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southern boundary with the first phase of the Carriage Meadows South develop

There is also an existing FMIC drainage ditch and easement located outside th

boundary for this project that shall remain.  The Jimmy Camp Creek main chan

already been constructed is not affected by this proposed project.   

 

REQUEST & JUSTIFICATION:  

The Carriage Meadows South Filing No. 2 PUD for 49 new single-family attac

with a gross density of 9.21 DU/ Acre.  The Plan includes a PUD Modification

for the proposed private roadways which are discussed in more detail below.   

List the request 3 pud mods, water sufficiency,
prelim plan. future admin plats
Early grading? dry utilities?
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The proposed PUD/ Preliminary Plan includes landscape design require

for the streetscape along Fontaine Blvd.; streetscape plantings along C

Meadows Dr.; buffer requirements along the southern boundary adja

the existing detached single-family units; and internal lan

requirements per the land development code.  The landscape design in

a mix of deciduous and evergreen trees, varying ground plane treatmen

numerous planting beds.  There are no landscape waivers being reque

this time.   
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. Internal pedestrian connections via sidewalks 

 provided as part of this project to existing 

 

advances the stated purposes set forth in 

vances the stated purposes set forth in this 

Contradicts PUD Mod
justification?  I
thought there was a
tot lot park,

stormwater purposes. All stormwater 

facilities located in Filing No. 1 south 

approved drainage plans for CM South

developed conditions from the Filing No

 

Types of Proposed Recreational Facili

There are currently no proposed recreatio

Meadows South at Lorson Ranch Filing 

access to adjacent trail corridors and ped

and are being constructed as part of the o

PUD/ SP previously approved. Internal p

and pedestrian paths are being provided a

sidewalks and trail corridors.   

 

 

 

PUD APPROVAL CRITERIA 

 The proposed PUD District zoning advances t

this Section; 

The proposed PUD District zoning advances the s

Section. 
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ormity with the Master Plan; 

mity with the Master Plan. Findings of Master 

th previous underlying land use and zoning 

 adjacent and surrounding filings within Lorson 

nsistent with previous approvals and findings of 

ompliance with the requirements of this Code 

sions and will not otherwise be detrimental to 

e present or future inhabitants of El Paso 

ments and allowances of the Code, including 

lleys within the PUD. Additional information is 

Section below. Approval of the Plan with 

for private alleys allowances will not be 

You need to address this in detail and
include the water master plan policy's

e purpose of the request for private streets is to facilitate the subdivision design 

ical of these types of developments using single family attached and townhome 

e units.  The private drives allow the road cross sections and rights of way to be 

rower maximizing usable space and creating alley type access drives.  The 

posed units have the garage at the rear of the house with the main entry at the 

posite, front side of the house.  Every unit will front to common green space.  The 

ign and layout of the private streets provides a more livable environment by 

nimizing paving; includes suitable provisions for pedestrian access and ADA 

tes; common open and green space in front of each unit; and landscaping 

oughout the proposed development.   

PUD modification of Section 8.6.C.1.g Blanket Utility Easements Prohibited, 

ich states: 

Blanket utility easements shall be prohibited. Existing blanket or undefined 
easements shall be defined or located on the ground. If an easement already of 
record cannot be definitely located, a statement of the existence, the nature of the 
easement, and its recorded reference shall be placed in the note section.  

ction 8.6.C.2 Easement Location and Dimensions requires utility easements be 

ced along lot and tract lines, specifically five-feet (5’) side and seven-feet (7’) rear 

lines. Townhome units are platted with zero-foot (0’) front, rear, and internal side 

d (between townhome units) setbacks. External units have a two-foot (2’) side 

d setback. To provide utility service for this type of multi-family style 

velopment, MVEA has requested blanket easement in order to provide flexibility in 

ir design and delivery of the required service. To meet the needs of MVEA, utility 

ements have been identified over all common element and open space tracts for 

 use by MVEA. 

See comments on PUDSP; I was very confused as
to what your asking for
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   13 

placed along lot and tract lines, specifically five-feet (5’) side and seven-feet (7’) rear 

lot lines. Townhome units are platted with zero-foot (0’) front, rear, and internal side 

yard (between townhome units) setbacks. External units have a two-foot (2’) side 

yard setback. To provide utility service for this type of multi-family style 

development, MVEA has requested blanket easement in order to provide flexibility in 

their design and delivery of the required service. To meet the needs of MVEA, utility 

easements have been identified over all common element and open space tracts for 

the use by MVEA. 

 

PUD MODIFICATION APPROVAL CRITERIA 

For approval of a modification of a general development standard in the LDC or 

criteria or standard of the ECM, the BoCC shall find that the proposal provides for 

the general health, safety, and welfare of the citizens and at least one of the benefits 

identified in Section 4.2.F.2.h, Establishment and Applicability of Standards, 

Modification of Existing LDC or ECM Standard  which is identified below: 

 gas, cable, drainage, fiber optic, water/ww (public utilities) MVEA
typically does not share- Please provide a letter that they are ok with
this? are the other providers ok? Provide documentation.  I have a
concern that if these utilities are in the private road tract and access
would be limited or blocked if utility work is being done...These need to
be shown on the plan... They should not be in the detention ponds...

n of other public amenities not otherwise required by the Code; 

posed modification is granted in exchange for the open space 

menity designs provided in the PUD development plan and/or 

ment guide.    

s included the following amenities within common and open space 

s 

eating areas 

n safety lights (blue light) 

n space legend 

n amenities 

nhancements around outdoor amenities (stamped, stained, colored, 

tched, etc…) 

authorized the application. 

minee for Heidi LLC has authorized the PUD application. 

locate on PUDSP;
provide details

 proposed modification is granted in exchange for the open space 

/or amenity designs provided in the PUD development plan and/or 

elopment guide.    

ant has included the following amenities within common and open space 

e racks 

door seating areas 

estrian safety lights (blue light) 

l/open space legend 

estrian amenities 

ing enhancements around outdoor amenities (stamped, stained, colored, 

ted, etched, etc…) 

 

 has authorized the application. 

C Nominee for Heidi LLC has authorized the PUD application. 

  

 Provision of a more livable environment, such as the installment of street 

furniture, decorative street lighting or decorative paving materials 

 Provision of other public amenities not otherwise required by the Code; 

or 

 The proposed modification is granted in exchange for the open space 

and/or amenity designs provided in the PUD development plan and/or 

development guide.    

 

The applicant has included the following amenities within common and open space 

areas: 

 Bike racks 

 Outdoor seating areas 

 Pedestrian safety lights (blue light) 

 Trail/open space legend 

 Pedestrian amenities 

how do the modifications provide these
3 bullets? The utility mod is challenging
for staff...I am not seeing the justification.

provements complying with state law and the requirements of 

ECM are provided by the design of this subdivision. 

ign of the public improvements proposed in connection with 

dequate to serve the needs and mitigate the effects of the 

gn of the public improvements proposed in connection with the 

ate to serve the needs and mitigate the effects of the 

ccess is or will be provided to all parcels by public rights-of-

ement, acceptable to the County in compliance with this 

cess is or will be provided to all parcels by public rights-of-way 

 acceptable to the County in compliance with this Code and the 

ed via northerly extension of Rubicon Drive northward into the 

road Fire Steel Drive which will provide access from Carriage 

what are they

a from Fon

urn land int

nt of $10,9
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improved with any associated final plats for this Pl

southerly to Mandan Drive to include a southboun

developer will be required to provide escrow in the

Carriage Meadows Dr/Fontaine Blvd signal impro

required in escrow for future Marksheffel/Lorson B

escrowed funds will be subject to appropriate agre

policy for escrowing funds for future improvemen

 

All internal streets within Filing 2 will be private d

Lorson Ranch Metropolitan District. With the exce

southernmost segment of Rubicon Drive within the

roads and segments of Rubicon are planned as a pr

modified cross section as depicted on the PUD. Al

maintained by the Lorson Ranch Metropolitan Dis

either Carriage Meadows Dr. or Fontaine Blvd.   

 

delete/reword?

  

predicted to be below the threshold. The barrier should be made of a rigid material with a 

density of at least four pounds per square foot and should have no gaps.  These minimum 

requirements will be met utilizing pre-cast concrete panel fencing.  A detail of this 

proposed fence type is included on the PUD drawings.   

 

Proposed Services: 

The Carriage Meadows South at Lorson Ranch Filing 2 will be a part of the Lorson 

Ranch Metropolitan District #1 which shall own and maintain common areas such as 

setbacks, trails, common areas, open space, signage, detention facilities, private roads, 

etc.  This development will be served by the additional entities as outlined below: 

 

1. Water:     Widefield Water and Sanitation District  

2. Wastewater:    Widefield Water and Sanitation District  

3. Gas:     Black Hills Energy   

4. Electric:    Mountain View Electric 

5. Fire:     Security Fire Protection District 

6. School:    Widefield District #3 

7. Library:     Pikes Peak Library District 

8. Roads:      El Paso County Road and Bridge 

The tract table on the PUD only shows district ownership
and maintenance of the private roads.  Please clarify.
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Accessory Structures:
No private accessory structures shall be permitted, including, but not limited to decks, gazebos, saunas,or other
accessory structures regardless of size or placement on any private lot. Accessory structures for District use for
maintenance purposes may be permitted in Tracts A through G, inclusive. Placement of accessory structures within
this PUD by the Lorson Ranch Metropolitan District may be subject to site location approval or site development
plan requirements as applicable and determined by the Planning and Community Development Director.

Development Code, as amended.
5. Solar Energy Systems and permitted as part of the main structure per the El Paso County Land Development Code, as amended.
6. Projections into setbacks are governed by the El Paso County Land Development Code, as amended, in effect at the time of PUD Plan Approval.
7. Minimum Lot Area: 1,288 SF, as depicted on the Plan.
8. Maximum Impervious Coverage: No Maximum
9. Maximum Structural Height: Forty Five Feet (45').
10. Minimum Width of Lot at Front Building Setback Line: No Minimum, as depicted.
11. Lot Setback Standards (See Lot Details Sheet for additional information):

a. Front Yard: Zero (0') lot line setback
b. Internal Side Yard (between units):  Zero (0') lot line setback between internal property lines of townhome unit buildings
c. End Unit Side Yard: 2'
d. Rear Side Yard Setbacks:

· Zero-foot (0') Minimum Rear Yard Setback from property line
· Ten-foot (10') Maximum Rear Yard Setback from property line

12. Open Space Setbacks: All tracts designated as open space to meet PUD and multi-family open space requirements shall be setback 10' from all structures on
adjacent tracts or parcels.

11. Fencing: There shall be no internal fencing allowed within individual lots.  Fences used for buffering, screening, or landscape enhancement, shall in no way be sited or
othewise constructed in a manner which may impede surface drainage, stormwater runoff, or planned drainage facilities in any way.

1. Landscaping areas, trails, common open space and buffers shall be installed by the developer with private/public improvements required by
this PUD and associated final plats. Landscaping shall be maintained by the Lorson Ranch Metropolitan District No. 1.

2. Any landscaping within the public rights-of-way will be subject to a license agreement with El Paso County for ownership and maintenance
responsibilities.

3. No landscaping shall obstruct sight distance triangles per Engineering Criteria Manual Reference 2.3.6.G.  The minimum horizontal clearance
for sidewalks around utility structures, furniture, and other encroachments shall be 4 feet or greater to provide safe conditions for
pedestrians and bicyclists per the Engineering Criteria Manual.

LANDSCAPE

A 'Geology and Soils Study' for Carriage Meadows South, El Paso County, Colorado'  was completed by Rocky Mountain Group (RMG) on October 7,
2019.

Geologic Hazard Note:
No lots have been identified by the referenced RMG report which are adversely impacted by geologic hazards. The overall development area has been
found to be impacted by geologic constraints listed below. Mitigation measures and a map of geologic conditions can be found in the report "GEOLOGIC
AND SOILS STUDY' prepared by RMG dated, October 7, 2019, in file Carriage Meadows South at Lorson Ranch Filing No. 2 available at the El Paso
County Planning and Community Development Department:

a. Expansive and hydrocompactive soils
b. Seismicity
c. Radon

SOILS & GEOLOGY CONDITIONS, CONSTRAINTS, & HAZARDS

If were in a tract it would be a principal use. Add a specific allowance for tracts (park
equipment/benches may be likley and would not need a site dev. plan for example). 

DEVELOPMENT STANDARDS AND GUIDELINES
Residential Use Standards:
1. There shall only be one (1) Principal (primary) use of Single-Family Attached Residence per lot.
2. Allowed Uses Include:  Single Family Attached Residential, mail kiosks, trail corridors, development signage, pedestrian walkways, fencing, utilities, stormwater

facilities, drainage improvements, open space and landscape improvements, parks and associated park related equipment.
3. Model Home/ Subdivision Sales Office is a permitted temporary uses.  Temporary uses are subject to the requirements of the El Paso County Land Development

Code Section 5.3.1, as amended.
4. Residential Home Occupations are permitted per the El Paso County Land Development Code, as amended. Compliance with permit requirements, including

visitor/guest parking requirements,  shall be the sole responsibility of the home owner/applicant. Residential Day Care to be permitted per the El Paso County Land
Development Code, as amended.

5. Solar Energy Systems and permitted as part of the main structure per the El Paso County Land Development Code, as amended.
6. Projections into setbacks are governed by the El Paso County Land Development Code, as amended, in effect at the time of PUD Plan Approval.
7. Minimum Lot Area: 1,288 SF, as depicted on the Plan.
8. Maximum Impervious Coverage: No Maximum
9. Maximum Structural Height: Forty Five Feet (45').
10. Minimum Width of Lot at Front Building Setback Line: No Minimum, as depicted.
11. Lot Setback Standards (See Lot Details Sheet for additional information):

a. Front Yard: Zero (0') lot line setback
b. Internal Side Yard (between units):  Zero (0') lot line setback between internal property lines of townhome unit buildings
c. End Unit Side Yard: 2'
d. Rear Side Yard Setbacks:

· Zero-foot (0') Minimum Rear Yard Setback from property line
· Ten-foot (10') Maximum Rear Yard Setback from property line

12. Open Space Setbacks: All tracts designated as open space to meet PUD and multi-family open space requirements shall be setback 10' from all structures on

1. Refer to the approved Lorson Ranch Development Agreement #6 (recorded March 4, 2015 at Reception No. 215020531), as Amended, by the El Paso County
Board of County Commissioners for development information related to public improvements.

2. Urban Park improvements provided by the developer may be applied to park land dedication and/ or fees with review and approval by El Paso County Parks.  Any
Urban Park improvements will be coordinated at a later date with El Paso County Parks via park land agreements.

3. Any future park site locations will be per discussions with the El Paso County Park Department.  Park site amenities and timing of construction are to be
determined with future coordination with the El Paso County Park Department.

5.  Any future non-regional trails which may be planned as part of an overall trail network which has not been identified on this plan but which may include unplanned
portions of property and/or tracts within this plan area will be owned and maintained by the Lorson Ranch Metropolitan District. Any additional trails not shown on
this plan may require an amendment to the PUD.

5. All water system elements and sanitary sewerage conveyance conduits and their associated appurtenances shall be dedicated to the Widefield Water & Sanitation
District. All other utilities shall be owned as appropriated.

6. All electric service shall be provided by Mountain View Electric Association. All tracts through which MVEA utilities will be located will be given utility easements as
required.

7. Natural Gas shall be provided by Black Hills Energy.
8. All tracts, landscape, and detention facilities are designated for Public Utilities as required.
9. Site lighting will meet the requirements set forth in Section 6.2.3 of the El Paso County Land Development Code, as amended, the Declaration of Covenants,

Conditions and Restrictions for Lorson Ranch and the Lorson Ranch Design Guidelines. No freestanding lighting is proposed.
10. New sidewalks are to be 5" thick and subject to the developer collateralizing and installing said sidewalks.  The future lot owner or builder is responsible for repair

of any damages after the initial installation.
11. The mailbox kiosk will be determined with each final plat and in coordination with the U.S. Postal Service.
12. Per MVEA request in letter dated May 13, 2019, a blanket easement over all tracts and private roads will be granted with subsequent final plats.
13. Private storm drains to be owned and maintained by the Lorson Ranch Metropolitan District.

Easements ? Gas, water , wastewater, phone, cable? MVEA has the blanket
based on the PUD modification
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TION: TRACT O CARRIAGE MEADOWS SOUTH AT LORSON RANCH FILING NO.1

G, & SIDEWALKS
 for authorization to use private roads and a PUD Design Modification to introduce the criss section for which the
ructed. The private road section identified as Rubicon Trail is designed to meet the urban low volume local cross
ications will be required.
 are designed as private and will be privately owned and maintained by the Lorson Ranch Metropolitan District:
, PALUXY TRAIL, northern segment of RUBICON TRAIL, as identified on this PUD plan. Private streets with the
ve been designed to a proposed alley cross section. Use of the alley requires a PUD modification to establish a
ey where none exists in the LDC or ECM. See PUD modification discussion and Street Details Sheet for additional
alley cross section.
amed to El Paso/Teller County E-911 and PPRBD/Enumerations standards.
d off the named street at the rear of the home.  Addresses for all lots 1-49 shall be placed on both the front and

access to or from Carriage Meadows Dr. or Fontaine Blvd.
mitted on roadways less than 34' in width or as illustrated on the plan.
open space and buffers shall be owned and maintained by the Homeowner's association as described in the Tract

ent provide for levels of vehicular circulation required by the Traffic Study.  Sidewalks shall be provided as

GENERAL COMMENT- NOTES ARE REPEATED
IN SOME CASES # TIMES THROUGHOUT PUD
SET
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ENT STANDARDS AND GUIDELINES
andards:
ly be one (1) Principal (primary) use of Single-Family Attached Residence per lot.
 Include:  Single Family Attached Residential, mail kiosks, trail corridors, development signage, pedestrian walkw
nage improvements, open space and landscape improvements, parks and associated park related equipment.
Subdivision Sales Office is a permitted temporary uses.  Temporary uses are subject to the requirements of the
 5.3.1, as amended.

vements will be coordinated at a later date with El Paso County Parks via park land agreements.
ite locations will be per discussions with the El Paso County Park Department.  Park site amenities and timing of
future coordination with the El Paso County Park Department.
egional trails which may be planned as part of an overall trail network which has not been identified on this plan 
erty and/or tracts within this plan area will be owned and maintained by the Lorson Ranch Metropolitan District. 
uire an amendment to the PUD.
 elements and sanitary sewerage conveyance conduits and their associated appurtenances shall be dedicated to
r utilities shall be owned as appropriated.
e shall be provided by Mountain View Electric Association. All tracts through which MVEA utilities will be locate

be provided by Black Hills Energy.
ape, and detention facilities are designated for Public Utilities as required.
meet the requirements set forth in Section 6.2.3 of the El Paso County Land Development Code, as amended, 
estrictions for Lorson Ranch and the Lorson Ranch Design Guidelines. No freestanding lighting is proposed.
e to be 5" thick and subject to the developer collateralizing and installing said sidewalks.  The future lot owner 
after the initial installation.
 will be determined with each final plat and in coordination with the U.S. Postal Service.
st in letter dated May 13, 2019, a blanket easement over all tracts and private roads will be granted with subs
ains to be owned and maintained by the Lorson Ranch Metropolitan District.
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CResidential Use Standards:
1. Permitted Tract Uses Include: Access (ingress/egress), mail kiosks, development signage, fencing, utilities, stormwater facilities, drainage improvements, open space and landscape

improvements, parks and associated park related equipment, trail corridors, pedestrian walkways & sidewalks.
2. Tracts 'A' through 'R' inclusive, shall be platted with blanket utility easements to allow respective utility providers flexibility in designing planned infrastructure and service lines within the proposed

tracts. All utility design shall be coordinated with the respective utility service provider and subject to review by the Planning and Community Development Department for compliance with
established LDC and ECM criteria regarding the design and location of utility service lines and associated appurtenances.  utility providers include: Mountain View Electric Association (MVEA),
Black Hills Energy, and Widefield Water & Sanitation District. ALl entities have reviewed this PUD with respect to

3. Open space tracts shall be setback a minimum 10' from residential structures.
4. All open space amenities, including outdoor furniture and associated equipment, shall be owned and maintained by the Carriage Meadows South Filing No. 2 Homeowner's Association.
5. Private Alley (ingress/egress): the following tracts are designated for use as private alleys to provide access to rear loaded garages attached to each townhome unit. Private alleys shall be

constructed to the private alley cross section located on the Street/Road detail sheet of this Plan. the use of private roads within the PUD requires authorization by the BOCC. The use of a
modified alley cross section in the absence of a standard in the ECM requires recommendation by the ECM and LDC administrators and authorization by the BOCC.

6. The following Tracts have been planned for use as private alley ways (private streets) and will be owner and maintined by the Lorson Ranch Metropolitan District:
a. Tract P: Private extension of Rubicon Drive (public street) from Firesteel Drive intersection, northward.
b. Tract Q: Tolt Trail, Chagrin Trail
c. Tract R: Paluxy Trail
d. Parking is prohibited on Tracts except planned/striped guest parking areas and where driveways are a 20' in length.

7. Roadway Landscape Buffers:
a. Fontaine Boulevard: A Twenty-five-foot (25) landscape buffer adjacent to Fontaine Blvd for arterial road/street landscaping and buffering. Required roadway trees to be installed within the

buffer at a ratio of 1/20 feet of linear frontage.
b. Carriage Meadows Drive: A Fifteen-foot (15') roadway landscape buffer against collector road/street classification of Carriage Meadows Blvd against the western PUD edge. Required

roadway trees to be installed within the buffer at a ratio of 1/30 feet of linear frontage.

1. Zoning District Boundary Landscape Buffer: A Fifteen-foot (15') zoning district landscape buffer to buffer against the planned townhome community (multifamily) and single-family residential uses
locate in Filing No. 1 Adjacent to the southern PUD boundary. Filing (single-family zone) located at the project's southern property boundary. Required landscape buffer trees is 1/30 linear feet
of affected property boundary.

2. Landscaping located within existing or planned public rights-of-way shall be subject to a License agreement for private improvements in the public right-of-way.

OPEN SPACE TRACTS
1. 1.02 AC, or 18.9% of the 5.4 AC site has been designated as open space to meet the PUD and multifamily open space requirements of the Code.  Open space meeting this requirement

has been designated within Tract A, Tract B, Tract C, Tract D, Tract E, Tract F, Tract G, Tract H, and Tract I, inclusively. Remaining Tracts 'J' through 'R' permit landscaping, but are not
included in the PUD open space requirement calculations.

2. Areas of Required Landscaping:
a. Fontaine Boulevard streetscape
b.Carriage Meadows Drive streetscape
c. Zoning district boundary between planned townhome development and single-family residential (Carriage Meadows South at Lorson Ranch Filing No. 1).
d.Multi-family housing internal landscaping/open space requirements (15% internal landscaping).

3. Open space tracts shall be setback a minimum 10' from residential structures.
4. All open space amenities, including outdoor furniture and associated equipment, shall be owned and maintained by the Carriage Meadows South Filing No. 2 Homeowner's Association
5. Open Space amenities may include:

a. Bike racks
b.Outdoor seating areas
c.Pedestrian safety lights (blue light)
d.Trail/open space legend
e.Pedestrian amenities
f. Paving enhancements around outdoor amenities (stamped, stained, colored, painted, etched, etc…)
e.Other pedestrian/outdoor furniture amenities consistent with approved intent and purpose of this PUD and identified details provided herein. introduction of additional

outdoor/pedestrian amenities not listed or otherwise identified herein, shall be subject to determination of consistency by the PCD Director, and subject to PUD amendment if it is
determined that the proposed amenities are outside of the scope and/or character of approved outdoor/pedestrian amenities.

PCD FILE NO.: PUDSP-19-5
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All planned driveways within the PUD are for the purpose of facilitating vehicular passage from private alleyways a
specifically, to the designated parking areas for each lot which is located within the attached 2-car garage.
Parking is permitted on driveways which are Twenty-foot (20') in length and have been identified on the plan.
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SINGLE-FAMILY ATTACHED 98 (via 2 car attached garages)
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5

PARKING TABLE:

13 SPACES (49/4=12.25)

121 PARKING SPACES

2 / DU 

SPACES/UNIT

1 SPACE / 4 UNITS

1 ADA / 25 SPACES
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not if you prefer
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which open area is to be tot lot or play ground? 
Please identify and show ADA access.which open area is to

be tot lot or play
ground?  Please
identify and show
ADA access.
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Page Label: 10
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Subject: Callout
Page Index: 10
Date: 11/25/2019 7:21:32 PM
Author: dsdrice
Color: 
Layer: 
Space: 
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See TIS redlines/comment - maximize length of left
turn lane by offsetting, angling to southwest if
possible.

Subject: Callout
Page Index: 11
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Space: 
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with watertight joints

11 (2)

Subject: 
Page Index: 11
Date: 11/25/2019 7:26:46 PM
Author: dsdrice
Color: 
Layer: 
Space: 
Page Label: 11

See TIS redlines/comment - maximize
length of left turn lane by offsetting,
angling to southwest if possible.

with watertight
joints

Add sidewalk in
corner?
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