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Abstract:

In this white paper you will learn about the history of land use compatibility near
airports, the impact it has on airport operations, current protection measures in
place, and recommendations to further strengthen Fort Collins-Loveland Municipal
Airport’s future.

Strategic Plan Action Item 1:
Protect Against Residential Encroachment
on the Airport

INTRODUCTION
The Fort Collins-Loveland Municipal Airport (FNL) is a federally supported public use facility,
owned and operated by the Cities of Fort Collins and Loveland, serving the Northern Colorado
region. The Airport’s mission is:
“To provide a safe and efficient air transportation airport facility to the general public
and aviation community through airport facilities that meet Federal Aviation
Administration (FAA) safety standards and to implement a plan that ensures the efficient
development of the airport to meet the needs of the Fort Collins and Loveland
communities.”
This mission is derived from the Airport’s Strategic Plan that Loveland City Council adopted on
December 2, 2014 as Resolution 85-2014 and adopted by Fort Collins City Council on January 6,
2015 as Resolution 2015-002. One of the key objectives of the Strategy is to “Protect against
residential encroachment on the Airport.” The Strategic Plan further illustrates the objective as
follows:
“Residential encroachment is a significant problem for airports around the nation. Fort
Collins-Loveland Airport has had limited encroachment problems but must guard against
this threat to the Airport’s long term future.”
The prioritized objective prompted staff to investigate the extent of vulnerability to the Airport
from residential and other incompatible land use encroachment. This white paper will provide
background information on the issue of incompatible land use near airports. Federal
regulations and local ordinances and agreements on land use near airports will also be
examined in addition to legal actionable items that can be pursued.
The investigation has identified protective measures that currently exist for land use near the
Airport and how these measures prevent future compatibility issues. The review also indicates
that through the permanent vigilance of Airport management in addition to support and
prioritization from the Cities and the Counties, the Airport will be able to function effectively
and efficiently into the future.
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BACKGROUND
The issue of non-compatible land use in proximity to airports is a significant problem
throughout the nation. As cities grow to meet the needs of their communities, developments
are progressively being built closer to airports. Many airports were originally constructed in
areas located away from population centers. Some airports have fallen victim to surrounding
encroachment from non-compatible land development due to the growth of many
metropolitan areas. Some of the most extreme and noteworthy examples of residential
encroachment include the Santa Monica California Airport (Figure 1) where homes are as close
as 300 feet from the runway (Los Angeles Times, 2011); the Scottsdale Arizona Airport, where
the approach and departure corridors cross multiple municipal boundaries and over noise
sensitive developments (Figure 2); and Naples Florida Airport which has residential dwellings
close to the departure end of three

Figure 1 Santa Monica Municipal Airport. Homes have been built as close to
the runway as 300 ft. Photo by United States Geological Survey 2006.

of their four runways (Figure 3).
Complaints from community
members encompass a broad
range of topics such as safety,
pollution, reduced property values,
and aircraft noise impacting their
quality of life. In an effort to
improve neighborhood relations,
the aforementioned airports have
developed community outreach
and noise compatibility programs.
While these patches are effective,
they tap already limited resources
available from Federal, State, and Local funding sources.
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Figure 2 Scottsdale Municipal Airport, AZ. The approach of Runway 3 crosses municipal boundaries and near a noise
sensitive development including schools and religious worship locations.

Figure 3 Naples Municipal Airport, FL. Residential dwellings were built along the approach/departure paths on three
of the four runways.

The
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FAA has awarded grants in some instances to facilitate the development and implementation of
noise compatibility programs using the Airport Improvement Program. Federal spending on
noise compatibility programs exceeded $6 billion between 1982 and 2013 (Federal Aviation
Administration, 2014). Concurrently airports have spent an additional $3.4 billion collected
through Passenger Facility Charges, bringing industry spending on noise abatement alone to
over $9.4 billion in a span of 30 years. Concerns over excessive spending raises the question
whether the public receives enough benefit to outweigh the costs.
In 2012, Airports Council International – North America commissioned a study on the economic
impacts of commercial airports for the 2010 calendar year. The study found the economic
impact of airports generated over ten million jobs and nearly $1.2 trillion dollars annually. The
Colorado Division of Aeronautics conducts a similar economic impact study for all airports in
Colorado, the most recent of which was completed in 2013. The 2013 study determined that
FNL’s regional economic impact was $129 million each year, which includes the provision for
826 direct and indirectly supported jobs. The economic impact studies demonstrate that
airports are important economic drivers for the communities they serve. An airport connects
residents and businesses with the national air transportation network and magnifies the
community’s economic potential. In order for the region to realize the full economic benefit of
an airport it requires the alignment of leadership in the communities it serves to adequately
plan and to implement policies that prevent land use incompatibility.
The conflicts that typically arise around noise, pollution, and safety concerns can be largely
avoided through coordinated planning of the airport and surrounding communities. Planners
begin this process by considering current land use, existing infrastructure, stakeholder needs,
regulatory requirements, future demands, and community goals. Planners then develop a
series of scenarios for comparison to establish a preferred development plan and acceptable
alternatives. Finally, action items are identified on how to carry out the development plan. The
best community plans include a buffer between developments sensitive to aviation activities,
refered to as non-compatible land use, and aircraft traffic flow around airport facilities. One
important factor to recognize is the impact of aircraft noise on land use. This subject has an
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abundance of information including industry standards and best practices. Established by state
agencies and the FAA, regulations set forth planning guidence and enforcement methods.
However, both state and federal agencies place a greater emphasis on partnerships with airport
sponsors to protect the airport and facilite harmonious development near airports through
effective local policies and planning.

Federal Legislation and Regulation
As the governing entity of aviation, the FAA is responsible for issuing regulations on a variety of
subjects. In 1969 the FAA introduced regulation which classified jet engines into incremental
stages based on the volume of noise produced (Price & Forrest, 2013). Currently there are four
stages where each stage is progressively quieter. With the release of the 1969 regulation,
another regulation was updated to require the phase out of the oldest and loudest Stage 1
engine by 1975 (Price & Forrest, 2013). Through the FAA Modernization and Reform Act of
2012 the FAA has phased out Stage 2 engines by the 2015 year end, and require all operable
turbine engines be a minimum of Stage 3 compliant (Federal Aviation Administration, 2013).
The push to make aircraft quieter is evident from the private sector as well. The engines of
Boeing’s new 787 Dreamliner are more than 25 decibels quieter than Stage 3 maximums and
more than 15 decibels quieter than Stage 4 maximums (Boeing Aircraft Company, 2015). The
trend of increasingly quieter aircraft has the significant potential of reducing the future
influence from aircraft noise around airports.
The 1979 Aviation Safety and Noise Abatement Act passed by U.S. Congress addressed the
increasing impact of jet engines on airport neighbors (Anderson, 1979). In consequence of this
legislation, the FAA issued new regulation on compatible land use planning with consideration
to airport noise (CFR Part 150). In 1992, the Airport and Airway Safety, Capacity, Noise
Improvement, and Intermodal Transportation Act was passed which included a study on the
impacts of noise pollution on populations to determine the minimum level of noise at which
adverse effects begin (Oberstar, 1992). The study reaffirmed previous findings that when
sound energy, measured in decibels (dB), exceeds 65 Day-Night average Level (DNL) the
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impacts are not favorable for multiple land uses, especially residential dwellings (Federal
Interagency Committee On Noise, 1992). The study also found no connection between the 70
DNL and adverse health effects. In consequence of this study, a land compatibility matrix was
compiled for the 85, 80, 75, 70, and 65 DNL areas around airports. The most compatible land
uses include open space and agricultural uses. Specifics on the full matrix are included in the
Airport Master Plan which can be found in Figure 3 below (See also Appendix C).
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Figure 4 Compatible Land Use Matrix
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Community Planning
Local planners have the responsibility to evaluate the interests of stakeholders; work toward
community goals; and comply with local, state, and federal regulations. Utilizing an Airport
Compatible Land Use Matrix for guidance allows planners the ability to easily identify land uses
that comply with recommended land use near airports while also reducing the potential for
future issues between airport users and airport neighbors. Once the best land uses are
identified, local zoning should direct new developments to the prescribed land uses.
In addition to zoning, city and county planners have other avenues to maintain a buffer
between airports and their neighbors. These options are Avigation Easements and Aviation
Activity Notices or Property Disclosures. An easement is a legally enforceable use of property
by someone other than the owner (Beckman, 2011). Aircraft arriving at and departing from the
airport will overfly nearby land parcels and thereby “use” the property. It is therefore fitting for
airports and their operators to consider an easement for land parcels which may present strong
safety or liability concerns. Avigation Easements are primarily used to restrict the height of
man-made obstacles such as buildings or antennas, and Aviation Activity Notices or Property
Disclosures protect against nuisance liability including, but not limited to, aircraft noise.
In situations where aircraft do not place a strong noise concern, as measured by the DNL, but
may have an acute presence, there is also the option of an Aviation Activity Notice. This legal
document provides information to the land owner about the presence of an airport and its
associated air traffic which is recognizable in a court of law. Recordation with the city or county
is best as the notice involves real property and its owner. An Aviation Activity notice is more
appropriate for areas with reduced safety and liability concerns where the influence of air
traffic is still keenly felt such as underneath existing air traffic patterns and not the approach
and departure corridors. Easements and activity notices remain with the property through
subsequent changes of ownership giving a level of continuity when the associated property is
sold. Municipal planners must carefully consider input from airport officials as to whether an
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easement or activity notice is most appropriate for new developments or improvements within
the airport influence area.
Airport influence areas and other areas referenced within the airport compatible land use
matrix are identified through the Airport Master Planning Process. Airports included in the
National Plan of Integrated Airport Systems (NPIAS), including FNL, must possess an Airport
Master Plan forecasting the layout and impact of airport improvements over the next 20 years.
The Airport’s influence area is identified through an analysis of areas affected by normal aircraft
activity relative to current and planned aircraft movement surfaces, i.e. runways (See Appendix
D and Figure 5). This layout gives a realistic expectation of the geographic area in which
protection of airport activities requires the greatest consideration. Additionally, the Master
Plan identifies sound contours where the aircraft Day-Night average Level (DNL) meets the
minimum threshold to cause certain land uses to be non-compatible for the Airport (See
Appendix D and Figures 6 and 7 below). These contours are labeled 70, 65, 60, and 55 DNL.
Figure 5 Airport Influence Area
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Figure 7 Existing Noise Contours

Figure 6 Future Noise Contours
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ENCROACHMENT PROTECTIONS
The City Councils have directed staff to seek adequate protection for the Airport against
encroachment of non-compatible land use, resulting in an investigation of current protections
and historical protection efforts. One of the discoveries was that an inordinate amount of
caution has been exercised when considering zoning and land development code at both the
city and county level for parcels near the Airport. These protections, of which further details
follow, were initiated as a result of coordinated planning between the City of Fort Collins, City
of Loveland (collectively called the Cities), Larimer County (the County), and Airport
Management.
In 1995, the Cities and the County entered into an agreement regarding the development of
county property between the Cities. Special designation of Airport considerations were
included in subareas 18 and 19 which includes parcels immediately north of the Airport (See
figure 5). Within these areas, the preferred land use was identified as agricultural or open
space use with a limited portion of the sub areas being acceptable for residential or mixed
Figure 8. Subarea map from ‘A Plan for the Region between Fort
Collins & Loveland’ in 1995. See page 36 of the plan.

commercial industrial. This plan was
implemented by the county through
zoning the area as Airport to ensure
development proposals are reviewed
with specific consideration of airport
needs (See Larimer County Municipal
Code 4.1.21 included as Appendix F).
Additionally, this zoning notifies the
Airport when an opportunity exists to
comment on a proposal under review.

Through this process, community planners determine whether an Avigation Easement or
Aviation Activity Notice is appropriate.
A proposal in 1997 tested the efficacy of airport zoning within the County. A residential
neighborhood, Eagle Ranch Estates, was proposed for development within a portion of sub area
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18. The proposed development site was within the Airport influence area and outside the 65
DNL area. According to the aforementioned matrix on compatible land use, the site was
compatible for residential dwellings, but was underneath an existing air traffic corridor. The
County, through recommendations given by Airport Management, required that the residential
development incorporate an Avigation Easement and Aviation Activity Notices within their sale
documents. Through these protective measures the purchasers of properties are informed of
the proximity to the Airport and that existing noise contour lines were located on or adjacent to
their property as a result of aviation operations (See Appendix G). Additionally, the easements
identify that there is the potential for future airport expansion and activity levels.
The City of Loveland has a Comprehensive Plan which guides City policy and land use. This plan
is updated every 10 years, the most recent in 2005, to establish a vision for the community and
outline land use throughout the city. Section 4.6 of the plan takes special note of the Airport
and its critical zones, three sides of which reside entirely within Loveland. In order to best
benefit the community and the airport five philosophies were established to guide
development decisions:
1) Land use decisions for property surrounding the airport should prevent interference
with the present and planned operations of the airport.
2) Land use decisions for property surrounding the airport should protect the safety of
persons and property given present and planned operations at the airport.
3) The City should encourage land use decisions for property surrounding the airport that
promote the locational advantages of such property.
4) Airport operations should be reviewed annually. The Master Plan should be reviewed
every 3 years and updated every 5 years.
5) The City of Loveland should collaborate and take the leadership role with the City of Fort
Collins and Larimer County to ensure that those governments adopt land use,
development, and construction regulations consistent with these goals.
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These philosophies combine to provide for the mutual prosperity of all parties with interest in
the area. With progressive foresight, realistic expectations, and periodic review of the Airport
Master Plan, these guiding principles facilitate the highest level of collaboration between
Airport and community planning.
The Airport Master Plan is recommended by the FAA to be updated every 10 years to
reevaluate the situation and direction of the airport based on evolving needs. The most recent
revision was done concurrently with the Millennium Project in 2006. The Millennium project
assigned primary land use for several parcels to the south of the airport. Figure 9 below shows
Figure 9 Map of Millennium GDP Parcels.

the locations of the parcels and land use restrictions details for each sub area are found in
Appendix H. The assigned land uses are compatible with the Airport as determined by their
proximity to the Airport influence area and noise contours. Parcels within the 60 and 55 DNL
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contours are zoned as mixed commercial and light industrial which is compatible with Airport
activities. All sub parcels allowing residential developments are outside the 60 DNL contour.
Therefore, those locations are planned to be much more compatible with Airport activities. The
zoning requirements for all properties around the Airport were combined into generalized
maps for the Airport Master Plan (see Figures 10 and 11).
One unusual circumstance identifiable in the current Airport master plan is that the Airport’s
approach and departure corridors pass through five municipalities: Fort Collins, Loveland,
Larimer County, Windsor, and Johnstown (see Figure 5). This geographic situation presents
unique complexities in the airport reviewing and commenting on all proposed developments
within the Airport influence area. Both Windsor and Johnstown have a small amount of
property within the easternmost edge of the Airport influence area (approx. 30 and 15 acres
respectively). The area is of relatively minimal impact being outside the critical noise contours
reducing the need for airport staff involvement in planning and review for these areas.
The City of Fort Collins and Larimer County entered into an Inter-Governmental Agreement
(IGA) in 2008 regarding the Metropolitan Growth Area north of the Airport influence area
(Appendix I). Through the IGA, Fort Collins receives an increased level of information regarding
development proposals in the county immediately adjacent to Fort Collins. This area includes
land parcels near the Airport. The IGA allows the Airport to be better notified of proposed
developments facilitating the opportunity to comment and/or object to non-compatible
proposals.
Since the development of the Airport Strategic Plan the current zoning restrictions on land use
were reviewed including areas with Avigation Easement requirements. Additionally, current
development proposals and plans were evaluated to determine if current zoning and easement
restrictions were effective buffers between the Airport and future residential developments.
Review of these documents revealed that current zoning and easement requirements were
working as intended and the protection measures taken against encroachment of noncompatible land use into sensitive areas near the Airport have to this point been successful.
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The review additionally confirmed that the threat of residential encroachment on the Airport
should be reviewed periodically by the Cities, the County, and the Airport at a minimum during
updates to the Airport Master Plan.
Figure 10 Generalized Existing Zoning
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Figure 11 Generalized Future Land Use
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CONCLUSIONS AND RECOMENDATIONS
As a result of this study airport staff have determined that the Cities and the County have made
great efforts to protect this transportation resource. The joint planning efforts that have taken
the Airport into consideration when weighing community needs by the Cities and the County
and have produced a number of mutually beneficial and protective intergovernmental
agreements. Planners representing all neighboring public entities have shown ample caution
when including Airport needs in their respective development review process. This is
evidenced by willingness of the planners to recommend the inclusion of Avigation Easements
and Airport Activity Notification Disclosures on adjacent residential developments.
This paper has identified that there are many protective measures in place that identify the
Airport as an important regional asset that should be protected. In addition to these measures
it is recommended that the Airport and the Cities do the following:


Maintain continuous vigilance in both planning and development reviews within the
Airport Influence Area to ensure land use compatibility.



Reevaluate land use compatibility with the Cities and the County during critical updates
to the Airport Master Plan and the Cities’ and County’s Comprehensive land use plans.



Continue to promote compatible land use within the approach and departure corridors
as identified on the Airport Master Plan and monitor activity of adjacent property.

The first recommendation is to maintain and proactively manage the current standards of
protective measures relative to land use and zoning surrounding the Airport. The protective
policies and agreements that are currently in place require notification and opinion from
Airport management on development proposals within the Airport Influence Area.
The second recommendation is that officials at the Cities, the County, and the Airport maintain
a stance of immutable acuity for possible non‐compatible land developments. By its’ nature,
community and Airport plans will continually evolve to meet the needs of their stakeholders.
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Planning and oversight by community officials will continue to be crucial in ensuring a
prosperous future for all involved. Key planning documents, such as comprehensive land use
plans should incorporate Airport and FAA recommendations concerning areas near the
Airport’s approach and departure corridors. Continued efforts to establish higher compatibility
within the airport influence area will additionally ensure a prosperous future for the aviation
and non‐aviation communities.
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APPENDIX A
Scottsdale Municipal Airport Planning Maps
•

Existing Noise Exposure Contours

•

Existing Land Use
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APPENDIX B
Naples Municipal Airport Planning Maps
•

2006 DNL Contour
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APPENDIX C
Fort Collins-Loveland Municipal Airport Master Plan Figures
•

Land Use Compatibility Matrix

•

Airport Influence area

•

Existing Noise Contours

•

Future Noise Contours

•

Generalized Zoning Current

•

Generalized Zoning Future

26 | P a g e

Barnard Dunkelberg & Company

YEARLY DAY-NIGHT NOISE LEVEL (DNL) IN DECIBELS
65-70
70-75
75-80
80-85

BELOW 65

LAND USE
RESIDENTIAL

Residential, other than mobile homes and transient lodgings
Mobile home parks
Transient lodgings

PUBLIC USE

Schools
Hospitals and nursing homes
Churches, auditoriums and concert halls
Governmental services
Transportation
Parking

COMMERCIAL USE

Offices, business and professional
Wholesale and retail-building materials, hardware and farm equipment
Retail trade-general
Utilities
Communication

MANUFACTURING AND PRODUCTION

Manufacturing, general
Photographic and optical
Agriculture (except livestock) and forestry
Livestock farming and breeding
Mining and fishing resource production and extraction

RECREATIONAL

Outdoor sports arenas and spectator sports
Outdoor music shells, amphitheaters
Nature exhibits and zoos
Amusements, parks, resorts and camps
Golf courses, riding stables and water recreation

OVER 85

Y
Y
Y

N(1)
N
N(1)

N(1)
N
N(1)

N
N
N(1)

N
N
N

N
N
N

Y
Y
Y
Y
Y
Y

N(1)
25
25
Y
Y
Y

N(1)
30
30
25
Y(2)
Y(2)

N
N
N
30
Y(3)
Y(3)

N
N
N
N
Y(4)
Y(4)

N
N
N
N
Y(4)
N

Y
Y
Y
Y
Y

Y
Y
Y
Y
Y

25
Y(2)
25
Y(2)
25

30
Y(3)
30
Y(3)
30

N
Y(4)
N
Y(4)
N

N
N
N
N
N

Y
Y
Y
Y
Y

Y
Y
Y(6)
Y(6)
Y

Y(2)
25
Y(7)
Y(7)
Y

Y(3)
30
Y(8)
N
Y

Y(4)
N
Y(8)
N
Y

N
N
Y(8)
N
Y

Y
Y
Y
Y
Y

Y(5)
N
Y
Y
Y

Y(5)
N
N
Y
25

N
N
N
N
30

N
N
N
N
N

N
N
N
N
N

Numbers in parentheses refer to NOTES.
The designations contained in this table do not constitute a Federal determination that any use of land covered by the program is acceptable or unacceptable under Federal, State
or local law. The responsibility for determining the acceptable and permissible land uses and the relationship between specific properties and specific noise contours rests with
the local authorities. FAA determinations under Part 150 are not intended to substitute federally determined land uses for those determined to be appropriate by local authorities
in response to locally determined needs and values in achieving noise compatible land uses.
TABLE KEY
SLUCM

Standard Land Use Coding Manual.

Y(Yes)

Land Use and related structures compatible without restrictions.

N(No)

Land Use and related structures are not compatible and should be prohibited.

NLR

Noise Level Reduction (outdoor to indoor) to be achieved through incorporation of noise attenuation into the design and
construction of the structure.

25, 30 or 35

Land Use and related structures generally compatible; measures to achieve NLR of 25, 30 or 35 dB must be incorporated into
design and construction of the structure.

NOTES
(1) Where the community determines that residential or school uses must be
allowed, measures to achieve outdoor to indoor Noise Level Reduction (NLR) of
at least 25 dB to 30 dB should be incorporated into building codes and be
considered in individual approvals. Normal residential construction can be
expected to provide an NLR of 20 dB; thus, the reduction requirements are often
stated as 5, 10, or 15 dB over standard construction and normally assume
mechanical ventilation and closed windows year round. However, the use of
NLR criteria will not eliminate outdoor noise problems.
(2) Measures to achieve an NLR of 25 dB must be incorporated into the design and
construction of portions of these buildings where the public is received, office
areas, noise sensitive areas, or where the normal noise level is low.
(3)

(4)

Measures to achieve an NLR of 35 dB must be incorporated into the design and
construction of portions of these buildings where the public is received, office areas,
noise sensitive areas, or where the normal noise level is low.

(5)

Land use compatible provided that special sound reinforcement systems are installed.

(6)

Residential buildings require an NLR of 25 dB.

(7)

Residential buildings require an NLR of 30 dB.

(8)

Residential buildings not permitted.

Measures to achieve an NLR of 30 dB must be incorporated into the design and
construction of portions of these buildings where the public is received, office areas,
noise sensitive areas, or where the normal noise level is low.

Figure E1 Federal Aviation Regulation Part 150
Land Use Compatibility Matrix
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Figure A7 Generalized Future Land Use
Residential Mixed-Use
Activity Center Mixed-Use
Industrial

Airport
Parks/Open Space
Public Facilities

Fort Collins-Loveland
Municipal Airport

Source: Basemap: Microsoft Streets & Trips 2004.

A.16

APPEDIX D
A Plan for the Region Between Fort Collins & Loveland 1995
•

Planning Sub Areas Map

•

Preferred Land Use Scenario Map

•

Alternate Land Use Scenario Map

Larimer County Land Zoning Map Front Range
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APPENDIX E
County Zoning Code
4.1.21. - AP-Airport.
A.

Principal uses:
Agricultural
1.

Apiary (R)

2.

Commercial poultry farm (S)

3.

Equestrian operation (PSP/MS/S)—See section 4.3.1

4.

Farm (R)

5.

Feedyard (S)

6.

Fur farm (S)

7.

Garden supply center (S)

8.

Greenhouse (R)

9.

Livestock auction (S)

10. Livestock veterinary clinic/hospital (MS/S)—See section 4.3.1
11. Pet animal facility (MS/S)—See section 4.3.1
12. Pet animal veterinary clinic/hospital (MS/S)—See section 4.3.1
13. Sod farm, nursery (R)
14. Tree farm (R)
Residential
15. Group home (R)
16. Group home for the aged (R)
17. Group home for developmentally disabled (R)
18. Group home for the mentally ill (R)
19. Single-family dwelling (R)
20. Storage buildings and garages (R)—See section 4.3.2
Commercial
21. Automobile service station (S)
22. Clinic (S)
23. Carwash (S)
24. Convenience store (S)
25. Flea market (S)
26. General commercial (S)
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4.1.21. - AP-Airport.
A.

Principal uses:
Agricultural
1.

Apiary (R)

2.

Commercial poultry farm (S)

3.

Equestrian operation (PSP/MS/S)—See section 4.3.1

4.

Farm (R)

5.

Feedyard (S)

6.

Fur farm (S)

7.

Garden supply center (S)

8.

Greenhouse (R)

9.

Livestock auction (S)

10. Livestock veterinary clinic/hospital (MS/S)—See section 4.3.1
11. Pet animal facility (MS/S)—See section 4.3.1
12. Pet animal veterinary clinic/hospital (MS/S)—See section 4.3.1
13. Sod farm, nursery (R)
14. Tree farm (R)
Residential
15. Group home (R)
16. Group home for the aged (R)
17. Group home for developmentally disabled (R)
18. Group home for the mentally ill (R)
19. Single-family dwelling (R)
20. Storage buildings and garages (R)—See section 4.3.2
Commercial
21. Automobile service station (S)
22. Clinic (S)
23. Carwash (S)
24. Convenience store (S)
25. Flea market (S)
26. General commercial (S)
27. General retail (S)
28. Instructional facility (S)
29. Outdoor display and sales (S)
30. Bar/tavern (S)

Page 1

31. Personal service (S)
32. Professional office (S)
33. Restaurant (S)
Institutional
34. Cemetery (S)
35. Church (MS/S)—See section 4.3.4
36. Community hall (MS/S)—See section 4.3.4
37. Health services (S)
38. Hospital (S)
39. Rehabilitation facility (S)
40. School, nonpublic (S)
Recreational
41. Country club (S)
42. Golf course (S)
43. Membership club/clubhouse (S)
44. Place of amusement or recreation (SP/S)—See section 4.3.5
Accommodation
45. Bed and breakfast (MS/S)—See section 4.3.6
46. Hotel/motel (S)
Industrial
47. Enclosed storage (S)
48. General industrial (S)
49. Light industrial (S)
50. Mining (S)
51. Oil and gas drilling and production (R)
52. Small solar facility (R/PSP)
53. Trade use (S)
Utilities
54. Commercial mobile radio service (SP/S)—See section 16
Transportation
55. Airport (S)
56. Bus terminal (S)
57. Commercial aerial sightseeing/tour flights (S)
58. Heliport (S)
59. Park and ride (S)
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60. Parking lot/garage (S)
61. Train station (S)
62. Transportation depot (S)
63. Transportation service (S)
64. Truck stop (S)
B.

Lot, building and structure requirements:
1.

2.

3.

4.
C.

Minimum lot size:
a.

100,000 square feet (2.3 acres) if a well or septic system is used.

b.

15,000 square feet (0.34 acre) for any single-family dwelling lot approved through a
general development plan as described in subsection 5.13.3 (general development
plan). Public water and sewer are required for any lot of less than 100,000 square
feet.

c.

100,000 square feet for any lot for a use that requires special review other than a
single-family dwelling.

d.

Maximum density in a conservation development is calculated by dividing the total
developable area by 100,000 square feet. Maximum density in a rural land plan is
determined by subsection 5.8.6.A. Lots in a conservation development or rural land
plan that use a well or an individual septic system must contain at least two acres
(87,120 square feet). Lots in a conservation development or rural land plan connected
to public water and either a public sewer or community sewer system are not required
to meet minimum lot size requirements (except for the purpose of calculating density).

Minimum required setbacks: (If more than one setback applies, the greater setback is
required.)
a.

Street and road setback (Refer to section 4.9.1 setbacks from highways, county
roads, and all other streets and roads.) The setback from a street or road must be 25
feet from the lot line, nearest edge of the road easement, nearest edge of right-ofway, or nearest edge of traveled way, whichever is greater.

b.

Side yards—Five feet.

c.

Rear yards—Five feet.

d.

Refer to section 4.9.2 for additional setback requirements (including but not limited to
streams, creeks and rivers).

Maximum structure height:
a.

Forty feet for uses by right.

b.

For special review uses, the maximum structure height is determined through the
special review process based on the structure's impact on airport operations.

No parcel can be used for more than one principal building; additional buildings on a parcel
are allowed if they meet the accessory use criteria in subsection 4.3.10.

Additional requirements for all uses in the AP-airport zone:
1.

No use will be allowed that would:
a.

Adversely affect visibility in the vicinity of the airport or the operational efficiency of
any navigational or communications facilities used by aircraft at the airport;

b.

Make it difficult for pilots to distinguish between airport lights and other lighting; or

c.

Result in glare in the eyes of pilots using the airport.
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2.

Unless approved through the special review process, no uses are allowed that require
aboveground storage of chemicals, gases, liquids or other materials that are flammable,
explosive or poisonous or which pose a safety hazard to the public in quantities of 1,000
gallons or more. Such materials in quantities exceeding 1,000 gallons can be stored
aboveground only in accordance with safety criteria and standards relating to quantitydistance criteria, type of storage facilities and the shielding of storage facilities that are
customary in the industry with respect to stored material;

3.

No uses are allowed where the principal business purpose is the manufacture,
warehousing, storage or shipping of commercial explosives or radioactive materials;

4.

Any dust, fumes, odors, smoke, vapor, noise and vibration not directly resulting from the
takeoff and landing of aircraft must be effectively confined within the boundaries of the APairport zone; and

5.

Certain uses or activities in the designated flight patterns, noise and/or critical areas shown
on the flight patterns and Composite Noise Rating Contours Map are incompatible with
airport operations. The following land uses are generally considered to be incompatible
with airport operations in the following areas:
a.

Flight pattern area:
(1) Schools
(2) Churches
(3) Hospitals
(4) Libraries

b.

Noise area 2:
(1) Residential dwellings
(2) Schools
(3) Churches
(4) Hospitals
(5) Libraries
(6) Auditoriums
(7) Outdoor amphitheaters
(8) Concert halls
(9) Sports arenas

c.

Noise area 3:
(1) Residential dwellings
(2) Hotels
(3) Motels
(4) Schools
(5) Churches
(6) Hospitals
(7) Libraries
(8) Auditoriums
(9) Outdoor amphitheaters
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(10) Concert halls
(11) Sports arenas
(12) Playgrounds
(13) Parks
(14) Active open space
(15) Office buildings
(16) Personal, business and professional offices
(17) Commercial uses
(18) Manufacturing uses
(19) Transportation uses
(20) Communications and utilities
d.

Critical area:
(1) Residential dwellings
(2) Hotels
(3) Motels
(4) Schools
(5) Churches
(6) Hospitals
(7) Libraries
(8) Auditoriums
(9) Outdoor amphitheaters
(10) Concert halls
(11) Sports arenas

(Res. No. 04292003R005, 4-29-2003; Res. No. 06172003R009, 6-17-2003; Res. No.
03302004R001, § 1(Exh. A), 3-15-2004; Res. No. 02222005R002, Exh. A, 2-22-2005; Res. No.
05022006R001, Exh. A, 5-2-2006; Res. No. 09262006R024, Exh. A, Item 1, 9-26-2006; Res.
No. 04102007R018, Exh. A, 4-10-2007; Res. No. 01222008R001, Exh. A, 1-22-2008; Res. No.
10282008R005, Exh. A, 10-28-2008; Res. No. 02172009R010, Exh. A, 2-17-2009; Res. No.
04282009R001, Exh. A, 4-28-2009; Res. No. 08102010R001, Exh. A, 8-10-2010; Res. No.
01242012R001, Exh. A, 1-24-2012; Res. No. 02142012R001, Exh. A, 2-14-2012; Res. No.
05292012R003, Exh. A, 5-29-2012)
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APPENDIX F
Avigation Easement
•

Eagle Ranch Estates Avigation Easement

42 | P a g e

AVIATION LAND USE COMPATIBILITY PROGRAM
Aviation Disclosure Notice
The Washington State Department of Transportation (WSDOT) Aviation recommends
that towns, cities and counties located near or adjacent to a public use airport adopt
disclosure notice regulations within their development code. The disclosure notice
should be required for all new development or substantial alterations in the building or
use.
Aviation Notice Requirements are generally set forth within the local jurisdictions
development code, i.e. subdivision regulations, zoning code regulations or both. The
local jurisdiction together with the airport sponsor should determine the affected area.
Many jurisdictions require notice requirements within 5,000 feet of an airport. Others
require notice within FAR Part 77 “Imaginary Surfaces”, while other may require notice
within a portion of the Airport Influence area.
New or Amended Subdivision Plats
As a condition of approval for major and short subdivisions, binding site plans or similar
documents a note is required on the face of the final plat map as a condition of approval
of the subdivision if the proposed subdivision is located within the (airport influence).
Plat maps are then recorded with the County Auditor during the normal subdivision
process.
As a condition of new development on existing lots of record an aviation disclosure
notice should be recorded with the County Auditor. The notice should be recorded for all
new development/building permit activity, substantial remodels (as defined by local
jurisdiction), conditional use permits, and special use permit within the (airport influence)
area.
Jurisdictions across the state have developed different notice requirements including
avigation easements. The following document was developed by Walla Walla County in
2002. The Washington State Department of Transportation uses this document as an
example of one method available to jurisdictions.

Example Walla Walla County 2002

AVIATION ACTIVITY NOTICE
WHEREAS, (full name of property owner(s)), are the owners in fee of that certain parcel
of land situated in the County of __________, State of ____________, more particularly
described as follows:

(Insert legal description of property)

NOW, THEREFORE, notice is given to all future property owners that: “The subject
property is located adjacent to and within close proximity and flight paths of (airport
name) and may impact the property from a variety of aviation activities. Such activities
may include but are not limited to noise, vibration, chemical, odors, hours of operation,
low overhead flights and other associated activities.”
AND, current and future property owners are also notified that the Federal Aviation
Administration (FAA) establishes standards and notification requirements for potential
height hazards that may be caused by structures, building, trees and other objects
affecting navigable air space through 14 CFR Federal Aviation Regulations (FAR) Part
77 Civil Aviation Imaginary Surfaces. Any questions on establishing on height hazards
or obstructions should be directed to (local jurisdiction name)(airport sponsor name) or
the FAA.

Signed _________________________ day of __________, 20___.

___________________________________________________________
Legal Property Owner(s)

ACKNOWLEDGMENT
STATE OF____________________,)
) ss.
COUNTY OF _____________________ )

BE IT REMEMBERED, that on this ______ day of __________________, 200 ____,
before me, the undersigned, a Notary Public in and for the County and State aforesaid,
came ______________________________________, who are personally known to me to
be the same persons who executed the within instrument of writing and such persons duly
acknowledged the execution of the same.

IN WITNESS WHEREOF, I have hereunto set my hand and affixed my seal, the day
and year last above written.

___________________
Notary Public
My commission expires _____________

General Aviation Airport Environment Disclosure Notice
To:_______________________________________________________ (prospective purchaser)
The property at __________________________________________________ (address/location)
is located within approximately one mile from ________________________________________
________________________________________________________________ airport/address).

Prince George=s County has determined that premises within approximately one mile of a public
use/commercial use general aviation airport may be subject to overflight by aircraft. Residents of
property near a public use/commercial use airport are hereby notified that they may be subject to
those conditions which may be inherent of normal airport operations.
Prince George=s County government has placed certain restrictions (Airport Policy Areas) on the
development of some property within general aviation airport environments. For more
information, please contact the Prince George=s County Planning Department, Information
Counter, at 301-952-3208 (web site: www.mncppc.org/pgco/home.htm ).
CERTIFICATION
As the owner of the subject property, I hereby certify that I have informed ___________________ as
a prospective purchaser that the subject property is located in a general aviation airport environment.
Date: The ________ day of __________________, 20_____
Owner: _________________________________________

As the prospective purchaser of the subject property, I hereby acknowledge that I have been informed
that the subject property is in a general aviation airport environment.
Date: The ________ day of __________________, 20_____
Purchaser: _______________________________________
(See maps on back)

Form approved: 9/12/02

APPENDIX G
Millennium Growth Development Plan
•

Millennium GDP Parcel Map

•

Parcel A General Development Plan

•

Parcel B General Development Plan

•

Parcel C General Development Plan
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Millennium GDP Parcels
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APPEDIX H
Fort Collins-Larimer County IGA 2008
•

Intergovernmental Agreements between the City of Fort Collins and Larimer County
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