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AutoCAD SHX Text
A GEOLOGIC HAZARD EVALUATION WAS PREPARED BY ROCKY MOUNTAIN GROUP (RMG) ON JANUARY 29, 2021, AS REQUIRED BY THE CITY OF COLORADO SPRINGS ZONING CODE SECTION 7.4.5. THE STUDY DID NOT IDENTIFY GEOLOGIC HAZARDS THAT WOULD PRECLUDE THE PROPOSED RESIDENTIAL DEVELOPMENT. CONDITIONS IDENTIFIED INCLUDE : 1. POTENTIAL FILL SOIL POTENTIAL FILL SOIL 2. EXPANSIVE SOILS/BEDROCK EXPANSIVE SOILS/BEDROCK 3. ABANDONED COALMINE SUBSIDENCE ABANDONED COALMINE SUBSIDENCE 4. RADON RADON 5. SEISMICITY SEISMICITY CONCLUSIONS OF THE STUDY INDICATED THAT THESE CONDITIONS CAN BE MITIGATED WITH TYPICAL CONSTRUCTION PRACTICES. MITIGATION RECOMMENDATIONS INCLUDE OVEREXCAVATION AND REPLACEMENT TO ENSURE A MINIMUM OF 3 TO 4-FOOT SEPARATION WILL EXIST BETWEEN EXPANSIVE SOILS/BEDROCK AND BOTTOM OF PROPOSED FOUNDATION COMPONENTS AND SLABS.  THE RISK OF CAVING OR TROUGH SUBSIDENCE FROM ABANDONED COALMINE AFFECTING THE OVERALL DEVELOPMENT IS “LOW”. USE OF SHALLOW FOUNDATION STRUCTURES AND LOW”. USE OF SHALLOW FOUNDATION STRUCTURES AND . USE OF SHALLOW FOUNDATION STRUCTURES AND MINIMAL GRADING AS PROPOSED ARE CONSIDERED RELIABLE METHODS TO REDUCE THE EFFECTS OF POTENTIAL SUBSIDENCE MOVEMENTS. POTENTIAL FILL SOIL, SEISMIC ACTIVITY OR RADON ARE EITHER OF NO SIGNIFICANT CONCERN OR RECOMMENDED FOR TRADITIONAL CONSTRUCTION PRACTICES TO MITIGATE POTENTIAL HAZARDS FOR THE PROPOSED DEVELOPMENT. A WATER TABLE WAS ENCOUNTERED BETWEEN 5' AND 20' BELOW GRADE, WHICH SHOULD NOT AFFECT THE PROPOSED STRUCTURES USING SHALLOW FOUNDATION WITH NO BASEMENTS PLANNED.

AutoCAD SHX Text
A GEOLOGIC HAZARD EVALUATION WAS PREPARED BY ROCKY MOUNTAIN GROUP (RMG) ON JANUARY 29, 2021. THE REPORT INDICATES THAT THE SITE IS CHARACTERIZED BY SURFICIAL SILTY TO CLAYEY SANDS OF VARYING DEPTHS OVERLYING CLAYSTONE AND SANDSTONE BEDROCK.
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THE FEDERAL EMERGENCY MANAGEMENT AGENCY, FLOOD INSURANCE RATE MAP NO. 08041C0512G, EFFECTIVE DATE DECEMBER 7, 2018, INDICATES THE SUBJECT PARCELS TO BE LOCATED IN ZONE X (AREAS DETERMINED OUTSIDE THE 500-YEAR FLOODPLAIN), ZONE X-SHADED (AREAS DETERMINED TO BE WITHIN THE 500-YEAR FLOODPLAIN AND OUTSIDE THE 100-YEAR FLOODPLAIN) AND ZONE AE (BASE FLOOD ELEVATIONS DETERMINED). THE LMIITS OF SAID AE ZONE AND ZONE X-SHADED AREAS ARE SHOWN APPROXIMATELY HEREON. ADDITIONAL HYDROLOGIC STUDIES MAY BE NEEDED TO DETERMINE THE EXACT FLOOD ZONE LIMITS ON THE SUBJECT PARCELS.
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HABITAT FOR SMALL MAMMALS AND BIRDS WOULD BE LIMITED TO THE SMALL DRY CREEK CORRIDOR AND SHALL BE PROTECTED PER STREAMSIDE OVERLAY REQUIREMENTS.
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THERE ARE NO SIGNIFICANT NATURAL OR MANMADE FEATURES ON THE PROJECT SITE. LIMITED EXISTING MATURE, DECIDUOUS TREES SHALL BE DESIGNED AROUND WHERE POSSIBLE TO CREATE COMMUNITY PARK SPACE.
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VEGETATION AND ECOSYSTEMS 

AutoCAD SHX Text
THE VEGETATION OF THE SITE CONSIST OF LIMITED NATIVE GRASSES AND INVASIVE WEEDS. DECIDUOUS TREES AND SHRUBS ARE PRESENT ALONG DRY CREEK CHANNEL.

AutoCAD SHX Text
THE PROPOSED DEVELOPMENT WILL DISTURB THE MAJORITY OF SITE. PROPOSED DEVELOPMENT INCLUDING GRADING AND LANDSCAPE IMPROVEMENTS WILL PROVIDE WILDFIRE MITIGATION. LANDSCAPE AREAS WILL BE LOW MAINTENANCE AND WILL POSE VERY LITTLE WILDFIRE THREAT. THE ADJACENT RAILROAD CORRIDOR ALSO OFFERS A SIGNIFICANT WILDFIRE BUFFER.
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SIGNIFICANT VIEWS 

AutoCAD SHX Text
INTERMITTENT VIEWS TOWARDS PIKES PEAK, CHEYENNE MOUNTAIN AND THE FRONT RANGE CAN BE SEEN FROM THE PROJECT SITE TO THE WEST; PULPIT ROCK IS ALSO VISIBLE TO THE EAST.

AutoCAD SHX Text
OPPORTUNITIES AND CONSTRAINTS FOR DEVELOPMENT ARE AS FOLLOWS: CONSTRAINTS OF THE SITE ARE MINIMAL FOR THE PROPOSED INFILL DEVELOPMENT. 1. SOILS AND GEOLOGIC TEST CONCLUDE THAT THERE ARE EFFECTIVELY NO RISK SOILS AND GEOLOGIC TEST CONCLUDE THAT THERE ARE EFFECTIVELY NO RISK POSED BY THE PROPOSED SHALLOW FOUNDATION STRUCTURES. 2. NOISE FROM THE ADJACENT RAILROAD CORRIDOR WILL BE MITIGATED BASED ON NOISE FROM THE ADJACENT RAILROAD CORRIDOR WILL BE MITIGATED BASED ON ENGINEER STUDY AND RECOMMENDATIONS. OPPORTUNITIES: 1. TO PROVIDE A RESIDENTIAL INFILL DEVELOPMENT THAT MEETS THE REQUESTED R-5 TO PROVIDE A RESIDENTIAL INFILL DEVELOPMENT THAT MEETS THE REQUESTED R-5 ZONING CODE AND BLENDS IN WITH THE SURROUNDING EXISTING RESIDENTIAL AND COMMERCIAL NEIGHBORHOODS. 2. TAKE ADVANTAGE OF FRONT RANGE VIEWS TO THE WEST. ORIENT DEVELOPMENT TAKE ADVANTAGE OF FRONT RANGE VIEWS TO THE WEST. ORIENT DEVELOPMENT TOWARDS THE CREEK WHERE ECONOMICALLY FEASIBLE WHILE MEETING CITY DEVELOPMENT STANDARDS. ADDITIONAL VIEWS TOWARD PULPIT ROCK TO THE EAST SHALL ALSO BE CAPTURED. 3. PROVIDE PEDESTRIAN / RECREATIONAL ACCESS TO CITY TRAIL SYSTEM AND CREEK PROVIDE PEDESTRIAN / RECREATIONAL ACCESS TO CITY TRAIL SYSTEM AND CREEK CORRIDOR. 4. USE AN ARCHITECTURAL STYLE THAT HAS AS LITTLE IMPACT ON THE SITE AS USE AN ARCHITECTURAL STYLE THAT HAS AS LITTLE IMPACT ON THE SITE AS PRACTICAL. ARCHITECTURE SHOULD EMPHASIZE STYLE, MASSING OF FORM WITH A LOW PROFILE, CAREFUL ARTICULATION OF ELEMENTS AND USE OF LOW MAINTENANCE MATERIALS THAT WILL ENHANCE THE SCENIC QUALITIES OF THE SITE.
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DEVELOPMENT CONSIDERATIONS

AutoCAD SHX Text
IT IS STRONGLY RECOMMENDED THAT THE - RESIDENTIAL DEVELOPMENT BEING PROPOSED FOR THIS SITE TAKE PRECAUTIONS TO ASSURE PROPER ENGINEERING AND CONSTRUCTION PRACTICES (COMMON TO COLORADO SPRINGS) BE IMPLEMENTED. AS REQUIRED, MITIGATION RECOMMENDATIONS FOR ENGINEERING DESIGN AND CONSTRUCTION, AS OUTLINED IN THE GEOLOGIC HAZARD EVALUATION, AS PREPARED BY RMG (JANUARY 29, 2021) FOR OVEREXCAVATION AND SHALLOW FOUNDATION STRUCTURES BE FOLLOWED.
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BUILDING FOOTPRINT:              132,761 S.F.  23%%% COVERAGE
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STREAMSIDE REVIEW CRITERIA 

AutoCAD SHX Text
1. HAS THE NATURAL LANDFORM BEEN MAINTAINED WITHIN THE OVERLAY AREA AND DOES GRADING HAS THE NATURAL LANDFORM BEEN MAINTAINED WITHIN THE OVERLAY AREA AND DOES GRADING CONFORM TO THE SPECIFIC GRADING LIMITATIONS OF THIS SECTION AS WELL AS ALL OTHER CITY GRADING AND FILLING REGULATIONS? THE STREAMSIDE AREA IS RETAINED AS OPEN SPACE. THE GRADING WITHIN THE STREAMSIDE IS ASSOCIATED WITH THE PROPOSED PRIVATE DETENTION PONDS, RE: CIVIL. A GRADING AND EROSION CONTROL PLAN IS PART OF THIS SUBMITTAL PER THE STREAMSIDE REQUIREMENTS AND INCLUDES REVEGETATION OF THE GRADED AREAS. 2. DOES THE DEVELOPMENT INCORPORATE THE STREAM ECOSYSTEM INTO THE PROJECT DESIGN AND DOES THE DEVELOPMENT INCORPORATE THE STREAM ECOSYSTEM INTO THE PROJECT DESIGN AND COMPLEMENT THE NATURAL STREAMSIDE SETTING? HAS THE PROJECT BEEN DESIGNED TO LINK AND INTEGRATE ADJACENT PROPERTIES WITH THE STREAM CORRIDOR USING ACCESSWAYS, CREEK FRONT PLAZAS, EMPLOYEE RECREATIONAL AREAS OR OTHER SITE PLANNING AND LANDSCAPING TECHNIQUES WHICH INCLUDE THE STREAM CORRIDOR AS AN AMENITY? THE MAJORITY OF THE STREAMSIDE AREA IS RETAINED AS NATURAL OPEN SPACE, WHICH PROTECTS THE STREAM ECOSYSTEM. LANDSCAPING, AS WELL AS COMMMUNITY OPEN SPACES ALONG THE STREAMSIDE HELPS TO INCLUDE THE STREAM AS AN AMENITY. 3. HAS THE PROJECT BEEN DESIGNED TO MINIMIZE IMPACT UPON WILDLIFE HABITAT AND THE RIPARIAN HAS THE PROJECT BEEN DESIGNED TO MINIMIZE IMPACT UPON WILDLIFE HABITAT AND THE RIPARIAN ECOSYSTEM WHICH EXISTS ON OR ADJACENT TO THE SITE? DOES THE PROJECT DESIGN PROTECT ESTABLISHED HABITAT OR ANY KNOWN POPULATIONS OF ANY THREATENED OR ENDANGERED SPECIES OR SPECIES OF SPECIAL CONCERN? THERE ARE NO KNOWN POPULATIONS OF ANY THREATENED OR ENDANGERED SPECIES OR SPECIES OF SPECIAL CONCERN ON THIS PROPERTY. HABITATS FOR SMALL MAMMALS AND BIRDS WOULD BE LIMITED TO THE SMALL DRY CREEK CORRIDOR AND SHALL BE PROTECTED PER STREAMSIDE OVERLAY REQUIREMENTS.  4. HAVE EXISTING OR POTENTIAL COMMUNITY TRAIL NETWORKS AND OTHER RECREATIONAL OPPORTUNITIES HAVE EXISTING OR POTENTIAL COMMUNITY TRAIL NETWORKS AND OTHER RECREATIONAL OPPORTUNITIES BEEN IDENTIFIED AND INCORPORATED INTO THE PROJECT DESIGN? THERE WILL BE PEDESTRIAL / RECRETIONAL ACCESS TO CIY TRAIL SYSTEM AND THE CREEK CORRIDOR. THIS DEVELOPMENT PROPOSES OPEN COMMUNITY SPACES. 5. HAS THE PROJECT BEEN DESIGNED TO PROTECT THE SUBJECT PROPERTY FROM POTENTIAL FLOOD HAS THE PROJECT BEEN DESIGNED TO PROTECT THE SUBJECT PROPERTY FROM POTENTIAL FLOOD DAMAGE AND TO ACCOMMODATE FLOOD STORAGE AND CONVEYANCE NEEDS? THE PROPOSED PRIVATE EXTENDED DETENTION BASIONS ARE DESIGNED TO ACCOMMODATE THE 100 YEAR STORM EVENT. FLOOD PROTECTION MEASURES ARE INCORPORATED TO PROTECT THE RESIDENTIAL DEVELOPMENT FROM FLOOD DAMAGE. 6. HAVE ALL SIGNIFICANT NATURAL FEATURES WITHIN THE PROJECT STREAMSIDE AREA BEEN IDENTIFIED, AND HAVE ALL SIGNIFICANT NATURAL FEATURES WITHIN THE PROJECT STREAMSIDE AREA BEEN IDENTIFIED, AND HAS THE PROJECT BEEN DESIGNED TO MINIMIZE THE IMPACT ON THESE FEATURES? THERE ARE NO SIGNIFICANT NATURAL OR MANMADE FEATURES ON THE PROJECT SITE. LIMITED EXISTING MATURE, DECIDUOUS TREES SHALL BE DESIGNED AROUND WHERE POSSIBLE TO CREATE COMMUNITY PARK SPACE. 7. DOES THE PROJECT IDENTIFY AND IMPLEMENT THE RECOMMENDATIONS OF ANY APPROVED SUBAREA DOES THE PROJECT IDENTIFY AND IMPLEMENT THE RECOMMENDATIONS OF ANY APPROVED SUBAREA PLANS (SUCH AS THE CITY GREENWAY MASTER PLAN, CITY OPEN SPACE PLAN OR A SPECIFIC DRAINAGE BASIN PLANNING STUDY) AND OF ANY APPROVED PUBLIC WORKS PROJECTS AND HABITAT CONSERVATION PLANS? WE KNOW OF NO SPECFIC CITY PLAN THAT IS DICTATING THE DEVELOPMENT OF THIS PROJECT, HOWEVER AT THE DP STAGE THE LANDSCAPE ARCHITECT WILL VERIFY THAT THIS IS THE CASE.

AutoCAD SHX Text
8. DOES THE PROJECT DESIGN: DOES THE PROJECT DESIGN: A. IMPLEMENT A RIPARIAN BUFFER OF SPECIFIED WIDTH BETWEEN THE DEVELOPED PORTIONS OF THE SITE AND THE ADJACENT WATERWAY TO ASSIST IN PREVENTING POINT AND NONPOINT SOURCE POLLUTANTS AND SEDIMENT FROM ENTERING THE WATERWAY? THE REQUIRED BUFFERS ARE NOTED ON THE STREAMSIDE PLAN THAT FORMS PART OF THE DEVELOPMENT PLAN. THE PROPOSED DEVELOPMENT DOES NOT IMPACT THE INNER OR OUTER STREAMSIDE BUFFER. B. EXCLUDE IMPERVIOUS SURFACES FROM THE INNER BUFFER ZONE AND MEET IMPERVIOUSNESS RESTRICTIONS ACROSS THE ENTIRE OVERLAY? NO IMPERVIOUS SURFACES ARE PROPOSED IN THE INNER AND OUTER BUFFER ZONE OF THE DRY CREEK RUNNING THROUGH THE CENTER OF  BOTH LOTS. THE OUTER BUFFER OF MONUMENT CREEK RUNS THROUGH THE LANDSCAPE BUFFER BUT DOES NOT DISRUPT ANY IMPERVIOUS  AREAS.  C. INCORPORATE ALL STORMWATER BMPS REQUIRED BY CITY ENGINEERING THROUGHOUT THE DEVELOPED SITE AND ADJACENT TO THE   BUFFER TO ENCOURAGE ON SITE FILTRATION OF STORMWATER AND PROTECT WATER QUALITY? THE DRAINAGE REPORT IDENTIFIES ALL BMPS REQUIRED BY CITY ENGINEERING AND THESE WILL BE IMPLEMENTED WITH THE DEVELOPMENT. ON SITE DETENTION AND WATER QUALITY IS PROPOSED AND MEETS CITY ENGINEERING REQUIREMENTS. D. INCORPORATE VISUAL BUFFER OPPORTUNITIES OF THE STREAM BETWEEN IDENTIFIED EXISTING AND/OR PROPOSED PROJECTS ON OPPOSING SIDES OF THE STREAM? ADDITIONAL LANDSCAPING IS PROPOSED BETWEEN BOTH PROPERTIES. THIS WILL PROVIDE A  BUFFER TO THE STREAM AND BOTH PROPERTIES ON OPPOSITE SIDES OF THE CREEK.  9. ARE INNER AND OUTER BUFFER ZONE LANDSCAPING STANDARDS MET? HAVE DISTURBED AREAS BEEN REVEGETATED TO MINIMIZE EROSION AND ARE INNER AND OUTER BUFFER ZONE LANDSCAPING STANDARDS MET? HAVE DISTURBED AREAS BEEN REVEGETATED TO MINIMIZE EROSION AND STABILIZE LANDSCAPE AREAS AND DOES THE PROJECT LANDSCAPING DESIGN SPECIFY PLANTS SELECTED FROM THE RIPARIAN PLANT COMMUNITIES AS SET FORTH IN APPENDIX A OF THE LANDSCAPE POLICY MANUAL? DOES THE PROPOSAL MEET ALL OTHER REQUIREMENTS OF THE CITY'S LANDSCAPE CODE?  PROPOSED AND EXISTING TREES TO MEET THE INNER AND OUTER BUFFER ZONE TREE REQUIREMENTS, WILL BE CONSISTENT WITH THE RIPARIAN PLANT COMMUNITIES IDENTIFIED IN THE LANDSCAPE POLICY MANUAL. THE INNER AND OUTER BUFFER LADSCAPING SHALL MEET ALL CITY STANDARDS. LANDSCAPE ARCHITECT SHALL MEET THESE STANDARDS WHERE APPLICABLE.  10. HAVE STREAM BANK AND SLOPE AREAS BEEN IDENTIFIED (PARTICULARLY THOSE OVER 15 PERCENT SLOPE)? HAS THE DISTURBANCE TO THESE HAVE STREAM BANK AND SLOPE AREAS BEEN IDENTIFIED (PARTICULARLY THOSE OVER 15 PERCENT SLOPE)? HAS THE DISTURBANCE TO THESE AREAS AND ANY PROTECTIVE OR STABILIZING VEGETATIVE COVER BEEN MINIMIZED? DOES THE PLAN PROVIDE FOR THE SUITABLE REVEGETATION AND STABILIZATION OF ANY DISTURBED AREAS? THE SLOPES ARE NOTED ON THE STREAMSIDE PLAN THAT FORMS PART OF THE LAND SUITABILITY ANALYIS. THE MAJORITY OF THE SITE SLOPE IS WITHIN THE 0-8% SLOPE RANGE. THE AREA IN THE STREAMSIDE TO BE DISTURBED IS IN THE VICINITY OF THE PROPOSED DETENTION POND IN THE OUTER STREAMSIDE BUFFER. NATIVE PLANTINGS ARE PROPOSED FOR THE OUTER BUFFER AREA. 11. HAVE OPPORTUNITIES TO RECLAIM THE DRAINAGEWAY BEEN IDENTIFIED AND IMPLEMENTED WHERE PRACTICAL? FOR THIS CRITERION, HAVE OPPORTUNITIES TO RECLAIM THE DRAINAGEWAY BEEN IDENTIFIED AND IMPLEMENTED WHERE PRACTICAL? FOR THIS CRITERION, RECLAMATION CONSTITUTES ANY ACTION THAT IMPROVES THE QUALITY OF THAT DRAINAGEWAY VISUALLY, FUNCTIONALLY OR RECREATIONALLY, AND BRINGS THAT DRAINAGEWAY INTO A MORE NATURAL CONDITION. THE PROPOSED LANDSCAPING/TREES WITHIN THE OUTER BUFFER WILL IMPROVE THE VISUAL QUALITY OF THE CREEK.
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Detention Pond General Note:  The proposed detention pond location is within the outer streamside buffer. Per City code, proposed grading from the toe of a slope adjacent to a stream to the top of the graded slope may not exceed three to one (3:1) unless retaining walls are utilized.  Retaining walls of up to six feet (6') in height (maximum) may be permitted. The walls will require appropriate landscape screening, and the linear extent of any one section of wall may not exceed two-thirds (2///3) of the length of the stream frontage or three hundred feet (300'), whichever is less. Breaks in wall sections required by this section shall be no less than thirty feet (30') in width. Detailed plans for the proposed detention pond, including topographic contour information provided on grading plans at the two foot (2') contour interval, shall be provided as part of the development plan review and included as part of the Streamside Development Plan.  Location of proposed structures, improvements, and impervious surfaces may be impacted if the above slope limitations cannot be met. 
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