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•The proposed amendments to the Land Development Code are intended to implement this allowance under State Statute by authorizing the Executive Director of the Planning and Community Development Department to approval final plats if the Board of County Commissioners has made a finding of water sufficiency in conjunction with the previously approved preliminary plan and if the Board makes a finding at the time of approving the preliminary plan that “the location and design of the public improvements proposed in connection with the subdivision are adequate to serve the needs and mitigate the effects of the development.”
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Developer:

Lorson LLC Nominee for Heidi LLC
212 N. Wahsatch Ave. #301
Colorado Springs, Co 80903

(719) 635-3200

Planners:

Thomas & Thomas Planning, Urban Design, Landscape Architecture, Inc.
702 North Tejon Street

Colorado Springs, Co 80903

(719) 578-8777

Civil Engineers:

Core Engineering Group
15004 1* Avenue S.
Burnsville, MN 55306
(719) 659-7800

LSC Transportation Consultants
101 North Tejon St. STE. 200
Colorado Springs, CO. 80903
(719) 633-2868

Request & Justification:

The applicant requests approval a combined PUD Development Plan/Preliminary Plan
(Hereafter, “Plan”) and Pre-Development Site (Early) Grading with authorization to
install wet utilities needed for this filing. The applicant also requests the appropriate
findings of water sufficiency be reviewed and made with this application. As part of the
PUD/ Preliminary Plan there are PUD Modifications being requested for the proposed
private roadways which are discussed in more detail below. The Plan includes a
modification of Section 8.4.4.A, B, C, D of the EPC Land Development Code to permit
Private Roadways within this development as allowed in Section 8.4.4.E Private Road
Allowances.

The Plan provides the design and layout of 56 single-family attached units including the
lot sizes, transportation systems, public rights-of-way, and easements necessary for the
development. The early grading request will allow earth work, over lot grading, and
installation of wet and dry utility service lines and development preparation to occur
concurrent with the Final Plat review process. The request to review and approve the
inclusion of wet utilities would allow installation and scheduling to occur within the
prime construction months in conjunction with grading operations. The early
construction also allows these lots to respond to market demand and possibly be available
for conveyance in 2019. The proposed application includes 56 new single-family
attached units for a density of 10.5 DU/ Acre.



This was withdrawn by Jeff Mark
(duplicate comment) and the application is
/ expired per Staff meeting / Procedures

A sketch plan amendment (PCD File No. SKP=19-1) is uM?é?lllQJ\/iew pending resolution
of County issues, revision and resubmittal by the applicant for portions of the Lorson

Ranch Development area which lie outside of the boundaries of the current PUD review.
Proposed land use and/or density changes within the sketch plan amendment do not affect
the current review.

The phasing of the project will be completed in one phase with construction occurring
over a period of one to three years. Roadways, utilities, drainage, etc. will be constructed
as necessary to facilitate development construction and sequencing.

The Carriage Meadows South at Lorson Ranch Filing 2 project will be developed and
advanced per the Sixth Amended Development Agreement Lorson Ranch. The 6th
Amended Development agreement outlines updated access, road impact fees, and future
road ROW’s issues with previous agreements remaining in effect.

Site Location, Size, Zoning:

The Carriage Meadows South at Lorson Ranch Filing 2 site is located within the Lorson
Ranch planned community development southeast of the intersection of Fontaine Blvd.
and Carriage Meadows Drive. Carriage Meadows South Filing 2 is a continuation of the
Carriage Meadows South development recently constructed. The 5.322-acre site is
identified and platted as Tract O with the Carriage Meadows South Filing 1 final plat
(PCD File No. SF-17-11) which was approved September 26, 2017. The combined
Carriage Meadows South Filing No. 2 PUD Development Plan/ Preliminary Plan
(hereafter, “Plan’) submittal, proposes 56 single-family attached (townhome) dwelling
units. The site is currently zoned PUD by the approved Carriage Meadows South
PUDSP (PCD File No. PUDSP 16-2, approved March 14, 2017) with a specific density
of RMH (Residential Medium/ High). The RMH zoning/density designation permits
residential densities of 10-13 DU/ Acre as illustrated on the Lorson Ranch Minor Sketch
Plan Amendment approved on April 21, 2016.

The parcel is currently vacant except for existing utility improvements installed along the
southern boundary with the first phase of the Carriage Meadows South development.
There is also an existing FMIC drainage ditch and easement located outside the eastern
boundary for this project that shall remain. The Jimmy Camp Creek main channel has
already been constructed is not affected by this proposed project.

The site is bordered by the FMIC ditch and easement to the east; Fontaine Blvd. to the
north; Carriage Meadows Drive and vacant commercially zoned parcels to the west; and
to the south existing single family detached residential units constructed as part of
Carriage Meadows South Filing 1.
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El Paso County PUD Section 4.2.6(D) Approval Criteria, 1998 El Paso County
Policy Plan, and El Paso County Preliminary Plan Section 7.2.1(D)-2E Approval
Criteria:

The purpose of the PUD is to provide the information necessary to rezone a property to
the PUD Zoning district and to provide a graphical representation to serve as the zoning
of the property after approval. The development plan sets forth the final plans for
development of the PUD district including detailed use, dimensional, and development
standards, building and parking locations, service connections, landscaping and other
important site improvements. The 1998 El Paso County Policy Plan establishes broad
goals and policies intended to serve as framework for land use applications and
development in the County. The County Wide Policy plan ties the specific small area
plans, and other Master Plan elements such as the Master Plan for Mineral Extraction, the
El Paso County Department of Parks and Leisure Services Master Plan and the Major
Transportation Corridors Plan together. The Policy plan provides general direction in
terms of density, buffers, transitions, infrastructure, where no small area plan exists.

e The proposed PUD District zoning advances the stated purposes set forth in this
Section;

The proposed Carriage Meadows South Filing 2 project advances the stated
purposes set forth in this section and is in general conformation with the El Paso
County Master Plan, the approved Lorson Ranch Sketch Plan as amended, and the
approved Lorson Ranch Zoning and Conceptual Plan. The project site lies just
outside the boundaries of the Highway 94 Comprehensive Plan. The application
is in compliance with the requirements of this code and all applicable statutory
provisions and will not otherwise be detrimental to the health, safety, or welfare
of the present or future inhabitants by meeting the submittal guidelines as
illustrating in the zoning code, application packet, and procedurals manual. There
has been substantial change in character of the area since the land was last
rezoned as several communities of single family residential have been approved
and constructed. This includes Lorson Ranch itself and several other projects
within the general vicinity of this project, including the Cottonwood Grove
development to the immediate west of Lorson Ranch.

e The application is in general conformity with the Master Plan;

The application is in general conformity with the Master Plan. Findings of
Master Plan conformity have been made with previous underlying land use and
zoning approvals for the property as well as adjacent and surrounding filings
within Lorson Ranch. This application remains consistent with previous
approvals and findings of conformity with the Master Plan.

e The proposed development is in compliance with the requirements of this
Code and all applicable statutory provisions and will not otherwise be
detrimental to the health, safety, or welfare of the present or future
inhabitants of El Paso County;



The Plan is in compliance with the requirements and allowances of the Code,
including modifications for private road allowances within the PUD. Additional
information is provided in the PUD Modifications Section below. Approval of
the Plan with the modifications for private road allowances will not be
detrimental to the health, safety, or welfare of the present or future residents of
El Paso County.

The subject property is suitable for the intended uses and the use is
compatible with both the existing and allowed land uses on the neighboring
properties, will be in harmony and responsive with the character of the
surrounding area and natural environment; and will not have a negative
impact upon the existing and future development of the surrounding area;

The proposed property is suitable for the intended residential townhome use(s)
and is compatible with both the existing and allowed land uses on the
neighboring properties. The proposed development re-introduces the single-
family attached (townhome) product type that was successful as part of the
Buffalo Crossing development located off Old Glory Drive to the northeast of
this site. The new development will be in harmony with and responsive to the
existing surrounding character of the area and natural environment. The existing
adjacent residential lots to the south will be buffered by required landscape
treatments such as vegetation and screen fencing.

The proposed development provides adequate consideration for any
potentially detrimental use to use relationships (e.g. commercial use
adjacent to single family use) and provides an appropriate transition or
buffering between uses of differing intensities both on-site and off-site
which may include innovative treatments of use to use relationships;

The proposed application provides adequate consideration for any potentially
detrimental use and provides an appropriate transition or buffering between uses
of differing intensities both on-site and off-site. The site design includes a 15’
landscape buffer with vegetation and fencing to the south. The proposed design
utilizes the main tributary of Jimmy Camp Creek and the FMIC ditch easement as
natural buffers. There are no requirements for buffering to the north across
Fontaine Blvd. or to the west across Carriage Meadows Drive. The plan proposes
a 25’ landscape setback along Fontaine Boulevard and 10’ along Carriage
Meadows Drive to include required plant material. There are no landscape related
PUD Modifications being requested as this time.

The allowed uses, bulk requirements and required landscaping and
buffering are appropriate to and compatible with the type of development,
the surrounding neighborhood or area and the community;

The Carriage Meadows South Filing 2 project will not have a negative impact
upon the existing and future development of the area, but rather continue with the
planned sequencing of phasing and development. This design approach also



supports 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 and 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.

Areas with unique or significant historical, cultural, recreational, aesthetic
or natural features are preserved and incorporated into the design of the
project;

There are no areas of significant historical, cultural or recreational features found
on site; however, the preservation of the natural Jimmy Camp Creek main
tributary and FMIC Ditch easement has already been taken into consideration
with previous submittals and construction. There is an existing regional trail
corridor along the eastern banks of Jimmy Camp Creek with new pedestrian
connections included to help complete gaps in the walkway system.

Open spaces and trails are integrated into the development plan to serve as
amenities to residents and provide a reasonable walking and biking
opportunities;

By providing open spaces areas and extending existing utility services already
approved and in place, the Carriage Meadows South project continues to support
both Policy 6.1.5: Support the development of well-planned mixed-use projects
and 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.

The proposed development will not overburden the capacities of existing or
planned roads, utilities and other public facilities (e.g., fire protection,
police protection, emergency services, and water and sanitation), and the
required public services and facilities will be provided to support the
development when needed;

The proposed use will not overburden the capacities of existing or planned roads,
utilities or other public features, drainage and grading, police protection,
emergency services, and water/ wastewater services as these services have been

This
‘devebﬁlment

Is very dense
what internal
open space,
pedestrian
links does this
project have?
Staff highly
recommended
this dense
project
integrate ped
trail links to
the larger
community
and discuss

planned for in advance and adequately sized to meet the demands of this phase. A

sufficient water supply has been acquired and can be provide the water necessary
for the proposed 56 new units and associated irrigation needs. In addition, a
wastewater system has been established and can adequately serve the proposed
units. Please refer to the water and wastewater reports for more information.

The proposed development would be a benefit through the provision of
interconnected open space, conservation of environmental features,
aesthetic features and harmonious design, and energy efficient site design;

open space tracts internal to the development?
pocket parks with Jeff Mark for this type of density

Wnt the open space. This development is very dense what
internal open space, pedestrian links does this project have? Are there no

Craig recently discussed
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The plan has been designed as a functional component of the overall Lorson
Ranch Development which provides interconnected open spaces, conservation
of environmental features such as natural drainage ways and floodplains,
aesthetic features, and harmonious design throughout the Lorson development
area.

e The proposed land use does not permit the use of any area containing a
commercial mineral deposit in a manner which would unreasonably
interfere with the present or future extraction of such deposit unless
acknowledged by the mineral rights owner;

The Plan does not permit the use of any area containing a commercial mineral
deposit in a manner which would unreasonably interfere with the present or
future extraction of such deposit unless acknowledged by the mineral rights
owner

e Any proposed exception or deviation from the requirements of the zoning
resolution or the subdivision regulations is warranted by virtue of the
design and amenities incorporated in the development plan and
development guide; and

Preliminary The proposed modification for private road allowances is warranted by \Eggﬁ 3}[" the Code,

o Z the desi d ities 1 ted in the Plan..
E(l)?n critria is e design and amenities incorporated in the Plan \ aciress e i
e The owner has authorized the application. address the findings
addressed. | PP the Board Shall make

recommend S

) : Lorson LLC Nominee for Heidi LLC has authorized the PUD applicatiolf justify the PUD

ltr;]corpqrat(ljng modifications- or see
e revise

teria if th below:
(é“tce:ga : dt et Master P or Mineral Extraction:
0% adopts 996 Master Plan for Mineral Extraction updates and supersedes the 1975 El Paso

It August 27th County Master Plan for Mineral Extraction of Commercial Mineral Deposits as amended

so that final in 1978 and 1982. This updated plan has two primary purposes, the first is to facilitate
plats can be tinued y “h th ) : et dot o e
approved continued compliance wi ¢ mineral resource protection mandates outlined in the

. . |“Preservation of Commercial Mineral Deposits Act” of 1973 and the second is to provide
administrative guidance to the EL Paso County Planning Commission and Board of County
ly. Commissioners in evaluating land use proposals involving new or expanded mining and
mineral resource processing operations. Per the El Paso County Master Plan for Mineral

Extraction Aggregate Resource Maps, this site is identified as “Valley Fill’ containing

sand and gravel with silt and clay deposited by water in one or a series of stream valleys.
Therefore, the proposed project does not contain any mineral deposits of commercial
value and does not permit the use of any area containing a commercial mineral deposit
which would unreasonably interfere with the present or future extraction of such deposits.

Schools:
Lorson Ranch is within the Widefield School District #3 and is subject to the provisions
of the amended School Site Dedication Agreement recorded at Reception No. 21202170.


dsdparsons
Callout
Look at the Code, Chapter 4 and address the findings the Board Shall make to justify the PUD modifications- or see below:

dsdparsons
Callout
Preliminary Plan critria is not addressed.  I recommend incorporating the revised criteria if the BoCC adopts it August 27th so that final plats can be approved administratively. 


Total Number of Residential Units, Density, and Lot Sizes: 56 Single-Family
Attached Residential Units with a Gross Density of 10.5 DU/ Acre. The parcel is zoned
RMH which permits a density of 10-13 DU/ Acre. The proposed application is in line
with this density and zoning.

Your not requesting
are you? Maybe just
Cand E

Total Number of Industrial or Commercial Sites:
There are no industrial or commercial sites proposed witwappim

PUD Modification: —
A PUD Modification of Section 8.4:4.A, B, C, D of the EPC Land Development Code to
permit Private Roadways within this development as allowed in Section 8.4.4.E Private

Road Allowances. The use of the private roads requires a waiver and will be constructed | No i don't think

and maintained to ECM standards. The purpose of the request for private streets is to | proposed

facilitate the subdivision design typical of these types of developments using single
family attached and townhome type units. The private drives allow the road cross
sections and rights of way to be narrower maximizing usable space and creating alley
type access drives. The proposed units have the garage at the rear of the house with the
main entry at the opposite, front side of the house. Every unit will front to common
green space. The design and layout of the private streets provides a more livable
environment by minimizing paving; includes suitable provisions for pedestrian access
and ADA routes; common open and green space in front of each unit; and landscaping

throughout the proposed development. You state there are no natural

o o features (there are not)so this wont
PUD Modification Approval Criteria work

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 providesfor the general
health, safety, and welfare of the citizens and at least one of the benefits identified in
Applicability of Standards, Modification of
Existing LDC or ECM Standard. Fhree (3) criteria from this section have been cited
below in support of the modification: where is this additional open space?
what is the above and beyond percentage
e Preservation of natural features; and is it a park is it usable.
e Provision of additional open space;
e 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.

list the amenities that are above and beyond for his development not

Although the subjec R OV?{ya IIdoes not contain 51gn1ﬁcant natural features for

preservation, the ove 11 Lorson D
component, has preserved natural features including drainage ways and floodplains in
open space tracts. The overall Lorson Ranch Development has provided 212 acres of
open space which is 15-percent of the total Lorson Ranch Development Area (1,412
acres).

that was acceptable
to attain the concept
density; now address
the modifications; you
can not reuse the 8
open space
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Types of Proposed Recreational Facilities:

There are no proposed recreational facilities within Carriage Meadows South at Lorson
Ranch Filing 2 at this time. In lieu of recreational facilities, access to adjacent trail
corridors and pedestrian connections were approved and are being constructed as part of
the overall Carriage Meadows South PUD/ SP previously approved. Internal pedestrian
connections via sidewalks and pedestrian paths are being provided as part of thisproject
to existing sidewalks and trail corridors.

Phasing Plan and Schedule of Development:

The Carriage Meadows South at Lorson Ranch Filing 2 will be developed in one phase
with the overall grading and utilities for the entire development occurring in one phase as
well.

Areas of Required Landscaping:

The proposed PUD/ Preliminary Plan includes landscap¢ design requirements for the
streetscape along Fontaine Blvd.; streetscape plantings along Carriage Meadows Dr.;
buffer requirements along the southern boundary adjacent to the existing detached single-
family units; and internal landscape requirements per the land development code. The
landscape design includes a mix of deciduous and evergreen trees, varying ground plane
treatments, and numerous planting beds. There are no landscape waivers being requested
at this time.

Approximate Acres and Percent of Land Set Aside for Open Space:

The Carriage Meadows South at Lorson Ranch Filing 2 project is proposing 2.07 acres of
open space. Per the PUD requirements, the minimum amount of required open space is
10% of the 5.322-acre project of 0.53 acres. This open space area is in addition to the
overall 34.48 acres of open space provided with the original Carriage Meadows South
PUD/ SP. The total open/space provided is part of the cumulative open space of the
overall Lorson Ranch development in accordance with the Lorson Ranch Sketch Plan
Minor Amendment and the Lorson Ranch Overall PUD Development and Phasing Plan,
as amended.

Traffic Engineering:

Carriage Meadows South at Lorson Ranch Filing 2 can be accessed from two main
locations, existing Carriage Meadows Drive and Rubicon Drive. A new curb cut will be
required along Carriage Meadows Drive which will line up with a future access point into
the proposed commercial area. The existing Rubicon Dr. was originally designed and
constructed to be extended north into this parcel. Carriage Meadows Drive will be
improved with any associated final plats for this Plan area from Fontaine Boulevard

escrowed funds will be subject to appropriate agreements angl in accordance with County

policy for escrowing funds for future improvements.

update per TIS?

ons and
criteria
above
comment
s... Of the
2.07 acre
s ,how
much is
used for
drainage
? how
much for
park or
open
space
(not
drainage)
. Of the
10%
what is
actually
usable
(not
drainage)
25% is
required.
10 -foot
setback
from
open
space to
buildings
is req.
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not built to a county
road standrd and to

be maintained and
owned by XXXXX

All internal streets within Filing 2 will be private drives. There shall be no direct access
to either Carriage Meadows Dr. or Fontaine Blvd.

Per the completed noise impact analysis, the results of the noise prediction show that in
the year 2040 townhome sites adjacent to Fontaine Boulevard (Lots 38-41) have
predicted noise levels that would exceed 67 decibels Leq. With the inclusion of a six-
foot-high noise barrier where illustrated on the drawings, all noise receiver locations are
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, etc. This

development will be served by the additional entities as outlined below: private roads?

1. Water: Widefield Water and Sanitation District
2. Wastewater: Widefield Water and Sanitation District
3. Qas: Black Hills Energy

4. FElectric: 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

9. Police Protection: El Paso County Sheriff’s Department

The reference to EL Paso County Road and Bridge is in reference to standard mil
levy property owners pay in contribution to their impact on the overall County
roadway network which provides access to and from the proposed development. the
private roads within the development area will be owned and maintained by the
Lorson Ranch Metropolitan District.

Impacts associated with the PUD Development Plan & Preliminary Plan:

Floodplain: This site is not located within a designated FEMA floodplain as determined
by the flood insurance map, community map number ‘08041C0957G’ effective date
December 7, 2018.

Wetlands: There are no drainage areas, drainage ways or water courses found on site, as
a result there are not wetlands present. All drainage and erosion criteria have been met
following El Paso County Development Standards.

Air Pollution: By adhering to current air quality regulations, any air pollution emanating
from the development will be negligible. Currently, the site has very little vegetation
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which results in a high amount of dust during windy days; however, the proposed
development will provide irrigated turf areas and native seeding to alleviate the dust
issues. Construction practices will adhere to El Paso County health department, as well
as state department codes and regulations

Water Pollution: By adhering to current wastewater and stormwater regulations, any
water pollution emanating from the development will be negligible. An erosion and
sedimentation plan will be in place prior to construction.

Noise Pollution: Vehicular movement is expected to be the only major source of noise
pollution emanating from the site after construction is complete. The proposed
development is surrounded by similar land uses, and the effects of noise generated from
the site will have little or no impact on other surrounding areas.

Vegetation, Wildlife Habitats and Migration Routes:
Proposed landscaping will include almost all low-water use plant material, and where
possible, the plant material will be native to the Colorado Springs region.

While the areas most distinctive wildlife is probably the prairie dog, the Colorado

Division of Wildlife note the following as also present in the area.
e Mule and White Tailed Deer

Pronghorn Antelope

Fox species

Coyote

Rabbits

Raptors

Songbirds

Numerous Small Mammals

And Many Others

Due to the construction activity and adjoining residential developments, it is not
anticipated that either application will have significant impacts on wildlife in the area.
However, the existing Jimmy Camp Creek may create an environment that will enhance
and continue as a natural wildlife habitat corridor.

Visual Assessment: The natural mountain backdrop of the Rampart Range is perhaps the
best natural feature of Lorson Ranch with sweeping view in nearly all directions. The
scenic view shed is impaired somewhat by intervening development; however, the
panoramic views remain quite spectacular. There is no impact on the adjoining neighbors
as this use is a continuation of existing dwelling units to the south and east.
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Your not requesting are you? Maybe just C and E

No i don't think that is proposed

tie the above and beyond to the modifications and
criteria above comments... Of the 2.07 acre s ,how
much is used for drainage? how much for park or
open space (not drainage). Of the 10% what is
actually usable (not drainage) 25% is required. 10
-foot setback from open space to buildings is req.

not built to a county road standrd and to be
maintained and owned by XXXXX

*The proposed amendments to the Land
Development Code are intended to implement this
allowance under State Statute by authorizing the
Executive Director of the Planning and Community
Development Department to approval final plats if
the Board of County Commissioners has made a
finding of water sufficiency in conjunction with the
previously approved preliminary plan and if the
Board makes a finding at the time of approving the
preliminary plan that “the location and design of
the public improvements proposed in connection
with the subdivision are adequate to serve the
needs and mitigate the effects of the
development.”

Add language in LOI now to address the public
improvements as required per Statute if the BoCC
adopts changes.

Added NEW Prelim Plan Approval Criteria if BoCC
approved Code amendments.

*The location and design of the public
improvements proposed in connection with the
subdivision are adequate to serve the needs and
mitigate the effects of the development;

Also add your request to pursue administrative
final plats in the future to implement this PUD and
Prelim Plan.

private roads?
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