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acres of parkland, buffer, and open space; 16.4 acres of commercial; 17 acres of
institutional (education and religious institution) land uses; and 20.6 acres of public
right-of-way. The 768.2 acre property is zoned RR-2.5 (Residential Rural) and is located
north of Judge Orr Road, adjacent and east of Eastonville Road, and adjacent and west
of Highway 24 and is within Sections 21, 22, 27, and 28, Township 12 South, Range 64
West of the 6th P.M. The property is within the Falcon/Peyton Small Area Master Plan
(2006).

The water and wastewater resources reports submitted in support of the Grandview
Reserve Sketch Plan, state that the proposed Grandview Reserve Metropolitan District
Nos. 1-5 have the capacity to provide adequate water service to the development within
the sketch plan area. Grandview Reserve Metropolitan Districts is anticipated to have
available wastewater service capacity via an anticipated potential intergovernmental
agreement (IGA’s) with Woodmen Hills Metropolitan District. A finding of water
sufficiency is not being requested at this time nor is it required at the time of sketch plan
approval.

A concurrent request for approval of a service plan to form the Grandview Reserve
Metropolitan District Nos. 1-5 is anticipated to be heard by the Board of County
Commissioners on September 22, 2020.

If the sketch plan is approved, the applicant will be required to process subsequent land
use applications including, but not necessarily limited to, map amendment(s) (rezoning),
preliminary plan(s), and final plat(s) are required to initiate the land uses proposed
within the sketch plan area.

A. REQUEST/WAIVERS/DEVIATIONS/AUTHORIZATION
Request: Approval of a 768.2 acre sketch plan which includes the following: 453
acres of urban density single-family residential development ranging from 4-12
dwelling units per acre; 134 acres of rural residential (low density) single-family
residential development ranging from 1-2 dwelling units per acre (total residential
units not to exceed 3,260 units); 127.1 acres of parkland, buffer, and open space;
16.4 acres of commercial; 17 acres of institutional (education and religious
institution) land uses; and 20.6 acres of public right-of-way.

Waiver(s)/Deviation(s): No waivers or deviations are proposed at this time.

Authorization to Sign: There are no items requiring signature associated with this
request.



B. PLANNING COMMISSION SUMMARY
Request Heard:
Recommendation:
Waiver Recommendation:

Vote:

Vote Rationale:
Summary of Hearing:
Legal Notice:

C. APPROVAL CRITERIA
The Planning Commission and BOCC shall determine that the following criteria for
approval outlined in Section 7.2.1, Sketch Plan, of the El Paso County Land
Development Code (2019), have been met to approve a Sketch Plan:

The proposed subdivision is in general conformance with

the goals, objectives, and policies of the Master Plan;

The proposed subdivision is in conformance with the

requirements of this Code;

The proposed subdivision is compatible with existing and

proposed land uses within and adjacent to the sketch plan area;

The water supply report provides sufficient information to identify probable
compliance with the water supply standards and identifies any need for
additional water supplies;

Services are or will be available to meet the needs of the

subdivision including, roads, police and fire protection, schools, recreation
facilities, and utility service facilities;

The soil is suitable for the subdivision;

The geologic hazards do not prohibit the subdivision, or

can be mitigated;

The subdivision will not interfere with the extraction of any known commercial
mining deposit [C.R.S. §34-1-302(1), et seq.];

The design of the subdivision protects the natural resources or unique
landforms;

The proposed methods for fire protection are adequate to serve the
subdivision; and

The subdivision is appropriate, and the design is based on mitigating the
constraints of topography, soil types, geologic hazards, aggregate resources,
environmental resources, floodplain, airplane flight overlays, or other
constraints.



D. LOCATION

North: A-35 (Agricultural) Vacant/grazing

South:PUD (Planned Unit Development) Vacant

East: A-35 (Agricultural) Single-family residential/grazing
West: PUD (Planned Unit Development) Park/single-family residential

E. BACKGROUND

The property was initially zoned A-35 (Agricultural) in 1999. The property was rezoned
(P-04-004) from A-35 (Agricultural) to RR-2 (Residential Rural) on September 9, 2004.
Subsequent nomenclature changes to the El Paso County Land Development Code
renamed the RR-2 zoning district as the RR-2.5 (Residential Rural) zoning district.

The subject property is adjacent to developing areas within the County. Separated by
Eastonville Road to the west, lies the Woodmen Hills and Meridian Ranch communities
which are zoned PUD (Planned Unit Development) and include urban density single-
family development. The recently established Falcon Regional Park and Falcon High
School are located to the west of the subject property and reflect the continuous growth
in this area of the County. The Waterbury PUD is located to the south of the property
and is planned for urban densities similar to those within the Meridian Ranch and
Woodmen Hills developments. The sketch plan depicts 272.5 acres of medium-density
urban single-family residential (four (4) dwelling units per acre) and a 15-foot buffer
adjacent to these developments.

The sketch plan also depicts 65.6 acres of medium-high single-family residential
development (8 dwelling units per acre) and 114.9 acres of high-density residential
development (12 dwelling units per acre). The medium-high to high-density urban
single-family residential development is centralized within the sketch plan and proposed
to be adjacent to the proposed alignment of Rex Road or Highway 24, an expressway
road.

Multiple open-space tracts totaling 127.1 acres are depicted throughout the sketch plan
and are proposed to include interconnecting park land, trails, and drainage areas. The
interconnected open space is proposed to connect to the Rock Island Regional Trail as
requested by the EPC Community Services, Parks Division.

A-35 (Agricultural) zoned parcels are located adjacent to the northern property
boundary of the subject parcel. The sketch plan depicts 134 acres of rural residential
low-density, one-half (1/2) acre single-family lots (1-2 dwelling units per acre) at the
northern boundary of the sketch plan. These lots in addition to the 20-foot buffer are
intended to provide a transition from the undeveloped agricultural properties to the



urban single-family development proposed within the sketch plan area. A 10.9-acre
school site is depicted within the plan separating the low and medium density areas.

The sketch plan also depicts 16.4 acres of commercial land use, which is proposed to
be located adjacent to the planned intersection of Rex Road and Highway 24. A 6.9-
acre religious institution is depicted at the proposed intersection of Eastonville Road and
Rex Road. If the sketch plan is approved, the applicant will be required to process
subsequent land use applications including, but not necessarily limited to, map
amendment(s) (rezoning), preliminary plan(s), and final plat(s) prior to initiating the land
uses proposed within the sketch plan area.

A concurrent request for approval of a service plan for the Grandview Reserve
Metropolitan District Nos. 1-5 is anticipated to be heard by the Board of County
Commissioners on September 22, 2020.

F. ANALYSIS
1. Land Development Code Compliance
The sketch plan process allows for review, at a conceptual level, of the feasibility
and design characteristics of the proposal based on the standards set forth in the
El Paso County Land Development Code (2019), and the review and approval
criteria listed above. The request is compatible with the existing land uses in the
area.

Rural residential single-family and a 20-foot buffer tract are proposed to be
located within the northern portion of the property which is anticipated to
transition the urban land uses from the agricultural properties to the north
intended to promote compatibility. The sketch plan depicts urban single-family
densities along the western and southern boundaries, which will be compatible
with the existing residential neighborhoods located within the Woodmen Hills and
Meridian Ranch developments.

Multiple open-space tracts are depicted throughout the sketch plan and are
proposed to include interconnecting park land, trails, and drainage areas which
are anticipated to preserve natural features. Commercial uses are depicted at
the proposed intersection of Highway 24 and Rex Road, which should help buffer
the residential uses internal to the development from the regional transportation
corridor, and to centralize the anticipated impacts from the proposed commercial
uses to the intersection area.



The applicant has provided a will-serve letter from the Woodmen Hills
Metropolitan District for wastewater services. The Grandview Reserve
Metropolitan Districts are proposed to provide water service to the development
within the sketch plan area. The Peyton School District has requested a school
site within the sketch plan area, which has been depicted on the plan. The
Falcon Fire Protection District has provided a will-serve letter. The
documentation provided by the applicant demonstrates that services are or will
be available to meet the needs of the subdivision as required by the Code.

The applicant will be required to depict a buffer separating the varying land uses
on development plans to be provided with subsequent land use applications as
required by the Land Development Code. For the above reasons, staff
recommends that the request is in compliance with the Code.

. Zoning Compliance

The property included in the sketch plan is currently zoned RR-2.5 (Residential
Rural). If the sketch plan is approved by the Board of County Commissioners,
the applicant will then be required to go through the appropriate entitlement
process by submitting map amendment(s) (rezoning) of the property for the
depicted land uses via subsequent land use applications.

. Policy Plan Analysis

The El Paso County Policy Plan (1998) has a dual purpose; it serves as a
guiding document concerning broader land use planning issues, and provides a
framework to tie together the more detailed sub-area elements of the County
Master Plan. Relevant policies are as follows:

Policy 6.1.1- Allow for a balance of mutually supporting interdependent
land uses, including employment, housing, and services in the more urban
and urbanizing areas of the County.

Policy 6.1.3- Encourage new development which is contiguous and
compatible with previously developed areas in terms of factors such as
density, land use, and access.

Policy 6.1.5 Support the development of-well-planned mixed-use projects
which promote all, or most, of the following objectives:

e Maximize the economy and efficiency of land use

e Preserve open space or natural areas

e Integrate employment, housing, shopping, schools and other uses



e Accommodate multi-modal transportation linkages
o Allow for variations in design and character

Policy 6.1.11- Plan and implement land development so that it will be
functionally and aesthetically integrated within the context of adjoining
properties and uses.

Goal 13.1- Encourage an adequate supply of housing types to meet the
needs of County residents.

The subject property is zoned RR-2.5 (Rural Residential) and is surrounded by
two zoning districts: PUD (Planned Unit Development) and A-35 (Agricultural).
The predominate land uses within the Meridian Ranch and Woodmen Hills PUD
zoning districts are urban single-family residential with an average density of (6-7
dwelling units per acre). The Waterbury PUD to the south is proposed to have an
average density range of 3-4 dwelling units. The urban single-family residential
development (4 dwelling units per acre) depicted on the western and southern
portions of the sketch plan is a compatible extension of existing single-family
residential development within the Meridian Ranch and Woodmen Hills
developments.

The plan also includes a range of residential densities from 2 -12 dwelling units
per acre, which is anticipated to include various housing types. The applicant has
proposed to integrate employment opportunities within the sketch plan area. As
depicted on the plan, the commercial and institutional land uses along both
Highway 24 and Rex Road, are anticipated to also serve as both a land use
transition and buffer between the proposed urban single-family and the afore
mentioned regional transportation corridors. The proposed location of the trail
corridors to the commercial and institutional land uses are anticipated to
accommodate multi-modal transportation linkages in addition to employment
opportunities as recommended by the Plan.

Multiple connections from the Rock Island Regional Trail to the interconnected
open space corridors are depicted on the sketch plan; which are anticipated to
preserve natural features including non-jurisdictional and jurisdictional wetlands
on the subject property as recommended by the Plan.

. Small Area Plan Analysis
The property is located within the Falcon/Peyton Small Area Master Plan (2008).
The Plan states:




“The primary purpose of this plan is to set forth a framework within which
proposed new land uses may be analyzed. This document describes the
characteristics and features which are unique to this planning area. The
plan is intended to serve as an advisory planning tool to guide future land
use decisions.” (Page 1)

Figure 4-5 - Recommendations Plan, shows this area as being recommended for
urban density development. The Plan defines “Urban Density” as:

“Parcel sizes are less than 2.5 acres, typically less than 1 acre. These areas
are served by urban level infrastructure, including roadways, water
distribution, and wastewater treatment.”

More specifically the subject parcel is within the 4-Way Ranch sub-area. Section
4.4.4, (page 4-24) of the Plan states:

“The 4-Way Ranch area encompasses the historic ranch parcels currently
owned by 4-Way Ranch LLC and the immediately surrounding parcels to
the north and west of the ranch.”

4441 Encourage the acquisition of one or more additional regional park
sites in area, in coordination with the County Parks Department
and participating landowners. Specifically encourage current
efforts to locate a new regional park in the 4-Way Ranch/ Meridian
Ranch area

4442 Encourage planned coordination of the development of the 4-Way
Ranch parcels. A development master plan should be developed
to thoughtfully arrange land uses and community amenities on the
ranch parcels and coordinate any future development of
subsections of the historic 4-Way Ranch

Additionally, the subject parcel is also within the Highway 24 Corridor. Section
4.4.5, (page 4-24) includes the relevant following goals and policies:

4452 Recognize the importance of Highway 24 as the primary
transportation artery serving the existing and future needs of the
area. Maintain options for stringent access control, adequate



right-of-way preservation and adjacent land uses which will
complement a higher speed, higher traffic expressway corridor

4453 Maintain the integrity of the Rock Island Trail Corridor through the
planning area by limiting at-grade crossings, encouraging
compatible adjacent uses which complement the trail, and
encouraging interconnecting non-motorized trails and adjacent
open space

Urban densities are defined by the Plan as one (1) acre or less. The Grandview
Reserve Sketch Plan proposes a range of urban densities from 2-12 dwelling
units per acre. The subject area was anticipated to develop as urban density if
centralized water and sewer were made available to the area as depicted on the
Future Land Use Map, Figure 4-5. Grandview Reserve Metropolitan Districts
propose to construct central water and wastewater infrastructure to serve the
depicted urban and rural lots, which is consistent with the above
recommendations, goals, and policies regarding density.

Further noise studies will be required to establish a buffer from the noise impacts
of the expressway road to the residential development at the preliminary plan
stage of development as required by the Land Development Code (2019).

Rex Road is proposed to extend through the development from the northwest
corner to the eastern boundary, connecting to Highway 24, an expressway as
depicted on the sketch plan, which will provide an additional east-west corridor in
the Falcon area. The sketch plan also depicts commercial land uses adjacent to
Highway 24, which will be more compatible with the noise, higher speeds, and
traffic counts generated by the expressway road classification.

The Falcon Regional Park was established west and adjacent to the subject
property and is anticipated to connect to the development within the proposed
sketch plan via the multiple interconnected open space and trail corridors. The
applicant has also depicted internal trail connections to the Rock Island Regional
Trail corridor on the sketch plan as recommended by the Plan.

Staff recommends that the request for approval of the Grandview Reserve
Sketch Plan can be found in general conformance with the Falcon/Peyton Small
Area Master Plan (2008).
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5. Water Master Plan Analysis

The El Paso County Water Master Plan (2018) has three main purposes; better
understand present conditions of water supply and demand; identify efficiencies
that can be achieved; and encourage best practices for water demand
management through the comprehensive planning and development review
processes. Relevant policies are as follows:

Goal 1.1 — Ensure an adequate water supply in terms of quantity, dependability
and quality for existing and future development.

Goal 1.2 — Integrate water and land use planning

Goal 3.1 — Promote cooperation among water providers to achieve increased
efficiencies on infrastructure.

Policy 5.3.1- Discourage individual wells for new subdivisions with 2.5 acres or

smaller average lot sizes, especially in the near-surface aquifers, when there is

reasonable opportunity to connect to an existing central system, alternatively, or
construct a new central water supply system when the economics of scale to do
so can be achieved.

Goal 6.0.11- Continue to limit urban level development to those areas served by
centralized services.

The subject property is located within Region 3, Falcon Area, which is expected

to have increased growth demand by 2040. Specifically, the Plan states:
“Region 3 contains four growth areas west of Falcon projected to be
completed by 2040. Other areas of 2040 growth are projected for the
north-central part of the region west of Highway 24 extending from Falcon
to 4-Way Ranch. North of Falcon along Highway 24, growth is projected
by 2060 on both sides of the highway. Just west of Falcon, another small
development is projected by 2060 on the north and south sides of
Woodmen Road. On the east side of Highway 24, three separate areas of
growth are projected for development by 2060, with the largest of the
three spanning from south of Judge Orr Road to east of Peyton Highway
into Region 4c. This development will likely consist of 35-acre lots that will
require individual wells to use Denver Basin groundwater. The other two
growth areas will be located on the north and south sides of Falcon
Highway directly east of Falcon.”
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For Region 3, the Water Master Plan identifies a current water demand of 4,494
acre feet (AF) and a current supply of 7,164 AF, resulting in a surplus of water
(decreed water rights) of 2,670 AF. The area in which Grandview Reserve is
located is projected in the Water Master Plan as likely to reach build out by year
2040. For year 2040, the Plan projects a water demand of 6,403 AF for Region 3
versus a projected supply of 7,921 AF, resulting in a reduced surplus of only 761
AF. When considering additional development in Region 3, it is important to note
that the Plan ultimately projects a water supply deficit for the Region of 1,143 AF
by year 2060.

A finding of water sufficiency in regard to quantity, dependability, and quality is
not being requested, nor is it required, with the proposed sketch plan, but would
occur later at the subdivision stage of development. The applicant is proposing
the subject development to be served by the proposed Grandview Reserve
Metropolitan District Nos. 1-5. The water resource report submitted with the
concurrently requested sketch plan states that the water demand for the uses
depicted in the sketch plan is 1.177.08 acre-feet of water. In addition, the report
states that additional water in the amount of 3,034 acre-feet of water is available
to the districts for the Grandview Reserve development from 4- Way Ranch. The
future anticipated application(s) for a preliminary plan(s) may include a water
sufficiency finding request, but if not included with a preliminary plan, then it must
be included with each final plat request. The proposed districts are intended to
expand the centralized water services to the north-central part of the region west
of Highway 24 extending from Falcon to 4-Way Ranch. This development was
previously the northern portion of the 4-Way Ranch overall development area as
indicated in the 2004 map amendment (rezone) from A-35 to RR-2.56. The
extension of central water services to this area is anticipated to reduce the
number of individual wells, which supports many of the goals and policies of the
Water Master Plan.

. Other Master Plan Elements

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as
having a low wildlife impact potential. Colorado Parks and Wildlife (CPW) was
sent a referral and their response comments are attached to this report. CPW
comments will be addressed at subsequent planning stages, and are attached to
this report.

The Master Plan for Mineral Extraction (1996) identifies upland deposits in the
area of the subject parcels. A mineral rights certification was prepared by the
applicant indicating that, upon researching the records of El Paso County, no

severed mineral rights exist




Please see the Parks Section below for information regarding conformance with
The El Paso County Parks Master Plan (2013).

Please see the Transportation Section below for information regarding
conformance with the 2016_Maijor Transportation Corridor Plan (MTCP).

G. PHYSICAL SITE CHARACTERISTICS
1. Hazards
Colorado Geological Survey (CGS) has provided the following comment in
review of the Grandview Reserve Sketch Plan:

“There are no geologic hazards or unusual geotechnical constraints
present that would preclude the proposed uses and density. Planning
parcels are configured around existing drainages.

Entech's Preliminary Soil, Geology, and Geologic Hazard Study,
Grandview Reserve (April 15, 2020) provides a valid description of surface
and subsurface conditions, soil and bedrock engineering properties
(based on the results of widely spaced borings and test pits), and potential
development constraints. These include: areas of artificial fill, potentially
expansive soils and bedrock, unstable slopes along drainages, erosion,
mapped FEMA flood hazard zones, areas of ponded water, and
seasonally shallow groundwater.

Entech observed groundwater in six of their 18 borings and test pits at
shallow depths which, depending on grading plans, may preclude full
depth basement construction unless mitigation is implemented. The need
for a groundwater collection or underdrain system beneath the sanitary
sewer system, similar to that used in some areas of Meridian Ranch to the
west, should be evaluated.

CGS agrees with Entech's recommendation (page 9) for a 30 ft. non-
buildable setback from the crest of steep slopes, specifically along the
drainage in the eastern portion of the site.”

A detailed geology and soils report will be required addressing Colorado
Geological Survey’s concerns with subsequent preliminary plan applications as
required in the Code to determine specific mitigation techniques, and design of
the subdivision.

12
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2. Wildlife

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as
having a low wildlife impact potential.

. Floodplain

Per FEMA Flood Insurance Rate Map (FIRM) panel number 08041C0575G,
dated December 7, 2018, the proposed development site is located mostly within
Zone X, areas outside of the 100-year FEMA floodplain; however, Zone A
floodplains exist within the four major drainageways within the site. The natural
drainageways through the site also contain floodplains not regulated by FEMA.
The applicant is proposing minor improvements to portions of drainageways
containing jurisdictional wetlands and improved channel designs in portions of
the non-jurisdictional channels. Changes to the FEMA floodplain will require
FEMA approvals and jurisdictional wetland disturbances will require permitting
through the U.S. Army Corps of Engineers and/or the State of Colorado. The
drainageways are proposed to remain within proposed open space tracts.

. Drainage and Erosion

The overall development area generally drains from northwest to southeast from
Eastonville Road toward U.S. Highway 24. Most of the site is within the Geick
Ranch drainage basin, with a portion in the northeast corner being within the
Hook and Line Ranch basin. Four major drainageways traverse the site. The
applicant is proposing channel improvements where necessary and full-spectrum
drainage facilities to detain development runoff to historic rates.

The Geick Ranch Drainage Basin Planning Study (DBPS) (2010) was not
completed and adopted by the County; however, it is being used for general
reference in the project’s overall drainage design. There are no drainage or
bridge fees in either the Geick Ranch or the Hook and Line Ranch drainage
basins.

Eight proposed full-spectrum detention ponds have been identified in the Master
Development Drainage Plan (MDDP) submitted with the sketch plan application.
Additional detail for the detention basin designs will be required with each
preliminary plan and final plat within the development. The MDDP concludes that
the proposed design is not anticipated to cause any adverse impact to
downstream properties and recommends that low impact design (runoff volume-
reducing features) be considered with subdivision design. A grading and erosion
control plan is not required at the time of a sketch plan submittal. If the sketch
plan is approved, the applicant will be required to submit detailed plans and
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reports with subsequent land use applications including, but not necessarily
limited to, map amendment(s) (rezoning), preliminary plan(s), and final plat(s) as
required by the Engineering Criteria Manual (2016), Drainage Criteria Manual
(2014), and Code.

. Transportation

The proposed Grandview Reserve development is located between Eastonville
Road and U.S. Highway 24 approximately one (1) mile northeast of Stapleton
Drive. Access to the development is proposed from Eastonville Road and the
extension of Rex Road through the site connecting to U.S. Highway 24.
Additional connectivity is proposed to the properties north and south of the
proposed development, including a residential collector road connecting to Elbert
Road to the northeast.

As shown in the Major Transportation Corridors Plan Update (MTCP) (2016),
Rex Road is a proposed 4-lane minor arterial west of Eastonville Road to
Meridian Road on the 2040 Roadway Plan; with the 2060 Corridor Preservation
Plan showing it extending east to U.S. Highway 24. Because the MTCP did not
anticipate this Rex Road connection prior to 2040 it is not included in the County
Road Impact Fee program for reimbursement. Planning and Community
Development Department staff and Department of Public Works (DPW) staff both
support amending the Road Impact Fee program to include Rex Road as a
reimbursable improvement, which the developer will need to request as this
development proceeds.

The proposed location of the Rex Road intersection with U.S. Highway 24 is
generally consistent with the 2005 U.S. Highway 24 Access Control Plan and
CDOT'’s 2018 Planning & Environmental Linkages (PEL) Report. The applicant
proposes to adjust this intersection slightly to the east to reduce or eliminate
additional bridge construction associated with a new acceleration lane, which
CDOT is currently reviewing.

Transportation improvements necessary due to site development will be
addressed with rezoning applications and further defined with each subsequent
preliminary plan and final plat. A traffic impact analysis (TIS) was received with
the sketch plan application addressing the anticipated traffic generation of the
proposed project, impacts, and anticipated necessary improvements. The TIS
indicates that the proposed development is expected to generate approximately
32,000 to 34,000 daily trips added to the regional transportation system, based
on full buildout of the assumed development densities. The impacts of the traffic



generated by the proposed development will require offsite mitigation by the
developer (if not previously provided by others) as summarized in Table 5 of the
TiS, and as further identified during review of the future rezoning and subdivision
applications. Mitigation of offsite impacts may include either construction or
financial contribution toward improvements including, but not limited to, the
following:

1. Extension of Rex Road eastward through the site to Highway 24,

2. Intersection improvements at the Rex Road/Highway 24, Stapleton

Drive/Highway 24, Rex Road/Eastonville Road, and Stapleton

Drive/Eastonville Road intersections; and

3. Other offsite issues to be further defined at the zoning and subdivision

stages.

The Grandview Reserve development is subject to the El Paso County Road
Impact Fee Program (resolution 19-471), as amended. Construction of qualifying
roads and intersections, including Rex Road if added, would be eligible for
reimbursement under the fee program provisions. Proposed public roads
throughout the development, including Rex Road, will be provided in dedicated
rights-of-way as appropriate with the final plats. The developer has indicated that
some interior roads may be proposed as private roads, which will require the
appropriate approvals with the preliminary plan(s).

No deviations were requested with the sketch plan.

H. SERVICES
1. Water

The water and wastewater resources reports submitted in support of The
Grandview Reserve Sketch Plan, state that the proposed Grandview Reserve
Metropolitan District Nos. 1-5 have the capacity to provide adequate water
service to the development within the sketch plan area. In addition, the report
states that additional water in the amount of 3,034 acre-feet of water is available
to the District from 4-Way Ranch.

Findings of sufficiency with respect to water quality, quantity, and dependability
are not required with sketch plan approvals. Findings of sufficiency will be made
with subsequent preliminary plan and/or final plat approvals for development
within the sketch plan area.

15
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. Sanitation

The anticipated Grandview Reserve Metropolitan Districts are proposed to have
available wastewater service capacity via a future intergovernmental agreement
(IGA). Woodmen Hills Metropolitan District has provided documentation that the
District does have the capability to provide wastewater service to the
development.

. Emergency Services

The property is within the Falcon Fire Protection District. The District provided a
commitment letter and supports the sketch plan design.

. Utilities

Mountain View Electric Association (MVEA) will provide electrical service to the
property. Black Hills Energy will provide natural gas services to the property.

. Metropolitan Districts

The applicant is proposing to create the Grandview Metropolitan Districts Nos. 1-
5, which, if approved, would include the following: a maximum debt authorization
of $250 million, a debt service mill levy of 50 mills for residential and 35 mills for
commercial, and an operations and maintenance mill levy of 10 mills, for a total
maximum combined mill levy of 60 mills for residential and 45 mills for
commercial. The Districts are proposed to construct the necessary water,
wastewater, drainage, roadway and other infrastructure necessary to serve the
development.

The proposed district configuration is known as a multiple district with control
arrangement. District No. 1 is proposed to function as the control district, which
is responsible for managing the construction, acquisition, installation, and
operation of the Public Improvements. District Nos. 2-5 are proposed as
financing districts, with District Nos. 2-4 proposed to be the financing district for
the residential areas of the development, and District No. 5 to be the financing
district for the commercial areas.

. Parks/Trails

The El Paso County Parks Master Plan (2016) identifies two regional trails within
the subject property. The Rock Island Regional Trail is located along the eastern
boundary of the sketch plan, adjacent to Highway 24. The proposed Eastonville
Regional Trail is located along the western boundary of the sketch plan. The
applicant has depicted multiple open space tracts that are proposed to include
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interconnecting trail corridors throughout the plan. The EPC Community Services
Department, Parks Division, comments are attached to this report.

Land dedication or fees in lieu of park land dedication is not required for a sketch
plan application. Fees in lieu of park land dedication will be due at the time of
recording the final plat unless a park lands agreement is proposed at the time of
subsequent application(s).

7. Schools
Peyton School District 23Jt has requested a 10.7-acre school site within the
sketch plan area. Peyton School District 23Jt has provided a comment letter
attached to this report identifying issues that will need to be addressed at
subsequent stages of development. Land dedication or fees in lieu of school
land dedication is not required for a sketch plan application. Fees in lieu of school
land dedication will be due at the time of recording the final plat at the time of
subsequent application(s).

APPLICABLE RESOLUTIONS
Approval Page 35
Disapproval Page 36

. STATUS OF MAJOR ISSUES

There are no major issues remaining.

RECOMMENDED CONDITIONS AND NOTATIONS

Should the Planning Commission and Board of County Commissioners find that the
request meets the criteria for approval outlined in Section 7.2.1 of the El Paso
County Land Development Code (2019) staff recommends the following conditions
and notations:

CONDITIONS

1. Applicant/developer and/or property owner shall continue to work with Peyton
School District No. 23 to address the issues outlined in the attached comment
letter, and to determine the specific location and size of the proposed school site
to be dedicated to the County on behalf of the Peyton School District No. 23.

2. Applicant/developer and/or property owner shall continue to work with EPC
Community Services Department to determine the specific locations of
easements and trail design as it relates to: Rock Island Regional Trail crossings,
the alignment of the Eastonville Regional Trail, and internal trail connections to
both regional trail corridors.
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3. The applicant/developer and/or property owner shall be required to participate in
a fair and equitable manner in the upgrading of the surrounding roads and
intersections including, but not limited to, Eastonville Road, U.S. Highway 24 and
Rex Road. The developer’s design, construction, and financial responsibilities
shall be determined with preliminary plan approval.

4. Road locations, intersections, and classifications on the sketch plan are based on
the best information available at the time of reviewing the proposed sketch plan.
Final determinations of all road classifications and alignments will be made at the
time of preliminary plan when more detailed land use, traffic impacts, and
preliminary road designs are available. Minor changes to road classifications,
intersections, and locations shall not require an amendment to the sketch plan or
a new sketch plan.

5. The Master Development Drainage Plan (MDDP) will need to be approved by the
El Paso County Planning and Community Development Department prior to
scheduling any subsequent preliminary plan or final plat for public hearing.

NOTATIONS
1. Applicable park, school, transportation, drainage, and bridge shall be paid at the
time of recording any final plat.

2. Access locations and roadway classifications are conceptual only and will be
determined at the time preliminary plan review. Final locations and classifications
of roadways will be subject more detailed land use design and subdivision
review.

PUBLIC COMMENT AND NOTICE

The Planning and Community Development Department notified 15 adjoining
property owners on August 27, 2020, for the Planning Commission meeting.
Responses will be provided at the hearing.

. ATTACHMENTS

Vicinity Map

Letter of Intent

Sketch Plan

Woodmen Hills Metropolitan District Will Serve Letter
Colorado Parks Wildlife Comment Letter

EPC Community Services Department Comments Letter
Peyton School District 23Jt Comment Letter
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Introduction

HR Green, on behalf of 4 Site Investments, LLC requests approval of a Sketch Plan for Grandview
Reserve, located near Falcon between Eastonville Road and Highway 24. The total property consists
of 768.2 acres. The Sketch Plan proposes approximately 3,260 residential units at varying densities
(low, medium, medium-high, and high), commercial uses near Highway 24, a community park,
institutional uses (i.e. potential school and church site) and smaller neighborhood parks connected
by an expansive network of trails and open space. The community will have a minimum of 127.1
acres (over 16.5% of the site area) in open space consisting of the community park, pocket parks,
trail corridors, existing drainage ways, detention areas, and buffers.

Site Location and Contextual Area

Figure 1: Site Location
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Grandview Reserve is located in the Falcon/Peyton area of El Paso County and is bounded along the
north by 4 Way Ranch, along the south by Waterbury, on the east by Highway 24, and along the west
by Eastonville Road. There are no existing structures, roads or other infrastructure on the Site. The
property is located approximately 4.14 miles southwest of Peyton, 4.16 miles northeast of Falcon, and
4.66 miles south of Eastonville, in El Paso County, Colorado. The property is generally located within
the south % of Section 21, south % of Section 22, the north ¥ of Section 27, and the north % of Section
28, Township 12 South, Range 64 West, in El Paso County, Colorado. The center of Grandview Reserve
is situated at approximately Latitude 38.98541389 north, -104.55472222 east.

Access to the site is available from Highway 24 on the east, Eastonville Road on the west, with a
potential connection northeast to Elbert Road. Minor connections will also be made to the future
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Waterbury project to the south and the 4 Way Ranch property to the north. The property is
currently vacant and mainly native prairie grassland. Four significant drainage-ways traverse the site
in a northwest to southeast direction. They are names as Drainage A, B, C, and D. The existing
drainage corridors are defined and will be respected as-is with the exception of Drainage B. This
drainage will be realigned to an appropriate location and will be incorporated into the open space
and trail system. The Wetlands Analysis created by Entech identifies wetland areas on the property,
some of which are isolated and are non-jurisdictional by the Army Corps of Engineers. Other than
those items, the property is relatively featureless, with slight undulation and generally draining from
northwest to southeast. An existing gas easement is located on the west part of the property
traversing from the southwestern corner of the property in a northeastern direction. Some existing
estate lots are to the southeast and northeast of this property across Highway 24. Further to the
west is the developing Meridian Ranch community, which is planned for and in many cases already
constructed with urban densities. South of the property is the planned (and zoned) Waterbury
project.

Additional Information Provided
The following information and reports are included with this submittal:

e Master Development Drainage Plan by HR Green Development, LLC

e Master Traffic Impact and Access Analysis by LSC Transportation Consultants, Inc.

e Geologic Hazard Study and Preliminary Subsurface Soils Investigation by Entech Engineering,
Inc.

e Preliminary Wetland Delineation Report including Noxious Weed Management Plan and
Impact Identification Report by Ecosystems

e Water Resources and Wastewater Treatment Report by JDS Hydro Consulting, Inc.

(VS
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Existing Zoning
The property is currently zoned RR-2.5 (Residential Rural, 2.5-acre lot minimum). Please refer to
Figure 2 below for the existing zoning of the site and immediate area.

Figure 2: Existing Zoning — Grandview Reserve Property
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Proposed Project Elements
Land Use

The request is for a Sketch Plan, consisting of a mix of urban residential densities, institutional (i.e.
school and church) and commercial land uses. This community will contain ample open space,
trails, and parks including a community park. The proposed land use breakdown is as shown in the
following chart:

Figure 3: Chart of Land Use and Densities

Low Density 134.1 17.5% 2 268
Medium Density 272.5 35.5% 4 1090
Medium-High Density 65.6 8.5% 8 524
High Density 114.9 15.0% 12 1378
Commercial 16.4 2.1% N/A N/A
Open Space * 127.1 16.5% N/A N/A
Institution {i.e. School/Church) 17.0 2.2% N/A N/A
ROW (Rex Road and Collectors) 20.6 2.7% N/A N/A
TOTAL 768.2 4.24 3260

*Open space includes parks, detention areas, wetlands, trails, easements and buffers.

Residential Land Use:

Majority of the proposed uses are residential for this community. The maximum number of residential
units proposed Sketch Plan is based upon the proposed density of 4.24 units/acre totaling 3,260 units.
The proposed residential development will range in density from Low Density (% acre to 1-acre lots at up
to 2 du/ac) adjacent to the north boundary, with gradual transitions in density up to High Density (up to
12 dwelling units per acre) surrounding the commercial uses along Highway 24. The north and south
boundaries also include a 20-foot buffer along the property lines when adjacent to A-35 zoning. The
higher density areas have been planned to be more internal to the site to provide appropriate density
transitions to the surrounding properties.

Institutional:

Two sites are planned for institutional uses. One site on the east half of the project is tentatively
planned for an elementary school; the location and size of which has been discussed with the Peyton
School District. The applicant had two meetings with the Peyton School District representatives to
determine which site would be beneficial and the size that would be acceptable for an elementary
school and the request was made to have a park adjacent to the school for a shared use purpose. These
requests were accommodated and shown on the Sketch Plan accordingly. The area show on the plan for
the elementary school is 10.9 acres shown as Parcel “V”. The other site in the northwest corner is
tentatively planned for a church denoted as parcel A that is 6.1 acres.

Parks and Open Space:

An expansive system of parks, open space, and trails is planned throughout the community. Many of the
major open space corridors follow the four major existing drainage-ways. The proposed trails within this
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community will connect to the existing Rock Island Trail along the eastern boundary to the rest of this
community. The trails will also provide connection to the El Paso County Falcon Regional Park northwest
of this project. Over 16% of the site is proposed in open space. A large, 6.3-acre community park is the
central focal point of the community, adjacent to the proposed institutional parcel that is tentatively
planned for an elementary school. The park and school will be linked to the entire community by the
trail system and sidewalks. There are also numerous smaller neighborhood parks (0.25 acres — 1 acre)
throughout the community all linked by the expansive trail system that approximately equals 5 acres.
The locations and sizes of the parks shown on the Sketch Plan are approximate only and subject to
change as more detailed plans are created in the future. This approximate acreage for the pocket parks
does not include opens space and detention ponds. Commercial uses are sited along Highway 24 at the
main entrance to the community. It is unknown at this time the type uses; however, the intent is mixed,
low to medium density commercial uses (not industrial) that will serve this community (within walking
distance) and users traveling in vehicles along Highway 24.

Traffic and Access

For detailed information, please see the Master Traffic Impact Analysis prepared by LSC Transportation
Consultants, Inc. (LSC #184840). Primary access to the site will be via Highway 24 on the east and
Eastonville Road on the west. Another primary access connecting to Elbert Road will be provided in the
northeast section of the site. The Sketch Plan identifies the proposed alignment for the new Rex Road,
which is an extension from the west. It will be primarily two lanes with the exception of the east area
adjacent to Highway 24. Rex Road will provide the majority of access to the internal parcels and
community overall. An access control plan for the Rex Road connection to Highway 24 is in the process
of being submitted and has already obtained support from EPC and CDOT. A residential collector is
planned to the northeast for a connection to Elbert Road. Other secondary access points will be
provided on Eastonville Road (two in the southwest corner of the project) and one access on the north
property line to 4 Way Ranch with another one on the south side into the planned Waterbury project.
The Traffic Impact Study by LSC assesses the trips generated by the proposed development. The TIS
provides recommendations for roadway and intersection improvements at various trigger points, which
will be evaluated with a more detailed traffic analysis specific to each phase of the development. Streets
will be County public streets except on some areas where private streets may be implemented. If
proposed, these streets will be privately owned and maintained by an HOA or Sub-Districts.

Utilities

Wastewater infrastructure collection will be installed by Grandview Reserve Metro Districts.
Wastewater will be delivered to, treated and serviced by Woodmen Hills Metropolitan District through
Intergovernmental agreements (IGA’s) with Grandview Reserve Metro Districts. The water system will
initially be exclusive to the development, but per the El Paso Water Plan guidance, future sustainable
connections and recharge will be explored. Raw well water infrastructure, collection, treatment of and
delivery to the development will be by Grandview Reserve Metro Districts. This is addressed in the
Water Resources and Wastewater Report prepared by JDS Hydro. Woodmen Hills Metropolitan District
(WHMD) is willing to serve this development. Within the overall development, eight non-potable wells
will be installed and an internal collection system will collect from the wells and deliver to the water
treatment facility. Water distribution will be typical of master planned communities, providing a
backbone looping system, phased to facilitate development as well as fire demands. The sanitary sewer
collection system backbone will be installed within each basin to service the future development,
ultimately connecting to the lift station that will be tributary to the WHMD treatment facility. Currently
one lift station is anticipated, but others may be necessary depending on the final layout of the
backbone sanitary sewer system. Typical collection systems will be installed within each development
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area. Storm sewer networks will be located within each development area providing collection to each
drainage facility where water quality and flood attenuation treatment will occur.

Summary of utility providers:
e Black Hills Energy will provide natural gas service

e MVEA Inc. will supply electric service
e Grandview Reserve Metro Districts will be the water supplier
e Woodmen Hills Metropolitan District (WHMD) is willing to serve this development for
wastewater collection (through an IGA)
Drainage

The Master Development Drainage Report analyses the four main existing drainage ways and the overall
characteristics of the site. The report also outlines the future drainage and full spectrum detention
needs for developing the property. Several of the existing drainage corridors are fairly well defined and
Drainage B is proposed to be realigned and will incorporate the drainage into the open space areas and
trail system to enhance the community features and enhance the amenities of the development. The
final drainage alignments will be defined in future Preliminary Plans/Final Plats. These overall
recommendations will be incorporated into future detailed drainage design and analysis.

Phasing of Grandview Reserve

It is intended that the development will be phased generally starting at the intersection of future Rex
Road and US24. The main backbone infrastructure will be installed to the west as necessary to service
anticipated development sequencing. Phased installation will ensure ample water service and fire
looping as well as access to facilitate safety. Initial infrastructure will include the lift station and force
main to service the development. Extensions to the infrastructure will occur based on demand for the
buildout of the development parcels. Roadways will be built and eventually expanded based on the
anticipated densities associated with the phased buildout. The main drainage way parallel to Rex Road
will be installed with the initial infrastructure. Future drainage-ways will be stabilized as development
occurs within the respective basins. Demand for housing, commercial and institutional development, is
dynamic and buildout will commence as market demands dictate.

As development progresses, the capacity of the adjacent roads and the need for road improvements will
be assessed by a more detailed traffic impact analyses for each phase of development. Similarly, a more
detailed drainage analysis will be submitted with each phase of development, with temporary measures
identified as necessary. A specific finding of water sufficiency will also be necessary with each future
Preliminary Plan and/or Final Plat.

Grandview Reserve Metropolitan Districts & HOA (Homeowners

Association)

Grandview Reserve Metropolitan Districts will be formed to provide bonding to fund construction of the
roads, stormwater infrastructure, wetlands, parks and trails. For the ongoing maintenance of those
facilities that are not dedicated to the County, an HOA (Homeowners Association) or sub-districts will be
formed to provide on-going services for those facilities/areas. Grandview Reserve Metropolitan
Districts will provide water and Woodmen Hills Metropolitan District to provide sewer. The water
resource and wastewater report contains will serve letters from the Grandview Reserve Metro Districts
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and the Woodmen Hills Metropolitan District. It is anticipated that there will be approximately five sub-
districts formed within the boundaries of the Grandview Reserve Metropolitan Districts.

Potential Impacts

The process for approving a new Sketch Plan requires an assessment of the possible environmental,
social and jurisdictional impacts. The following narrative addresses those items and any potential impact
or lack of impact.

Water Pollution

Grandview Reserve proposes commercial, residential, open space and trail uses, which will include water
capture and detention facilities, water quality treatment (that meets the ECM), DCM with subsequent
developments to avoid pollution due to development and urbanized runoff. These facilities will be
designed to comply with local, state and federal guidelines.

Air Quality

Air quality should not be impacted negatively. The proposed extension of Rex Road will provide a more
convenient and shorter travel time to employment and commercial facilities for future residents of
Grandview Reserve, as well as for residents of existing surrounding neighborhoods. This should reduce
congestion on existing roads and will lessen air pollution for the area. Additionally, this community has
plentiful parks, trails, and open space that should help reduce air pollution by providing opportunities for
pedestrian or bike travel versus vehicular travel to these features.

Noise Pollution

Where residential uses are located adjacent to Highway 24, Rex Road and Eastonville Road, noise
mitigation, such as berms or sound walls may be needed. Location, size, and type of these items is not
known at this time. A noise study will be submitted to analyze the need and type of mitigation.

Vegetation
Please refer to the Natural Features and Wetland Report by Ecosystems Services, LLC for detailed
information. The majority of the site is vegetated by native prairie grass, with wetland plants in the
drainages and adjacent riparian areas. There are no federally threatened or endangered plant species on
the property however the project area has not been surveyed for Ute-ladies-tresses orchid (ULTO) and
as grazing ceases an action plan to address and survey for ULTO will be required. No action plan for ULTO
is required under the law per direction of the USFWS (refer to the environmental study). Weeds
observed on-site were nominal and included three List B noxious weed species and one List C noxious
weed species. Given that the project will preserve the on-site drainages and adjacent open space buffer
area, there is good potential to improve native vegetation by:
1. Creating a habitat restoration and management plan for the drainages and Open Space areas
that will be taken over and implemented by the Metropolitan District following construction;
2. Increasing native vegetation in the disturbed shortgrass prairie areas by seeding with native
species;
3. Including requirements in the Codes, Covenants and Restrictions {CCRs) to preserve native
vegetation and minimize non-native landscaping and irrigation;
4. Implementing a stormwater management plan and preparing a natural channel stabilization
plan for all drainages; and
5. Implementing an integrated noxious weed management plan that that:
a. Begins at construction mobilization and continues through construction;
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b. Introduces biological control agents for weed control (as feasible);

¢. Prohibits importation of fill dirt and landscaping material unless they are certified as
weed free;

d. Is managed and implemented by the Metro District and/or Homeowners Association
following construction; and

e. Is managed within the individual lots by each homeowner and is enforced through
covenants.

Wetland Habitat and Waters of the U.S.

Please refer to the Natural Features and Wetland Report by Ecosystems Services, LLC for detailed
information. Minimal wetland and waters impacts are proposed to implement the Sketch Plan, however
these impacts will be avoided and minimized to the extent feasible. Project phasing will be used to avoid
site-wide, over-lot grading and related impacts from runoff, erosion, and pollutant discharge into the
drainages. Stormwater control before, during, and after construction will be implemented to avoid
impacts such as channel incision and streambank degradation. The drainages and open space riparian
buffer areas will be planted with multi-story palette of native upland and riparian species to supplement
the regrowth and regeneration of previous woody vegetation, provide shading to regulate pH and water
quality, and assist in stabilizing the streambanks.

Wildfire

The Site is comprised entirely of herbaceous prairie and wetland vegetation designated as “Low Hazard —
Non Forested” and has no forested (high hazard) areas. Therefore, it is not subject to the wildland areas
requirements and does not require the preparation of a Wildland Fire and Hazard Mitigation Plan.

Wildlife
The impact to wildlife is parallel to that for vegetation. Species that occur in wetland and riparian habitat
are expected to benefit from the habitat restoration and management plan for the drainages and Open
Space. Implementation of the stormwater management plan will assist in protecting water quality in the
drainages to ameliorate development impacts on aquatic wildlife species. Many shortgrass prairie
specialist species avoid areas with buildings, overhead power lines, and trees; thus, the project is
expected to have the most significant negative impact on these species; however, effects may be
ameliorated by improving native vegetation in the disturbed shortgrass prairie areas (refer to Vegetation
section above). Additional measures to reduce impacts to wildlife include:
1. Limiting the use of herbicides, pesticides, and fertilizers;
2. Minimizing the installation of fencing; and when fencing is needed, use wildlife friendly fences or
include specific wildlife crossings along fence lines.
3. Designing road crossing over the drainages to enable wildlife underpass and allow use of the
drainages as movement corridors to reduce collisions with vehicles.
4. Managing pets to avoid conflicts with wildlife.

Floodplains:
The property contains portions of floodplain as shown in the FEMA Flood Insurance Rate Maps
08041C0556G and 08041C0552G effective December 7, 2018.

Soil Hazards and Geologic Information:

The Soils and Geology Report prepared by Entech identifies geologic conditions that occur on the
property. The site was found to be suitable for development with appropriate mitigation and avoidance.
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Preexisting watercourses or bodies of water:

The existing drainage corridors are fairly well defined and will be primarily respected in the master plan
implementation. One drainage (Drainage B) will be realigned and defined as a channel as currently that
is not the case in the existing condition. Within this corridor, the plan incorporates the drainage and
detention into a trail and open space corridor. The Wetlands Analysis undertaken by Ecosystem Services,
LLC identifies 2 non-jurisdictional wetlands for the drainage channels, which will be modified as
jurisdictional wetland areas on the property for channels where conveyance improvements will be
implemented and minor or no realignment. Consequently, any project impacts on the non-jurisdictional
wetlands are not likely to require a permit under Section 404 of the Clean Water Act. These wetland
areas will either be removed or retained within the proposed open space/drainage tracts identified on
the Sketch Plan. The 2 jurisdictional wetlands will be avoided as much as possible to avoid 404 permits
for work in those areas.

Identification and location of sites of historical or archeological interest sites or of natural or scenic
importance:

There are no known sites of historical or archeological interest on the property. There are no known
sites of natura! or scenic importance on the property.

Social Impacts

The Sketch Plan includes approximately 3,260 homes at varying densities, which will provide the
opportunity for a range of housing product at a variety of price points. This will provide housing for
varying demands and lifestyle options, which will ensure that the proposed housing is both attractive to
and attainable by a variety of purchasers, including first-time buyers, families, and empty-nesters. The
proposed open space, parks, and trail system will create an active community that will be beneficial to
the health and wellbeing of County residents, both within and outside Grandview Reserve subdivision.
The proposed community park will be the central focal point of the neighborhood and will provide a
venue for recreational activities, social events, and community entertainment. This will help to provide a
strong and connected community, which will have a positive social impact on this part of the County.

Jurisdictional Impact - Districts serving Grandview Reserve
e Grandview Reserve Metropolitan Districts (proposed).
e Mountain View Electric Association Inc. (MVEA) will provide electric service to the property.
A Will Serve letter is provided with this application.
e Falcon Fire Protection District will provide fire protection. A Will Serve letter is provided with this
application.
e Peyton Fire Protection District will provide the emergency services to the property. A Will Serve
letter is provided with this application.
e Peyton School District will serve the property and a potential elementary school site is provided
on the Sketch Plan.
El Paso County Conservation District
Upper Black Squirrel Ground Water District
Pikes Peak Library District
Woodmen Hills Wastewater District (sewer service)
Grandview Reserve Metro Districts (water service)
Black Hills Energy (Natural Gas Service)
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Relationship of the Sketch Plan to adopted County Master Plans

El Paso County is currently updating the Land Use Master Plan and since it is not officially completed and
approved, therefore this narrative focuses on plans that are currently in place. The current Master Plan
for the County includes the County Policy Plan (adopted 1998) and the relevant small area plans.
Grandview Reserve falls within the Falcon/Peyton Small Area Plan (adopted 2006) and is just east of the
Black Forest Preservation Plan boundary.

El Paso County Policy Plan

The following County Polices are relevant to the requested Sketch Plan approval for Grandview Reserve.
Note: Narrative italic and quotes below is directly from the County’s Code and Policy documents and
narrative in bold is the applicant’s note addressing that item.

Policy 2.1.10 Encourage preservation of open space in subdivisions
Applicant note: Grandview Reserve will have over 127.1 acres of open space, at least 16.5% of
the total site area and miles of trails throughout the community that connect to Falcon
Regional Park (immediately west of the site) and to the east the community trail system will
connect to the Rock island Trail, an important trail asset to El Paso County residents. This
development strongly encourages preservation and creation of open space.

Policy 2.1.11 Encourage approaches to natural system preservation and protection, which also
accommodate reasonable development opportunities
Applicant note: Grandview Reserve has incorporated many unique open space features and
focal points (i.e. pocket parks), parks (i.e. community park), trails and open spaces (i.e.
multiple trail corridors), preservation of significant natural features (i.e. three major drainage-
ways). This is balanced with providing development parcels that will provide housing that is
affordable for future the greater Colorado Springs region.

Policy 2.3.1 Preserve significant natural landscapes and features.
Applicant note: The Grandview Reserve site is vegetated by native prairie grass, with wetland
plants in the drainages and adjacent riparian areas. There are no federally threatened or
endangered plant species on the property, however a full ULTO survey is still required. This
community will preserve most of the on-site drainages and adjacent open space buffer area,
allowing good potential to improve native vegetation by creating a habitat restoration and
management plan for the drainages/open space corridors. Increasing native vegetation in the
disturbed shortgrass prairie areas by seeding with native species. Implementing a stormwater
management plan and preparing a natural channel stabilization plan for all drainages, which
will provide long-term natural landscapes for wildlife and residents to enjoy for generations.
These areas will either be maintained by the Sub-Districts or an HOA (Homeowners
Association) or combination thereof.

Policy 6.1.11 Plan and implement land development so that it will be functionally and aesthetically
integrated within the context of adjoining properties and uses.
Applicant note: The Grandview Reserve is a master plan promoting organized development of
this region that is functional and aesthetically integrated into the larger area. The Sketch Plan
layout is thoughtfully planned and is sensitive to the immediate surrounding area with
appropriate land use transitions and buffers.
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Policy 6.1.3: Encourage new development, which is contiguous and compatible with previously developed
areas in terms of factors such as density, land use and access.
Applicant note: Grandview Reserve is contiguous and compatible with previously developed
areas immediately to the west of this project such as Meridian Ranch. Grandview Reserve will
have similar density, land use and access and will mesh well with the recent development in
this area. This project will complement the approved Waterbury project immediately south.

Policy 6.1.14 Support development which compliments the unique environmental conditions and
established land use character of each sub-area of the County.
Applicant note: Grandview Reserve is in conformance with the Falcon/Peyton Small Area Plan
as described in this document.

Policy 6.1.6: Direct development toward areas where the necessary urban-level supporting facilities and
services are available or will be developed concurrently.
Applicant note: Grandview Reserve is adjacent to urban-level supporting facilities (i.e.
Woodmen Hills District) and services are available or will be developed concurrently as
development occurs in this prime growth area for the County.

Policy 6.1.8: Encourage incorporating buffers or transitions between areas of varying use or density
where possible.
Applicant note: Grandview Reserve has built in buffers and land use transitions on an overall
regional basis and within the community itself. The Sketch Plan demonstrates varying uses
(commercial, institutional, and residential) with varying densities (low, medium, medium-high,
and high density). A 20’ perimeter buffer is planned for the project.

Policy 6.2.2: Promote the unique identity of neighborhoods through the use of focal points, parks, trails
and open spaces, preservation of significant natural features, compatible location and design of mixed
uses, and promotion of pedestrian and other non-motorized means of travel.
Applicant note: Grandview Reserve has incorporated many unique identities of
neighborhoods through the use of focal points (i.e. pocket parks), parks (i.e. community park
and pocket parks), trails and open spaces (i.e. multiple trail corridors), preservation of
significant natural features (i.e. 3 major drainage-ways respected), compatible location and
design of mixed uses, and promotion of pedestrian and other non-motorized means of travel.

Goal 6.3: Continue to support existing and carefully planned future urban density development in the
unincorporated County, provided the requisite level of urban services is available or will be available in a
timely fashion.
Applicant note: Grandview Reserve is in an area that will support existing and carefully
planned future urban density development in the unincorporated County. It lies in a region of
current and future growth that has some level of urban services already available and some
that will likely be expanding (i.e. sanitary plant) in the future in this area due to current and
future growth.

Policy 6.3.2: Rely on the Small Area Planning process to define the sub-area specific boundaries for urban
density development.
Applicant note: The County is updating the Land Use Master Plan; however, current Small
Area Plans are still relevant such as the Falcon/Peyton Small Area Plan (FPSAP). Grandview
Reserve fits well within the general intent of that plan.

31



Policy 8.3.3 Address protection of natural features beginning with the initial stages of development
review process.
Applicant note: Grandview Reserve has identified natural features of this site, which are
proposed to be preserved within the open space corridors.

Policy 9.2.3 Strictly limit direct access onto major transportation corridors in order to preserve their
functional capacity.
Applicant note: The Grandview Reserve Sketch Plan proposes access in conformance with
County policies. Access spacing on adjacent streets meets County criteria. Rex Road is the only
vehicle access point that is proposed on Highway 24 and limited access points are proposed on
Eastonville Road.

Policy 9.4.5 Encourage processes by which development can contribute a reasonable and fair share
toward off-site transportation improvements.
Applicant note: The Grandview Reserve development will participate in pay funds towards the
Countywide Transportation Fee Program. Additionally, Rex Road is being extended and
constructed through this project making a key connection to Highway 24 encouraging good
long-term transportation improvements.

Policy 11.1.14, 11.3 and 11.4.8. Require development plans to effectively address both quantitative and

qualitative impacts of drainage within the project site.
Applicant note: The Grandview Reserve Sketch Plan has four significant drainage-ways through
the property. Three of the four drainages are being respected and will be major open space
corridors within the community. One drainage (Drainage B) will be realigned and defined as a
channel as currently that is not the case in the existing condition. Within this corridor, the
plan incorporates the drainage and detention into a trail and open space corridor. The off-site
flow from the north (4-Way Ranch) that passes through this property will be accommodated to
prevent erosion and mitigate sediment transfer. On-site flows will be treated prior to release
by either routing the flow across a landscaped area or directly conveying the flow to a
proposed detention/Stormwater Quality (SWQ) facility. Full spectrum detention will be
utilized throughout the site so that post-development flow exiting the property will not be
significantly altered from the pre-development flow.

Policy 11.3.1 Where feasible, support the use of natural or naturalistic drainage approaches rather than

hard line solutions. Onsite drainage channels will be preserved, if possible. Where modifications are

necessary, grass lined channels are proposed.
Applicant note: This community will preserve most of the on-site drainages and adjacent open
space buffer area, allowing good potential to improve native vegetation by creating a habitat
restoration and management plan for these areas. Native vegetation will be installed in the
disturbed shortgrass prairie areas by seeding with native species. The project will implement a
stormwater management plan and natural channel stabilization plan, which will provide long-
term natural landscapes for wildlife and residents to enjoy for generations.

Policy 11.3.3 and Policy 11.3.4.Fully evaluate the relative impact of proposed drainage improvements on
the maintenance of water quality.
Applicant note: The Grandview Reserve Sketch Plan shows how this community will preserve
most of the on-site drainages and adjacent open space buffer area, allowing good potential to
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improve native vegetation by creating a habitat restoration and management plan for the
drainages/open space corridors. Increasing native vegetation in the disturbed shortgrass
prairie areas by seeding with native species. On-site flows will be treated prior to release by
either routing the flow across a landscaped area or directly conveying the flow to a proposed
detention/SWQ facility. Implementing a stormwater management plan and preparing a
natural channel stabilization plan for all drainages, which will provide long-term natural
landscapes for wildlife and residents to enjoy for generations.

Policy 11.3.5 Protect the integrity of wetlands, riparian areas and associated wildlife habitat through a

combination of careful land development and drainage system design. The Sketch Plan shows wetlands in

open space land use.
Applicant note: Please refer to the Natural Features and Wetland Report by Ecosystems
Services, LLC for detailed information. Minimal wetland and waters impacts are proposed per
the layout of the Sketch Plan so that impacts to quality wetlands will either be avoided or
minimized as feasible. Thoughtful drainage design will minimize runoff, erosion, and pollutant
discharge into the existing drainages. Stormwater control before, during, and after
construction will be implemented to avoid impacts such as channel incision and streambank
degradation. The drainages and open space riparian buffer areas will be planted with an
expansive palette of native upland and riparian species to supplement the regrowth and
regeneration of previous woody vegetation, provide shading to regulate pH and water quality,
and assist in stabilizing the streambanks.

Policy 12.1.3 Approve new urban and rural residential development only if structural fire protection is
available.
Applicant note: Fire protection is available from the Falcon Fire Protection District.

Policy 15.3.3 Encourage innovative approaches to the problem of financing solutions to the off-site fiscal
impacts of development.
Applicant note: The Grandview Reserve Sketch Plan will participate in the El Paso County Road
Impact Fee Program and is constructing Rex Road through the property as well as
improvements at the intersection of Rex Road and Highway 24.
Applicant Summary:
Grandview Reserve Sketch Plan meets many of the El Paso County Policy Plan policies. The property is
adjacent to developed areas (and developing) that can support urban density development. The Sketch
Plan provides appropriate land uses and transitions between areas of varying density both within the
project and on the perimeter. The Sketch Plan includes significant open space and trail connections to
the existing Rock Island Trail on the east side of the property. Internal to the site, a community park and
potential school is planned as a key feature of the community. Grandview Reserve is located in areas
defined for urban density development in this plan as described below.
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Falcon/Peyton Small Area Plan (FPSAP)

Two sections in the FPSAP are relevant to the Grandview Project. First, is the “4-Way Ranch Area” and
the second is the “Highway 24 Corridor” section as listed below. Excerpts have been listed below that
are relevant to the Grandview Reserve project. The FPSAP describes the 4-Way Ranch area as having
additional residential capacity of 20,625 homes, which Grandview Reserve will be a part of. The
Grandview Reserve property is within an area planned for higher density urban growth.

Note: Narrative italic and quotes below is directly from the FPSAP document and narrative in bold is the
applicant’s note addressing that item.

Section 4.4.4 “4-Way Ranch Area”
“The 4-Way Ranch area encompasses the historic ranch parcels currently owned by 4-Way Ranch LLC and
the immediately surrounding parcels to the north and west of the ranch.”

4.4.4.1 - “Encourage the acquisition of one or more additional regional park sites in area ,in
coordination with the County Parks Department and participating landowners. Specifically
encourage current efforts to locate a new regional park in the 4-Way Ranch/ Meridian Ranch
area.”
Applicant note: El Paso County Falcon Regional Park is now existing immediately west
of Grandview Reserve and the proposal includes trail connections via Rex Road that
connect throughout the community

4.4.4.2 - “Encourage planned coordination of the development of the 4-Way Ranch parcels. A
development master plan should be developed to thoughtfully arrange land uses and community
amenities on the ranch parcels and coordinate any future development of subsections of the
historic 4-Way Ranch.”
Applicant note: Grandview Reserve alone will be a master plan for organized
development of this area of the County. The Sketch Plan layout is thoughtfully
planned and is sensitive to the surrounding area and makes logical transportation
connections and has appropriate land use transitions.

Section 4.4.5 “Highway 24 Corridor” (narrative in quotes below is directly from the FPSAP)

“The US Highway 24 Corridor includes the land on both sides of the highway that can reasonably be
expected to be influenced by the noise, traffic, and access control associated with the highway. This
would generally include land areas within 1/4 mile of the highway. “

4.4.5.1 - “Allow for potential commercial development south of Highway 24 near its intersection
with Woodmen Road, provided that adequate transportation improvements are made, utility
extensions can be made, and adjoining existing land uses are adequately buffered.”
Applicant note: Grandview Reserve will provide some additional commercial
development along Highway 24 at the Rex Road intersection, which complements this
FPSAP goal.

4.4.5.2 - “Recognize the importance of Highway 24 as the primary transportation artery serving
the existing and future needs of the area. Maintain options for stringent access control, adequate
right-of-way preservation and adjacent uses which will complement a higher speed, high traffic
expressway corridor”

Applicant note: Grandview Reserve has maintained options for stringent access
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control, adequate right-of-way preservation, and adjacent uses which will complement
a higher speed, high traffic expressway corridor. This project will have one controlled
access point on Highway 24 with the Rex Road intersection. No other access points are
planned or shown on Highway 24 to alleviate this concern.

4.5.2.1 Incorporate areas for mixed non-residential uses within planned urban developments, and
specifically set aside areas for future non-retail employment uses as a part of the Sketch Plan
process for larger urban developments.
Applicant note: Grandview Reserve has commercial and institutional uses sited
primarily on the east side near Highway 24 as well as two institutional parcels, one in
the center as a potential school site and one in the northwest corner as a potential
church site.

4.4.5.3 - “Maintain the integrity of the Rock Island Trail Corridor though the planning area by

limiting at-grade crossings, encouraging compatible adjacent uses which complement the trail,

and encouraging interconnecting non-motorized trails and adjacent open space.”
Applicant note: Grandview Reserve will maintain the integrity of the Rock Island Trail
Corridor by making direct connections to it from this community. The proposal also
demonstrates compatible adjacent uses (residential, commercial, open space with
trails) which complement the existing trail corridor. Grandview Reserve has miles of
trails and plentiful parks, which encourage interconnecting of non-motorized trails and
adjacent open space in the area.

4.5.5.7 More intense uses that would result in more traffic should be confined to high volume
transportation routes designated on the MTCP.
Applicant note: Grandview Reserve is proposing all of the commercial uses adjacent to
Highway 24 and Rex Road intersection. Highway 24 is a major corridor for El Paso
County so commercial uses along this high volume transportation route meets the
intent of this policy.

Section 4.5.8 Parks, Trails and Open Space (narrative in quotes below is directly from the FPSAP)
4.5.8.1 Identify the major stream corridors within the planning area with opportunities for
integration as centerpieces for linear open space, park, recreation, trail and wildlife corridor uses
in conjunction with surrounding development.

Applicant note: Grandview Reserve has four drainage-ways through the property,
which have been generally respected and are designed to be centerpieces for the
community.

4.5.8.2 Encourage the incorporation of major floodplains into usable high quality open space by
use of prudent line setbacks, only limited use of filling and channelization, and integration of
these features within development plans.
Applicant note: Grandview Reserve has some limited floodplain, which will be
included in a drainage-way corridor (Drainage B) that will become a linear open space
with trails for use by future residents.

4.5.8.3 Further articulate and develop the major trail and bikeway network for the area in

conjunction with development plans and through an update of County and regional planning
efforts.
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Applicant note: Grandview Reserve articulates and develops the major trail and
bikeway network for the area further by making a connection from the Falcon
Regional Park through this community connecting to the Rock Island Trail on the east.
There are also significant trails throughout the community that will also connect
regionally.

4.5.8.4 Encourage the acquisition of one or more additional regional park sites in areg, in
coordination with the County Parks Department and participating landowners
Applicant note: Grandview Reserve is adjacent to the recently developed Falcon
Regional Park and provides trail connections to this great asset. This project will also
include a Community Park that will serve the residents of this community.

4.5.8.5 Encourage the development of a sports field’s complex in the area to serve local youth
soccer, baseball, and other sports leagues. This need has been under served in the past, and is
likely to grow as the population grows.
Applicant note: As noted above, Grandview Reserve is adjacent to the recently
developed Falcon Regional Park and provides trail connections to this great asset.

4.5.8.7 Encourage opportunities for pedestrian linkages especially to connect residential areas to
schools, shopping and significant trail corridors
Applicant note: Grandview Reserve will be providing multiple pedestrian linkages to
the surrounding area as described above. The residential areas will be connected to
schools, parks, and shopping areas via the internal trails within the community and the
connections to the regional trails and Falcon Regional Park.

4.5.11.1 Integrate development with natural features and natural systems with special attention
toward preserving floodplains and riparian corridors.
Applicant note: Grandview Reserve most significant natural system is the drainage and
ponds that are shown on the Sketch Plan as open space. Minor drainages are shown at
the boundary of land uses with the intention of using them as buffers within those
land use parcels.

Applicant Summary:

In summary, the Grandview Reserve Sketch Plan fits very well within the general intent of the
Falcon/Peyton Small Area Plan. Grandview Reserve is located within or adjacent to the areas proposed
for urban density development within the FPSAP. Urban density is defined in the FPSAP as parcel sizes
of less than 2.5 acres, typically less than 1 acre, and being served by urban-level infrastructure such as
roads, wastewater service and water availability.
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2040 Major Transportation Corridor Plan (MTCP)

Grandview Reserve is planned to be developed with up to 3,260 residential dwelling units, 33.4 acres of
commercial uses, an elementary school, and a church. Two full-movement access points are proposed to
Eastonville Road and seven full-movement access points are proposed to an extension of Rex Road
through the site. The Sketch Plan shows a future street connection to planned Phase 3 of the Waterbury
development. The site access points to Rex Road and Eastonville Road will need to meet County
standards for intersection and stopping sight distance. The 2040 Major Transportation Corridors Plan
(MTCP) identifies Rex Road as an extension to the east. Grandview Reserve accommodates this
connection through the property to Highway 24. For more detailed information, see the Master Traffic
Impact Analysis prepared by LSC dated April 17, 2020.

Figure 6: Extract from 2040 Major Transportation Corridors Preservation Plan
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El Paso County Water Master Plan

El Paso County’s Water Master Plan goals and implementation strategies were referenced with the initial
planning of the land plan to incorporate efficiency and conservation, especially since the area that
Grandview is proposed is within the Denver Basin aquifers system, Region 3 of the EPC Master Plan.
The sketch land plan increases density and maximizes open space surrounding the natural tributary
areas, thus decreasing irrigation consumption and discouraging individual wells. The landform grading is
focused on limiting excavation within shallow ground water levels to deter ground water surfacing and
associated groundwater re-introductions. Swales will be utilized within the individual planning areas to
promote groundwater recharge.

Future local wells, mostly in the Arapahoe and Laramie Fox-Hills formations, will provide water for the
Grandview Reserve subdivision. Off-site wells will likely be needed (from neighboring lands owned by 4-
Site Investments, LLC) for full build-out.

e The total annual water demand for 3,332.4 SFE’s is calculated to be 1,177.08 AF.

e 4 Site Investments, the property owner, owns 1,400 AF of Arapahoe non-tributary water.

e The adjoining 4 Way Ranch owns 2,023 AF of Laramie-Fox Hills non-tributary water, and
1,011 AF of Arapahoe non-tributary water.

e Any additional water, should it be needed, will be derived from the 4 Way Ranch water.

e A breakdown of demand at full buildout vs. supply is below:

4 Site Water 1,400 AF

4 Way Ranch Water 3,034 AF

Total Supply 4,434 AF
Grandview Demand  1,177.08 AF
300-Yr Quantity 3,531.24 AF

Potential future interconnections may be made with neighboring districts to foster conjunctive use and
better accommodate water supply emergencies. All districts in this area rely on the same water, and all
are required to meet CDPHE potable water regulations. Possible water connections to other districts
could be in the form of full interconnectivity (water flowing both directions, all the time) or in the form
of an emergency connection (normally closed, only opened to flow one way during an emergency).

Source water will be from the Arapahoe and Laramie-Fox Hills aquifers, the deepest aquifers in the
Denver Basin. This defers the use of shallower aquifers for domestic users not served by a central water
system.

Outside of interconnectivity between districts in this area, a larger potential regional opportunity for
water supply is Colorado Springs Utilities (CSU). Currently, CSU water infrastructure is less than half a
mile away from water infrastructure used by neighboring districts. Inter-governmental Agreements
(IGA’s) would need to be executed that includes CSU and several districts (i.e. Falcon Highlands MD,
Woodmen Hills MD, Meridian Ranch MD).

As with neighboring districts, Grandview will likely implement tiered water rates to help reduce water
usage. In addition, multiple stages of water restrictions can be implemented during drought years and
when infrastructure repairs are required (i.e., well pumps need to be replaced in the middle of the
summer).
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The potential of wastewater reuse (primarily for irrigation) lies with the regional wastewater treatment
provider in the area — Woodmen Hills Metropolitan District. Currently, WHMD’s regional wastewater
plant serves Woodmen Hills, Falcon Highlands, Paint Brush Hills, and Meridian Ranch. If a reuse system
is implemented at WHMD’s facility, all contributing wastewater entities will be allowed to be
“stakeholders” in development of a reuse system.

More detailed information and studies regarding quality, source water monitoring, potential MOU’s
within future neighboring development interconnects, strategies regarding regional planning goals and
dependability/redundancy will be provided in the subsequent Preliminary Plan phase. This current
application is for a Sketch Plan.

In addition to the regional water resource perspective, local efforts by the end-users will be analyzed
pertaining to the following elements to help promote sustainable use of the aquifer shares that are
currently allocated for Grandview:
e Plumbing systems requiring low flow fixtures meeting or exceeding standards
Local water re-use systems
Low impact irrigation/low flow irrigation or xeriscape
Smart watering and usage meters
Home-owner water conservation landscape incentives
Climate and elevation restricted plantings
Community-wide rain gardens and bio-retention

e o o » e o

El Paso County Parks Master Plan

The County Parks Master Plan has several goals that Grandview Reserve compliments very well. The
narrative below describes how this project is relevant to the goals and policies. While many of the parks
within Grandview Reserve area private, the concept aligns well with the overall intent of the Plan.
Additionally, the applicant is willing to consider the large central Community Park to be a County Park.
Note: Narrative that is italic is directly from the County’s Code and Policy documents and narrative in

bold is the applicant’s note addressing that item.

OVERALL SYSTEM MISSION/ROLE

Goal 2: Provide a coordinated and connected system of parks, trails, and open space that is

equitably distributed based on population and serves the needs of county residents.
Applicant note: Grandview Reserve proposes a coordinated and connected system of parks,
trails, and open space that is equitably distributed within the community. This will serve the
residents of this region aligning with the County’s goals. The applicant is willing to consider
the large central Community Park to be a County Park.

Goal 3: Balance passive/active use of county parks and open space and determine what is most

appropriate for individual sites based on community need and master planning processes.
Applicant note: Grandview Reserve provides passive/active parks and open space and
determined what is most appropriate for individual sites based on community need and
master planning processes.

Goal 4: Provide an overall vision for the recreation and resource preservation network, and identify
gaps so that the County, local jurisdictions, and others can work together to fill them.
Applicant: Grandview Reserve will provide a recreation network internally to the community
and trail connections to the nearby Falcon Regional Park. This trailsystem will also help fill
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potential “gaps” in the regional system.

REGIONAL TRAILS
Goal 1: Work collaboratively with others to create a continuous, connected system of regional trails.
Provide an overall vision for system of regional trails within the County and connected to adjacent
counties and participate in the Regional Non-motorized Trails and Bike Plan Update to identify standards
and address needs as part of a multi-modal transportation network. Ensure that regional trail corridors
are secured.
Applicant: Grandview Reserve is providing a significant trail system throughout the community
with key connections to the Rock Island Trail on the east and the Falcon Regional Park on the
west. This proposed Sketch Plan ensures that regional trail corridors are secured forever.

OPEN SPACE

Goal 1: Protect and enhance El Paso County’s legacy of unique natural features and areas and cultural

resources, working in collaboration with others to conserve high priority open space areas in the county.
Applicant: Grandview Reserve will help facilitate this goal of enhancing natural features and
areas by respecting the three significant drainage-ways through this property and preserving
them as trail/open space corridors that will fit well within the overall County’s open space
system. As seen below per the “Trails Visioning” exhibit and the “Trails Master Plan”,
Grandview Reserve will accommodate future trail connections as planned.

Figure 7: Extracts from the El Paso County Parks Master Plan
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Project Justification
The review criteria for approving a Sketch Plan are provided in the El Paso County Code and listed below.
The proposed Sketch Plan for Grandview Reserve meets these criteria as follows.

Note: Narrative italic and quotes below is directly from the County’s Code and Policy documents and

narrative in bold is the applicant’s note addressing that item.

1.
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The proposed subdivision is in general conformance with the goals, objectives, and policies of
the Master Plan;

Applicant note: Grandview Reserve Sketch Plan is in general compliance and intent of the
goals, objectives, and policies of the County Policy Plan, the Falcon/Peyton Small Area
Plan, the 2040 Major Transportation Corridors Plan, Water Master Plan, and the County
Parks Master Plan.

The proposed subdivision is in conformance with the requirements of the Land Development Code;

Applicant note: Grandview Reserve is in conformance with the requirements of the Land
Development Code as described in this Letter of Intent. The project has the ability to obtain
water and sanitation for the development. ldentification of environmentally sensitive areas
and wildlife habitat areas has been completed. Potential sources of required services such
as vehicular and pedestrian access and circulation has been addressed. Grandview Reserve
is sensitive to the surrounding land uses. The applicant has evaluated the wildfire hazards.

The proposed subdivision is compatible with existing and proposed land uses within and
adjacent to the sketch plan area;

Applicant note: Grandview Reserve is compatible with existing and proposed land uses
within and adjacent to the project. The Small Area Plan (FPSAP) for this area describes
urban density and similar densities have been approved and constructed immediately
west of this site. Adjacent developments have a variety of lot sizes, schools, parks, and
open space and this property proposes the same concepts. Grandview Reserve Sketch Plan
also includes the transitions of densities and appropriate buffers, which are recommended
and described in the Small Area Plans. Perimeter buffers are to be 15 ft except in areas
with adjacent zoning of A-35 in which they will be 20 ft. A 15 ft buffer shall be provided
between non-residential and residential districts per land development code chapter 6.
Lastly, less intense and dense uses are placed on the north side of the property adjacent to
the existing 35 acre zoning, however this adjacent property is likely to develop with urban
densities, therefore, Grandview Reserve has appropriately provided adequate buffering
and land use transitions.

The water supply report provides sufficient information to identify probable compliance with the
water supply standards and identifies any need for additional water supplies;

Applicant note: Water service will be provided by Grandview Reserve Metro Districts, and is
addressed in the Water Resources and Wastewater Report prepared by JDS Hydro.

Services are or will be available to meet the needs of the subdivision including, roads, police and fire
protection, schools, recreation facilities, and utility service facilities;

Applicant note: Grandview Reserve will be provided services per the included Will Serve
letters that have been provided with this submittal. Grandview Reserve Metropolitan
Districts will be formed providing bonding to fund construction of the roads, parks and trails,



stormwater facilities, and for future maintenance of those facilities. Electric service will be
provided by MVEA. Fire protection services will be provided by Falcon Fire Protection District.
A site for a new elementary school has been included on the Sketch Plan per Peyton School
District conversations.

6. The soil is suitable for the subdivision;

Applicant note: The Soils and Geology Report prepared by Entech indicates that the soils are
generally suitable for development.

7. The geologic hazards do not prohibit the subdivision, or can be mitigated;

Applicant note: The Soils and Geology Report prepared by Entech identifies geologic
conditions that occur on the property. The identified constraints are not significant; however,
the seasonal and potentially seasonal shallow groundwater in the west central part of the site
will need to be accommodated. Some of this can be mitigated by re-grading, appropriate
foundation design, and the use of perimeter drains. Conditions identified can be mitigated by
proper engineering design and construction techniques.

8. The design of the subdivision protects the natural resources or unigue landforms;
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Applicant note: The Grandview Reserve Sketch Plan respects the significant drainage-ways
through the property as open space and trail corridors. These drainage-ways will be retained
or redirected and will be preserved within open space tracts. Per the Natural Features Report
by Ecosystems, there are wetland areas on the property, all of which are considered to be
isolated and likely to be non-jurisdictional. These wetland areas will either be removed or
retained within the proposed open space/drainage tracts identified on the Sketch Plan. The
layout of the roads, lots, and open space have respected most of the existing drainage-ways as
noted above.

Vegetation

Please refer to the Natural Features and Wetland Report by Ecosystems Services, LLC for
detailed information. The majority of the site is vegetated by native prairie grass, with
wetland plants in the drainages and adjacent riparian areas. There are no federally threatened
or endangered plant species on the property however further analysis and survey for ULTO
will be required. Weeds observed on Site were nominal and included three List B noxious
weed species and one List C noxious weed species.

Given that the project will preserve the on-site drainages and adjacent open space buffer area,
there is good potential to improve native vegetation by:

1. Creating a habitat restoration and management plan for the drainages and Open Space
areas that will be taken over and implemented by the Metropolitan Districts following
construction;

2. Increasing native vegetation in the disturbed shortgrass prairie areas by seeding with native
species and/or spreading ~1” of salvaged topsoil obtained/stockpiled from any non-weedy
shortgrass prairie areas subject to development;

3. Including requirements in the Codes, Covenants and Restrictions (CCRs) to preserve native
vegetation and minimize non-native landscaping and irrigation;

4. Implementing a stormwater management plan and preparing a natural channel
stabilization plan for all drainages; and
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5. Implementing an integrated noxious weed management plan that that:

a. Begins at construction mobilization and continues through construction;

b. Introduces biological control agents for weed control (as feasible);

c. Prohibits importation of fill dirt and landscaping material unless they are certified as
weed free;

d. Is managed and implemented by the Metro District and/or Homeowners Association
following construction; and

e. Is managed within the individual lots by each homeowner and is enforced through
covenants.

Wetland Habitat and Waters of the U.S.

Please refer to the Natural Features and Wetland Report by Ecosystems Services, LLC for
detailed information. Minimal wetland and waters impacts are proposed to implement the
Sketch Plan; however, these impacts will be avoided and minimized to the extent feasible.
Project phasing will be used to avoid Site-wide, over-lot grading and related impacts from
runoff, erosion, and pollutant discharge into the drainages. Stormwater control before, during,
and after construction will be implemented to avoid impacts such as channel incision and
streambank degradation. The drainages and open space riparian buffer areas will be planted
with multi-story palette of native upland and riparian species to supplement the regrowth and
regeneration of previous woody vegetation, provide shading to regulate pH and water quality,
and assist in stabilizing the streambanks. The two jurisdictional wetlands are primarily being
respected and will stay in place. The two non-jurisdictional wetlands may be modified.

9. The proposed methods for fire protection are adequate to serve the subdivision; and

The site lies within the jurisdiction of Falcon Fire Protection District, which provided a Will
Serve letter to provide fire services to the property.

10. The subdivision is appropriate and the design is based on mitigating the constraints of topography,
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soil types, geologic hazards, aggregate resources, environmental resources, floodplain, airplane
flight overlays, or other constraints.

As noted above, there are few physical or environmental constraints to the development of
the property and those that have been identified will be mitigated during construction. The
impact identification analysis demonstrates that the site is suitable for the proposed
development. Low Impact Development solutions (LID) will be implemented where feasible
(Refer to the El Paso County Water Plan for potential examples). Regarding aggregate and
mineral resources some of the sandy materials on-site could be considered low-grade sand
resource, the area is mapped with upland deposits. The area of the site has been mapped
with some areas as “good” and some as “little or no potential”. Given this area of the County
and close proximity to developed land, they would be considered to have little significance as
an economic resource. (for more detail see the Entech Geotech Report).



1'kdS

133HS

133HS ¥3A00
N¥1d HOL3NS 3AYISIH MIINANVED

0Qvy0102 ‘NODIVS
AT ANSWASIANI 3LIS ¥
3AYISTY MIINONYHO

ueaIHH

=

NI RO Ao s 3D
haR LvaOvE
ZeolAL  HEIBWNN SO Tia 03AOHAAY
HOILAIB0550 HOGINGE [ 31vagor YT AB NMVED
L NOLLANOSS0 NOISIAGY |

100-02-dMS

d¥IW SFHUNLYIS TVOISAHA ¥ 40 ¥ 133HS

dVIN SHINMO ALYIdO¥d LNIOVIQY ‘¥ JO £ L3THS
Nv1d HOL3NS 7 40 2 133HS

133HS ¥3A0D ‘¥ 40 | 133HS

SNYTd WIS HO AVYNMITING b3HIE HIW C30ACKA 38 TIVHS SNOILKINOD 3531 30 STIANLS KEHLHNS BLGZ SL AWVANYE aALva
i AY Q3MvcEld AONLS MELYMILSYM GNY AGNLS GHYZYH TYIID0 1039 3HL NI GNNOA 38 N2 SIHNSYSN NOILYDILK

X3dNI 133HS

02SOJONA ONY SY3HY QUYZYH 3HL 30 dvW ¥ SHIDINHOIL NOLLINHLSNDI NV NOISI) ONINIINIONT HIHOHA ONIOVHOrSH IONYAIOAY AR

‘NYd NO GILON SHEHM 1334 51 38 TIVHS
ONINOZ INZVIGY OL SH343NE H3HLO TIY GNY NY1d NO GLON FY3HM 1534 07 36 TWHS 58 40 ONINOZ INSAVFQY ONILSDE SNDTY SMIJJNE BI L3I 04

AN TS0 il Tted HOVE 38 VIM XSO XORTIVA IHL 2L
10IM1SIG AUVHEN ¥Id SISld
12041510 NOILVAHISNOD ALNO 0SVd @

03Ol 38 'ALIIEV.S 3415 ONY ST10S AISNYeE ONY 35007 1k WIDIZLLYY L5 1vM CNNOYD MOTIVHS YNOSVIS
ATWILN310d GNY TYNOSYSS SNIGNIaNI oL 40Nd 40 SYIY 1 1211510 T00HOS NOLABAST00HIS
THNRO TR 1630
FUNLINHISYHNI O SILLNLN NOAN INIANIS3A LON 51 LNGWOEAST GNY e
oVl TIYIO¥IWWOD QOOHNOEHOEN 30 01 134 3AVH HOIM ‘SONITLA STeLLINA NI QLLYTd QY S35V T1aILINA NI A0 TBASO 38 Tk LI3FORA SANISIU MEIATNYEO FHL § s A
VGG HOLOITI0D T ALMIOY IHL IAYIS TN SLOHISKI SNWIOTIOA THL 91
OV LSk avod X3d - 2Nnand INOLLYIDOSSY SHSNMOIHOH) YOH HO | 'ON "S3I03dS QIS ANY OLSILVIIH U
" PP LOIMLSKI NYAITOdOMLEW KTILVAING 38 TR ‘QISOCOM i S1ZTNLS I JUNINA ANy § Y ATIYINOLLYV '1O¥ S3[03dS OIUSONVONE SHL ONJQHYS3Y 3IANIS T31QTMA ONY HS13 ST SHLONY SHIINIONA 40 SiOD AHY 'ST1 NOILVIHOUSNYEL
oveoe Moy o i 40 INSALHYAE0 OOVHOIDD T41ATM NV SHXVd DAYHOTOA SHL OL (S.EAIT LON LNE DNIANTONI S3ISNIOY TIBVOMdAY 30 ANY 3 SLAEABHINGIY
. ENCRIVA Y LG XONOV HIHLO NY w3d 'SNOLLYING3Y 'SMYT3LVLS HUM ATNOD TIVHS 3d03A30 3HL 5L
avis HO¥NHI TWILN3LOd 40 TALL 3L 1Y INGNAOTBAIA SIHL NIHLV SAYMOYOY 3LVAIN LW¥3d OL GH1S3ND3Y 38 TIM 3009 INTHAOTAIA NY) 3d3 IHL 40 HIAMM Y ¥ o E—
v 60l TMOO0HJS TVILN3L10d STREESIvANd “3009 LNGWA0BA3A ANV A 7340829 LT3N TTW Q3NINO3Y 51 ‘ONILHON 3US Vi
V0L ‘SNOILNLILSNI WY S DHRADS
LENS HO/ONY WY S0INLLIHL LY WANYI
Ov66 H344N8 HIL3INIEIL VIHILNO 3HL GNY ¥ IO TIVH: AINNOD 8 TIM SINIWZSYE SYO WHNLYN ONY ASHIND STTH YOV NOLLVIDOSSY JIE10313 MIIA NIVANNOW AB 030IA0Hd 38 TIVHS I2IAY3S DIBIOI T 1Y €L
oWZILL 39vdS N3JO ZHL 'SQYGH DNENA ANY OL SSID0V ANV 30 T¥AOHAY 30M12NI OL G13U<UILN) 38 LON TIVHS INSHONIAY NV HOLINS SHL 30 WADCAY 03tA0Nd 38
o 5izh v ALNNDD JHLNOAN SNIGNFE-NON ONY NYId B TIV HEINION ALNNOO SHL AS CEACNCAY TINN S I DY 50 PO 1l BELA C11LAX0W SO0 E17L1 WCeeo BiL# 5334 40 13171 NI LIGIHO TINS SNILIZD 40 LNFLNI SHL HUM NMOHS S1 (0¥ 201) 38 JOOHIS T4
A (03AVd 368 TIVHS o
et o i Sl i i mameesiary e e e B 8 i
- HIM 3LVO ¥3LY7 ¥ 1Y el ANV StV
owﬂmmmw K.&WMZMN_H D_MWH _— " LL IR 03Vdl 13 A8 WAOHGdY HLIA 5334 HOKINY 1 NHYA O 031ddY 3 AYW ¥3d013A3ATHL A8 ASOIACHA SINSIEAOUANI XYd 0L
. VaY 103°0d
sian o Sy ALISN3a MmO T T A hata s Lt A e QYOW D vl oLs St LR Gamans3a T a
L1l ATVTHA QOO ov L'.8! TIYILN3QIS3N
i . T aee 485 | NOLLYNMN3130 SHOLOZHIC 034 SHL O INVSHAA OZHVIDIH 38 AVN INGWONIHY VO X3 MO OVOH ITUANOLSYE ¥Z AVMHOIH 3L¥LS OL $$320¥ 101 103HKI ON 38 TIVHS JU3HL 9
OT1*LNINAO13AI0 NITHONH NY 92 AvH ONLLOZSHALNI NVIOHS SV INSWNSTIY YO X3y STINIT 1000 41 AOHEdY 1002 OL LO3MGNS S| INFWNOY NOILYANCASNYAL 30 von
“HIINION3 TAID (Z 133HS NO L¥VHD 35N ANV 335) SY3uY TL10L 1348 3B TIvHS ONY & 1348 NOdN ONY 404 A 13 0L 03.1¥2K30 FHLOL |7 DVNIVED 10 SSOND ONY SONOd NOLLNG 130 TV “2
AINNOA 0Sve 13 0L 03INOIS3A DL LFIMLS IFIENA ¥ 38 TIAA SONIAYHA FHL MO QILYMISNTTI SY OYOH X3 L -
11108 02 'FOVTIA AOOMNIIYD ovNa vZ'y TALISNIQ SSOND WNWIXYIN S133U1TNeNd 3HL G3NWO 38 TIVHS I112¥-d SOVNIVAHG ONY S10VHL 'SHHYd 30¥dS N3dO ‘SA¥OSONYTNGWWOI TIY '8
num,—_." mrﬂﬂ”bhﬁxhﬂuzﬂ%_wﬁ 09z'e 'SLINN 40 ¥IBWNN WNINIXYW WY JRcE0 NS CEMIVHEIC L AW LSS BV AL TIOR SONINELONLY 'S AAOTIV SHOLOV: LIHHVA SY NVd ONISYHJ IHL 0 INJONISONI 40TBASA OL CIMOTIV 38 TIVHS 53N WISUMMOD 'S
g sawvannos
“T5A1HONY 3AVOSANYTHENNYIA oveesL FOVIUOVALS 17140001 NHLM E31v307 A1LNGHND SLOT ANY 50 DHLLLVTA DHL OL HOIs CHAOYAY 365 VIV Y NYTd HOLTHS SBH1 40 A1IN3ANTEGN KNI DL 40 SN0 [HCRYILS. SNWOTIO A KCUVDLL
SHND00 NOISIASH NIV14000T4 ¥ 40 M3IATH ONY TYLLWENS 3HL 41 348 NV SLOAI NY1d QD014 GESIASX HSINBYISE OLA3LTIan0s  ININOZ ALNAOD 230 O SVl et A ALl Bl 40 OROE
0Z60& 0D 'SONINCS CAYEO10D SZ-¥y ONINOZ ONLLSIXZ 38 TTIM Y1133 HAWA NOLLYNIOH0OD 'G3IJIGON 38 AvW (346) NOLLYAS T3 Q004 35¥8 3HL OVANY GISIASM 38 AW STIHYANNOE NIYIA001d TONEASD 10N vl o
004 ALINS ' GATE NOSNHOM A173) 2221 - ONILSIX3 SHLT W02 'L HIM anv. SHIENNN VW FONVENSNI GO0 WVIO0Hd BN W04 Td G
OT1'SLNBALSIANI ALISY VHALINORIOY, 380 ANV ONLLSIX THC{EPN Y B v 030N B T " TV L3I T
WIJOAAIANIMO v1iva 3alls WGP EEET Tl DELLWEIERS BT 4 e ACN ANV AL ¥ 0 GRSV B LEIOH0D
LIEBAACITMA TIVWEAD SH L AVHL TS O4 A¥L5 L ]
403MIL 3HL 1V 0ISOOd 38 QINGM HIISNYHL SHL SINYLSIT ™ LIWAEE 38 AVV HIASNYAL ALISNIA Y €
dew ass SIMLYNUILTY
[om | WENEI0 JH00ET 14 O IALLVAND SOAOE BRY ELBNEYIS i
HLMaN NOTTVA 2SNV 3HL CIURICN L0 G LT LLFENEL TIVATAD B4 G ONEY 0% MR SO L T
e - 15310 IAMATIH MIINONYHD HL NH LM GBMOTIY Fv SUNT ONITIZMA 0625 40 WLOLY '}
5 I ENas
QO w0 Jpoee
S3LON

A SO

M08

SLN=T¥aS

dVIA ALINIDIA

e LR S e

T - P

W] W L 4_- ;ﬁ el B

b lu o !:l.._l_ _l o 86 1 ) Y =y

caist ] s
o } Ve
43 i

Einsawas

TVIIA AVOY X3

e

£Z NOILO3S QIVS 5O U3LHYND ISIMHINOS FHL 40 3NIT

HLHON 3H1 NO INIOd ¥ OL 133d 26 BI8E 40 JONVLSIO ¥ MEvSG.508 €
1334 8198 IO FINVISIO ¥ "3NITHLNOS QIVS NO IS08C.E6N T

22 NDILO3S QIVS 40 ¥ILYVND 1SY3HLNOS FHL 40 3N

HLNCS JHL NO INIOJ V 0L 1334 91 852 40 JONVLSIO Y MEPSS.S0S b

SS3140 IHOW SIMOV PECZ B9L 40 YAHY 03LYINDTYD ¥ SNINIVINOD

SNINNISFE 40 INIOG SHL
01 1334 0 5€9'¢ 30 AONVASIO ¥ INI HLNON OIVS NO 3.85.05.685 30NIHL

1Z NOILO3S AIVS 30 4 WH HLNOS 3HL 40 3NITHIHON

3HL NO INIOd ¥ 04 1334 51’6y J0 IDNVLSIO ¥ L334 00 OFE b 40 SNIAYY ¥
'£0£0,2 40 Y1130 ¥ ONIAVH 1431 IHL 1O FAMND ¥ SO DUV IHINDG 6
3AMND 40 INIOd ¥ OL U334 1€ 2151 40 3ONVLSIA ¥ J.ZS0Z.EN ¢
ANIONYL 40 LNIOd

¥ 01 133305 502 } 30 IONVLSIO ¥ 1334 00024 1 40 SNIQYY V 0b10.68
SO WU Y ONAVH N0 341 O BRIV IC JeY UMD T
IAMND 30 INIDd ¥ OL 1334 bE 241 40 3INVISIV MBLOP.LON 2
INZONVL 20 LNIOd ¥ 0L 1334 24 469 40 3TINVLSIQ

1334 00 0£9 | 40 SNHOYY ¥ .20 LCPZ 30 VLT30 ¥ ONIAYH ‘M.Op B0.LN
SHV3A HIINID ISOHM L4313HL 0L JANND VO DHYAHLNG b

L =]

(S) 34 ONIMOTT04 SHL 960006102 ON LISOAIA ¥3ONN QITHOOTM 5V
"ABAMNG AYYONNOR 03141163 AB Q3NIA30 SV AvM30-LHOIN ATHIL1SVA
QIVS NO IONIHL (30IM LOO4 00°09) QvOY ITUANOLSYE ONILSHE

40 INIT AvA-30-1HOIN ATHILSYS IHL NO LNIOd ¥ 01 1335 §5 269 ¥ 40
3ONYLSIA ¥ 3NITHLNOS QIVS NO M.B0 4v.68N JON3HL 82 NOILO3S QIVS
30 3TWH HLMON 3H1 40 STvH H14ON 3HL 30 3NIT HINDS 3HL OL 1334
b2 BLEL 40 IINVISIO ¥ 82 NOILIIS QIVS 40 HILIVND LSYIHIYON SHL
40 3NI7 1SV HL NO M.8.12.00N 3INTHL HILEWND LSYIHLNOS Qive
40 ¥3NOD LSYIHLYON SH1 OL 9b 165 40 IINVLSIO ¥ 82 NOILIIS QWS
40 ¥3LHVNO 1SYBHLNOS THL 40 3NIT 1SV IHL NO MSP.LZ.00N FONTHL

8Z NOLLOTE TIVS 40 3N ATRB1SVE
SHL NO INIOd v O1 1333 S€ 650 40 SONVASIO ¥ M.6PSS.5vS &
*1334 24 9€ 40 IONVLSIO ¥ INITHIHON AIVS NO M IDEC.68S ¥

$35UN02 {5) 3N ONWOTI03

3HL AN AVATS0-LHOIY AT3LSIMHLEON OI¥S ND FONFHL ‘0QvE010D
*ALNNOD 0SYd 13 40 SQHOD3M 268 ID¥d 1¥ 859 ¥OOE NI 03040934
Q330 ALNVHNYM LYHL NI ALNNOD OSYd 13 DL O3LNYHO Sv vyl
IYNOIOIY ONVISI ¥O0H JHL 40 3N AVM-0-LHOIN ATHILSTMHLEON
IHL NO INIOd ¥ O1 1334 99 241'T 40 3DNVLSKO ¥ T2 NOILD3S

40 ¥31¥VND 1SYAHLNOS THL 0 IIvH 1SIM IHL 40 INI 16V IHL

NO 3.85 Ly.005 SONIHL 1334 61 906F 0 IONVLSIQ ¥ '2Z NOILO3S OIS 40
FTVH HLNOS 3H1 30 3N1HLIMON IHL NO 3.60,1p.66N 3IN3HL ONINNIDIE
40 1NIOd 3HL DNI3E INIOJ V8 12 NOJLD3S AIVS 40 H3LHVND
LSVZHLNOS 3HL 4O HINHOD 1SYIHINON FHL OL 1334 60 592 40
JONVISIO ¥ 'LZ NOILD3S QIVS 40 3N 1S3 3H1 NO MSZZ5 0aN 3ONIHL
OQ¥HO10D AINNDD

0SVd T3 ‘NVIQININ WdIONIHd ;)9 FHL 90 1S3M 19 IONVE HLNOS

Z1 dIHENMOL ‘12 NOILD3S 40 MANHOD LSY3HLNDS 3HL 1Y DNIDNIWWOD

1334 44°06% 50 UONVIGI ¥ MAST LR LON vdn
1 CIANTEY ONGTE 5041 HIO0E 07 00 S O3 YLE 4V SHOAIANNY
WNNIWNTY _p/4-€ ¥ A8 HINHOD LEVIHIBON 311 1Y CELNAON

DM ONY A (P00C B 00 Bk (TIMTYEG oY BROAIANE
WNNIWNWY b/ € ¥ AB HINHOD 1SY3HLNOS 3HL 1V OIINIWNNOW

ONI3E CAVHOTI0D "ALNIOO OS¥d 13 'NVIOINGA TeINIHd |, 9 IHL

40 1S3M 5 AONVY 'HLOOS T4 dIHSNMOL ‘LZ NOJLO3S 40 3NN 1SV 3HL
"SONIIVIE 30 SISVE

SMOT104 SV 038140530 SNIFE '0QVEOI0D 'AINNCD

OSVd 13 ‘NVIQINAN WIINIHd yy, S IHL 0 LSIM v9 JONVY HLNOS

4 dIHSNAMOL *£2 NOILLO3S 30 NOILYOd ¥ ONY 62 NOLLD3S 40 47vH
HLYON 3H1 40 NOIL4Od ¥ ‘22 NOILDSS 30 F1vH HLNOS 3HL 40 NOILHOd
¥ 1Z NOILO3S 40 47H HLNOS FHL 40 NOILMO ¥ ONIEE ANV 40 LOVAL ¥

oY ONINDZ

0avd0102 ‘ALNNOD 0Svd 13

'y NOLITdVYLS 20 HLHON ‘P2 AMH 40 LS3M “0¥ ITTANOLSYI 4O LSV3a

M.0ZS5701 NoLPB6°8E ‘MP9Y JONVH ‘SZLL JIHNMOL

NV1d HOLIMS JAYISTH MIIAANYVHO

NOQILdI¥0S3a V931

AT LT




0avi0100 NOOTVS welHH |[———— - 5 WYL e e s T30V
4 NVId HOLT I T— JE——
Z | 2'LdSs e o1 'LNIWLSIANI ALIS b Woo'UsaIBHH I ! — | — oo ¥IBAON SO e It
13308 V1 HOLEHS 3aSad MINANVER) 3AU3STd MIIAQNYHD | NOLJMDSIONOISIASY | A8 |3lva]'ON i T Gmmezs  AvOmr BN Aawwd
100-0¢-dMS 09¢ce %004 B Z2'89L [e1oL
FIVNOLNO SN NON) SONYILIA u AN W G N EASEL LY B R AN R AR O LAY SN e R e T D W A SN BRGNS RO LD N A T M D,
(TYNOILDIASNT) STNYILIM I /N VIN “%l'T 28 90z HO123T102/aY X34 I
B34409 ¥313riN3d i 1
v/N VIN %S'9h o' Lzl 30vds Nado ]
WL OFOS0 ¢ - - - - - N o
: v/N VIN %L’ %8 b9l Ioy3anwoo [
aNOd NOIN3L0 * | 8/€L 4} %0'Sl %8 YLl AusnagHoH [
vzs 8 %G'8 a8 959 ALISN3A HOIH - ‘3w
S— o —|
VY =T 0601 4 %S'SE % §2e Ausndawmiaan[— ]
SOY0U Y301 0350400 mmmmmr ! 4 ) A a 892 z %S'2L o8 |'bEL ALISNIA MO
SOYOH HOL33TI0D A350doYd [ o] i e I Y/N V/IN %80 oe |'g HOMNHO |
$aYOH WIHILHY 03SOd0oNd WHL O 75 WD o 2 .
- = RS Ot AL - 7 fl! wM_\n: o«“nn vk e 604 TOOHIS
oi— L p N | o, x4 ok X %39VIYOY  IOVIUIV A¥OSILYD 38N ANV
[« NERER] S ’ ; ; : N
] atmon 0 Aewwng asn pue

o 008 208 J O &

MTYM3TS OL 008 ~ &d
T ALHA0H OF VKL - 0%

Zna ¥
ALIDNED TAN
YR

IO SR ST MO
ANRMITNIVED ONV
DAY LLIM DML S

FIVNOL SIS AVMEDYINHO
0NV BRI, SNEE

ALEINGO,
L
LYl
RO DO EENNONI
AVHIOYNREO QNY
AN LM DML BT

sk

wmno T o
RELT 7
avYee 5,
O 1T AL diA
F250L

= : G = = A - A1 ey
ey 0avy0109 'ALNNOD 0Svd 13 Hars - By
‘a8 NO131dVLS 30 HLHON '$Z AMH 40 LS3M "Q¥ 3TIANOLSYI 40 LSv3 Qx.Kmrr

Mo0ZS5' 0L N.L186°8€ ‘MY JONVY ‘SZIL dIHNMOL

NV1d HOL3IMS JAHUISTYH MIIAANVIO

STV 0 AP U o | 89 G A 08 W P




T
0avH0100 OIS usauHyH TRy snsjmighr WOV
: i SHINMO ALHIHOHd INIDVIOY . ’ CE
€ |ll€LdS OT1°INIWLSIANI FLIS ¥ WooueaIDHH l e —— G
133Hs NYTd HOLIIS FAHISTY MFANONVHD IANISTY MIINDI NOILAIHa530 NOIEhal oo, 3iwvaeor SN ABNAWYD

= - 00w e W3R HLHON

F DO DN &V‘w 12E£-90608 OO ‘SONIYdS 0QVHOT0D E @

QY ¥ITHOINLS BOVZ oozt Dop o0y a

33T WYITIM O/O ¥ OTTHONYA AVA MDA
IANLINOINOY
(5e-v) QaNoz ‘st

1ZEE-S0608 00 'SONIYIS 0QYN010D
QY ¥IHOIMLS 60pT
337 WYITIIM OF2 ¥ OTTHONYH AVM ¥NO3
IVHNLINOINOY
(se-v) @3NOZ 'bi

1ZEE-90608 OO0 ‘SON|HdS OQYHOT10D
OH HITHOIHLE 60vE
337 WYITHM 0/0 % D77 HONVY AvM dinod
IVUNLINDHDY
(sev)@aNozZ ‘E}

61¥8-L£808 00 "'NOLAId
¥Z AVMHOIH SN 3 51951
NILEVA 3711907 3 Q¥yma3
TYHNY TYLLNIAIS3Y

{s-yy) QaNoz 2L

pLEP-¥Z508 03 'SNIT100 104
IAY HYId SDIId 2Lvl
S3TYVHO NYSNS ? JI3Y LLODS
IHNLINDINDY

(se-v) @aNOZ "1}

£1¥8-1€808 O ‘NOLAd
vZ AVMHOIH S 3 52051
IIVHE IANVA AT THIHS 7 ANVO
IWHNLINDEOY
(se-v) aanoz ‘ob

21p8-LE808 O3 ‘NOLA3d
vZ AVMHOIH SN 3 S00S}
IXviiE 30NVYA Y8830 % AAOL
IVENLINOINOY

(se-v) aanoz ‘e

21YB-LE80R 00 'NOLA3d
$Z AVMHOIH SN 3 51051
N13AIN N NILSIHM ¥ 43LIVLS 3SINOT
IANLINOINOY
{sev)Q3NoZ '8

}E808 03 'NOLA3d
QY SLLAND 1658
ALNINTL-31NON NISOY ¥ ALNINIL HLIZH
TVANLINDINDY
(sev)ganoz 2

1E808 00 'NOLA3d

¥Z AYMHOIH SN 3 05bY 1

SIHIOA AUYD

IvANLINDIMOY
(sev)ganoz "9

£220-6¥608 0D ‘SONIYJS OQYNOTOD
£2205 XO8 Od
ZL43W ¥313d 0/2 3 9T JUNLNIA LNIOT HONYY AVM b
LNYOVA
(and) aanoz s

€ZZ0-6PEDR 0D ‘SONINAS 0AVHOT100
£Z205 X0R Od
ZLY¥3W H313d O/2 B 71 FUNLNIA LNIOT HONYY AVAA b
ANYOYA
(and) @anoz ‘v

1ZEE-90608 0D 'SONINAS OAYHOT10D

QY ¥IDIOIYLS B0VZ

71 SIUNTAOUL MINHIV T

TYHNY WILNIQISTY
(sz-uy)aaNnoz e

9EO0-8EIZE VO '093IQ NS
9EA0B XO8 Od
ONI LNIWLSIANI HONVYH NYIQIN3W

ANYOYA
(GndigaNcZ=e 0avH0109 ‘ALNNOD OSVd 13
2022-90608 09 "'SONINJS OOY¥OT00 ‘a8 NOL31dVYLS 40 HLYON ‘PZ AMH 40 1S3M Q¥ ITTIANOLSY3 40 1Sv3
CHERIE I EL R R0 M.0ZSS70L N.LVBG BE ‘MP9 IONVY ‘SZLL dIHNMOL

ALNNOD OSVd 13 3HL 4O SHINOISSINWOD ALNNOD 30 QuVOE

ssomoaene NV 1d HOLINS JAUISTY MIINANYVHDO

[

aunsAzi0




m_ P'LdS
JEER

OOvHOI0D NOITVE usaIDHH Yy 29000 L ORI IO IVOLD SRLEVBIOA
dVIN STUNLYIS TYOISAHd . ; v i
TV INIWLSANI 3LIS ¥ LIOY"USAUDHH I TowET SIWONEOr =
NVTd HOLINS IANISTH MIAINONVED IANISTH MITINGNYHD .

=

QX o = 1 ;
> W\ AR NUAR

(IYNOLLDIOSIHNI-NON)
AVMIDYNIVHA N

dAL NIVIdQOOTd BY3A 001

A | = e s

06 =L IV

e

HILVAONNOED MOTIVHS TWNOSYAS TYILN3LO
HILYMONNOYD MOTIVHS TVNOSVIS §
oo [

aN3oan

L

10HD KU1 Bt KU UK

4UNSAQ 1D L4TINOTTD




e

* August 18, 2020

Paul J. Howard

1271 Kelly Johnson Blvd., Suite 100
Colorado Springs, CO 80920
paulhoward.LDC(@outlook.com

Re: Potential Wastewater Service for the Grandview Reserve Subdivision
Dear Mr. Howard:

Woodmen Hills Metropolitan District (WHMD, the District) has been approached to potentially
provide wastewater service for future development that lies on approximately 768 acres of land,
roughly 1.3 miles northeast of the intersection of Stapleton Road and U.S. Highway 24. There
are approximately 3,335 Single Family Equivalents (SFE’s) proposed within this subdivision
entitled Grandview Reserve.

As the regional wastewater provider in the area, the District may possibly have excess capacity
to serve future development, contingent upon a potential service agreement, a future Inter-
governmental Agreement (IGA) between the two agencies, and possible inclusion into the
District. It is understood that Grandview Reserve will be responsible for building all required
infrastructure to send wastewater to the WHMD’s infrastructure.

Sincerely,

o

Jerry Jacobson
General Manager
Woodmen Hills Metropolitan District

Cc:  John P. McGinn, District Engineer
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COLORADO
Parks and Wildlife
Department of Natural Resources

Area 14, Southeast Region

4255 Sinton Road

Colorado Springs, CO 80907

P 719.227.5200 | F 719.227.5264

August 12, 2020

El Paso County

ATTN: Kari Parsons

2880 International Circle,
Colorado Springs, CO 80910

Re: Grandview Reserve Sketch Plan

Dear Ms. Parsons,

Colorado Parks and Wildlife (CPW) has reviewed the plans for the Grandview Reserve Sketch
Plan in El Paso County, Colorado in the northwest corner of the intersection of Elbert Road and
Colorado Highway 24. Colorado Parks and Wildlife (CPW) is in receipt of the above referenced
permit application and is familiar with the site. CPW offers the following comments for your
consideration.

CPW recommends crossing any riparian corridors and streams at a perpendicular angle, in order
to reduce impacts to natural resources, as well as spanning the corridors with structures located
outside the riparian and stream zone. During construction, stream crossing by construction
vehicles should be avoided. CPW requests that any new service roads that are proposed for
construction in conjunction with the project avoid crossing creeks or stream beds to avoid
impacts to wildlife and habitat. If any new access or maintenance roads will be constructed
that cross stream habitat, CPW would like to be consulted on best management practices and
options for construction to minimize impacts. A construction design for any new or
reconstructed riparian crossing that actively minimizes barriers to fish passage at all water
levels and mitigates any existing barriers where possible would minimize the negative impact
of the project on native fish species.

CPW recommends a 100 foot buffer zone be permanently placed around the creeks and ponds.
If a trail is constructed near the creek or ponds, it should be a minimum of 100 feet from the
edge. This buffer zone will offer wildlife utilizing the creek and ponds less disturbance by
development and decrease the likelihood of human and wildlife encounters. The existing native
riparian vegetation around the creeks, the ponds and in the drainage ways should be kept intact
for wildlife habitat and to increase ground stabilization.

Trails would provide excellent opportunities for wildlife viewing. However, if trails are placed
too close to areas utilized by wildlife it creates disturbances resulting in reduced wildlife

Dan Prenzlow, Director, Colorado Parks and Wildlife « Parks and Wildlife Commission: Marvin McDaniel, Chair » Carrie Besnette Hauser, Vice-Chair
Marie Haskett, Secretary o Taishya Adams » Betsy Blecha » Charles Garcia » Dallas May e Duke Phillips, IV « Luke B. Schafer e Jay Tutchton » Eden Vardy
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viewing opportunities. CPW recommends constructing trails on the outer edges of open space
areas. This minimizes wildlife disturbance and creates increased wildlife viewing opportunities.
Trails near creeks and drainage areas should cross perpendicular rather than run parallel to
these critical wildlife habitat areas. Crossings should occur in areas that have the least usage
by wildlife in order to have minimal impacts on wildlife.

CPW recommends the development and implementation of a noxious weed control plan for the
site. All disturbed soils should be monitored for noxious weeds and noxious weeds should be
actively controlled until native plant revegetation and reclamation is achieved. Care should be
taken to avoid the spread of noxious weeds, and all construction equipment should be cleaned
prior to leaving the site. A noxious weed management plan should be developed prior to any
disturbance of the site. ACPW recommends that all landscaping in the developed area should
be comprised of native species. Using native species with high food and cover values in an open
space area is beneficial to wildlife. This can encourage wildlife to concentrate in areas that
minimize human conflicts and optimize wildlife watching opportunities. Native plant species
can also provide an aesthetically pleasing landscape that requires little maintenance, and are
frequently more drought-tolerant than non-native species

CPW also recommends that all areas of disturbance and exposed soils above the ordinary high
water mark be re-vegetated with a native seed mix. This will contribute to the replacement of
lost riparian vegetation values and minimize establishment of noxious weeds. The placement
of willow sprigs or bare root stock should also be considered along the banks, especially in those
areas which have been disturbed. We recommend planting of vegetation along the bank to help
reduce and control erosion and contribute to bank stability over the long term. The site should
be monitored for a period of at least two growing seasons. Any stands of noxious weeds that
become established should be controlled with appropriate mechanical and/or chemical
methods suitable for the proposed location. CPW recommends using a clean fill material, if
needed, that would be conducive to growing native vegetation that will help stabilize the
banks. Non-native vegetation can overrun native vegetation and can become problematic. A
seed mixture of native grasses is also recommended to provide a good support system in the
soil.

We appreciate being given the opportunity to comment. Please feel free to contact District
Wildlife Manager, Aaron Berscheid, should you have any questions or require additional
information at 719-439-9601 or via email at aaron.berscheid@state.co.us

Sincerely,
%/:\_' % M

Frank McGee
Area Wildlife Manager

Cc: SE regional files

Area 14 files
Aaron Berscheid, DWM
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May 29, 2020

Kari Parsons

Project Manager

El Paso County Development Services Department
2880 International Circle

Colorado Springs, CO 80910

Subject: Grandview Reserve Sketch Plan (SKP-20-001)
Hello Kari,

The Park Operations Division of the Community Services Department has reviewed the
Grandview Reserve Sketch Plan development application and has the following preliminary comments of
behalf of El Paso County Parks. This application will be presented to the Park Advisory Board June 10,
2020.

This is a request by HR Green Development, LLC, on behalf of 4 Site Investments, LLC, for
approval of the Grandview Reserve Sketch Plan. The 768.2-acre property is currently zoned RR-2.5 and
is located between Eastonville Road and East Highway 24, northeast of the intersection of Londonderry
Drive. The property is located within the bounds of the Falcon/Peyton Small Area Plan, and includes
proposed areas of urban residential, rural residential, and commercial land uses.

The 2013 El Paso County Parks Master Plan shows one existing and two proposed primary
regional trail connections impacted by the project, as well as being located immediately east of Falcon
Regional Park. The existing Rock Island Regional Trail is located immediately adjacent to the southeast
property boundary, running southwest-northeast along the northern side of East Highway 24. The
proposed Eastonville Primary Regional Trail is located along the western boundary of the property,
preliminarily located along either side of Eastonville Road. The Eastonville Regional Trail provides critical
connectivity to the Meridian Ranch development, as well as Falcon Regional Park and Falcon High
School, both of which are located immediately west of the project site on Eastonville Road.
Furthermore, the proposed Arroyo Lane Primary Regional Trail may follow paved urban trails through
Meridian Ranch and along a future extension of Rex Road, which when completed will bisect both
Falcon Regional Park and Grandview Reserve.

The Open Space Master Plan of the Parks Master Plan shows the Judge Orr Road Candidate

Open Space encompassing the entire project site. Natural resource values include tallgrass and
bluestem prairie communities intermixed with permanent and intermittent wetland areas, serving as
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habitats for various aquatic species. The project would not be in conflict with the plan, as long as its
development does not adversely affect the surrounding existing environment. The applicant has
included approximately 132.5 acres of open space areas that include both jurisdictional and non-
jurisdictional wetland areas, as shown in the Sketch Plan.

The Grandview Reserve Sketch Plan currently shows 132.5 acres of open space, dedicated
primarily to the protection of existing drainage ways and stormwater detention facilities, but also
includes the locations for a proposed 5.9-acre community park, numerous neighborhood parks, internal
trail corridors, and landscape buffers. Combined, these open spaces constitute approximately 17% of
the total project area of 768.2 acres. The applicant’s Letter of Intent includes extensive descriptions of
the development’s trail and park system, including connections to the El Paso County regional trail
system, and additionally states the following:

“The proposed open space, parks, and trail system will create an active community that will be
beneficial to the health and wellbeing of County residents, both within and outside Grandview
Reserve subdivision. The proposed community park will be the central focal point of the
neighborhood and will provide a venue to recreational activities, social events, and community
entertainment. This will help to provide a strong and connected community, which will have a
positive social impact on this part of the County.”

EPC staff is encouraged by the applicant’s willingness to provide extensive recreational
amenities for its residents and citizens of El Paso County through the development of an expansive and
connected park, trail, and open space system. Staff recommends that the developers, through
forthcoming preliminary plans and final plats, designate and provide to El Paso County a 25-foot trail
easement along Eastonville Road for the purpose of construction and maintenance of the Eastonville
Primary Regional Trail. Staff further recommends that the applicant work closely with the El Paso County
Public Works Department to determine the status of the forthcoming Eastonville Road expansion, which
will have a direct impact on the final location of the aforementioned trail easement, which is to be
located outside of the right-of way.

Staff also encourages the applicant to consult El Paso County Parks staff to determine options
for constructing the safest and most efficient design for the Rock Island Regional Trail crossing at the
proposed Rex Road intersection near East Highway 24, as well as for the Eastonville Regional Trail at the
proposed intersection of Eastonville Road and Rex Road. As no park land dedications will be required,
staff recommends regional and urban park fees in lieu of land dedication on all forthcoming final plats.

Recommended Motion (Grandview Reserve Sketch Plan):

The Park Advisory Board recommends that the Planning Commission and the Board of County
Commissioners include the following conditions when considering and/or approving the
Grandview Reserve Sketch Plan: (1) work with El Paso County Parks staff to develop safe designs
for the Rock Island Regional Trail crossing at the proposed Rex Road intersection near East
Highway 24, as well as for the Eastonville Regional Trail at the proposed intersection of
Eastonville Road and Rex Road; (2) designate and provide to El Paso County a 25-foot trail
easement along Eastonville Road, that allows for public access, as well as construction and
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maintenance by El Paso County of the Eastonville Primary Regional Trail; (3) the trail easement
shall be shown on all forthcoming preliminary plans and final plat(s), and the aforementioned
easement shall be dedicated to El Paso County on the forthcoming final plat(s); (4) fees in lieu of
land dedication for regional and urban park purposes will be calculated upon review of
forthcoming preliminary plans and final plats, and will be required at time of the recording of the
forthcoming final plats. A park lands agreement may be an acceptable alternative to urban park
fees provided the agreement is approved by the County and executed prior to recording the
forthcoming final plat(s).

Please let me know if you have any questions or concerns.

Sincerely,

Ross A. Williams

Park Planner

Park Operations Division
Community Services Department
rosswilliams@elpasoco.com
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PEYTON _
School District 23Jt -

Kari Parsons

EL Paso County Development Services Department
2880 International Circle, Suite 110

Colorado Springs, CO 80910-3127

Reference: GrandView Reserve Sketch Plan

The Peyton School District has some questions / concerns regarding this project and the proposed 10.7 acre school
site. These would need to be resolved prior to acceptance of the site.

e  Suitability for school construction:

o The reports indicate some soils testing was completed through boring and test pits. None of the
test locations were in the proposed school site {i.e.; expansive soil, collapsing soil, drainage and
ground water depth).

o it does not appear any chemical analysis of soil in the proposed site was performed to determine
if any chemicals or other contaminants are present and if so, at what levels?

o s the site free of any endangered species or other wildlife restrictions?

e Wil the school be provided municipal water and sewer service?

e  Will the school be provided access to a reclaimed water supply?

e What electrical power service will be available to the school site (single phase, three phase, voltages)?

s Wil the school site be provided natural gas service?

e Wil the streets / roads be designed to safely support the additional volume of student bus transportation,
parent drop off, bicycle access and pedestrian traffic?

o Will the streets / roads also support a separate service access for deliveries, trash service etc.? ]

e The lot size for the proposed site appears to be small, especially considering the number of students that
wilfl be generated in this project.

e The proposed site appears to be for an elementary schoo! and does not address the middle scheol and
high school students that will be generated within this project.

e |fthe park adjacent to the school site is intended for shared use between school activities and community
use, the school’s access must be protected for the life of the school {i.e. Intergavernmental agreement,
Deed, etc.). |

s What easements will be required within the proposed school site?

e Wil the school be granted autonomy or be excluded from any HOA rules, requirements and restrictions.

Thank you,

2 ()
@LQ«?r P X

Director of Facilities

www.peyton.k12.co.us

Administration Building Elementary School Jr. & Sr. High School CTEF
18320 Man _Street 13550 Bradshaw Rd. 13885 Bradshaw Rd 18320 Main Street
Peyton, C280831 Peyton, CO 80831 Peyton, CO 80831 Peyton, CO 80831




