Special Review to change 

the layout and location of the parking 
and amphitheater areas to improve 
circulation and visitor experience.  
No other changes are proposed to the 
previously approved Special Review, 
File#14-Z1926. 

 
LOCATION:   34-08-69; located on the south side 

of Highway 287, approximately ½ 
mile west of North Shields Street. 

 
APPLICANT/ PROPERTY OWNER:   Brad Modesitt 
 2411 N. Shields 
 Fort Collins, CO 80524 
   
STAFF CONTACTS:   Karin Madson, Planning 
 Doug Ryan, Health 
 Clint Jones, Engineering 
 
FILE #:   16-Z2002 
 
NOTICE GIVEN: Posting in the officially designated 

area of the Larimer County 
Courthouse Offices no less than 
twenty-four hours in advance of the 
hearing. 

 
 
SITE DATA: 
 

 Parcel Number(s)  98341-10-701 
 Total Development Area: 12.88 acres 
 Existing Land Use: Rafting Business 
 Proposed Land Use: Rafting Business, Bar/Tavern, 

Restaurant, Community Hall  
 Existing Zoning: PD, Planned Development 
 Adjacent Zoning: 
  North   FA-1 Farming and RE-Rural Estate 
  West:  FA-1 Farming and C-Commercial 
  South   FA-1 Farming  
  East:  FA-1 Farming and C-Commercial 



 Adjacent Land Uses: Farming, residential, commercial 
businesses 

Services: 
  Access: Highway 287 
  Water:  West Fort Collins 
  Sewer:  City of Fort Collins 
  Fire Protection: Poudre Fire 
 No. Trips Generated by Use: not determined 
 

 
PROJECT DESCRIPTION/BACKGROUND:  
 
The 12.88 acre property is zoned PD-Planned Development.  The property is the site of 
the existing Mountain Whitewater Descents rafting business that was approved by 
Special Exception in 2001.  A Special Review for the Rafting Business, Bar/Tavern, 
Restaurant, and Community Hall was approved on Dec. 22, 2014. The property is located 
within the Fort Collins Growth Management Area (GMA) which is the area that is 
anticipated to be annexed by the City of Fort Collins.  Because the property is not 
contiguous to the current Fort Collins municipal limits, it is not eligible for annexation at 
this time.  The property is owned by the applicant and is adjacent to their existing home.   
 
This request is to change the location and layout parking and restaurant/bar & 
amphitheater areas.  The new layout shows the relocation of the existing 1854 residence 
(office) to a southern portion of the lawn area for weddings, changing the emergency 
access to a pedestrian promenade, piping the irrigation lateral on the western boundary of 
the property, adding a second pedestrian bridge on the southern portion of the property 
for maintenance access and a vegetated perimeter on the western edge of the property.  
No other changes are proposed to the approved Special Review (hours, events, etc). 

 
 
REVIEW CRITERIA AND ANALYSIS:  
 
To approve a Special Review application, 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 use will be compatible with existing and allowed uses in the 

surrounding area and be in harmony with the neighborhood; In 2014 the Board 
of County Commissioners found the proposal to be compatible with the surrounding 
area.  The major issue of concern at the time was noise associated with the venue.  
With this amendment the applicant provided noise study information modified to 
account for the revised layout and location of the facilities. No new concerns have 
been identified. 
 
 



Doug Ryan provided comments on this report and the proposal (refer to the memo 
dated March 9, 2016).  He noted: “The county noise ordinance is designed to protect 
residential properties, which are defined as sites occupied as single or multi-family 
residences. If surrounding properties should develop with residential uses in the 
future, my interpretation is that the standards in the ordinance Page 2 of 2 would 
apply to those properties at that time. This issue is particularly relevant to the 
property to the west – which is currently undeveloped and closest to the revised stage 
location. This means that additional sound level mitigation may be necessary in the 
future when and if nearby properties develop.”   
 
In the processing of this application Loveland Ready Mix (owner of the property to 
the west) indicated that they have plans to mine the property to the west.  While it 
may be that the proposed mining affects this business due to mining activities, it is 
also less likely that the adjacent property be developed for residential uses in the near 
future.   

 
B. Within a GMA district, the proposed use is consistent with the applicable 

supplementary regulations to the GMA district, or if none, with the County 
Master Plan or county adopted sub-area plan; This project is located within the 
Fort Collins Growth Management Area.  Comments from the City (comments dated 
March 16, 2016) identify recommendations for the parking lot layout (islands), 
parking lot lighting, screening landscaping, the use of cottonwood trees, and potential 
street improvements.  Comments also include environmental planning, landscape 
plans, stormwater engineering, and traffic operation.  Some of these comments will 
be addressed during site plan review.  Others refer to the City’s standards, not the 
County’s requirements.   

 
C. The applicant has demonstrated that this project can and will comply with all 

applicable requirements of this code; 
 

Section 8 Standards for All Development 
Section 8.1 Adequate Public Facilities 

Sub-Section 8.1.1 Sewage Disposal Level of Service Standards: No changes 
are proposed to the current approval regarding sewer service. 
 
Sub-Section 8.1.2 Domestic Water Level of Service Standards: No changes are 
proposed to the current approval regarding water service. Water is proposed to be 
provided by the West Fort Collins Water District.  The District has commented 
(refer to letter from Doug Bigge, dated Feb. 16.2016) that they can still serve the 
proposed development.   
 
Sub-Section 8.1.3 Drainage Level of Service Standards: The Engineering 
Department (refer to the memos from Clint Jones, dated March 4, 2016) 
commented that the technical review will be completed during the Site Plan 
Review process. 
 



Sub-Section 8.1.4 Fire Protection & Emergency Medical Level of Service 
Standards: The Poudre Fire Authority provides fire protection services to the 
site.    The district provided comments (refer to email from Jim Lynxwiler, dated 
March 16, 2016). Comments were received regarding the scale of the plans, the 
water supply, fire lanes, automatic sprinkler systems, stage -vs- platform and 
security gates.  These requirements will need to be met with the Site Plan Review 
application. 
 
Sub-Section 8.1.5 Road Capacity and Level of Service Standards: No changes 
are proposed to the access or traffic generation.  The Engineering Department 
(refer to the memos from Clint Jones, dated March 4, 2016) commented that the 
technical review will be completed during the Site Plan Review process. 

 
Section 8.2 Wetland Areas:  The change of layout does not affect the 
requirement for wetland mitigation and replacement.  The conditions of approval 
for the initial application will continue to apply and will need to be met at the Site 
Plan Review stage. 

 
Section 8.3 Hazard Areas: County maps show geologic hazards in this area as 
low. There is no flood plain in the vicinity of the proposal.  No further 
information is required. 

 
Section 8.4 Wildlife:  No areas of wildlife concern were identified in this review. 

  
Section 8.5 Landscaping: Landscaping plans will be required and reviewed at 
the Site Plan Review stage should the project be approved.   The plans will need 
to meet the requirements of this section. 

 
Section 8.6 Private Local Access Road and Parking Standards: The 
Engineering Department (refer to the memos from Clint Jones, dated March 4, 
2016) commented that the technical review will be completed during the Site Plan 
Review process. The Site Plan Review application will need to include 
construction plans that show details for these improvements.    

 
Section 8.7 Road Surfacing Requirements:  The Engineering Department (refer 
to the memos from Clint Jones, dated March 4, 2016) commented that the 
technical review will be completed during the Site Plan Review process. 

 
Section 8.8 Irrigation:  The Little Cache Ditch bisects the property.  Easements 
for the irrigation ditch crossing the property will need to be dedicated and shown 
on the site plan at the Site Plan Review stage. 

 
The new layout includes the piping of a lateral ditch that runs along the west 
boundary of the property.  Neighboring property owners have expressed support 
for this change and provided recommendations for the pipe size and coordination 
of installation.  Details for piping, including sizing of the pipe and scheduling of 



the installation, will need to be worked out with the Ditch company and finalized 
at the Site Plan Review stage. 

 
Section 8.11 Air Quality Standards:  Not applicable. 

 
Section 8.12 Water Quality Management Standards: As noted above a 
drainage plan and report, including stormwater management, will be reviewed and 
addressed at the Site Plan Review stage should the project be approved.   

 
Section 8.13 Commercial Mineral Deposits:  Although the property is in an area 
with mapped aggregate resources, it is not considered a commercial mineral 
deposit because the property is small in size and contains wetlands.  The applicant 
has provided the required certification regarding mineral rights notice at the time 
of the 2014 Special Review hearings. 

 
Section 8.14 Development Design Standards for Land Division.  Not 
applicable.   

 
Section 8.15 Site Lighting: No lighting was identified with the Special Review 
application.  Lighting will need to be addressed at the Site Plan Review stage, 
including the submittal of a lighting plan. 

 
Section 8.16 Fences:  No fencing is identified in the application materials.  

 
D. The proposed use will not result in a substantial adverse impact on property in 

the vicinity of the subject property; The uses proposed on the property have the 
potential to negatively affect adjacent properties if adequate measures are not taken to 
mitigate the impacts.  Of most concern are noise, traffic and wetland impacts.  It is 
the opinion of the Development Review Team that the current plans adequately 
identify and could mitigate these potential impacts given the proposed strategies 
identified by the applicant and the proposed conditions of approval. 

 
E. The recommendations of referral agencies have been considered.  Comments 

from the referral agencies are attached to this report and have been considered in the 
review of this application.  

 
F.   The Applicant has demonstrated that this project can meet applicable additional 

criteria listed in Section 4.3 Use Descriptions.  The applicable sections indicate that 
Special Review is required for outdoor components of the bar/tavern, restaurant and 
community hall uses.   Landscaping will be addressed at the Site Plan Review stage 
should the project be approved. 

 
 
 
 
 



 MAJOR ISSUES AND CONCERNS: 
 

The issues and concerns with the proposed Special Review amendment are outlined in 
this report. There are no additional concerns or issues.  No neighbors have expressed 
concern at the time this memo was prepared. 
 

  
 SUMMARY & CONCLUSIONS: 
 

The Mountain Whitewater Descents Amended Special Review as proposed would change 
the layout of the existing, approved Special Review by changing the location of the 
parking area and amphitheater.  The Development Service Team believes that the 
application adequately addresses the review criteria and standards for this type of 
development. 

______________________________________________________________________________ 
 
DEVELOPMENT SERVICES TEAM FINDINGS:   
 
The Development Services Team recommends to the Larimer County Planning 
Commission the adoption of the following findings with respect to this requested Special 
Review:   
A. The proposed use will be compatible with existing and allowed uses in the 

surrounding area and be in harmony with the neighborhood;  
B. Within the Fort Collins GMA district, the proposed use is consistent with the 

applicable supplementary regulations to the GMA district.  
C. The applicant has demonstrated that this project can and will comply with all 

applicable requirements of this code.   
D. The proposed use should not result in a substantial adverse impact on property 

in the vicinity of the subject property.   
E. The recommendations of referral agencies have been considered.   
F.  The Applicant has demonstrated that this project can meet applicable additional 

criteria listed in Section 4.3 Use Descriptions.   
 
  
 DEVELOPMENT SERVICES TEAM RECOMMENDATION:  
 

The Development Services Team recommends the Larimer County Planning Commission 
recommend to the Board of County Commissioners Approval of the Mountain 
Whitewater Descent Amended Special Review File #16-Z2002, subject to the 
following conditions: 

 
1. This Special Review approval shall automatically expire without a public hearing 

if the use is not commenced within three years of the date of approval.  
 
 



2. The Site shall be developed consistent with the approved plan and with the 
information contained in the Mountain Whitewater Descent Special Review 
File #14-Z1926 and the Mountain Whitewater Descent Amended Special 
Review File #16-Z2002 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 Mountain 
Whitewater Descent Special Review and Mountain Whitewater Descent 
Amended Special Review. 

 
3. All other conditions of approval for the Mountain Whitewater Descent Special 

Review File #14-Z1926 continue to apply. 
 

4. The Site Plan Review application shall address the requirements of the Poudre 
Fire Authority noted in the memo from Jim Lynxwiler, dated March 16, 2016. 

 
 














































































