
 

  
PLANNING & ZONING COMMISSION 

Wednesday, May 13, 2020 
7:00 P.M. 

 
REGULAR MEETING 

(Conducted via Remote Online Meeting services) 
 
Agenda 
 

I. Call to Order 
 

II. Roll Call 
  

III. Public Comments regarding items not on the Agenda (limited to 3 minutes each) 
 

IV. New Business 
 
a. Public Hearing - ZON20-0001 I-25 Gateway Center Filing Four PUD 

Amendment #3  
Proposed amendment to the approved PUD requirements, including the addition of a 
land use via Conditional Use Grant process, and modification to several development 
standards. Gateway Drive area, west of I-25. 

 
b. Public Hearing - SUB20-0001 The Ridge at Johnstown Subdivision Filing 1 – 

Final Subdivision and Final Development Plan 
Proposed subdivision of 74.6 acres into 208 single family lots, with associated open 
space and improvements. South of CR 18, east of CR 3E.  
 

c. Public Hearing - USR20-0001 FTC Fall River Monopine 
Proposed 65-foot tall wireless tower camouflaged as a pine tree at 5360 Ronald 
Reagan Blvd, in the 2534 West Subdivision. 

  
V. Departmental Report 

  
VI. Commissioner Reports and Comments 

 
VII. Adjourn 

 
 
Noteworthy dates: 

• March 27th 7PM – Steering Committee with Logan Simpson re: 2020 Comprehensive Plan 
(Zoom) 

• June 10th 7 PM – Tentative PZC Regular Meeting, location TBD 
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PLANNING & ZONING COMMISSION 
AGENDA MEMORANDUM 

  
ITEM:   Amendment to I-25 Gateway Center Filing Four PUD 
  
PROJECT:  I-25 Gateway Center Filing Four PUD Amendment No. 3 
 
LOCATION:   West of I-25 / North of Hwy 60                      
  
APPLICANT:   Vogel & Associates, on behalf of Gateway Owners, LLC (owner) 
 
STAFF:  Kim Meyer, Planning & Development Director 
 
HEARING DATE: May 13, 2020 
 
 
EXECUTIVE SUMMARY 
The Town of Johnstown is considering a request for an amendment to the text of the I-25 Gateway Center Filing 
Four PUD. The amendment will: 

• Add Vehicle Sales and Rental as a Conditional Use 
• Adds Subsection 4, under E Development Standards, to provide additional detail on vehicle sales and 

rental display requirements. 
• Modification to allow a standard parking space length to be 18 feet (vs 20 feet), if it does not interfere 

with an ADA-required walkway, and/or the space overhangs a landscape area or walk with a minimum 
width of 6 feet. 

• Amendment to Section G.2. Temporary Signs provides for temporary signs, but removes the ability to 
post signs off-site, in keeping with typical town standards. 

• Amendment to Section J.3.B Architecture – removes the requirement that roof color must be dark green. 
 
PROPERTY DATA 
Location:   North of WCR 48, East of I-25 in the Gateway Center Subdivision 
Property Size:     45.46 Acres 
Current Zoning/Land Use(s):  PUD-B - “I-25 Gateway Center Filing No Four” 
Surrounding Zoning/Land Uses: North: Weld Co “A” Agriculture zone district 

South:  PUD-MU – vacant (development proposal pending) 
East: I-25 and PUD-MU – “Vista Commons,” vacant 
West: Gateway Commercial (GC) zone district – light industrial 

BACKGROUND  
Annexation:  Gateway Center Annexation No 2, 02/05/1996, 159.19 acres 
Subdivision: I-25 Gateway Center Filing No Four, 03/14/2003, 45.46 acres 
Zoning:  Gateway zone district I-25 Gateway Center, 02/05/1996 

PUD-B Overlay “I-25 Gateway Center Filing No Four PUD,” 10/21/2002, (ORD 2002-699); 
PUD Amendment #2 July 2019 (ORD 2019-163) 
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This PUD overlay district was approved in 2002. The PUD document created three use areas – A, B, and C. Area 
A (9.17 ac.) permits retail and commercial uses, further clarified in the document; Area B (13.96 ac) permits Uses 
in A, in addition to select light industrial uses; Area C (16.96 ac.) permits all uses in A and B, plus an expanded 
list of light industrial uses. The I-25 Gateway PUD applies to only those lots identified in the PUD map, the 
remainder of the “Gateway Subdivision” was zoned to the Gateway zoning district, a modified industrial district 
in the Johnstown Municipal Code. 
 
ANALYSIS OF THE SITE, PROJECT, AND POTENTIAL IMPACTS 
Site: The area of the PUD itself poses no atypical or notable conditions (i.e., topography, geometry, context) that 
would negatively impact or restrict the ability to reasonably develop and use these lots for the uses listed and 
proposed in the PUD documents. The current PUD list of uses provides a wide range of retail, commercial, and 
light industrial uses that are permitted and accessory in nature. There are no special or conditional uses listed in 
the current PUD.  
 
Land Use Amendment Proposed:  
The land use change proposed include the addition of Principal Uses permitted by Conditional Use Grant: Vehicles 
Sales and Rental (Lot 4 & 5 only), and Vehicle Sales and Rental Service and Repair to “Area B.” This modifies 
the language in Section D of the PUD text, which outlines the permitted uses within each of the Areas identified 
on the PUD. Subsection D.1. Current general uses by Area, include: 

• Area A lists primarily retail and personal service, offices, lodging. No changes are proposed to this area. 
• Area B (D.2) includes all uses included in Area A plus several light industrial warehousing type uses. 
• Area C (D.3) includes all uses for Area A & B, with some heavier industrial uses, outdoor storage on 

specific lots internal to the development, and currently includes equipment and vehicle sales and rental. 
 
The option to add this single use to specific lots in Area B provides a less impactful alternative than changing the 
boundary of Area C to include those same lots, which would open up those lots to much heavier intensity uses. 
Staff sees the Vehicle Sales and Rental on these lots as a more palatable option, and a potentially compatible use 
as uses along I-25 increase in intensity from retail at the south to the heavier industrial uses permitted in Area C.  
 
A Conditional Use Grant review, as proposed for this additional use, would entail a public hearing with PZC and 
the Town Council, and allow the addition of “conditions” to mitigate or alleviate potential negative impacts to the 
area.  
 
Development Standards Amendment Proposed: 
To accommodate the proposed land use changes, the PUD language is proposed to be amended in Section E.4 to 
provide more detailed standards that a vehicle sales and rental area would need to meet. The language in the PUD 
appears below with suggested edits by Staff notated by brackets, [edit], to include: 
 

4. Vehicle Sales and Rental 
A. Display of vehicles shall be on hot-mix asphalt or concrete and shall not impact existing landscape 

areas or encroach landscape buffers. 
B. No merchandise shall be placed for sale or display with[in] any public rights-of-way, or landscape 

areas. 
C. Outdoor displays of merchandise shall be located within areas that are accessible to and safe for 

pedestrian access. 
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D. Any business engaged in vehicle sales or rentals shall have a principal building consisting of a 
minimum of 500-SF in size. The building shall be a permanent structure, [Insert period, begin new 
sentence] modular or portable buildings, or mobile homes, shall not be permitted. 

E. Elevated platforms shall be permitted with a max. of two paired platforms [,4 vehicles total,] located 
at 100' intervals. 

F. The base of elevated platforms shall include an architectural skirt and shrubs. 
G. Elevated platform shall be a maximum of 8' from finished grade. 
H. Outdoor parking and display areas adjacent to I-25 shall include 3-foot high screen wall, 3-foot berm, 

or double row of shrubs planted 3-feet on center. 
I. Pole lights shall be a maximum of 25-feet in height and shall be downcast/cutoff fixtures. 

 
These standards create required screening and landscaping and other requirements that address how and where to 
display vehicles. Additional conditions could also be required through the hearing process.  Staff’s proposed edits 
are included as a recommended condition of approval for this PUD.  
 
Other Amendments Proposed: 
In the Section D, the applicant proposed to modify the length of a standard parking space to be eighteen (18) feet, 
versus the typical twenty (20) foot space. This reduction in length is only permitted, if it does not interfere with 
an ADA-required walkway, and/or the 18' space overhangs a landscape area, or walk with a minimum width of 6 
feet. Staff is comfortable with this proposed modification. 

 
A proposed amendment to Section G.2. Temporary Signs continues to permit temporary signs on individual lots, 
but removes the ability to post signs off-site, in keeping with typical town standards. While this proposed 
amendment is definitely working in the right direction and Staff approves of the amendment, Staff would prefer 
to not have separate allowances for temporary signs than may be permitted throughout the rest of the town. It 
makes our codes quite difficult to enforce and promotes varied requirements in different parts of town, which may 
lead to an equity issue in the future. Sign requirements within a PUD should speak to cohesive design and scale, 
use of materials to provide a higher standard than town codes, not be more permissive. Staff would recommend 
this section be stricken from the PUD document, which permits Johnstown Municipal Code, then, to be the default 
regulations. 
 
Section J.3.B Architecture also has a proposed amendment, removing the requirement that roof color must be dark 
green. Staff concurs that this may be too limiting, and agrees with the proposed removal of this language in the 
hope of encouraging a more diverse and attractive collective architecture in this Gateway area of town.  
 
Area/Neighborhood:  The Gateway subdivision has developed with light industrial-type uses in large areas of 
the lots that are a block back from I-25, with the retail convenience store and car wash at the southeast interchange 
corner, and a new liquor store along Gateway Drive. 
 
Traffic/Transportation Impact: The impact of the proposed amendments would not be anticipated to 
significantly or adversely affect anticipated traffic volumes, patterns, or systems in the development. 
Infrastructure (Water/Wastewater): No significant impact anticipated. 
  
Stormwater Management / Floodplain: This area is not in a designated floodplain. 
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COMPREHENSIVE PLAN REVIEW & ANALYSIS 
Goal CF 2 Beautiful Town gateways and entries at major intersections. 
Private development is encouraged to assist in creating the Gateways by… reinforcing the desired image through 
landscape treatment.  
 
Goal CF-3 An enhanced character of development and overall image. 
Commercial and employment design. All commercial and employment development should provide a safe, 
healthy and aesthetically-pleasing environment that does not adversely affect surrounding area. 
 
Screening. Provide screening of service or loading areas, or other non-essential site features, with landscaping, 
screen walls, fences, or other means between incompatible land uses or site areas.  
 
Gateway Center (Chapter 3 inset) 
Gateways are the recognizable entries to the community and are typically associated with the local highway 
and arterial corridors. Gateway locations provide opportunities to both identify the community and to promote 
the desired community image. 
 
Gateway Centers mark the entryways into the Town of Johnstown. As denoted on the Land Use Framework 
Map, these Gateway Centers are intended to provide regional-serving retail and office uses, as well as an 
assortment of medium to high density housing options. Typically, the average residential density within and 
around the center area is 8 to 12 dwelling units per gross acre. 
 
The mixed-use economic center could include larger economic anchors including well designed big box retail. 
Commercial square footage will generally exceed 200,000 square feet. The center could also include a central 
park or plaza. Gateway Centers will typically be a minimum of 40 acres, and should include accompanying 
design guidelines to ensure developments are befitting of the Town of Johnstown. Design elements should 
include facades treatments, landscaping, plazas, public art and other gateway elements. 
 
Desirable Gateway Centers include I-25 interchanges and major intersections along US 34 and 
SH60. Gateway Centers should link to regional transit opportunities and include locations for park-
and-ride and BRT facilities. 
 
This PUD is aptly titled the I-25 Gateway Center as it is placed firmly on a hard corner of the I-25 and Hwy 
60/WCR 48 interchange – Johnstown’s primary highway interchange from I-25. Staff believes this area is a vital 
contributor to Johnstown’s image and identity in the region, which is likely why much of the land immediately 
adjacent to the I-25 corridor in this PUD was originally designated for retail and lighter-intensity commercial and 
light industrial uses.  
 
The proposed land use amendment affects the potential use of the two lots (4 and 5) that separate the more retail 
WCR48 frontage corner (Area A) from the higher intensity, more industrial land uses permitted in Area C to the 
north. All prior land uses in this Area B area will remain as options, with the added potential for Vehicle Sales 
and Rental – as a Conditional Use – on those two lots. A Conditional Use Grant project is subject to both PZC 
and Town Council approval, often with a community meeting, as well; and provides the ability to include special 
conditions that mitigate what may otherwise pose negative impacts on adjoining lots, the neighborhood, or the 
overall community.  
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COMMUNITY / NEIGHBORHOOD RESPONSE 
This public hearing was posted in the Johnstown Breeze on Thursday, April 23, 2020; mailed notices were sent 
to all property owners within 500 feet of the boundaries of the PUD. No neighborhood meeting was required. As 
of the date of publication of this Staff Report, no inquiries or comments were received by Staff. 
 
STAFF SUMMARY 
Overall, the proposed amendments to the PUD language are acceptable. The addition of a Condition Use provides 
some additional assurances that the Town may review each unique project proposal with additional scrutiny and 
ensure potential adverse impacts are mitigated. The Development Standards offer some basic guidance to 
developers on elements to incorporate if this use is proposed. The proposed amendments to the parking stall length 
and architecture seem appropriate. The amendment to the temporary signs section is welcome, but Staff maintains 
the desire to regulate temporary signs on a town-wise code basis rather than PUD by PUD. 
 
STAFF RECOMMENDATION 
Approval with Conditions 
 
RECOMMENDED PLANNING COMMISSION FINDINGS AND MOTIONS 
Based on the application received and the preceding analysis, the Planning & Zoning Commission finds that the 
proposed request for the I-25 Gateway Center Filing No. Four PUD, Amendment No 3, as amended by the 
following conditions, furthers the Town’s Comprehensive Plan goals, is compatible with all other applicable Town 
standards and regulations, and maintains the harmonious relationships stated in the PUD-B purpose… and 
therefore moves to recommend to the Town Council approval of the proposed PUD amendment, with the 
following conditions: 

 
1. Minor edits to Subsection D.4 to provide greater clarity, as indicated in the preceding analysis, shall 

be completed, and revised PUD plans provided to Staff prior to Town Council hearings. 
 
Alternate Motions 
A. No Conditions: 
Motion to Approve with no Conditions: “…and therefore moves to recommend to the Town Council approval of 
the I-25 Gateway Center Filing No. Four PUD, Amendment No. 3 as presented.” 
B. Deny:  
Motion to Deny: “I move that the Commission recommend to the Town Council denial of the I-25 Gateway Center 
Filing No. Four PUD, Amendment No 3, with the following findings: the proposed amendment…” 
Examples/options: 

1. is not in keeping with or furthering the Comprehensive Plan with regard to protecting the Town’s 
Gateway areas. 

2. introduces a use that the Commission finds incompatible with the surrounding area and the intent 
of the PUD and the Comprehensive Plan 
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ATTACHMENTS 
 
 

A  Vicinity Map  
 
B    Application Materials & PUD Plan document 
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450 S.  Parish Ave. |  Johnstown,  CO 80534 |  p:  970-587-4664 |  f :  970-587-0141 |  townofjohnstown.com 
 

 

PLANNING & ZONING COMMISSION 
AGENDA MEMORANDUM 

  
ITEM: SUB19-0001 The Ridge at Johnstown Filing 1 – Final Subdivision and Final 

Development Plan 
 
DESCRIPTION: Final Subdivision and Final Development Plan for The Ridge at Johnstown Subdivision 

Filing 1 (hereafter “Ridge 1”) encompasses 74.6-acre and creates 208 single-family lots. 
  
LOCATION:   Approximately 2000 Larimer County Road 3E (Larimer Co Parcel # 8526100005)    
  
APPLICANT:   J-25 Land Holdings LLC (owner) 
 
STAFF:  Darryll Wolnik, Planner II 
 
HEARING DATE: May 13, 2020 
 
 
PROPERTY INFORMATION 
The applicant, J-25 Land Holdings LLC, is requesting final subdivision of and development plans for  74.6 
acres of land located at approximately 2000 Larimer County Rd. 3E (Larimer County Parcel #8526100005) 
– halfway between County Road (CR) 16 and CR 18. The proposed subdivision is currently a single 
undeveloped parcel, historically used for agricultural purposes, which is wholly-owned by the Applicant. (See 
Attachment A.) 
 
The subject property is bordered almost exclusively by unicorporated Larimer County, with the exception of 
a ±285 foot portion of the western boundary, which connects across County Road 3E to the town.. These 
abutting unincorporated lands are zoned in Larimer County as FA-Farming.  This subject property, as well as 
the adjoing town property to the westis zoned PUD-MU in Johnstown, with approvals as “The Villages at 
Johnstown.”  This adjacent land to the west is also owned by the applicant and is part of future phases and 
filings of this development. 
 
The uses that surround this proposed subdivision are diverse. The property directly adjacent to the northeast 
is the Signet Subdivision, known as “La Paz,” containing 15 single-family detached homes on roughly ½-acre 
lots.  There is also significant community open space within the subdiviison.  Properties to the northwest on 
either side of County Rd. 3E are used for farming and agricultural with single family residences, as are 
adjacent properties to the east, southwest across County Rd. 3E, and south.  There is a small parcel that 
notches out the subject property on the southwest corner.  This property has a residence in the front and is 
used for non-conforming commercial conex box storage in the rear.  Of note is a property to the southeast; 
there is an oil and gas site approximately 350 ft. from the subject property line and containing 12 well heads. 
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History 
The subject property was annexed into the Town as part of the R&D #3 Annexation. It was annexed into 
town by way of Ordinance #2001-648, effective January 1, 2002.  Ordinance #2001-651 subsequently zoned 
the subject property PUD-R (Residential).  This is reflected in the ODP filed with the town in 2000.  On March 
1, 2002, the Town entered into an annexation agreement with the original annexation petitioner. 
 
Initial water demand analyses were completed and agreed upon by the Town in the estimated amount of 
357.4 acre-feet/year.  At the time of the agreement, the original petitioner dedicated seven (7) shares of 
Home Supply and sixty (60) units of Colorado-Big Thompson water, creating a credit of 56 acre-feet of Home 
Supply and 30 acre-feet of Colorado-Big Thompson.  The agreement also outlined the transfer of thirteen 
(13) shares of Gard Lateral Ditch Company shares, as well as two (2) shares of Harry Lateral Ditch Company.  
Stipulation for the owner or developer to construct onsite and offsite improvements, including streets and 
arterial roads (both on and off site), was included in the agreement. 
 
In 2006, a preliminary plat and performance standards were approved through Resolution #2005-43.  In 
2018, the performance standards were updated, and a new preliminary plat was approved. (See Attachment 
D) This Final Subdivision and Final Development Plan were submitted for review in 2019. 
 
NOTICE 
Notice was published in the local paper of widest circulation, the Johnstown Breeze, on Thursday, April 23, 
2020.  This notice provided the date, time, and location of the Planning and Zoning Commission hearing, as 
well as a description of the project.  Notices were mailed to all property owners within 500 feet of the 
property in question.  This notice included a map of the proposed project and surrounding area.  A 
community meeting was not held, as the department does not typically hold these meetings for a 
subdivision. No comments or concerns from adjacent property owners was received as of the date of 
publication of this memorandum. 
 
PROJECT OVERVIEW 
This proposed subdivision would create 208 single-family lots. (See Attachment B) These lots comprise 41.1 
acres (55.1%) of the property, and range from 6,850 SF and 19,280 SF with an average area of 8,605 s/f.  
Sixteen common outlots would be created as part of this plat, constituting 15.6 acres (20.9%) of open space 
and stormwater detention areas. One neighborhood park would be created, comprising 4.1 acres.  Of note is 
the proposed landscape standards revolving around water use.  The applicant has proposed water-
conservation focused landscaping requirements on private lots.  These requirements will limit water use 
across the proposed subdivision, thereby decreasing the irrigation demand and water usage. A non-potable 
irrigation system, or connection to that managed by a Thompson Crossing Metro District (Thompson River 
Ranch) was investigated for the overall development, but was deemed infeasible. 
 
The proposed subdivision has three ultimate access points.  The development would access County Road 3E 
on the west, with two streets connecting to that road. County Road 3E is currently an unimproved gravel 
road, that will be upgraded with this project from CR 18 to CR 16 with paving of the existing roadway, and 
half-width buildout along the frontage of this property.  The other access point would be on the east side, to 
the future High Plains Boulevard (CR 3), to connect through once that roadway is built. The proposed 
subdivision has no north/south street connections to adjacent parcels. This access to High Plains Blvd right-
of-way will serve, in the interim, as a secondary emergency access to the north, to CR 18. This access / 
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emergency access easement will be sufficiently-sized, improved, and maintained to support the appropriate 
fire-fighting vehicles. The Transportation Master Plan indicates that CR 3E is expected to be a Minor Arterial; 
with High Plains Boulevard as a full Major Arterial at final build-out. The Town has secured the appropriate 
half-width rights-of-way for these ultimate roadways with this subdivision. 
 
Part of the proposed subdivision is a trail network and park. The trial network utilizes common spaces 
between and behind homes to allow residents to walk in areas away from traffic, while connecting the 
proposed subdivision through mid-block trails.  The trails also connect to the community park. Johnstown 
Municipal Code Sec 17-51 requires dedication of a minimum of 10% of the gross land area to the Town as 
park land, 7.46 acres for this development. In this case, where a residential Metro District (a quasi-
governmental special district) is anticipated to own and maintain these open spaces, per Section V.A.2 of the 
approved Service Plan, and therefore ensure adjacent residents and future developments can interconnect 
and enjoy the trail network and open spaces, the Town waives the requirement of specific dedication. 
 
The development proposes a 50- to 60-foot landscape buffer along the eastern boundary, which will be 
adjacent to the future High Plains Boulevard. Along the majority of the where this development borders the 
existing county subdivision to the north, there is a 25’ landscape buffer proposed to help mitigate the impact 
of this new development on those existing residents. Along the south boundary, there is similarly a 25-foot 
buffer area for most of the lots in this area. Along CR 3E, Outlot H provides the larger open space/park area, 
and the northern lots have a smaller Outlot A with a buffer. Staff is working with the Applicant to ensure 
that along the perimeters of the development, there is a consistent fencing scheme with solid privacy 
fencing, masonry columns every 100' in appropriate locations; and a consistent open fence design for the 
areas where rear yards back to the smaller landscape/trail areas to avoid a tight corridor feel. 
 
A sanitary sewer main will be constructed off-site along the High Plains Boulevard ultimate alignment, from 
the project’s eastern boundary to the north, in that road alignment, and connecting into Low Point 
Wastewater Treatment Plant. The plant has sufficient capacity for this subdivision. These improvements are 
required to be installed and accepted by the Town prior to the first Certificate of Occupancy (CO) being 
issued; however the proposed development agreement permits the first set of model homes (only) by each 
builder to obtain building permits, such that the homes will be built concurrently with the utility 
improvements, and will not receive a CO until the system is fully functional. These improvements will also 
serve the future filings to the west, and be oversized to allow future development to connect in as well. 
 
Stormwater will be managed and detained on-site to release at historic rates at the southeast corner of the 
property, per municipal code requirements. There are no known FEMA floodplains or mapped wetlands on 
the property, though there appears to be a natural wetlands-like area at the southeast corner, where 
drainage flows occur. 
 
The proposed subdivision is part of the larger 245-acre “The Ridge at Johnstown” development area, 
previously approved as “The Villages at Johnstown.”  The proposed Filing 2, which is currently under review 
by the Town, is located west of CR 3E, opposite this project. That proposed development also consists of 
single-family detached housing, in a similar configuration to this project.  Future filings of The Ridge are 
located further west and north, adjacent to I-25 and CR 18.  Those future filings are proposed, per the 
approved preliminary plat and performance standards, to be more mixed-use, with higher density 
residential and employment/commercial, thought specific development plans have not yet been submitted 
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to the Town. “The Ridge” is governed by a set of performance standards, approved in 2018.  These 
performance standards act as additional zoning regulations for the area and control for things such as 
architecture, uses, setbacks, and landscaping.  
 
Comprehensive Plan Goals 
Goal CF 4 – Encourage a sustainable environment through techniques such as water-wise landscaping and 
water-efficient irrigation. 
The proposed subdivision will limit the use of water-intensive landscaping on private lots via a maximum 
square-footage rule for such landscaping. 
 
Goal CC 1 – Walkable, mixed-use economic centers 
The proposed subdivision is part of the larger Ridge at Johnstown development, which will feature higher-
density residential and commercial and employment areas within the overall development. 
 
Goal PG 2 – Provide a variety of recreational opportunities for all ages and abilities that will draw the 
community together. 
The proposed development will have a trail network and community park, connecting the neighborhood to 
the park and to each other through different modes of transportation. 
 
Staff Analysis  
Overall, the Subdivision and Development Plans are in keeping with the performance standards of The 
Ridge, as well as public improvements standards and specs, and the municipal code. The plans have gone 
through rigorous review by Staff and our ancillary reviewers. 
 
The attempts to create a more water-conscious neighborhood are greatly appreciated by Staff, and we 
believe this will be an ongoing trend both to address the increasing cost of raw water and its impact on 
housing affordability, as well as Western conservation efforts. We are hopeful the landscaping proposed 
creates a unique neighborhood look and experience that homeowners and the community can appreciate.  
 
The performance standards provide some requirements for residential architecture; however, Staff has had 
the opportunity to review and work with one potential homebuilder on their elevations – to review and 
redline to ensure compliance with the guidelines and Town of Johnstown performance standards.  Those 
elevations are included for reference (Attachment C). The Town will continue to work with other builders 
as they provide model home elevations to review to ensure a consistent feel, while promoting architectural 
diversity and interest along each streetscape. 
 
The off-site improvements required with this initial Filing 1 will be substantial, and will serve to create a 
solid foundation for service or the adjoining properties and future development to the west. Staff 
appreciates the willingness and readiness of the developers and their design team to work through the 
details of those construction plans to arrive at improvements that will facilitate this development, as well as 
future development in the area.  
 
The paving of CR 3E as well as the ultimate build-out along the frontages of this project, will help to mitigate 
the strain of additional traffic on this current gravel county road. The dedication of right-of-way, cash-in-
lieu for half-width improvements, and development of arterial buffering for the future High Plains Boulevard 
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helps to create another piece of the puzzle of creating this ultimate 5.5 mile stretch (in Johnstown GMA) of 
a major arterial that is a vital north-south connection for the Town of Johnstown and other Northern 
Colorado towns. High Plains Blvd is also referred to as the “North Interstate Parallel Arterial” (NIPA or IPA) 
in CDOT documents, and is intended to be a 14-mile major arterial from Hwy 66 in Mead to US 34, and 
beyond. This is an unfunded CDOT project, and is only possible through the dedication and development of 
the roadway by developers as the area along this corridor continues to develop. Great Plains Village, to the 
south, will be constructing their mile of this roadway, as well. 
 
There remains an outstanding item in regards to the county road work that needs to be completed on CR 3E. 
An updated traffic improvement recommendation is needed to verify the improvements and lane additions 
(turn, accel, decel) that may be needed at the CR 18 intersection with CR 3E. Larimer County also remains 
the responsible jurisdiction for most of CR 3E, so all applicable road improvement plans and accesses must 
be approved through their processes. The Town will continue to coordinate with the Applicant and Larimer 
County to complete these reviews and adequate improvements, as part of the construction of the 
subdivision.  
 
RECOMMENDED FINDINGS AND MOTIONS 
Based on the application received and the preceding analysis for the proposed Final Subdivision and Final 
Development Plan for The Ridge at Johnstown Subdivision Filing 1, the Planning & Zoning Commission finds: 
 

1. The proposed subdivision and development plans substantially comply with the Johnstown Area 
Comprehensive Plan. 

2. The proposed subdivision and development plans can be served by Town utilities, and the 
surrounding transportation network is adequate to support this level of development.  

3. The proposed subdivision and development plans will advance the goals set forth in the Johnstown 
Area Comprehensive Plan. 

4. The proposed subdivision and development plans are in substantial conformance with all 
applicable Johnstown regulations, standards, and codes. 

and therefore, moves to recommend to the Town Council approval of The Ridge at Johnstown Subdivision Filing 
1 Final Subdivision and Final Development Plan, with the following conditions: 
 

1. Applicant work with staff to resolve any outstanding final redlines or comments, until all plans, 
reports, and drawings are approved by Town Staff and the Town Engineer; 

2. Applicant work with staff on the landscape guide to reduce water usage within the proposed 
project. This landscape guide will be integrated into an amendment to be completed in 2020, to the 
development’s Performance Standards document, and therefore readily available to all builders and 
homeowners. 

3. The Applicant seek approval of configuration and construction drawings for Larimer County Road 
3E in accordance with Town Staff, Town Engineer, and Larimer County Engineering. 
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4. The Applicant execute an approved Subdivision Development and Improvement Agreement and 
Water and Sewer Service Agreement with the Town Council, with all obligations, special provisions, 
and required fees therein. 

Alternate Motions 
A. Motion to Approve with No Conditions: “I move that the Commission recommend to Town Council 

approval of the Ridge at Johnstown Subdivision Filing No. 1 – Final Subdivision and Final 
Development Plan as presented. “ 
 

B. Motion to Deny: “I move that the Commission recommend to the Town Council denial of the Ridge at 
Johnstown Subdivision Filing No. 1 – Final Subdivision and Final Development Plan based upon the 
following…” 

 
 
Respectfully Submitted, 
 
Planner:      Reviewed by: 
 
 
 
Darryll Wolnik      Kim Meyer 
Planner II      Planning & Development Director 
 
File Name: S:\PLANNING\2019 Land Use Projects\SUB19-0001 The Ridge Filing 1 Final Plat\Final Staff Report.docx 
 
 
ATTACHMENTS 
 
A Vicinity Map 
 
B Application Materials, Final Plat, and Final Development Plans 
 
C Preliminary Home Elevations 
 
D Approved Preliminary Plat of Villages of Johnstown 
 



ATTACHMENT A 

 

VICINITY MAP 
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ATTACHMENT B 

 

APPLICATION MATERIALS: 

FINAL SUBDIVISION PLAT 

FINAL DEVELOPMENT PLAN (LANDSCAPE & LIGHTING) 
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ATTACHMENT C 

2018 APPROVED PRELIMINARY PLAT









 





AREA A = EAST VILLAGE SINGLE FAMILY

AREA B = CENTER VILLAGE SINGLE FAMILY

AREA C = CENTER VILLAGE MULTI-FAMILY

AREA D = INDUSTRIAL VILLAGE

AREA E = WEST VILLAGE A

AREA F = WEST VILLAGE B
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ATTACHMENT D 

PRELIMINARY HOME ELEVATIONS  -  PART OF THE FDP





- EXTERIOR MATERIALS :
HARDBOARD SIDING W/ 8" EXPOSURE PER MFR. AS SHOWN.

OR CEMENTITIOUS STUCCO-TWO COAT SYSTEM with
METAL LATH and 30° FELT PER MFR. (FINISH AND COLOR

PER BUILDER'S SPEC.'s) AS SHOWN. OR STONE VENEER AS
SHOWN OVER EXTERIOR GRADE 'O.S.B.' SHEATHING (OR

EQUAL). INSTALL VENEER PER 2012 I.R.C.

- WINDOW TRIM :
AT DOOR & WINDOWS AS SHOWN.

- EAVE AND RAKE MATERIALS :
EAVE DETAIL PER BUILDER WITH GUTTER OR RAKE WITH
1x4 TRIM.

- WINDOWS :

VINYL GLASS UNITS OR APPROVED EQUALS. PER BUILDER.
[REFER TO PLANS AND WINDOW MFR. SPEC. FOR TEMPER
GLASS LOCATIONS].

- RAILINGS :

RAILING PER BUILDER. 36" HT. MIN. W/ 4" MAX. SPACS.

- ROOFING AND PITCH :
ROOFING TO BE (30 or 40 YEAR) COMPOSITE SHINGLE

OVER 30# FELT INSTALL PER MFR. 5 : 12 PITCH, UNLESS
NOTED OTHERWISE.

- ATTIC VENTILATION :

PROVIDE ROOF VENTS AND/OR DECORATIVE VENTS AS
SHOWN TO PROVIDE ATTIC VENTILATION AS REQUIRED
PER LOCAL CODE.

- REFER TO SECTIONS FOR ADDITIONAL INFORMATION.

TYPICAL  ELEVATION  NOTES :

FRONT ELEVATION
SCALE: 1/4"=1'-0"

LEFT ELEVATION
SCALE: 1/4"=1'-0"
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RIGHT ELEVATION
SCALE: 1/4"=1'-0"
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- EXTERIOR MATERIALS :
HARDBOARD SIDING W/ 8" EXPOSURE PER MFR. AS SHOWN.

OR CEMENTITIOUS STUCCO-TWO COAT SYSTEM with
METAL LATH and 30° FELT PER MFR. (FINISH AND COLOR

PER BUILDER'S SPEC.'s) AS SHOWN. OR STONE VENEER AS
SHOWN OVER EXTERIOR GRADE 'O.S.B.' SHEATHING (OR

EQUAL). INSTALL VENEER PER 2012 I.R.C.

- WINDOW TRIM :
AT DOOR & WINDOWS AS SHOWN.

- EAVE AND RAKE MATERIALS :
EAVE DETAIL PER BUILDER WITH GUTTER OR RAKE WITH
1x4 TRIM.

- WINDOWS :

VINYL GLASS UNITS OR APPROVED EQUALS. PER BUILDER.
[REFER TO PLANS AND WINDOW MFR. SPEC. FOR TEMPER
GLASS LOCATIONS].

- RAILINGS :

RAILING PER BUILDER. 36" HT. MIN. W/ 4" MAX. SPACS.

- ROOFING AND PITCH :
ROOFING TO BE (30 or 40 YEAR) COMPOSITE SHINGLE

OVER 30# FELT INSTALL PER MFR. 5 : 12 PITCH, UNLESS
NOTED OTHERWISE.

- ATTIC VENTILATION :

PROVIDE ROOF VENTS AND/OR DECORATIVE VENTS AS
SHOWN TO PROVIDE ATTIC VENTILATION AS REQUIRED
PER LOCAL CODE.

- REFER TO SECTIONS FOR ADDITIONAL INFORMATION.
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- EXTERIOR MATERIALS :
HARDBOARD SIDING W/ 8" EXPOSURE PER MFR. AS SHOWN.
OR CEMENTITIOUS STUCCO-TWO COAT SYSTEM with
METAL LATH and 30° FELT PER MFR. (FINISH AND COLOR

PER BUILDER'S SPEC.'s) AS SHOWN. OR STONE VENEER AS
SHOWN OVER EXTERIOR GRADE 'O.S.B.' SHEATHING (OR
EQUAL). INSTALL VENEER PER 2012 I.R.C.

- WINDOW TRIM :
AT DOOR & WINDOWS AS SHOWN.

- EAVE AND RAKE MATERIALS :
EAVE DETAIL PER BUILDER WITH GUTTER OR RAKE WITH
1x4 TRIM.

- WINDOWS :
VINYL GLASS UNITS OR APPROVED EQUALS. PER BUILDER.
[REFER TO PLANS AND WINDOW MFR. SPEC. FOR TEMPER
GLASS LOCATIONS].

- RAILINGS :
RAILING PER BUILDER. 36" HT. MIN. W/ 4" MAX. SPACS.

- ROOFING AND PITCH :
ROOFING TO BE (30 or 40 YEAR) COMPOSITE SHINGLE
OVER 30# FELT INSTALL PER MFR. 5 : 12 PITCH, UNLESS
NOTED OTHERWISE.

- ATTIC VENTILATION :
PROVIDE ROOF VENTS AND/OR DECORATIVE VENTS AS
SHOWN TO PROVIDE ATTIC VENTILATION AS REQUIRED
PER LOCAL CODE.

- REFER TO SECTIONS FOR ADDITIONAL INFORMATION.

TYPICAL  ELEVATION  NOTES :
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- EXTERIOR MATERIALS :
HARDBOARD SIDING W/ 8" EXPOSURE PER MFR. AS SHOWN.

OR CEMENTITIOUS STUCCO-TWO COAT SYSTEM with
METAL LATH and 30° FELT PER MFR. (FINISH AND COLOR

PER BUILDER'S SPEC.'s) AS SHOWN. OR STONE VENEER AS
SHOWN OVER EXTERIOR GRADE 'O.S.B.' SHEATHING (OR

EQUAL). INSTALL VENEER PER 2015 I.R.C.

- WINDOW TRIM :
AT DOOR & WINDOWS AS SHOWN.

- EAVE AND RAKE MATERIALS :
EAVE DETAIL PER BUILDER WITH GUTTER OR RAKE WITH
1x4 TRIM.

- WINDOWS :

VINYL GLASS UNITS OR APPROVED EQUALS. PER BUILDER.
[REFER TO PLANS AND WINDOW MFR. SPEC. FOR TEMPER
GLASS LOCATIONS].

- RAILINGS :

RAILING PER BUILDER. 36" HT. MIN. W/ 4" MAX. SPACS.

- ROOFING AND PITCH :
ROOFING TO BE (30 or 40 YEAR) COMPOSITE SHINGLE

OVER 30# FELT INSTALL PER MFR. 6 : 12 PITCH, UNLESS
NOTED OTHERWISE.

- ATTIC VENTILATION :

PROVIDE ROOF VENTS AND/OR DECORATIVE VENTS AS
SHOWN TO PROVIDE ATTIC VENTILATION AS REQUIRED
PER LOCAL CODE.

- REFER TO SECTIONS FOR ADDITIONAL INFORMATION.
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- EXTERIOR MATERIALS :
HARDBOARD SIDING W/ 8" EXPOSURE PER MFR. AS SHOWN.

OR CEMENTITIOUS STUCCO-TWO COAT SYSTEM with
METAL LATH and 30° FELT PER MFR. (FINISH AND COLOR

PER BUILDER'S SPEC.'s) AS SHOWN. OR STONE VENEER AS
SHOWN OVER EXTERIOR GRADE 'O.S.B.' SHEATHING (OR

EQUAL). INSTALL VENEER PER 2012 I.R.C.

- WINDOW TRIM :
AT DOOR & WINDOWS AS SHOWN.

- EAVE AND RAKE MATERIALS :
EAVE DETAIL PER BUILDER WITH GUTTER OR RAKE WITH
1x4 TRIM.

- WINDOWS :

VINYL GLASS UNITS OR APPROVED EQUALS. PER BUILDER.
[REFER TO PLANS AND WINDOW MFR. SPEC. FOR TEMPER
GLASS LOCATIONS].

- RAILINGS :

RAILING PER BUILDER. 36" HT. MIN. W/ 4" MAX. SPACS.

- ROOFING AND PITCH :
ROOFING TO BE (30 or 40 YEAR) COMPOSITE SHINGLE

OVER 30# FELT INSTALL PER MFR. 6 : 12 PITCH, UNLESS
NOTED OTHERWISE.

- ATTIC VENTILATION :

PROVIDE ROOF VENTS AND/OR DECORATIVE VENTS AS
SHOWN TO PROVIDE ATTIC VENTILATION AS REQUIRED
PER LOCAL CODE.

- REFER TO SECTIONS FOR ADDITIONAL INFORMATION.
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PLANNING & ZONING COMMISSION 
AGENDA MEMORANDUM 

  
ITEM: USR20-0001 FTC Fall River Monopine 
  
PROJECT: Use by Special Review for 65' Monopine Structure, a Wireless Communication Facilities 

– Alternative Tower Structure 
 
LOCATION:   5360 Ronald Reagan Blvd.                      
  
APPLICANT:   Verizon Wireless 
 
STAFF:  Kim Meyer, Planning & Development Director 
 
HEARING DATE: May 13, 2020 
 
 
EXECUTIVE SUMMARY 
The Town of Johnstown is considering an application for a Use by Special Review for a sixty-five foot (65') tall 
Wireless Communication Facility (WCF) as an Alternative Tower Structure, camouflaged to appear along the 
streetscape as a pine tree. Johnstown Municipal Code (JMC) Article XIX Wireless Communication Facilities 
would permit this type of tower to be administratively approved were it no taller than 36 feet. With the proposed 
height, the Use by Special Review (USR) process is required, per JMC §16-346(b)(4). See Attachment A for 
application materials; Attachment B for an excerpt of the municipal code.  
 
PROPERTY DATA 
Location:   5360 Ronald Reagan Blvd. (Wingate Hotel site) - See Attachment C 
Property Size:     2.88 Acres 
Current Zoning/Land Use(s):  “2534” PUD 
Surrounding Zoning/Land Uses: North: Commercial (Johnstown Plaza) 

South:  Open Space 
East: Commercial (2534) 
West: Open Space, and then Multifamily (Johnstown Plaza) 

 
BACKGROUND  
Annexation:  Part of the WRFG Annexations No. 1-8, 2000 
Subdivision: 2534 West, 1st Filing, Replat Lot 1 Block 2 
Zoning:  2534 PUD 
 
ANALYSIS OF THE SITE, PROJECT, AND POTENTIAL IMPACTS 
Site: The area of the PUD itself poses no atypical or notable conditions (i.e., topography, geometry, context) that 
would negatively impact or restrict the ability to reasonably develop and use this parcel for the proposed WCF 
tower. The parcel is in a commercial area of Johnstown. The current PUD documents do not address guidelines 
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for WCF, therefore the requirements default to the Johnstown Municipal Code and the design standards contained 
within. 
 
The adjacent parcel to the east is designated as Open Space in the 2534 Land Use Plan (2019), and is currently 
vegetated with volunteer plants and trees along the drainageway. Driving or walking along Ronald Reagan Blvd., 
the monopine, as illustrated in the photo simulations provided (see Attachment A), is intended to “blend” with the 
adjacent vegetation.  
 
Project: The proposed tower is designated as an alternative tower structure utilizing camouflage design techniques 
in an attempt to mitigate the visual impact on the area to the extent possible. The footprint of the facility is a 26' 
x 32' (832 SF) lease area, which appears to include the full area of disturbance including where new landscaping 
is proposed in the 3' setbacks from the parking curb. An access and utility easement will follow the current access 
and drive aisle to permit maintenance. The facility pad will house the monopine structure, as well as associated 
electrical and other equipment cabinets, including a generator. The generator would only be triggered in the event 
of an emergency loss of power to ensure continued wireless service in the area. 
 
The Applicant submitted photo simulations that provide some idea of what this structure will look from off-site 
once installed. The monopine structure is proposed to site approximately 84'-4" from the adjacent property to the 
east, and is setback ~100' from the ROW, behind an existing double-row of parking. The structure will be 
separated 83'-3" from the hotel building.  
 
The hotel located on the subject site is a 4-story hotel with a parapet roof screening the rooftop. The height of the 
hotel will help to offset the height of the 65' monopine structure. The landscaping that will be disturbed is proposed 
to be replanted and/or replaced in the nearby area. New irrigated shrubs will be added around the proposed solid 
screening/security fence on all but the south side, to help screen and soften that fence. The fence is proposed as 
an 8' precast concrete, painted and textured to match the principal building. The height of the fence will fully 
screen in the internal equipment and cabinets. 
 
Impacts: 
Area/Neighborhood:  The commercial area that exists around this site has developed with a mix of office and 
retail, with some multifamily complexes to the east. The 2534 Design Review Committee (DRC) did review this 
and approve of the current design; this process is completed prior to approaching the town with an application. 
 
Traffic/Transportation Impact: The impact of the proposed amendments would have no impact on traffic. 
 
Infrastructure (Water/Wastewater): No impact. 
  
Stormwater Management / Floodplain: This area is not in a designated floodplain. 
 
Staff Analysis:  
Staff, the Applicant, and the 2534 DRC worked on this project, with an attempt to locate the WCF on the rooftop 
of the hotel; however, there were complications and concerns that limited that feasibility. With this location noted 
by the applicant as a preferred location, Staff believes that this Alternative Tower Structure is the next best design 
option to provide the technical and coverage elements that the Applicant requires, with a minimal visual impact 
on the surrounding area, and meets the design standards outlined in JMC §16-346(e)(1).  
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Exceptional cellular / wireless service has become a near-requirement of urbanized, commercial, and heavily-
traveled areas throughout the world. Staff readily acknowledges that while the facilities and equipment may not 
always appeal aesthetically, the convenience and necessity of ensuring high-quality cellular coverage throughout 
the Johnstown community is an overall benefit to our businesses and our citizens. The Johnstown Area 
Comprehensive Plan does not address economic development or ensuring adequate public facilities and 
infrastructure in relation to wireless provision; however, Staff could argue that both of these are clear objectives 
of the Town, and that good cellular service is vital to both residents and businesses.  
 
The Town’s first preference would be for architectural integration with / location on a primary building in the 
area. Investigation into this option with the Applicant proved fruitless. Staff feels that the provision of the wireless 
tower with the pine tree design is the best design option, considering the current commercial-type development in 
the area. The height of the structure, given adjacent vegetation and the hotel height, seems reasonable and is 
assumed to the be the least impactful option to meet the technical needs of the Applicant, as is required by the 
municipal code. 
 
The Applicant provided all the required materials for the WCF application, including inventory of existing towers, 
affidavit of removal (upon discontinuance of use), a statement of compliance with FTC and FCC rules and 
regulations, as well as a letter related to no interference of other communication facilities.   
 
The structure will require a building permit, and any construction in the ROW will require a ROW Permit, with 
associated fees. 
 
COMMUNITY / NEIGHBORHOOD RESPONSE 
This public hearing was posted in the Johnstown Breeze on Thursday, April 23, 2020; mailed notices were sent 
to all property owners within 500 feet of the boundaries of the property. No neighborhood meeting was required. 
As of the date of publication of this Staff Report, no inquiries or comments were received by Staff. 
 
STAFF SUMMARY 
The proposed WCF in the form of a “monopine,” which qualifies as an Alternative Tower Structure, would be 
administratively approvable if proposed at 36' height. With the taller 65' proposed, the USR review is required. 
Staff feels that the height is mitigated by the camouflage design, setbacks provided, surrounding vegetation, land 
uses, and buildings, and meets the overall intent of the code with no further conditions necessary.  
 
STAFF RECOMMENDATION 
Approval 
 
RECOMMENDED PLANNING COMMISSION FINDINGS AND MOTIONS 
Based on the application received and the preceding analysis, the Planning & Zoning Commission finds that the 
proposed request for a Use by Special Review to allow a sixty-five foot (65') tall Wireless Communication Facility 
(WCF) as an Alternative Tower Structure, camouflaged to appear as a pine tree is compatible with applicable 
Town standards and regulations, and maintains the harmonious relationships stated in the PUD purpose… and 
therefore moves to recommend to the Town Council approval of the proposed Use by Special Review request as 
presented.  
 
Alternate Motions 
A. With Conditions: 
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Motion to Approve with Conditions: “…and therefore moves to recommend to the Town Council approval of the 
the proposed Use by Special Review request as submitted, and with the following conditions: 

1.  
2. 

 
B. Deny:  
Motion to Deny: “I move that the Commission recommend to the Town Council denial of the proposed Use by 
Special Review request, with the following findings, the proposed height…” 
Examples/options: 

1. Is not in keeping with or furthering the town’s Comprehensive Plan; 
2. Is incompatible with the surrounding neighborhood; 
3. … 

 
 
 
 
 
 
 
 

 
ATTACHMENTS 

 
 
 

A Application Materials  
 
B Applicable Municipal Code: Art XIX Wireless Communication Facilities  
 
C Vicinity Map 
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DRIVING DIRECTIONS

VICINITY MAP SITE PHOTO

N

APPLICABLE CODES

SCOPE OF WORK

SITE

65' MONOPINE

VERIZON SITE NAME:
FTC FALL RIVER

5360 RONALD REAGAN BLVD
JOHNSTOWN, CO 80538

40.402633, -104.990367

T-1

P O W D E R   R I V E R
Development Services, LLC

SITE INFORMATION

CONTACT INFORMATION

VZW SITE NAME:
FTC FALL RIVER

LOCATION:
5360 RONALD REAGAN BLVD

JOHNSTOWN, CO 80538

PROJECT NUMBER:
20161367364

LOCATION CODE:
412776

DRAWING INDEX









VERIZON SITE NAME:
FTC FALL RIVER

5360 RONALD REAGAN BLVD
JOHNSTOWN, CO 80538

40.402633, -104.990367

PS-1

P O W D E R   R I V E R
Development Services, LLC

PHOTO SIMULATION

BEFORE INSTALLMENT 1

AFTER INSTALLMENT 2



VERIZON SITE NAME:
FTC FALL RIVER

5360 RONALD REAGAN BLVD
JOHNSTOWN, CO 80538

40.402633, -104.990367

ZD-1

P O W D E R   R I V E R
Development Services, LLC

OVERALL SITE PLAN

OVERALL SITE PLAN 1SCALE:   N.T.S.

N



VERIZON SITE NAME:
FTC FALL RIVER

5360 RONALD REAGAN BLVD
JOHNSTOWN, CO 80538

40.402633, -104.990367

ZD-1.1

P O W D E R   R I V E R
Development Services, LLC

ENLARGED SITE PLAN

ENLARGED SITE PLAN

1 ZD-1.1SCALE:   1/4" = 1'-0"   (11x17)

N



VERIZON SITE NAME:
FTC FALL RIVER

5360 RONALD REAGAN BLVD
JOHNSTOWN, CO 80538

40.402633, -104.990367

ZD-2

P O W D E R   R I V E R
Development Services, LLC

TOWER ELEVATION &
ANTENNA PLAN

1 ZD-2PROPOSED ELEVATION SCALE:   N.T.S.2SCALE:   3/32" = 1'-0"   (11x17) PROPOSED ANTENNA PLAN

N
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JOHNSTOWN MUNICIPAL CODE 

ARTICLE XIX WIRELESS COMMUNICATION FACILITIES 
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Repealing and Replacing in full the current Chapter 16 Article XIX 
Telecommunications towers and antennas, with: 
 
Chapter 16 Article XIX 
Wireless Communication Facilities (WCFs) 
 
Section 16-341 Purpose and Intent 
 
Section 16-342 Definitions 
 
Section 16-343 Applicability 
 
Section 16-344 Operational Standards 
 
Section 16-345 Review Procedures and Requirements 
 
Section 16-346 Design Standards 
 
 
Sec. 16-341 Purpose and Intent. 
 
In order to accommodate the communication need of residents and businesses while protecting the 
public, health, safety and general welfare of the community, the Town Council finds that these 
regulations are necessary to: 
 

(a) Provide for the managed development and installation, maintenance modification and removal 
of wireless communications infrastructure in the Town with the fewest number of wireless 
communications facilities (WCFs) to complete a network without unreasonably discriminating 
against wireless communications providers of functionally equivalent services, including all of 
those who install, maintain, operate and remove wireless communication facilities; 

 
(b) Minimize adverse visual effects of WCFs through thoughtful design and siting, including, but 

not limited to, camouflage design techniques, appropriate and effective screening and 
undergrounding whenever possible; 

 
(c) Encourage the location of towers in areas that minimize the total number of towers needed 

throughout the Town; 
 
(d) Require the co-siting of WCFs on new and existing sites wherever possible; 
 
(e) Encourage the location WCFs in areas where the impact to the Town and its residents is 

minimized; 
 
(f) Enhance the ability of wireless communications service providers to provide wireless services to 

the community quickly, effectively and efficiently; and  
 
(g) Effectively manage WCFs located in the public right-of-way. 
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Sec. 16-342  Definitions. 
 

Agreement shall mean an executed agreement, and any exhibits, supplements, or amendments 
thereto, between the owner or operator of WCFs and the Town to utilize the public right-of-way or 
public property to install WCFs and associated equipment.    

Alternative tower structure shall mean man-made trees, clock towers, bell steeples, light poles, 
buildings and similar alternative design mounting structures that are compatible with the natural setting 
and surrounding structures and camouflage or conceal the presence of the antennas or towers in a 
manner designed to make them architecturally compatible with the surrounding area.  This term also 
includes any antenna or antenna array attached to an alternative tower structure.  A stand-alone pole in 
the right-of-way, streetlight or traffic signal that accommodates small cell facilities is considered an 
alternative tower structure to the extent it meets the camouflage and concealment standards of this 
Article. 

Antenna shall mean any device used to transmit or receive radio or electromagnetic waves such 
as, but not limited to, panel antennas, reflecting discs, microwave dishes, whip antennas, directional and 
non-directional antennas consisting of one or more elements, multiple antenna configurations or other 
similar devices and configurations as well as exterior apparatus designed for telephone, radio or 
television communications through the sending or receiving of wireless communications signals. 

Base station shall mean a structure or equipment at a fixed location that enables Federal 
Communications Commission (“FCC”) licensed or authorized wireless communications between user 
equipment and a communications network. The definition of base station does not include or 
encompass a tower as defined herein or any equipment associated with a tower. Base station includes, 
without limitation:  

(a)  Equipment associated with wireless communications services such as private, broadcast, and 
public safety services, as well as unlicensed wireless services and fixed wireless services such 
as microwave backhaul that, at the time the relevant application is filed with the Town under 
this Article, has been reviewed and approved under the applicable zoning or siting process, or 
under another state or local regulatory review process, even if the structure was not built for the 
sole or primary purpose of providing such support; and  

(b)  Radio transceivers, antennas, coaxial or fiber-optic cable, regular and backup power supplied, 
and comparable equipment, regardless of technological configuration (including distributed 
antenna systems and small-cell networks) that, at the time the relevant application is filed with 
the Town under this Article, has been reviewed and approved under the applicable zoning or 
siting process, or under another state or local regulatory review process, even if the structure 
was not built for the sole or primary purpose of providing such support.   

The definition of base station does not include any structure that, at the time the relevant application is 
filed with the Town, does not support or house equipment described in paragraphs (a) and (b) above. 

Camouflage, concealment, or camouflage design techniques shall mean measures used in 
designing a WCF to alter or mask its appearance in such a manner as to substantially integrate it into 
surrounding building designs or natural settings to minimize the visual impacts of the facility on the 
surrounding uses and ensure the facility is compatible with the environment in which it is located. A 
WCF site utilizes camouflage design techniques when it: 
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(a) is integrated as an architectural feature of an existing structure such as a cupola, spire, chimney, 
cornice, or similar item;  

(b) is integrated in an outdoor fixture such as a utility tower; or 

(c) uses a design which mimics and is consistent with nearby natural features, architectural features 
(such as a clock tower), or is incorporated into (including without limitation, being attached to 
the exterior of such facilities and painted to match it) or replaces existing permitted facilities 
(including without limitation, stop signs or other traffic signs or freestanding light standards), 

such that the presence of the WCF is not readily apparent. 

Cell on wheels shall mean a mobile cell site that consists of an antenna tower and electronic radio 
transceiver equipment on a truck or trailer designed to boost reception as part of a larger cellular 
network and is temporary in nature. 

Collocation shall mean: 

(a) the mounting or installation of transmission equipment on a pre-existing structure (i.e., tower, 
building, utility pole, street light pole); or 

(b) the modification of a structure for the purpose of mounting or installing an antenna facility on 
the structure to transmit or receive radio frequency signals for communications purposes, 
whether or not there is an existing antenna on the structure. 

Co-siting shall mean the sharing of a single structure, tower, designated area of land or other 
facility by more than one antennae or other WCF equipment. 

Director shall mean the Town’s director of the Planning and Development Department.  
Director may also include, in the Town Manager’s discretion, the Town Manager. 

Eligible facilities request shall mean any request for modification of an existing tower or base 
station that is not a substantial change.  

Eligible support structure shall mean any tower or base station as defined in this Article, 
provided that it is existing at the time the relevant application is filed with the Town under this Article. 

Existing tower or base station shall mean a constructed tower or base station that was reviewed, 
approved and lawfully constructed in accordance with all requirements of applicable law as of the time 
it was built; for example, a tower that exists as a legal, non-conforming use and was lawfully 
constructed is existing for purposes of this definition. 

Micro cell facility shall mean a small wireless facility that is no larger than twenty-four (24) 
inches in length, fifteen (15) inches in width, twelve (12) inches in height, and that has an exterior 
antenna, if any, that is no more than eleven (11) inches in length. 

Monopole shall mean a single, freestanding pole-type structure supporting one or more 
antennas. 

Over the air receiving device shall mean an antenna used to receive video programming from 
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direct broadcast satellites, broadband radio services and television broadcast stations, but shall not 
include antennas used for AM/FM radio, amateur (“ham”) radio, CB radio, digital audio radio services 
or antennas used as part of a hub to relay signals among multiple locations.  

Pole-mounted small cell facility shall mean a small cell facility with an antenna that is mounted 
and supported on an alternative tower structure, which structure may be a replacement pole. 

Public property shall mean real property owned or controlled by the Town, excluding the public 
right-of-way. 

Public right-of-way (ROW) shall mean any public street, way, alley, sidewalk, median, parkway, 
or boulevard that is dedicated to public use. 

Radio frequency emissions letter shall mean a letter from the applicant certifying, all WCFs that 
are the subject of the application shall comply with federal standards for radio frequency emissions. 

Replacement pole shall mean an alternative tower structure that is a newly constructed and 
permitted traffic signal, utility pole, street light, flagpole, electric distribution or other similar structure 
of proportions and of equal height or such other height that would not constitute a substantial change to 
a pre-existing pole or structure in order to support a WCF or small cell facility or micro cell facility or 
to accommodate collocation, and replaces a pre-existing pole or structure. 

Shot Clock means the provisions of the Declaratory Ruling and Third Report and Order issued 
by the FCC on September 28, 2018, related to the timeframe for review and tolling, as may be amended 
by the FCC from time to time. 

Signal non-interference letter shall mean a letter from the applicant certifying that the WCFs 
that are the subject of the application will be designed, sited and operated in accordance with applicable 
federal regulations addressing radio frequency interference. 

Site for towers (other than towers in the right-of-way and eligible support structures) shall mean 
the current boundaries of the leased or owned property surrounding the tower or eligible support 
structure and any access or utility easements currently related to the site.  A site for other alternative 
tower structures, base stations, micro cell facilities, and small cell facilities in the right-of-way is further 
restricted to that area comprising the base of the structure and other existing or proposed related 
accessory equipment deployed on the ground. 

Small cell facility or small wireless facility shall mean a WCF where each antenna is located 
inside an enclosure of no more than three (3) cubic feet in volume or, in the case of an antenna that has 
exposed elements, the antenna and all of its exposed elements could fit within an imaginary enclosure 
of no more than three (3) cubic feet; and primary equipment enclosures are not larger than twenty-eight 
(28) cubic feet in volume; and all other wireless equipment associated with the structure, including the 
wireless equipment associated with the propose antenna and any pre-existing associated equipment on 
the structure, is not more than twenty-eight 28 cubic feet in volume, cumulatively.  

Small cell facilities are mounted to structures fifty (50) feet or less in height, including their 
antennas, or are mounted on structures no more than ten percent (10%) taller than other adjacent 
structures, or do not extend existing structures on which they are located to a height of more than fifty 
(50) feet or by more than ten percent (10%), whichever is greater. 
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Small cell facility shall also include a micro cell or micro cell facility. 

Substantial change shall mean a modification that substantially changes the physical dimensions of 
an eligible support structure if, after the modification, the structure meets any of the following criteria: 

(a) For towers, other than alternative tower structures or towers in the right-of-way, it increases the 
height of the tower by more than ten percent (10%) or by the height of one (1) additional 
antenna array, with separation from the nearest existing antenna not to exceed twenty (20) feet, 
whichever is greater; for other eligible support structures, it increases the height of the structure 
by more than ten percent (10%) or more than ten (10) feet, whichever is greater; 

(b) For towers, other than towers in the right-of-way, it involves adding an appurtenance to the 
body of the tower that would protrude from the tower more than twenty (20) feet, or more than 
the width of the tower structure at the level of the appurtenance, whichever is greater; for 
eligible support structures, it involves adding an appurtenance to the body of the structure that 
would protrude from the side of the structure by more than six (6) feet;  

(c) For any eligible support structure, it involves installation of more than the standard number of 
new equipment cabinets for the technology involved, but not to exceed four (4) cabinets;  

(d) For towers in the right-of-way and base stations, it involves installation of any new equipment 
cabinets on the ground if there are no pre-existing ground cabinets associated with the structure, 
or else involves installation of ground cabinets that are more than ten percent (10%) larger in 
height or overall volume than any other existing, individual ground cabinet associated with the 
structure;  

(e) For any eligible support structure, it entails any excavation or deployment outside the current 
site;  

(f) For any eligible support structure, it would defeat the concealment elements of the eligible 
support structure; for the purposes of this definition, a change that would undermine the 
concealment elements of this structure will be considered to defeat the concealment elements of 
the structure; or  

(g) For any eligible support structure, it does not comply with conditions associated with the siting 
approval of the construction or modification of the eligible support structure equipment, unless 
the non-compliance is due to an increase in height, increase in width, addition of cabinets, or 
new excavation that would not exceed the thresholds identified in subsections (a, (b), (c) or (d) 
of this definition. For purposes of determining whether a substantial change exists, changes in 
height are measured from the original support structure in cases where deployments are or will 
be separated horizontally, such as on building rooftops; in other circumstances, changes in 
height are measured from the dimensions of the tower or base station, inclusive of originally 
approved appurtenances and any modifications that were approved prior to February 22, 2012. 

Telecommunications Act means the Federal Telecommunications Act of 1996, 47 U.S.C. §§ 
151-614 (1994 & Supp. 1998), as amended. 

Toll and tolling shall mean to delay, suspend, or hold off on the imposition of a deadline, statute 
of limitations or time limit. 
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Tower shall mean any structure that is designed and constructed primarily built for the sole or 
primary purpose of supporting one or more FCC-licensed or authorized antennas and their associated 
facilities, including structures that are constructed for wireless communications services including, but 
not limited to, private, broadcast, and public safety services, as well as unlicensed wireless services and 
fixed wireless services such as microwave backhaul, and the associated site. The term includes self-
supporting lattice towers, guyed towers, monopole towers, radio and television transmission towers, 
microwave towers, common carrier towers, cellular telephone towers, alternative tower structures and 
the like. 

Transmission equipment shall mean equipment that facilitates transmission for any FCC 
licensed or authorized wireless communication service, including, but not limited to, radio transceivers, 
antennas, coaxial or fiber-optic cable, and regular and backup power supply. The term includes 
equipment associated with wireless communications services including, but not limited to, private, 
broadcast and public safety services, as well as unlicensed wireless services and fixed wireless services 
such as microwave backhaul. 

Unreasonable interference shall mean any use of the right-of-way that disrupts or interferes 
with the use by the Town, the general public or other person authorized to use or be present upon the 
right-of-way, when there exists an alternative that would result in less disruption or interference. 
Unreasonable interference includes any use of the right-of-way that disrupts vehicular or pedestrian 
traffic, any interference with public utilities, and any other activity that will present a hazard to public 
health, safety, or welfare. 

Wireless communications facility or WCF shall mean a facility used to provide personal wireless 
services as defined at 47 U.S.C. § 332 (c)(7)(C), as amended; or wireless information services provided 
to the public or to such classes of users as to be effectively available directly to the public via licensed 
or unlicensed frequencies; or wireless utility monitoring and control services. A WCF does not include 
a facility entirely enclosed within a permitted building where the installation does not require a 
modification of the exterior of the building; nor does it include a device attached to a building, used for 
serving that building only and that is otherwise permitted under other provisions of the Code. A WCF 
includes an antenna or antennas, including without limitation, directional, omni-directional and 
parabolic antennas, base stations, support equipment, alternative tower structures and towers.  The term 
does not include mobile transmitting devices used by wireless service subscribers, such as vehicle or 
hand held radios/telephones and their associated transmitting antennas, nor does it include other 
facilities specifically excluded from the coverage of this Title. 

16-343  Applicability. 
 

(a) The requirements set forth in this Article shall apply to all eligible facilities requests and WCF 
applications for base stations, alternative tower structures, towers, micro cells, small cells and 
all other wireless facilities, unless exempt under Subsection (b). 

 
(b) The requirements set forth in this Article shall not apply to: 

 
(1) Amateur radio antennas.  Amateur radio antennas that are owned and operated by a federally 

licensed amateur radio station operator or are exclusively receive-only antennas, provided 
that the height is less than or equal to the distance from the base of the antenna to the 
property line, and other applicable provisions of the Code are met. 
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(2) Pre-existing WCFs. Any WCF for which a permit has been properly issued prior to June 3, 
2019, shall not be required to meet the requirements of this Article.  Notwithstanding the 
foregoing, any modifications qualifying as an eligible facility request shall be evaluated 
under this Article. 

 
(3) Miscellaneous receiving antennas.  Antennas used for reception of television, multi-channel 

video programming and radio such as over-the-air receiving device (OTARD) antennas, 
television broadcast antennas, satellite antennas and broadcast radio antennas, provided such 
antennas are less than one (1) meter in diameter, mounted on the ground with a total height 
less than five (5) feet, or attached to an existing building. The Director has the authority to 
approve modifications to this size and height restriction related to OTARD antennas and 
OTARD antenna structures, if, in the reasonable discretion of the Director, modifications are 
necessary to comply with federal law. 

 
(4) Emergency.  A WCF installed upon the declaration of a state of emergency by the federal or 

state government or by the Town pursuant to written determination, provided prior to the 
WCF installation or within seventy-two hours (72) thereafter, that such action is necessary 
to protect the health, safety, and welfare of the public. 

 
(5) Temporary WCF.  A cell on wheels, or similar temporary WCF, installed for the purpose of 

providing sufficient coverage for a special event for no more than fifteen (15) days, subject 
to administrative approval by the Town.  

 
16-344  Operational Standards. 
 

(a) Federal Requirements. WCFs shall meet the then-current standards and regulations of the 
Federal Aviation Administration, the FCC and any other federal government agency with the 
authority to regulate WCFs.  If such standards and regulations are changed, then the owners of 
the WCF shall bring such facility into compliance with such revised standards and regulations 
within the time period mandated by the controlling federal agency.  Unless preempted by federal 
law, failure to meet such revised standards and regulations within thirty (30) days of the Town’s 
determination of such failure shall constitute grounds for the removal of the WCF by the Town 
or by the owner of the WCF at the owner expense. 

 
(b) Permission to use public right-of-way or public property.   

 
(1) Public right-of-way. Prior to, or concurrently with, the filing of an application seeking land 

use approval for the siting of WCF in the ROW, the applicant shall have an executed 
agreement with the Town, granting the applicant a non-exclusive license to use the ROW.   
WCFs attached to an existing pole or replacement pole or on a new traffic signal, street light 
pole or similar structure shall require written evidence of a license, or other legal right or 
approval, to use such structure by its owner. The applicant shall remain the owner of, and 
solely responsible for, any WCF installed in the ROW. 

 
(2) Public property. Prior to, or concurrently with, the filing of an application seeking land use 

approval for a WCF on public property, the applicant shall execute a lease agreement with 
the Town. 
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(c) Operation and maintenance.  To ensure the structural integrity of WCFs, the owner and operator 
of a WCF shall ensure that it is maintained in compliance with the standards contained in 
applicable local building and safety codes.  If, upon inspection, the Town concludes that a WCF 
fails to comply with such codes and constitutes a danger to persons or property, then, upon 
written notice being provided to the owner of the WCF, the owner shall have thirty (30) days 
from the date of notice to bring the WCF into compliance.  Upon good cause shown by the 
owner and meeting reasonable safety considerations, the Director may extend such compliance 
period, not to exceed 90 days from the date of said notice.  If the owner fails to bring the WCF 
into compliance within said time period, the Town may remove the WCF at the owner’s 
expense. 
 

(d) Abandonment and removal.  After the WCF is constructed, if a WCF has not been in use for a 
period of three (3) months, the owner of the WCF shall notify the Town of the non-use and shall 
indicate whether re-use is expected within the ensuing three months. Any WCF that is 
contracted and is not operated for a continuous period of six (6) months shall be considered 
abandoned.  The Town, in its sole discretion, may require an abandoned WCF to be removed.  
The owner of such WCF, or the property owner who signed a removal affidavit, shall remove 
the same within thirty (30) days of receipt of written notice from the Town.  If such WCF is not 
removed within said thirty (30) days, the Town may remove it at the owner or the property 
owner’s expense and any approved permits for the WCF shall be deemed to have expired. The 
Town may also, in its sole discretion, decline to approve any new WCF application until the 
applicant who is also the owner of any abandoned WCF has removed such WCF or provided 
payment for such removal to the Town.  

 
(e) Hazardous materials.  No hazardous materials shall be permitted in association with WCFs, 

except those necessary for the operation of the WCF and only in accordance with all applicable 
laws governing such materials. 

 
(f) Collocation and co-siting.  No WCF owner or operator shall unreasonably exclude a 

telecommunications competitor from using the same WCF facility or site.  When an owner or 
operator seeks to exclude a telecommunications competitor, upon request from the Director, the 
owner or operator shall provide written evidence explaining why collocation or co-siting is not 
possible at the particular facility or site. 

 
 
16-345 Review Procedures and Requirements. 
 

(a) Review procedures; applications; timeframe for review. New WCFs shall be constructed, 
collocated or co-sited after a written request from an applicant is reviewed and approved by the 
Town, in accordance with this Article. The Town shall provide, and from time to time revise, an 
application for WCF submittals, which shall require the provision of information necessary and 
adequate for the Town to appropriately make a determination with respect to the WCF 
development request.  WCFs shall be reviewed pursuant to the requirements contained in this 
Article.  An application for a WCF that does not comply with the provisions and design 
standards of this Article may seek use by special review approval pursuant to the procedure set 
forth in the Code.  
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(1) Review procedures for certain WCFs, including base stations, alternative tower structures, 
small cell facilities and alternative tower structures within public rights-of-way.  
Applications for base stations, alternative tower structures, small cell facilities and alternative 
tower structures within public rights-of-way shall be reviewed by the Director for 
conformance with this Article, using the design standards set forth in Section 16-346 and those 
otherwise found in the Code.  If the Director determines that WCFs in the rights-of-way are 
found to have a significant visual impact, are not compatible with the structure or surrounding 
area or do not meet the intent of this Article, the Director may refer such applications to the 
Planning and Zoning Commission for a use by special review determination.  

(2) Review procedures for certain WCFs, including towers. 
 

a. Applications for towers, other than those defined or excepted in (1) above, must utilize 
the use by special review procedure (conditional use approval) set forth in the Code 
including Chapter 16, Article VII, and meet the applicable submittal requirements 
contained in Section 16-145(f)(1), as amended, unless otherwise directed by the 
Director.  
 

b. Applications for towers shall demonstrate that other alternative design options, such as 
using base stations or alternative tower structures, are not viable options. 

 
c. Subject to the tolling provisions contained in Subsection (c), the Town shall render a 

decision within one-hundred (150) days of the date on which an applicant submits 
complete use by special review application.  

 
(3) Review procedures for eligible facilities requests.  
  

a. Permitted use; application; decision. Eligible facilities requests shall be considered a 
permitted use in all zoning districts and shall be subject to administrative review.  The 
Town shall prepare and make publicly available an application form which shall require 
the submittal of information necessary for the Town to consider whether a project 
constitutes an eligible facilities request, including, but not limited to, sufficient 
information to allow the Town to determine that the request does not constitute a 
substantial change and that it complies with applicable law.  The application shall not 
require the applicant to demonstrate a need or business case for the request. 
 

b. Timeframe for review of an eligible facilities request.  Subject to the tolling provisions 
contained in Subsection (c), the Director shall render a decision within sixty (60) days of 
the date on which an applicant submits a complete application. 
 

c. Not an eligible facilities request.  If the Director determines that the applicant’s request 
is not an eligible facilities, the presumptively reasonable timeframe set in Section 
332(c)(7) of the Telecommunication Act, as prescribed by the Shot Clock, shall begin to 
run from the issuance of the Town’s decision that the application is not a covered 
request, assuming that the application is deemed to be complete at that time.  The Town 
may request additional information from the applicant to evaluate whether the 
application is complete, during which time the timeframe for review of the application 
shall be tolled. 
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(4) Review procedures for small cell facilities.  

 
a. Application.  The Town shall prepare and make publicly available an application form 

which shall require submittal of information necessary for the Town to consider whether 
a project constitutes a small cell facility.   
 

b. Timeframe for review of small cell facilities.   
 

1. Collocation on existing structure. Subject to the tolling provisions contained in 
Subsection (c), the Town shall render a decision within sixty (60) days of the date on 
which an applicant submits a complete application.  
 

2. New structure. Subject to the tolling provisions of contained in Subsection (c), the 
Town shall render a decision within ninety (90) days of the date on which an 
applicant submits a complete application. 

 
c. Batched applications for small cell facilities. If a single application seeks authorization 

for multiple deployments, all of which may be categorized as either small cell facilities 
using an existing structure or small cell facilities using a new structure, then the 
timeframe for review shall be equal to that for a single deployment within that category.  
If a single application seeks authorization for multiple deployments, the components of 
which may be a mix of these aforementioned categories (small cell facilities using an 
existing structure or small cell facilities using a new structure), then the timeframe for 
review shall be equal to that with the longer review timeframe permitted for all 
components of that application. 
 

(b) Additional submittal requirements.   
 
(1) In addition to the requirements contained in the Town-approved applications, the following 

supplemental items are required for all WCF applications: 
 
a. Applicable submittal requirements contained in Section 16-145(f)(1), as amended, unless 

otherwise waived by the Director;  
 

b. Signal non-interference letter; 
 

c. Radio frequency emissions letter; 
 

d. Photo simulations showing before and after conditions;  
 

e. Inventory of sites.  Each applicant shall provide a narrative description and a map of the 
applicant’s existing and currently proposed WCFs within the Town and those within one 
half-mile of the Town’s boundaries. The applicant shall inform the Town generally of 
the areas in which it believes WCFs may need to be located within the next three (3) 
years. The inventory list shall identify the site name, address or location and a general 
description of the facility (i.e., rooftop antennas and ground-mounted equipment). This 
provision is not intended to be a requirement that the applicant submit its business plan, 
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proprietary information or make commitments regarding locations of WCFs within the 
Town. This information will be used to assist in the Town’s comprehensive planning and 
promote co-siting by identifying areas in which WCFs might be appropriately 
constructed for multiple users.  The Town may share such information with other 
applicants seeking to locate WCFs within the Town, provided, however, that the Town 
shall not, by sharing such information, be making a representation that such sites are 
available or suitable. The inventory of sites shall be updated upon the submission of a 
new application filed more than six (6) months subsequent to the prior application; and  
 

f. Abandonment and removal affidavit.  Affidavits shall be required from the owner of the 
property and from the applicant acknowledging that each is responsible for the removal 
of a WCF that is abandoned or is unused for a period of six (6) months. 

 
(2) Applications must include all necessary information, materials, a business license and 

completed permit applications for the permits that are required for the construction and 
installation of the proposed WCF, including, but not limited to building, electrical, or right-
of-way permits.  

 
(c) Tolling and reset of the timeframe for review.  The review periods commence to run when a 

complete application is filed with the Town, and may be tolled by mutual agreement of the 
Town and the applicant.  When the Town determines that an application is incomplete, the 
timeframe for review will be reset once a complete application is received in the manner set 
forth herein. 
 
(1) Tolling for small cell facility applications. If an application is incomplete, the Town shall 

provide written notice to the applicant within ten (10) days of receipt of the application.  The 
Town’s timeframe for review shall be reset upon the Town’s receipt of a complete amended 
application from the applicant.  If the Town subsequently determines that the amended 
application is not complete, the Town shall provide a subsequent written notice to the 
applicant within ten (10) days of receipt of the amended application.  The Town’s timeframe 
for review shall toll until the applicant resubmits a subsequent amended application, and 
shall commence to run again on the business day following the day on which the applicant 
submits such subsequent amended application. 

 
(2) Tolling for all other WCF applications.  If an application is incomplete, the Town shall 

provide written notice to the applicant within thirty (30) days of receipt of the application.  
The Town’s timeframe for review shall toll until the applicant submits an amended 
application, and shall commence to run again on the business day following the day on 
which the applicant submits such amended application.  If the Town subsequently 
determines that the amended application is not complete, the Town shall provide a 
subsequent written notice to the applicant within ten (10) days of receipt of the amended 
application.  The Town’s timeframe for review shall toll until the applicant resubmits a 
subsequent amended application, and shall commence to run again on the business day 
following the day on which the applicant submits such subsequent amended application. 

 
(3) Failure to act. If an applicant fails to respond and resubmit the information requested by the 

Town within fourteen (14) days of the Town’s written notice, the Town may make a 
determination of denial without prejudice. The applicant may thereafter submit a new 
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application. 
 

(d) Decision.  Any decision to approve, approve with conditions or deny an application shall be in 
writing and supported by evidence and shall be provided to the applicant.  An applicant may 
appeal an administrative decision in accordance with the Code and may appeal a decision 
rendered by Town Council in accordance with state and federal law and regulations.   

 
(e) Compliance with applicable law.  Notwithstanding the approval of a WCF application or 

eligible facilities request, all work must be completed in compliance with applicable building, 
structural, electrical and safety requirements as set forth in the Code and all other applicable 
laws and regulations. All applicants shall: 

 
(1) Comply with permits and licenses issued by a governmental authority with jurisdiction; 

 
(2) Comply with easements, covenants, conditions and restrictions on or applicable to the 

underlying real property; 
 

(3) Maintain the WCF in good working condition and to the standards established at the time of 
application approval; and 

 
(4) Ensure the WCF and the site is free from trash, debris, litter, graffiti and other forms of 

vandalism. Any damage shall be repaired as soon as practicable, and, in no instance, more 
than ten (10) days from the time of notification by the Town or after discovery by the owner 
or operator of the site.  Notwithstanding the foregoing, any graffiti on WCFs located in the 
public rights-of-way or on public property may be removed by the Town, in its discretion, 
and the owner or operator of the WCF shall pay all costs of such removal within thirty (30) 
days after receipt of an invoice from the Town. 

 
(f) Fee.  The applicant shall pay a fee with the submission of the application. The fee shall be the 

maximum amount allowed by the FCC, if at all, or an amount set by Town Council by 
resolution.  The fee shall constitute a reasonable approximation of the Town’s costs and shall be 
imposed on a non-discriminatory basis.  The Town may, in its discretion, retain professional 
consultants to review and assist in the processing of applications.  If a professional consultant is 
retained by the Town, the applicant shall be required to pay the Town’s actual costs for the 
consultant.  

 
Sec. 16-346  Design Standards. 
 
(a) Applicability.  WCFs shall be designed and located to minimize the impact on the surrounding 

neighborhood and to maintain the character and appearance of the Town.  The design standards set 
forth herein shall apply to the location and design of all WCFs governed by this Article, unless 
otherwise exempted by the Town.  While the Town anticipates and expects compliance with all the 
design standards set forth herein, the Town’s primary objectives are to ensure that WCFs use 
camouflage and concealment design techniques to reduce visibility and be co-sited or collocated to 
minimize the number of facilities. 
 

(b) General design standards for WCFs. 
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(1) Camouflage and concealment.  All WCFs and any transmission equipment shall, to the 
maximum extent possible, use camouflage and concealment design techniques including, but not 
limited to, the use of materials, colors, textures, screening, undergrounding, landscaping or other 
design options that blend the WCF into the surrounding natural setting and built environment.

a. Camouflage design may be of heightened importance where findings of particular sensitivity 
are made (e.g. proximity to historic, natural or aesthetically significant structures or areas, 
views, or to community features or facilities).  In instances where WCFs are located in areas 
of high visibility, they shall be designed (e.g., placed underground, depressed or located 
behind earth berms) to minimize their profile.

b. Camouflage design may include the use of alternative tower structures should the Director 
determine that such design meets the intent of this Article and the community is better served 
thereby.

c. WCFs shall be constructed out of non-reflective materials (visible exterior surfaces only).

(2) Co-siting and collocation.

a. Co-siting. WCFs shall be designed and constructed to permit the facility to accommodate 
WCFs from at least two (2) wireless service providers on the same WCF, to the extent 
reasonably feasible based upon construction, engineering and design standards, except where 
such collocation would materially compromise the design intent of the WCF, particularly 
visually.

b. Collocation. If existing eligible facilities are not available in the area to be served, WCFs 
shall be designed to utilize pre-existing structures, poles and buildings wherever possible.

(3) Accessibility. WCFs and associated equipment shall be designed and sited to comply with the 
Americans with Disabilities Act and all other local, state and federal laws and regulations. 
WCFs may not be located or maintained in a manner that causes unreasonable interference.

(4) Height. The maximum height of a WCF shall be thirty-six feet (36') unless otherwise approved 
through a use by special review procedure or the applicant provides compelling evidence that a 
majority of similar, nearby structures are taller and that a taller height is thus compatible.   The 
Director shall determine whether a taller height is acceptable.

(5) Setbacks.  The following minimum setback requirements shall apply to all WCFs, except for 
alternative tower structures and small cell facilities in the right-of-way, and shall be the greater 
of the following:

a. When attached to a structure, the setback for a principal building within the applicable zoning 
district;

b. Twenty-five percent (25%) of the facility height, including WCFs and related accessory 
equipment;
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c. For sites within 100 feet of residential uses, facilities over thirty (30) feet from ground 
elevation measured within five (5) feet of the base, a setback from all adjacent residential 
property lines of one (1) foot for every foot in height; or 

 
d. Twenty (20) feet. 

 
(6) Lighting.  WCFs shall not be artificially lighted, unless required by the FAA or other applicable 

governmental authority or the WCF is mounted on a light pole or other similar structure 
primarily used for lighting purposes. All exterior lighting within equipment yards shall be 
mounted on poles or on a building wall below the height of the screen wall or fence.  

 
(7) Noise.  Noise generated on the site must not be emitted at levels prohibited in the Code or 

otherwise prohibited by the Director, except that a WCF owner or operator shall be permitted to 
exceed such noise standards for a reasonable period of time during repairs, not to exceed two (2) 
hours without the prior written authorization of the Director. 

 
(8) Landscaping.  

 
a. All landscaping and screening shall adhere to the Town of Johnstown Landscape Standards 

and Specifications, as amended; 
 

b. WCFs shall be sited in a manner that ensures continued compliance with required 
landscaping and open areas for the principal uses on the parcel; 

 
c. WCFs, including small cell facilities, unless excepted by the Director for safety 

considerations, shall provide screening from rights-of-way and adjacent properties, which 
may, in the Director’s discretion, include berms and plant materials; and 

 
d. Where landscaping is required, appropriate irrigation must be installed. 

 
(9) Screening. 

 
a. All structures and improvements associated with a WCF shall incorporate adequate safety 

equipment and aesthetic treatments to be visually compatible with uses in the surrounding 
area; 

 
b. All equipment not located within the right-of-way and not otherwise addressed herein shall 

be fully screened within a walled yard or placed in an enclosed building except in cases 
where the Director determines that a better design alternative exists. The yard shall be 
enclosed by a solid fence or wall of sufficient height to screen all miscellaneous equipment 
from view from the right-of-way or adjacent properties and to provide security; and 

 
c. Cables, wires, boxes, transformers and other accessory equipment must be designed to be 

located internally or otherwise highly-integrated into any structure to the degree feasible to 
minimize visual clutter and screen. 

 
(c) Additional design standards for WCFs on structures, including buildings, towers, poles. 
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(1) Building roof-mounted WCFs and equipment shall be set back from the edges of flat roofs, 
screened, painted, enclosed or otherwise effectively camouflaged and concealed to minimize the 
visual impact on surrounding properties and rights-of-way.  No roof-mounting may occur on 
gabled or similar roofing structures that provide significant visibility from nearby rights-of-way 
and properties.  

 
(2) Antennas may only be mounted to the side of a building if camouflage and concealments 

techniques are utilized to ensure maximum integration and minimal interference with the 
architectural features of that building. The equipment shall be mounted in a configuration as 
flush to the wall as technically possible, with a maximum protrusion of six (6) feet, and shall not 
project above the wall on which it is mounted.  

 
(3) Equipment shall, to the maximum extent feasible, feature the smallest and most discreet 

components that the technology will allow so as to have the least possible impact on the 
architectural character and overall aesthetics of the building or structure. 

 
(4) Roof-mounted WCF equipment shall be screened by parapet or screen walls in a manner 

compatible with the building’s design, colors and materials. 
 

(5) If a replacement pole is being considered, the new pole must match, to the extent feasible, other 
street light and traffic poles within five hundred and twenty-eight (528) feet of the site with 
regard to design, height, width and utility. A replacement pole accommodating internal wiring 
and cable may be up to twenty-four inches (24") in diameter at the base. 

 
(d) Design standards in relation to residential uses. 
 

(1) WCFs shall be sited and designed in a manner that is considerate of the proximity of the 
facility relative to residential structures, neighborhoods and planned residential areas in 
order to minimize the visual impacts of WCFs on existing and planned residential areas.  
 

(2) When placed on or adjacent to residential properties, a WCF shall be placed in close 
proximity to a common property line between adjoining residential properties, such that the 
WCF minimizes visual impacts equitably among adjacent and nearby properties. 

 
(3) For a corner lot, the WCF shall be placed adjacent to a common property line between 

adjoining residential properties or on the corner formed by two intersecting streets.   
 
(e) Design requirements specific to various types of WCFs.  
 

(1) Alternative tower structures not in the public right-of-way shall: 
 

a. Be designed and constructed to look like a building, facility, structure or other 
commonplace item typically found in the area; 
 

b. Be camouflaged or concealed consistent with other existing natural or manmade features 
in or near the proposed location; 

 
c. Be compatible with the surrounding area, including design considerations such as the 
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context, scale, massing, height, articulation, topography and the landscaped 
environment; 

 
d. Be the minimum size needed to obtain coverage objectives.  Height or size of the 

proposed alternative tower structure should be minimized as much as possible;  
 

e. Be sited in a manner that is sensitive to the proximity of the facility to structures, 
neighborhoods, special districts, natural areas and residential uses and zoning district 
boundaries; and 

 
f. Take into consideration the uses on adjacent and nearby properties and the compatibility 

of the facility to these uses. 
 

(2) Alternative tower structures and small cell facilities in the public right-of-way. Such WCFs are 
subject to the alternative tower structures design standards set forth in this Section and to the 
following additional design criteria: 

 
a. Alternative tower structures and associated small cell facilities or micro cell facilities 

may be deployed in the public right-of-way through the utilization of a street light pole, 
distribution lines, utility poles, traffic signal or similar structure;  
 

b. To the extent that an alternative tower structure is a vertical structure located in the 
public right-of-way, its pole-mounted components shall be located on or within an 
existing utility or street light pole serving another purpose whenever technically feasible;   

 
c. If the applicant provides evidence that an existing structure is not available in the area 

where additional coverage is needed, a new pole or structure may be considered;  
 

d. With respect to pole components, such components shall be located on or within a new 
utility pole where other utility distribution lines are aerial and there are no reasonable 
alternatives, if the applicant is authorized to construct the new utility poles;  

 
e. Alternative tower structures shall be consistent with the size and shape of similar pole-

mounted equipment installed by communications companies on utility poles in the right-
of-way within reasonable proximity the proposed alternative tower structure; 

 
f. Alternative tower structures shall be designed such that antenna installations on traffic 

signal standards are placed in a manner so that the size and appearance of the structure 
will not be considerably altered and the function of the signal will not be impacted;  

 
g. Alternative tower structures shall be sized to minimize the negative aesthetic impacts to 

the right-of-way and adjacent properties; 
 

h. Alternative tower structures shall not alter vehicular circulation or parking within the 
right-of-way or impede vehicular, bicycle or pedestrian access or visibility along the 
right-of-way;  

 
i. Alternative tower structures may not be more than five (5) feet taller (as measured from 
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the ground to the top of the pole) than any existing utility or traffic signal pole within a 
radius of five hundred and twenty-eight (528) feet of the pole or structure. A new or 
freestanding alternative tower structure may not be higher than thirty six (36) feet; and 

 
j. Alternative tower structures in the right-of-way shall not exceed twenty four (24) inches 

in diameter. 
 

(3) Towers that are not alternative tower structures or small cell facilities. 
 

a. No new towers, excepting small cell facilities in the right-of-way, shall be permitted unless 
the applicant demonstrates to the reasonable satisfaction of the Director that existing WCFs 
are not able to accommodate the needs that the applicant proposes to address with its tower 
application and sufficient separation of towers is achieved. Evidence may consist of the 
following: 

 
1. No existing WCFs with a suitable height are located within the geographic area required 

to meet the applicant's engineering requirements; 
 

2. Existing WCFs do not have sufficient structural strength to support applicant’s proposed 
WCF; 

 
3. The applicant’s proposed WCF would cause electromagnetic interference with the 

existing WCFs or the existing WCFs would cause interference with the applicant’s 
proposed WCF; or 

 
4. The applicant demonstrates that there are other limiting factors that render existing 

WCFs unsuitable for collocation;  
 

b. Towers shall either maintain a galvanized steel finish, or, subject to any applicable FAA 
standards and Town design approval processes, be painted a neutral color so as to reduce 
visual obtrusiveness; 

 
c. Wherever possible, towers shall be located to utilize existing landforms, vegetation and 

structures to aid in screening the facility from view or to otherwise blend in with the 
surrounding built and natural environment; 

 
d. Monopole support structures shall taper from the base to the tip; 

 
e. All towers shall be enclosed by security fencing or wall and shall also be equipped with an 

appropriate anti-climbing device; 
 

f. Where the proposed height exceeds that of the zoning district, towers over ninety (90) feet in 
height shall not be located within one-quarter mile from any existing tower that is over 
ninety (90) feet in height, unless the applicant has shown to the satisfaction of the Director 
that there are no reasonably suitable alternative sites in the required geographic area that 
meet the applicant’s needs; and 

 
g. Tower-related accessory equipment shall meet the following standards:   
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1. All buildings, shelter, cabinets and other accessory components shall be grouped as 

closely together as technically possible; 
 

2. The total footprint coverage area of the WCF’s accessory equipment shall not exceed 
three hundred fifty (350) square feet; 

 
3. No related accessory equipment or accessory structure shall exceed twelve (12) feet in 

height; and 
 

4. Related accessory equipment, including but not limited to remote radio units, shall be 
fully screened whenever feasible by being located behind parapet walls or within 
equipment enclosures.  

 
(f) Design standards for ground mounted equipment.  Ground-mounted equipment shall be located in a 

manner necessary to address both public safety and aesthetic concerns. Wherever feasible, ground-
mounted equipment that is otherwise visible from the right-of-way or adjacent properties shall be 
undergrounded to minimize the visual impact to the area and minimize impacts related to physical 
access on the site.  Where appropriate and to the extent it is reasonably feasible based upon 
construction, engineering and design standards, the Director may require a flush-to-grade 
underground equipment vault.   
 

(g) Deviation; interpretation of standards and guidelines.   
 

(1) Deviation.  The Town anticipates and expects compliance with all the design standards set forth 
in this Section.  If an applicant does not utilize the design standards, the applicant shall, in its 
application, identify the standards that are not utilized and the reason for the deviation. 
 

(2) Interpretation.  Where interpretation of the design standards is necessitated by the 
circumstances, the Director shall make such determination.  The applicant may appeal the 
Director’s determination to the Board of Adjustment. 
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MEMORANDUM 

 

TO:  City of Johnstown 

RE:  Zoning Application Signal non-interference for FTC Fall River 

DATE:  3.16.2020 

 

Pursuant to the City of Johnstown 16-345 (Review Procedures and Requirements), this letter will 

confirm that the proposed antenna usage will not interfer with other adjacent or neighboring or 

city-wide transmissions or reception functions. 

 

Respectfully submitted, 

 

 

 

Zeeshan Bashir 

Radio Frequency Engineer 

Verizon Wireless 

3131 South Vaughn Way #550, Aurora, CO 80014 

Telephone: 618-434-0287 

 

 
 



MEMORANDUM 

TO: City of Johnstown 

RE: Zoning Application Radio Frequencies Emissions for FTC Fall River 

DATE:  3.16.2020 

Pursuant to the City of Johnstown 16-345 (Review Procedures and Requirements), this letter will 

confirm that the NIER (nonionizing electromagnetic radiation) produced by the proposed site 

will not exceed standards established by the Federal Communications Commission.  Verizon 

Wireless facilities operate in strict complicance with all State, Federal and Local regulations 

(including specifically the FAA and FCC regulations). 

Respectfully submitted, 

Zeeshan Bashir 

Radio Frequency Engineer 

Verizon Wireless 

3131 South Vaughn Way #550, Aurora, CO 80014 

Telephone: 618-434-0287 

jen.daniels
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