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PEERLESS FARMS

SITUATED IN THE NORTHWEST QUARTER OF SECTION 13, TOWNSHIP 13 SOUTH, RANGE 64 WEST OF THE
6TH P.M., CITY OF PEYTON, COUNTY OF EL PASO, STATE OF COLORADO

SHEET        OF
PEERLESS FARMS PRELIMINARY PLAN - COUNTY FILE NO. SP-21-7

PRELIMINARY PLAN

3

16975 FALCON HIGHWAY, PEYTON, CO

LEGAL DESCRIPTION:

The Land referred to herein below is situated in the County of El Paso, State of Colorado, and is described as follows:

THAT PORTION OF THE NORTHWEST QUARTER OF SECTION 13 IN TOWNSHIP 13 SOUTH, RANGE 64 WEST OF THE
6TH P.M., MORE PARTICULARLY DESCRIBED AS FOLLOWS: COMMENCING AT THE NORTHWEST CORNER OF SAID
SECTION 13; THENCE SOUTH 00°31'50" WEST ALONG THE WEST SECTION LINE, A DISTANCE OF 60.01 FEET TO THE
TRUE POINT OF BEGINNING; THENCE NORTH 89°21'32" EAST ON A LINE PARALLEL TO THE NORTH SECTION LINE A
DISTANCE OF 1,779.95 FEET; THENCE SOUTH 00°38'28" EAST, A DISTANCE OF 992.00 FEET; THENCE NORTH
89°28'10" WEST A DISTANCE OF 1,799.86 FEET; THENCE NORTH 00°31'50" EAST 955.39 FEET TO THE TRUE POINT OF
BEGINNING, COUNTY OF EL PASO, STATE OF COLORADO.

PROJECT TEAM:
OWNER/ DEVELOPER:
ROBERT S. AND WENDY K. WILLIAMS
16975 FALCON HIGHWAY,
PEYTON, CO 80831-7906
stuing@protonmail.com
(404) 438-1874

PLANNERS/ LANDSCAPE ARCH.:
KIMLEY-HORN
2 NORTH NEVADA AVENUE, SUITE 900
COLORADO SPRINGS, CO 80903
jim.houk@kimley-horn.com
(719) 284-7280

CIVIL ENGINEER:
KIMLEY-HORN
2 NORTH NEVADA AVENUE, SUITE 900
COLORADO SPRINGS, CO 80903
mitchell.hess@kimley-horn.com
(719) 284-7281

SURVEYOR:
CENTENNIAL LAND SURVEYING
6465 LEHMAN DRIVE
COLORADO SPRINGS, CO 80918
mike@centenniallandsurveying.com
(719) 492-6540

SHEET INDEX:

01 COVER SHEET
02 PRELIMINARY PLAN
03 PRELIMINARY PLAN DETAILS

1. A SOILS AND GEOLOGOY STUDY FOR ROBERT WILLIAMS, WAS COMPLETED BY RMG ENGINEERS ON APRIL 14,
2021 AND INCLUDED THE AREA OF DEVELOPMENT PROPOSED, KNOWN AS, PEERLESS FARMS. THE
PRELIMINARY PLAN SUBMITTED TO THE EL PASO BOARD OF COUNTY COMMISSIONERS.  PLANNING AND
COMMUNITY DEVELOPMENT FILE NUMBER [TBD].  DEVELOPERS AND HOMEOWNERS SHOULD BECOME
FAMILIAR WITH THIS REPORT AND ITS CONTENTS. **

2. THE PROPOSED DEVELOPMENT IS FEASIBLE. THE GEOLOGIC CONDITIONS IDENTIFIED POTENTIALLY
HYDROCOMPACTIVE SOILS, SEISMICITY, RADON, AND EROSION; HOWEVER, THESE CONDITIONS ARE
CONSIDERED TYPICAL FOR THE FRONT RANGE REGIONS OF COLORADO. MITIGATION OF GEOLOGIC
CONDITIONS IS MOST EFFECTIVELY ACCOMPLISHED BY AVOIDANCE. HOWEVER, WHERE AVOIDANCE IS NOT A
PRACTICAL NOR ACCEPTABLE ALTERNATIVE, GEOLOGIC CONDITIONS SHOULD BE MITIGATED BY
IMPLEMENTING APPROPRIATE PLANNING, ENGINEERING AND SUITABLE CONSTRUCTION PRACTICES.  **

3. SITE-SPECIFIC SOILS STUDIES SHALL BE PERFORMED FOR THE LOTS WITHIN THIS SUBDIVISION PRIOR TO
FOUNDATION CONSTRUCTION TO IDENTIFY SUBSURFACE SOIL CONDITIONS ANTICIPATED TO SUPPORT
FOUNDATIONS AND PROVIDE PERTINENT GEOTECHNICALLY-RELATED PARAMETERS AND RECOMMENDATIONS
FOR FOUNDATION DESIGN AND CONSTRUCTION. **

4. PREVIOUSLY IDENTIFIED MITIGATION ALTERNATIVES, SURFACE AND SUBSURFACE DRAINAGE SYSTEMS
SHOULD BE CONSIDERED. EXTERIOR, PERIMETER FOUNDATION DRAINS SHOULD BE INSTALLED AROUND
BELOW-GRADE HABITABLE OR STORAGE SPACES. SURFACE WATER SHOULD BE EFFICIENTLY REMOVED FROM
THE BUILDING AREA TO PREVENT PONDING AND INFILTRATION TO THE SUBSURFACE SOIL. **

5. ALL CONSTRUCTION SHOULD REMAIN OUTSIDE THE UNNAMED CREEK DRAINAGEWAY.  IT IS RECOMMENDED
THE UNNAMED CREEK DRAINAGEWAY BE IDENTIFIED AS A “NO BUILD AREA” UNLESS ADDITIONAL STUDIES ARE
PERFORMED, IN CONJUNCTION WITH THE DRAINAGE ENGINEER, PRIOR TO ANY NEW CONSTRUCTION. **

** REFER TO THE SOILS REPORT FOR MORE DETAILED INFORMATION.

SOILS & GEOLOGY CONDITIONS, CONSTRAINTS, & HAZARDS NOTE

TOTAL SITE ACREAGE 40.01 AC±
PROPOSED LOTS:

CURRENT ZONING:
TAX ID NUMBER:

SITE DATA TABLE:

RR-5
PROPOSED ZONING: RR-5

MINIMUM LOT SIZE

SETBACKS*
MAXIMUM LOT COVERAGE
MAXIMUM BUILDING HEIGHT

25' FRONT, 25' SIDE/ REAR; 25' SIDE/REAR SETBACK

35' (UNLESS OTHERWISE IMPACTED BY RR-5 RESTRICTIONS)

4313000001

NONE

PRELIMINARY PLAN NOTES
1. THE FOLLOWING REPORTS HAVE BEEN SUBMITTED IN ASSOCIATION WITH THE PRELIMINARY PLAN FOR THIS MINOR

SUBDIVISION AND ARE ON FILE AT THE COUNTY PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT:  DRAINAGE
REPORT; WATER RESOURCES REPORT; GEOLOGY AND SOILS REPORT; FIRE PROTECTION REPORT; NATURAL FEATURES
REPORT.

2. ALL PROPERTY OWNERS ARE RESPONSIBLE FOR MAINTAINING PROPER STORM WATER DRAINAGE IN AND THROUGH THEIR
PROPERTY. PUBLIC DRAINAGE EASEMENTS AS SPECIFICALLY NOTED ON THE PLAT SHALL BE MAINTAINED BY THE LOT
OWNERS UNLESS OTHERWISE INDICATED.  STRUCTURES, FENCES, MATERIALS OR LANDSCAPING THAT COULD IMPEDE THE
FLOW OR RUNOFF SHALL NOT BE PLACED IN DRAINAGE EASEMENTS.

3. UNLESS OTHERWISE INDICATED, ALL FRONT, SIDE AND REAR LOT LINES ARE TO BE PLATTED ON EITHER SIDE WITH A 10 FOOT
PUBLIC UTILITY AND DRAINAGE EASEMENT.  THE SOLE RESPONSIBILITY FOR MAINTENANCE OF THESE EASEMENTS IS HEREBY
VESTED WITH THE INDIVIDUAL PROPERTY OWNERS.

4. DEVELOPER SHALL COMPLY WITH FEDERAL AND STATE LAWS, REGULATIONS, ORDINANCES, REVIEW AND PERMIT
REQUIREMENTS, AND OTHER AGENCY REQUIREMENTS, IF ANY, OF APPLICABLE AGENCIES INCLUDING, BUT NOT LIMITED TO,
COLORADO PARKS AND WILDLIFE, COLORADO DEPARTMENT OF TRANSPORTATION, U.S. ARMY CORPS OF ENGINEERS AND THE
U.S. FISH AND WILDLIFE SERVICE REGARDING THE ENDANGERED SPECIES ACT, PARTICULARLY AS IT RELATES TO THE LISTED
SPECIES (E.G., PREBLE’S MEADOW JUMPING MOUSE).

5. NO DRIVEWAY SHALL BE ESTABLISHED UNLESS AN ACCESS PERMIT HAS BEEN GRANTED BY EL PASO COUNTY.

6. MAILBOXES SHALL BE INSTALLED IN ACCORDANCE WITH EL PASO COUNTY AND US POSTAL SERVICE REGULATIONS.

7. EXCEPT AS OTHERWISE NOTED ON THE PRELIMINARY PLAN, INDIVIDUAL LOT PURCHASERS ARE RESPONSIBLE FOR
CONSTRUCTING DRIVEWAYS, INCLUDING NECESSARY DRAINAGE CULVERTS PER LAND DEVELOPMENT CODE SECTION 6.3.3.C.2
AND 6.2.2.C.3.  DUE TO THEIR LENGTH, SOME OF THE DRIVEWAYS MAY NEED TO BE APPROVED BY THE FALCON FIRE
PROTECTION DISTRICT.

8. AT THE TIME OF APPROVAL OF THIS PROJECT, THIS PROPERTY IS LOCATED WITHIN THE FALCON FIRE PROTECTION DISTRICT,
WHICH HAS ADOPTED A FIRE CODE WITH FIRE MITIGATION REQUIREMENTS DEPENDING UPON THE LEVEL OF FIRE RISK
ASSOCIATED WITH THE PROPERTY AND STRUCTURES.  THE OWNER OF ANY LOT SHOULD CONTACT THE FIRE DISTRICT TO
DETERMINE THE EXACT DEVELOPMENT REQUIREMENTS RELATIVE TO THE ADOPTED FIRE CODE.

9. NO-BUILD AREAS ARE AS SHOWN ON THE PRELIMINARY PLAN.  NO-BUILD AREAS INCLUDE, BUT ARE NOT LIMITED TO AREAS,
WITHIN DESIGNATED DRAINAGE EASEMENTS, THE FLOODPLAIN, LANDSCAPE BUFFERS, SETBACKS SIGHT DISTANCE
TRIANGLES, ETC..  NO-BUILD AREAS WITHIN INDIVIDUAL LOTS ARE THE RESPONSIBILITY OF THE PROPERTY OWNER.

10. SUBDIVISION SIGNAGE IS NOT APPROVED WITH THIS PLAN. A SEPARATE SIGN PERMIT IS REQUIRED. CONTACT THE EL PASO
COUNTY PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT AT 2880 INTERNATIONAL CIRCLE FOR A SIGN PLAN
APPLICATION.

11. ALL "STOP SIGNS" AND OTHER TRAFFIC CONTROL SIGNAGE SHALL BE INSTALLED BY THE DEVELOPER AT LOCATIONS SHOWN
ON THE SITE DEVELOPMENT PLAN TO MEET MUTCD STANDARDS.

12. PRIOR TO BUILDING PERMIT APPROVAL, A FINAL SUBDIVISION PLAT SHALL BE SUBMITTED FOR REVIEW BY THE EL PASO
COUNTY PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT, AND APPROVAL BY THE BOARD OF COUNTY COMMISSIONERS,
AND THE PLAT MUST BE RECORDED, OR AUTHORIZED DESIGNEE, AND THE PLAT SHALL BE RECORDED.

13. ALL STREETS SHALL BE NAMED AND CONSTRUCTED TO EL PASO COUNTY STANDARDS AND/OR ANY APPROVED DEVIATIONS.
PRIVATE STREETS/DRIVES SHALL BE OWNED AND MAINTAINED BY EACH INDIVIDUAL OWNER.

14. NOTWITHSTANDING ANY AND/OR ASSOCIATED PUBLIC IMPROVEMENTS OR GRAPHIC REPRESENTATION, ALL DESIGN AND
CONSTRUCTION RELATED TO ROADS, STORM DRAINAGE AND EROSION CONTROL SHALL CONFORM TO THE STANDARDS AND
REQUIREMENTS OF THE MOST RECENT VERSION OF THE RELEVANT ADOPTED EL PASO COUNTY STANDARDS, INCLUDING THE
LAND DEVELOPMENT CODE (LDC), THE ENGINEERING CRITERIA MANUAL, THE DRAINAGE CRITERIA MANUAL (DCM), AND DCM
VOLUME 2.  ANY DEVIATIONS FROM THESE STANDARDS MUST BE SPECIFICALLY REQUESTED AND APPROVED IN WRITING TO BE
ACCEPTABLE.  THE APPROVAL OF THIS PRELIMINARY PLAN DOES NOT IMPLICITLY ALLOW ANY DEVIATIONS OR WAIVERS THAT
HAVE NOT BEEN OTHERWISE APPROVED THROUGH THE DEVIATION APPROVAL PROCESS.

15. DEVELOPMENT OF THE PROPERTY WILL BE IN ACCORDANCE WITH THE MOST RECENT VERSION OF THE EL PASO COUNTY LAND
DEVELOPMENT CODE, AS AMENDED, FOR RR-5 ZONES.

16. WATER SERVICES FOR THIS SUBDIVISION WILL BE PROVIDED BY THE SAGE WATER USER AUTHORITY (SAGE) SUBJECT TO THE
DISTRICT'S RULES, REGULATIONS AND SPECIFICATIONS.

17. WASTEWATER WILL BE PROVIDED BY INDIVIDUAL SEPTIC SYSTEMS PER EPC STANDARDS AND REGULATIONS.

18. THERE SHALL BE NO DIRECT LOT ACCESS TO FALCON HIGHWAY.

19. ALL PRIVATE, SHARED ACCESS EASEMENTS WILL BE MAINTAINED BY PEERLESS FARMS HOA.

20. ALL FENCING AND GATES WILL WILL BE OUTSIDE OF OF ALL SHARED PRIVATE ACCESS EASEMENTS.

21. ALL SIDE, FRONT, AND REAR LOT LINES ARE HEREBY PLATTED ON EITHER SIDE WITH A 10 FOOT PUBLIC UTILITY AND DRAINAGE
EASEMENT UNLESS OTHERWISE INDICATED.

22. ALL EXTERIOR SUBDIVISION BOUNDARIES ARE HEREBY PLATTED WITH A 20 FOOT PUBLIC UTILITY DRAINAGE EASEMENT,
UNLESS OTHERWISE INDICATED.

23. THE SOLE RESPONSIBILITY FOR MAINTENANCE OF THESE EASEMENTS IS HEREBY VESTED WITH THE INDIVIDUAL PROPERTY
OWNERS.

24. ALL PRIVATE DRIVEWAYS ARE TO BE MAINTAINED BY THE INDIVIDUAL LOT OWNERS VIA A MUTUAL MAINTENANCE AGREEMENT.

THIS PROPERTY IS LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE MAP,
COMMUNITY MAP NUMBER 08041C0567G, EFFECTIVE DATE __(MODIFICATION WHEN LOMR HAS BEEN APPROVED) AND AS
AMENDED BY THE FEMA APPROVED LETTER OF MAP REVISION (LOMR) CASE NUMBER _______ DATED _______. NO STRUCTURES
ARE PERMITTED WITHIN THE DESIGNATED FLOODPLAIN AREAS. (MODIFICATION OF THIS NOTE MAY BE ALLOWED IF THE INTENT
IS TO ALLOW CONSTRUCTION OF STRUCTURES THROUGH THE FLOODPLAIN DEVELOPMENT PERMIT PROCESS-

EXAMPLE:  RETAINING WALL IN EXCESS OF 4 FEET IS A STRUCTURE.

THIS PROPERTY IS NOT LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE
MAP, COMMUNITY MAPS NUMBERED '08041C0567G', DATED DECEMBER 7, 2018, THE LIMITS OF WHICH ARE SHOWN ON THE
SURVEY.  AREAS WITHIN THE FLOODPLAIN ARE ZONE AE, AREAS OUTSIDE THE FLOODPLAIN ARE ZONE X.

FLOODPLAIN NOTES:
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Ryan Howser
Planner

Ryan Howser
Cloud+
Please update this note. You copied and pasted the note from my previous comment, but you are supposed to fill in the blanks and replace the template text with the appropriate information...

If you are not proposing a LOMR then you can remove the highlighted text.

Ryan Howser
Planner
ND AS
AMENDED BY THE FEMA APPROVED LETTER OF MAP REVISION (LOMR) CASE NUMBER _______ DATED _______. NO STRUCTURES
ARE PERMITTED WITHIN THE DESIGNATED FLOODPLAIN AREAS. (MODIFICATION OF THIS NOTE MAY BE ALLOWED

Ryan Howser
Planner
Per CGS comments, please add an additional note on the plan that basements or crawlspaces are not allowed without data demonstrating adequate separation (approximately 3-5 feet) can be maintained from fluctuating groundwater levels. Basements should not be allowed without groundwater monitoring throughout a 12-month period that clearly indicates adequate separation (approximately 3-5 feet) can be maintained from fluctuating groundwater levels. Impacts to the measured fluctuating groundwater levels from variations in yearly precipitation rates must be included in this analysis. Prior to approval of basement or other habitable below-grade construction site-specific investigations must provide data on the fluctuation of groundwater and how the variation of yearly precipitation rates may impact this fluctuation.

Ryan Howser
Planner
FOR THIS MINOR
SUBDIVISION

Ryan Howser
Planner
Why is this referencing a minor subdivision?

Ryan Howser
Easements
Combine Notes 21, 22, and 23 into one note. Please also note that Note 21 is duplicate of Note 3.

Ryan Howser
Planner
WATER SERVICES FOR THIS SUBDIVISION WILL BE PROVIDED BY THE SAGE WATER USER AUTHORITY (SAGE) SUBJECT TO THE
DISTRICT'S RULES, REGULATIONS AND SPECIFICATIONS.

Ryan Howser
Planner
This is inconsistent with other documentation stating the water will be obtained through wells

Ryan Howser
Planner
These notes are conflicting. This will also need to be updated to reflect private road vs. private driveway.

Ryan Howser
Arrow

Carlos
Text Box
Unresolved Review 1 Comment:
- Please revise floodplain note
- Remove incorrect note

Carlos
Text Box
Unresolved Review 1 Comment:
- Geologic Hazard Note: (to be customized based upon the individual circumstances)
The following lots have been found to be impacted by geologic hazards.  Mitigation measures and a map of the hazard area can be found in the report (Title of Report) by (author of the report) (date of report) in file (name of file and file number) available at the El Paso County Planning and Development Services Department:
Downslope Creep: (name lots or location of area)
Rockfall Source:(name lots or location of area)
Rockfall Runout Zone:(name lots or location of area)
Potentially Seasonally High Groundwater:(name lots or location of area)
Other Hazard:  

Please see the soils and geology reported submitted for hazards identified to fill in the note above.

Carlos
Text Box
Unresolved Review 1 Comment:
- Include street cross section

Christina Prete
Text Box
The soils report states:
"Due to the shallow groundwater conditions encountered near the unnamed intermittent creek, the use of basements on Lots 1, 5, and 6 may be limited. New construction is not currently proposed on lot 3.   If basement construction is proposed on lot 3 in the future, we recommend that those structures be subject to the same feasibility evaluations as recommended above for lots 1, 5, and 6."

"The proposed residences on Lot 1 and 5 and any future structures proposed for lot 3 will need to consider the BFE at the time of construction"
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PEERLESS FARMS

SITUATED IN THE NORTHWEST QUARTER OF SECTION 13, TOWNSHIP 13 SOUTH, RANGE 64 WEST OF THE
6TH P.M., CITY OF PEYTON, COUNTY OF EL PASO, STATE OF COLORADO

SHEET        OF
PEERLESS FARMS PRELIMINARY PLAN - COUNTY FILE NO. SP-21-7

PRELIMINARY PLAN
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16975 FALCON HIGHWAY, PEYTON, CO

SCALE: 1" = 100'NORTH

100'0 50' 200'

PRELIMINARY PLAN
2

W

W

Ryan Howser
Planner

Ryan Howser
Cloud+
LOI calls this a second residence

Ryan Howser
Planner

Ryan Howser
Cloud+
What is this building? It looks like it may be encroaching slightly into the proposed 25 ft setback

Ryan Howser
Planner
Seasonal wet areas should be included as no-build areas or tracts.

Ryan Howser
Planner

Ryan Howser
Cloud+
What is this label?

Ryan Howser
Planner

Ryan Howser
Cloud+
If you are going to propose four lots accessing off of this, then it can't be a driveway - it must be a road. Roads will need to be named.

Carlos
Callout
Add callout that cul-de-sac shall be built to EPC Standard Detail Drawing SD_2-76

Carlos
Callout
Label radius and right-of-way of cul-de-sac. 

Carlos
Callout
Label 60ft ROW and 5' foot public improvement easements.

Carlos
Text Box
Please verify and revise FEMA Floodplain Baseflood Elevations. It appers base flood elevations are not shown and contours do not match with FIRM map.
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PEERLESS FARMS

SITUATED IN THE NORTHWEST QUARTER OF SECTION 13, TOWNSHIP 13 SOUTH, RANGE 64 WEST OF THE
6TH P.M., CITY OF PEYTON, COUNTY OF EL PASO, STATE OF COLORADO

SHEET        OF
PEERLESS FARMS PRELIMINARY PLAN - COUNTY FILE NO. SP-21-7

PRELIMINARY PLAN
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16975 FALCON HIGHWAY, PEYTON, CO

DETAILS
3
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Author: Ryan Howser
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Space: 

Arrow (1)

Subject: Callout
Page Label: [2] 2 PRELIMINARY PLAN
Author: Carlos
Date: 8/3/2023 4:24:18 PM
Status: 
Color: 
Layer: 
Space: 

Add callout that cul-de-sac shall be built to EPC
Standard Detail Drawing SD_2-76

Callout (3)

Subject: Callout
Page Label: [2] 2 PRELIMINARY PLAN
Author: Carlos
Date: 8/9/2023 7:57:10 AM
Status: 
Color: 
Layer: 
Space: 

Label radius and right-of-way of cul-de-sac.

Subject: Callout
Page Label: [2] 2 PRELIMINARY PLAN
Author: Carlos
Date: 8/3/2023 4:25:27 PM
Status: 
Color: 
Layer: 
Space: 

Label 60ft ROW and 5' foot public improvement
easements.

Subject: Easements
Page Label: [1] 1 COVER SHEET
Author: Ryan Howser
Date: 8/2/2023 3:44:48 PM
Status: 
Color: 
Layer: 
Space: 

Combine Notes 21, 22, and 23 into one note.
Please also note that Note 21 is duplicate of Note
3.

Easements (1)

USER AUTHORITY (SAGE) SUBJECT TO THE

ARDS AND REGULATIONS.

RMS HOA.

SS EASEMENTS.

H A 10 FOOT PUBLIC UTILITY AND DRAINAGE

UBLIC UTILITY DRAINAGE EASEMENT,

ESTED WITH THE INDIVIDUAL PROPERTY

VIA A MUTUAL MAINTENANCE AGREEMENT.

Add callout that
cul-de-sac shall be
built to EPC Standard
Detail Drawing
SD_2-76

Label radius and
right-of-way of
cul-de-sac.

Label 60ft ROW and
5' foot public
improvement
easements.

OWNERS.

24. ALL PRIVATE DRIVEWAYS ARE TO BE M

Combine Notes 21, 22, and
23 into one note. Please also
note that Note 21 is duplicate
of Note 3.
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LOI calls this a second residence

Planner (13)

Subject: Planner
Page Label: [2] 2 PRELIMINARY PLAN
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Status: 
Color: 
Layer: 
Space: 

What is this building? It looks like it may be
encroaching slightly into the proposed 25 ft
setback

Subject: Planner
Page Label: [1] 1 COVER SHEET
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Status: 
Color: 
Layer: 
Space: 

Please update this note. You copied and pasted
the note from my previous comment, but you are
supposed to fill in the blanks and replace the
template text with the appropriate information...

If you are not proposing a LOMR then you can
remove the highlighted text.

Subject: Planner
Page Label: [1] 1 COVER SHEET
Author: Ryan Howser
Date: 8/2/2023 3:37:57 PM
Status: 
Color: 
Layer: 
Space: 

ND AS
AMENDED BY THE FEMA APPROVED LETTER
OF MAP REVISION (LOMR) CASE NUMBER
_______ DATED _______. NO STRUCTURES
ARE PERMITTED WITHIN THE DESIGNATED
FLOODPLAIN AREAS. (MODIFICATION OF THIS
NOTE MAY BE ALLOWED

Subject: Planner
Page Label: [1] 1 COVER SHEET
Author: Ryan Howser
Date: 8/2/2023 3:40:36 PM
Status: 
Color: 
Layer: 
Space: 

Per CGS comments, please add an additional note
on the plan that basements or crawlspaces are not
allowed without data demonstrating adequate
separation (approximately 3-5 feet) can be
maintained from fluctuating groundwater levels.
Basements should not be allowed without
groundwater monitoring throughout a 12-month
period that clearly indicates adequate separation
(approximately 3-5 feet) can be maintained from
fluctuating groundwater levels. Impacts to the
measured fluctuating groundwater levels from
variations in yearly precipitation rates must be
included in this analysis. Prior to approval of
basement or other habitable below-grade
construction site-specific investigations must
provide data on the fluctuation of groundwater and
how the variation of yearly precipitation rates may
impact this fluctuation.

LOI calls this a
second residence

What is this building?
It looks like it may be
encroaching slightly
into the proposed 25
ft setback

IMPLEMENTING APPROPRIATE PLANNING, ENGINEERING AND SUITABLE CONSTRUCTION PRACTICES.  **

3. SITE-SPECIFIC SOILS STUDIES SHALL BE PERFORMED FOR THE LOTS WITHIN THIS SUBDIVISION PRIOR TO
FOUNDATION CONSTRUCTION TO IDENTIFY SUBSURFACE SOIL CONDITIONS ANTICIPATED TO SUPPORT
FOUNDATIONS AND PROVIDE PERTINENT GEOTECHNICALLY-RELATED PARAMETERS AND RECOMMENDATIONS
FOR FOUNDATION DESIGN AND CONSTRUCTION. **

4. PREVIOUSLY IDENTIFIED MITIGATION ALTERNATIVES, SURFACE AND SUBSURFACE DRAINAGE SYSTEMS
SHOULD BE CONSIDERED. EXTERIOR, PERIMETER FOUNDATION DRAINS SHOULD BE INSTALLED AROUND
BELOW-GRADE HABITABLE OR STORAGE SPACES. SURFACE WATER SHOULD BE EFFICIENTLY REMOVED FROM
THE BUILDING AREA TO PREVENT PONDING AND INFILTRATION TO THE SUBSURFACE SOIL. **

5. ALL CONSTRUCTION SHOULD REMAIN OUTSIDE THE UNNAMED CREEK DRAINAGEWAY.  IT IS RECOMMENDED
THE UNNAMED CREEK DRAINAGEWAY BE IDENTIFIED AS A “NO BUILD AREA” UNLESS ADDITIONAL STUDIES ARE
PERFORMED, IN CONJUNCTION WITH THE DRAINAGE ENGINEER, PRIOR TO ANY NEW CONSTRUCTION. **

** REFER TO THE SOILS REPORT FOR MORE DETAILED INFORMATION.
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THIS PROPERTY IS LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE MAP,
COMMUNITY MAP NUMBER 08041C0567G, EFFECTIVE DATE __(MODIFICATION WHEN LOMR HAS BEEN APPROVED) AND AS
AMENDED BY THE FEMA APPROVED LETTER OF MAP REVISION (LOMR) CASE NUMBER _______ DATED _______. NO STRUCTURES
ARE PERMITTED WITHIN THE DESIGNATED FLOODPLAIN AREAS. (MODIFICATION OF THIS NOTE MAY BE ALLOWED IF THE INTENT
IS TO ALLOW CONSTRUCTION OF STRUCTURES THROUGH THE FLOODPLAIN DEVELOPMENT PERMIT PROCESS-

EXAMPLE:  RETAINING WALL IN EXCESS OF 4 FEET IS A STRUCTURE.

THIS PROPERTY IS NOT LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE
MAP, COMMUNITY MAPS NUMBERED '08041C0567G', DATED DECEMBER 7, 2018, THE LIMITS OF WHICH ARE SHOWN ON THE
SURVEY.  AREAS WITHIN THE FLOODPLAIN ARE ZONE AE, AREAS OUTSIDE THE FLOODPLAIN ARE ZONE X.

FLOODPLAIN NOTES:

Please update this note. You
copied and pasted the note from
my previous comment, but you are
supposed to fill in the blanks and
replace the template text with the
appropriate information...

If you are not proposing a LOMR
then you can remove the
highlighted text.

CONDITIONS IS MOST EFFECTIVELY ACCOMPLISHED BY AVOIDANCE. HOWEVER, WHERE AVOIDANCE IS NOT A
PRACTICAL NOR ACCEPTABLE ALTERNATIVE, GEOLOGIC CONDITIONS SHOULD BE MITIGATED BY
IMPLEMENTING APPROPRIATE PLANNING, ENGINEERING AND SUITABLE CONSTRUCTION PRACTICES.  **

3. SITE-SPECIFIC SOILS STUDIES SHALL BE PERFORMED FOR THE LOTS WITHIN THIS SUBDIVISION PRIOR TO
FOUNDATION CONSTRUCTION TO IDENTIFY SUBSURFACE SOIL CONDITIONS ANTICIPATED TO SUPPORT
FOUNDATIONS AND PROVIDE PERTINENT GEOTECHNICALLY-RELATED PARAMETERS AND RECOMMENDATIONS
FOR FOUNDATION DESIGN AND CONSTRUCTION. **

4. PREVIOUSLY IDENTIFIED MITIGATION ALTERNATIVES, SURFACE AND SUBSURFACE DRAINAGE SYSTEMS
SHOULD BE CONSIDERED. EXTERIOR, PERIMETER FOUNDATION DRAINS SHOULD BE INSTALLED AROUND
BELOW-GRADE HABITABLE OR STORAGE SPACES. SURFACE WATER SHOULD BE EFFICIENTLY REMOVED FROM
THE BUILDING AREA TO PREVENT PONDING AND INFILTRATION TO THE SUBSURFACE SOIL. **

5. ALL CONSTRUCTION SHOULD REMAIN OUTSIDE THE UNNAMED CREEK DRAINAGEWAY.  IT IS RECOMMENDED
THE UNNAMED CREEK DRAINAGEWAY BE IDENTIFIED AS A “NO BUILD AREA” UNLESS ADDITIONAL STUDIES ARE
PERFORMED, IN CONJUNCTION WITH THE DRAINAGE ENGINEER, PRIOR TO ANY NEW CONSTRUCTION. **

** REFER TO THE SOILS REPORT FOR MORE DETAILED INFORMATION.

THIS PROPERTY IS LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE MAP,
COMMUNITY MAP NUMBER 08041C0567G, EFFECTIVE DATE __(MODIFICATION WHEN LOMR HAS BEEN APPROVED) AND AS
AMENDED BY THE FEMA APPROVED LETTER OF MAP REVISION (LOMR) CASE NUMBER _______ DATED _______. NO STRUCTURES
ARE PERMITTED WITHIN THE DESIGNATED FLOODPLAIN AREAS. (MODIFICATION OF THIS NOTE MAY BE ALLOWED IF THE INTENT
IS TO ALLOW CONSTRUCTION OF STRUCTURES THROUGH THE FLOODPLAIN DEVELOPMENT PERMIT PROCESS-

EXAMPLE:  RETAINING WALL IN EXCESS OF 4 FEET IS A STRUCTURE.

THIS PROPERTY IS NOT LOCATED WITHIN A DESIGNATED FEMA FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE
MAP, COMMUNITY MAPS NUMBERED '08041C0567G', DATED DECEMBER 7, 2018, THE LIMITS OF WHICH ARE SHOWN ON THE
SURVEY.  AREAS WITHIN THE FLOODPLAIN ARE ZONE AE, AREAS OUTSIDE THE FLOODPLAIN ARE ZONE X.

FLOODPLAIN NOTES:
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Per CGS comments, please add an
additional note on the plan that basements
or crawlspaces are not allowed without data
demonstrating adequate separation
(approximately 3-5 feet) can be maintained
from fluctuating groundwater levels.
Basements should not be allowed without
groundwater monitoring throughout a
12-month period that clearly indicates
adequate separation (approximately 3-5
feet) can be maintained from fluctuating
groundwater levels. Impacts to the
measured fluctuating groundwater levels
from variations in yearly precipitation rates
must be included in this analysis. Prior to
approval of basement or other habitable
below-grade construction site-specific
investigations must provide data on the
fluctuation of groundwater and how the
variation of yearly precipitation rates may
impact this fluctuation.
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Why is this referencing a minor subdivision?
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WATER SERVICES FOR THIS SUBDIVISION
WILL BE PROVIDED BY THE SAGE WATER
USER AUTHORITY (SAGE) SUBJECT TO THE
DISTRICT'S RULES, REGULATIONS AND
SPECIFICATIONS.
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This is inconsistent with other documentation
stating the water will be obtained through wells
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These notes are conflicting. This will also need to
be updated to reflect private road vs. private
driveway.
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Seasonal wet areas should be included as no-build
areas or tracts.

PRELIMINARY PLAN NOTES
1. THE FOLLOWING REPORTS HAVE BEEN SUBMITTED IN ASSOCIATION WITH THE PRELIMINARY PLAN FOR THIS MINOR

SUBDIVISION AND ARE ON FILE AT THE COUNTY PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT:  DRAINAGE
REPORT; WATER RESOURCES REPORT; GEOLOGY AND SOILS REPORT; FIRE PROTECTION REPORT; NATURAL FEATURES
REPORT.

2. ALL PROPERTY OWNERS ARE RESPONSIBLE FOR MAINTAINING PROPER STORM WATER DRAINAGE IN AND THROUGH THEIR
PROPERTY. PUBLIC DRAINAGE EASEMENTS AS SPECIFICALLY NOTED ON THE PLAT SHALL BE MAINTAINED BY THE LOT
OWNERS UNLESS OTHERWISE INDICATED.  STRUCTURES, FENCES, MATERIALS OR LANDSCAPING THAT COULD IMPEDE THE
FLOW OR RUNOFF SHALL NOT BE PLACED IN DRAINAGE EASEMENTS.

3. UNLESS OTHERWISE INDICATED, ALL FRONT, SIDE AND REAR LOT LINES ARE TO BE PLATTED ON EITHER SIDE WITH A 10 FOOT
PUBLIC UTILITY AND DRAINAGE EASEMENT.  THE SOLE RESPONSIBILITY FOR MAINTENANCE OF THESE EASEMENTS IS HEREBY
VESTED WITH THE INDIVIDUAL PROPERTY OWNERS.

4. DEVELOPER SHALL COMPLY WITH FEDERAL AND STATE LAWS, REGULATIONS, ORDINANCES, REVIEW AND PERMIT
REQUIREMENTS, AND OTHER AGENCY REQUIREMENTS, IF ANY, OF APPLICABLE AGENCIES INCLUDING, BUT NOT LIMITED TO,
COLORADO PARKS AND WILDLIFE, COLORADO DEPARTMENT OF TRANSPORTATION, U.S. ARMY CORPS OF ENGINEERS AND THE
U.S. FISH AND WILDLIFE SERVICE REGARDING THE ENDANGERED SPECIES ACT, PARTICULARLY AS IT RELATES TO THE LISTED
SPECIES (E.G., PREBLE’S MEADOW JUMPING MOUSE).

5. NO DRIVEWAY SHALL BE ESTABLISHED UNLESS AN ACCESS PERMIT HAS BEEN GRANTED BY EL PASO COUNTY.

6. MAILBOXES SHALL BE INSTALLED IN ACCORDANCE WITH EL PASO COUNTY AND US POSTAL SERVICE REGULATIONS.

7. EXCEPT AS OTHERWISE NOTED ON THE PRELIMINARY PLAN, INDIVIDUAL LOT PURCHASERS ARE RESPONSIBLE FOR
CONSTRUCTING DRIVEWAYS, INCLUDING NECESSARY DRAINAGE CULVERTS PER LAND DEVELOPMENT CODE SECTION 6.3.3.C.2
AND 6.2.2.C.3.  DUE TO THEIR LENGTH, SOME OF THE DRIVEWAYS MAY NEED TO BE APPROVED BY THE FALCON FIRE

ATION WITH THE PRELIMINARY PLAN FOR THIS MINOR
D COMMUNITY DEVELOPMENT DEPARTMENT:  DRAINAGE
REPORT; FIRE PROTECTION REPORT; NATURAL FEATURE

G PROPER STORM WATER DRAINAGE IN AND THROUGH T

Why is this
referencing a minor
subdivision?

WITHIN DESIGNATED DRAINAGE EASEMENTS, THE FLOODPLAIN, LANDSCAPE BUFFERS, SETBACKS SIGHT DISTANCE
TRIANGLES, ETC..  NO-BUILD AREAS WITHIN INDIVIDUAL LOTS ARE THE RESPONSIBILITY OF THE PROPERTY OWNER.

10. SUBDIVISION SIGNAGE IS NOT APPROVED WITH THIS PLAN. A SEPARATE SIGN PERMIT IS REQUIRED. CONTACT THE EL PASO
COUNTY PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT AT 2880 INTERNATIONAL CIRCLE FOR A SIGN PLAN
APPLICATION.

11. ALL "STOP SIGNS" AND OTHER TRAFFIC CONTROL SIGNAGE SHALL BE INSTALLED BY THE DEVELOPER AT LOCATIONS SHOWN
ON THE SITE DEVELOPMENT PLAN TO MEET MUTCD STANDARDS.

12. PRIOR TO BUILDING PERMIT APPROVAL, A FINAL SUBDIVISION PLAT SHALL BE SUBMITTED FOR REVIEW BY THE EL PASO
COUNTY PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT, AND APPROVAL BY THE BOARD OF COUNTY COMMISSIONERS,
AND THE PLAT MUST BE RECORDED, OR AUTHORIZED DESIGNEE, AND THE PLAT SHALL BE RECORDED.

13. ALL STREETS SHALL BE NAMED AND CONSTRUCTED TO EL PASO COUNTY STANDARDS AND/OR ANY APPROVED DEVIATIONS.
PRIVATE STREETS/DRIVES SHALL BE OWNED AND MAINTAINED BY EACH INDIVIDUAL OWNER.

14. NOTWITHSTANDING ANY AND/OR ASSOCIATED PUBLIC IMPROVEMENTS OR GRAPHIC REPRESENTATION, ALL DESIGN AND
CONSTRUCTION RELATED TO ROADS, STORM DRAINAGE AND EROSION CONTROL SHALL CONFORM TO THE STANDARDS AND
REQUIREMENTS OF THE MOST RECENT VERSION OF THE RELEVANT ADOPTED EL PASO COUNTY STANDARDS, INCLUDING THE
LAND DEVELOPMENT CODE (LDC), THE ENGINEERING CRITERIA MANUAL, THE DRAINAGE CRITERIA MANUAL (DCM), AND DCM
VOLUME 2.  ANY DEVIATIONS FROM THESE STANDARDS MUST BE SPECIFICALLY REQUESTED AND APPROVED IN WRITING TO BE
ACCEPTABLE.  THE APPROVAL OF THIS PRELIMINARY PLAN DOES NOT IMPLICITLY ALLOW ANY DEVIATIONS OR WAIVERS THAT
HAVE NOT BEEN OTHERWISE APPROVED THROUGH THE DEVIATION APPROVAL PROCESS.

15. DEVELOPMENT OF THE PROPERTY WILL BE IN ACCORDANCE WITH THE MOST RECENT VERSION OF THE EL PASO COUNTY LAND
DEVELOPMENT CODE, AS AMENDED, FOR RR-5 ZONES.

16. WATER SERVICES FOR THIS SUBDIVISION WILL BE PROVIDED BY THE SAGE WATER USER AUTHORITY (SAGE) SUBJECT TO THE
DISTRICT'S RULES, REGULATIONS AND SPECIFICATIONS.

17. WASTEWATER WILL BE PROVIDED BY INDIVIDUAL SEPTIC SYSTEMS PER EPC STANDARDS AND REGULATIONS.

18. THERE SHALL BE NO DIRECT LOT ACCESS TO FALCON HIGHWAY.

19. ALL PRIVATE, SHARED ACCESS EASEMENTS WILL BE MAINTAINED BY PEERLESS FARMS HOA.

20. ALL FENCING AND GATES WILL WILL BE OUTSIDE OF OF ALL SHARED PRIVATE ACCESS EASEMENTS.

21. ALL SIDE, FRONT, AND REAR LOT LINES ARE HEREBY PLATTED ON EITHER SIDE WITH A 10 FOOT PUBLIC UTILITY AND DRAINAGE
EASEMENT UNLESS OTHERWISE INDICATED.

22. ALL EXTERIOR SUBDIVISION BOUNDARIES ARE HEREBY PLATTED WITH A 20 FOOT PUBLIC UTILITY DRAINAGE EASEMENT,
UNLESS OTHERWISE INDICATED.

23. THE SOLE RESPONSIBILITY FOR MAINTENANCE OF THESE EASEMENTS IS HEREBY VESTED WITH THE INDIVIDUAL PROPERTY
OWNERS.

24. ALL PRIVATE DRIVEWAYS ARE TO BE MAINTAINED BY THE INDIVIDUAL LOT OWNERS VIA A MUTUAL MAINTENANCE AGREEMENT.
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If you are going to propose four lots accessing off
of this, then it can't be a driveway - it must be a
road. Roads will need to be named.
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Unresolved Review 1 Comment:
- Please revise floodplain note
- Remove incorrect note
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Unresolved Review 1 Comment:
- Geologic Hazard Note: (to be customized based
upon the individual circumstances)
The following lots have been found to be impacted
by geologic hazards.  Mitigation measures and a
map of the hazard area can be found in the report
(Title of Report) by (author of the report) (date of
report) in file (name of file and file number)
available at the El Paso County Planning and
Development Services Department:
§Downslope Creep: (name lots or location of area)
§Rockfall Source:(name lots or location of area)
§Rockfall Runout Zone:(name lots or location of
area)
§Potentially Seasonally High Groundwater:(name
lots or location of area)
§Other Hazard:  

Please see the soils and geology reported
submitted for hazards identified to fill in the note
above.
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Unresolved Review 1 Comment:
- Include street cross section
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Please verify and revise FEMA Floodplain
Baseflood Elevations. It appers base flood
elevations are not shown and contours do not
match with FIRM map.
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The soils report states:
"Due to the shallow groundwater conditions
encountered near the unnamed intermittent creek,
the use of basements on Lots 1, 5, and 6 may be
limited. New construction is not currently proposed
on lot 3.   If basement construction is proposed on
lot 3 in the future, we recommend that those
structures be subject to the same feasibility
evaluations as recommended above for lots 1, 5,
and 6."

"The proposed residences on Lot 1 and 5 and any
future structures proposed for lot 3 will need to
consider the BFE at the time of construction"

Please verify and revise FEMA
Floodplain Baseflood Elevations. It
appers base flood elevations are
not shown and contours do not
match with FIRM map.
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1. A SOILS AND GEOLOGOY STUDY FOR ROBERT W
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PRELIMINARY PLAN SUBMITTED TO THE EL PAS
COMMUNITY DEVELOPMENT FILE NUMBER [TBD
FAMILIAR WITH THIS REPORT AND ITS CONTENT

2. THE PROPOSED DEVELOPMENT IS FEASIBLE. T
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SOILS & GEOLOGY CONDITION

THIS PROPERTY IS LOCATED WITHIN A DESIGNATED FEMA FL
COMMUNITY MAP NUMBER 08041C0567G, EFFECTIVE DATE
AMENDED BY THE FEMA APPROVED LETTER OF MAP REVISIO

FLOODPLAIN NOTES:

The soils report states:
"Due to the shallow groundwater
conditions encountered near the
unnamed intermittent creek, the
use of basements on Lots 1, 5,
and 6 may be limited. New
construction is not currently
proposed on lot 3.   If basement
construction is proposed on lot 3
in the future, we recommend
that those structures be subject
to the same feasibility
evaluations as recommended
above for lots 1, 5, and 6."

"The proposed residences on
Lot 1 and 5 and any future
structures proposed for lot 3 will
need to consider the BFE at the
time of construction"
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