@@ DOUGLAS COUNTY

GULAEADIO Department of Community Development

www.douglas.co.us Planning Services

May 22, 2020

James Walker

JRW Family Limited Partnership, LLLP.
5975 E. Jamison Place

Centennial, CO 80172

RE: ZR2020-010 - Pine Canyon Planned Development
Planning Services Initial Review Letter

Dear Mr. Walker:

Thank you for submittal of the Pine Canyon Planned Development (PCPD), a proposal to
rezone approximately 530 acres of land owned by JRW Family Limited Partnership, LLLP. to a
Planned Development consisting of a maximum 1,800 dwelling units (mixed between single-
family detached and attached, and multifamily units), 600,000 square feet of non-residential
square footage with a transportation mobility hub, a resort hotel, a 12-acre school site, and
approximately 190 acres of parks and open space.

Staff completed an initial review of the application and this letter is focused on the
requirements of Section 15 — PD - Planned Development District of the Douglas County
Zoning Resolution (DCZR). The related Water Supply and Appeal will be processed as a
separate concurrent project (M12020-009) and comments are provided in a separate letter.
Attached to this letter are redline comments on the applicant project summary, initial redline
comments on the PCPD, and a preliminary comments letter from Douglas County Public
Works Engineering. Please address redline comments as well as the items discussed below
as part of your resubmittal.

Staff has concerns with the application demonstrating compliance with the Douglas County
2040 Comprehensive Master Plan (CMP) and addressing the Approval Criteria for the Planned
Development District (DCZR Section 1503). The proposed Pine Canyon PD will impact
existing Town of Castle Rock infrastructure, services, and facilities and will require
considerable effort and coordination to address on the part of the applicant.

PROJECT SUMMARY:

1. Thank you for providing a project summary per DCZR Sections 1506.05 and 1507. The
following items within your project summary should be enhanced or addressed with your
resubmittal:

a. The Table of Contents should be expanded or rearranged to include the following
categories and information:

i) The mineral rights owner should be added to page 1.
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vi)

Replace or include within the Project Theme, a general intent statement that
addresses the eight bullet points listed in Section 1501 of the DCZR. The submitted
narrative includes details in various sections, including the CMP analysis, but a
more concise description should be included to begin the narrative.

Include a General Project Concept. The submitted narrative includes details of this
in various sections, but a more concise description should be included.

Proposed development time frame. Include further discussion and details on
phasing of the development and commitments to and timing of infrastructure
improvements. Will the increased traffic and Mobility Hub require planning for and
constructing a new interchange at 1-25?

Relation to existing and adjacent land uses. In this section include a discussion of
how the proposed development is compatible with adjoining land uses. Tie the
discussion to pertinent sections of the PD that address compatibility. What are the
specific buffers, setbacks, and/or lot sizes that will be used to achieve compatibility
with not only existing uses but uses within the proposed PD? Will buffer and open
areas be mitigated for wildfire hazards and potentially lessen their effectiveness?
How do changes to the neighborhood character substantiate the rezoning?

Public Services (description of the availability and adequacy of public services and
facilities).

(1) Water — elaborate on the availability of water and conservation techniques
using information from the water supply documents.

(2) Sewer — provide details on the proposed wastewater system and treatment
plant and location of the facility.

(3) Electric and Gas — provide information about the utility providers and ability or
capacity to serve.

(4) Fire Protection — provide details on the implementation of defensible space,
emergency access and services in this section. The narrative consistently
promotes an alpine setting for the forested part of the property. How will the
alpine setting and preservation of forested areas be achieved while providing
for building sites, roads, and wildfire mitigation?

(5) Schools — include details for how ADUs may impact the commitments to the
school district.

vii) Site Characteristics — provide an analysis of the site characteristics related to the

proposal, including any environmentally hazardous, sensitive or natural resource
areas and how they will be preserved. Provide details on any natural or manmade
hazards.

viii)Impacts on existing flora and fauna — include details on methods for tree
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preservation and wildfire mitigation and point to specific requirements in the PD
document.

Include a detailed discussion on proposed transportation facilities and
improvements. Provide details on the Mobility Hub including the location, proposed
uses, and timing of development. Will the Hub be a public/private partnership?

There may be impacts to wildlife within the forested area of the property. The
narrative states that the balance of the property, outside of the East Plum Creek
Corridor, does not include wildlife movement corridors based on the high traffic



roadways and existing development. Has or will a wildlife study be completed to
verify impacts to wildlife? How much of the Walter J. Scott Riparian Park will be
open for recreation given that much of the Park is in the floodplain?

X) Include a discussion on the individual planning areas including proposed densities,
lot sizes, and ADUs and relate this to the appropriate section(s) of the PD
document. Have ADUs been factored into traffic impacts, school impacts, water
and wastewater facilities?

The PA for the resort/spa is labeled as business and the narrative states that if the
spa is not developed then the PA will allow for complementary uses including
detached single-family cluster and attached single family. The planning area uses
should be identified in the PD. Are uses other than residential and the resort/spa
being considered for this planning area? Is it appropriate to have a hotel/spa within
a residential planning area? The narrative speaks to using high quality, diverse
design techniques. Will the design techniques be development standards or
enforced through covenant-based design standards?

xi) Compliance with the CMP — see items d-g below.

xii) Include a description of the recreational facilities, including details of existing and
proposed park sites, open space and accessibility to parks and open space. Will
proposed trails consist of local and regional connections? The development
provides an opportunity for a major trail connection from the existing East Plum
Creek Trail to Founders Parkway and existing developments to the east. The
Walter J. Scott Riparian Park is mentioned several times in the narrative. Will the
park be open to active or passive recreational opportunities? How will it connect to
the existing East Plum Creek open space owned by the Town of Castle Rock?

Provide certification that owner(s) of mineral rights have been notified of the proposed
development at least 30 days prior to a public hearing.

Include a Comparison Analysis — See chart in Section 1507.12 of the DCZR.

As an urban development, the narrative should review and provide discussion of
policies in Section 5 Community Resources, Section 6 Transportation, Section 7 Water
Supply, Section 8 Environmental Quality, and Section 9 Wildlife of the 2040 CMP.
Under CMP Goal 2-2 address policies 2-2A.1 thru 2-2A.3, under Goal 2-5 address
policy 2-5A.3, and policies 2-6B.3 and 2-6E.3 under Goal 2-6.

Include discussion on how impacts from noise will be addressed. In particular, how will
residential uses be buffered from I-25, Front Street, and Founders Parkway? Policy 2-
6A.1 of the 2040 CMP states “locate residential development away from areas that
exceed an outside noise level of 65 DNL.” The 65 DNL line should be shown on the
PD to guide uses that are less noise sensitive.

The application will be subject to DCZR Planned Development Section 1503, Approval
Criteria for Planned Development Rezoning. Further analysis within the narrative
should be provided for evaluation of the proposal's consistency with the approval
criteria, in particular: Sections 1503.01 (compliance with the CMP), 1503.03
(substantial change in the character of the neighborhood), 1503.04 (adequate public
facilities and services), 1503.05 (adequate roadway capacity), 1503.06 (compatibility
with surrounding land uses), 1503.07 (compatibility with the natural environment), and
1503.10 (conformance with Section 18A, Water Supply Overlay District).

CMP Policies 2-5A.1 through 2-5A.5 discuss natural features, visually sensitive lands,
ridges and bluff lines in urban areas. Provide narrative on Pine Canyon’s efforts to
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minimize impact on natural areas. Policy 2-6E.3 looks to minimize conflicts of
nonresidential with residential developments, and environmentally or visually sensitive
areas. Provide narrative how the eastern business planning area will be consistent with
this policy.

h. We suggest removing many of the pictures that are probably not representative of the
end product (see redlines).

i. Will an HOA or Metro District own and maintain parks and open space? Will these be
public or private?

PLANNED DEVELOPMENT EXHIBIT AND DEVELOPMENT PLAN:

2.

Thank you for submittal of the PCPD exhibit required per DCZR Sections 1506.06,
1506.07, 1508, and 1509. See the attached redline of the PD exhibit, which should be
utilized for preparation of the resubmittal.

WATER SUPPLY AND SANITATION DOCUMENTATION AND ANALYSIS:

3.

Review 2040 CMP Section 7 Water Supply for discussion of the County’s efforts to
promote renewable and dependable water supplies and reduce reliance on Denver Basin
aquifers.

The water supply and water appeal will be referred to the Colorado Division of Water
Resources and the County’s water consultant for review of the submitted water supply
information, and to verify compliance with DCZR Section 18A. The applicant will be
assessed a consultant review fee prior to the Board of County Commissioners hearing.

Additional discussion of the location, timing, and permitting of the wastewater reclamation
plant is needed.

CAPACITY OF PUBLIC FACILITIES AND SERVICES

6.

Thank you for providing a traffic impact study (TIS) per DCZR Section 1506.11.1. County
Public Works Engineering will provide a full review of the TIS and the overall proposal
during the referral period and throughout the process. Please reference the attached May
20, 2020 Public Works Engineering preliminary comments letter and incorporate those
comments within your resubmittal.

DCZR Section 1506.11.2 requires documentation from Castle Rock Fire and Rescue
regarding its capacity to serve the project. Staff has additional comments within the PD
exhibit redlines pertaining to fire protection that should be addressed with your resubmittal.
Please provide any additional information you have received from the Fire District
regarding service to the PD, as the submitted correspondence from Castle Rock Fire
references previous documents that were not provided to Douglas County.

Thank you for submitting documentation from the Douglas County School District (DCSD)
regarding the capacity needs of DCSD resulting from the proposal per DCZR Section
1506.11.3. Staff has additional comments within the PD redlines that should be addressed
with your resubmittal.

ADDITIONAL ISSUES FOR THE REFERRAL PERIOD AND GOING FORWARD:

9.

The Colorado Department of Transportation (CDOT) will be provided a referral request
during the process. The applicant is encouraged to communicate with CDOT in preparation
of the resubmittal and during the review process in general. It will be particularly important
to communicate with CDOT regarding potential dedications, commitments and on- or
offsite improvements related to roadway and transportation infrastructure. With a proposed
underpass of I-25 this will be a major infrastructure component related to the PD.



10.

11.

12.

With the proposed planned development being in the center of Castle Rock the impacts
should be mitigated. This will require discussion and coordination with the Town of Castle
Rock before, during, and after the referral period. It is encouraged that you communicate
with the Town in preparation of the resubmittal and during the review process in general.
There will be impacts to Town services and facilities from the proposed development.
There may be required dedications, commitments and on- or offsite improvements related
to impacts to services and facilities.

Please address compatibility of the PCPD (in particular, road infrastructure and
connectivity) with any plans for development of adjacent parcels owned by Adam B. Scott
and Kyle A. Scott.

Courtesy notifications of an application in process will be mailed to all property owners
abutting the boundaries of the proposed PCPD at the referral period. To date staff has
received several inquiries on the proposal from interested members of the public. Douglas
County strongly encourages that the applicant completes a robust community outreach
with abutting property owners and the public during the review process. If any
correspondence is generated, or if meetings are held, please provide such documentation
to staff.

Once staff has received your resubmittal, we will review it against our redline comments and
the issues described in our letter. Depending upon the thoroughness of the resubmittal in
addressing deficiencies, additional revisions may be necessary, as initial review is intended to
generate a clear and detailed PD for referral agency review. While staff will evaluate your
resubmittal, we reserve the right to provide additional comments on the proposal prior to and
following the referral period. Feel free to contact staff with any questions or concerns as they
arise. We look forward to working with you on this application.

Sincerely,

Matt Jakubowski, AICP Mike Pesicka

Chief Planner

Principal Planner

mjakubow@douglas.co.us mpesicka@douglas.co.us

Attachments: Pine Canyon Planned Development Project Summary — PLANNING SERVICES REDLINES

Pine Canyon Planned Development Exhibit— PLANNING SERVICES REDLINES
Douglas County Public Works Engineering Preliminary Comments letter — May 20, 2020
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The following text, photographs and illustrations contained within
this document are a compilation of the project team’s work, as
well as photographs produced by others for the sole purpose of
communicating a vision and design concept for the community of
Pine Canyon.

PINE CANYON
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Introduction

PROJECT INTRODUCTION

Pine Canyon consists of approximately 530 acres,

located in the heart in Douglas County. The

Provide more details
about the Mobility Hub
including location,
uses and phasing. Will
this be a public/private
partnership? Will the
planning area be a mix
of residential and
commercial?

Il includes a maximum of 1,800 units,

re anticipated to be a mix of Single
detached homes, attached homes, multi-
1omes as well as an allowance for a hotel/
nticipating 220 rooms. In addition to the
ial uses, we anticipate a 12-acre Elementary

ite, and almost 190 acres of Open Space

= UVCL

5% of the property- woven through the

community.

For

past few years, the Pine Canyon ownership

has coordinated with CDOT’s Division of Transit

and Rail, and is extremely excited to have located

a Mobility Hub on the western portion of the

property, adjacent to I-25. This Mobility Hub will

serve residents and businesses throughout the

County as a regional transit location for CDOT’s

statewide Bustang program, as a first phase. The

Mobility Hub is being designed so that when

subsequent different modes of high-speed transit

come online along the Front Range, the Hub will

adapt so that it can best accommodate the needs

of any new form of transportation. In order to

optimize the functionality of the Mobility Hub,

we anticipate a maximum of 600,000 square feet

of non-residential uses in the areas designated

as Business in the Planned Development (PD)

application.

An innovative self-contained water and sanitation

PINE CANYON

system is planned for the Pine Canyon property,
the details of which are included with this

PD application. This system will allow Pine

Canyon to conserve over 50% of its water, while
implementing state-of-the-art treatment and
irrigation technologies. Additionally, a full Traffic
Impact Analysis has been prepared, as well as a full
Drainage Report. The PD document includes maps
depicting the adjacent/surrounding public facilities.
Our team has had discussions with Douglas County
School District, and has been told that we will need
an Elementary School site, which is depicted in the

PD Plan.

The property is already included in the Castle Rock
Fire Protection District, and we anticipate police
service being provided by the Douglas County
Sheriff.

PROJECT THEME

Pine Canyon ownership has explored many
different design alternatives over the last several
decades. Design alternatives have ranged from
creating a private, high-end golf course residential
community, to some portions of the property

as exclusively office/commercial, and several

variations in between.

Over the past couple of decades, ownership
has created both a very high density plan and
a very low density plan for this property, and it

is apparent from market testing that neither of
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those plan options are viable. This PD application
proposes a zoning for the property which creates
an exceptionally designed Douglas County
neighborhood of the highest quality, while
maintaining feasibility based on current and
foreseeable market conditions. This remarkable
project will be achieved through the creation of a
unique mixed-use community via a flexible zoning
proposal that will allow the project to respond to
market conditions in an appropriate and timely

manner.

The overall theme and character for Pine Canyon
has been established to ensure visual harmony
throughout the community, an appropriate and
consistent image within its alpine style setting, and
a richness of visual character. The master plan is
derived in many ways from studying national and
state parks, where active use has been successfully
introduced into exceptional natural places. For
that reason, the project theme and character for
Pine Canyon has been based on architectural and
landscape concepts found most often in those
parks, where the overriding objective was to build
in harmony with nature. The parks” designers
wanted to develop settings where people could

spend part of their lives in -

“wild, scenic, beauty .... as a sanctuary from the

turmoil and artificiality of the city”

Pine Canyon upholds a parallel intent. The
goal is “to create a wholistic community where

our residents can live, work, and play, while

PINE CANYON

enjoying the pleasures of a spectacular Colorado
environment, in a community and in homes that
feel like a natural extension of the landscape” In
order to achieve this goal, Pine Canyon relies upon
two integral guiding principles: Tradition and

Innovation.

The Tradition - The Pine Canyon design concept
extends a distinctive American architectural and
landscape tradition. It has evolved from four

primary sources:

« The rustic buildings of pioneers.

o The Adirondack style, where the desire to
enhance the sense of living-in-the woods led to
highly developed rustic architecture and managed
landscapes.

o The Arts and Crafts movement, which drew

on traditions of craftsmanship developed over
centuries here and in other cultures.

« The naturalistic approach to landscape design.

At Pine Canyon, the intent is to take the next step
in that tradition, to develop styles of architecture
and landscape that capture the spirit of those
historic sources, while meeting the needs of a new,
different population in a contemporary community

— The Innovation.

The roads and structures built in the community
will incorporate the spirit and often the specific
characteristics of traditional styles, because those
earlier practices still make sense in the Pine

Canyon setting. At the same time today’s codes and




technology, combined with the individual lifestyles
and visions of the new residents, will create a new
generation of designs for Pine Canyon, and new

ways of “building in harmony with nature”

Pine Canyon is designed to respect and fulfill the

following:

« To design a community with creative solutions
to the age-old issues of mountain conditions.
These solutions are often represented in traditional
alpine buildings throughout Colorado. Buildings
should not be designed as reproductions or literal
translations of historic vernacular styles, but shall
reflect the sound design principles of historical or

regional precedent. Buildings shall not stand out as

an identifiable “style” from a different time or place.

« To provide compatibility between buildings and
their natural setting. The siting and massing of
buildings shall create a comfortable fit between
architecture and landscape thereby blending
human-made improvements into the natural

setting.

« To establish an overall image or “feel” to the
architecture that meets the expectation of this
Colorado landscape. As a contrast to more urban
developments, Pine Canyon is intended to feel
like a mountain retreat, a place to enjoy a balance
between nature and human-built environments.
Buildings shall use forms that convey a sense

of protection from the weather, indigenous

materials that visually link the architecture to

PINE CANYON

the surrounding environment, colors that blend
buildings into the natural earth and vegetation,
artistry in detail that portrays the cultural and

natural history of Colorado.

« To respond to the opportunities and demands
of the climate. Pine Canyon will make water
conservation a priority from the beginning. The
PD will incorporate everything from yard size
and plant selection to the size and creation of
neighborhood parks and community recreational
spaces as well as traffic planning and placement of
green spaces. The design of the community shall
include functional and visual responses to climate
considerations such as solar orientation with
warm decks and view windows, protection from
prevailing winds, sheltered entries and pedestrian
areas, roof overhangs and thermal protections, and

energy conservation techniques.

« To respect the community context. Both the
overall community of Pine Canyon, and the
individual areas have an existing identity. Design of
buildings shall reinforce the existing images that are
central to a consistent identity for the region, rather
than emphasizing the anomaly of architectural

style.




i
PARTTEWO:

- b

character

PINE CANYON




Hillside Village

The Hillside Village area consists of a combination of larger lots and clustered homesites. This character is generally
anticipated in the more heavily vegetated areas with steeper terrain. The terrain can be used to define logical areas

for the Home sites. Typical buildings are custom homes, semi-custom homes. We anticipate creating Guidelines and
Architectural Standards for the design of Residences at Pine Canyon, including massing, height, color, materials and overall
appearance. The intent of the Architectural character is to encourage a diversity of design within the general project theme,
and at the same time produce a unified and consistent look to the community, reflecting this distinctive property setting.

All improvements are to be integrated into the overall setting.

PINE CANYON
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The 'Ranch House' Concept
Homes that will be highly visible as determined in the

more detailed planning stages, will have a low profile,
with horizontal building massing. To maintain the
low profile, single story look, houses may be designed
with a main level and either a lower level 'walk out' £
or garden level basement, expressed as a part of the
foundation, and may include an upper level with-

'rooms in the roof ', which utilize dormer windows.

PINE CANYON
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Village Area

The Village areas consist of a mix of residential uses, generally as a transition from
the Hillside area, to the more intensive uses closer to the main roadways that
surround the property. Planting is naturalistic, blocks may be large and the roads

irregular to accommodate natural conditions.

The Village areas will contain a mix of Detached Single Family Houses, Cluster

Single Family Houses, Townhouses, and Attached Single Family, with a balance

between landscape and buildings; and a strong interaction of pedestrian and

vehicular uses.

PINE CANYON
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Village Resort Character

Refrain from stating what the
desired uses are. Uses should
be more broad in the narrative.

The Village Resort area is generally defined by the pyopose

DUSIIICSS ZUIIITZ UIT tIIC TasSTSIac U o

e Pine Canyon

property, and is centrally located within Pine Canybn. The character of this area is to be informal, typical of

a mountain style resort. The desired use is a Resort/Spa with potential lodging type uses in either a central

building or smaller clustered buildings throughout the Resort area.

While the desired use is for a Resort/Spa this area will allow a mix of complimentary uses if a Resort/Spa

developer is not willing to commit to the development of this area. The complimentary uses would allow for the

potential of Detached Single Family Cluster and Attached Single Family with an interaction of pedestrian and

vehicular uses.

PINE CANYON
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Does this relate to
the PD?
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Village Core

The Village Core area is generally identified as the Business area on the west side of I-25, and the Multi-Family areas.
These areas consists of the greatest variety of uses, with an emphasis on Corporate or Educational uses. This area may
have larger blocks; streets have steady street tree planting and buildings are set close to wide sidewalks. The area consists
of a higher density mix of uses that accommodate retail, offices, townhomes and apartments within the Business area,
and specifically the Mobility Hub on the west side of I-25. It has a tighter network of streets, with wide sidewalks and

plazas, steady street tree planting and buildings set close to the sidewalks.

Medium to high-Density Mixed Use buildings, entertainment, Civic and Cultural uses are desired surrounding the
Mobility Hub. Attached buildings forming public spaces; high pedestrian and potential transit activity. Employment uses
consisting of primarily office and light industrial/manufacturing type uses may also be in this area. This area is west of
I-25 and is generally located between I-25 and the railroads to the west of I-25. The existing uses to the north of this area

are similar light industrial/manufacturing type uses.

PINE CANYON
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COMPREHENSIVE PLAN
CONSISTENCY

This section analyzes the Pine Canyon proposal
for consistency with the Douglas County
Comprehensive Plan. The blue text comes directly

from the Douglas County Comprehensive Plan.
URBAN LAND USE

Urban development is generally characterized

by residential uses at a gross density greater

than one dwelling unit per 2.5 acres, although
densities of a particular development within an
urban area may be lower. Commercial, business,
and industrial zoning, including uses within a
planned development that are of a similar scale and

character, are also considered to be urban.

Urban land uses are directed primarily to the
northern portion of the County, including the
Primary Urban Area, Chatfield Urban Area, and
municipalities, as well as existing Separated Urban

Areas as depicted on the Land Use Map.

The Plan includes information and ideas compiled
from public input and planning staff analysis
conducted in the preparation of this update. The
urban land use section also draws from the Metro
Vision 2040 Plan, adopted by the Denver Regional
Council of Governments (DRCOG) in recognition
and support of regional goals and objectives

for open space, freestanding communities, a
balanced transportation network, urban centers,

environmental quality, and senior-friendly

PINE CANYON

development.

Urban development in Douglas County should
consider environmental and visual resources that
include wildlife, habitat, recreation, and sense of
place. Balancing these values as the County grows
will ensure a high quality of life for current and

future citizens.

Pine Canyon is being planned as a high-quality,
stand-alone community that includes over 35% of
the property as open space. The distinct vegetation
and natural terrain, as well as the strong character
that has been developed for the design of the
community will contribute to the creation of a
unique sense of place, and ensure a high quality of

life for current and future citizens.

GENERAL URBAN LAND USE
Goal 2-1

Improve and enhance existing infrastructure;
support healthy living; reduce vehicle miles
travelled; maintain air quality standards; and

conserve open space.

The Pine Canyon property is well supported by
existing surrounding infrastructure, and anticipates
providing its fair share towards mitigating impacts
from the development of this property. Further,
this unique opportunity includes land for a Mobility
Hub. The ownership group has coordinated with
CDOT’s Division of Transit and Rail, and is
extremely excited to have located a Mobility Hub

on the western portion of the property, adjacent

to I-25. This Mobility Hub will serve residents and




businesses throughout the County as a regional
transit location for CDOT’s statewide Bustang
program, as a first phase. A consistent transit
service for Douglas County will not only provide
residents with a dependable commuting option
up and down the Front Range, it will also mitigate
traffic, reduce sinlge-occupancy vehicle miles,
assist in maintaining air quality standards, and
will help make travel times on I-25 more reliable.
The Mobility Hub is being designed so that when
subsequent different modes of high-speed transit
come online along the Front Range, the Hub will
adapt so that it can best accommodate the needs of
any new form of transportation, which will reduce
vehicle miles, and assist in maintaining air quality
standards. The proposal also includes almost 190
acres of Open Space/Park uses, a portion of which
will complete an important link of Open Space

along the Plum Creek corridor.

Objective 2-1A
Direct urban-level development to designated

urban areas.

The Pine Canyon property is located within a

designated urban area.

POLICY 2-1A.1

Limit and direct urban development to the Primary
Urban Area (PUA), Separated Urban Areas (SUAs),
Chatfield Urban Area, and Municipal Planning
Areas depicted on the CMP Land Use Map.

The Pine Canyon property is located within the
Municipal Planning Area identified on the CMP
Land Use Map.

PINE CANYON

POLICY 2-1A.2
Prioritize the build-out of existing urban areas over

approval of new urban development.

The Pine Canyon property is surrounded by

existing urban level of development.

Objective 2-1B
Encourage development that supports healthy

communities.

The Pine Canyon proposal includes a significant
amount of connected Park and Open Space areas
with anticipated trail corridors, a mix of housing
types, a transit Mobility Hub, and anticipated non-
residential uses which, when taken in combination,
all contribute to the creation of a healthy

community.

POLICY 2-1B.1
Encourage health-promoting design through the

development review process.

With over 190 acres of Open Space/Park areas
woven through the community, many opportunities
for healthy outdoor activities will be identified in

the future more detailed design efforts.

POLICY 2-1B.2
Support community efforts that provide healthy

lifestyle choices.

We anticipate having a robust HOA/District that
will also encourage community efforts that provide

healthy lifestyle choices through community events,




trail and park maintenance, etc.

Objective 2-1C
Ensure development in designated urban areas is

consistent with the CMP.

This proposal includes a detailed analysis of

consistency with the CMP.

POLICY 2-1C.1

Achieve consistency among land use and
development regulations, the Capital Improvements
Program, and this Plan through careful review

and coordination during the development review

process.

As part of the submittal of this application we

have carefully reviewed this plan, we anticipate

as the County agencies review and coordinate
during the review process the proposal will achieve

consistency with all regulations.

POLICY 2-1C.2

Determine the actual density or intensity of
development at time of subdivision or site
improvement plan by considering the potential
environmental and visual impacts; availability of
community facilities and services; and compatibility

with existing, adjacent or planned uses.

We have provided the density of the adjacent
properties where possible. The proposal is
compatible both in terms of the type of use,
residential on the east side of the property, and
Mixed Use on the east side of the property, and

density at our property boundaries.

PINE CANYON

POLICY 2-1C.3
Support the rezoning of urban zoned lands to be

consistent with the Plan’s goals, objectives, policies,

and Land Use Map.

As part of the submittal of this application we
have carefully reviewed this Plan’s goal, objectives,
policies, and Land Use Map. We are providing a
point by point analysis as part of this proposal.

Goal 2-2
Support environmental systems comprised of water,
wildlife, wildlife habitat, recreation and sense of

place.

In addition to the extensive trail system, which was
designed to limit impact on wildlife, Pine Canyon
is proud to propose establishment of the Walter J.
Scott Riparian Park. This 60+ acre section of the
land will be dedicated via a conservation easement
to maintain its riparian nature, its recreational

essence, and its agricultural history.

Objective 2-2A
Balance development with preservation of

environmental and visual resources.

Over 35% of the property is being proposed for
Open Space/Park uses, an important link along
Plum Creek is a part of this important Open Space
network. The character and style as presented

in this proposal is intentional, the intent is to
compliment the environment and visual resources
that exist on the property with the proposed

development.

POLICY 2-2A.1




New development located in proximity to moderate
to high value wildlife habitat should include a study
and inventory of habitats, movement corridors, and

habitat linkages.

The property is, to an extent, surrounded by
existing urban level development. The west side

of the property proposes the land along the Plum
Creek corridor as Open Space. The East side of the
property is bounded by I-25 on the west, State Hwy
86 (Founders Parkway) on the east, and existing
urban level development along the entire southern
boundary. The Plum Creek corridor, and all of the
wildlife habitats and passages which run through
it, is being preserved as the Walter J. Scott Riparian
Park, the balance of the property does not include
movement corridors based on the high traffic

roadways and existing development.

POLICY 2-2A.2

New development should support, through

the provision of significant open space, the
conservation of habitats, movement corridors, and

habitat linkages as indicated in the study.

The significant corridor is the Plum Creek corridor,
which is proposed to be preserved as Open Space
as the Walter J. Scott Riparian Park. This section
represents the highest concentration of wildlife
habitats and movement passageways. Additionally,
the winding network of trails was designed to limit

impacts upon wildlife.

POLICY 2-2A.3

Any new development should include a
comprehensive trail study that considers
wildlife, habitat, wetlands, and local and regional

connections for all users. Studies should account for

PINE CANYON

off-site conditions and impacts.

The proposal does include a comprehensive trail
network, additionally we anticipate connecting to
the existing trail networks in the area providing a

robust, regional connected trail network.

Goal 2-3
Provide connected parks, trails, and recreational
facilities appropriate to the scale of the

development.

The proposal includes a well-connected Park and
Open Space network. The County requirement

is for Local Parks to be provided for at a size
requirement of 0.015 per unit, and Regional Park
are to be provided for at a size requirement of 0.030
per unit (the Board may also consider alternative
park land dedication formulas for multi-family
development proposals). Not considering an
alternative land dedication formula for the 800
proposed Multi-Family units, the requirements

are 27 acres of neighborhood parks, and 54 acres
of Regional Park. As currently proposed, Pine
Canyon includes approximately 190 acres being

of Park/Open Space uses, including the 60+ acrea
Walter J. Scott Riparian Park, and we look forward
to working with Douglas County Parks department

to best identify the areas for their needs.

Objective 2-3A
Demonstrate the provision of neighborhood and

community parks, trails, and recreational facilities.

The proposal for Pine Canyon includes a robust
trail network, with connected Park and Open Space
areas. As we move into the more detailed design

stage of the entitlement process we look forward to




analyzing the park and recreation designs.

POLICY 2-3A.1
Ensure new development proposals provide parks
and trails that are accessible to all, including young

children, teenagers, the disabled, and older adults.

As we move beyond the zoning stage of the
entitlement efforts, we look forward to working
with the County to ensure that portions of the 190
acres that are being set aside for Park, Open Space

and Trail corridors that are accessible to all.

POLICY 2-3A.2

Strongly encourage multi-use trails to connect
urban residential development to parks,

open spaces, schools, recreational facilities,
neighborhood and community activity centers, to
other neighborhoods, and to a network of public
trails. Ensure that amenities such as benches, tables,
restrooms, and drinking fountains are provided

where appropriate.

Even at the Zoning stage of the design, we are
providing Open Space corridors that we anticipate
will include trails where practical. We will work
with the County at the appropriate time to ensure
that the appropriate amenities are included within
the well-connected, multi-use trail network already

anticipated for Pine Canyon.

POLICY 2-3A.3

Encourage the construction of recreation centers
in new residential development or contributions
toward the expansion of the existing facilities, to

lessen the burden on existing public facilities.

PINE CANYON

At the next stage in the design efforts we will
analyze the appropriate location and type of

recreation uses within the Pine Canyon community.

POLICY 2-3A.4
Ensure that tot lots, pocket parks, and other
recreational facilities are provided in urban

developments.

Tot lots, pocket parks and other recreational
facilities are an incredibly important part of
creating a quality, healthy and marketable
community. The details of the design and location
of these elements will be defined in the more
detailed phases of the design of the Pine Canyon

community.

Goal 2-4
Establish public spaces or gathering places in new

and existing neighborhoods.

Public spaces and gathering spaces will be provided

within the Pine Canyon community.

Objective 2-4A
Locate gathering places and activity centers to serve
as the heart of a community, to provide a sense of

identity, and a place for services.

Even at the zoning stage of the entitlement efforts,
we are depicting a connected Park and Open Space
network that will include gathering places and
activity areas that will provide the community with
a unique identity, and provide places for residents

to recreate and socialize.

POLICY 2-4A.1




Consider existing or planned, adjoining
development when designing neighborhood

centers.

We have been working on the design and
buffering of the adjacent existing and planned
adjoining development throughout the entire
planning process. Pine Canyon will have several
varied neighborhood centers, all of which will
be connected to the trail network through a
combination of off-street trails and sidewalks
where appropriate. We anticipate that the area
surrounding the Mobility Hub will act as the
primary Neighborhood Center, and the proposal
includes a connection from the more residential
eastern portion of the property underneath

I-25, providing a direct link for the Pine Canyon

community.

SECTION 2 URBAN LAND USE

POLICY 2-4A.2

Plan neighborhood centers as a focal point and a
gathering space for residents, including, but not
limited to, the following uses:

o Elementary school

« Neighborhood park

« Small single- and mixed-use retail and residential

development

small-scale Mixed Use Retail in close proximity to
the Mobility Hub on the west side of the property.
Within the Resort/Spa area, we anticipate services
such as a restaurant and spa services being available
to the community. The community includes
connected Open Space that will include linked

trails and pedestrian paths.

POLICY 2-4A.3
Link neighborhood centers to residential
development through a system of trails and

sidewalks.

The residential areas in Pine Canyon will be
linked to the Neighborhood Center areas with a

combination of trails and sidewalks.

POLICY 2-4A.4
Plan neighborhood centers that are easily
accessible, centrally located, and visible to the

community.

Neighborhood center type uses include the
Elementary School, Neighborhood Parks, the
Resort/Spa, and the area surrounding the Mobility
Hub. All of these areas are easily accessible and

visible to the community.

POLICY 2-4A.5

o Recreation center or other public or
neighborhood facility

» Open space

o Linked trails and pedestrian paths

More specific
design standards
should discussed in
the narrative and
listed in the PD
document.

thborhood centers to reflect and
rrounding development by using high-

at considers compatible scale,

. materiqls, and other architectural

ics.

The Pine Canyon proposal includes a centrally

located Elementary School on the eastern portion

of the property. Neighborhood Park areas are
included throughout the property, we anticipate

PINE CANYON

The proposal includes imagerand design intent
statements that will be utilized in the creation of

Architectural Guidelines that will ensure a cohesive
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and unique high-quality design for the community.

POLICY 2-4A.6
Design neighborhood centers to be pedestrian
oriented and supportive of a wide range of

transportation choices.

Pine Canyon will have several varied neighborhood
centers, all of which will be connected to the

trail network through a combination of off-street
trails and sidewalks where appropriate. The most
significant neighborhood center is likely to be
surrounding the Mobility Hub, which provides an

alternate transportation choice.

Goal 2-5
Design development to complement both the

natural and historic landscape.

The overall theme and character for Pine Canyon
has been established to ensure visual harmony
throughout the community, an appropriate and
consistent image within its alpine style setting, and
a richness of visual character. The master plan is
derived in many ways from studying national and
state parks, where active use has been successfully
introduced into exceptional natural places. For
that reason, the project theme and character for
Pine Canyon has been based on architectural and
landscape concepts found most often in those
parks, where the overriding objective was to build
in harmony with nature. Additionally, the riparian
aesthetic and agricultural history of the region will
both be honored and maintained via the Walter J.

Scott Riparian Park.

Objective 2-5A

Minimize the impact of development on natural

PINE CANYON

and historic resources.

Include more
details of

The Pine Canygh propdpreservation of
maintain significant ardnatural resources [he
including wildlife.

in

Walter J. Scott Riparia
the vibrant natural habitats around Plum Creek,
and to honor the historic agricultural uses that the
ownership family has perpetually sustained for over

100 years.

POLICY 2-5A.1
Locate development away from environmentally
and visually-sensitive lands, including, but not

limited to, primary ridges, bluffs, and horizon lines.

Many of the primary ridges have been incorporated

into the connected Open Space network.

POLICY 2-5A.2
Protect the integrity of urban areas by protecting,
where appropriate, views to and from significant

natural features.

The Pine Canyon property has been planned to
incorporate significant natural features into the

proposed Open Space network.

POLICY 2-5A.3

Design drainageways to reflect or complement the
natural landscape, incorporate and enhance natural
vegetation, minimize hard improvements, and

provide wildlife habitat and recreational amenities.

The primary drainage way is Plum Creek, which
is protected in a proposed Open Space area.
Additionally the smaller natural drainage areas
on the east side of the property are generally

incorporated into the connected Open Space
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network.

POLICY 2-5A.4

Use creative design and planning approaches to
mitigate environmental and visual impacts on the
natural terrain, such as bluff lines, open spaces,
hogbacks, major drainageways, or other adjacent

topographical features.

The Open Space network, including the large Plum
Creek corridor area, has been planned to mitigate
environmental and visual impacts to the natural

terrain.

POLICY 2-5A.5
Encourage compact development patterns that

conserve natural resources.

The proposal includes a mix of housing types that
include compact development patterns surrounded

by the coordinated Open Space network.

POLICY 2-5A.6
Encourage new development to incorporate,
conserve, and re-use historic structures and cultural

resources.

The primary cultural resources on the property
include the Plum Creek corridor and the more
heavily vegetated areas on the eastern side of the
property. The Plum Creek corridor has been
incorporated into an Open Space area, and many
of the more heavily vegetated areas on the eastern
side of the property are also included in Park/Open

Space areas and will likely include trail corridors.

POLICY 2-5A.7

Minimize impacts of new development adjacent

PINE CANYON

to state parks through the establishment of
appropriate land uses, provision of open space,
visual buffering and screening, and other

techniques.

The Pine Canyon property is not adjacent to a State
Park.

Goal 2-6
Achieve compatibility between residential and
nonresidential land uses, in terms of land use and

design.

The Pine Canyon property includes buffer areas
on the eastern and more residential portion of the
property, we have planned the property to have
the residential uses adjacent to our neighbors be
compatible. The western portion of the property
includes similar non-residential uses on the edges

of the property.

Objective 2-6A
Locate new residential development adjacent to

compatible land uses.

The primary residential uses are proposed on the
eastern portion of the property, and are compatible
with the existing residential along the southern

boundary of the eastern portion of Pine Canyon.

POLICY 2-6A.1
Locate residential development away from areas

that exceed an outside noise level of 65 DNL.

The primary residential uses are located on the
eastern side of the property and there are no

unacceptable noise levels.




POLICY 2-6A.2

Mitigate noise using setbacks, berms, and building
materials. High sound walls located adjacent to the
street pavement or sidewalks without landscaping
or berming, that limits important views, is

inconsistent with this Plan.

We are not planning on utilizing sound walls.

POLICY 2-6A.3

Locate residential development away from intensive
industrial uses that emit noise, dust, fumes, odors,
refuse, smoke, vapor, light, and vibration, including
wastewater treatment plants, environmentally
hazardous areas, or other land uses that pose a

threat to public health and safety.

There are no planned residential areas planned in
proximity to intensive industrial uses, or other land
uses that would pose a threat to public health or
safety.

Objective 2-6B

Use design techniques and land use elements
to provide compatibility between residential
and nonresidential uses and create a sense of

community identity.

At the more detailed design stage we will be
better able to identify design techniques that will
provide compatibility between residential and non-

residential uses.

POLICY 2-6B.1
Use natural landscape features to define

development boundaries where appropriate.

PINE CANYON

The natural topography and vegetation have been
used to aid in defining the areas of development,

and the coordinated Open Space network.

POLICY 2-6B.2
Blend the existing character of adjoining
developments with the design of new

developments.

We anticipate a similar design pattern as the
adjacent residential along the southern boundary of

the eastern portion of Pine Canyon.

POLICY 2-6B.3

Support the establishment and enhancement of
community separators by creating open space
buffers, utilizing natural landforms and tree
plantings to screen views and provide wildlife

habitat.

We have incorporated a significant open space
buffer along the southern portion of the east side
of Pine Canyon as a separator to the adjacent

residential uses.

Objective 2-6C
Design urban streets to provide an aesthetically-
pleasing environment while maintaining

conveyance, convenience, and public safety.

These details will be provided with the next stage of

the entitlement/design efforts.

POLICY 2-6C.1
Establish a street hierarchy that provides a sense of
order and scale with a pattern that allows for users

to find their way.




A street hierarchy has been anticipated through
the property and has been included with the Traffic
Impact Study included with this proposal.

POLICY 2-6C.2
Encourage neighborhood connectivity. Connect
local and collector streets, where appropriate, and

minimize the use of cul-desacs.

Pine Canyon includes providing its portion of
the ROW for the Woodlands Parkway extension
which is an important regional link, additionally
Pine Canyon anticipates an underpass connection
providing access to the Mobility Hub on the west
side of the property.

POLICY 2-6C.3

Provide landscaped medians within arterial streets,
where possible, to break up street expanse and
provide safety islands where pedestrians can pause

when crossing the streets.

The details of the street designs will be provided
with the future more detailed design efforts, we
look forward to working with the County to ensure

we are providing safe streets for the community.

POLICY 2-6C.4
Create interesting streetscapes along arterials and
collectors using plantings, lighting, special paving,

etc.

The details of the street designs, including planting,
lighting and any special paving will be provided

with the future more detailed design efforts.

Objective 2-6D

Integrate site and architectural variety, and provide

PINE CANYON

housing choices in neighborhood design.

A cohesive overall design character has been
proposed for Pine Canyon, the planning provides
for a variety of housing choices throughout the

community.

POLICY 2-6D.1
Encourage diversity in residential design through

variation in color, facade treatment, and lot size.

The overall theme and character for Pine Canyon
has been established to ensure visual harmony
throughout the community, an appropriate and
consistent image within its alpine style setting,
and a richness of visual character. The diversity of
design will be ensured by the mix of housing types

and sizes.

POLICY 2-6D.2
Design a varied and interesting streetscape that

includes the use of street trees.

The ultimate design of the streetscape will include
the use of street trees, as well as natural plantings

consistent with the beautiful natural property.

POLICY 2-6D.3
Provide transition, through appropriate design
techniques, from residential development to open

space and adjacent nonurban areas.

Transitions have generally been planned for with
the use of Open Space buffer areas, the details of
these transition areas will be designed with the

future more detailed planning efforts.

POLICY 2-6D.4




Encourage house design that places the garage

behind the front entrance plane of the building.

This will be analyzed with the future planning
efforts, and will be balanced with the importance
of siting the homes within the natural terrain and

vegetation.

POLICY 2-6D.5
Encourage mixed residential densities to create a

diversity of housing types, sizes, and price ranges.

A mix of residential densities has been proposed
which will provide a diversity of housing types,

sizes, and price ranges.

Objective 2-6E
Ensure nonresidential development is compatible
with surrounding land uses and the natural

environment.

The proposed residential development has been
planned to be compatible with the adjacent
existing residential land uses both in terms of use
and intensity. The natural environment has been
incorporated into the creation of the proposed

development areas.

POLICY 2-6E.1

Locate nonresidential development in the
PUA, SUAs, Chatfield Urban Area, and the
municipalities. Concentrate this development
in nodes, clusters, or centers. Strip or isolated

development is inconsistent with this Plan.

The non-residential portions of the plan are
coordinated into the overall community design, and

are not strip or isolated developments.

PINE CANYON

POLICY 2-6E.2
Encourage uses such as office, institutional, and
open space as a transition area between residential

and major commercial or industrial areas.

The area surrounding the Mobility Hub on the
western portion of the property is anticipated to
include Office type uses. This will provide a smooth
transition between the residential and commercial
areas. Open Spaces will be wound around the
Resort area to provide a natural transition from the

residential areas.

POLICY 2-6E.3

Locate and design intensive nonresidential

land uses to minimize conflicts with residential
developments, agricultural uses, wildlife areas, and

environmentally or visually-sensitive areas.

The area surrounding the Mobility Hub is likely

to include the most intensive non-residential uses.
The Mobility Hub area is bounded by existing light
industrial uses or zoned property on the north and
south, I-25 on the east, and Liggett Road on the
west. The compatible land uses on the north and
south, and the major roadways to the east and west
provide significant identifiable boundaries for this

area.

Objective 2-6F
Ensure residential and nonresidential building
design, scale, and orientation are compatible with

the natural and built environment.

The overall character and theme that has been
established for Pine Canyon is intended to

facilitate compatibility with the natural and built




environment.

POLICY 2-6F.1
Design large structures to visually break up

building mass.

These details will be analyzed with future designs.

POLICY 2-6E.2
Encourage the use of high-quality materials in the

construction of buildings.

These details will be analyzed with future designs.

POLICY 2-6E3
Design nonresidential development to emphasize
human scale and create pedestrian and transit

connections, where appropriate.

These details will be analyzed with future designs,
the Mobility Hub will facilitate pedestrian and

transit connections.

POLICY 2-6F.4
Use landscaping to complement and soften
nonresidential development, and provide buffering,

screening, and shade.

These details will be analyzed with future designs.
Objective 2-6G

Design lighting as an integral element of
development.

These details will be analyzed with future designs.

POLICY 2-6G.1

PINE CANYON

Design lighting to minimize off-site illumination
into residential and public-use areas, in
conformance with the Douglas County Zoning

Resolution.

These details will be analyzed with future designs,
and conform with the Douglas County Zoning

Resolution.

POLICY 2-6G.2
Encourage the use of light fixtures that adhere to
dark-sky practices in residential and nonresidential

development.

Light fixtures that adhere to dark-sky practices will

be incorporated into the Pine Canyon community.

Goal 2-7
Foster a balanced community and robust economy.
[business? |

The proposal includes a balance of residential a
non-residential uses. The planned commercial and
areas will bolster Douglas Count’s economy. The
Mobility Hub will be an attractive amenity for both

prospective residents and businesses.

Objective 2-7A
Promote development patterns and community

design that meet the needs of residents.

The proposed development patterns and
community design are intended to provide a
balance of residential and non-residential uses,
including a School site, Park areas, and Open Space

trail networks that will meet the needs of residents.

POLICY 2-7A.1
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Encourage a variety of housing that fits different

lifestyles and needs.

A variety of housing is being proposed that will
fit a variety of lifestyles and needs throughout the

community.

POLICY 2-7A.2
Incorporate mixed-use development in new and

existing communities.

The Mobility Hub area is anticipated to incorporate

a mix of uses.

POLICY 2-7A.3
Encourage redevelopment in appropriate areas of

the PUA.

This is not applicable to this proposal.

POLICY 2-7A.4
Encourage building and site design that provides

safety and security.

The mix of uses, variety of residential types, Open
Space and Park areas all contribute to the creation
of a community that will provide safety and security

through the diversity of the community.

POLICY 2-7A.5
Promote community gardens, farmers markets and
produce stands, where appropriate, within urban

areas.

These details will be analyzed with future designs.

Objective 2-7B

Promote the availability of community services.

PINE CANYON

These details will be analyzed with future designs.

POLICY 2-7B.1
Encourage the use of private activity bonds (PABs),
in partnership with municipalities, to create

opportunity for diverse housing development.

These details will be analyzed with future designs.

POLICY 2-7B.2
Support the Douglas County Housing Partnership’s

efforts to provide attainable housing.

These details will be analyzed with future designs.

POLICY 2-7B.3
Create opportunities for residents to access

transportation and community services.

The Mobility Hub and connection from the east
portion of the property all contribute to providing

residents access to transportation.

POLICY 2-7B.4
Establish partnerships to provide enhanced access

to community services.

These details will be analyzed with future designs.

Objective 2-7C
Promote economic development and employment

opportunities.

The Mobility Hub and Resort Spa areas will
contribute to economic development and
employment opportunities, as will the design and

construction efforts for the entire project.




POLICY 2-7C.1
Establish economic development partnerships that
enable residents and businesses the opportunity to

prosper.

These details will be analyzed with future designs.

POLICY 2-7C.2
Foster relationships with businesses to encourage

their retention and expansion.

These details will be analyzed with future designs.

POLICY 2-7C.3
Provide incentives to foster a vibrant business

environment.
These details will be analyzed with future designs.
POLICY 2-7B.4

Support workforce development efforts to meet the

needs of area residents and businesses.

Water conservation
measures should

. se details will be analyzed with future designs.
be included here. Y &

Goal 2-8

Conserve resources.

These details will be analyzed with future designs.
Objective 2-8A

Minimize energy use in residential and

nonresidential development.

These details will be analyzed with future designs.

PINE CANYON

POLICY 2-8A.1
Encourage energy- and resource-efficient design in

development and building construction.

These details will be analyzed with future designs.

POLICY 2-8A.2
Provide opportunities for solar energy utilization

through subdivision and building design.

These details will be analyzed with future designs.

POLICY 2-8A.3
Support the development and use of renewable

energy resources.

These details will be analyzed with future designs.

POLICY 2-8A.4
Encourage development patterns that conserve

energy resources.

The variety of land uses and housing types have
been planned to conserve energy through access to
transit and non-residential uses in proximity to the

residential portions of the community.

POLICY 2-8A.5
Encourage on-site recycling centers and the

recycling of building materials.

These details will be analyzed with future designs.

Goal 2-9
Ensure development occurs concurrently with
essential services and infrastructure.

The Pine Canyon property is well located in close
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proximity to existing infrastructure. An innovative
self-contained water and sanitation system is
planned for the Pine Canyon property, the details of
which are included with this PD application. This
system will allow Pine Canyon to conserve over
50% of its water, while implementing state-of-the-

art treatment and irrigation technologies.

Objective 2-9A
Encourage urban development in areas with
existing and planned capacity in services and

infrastructure.

The Pine Canyon property is well located in close
proximity to existing infrastructure, and reports
have been provided with this proposal that analyze
oft-site Traffic Impacts that will be mitigated.

POLICY 2-9A.1
Evaluate the capacity of existing services and

facilities to support development.

The Pine Canyon proposal includes reports
evaluating the services and facilities that will be
required for the creation of this community. As part
of the review process the capacity of services and

facilities will be confirmed.

POLICY 2-9A.2
Ensure that new development mitigates impacts to

existing services and infrastructure.

The review process and reports that have been
developed with this proposal will identify any
impacts that will be mitigated.

PINE CANYON

MUNICIPAL PLANNING AREAS

Municipal development plays a key role in the
evolving landscape of Douglas County. The
impact of municipalities on the natural and built
environment, on adjoining communities, and on
the provision of services can have far-reaching
consequences. Similarly, development in the
unincorporated County can have the same impacts.
Municipal influence areas are planning areas
established by the municipality’s master plans.
Municipal influence areas often surround, or are
adjacent to, a municipality’s municipal planning
area. While municipal development is not planned
for these areas, they are considered important

to jurisdictions because of the potential impact
development could have from an economic, visual,
environmental, urban service, or water quality
perspective.

The following goal, objectives, and policies are
intended to guide development decisions by

the County for proposed land uses within the
unincorporated lands located in designated
municipal planning and influence areas.

Policies affecting unincorporated residents are also
established to provide direction to municipalities.
These policies serve as a framework for a

cooperative relationship between jurisdictions.

The Pine Canyon property is located within a
Municipal planning area, and the ownership group
have been County residents for over 150 years,
and is now in its 6th generation. The ownership
group are descendants of the Scott family, who
originally settled in the County by way of the
Homestead Act. The property in this application




was formed out of the center portion of the historic
Scott ranch, and is still used for active agricultural
operations today. A large additional portion of the
Scott ranch is located on Pine Canyon’s Northern
border. Land developed in the Town of Castle Rock
is located on the southern border. The proposed
land plan reflects compatible Town approved urban
uses. The proposed uses match densities and
housing options which mirror the Woodlands and
Escavara residential communities, both of which
were built upon land which was also part of the
original Scott ranch. With generous trails, open
space, and a special riparian preservation concept,
the proposal would enhance important economic,
environmental, and aesthetic values which are held

highly by both the County and the Town.

Goal 2-16
Encourage coordinated Comprehensive Master

Plans between the County and municipalities.

The proposal is compatible with the Town’s Future
Land Use Map and the County’s Comprehensive
Master Plan. The Pine Canyon team has worked
with the Town in the past. However, given the long
standing the family has within the County, the
ownership team ultimately decided to create this
exciting wholistic community where our residents
can live, work, and play, while enjoying the
pleasures of a spectacular Colorado environment, in
a community and in homes that feel like a natural
extension of the landscape, within the County.

By doing so, Pine Canyon can more completely
embody its two defining principles of upholding
tradition and championing innovation. This plan
will maintain the property’s distinct natural beauty
and agricultural heritage by way of the extensive,

winding Open Space/trail network which runs

PINE CANYON

throughout the property, and the dedicated Walter
J. Scott Riparian Park. Additionally, the plan
embraces cutting-edge innovation via its state-of-
the-art water and sanitation plans, which will allow
Pine Canyon to preserve over 50% of its water, and
by bringing a transit Mobility Hub to the heart of
Douglas County.

Objective 2-16A
Mutually agree upon major land use planning

concepts.

We understand that the Town of Castle Rock
will be a referral agency for this proposal and we
understand that through the review process we
will need to work together on the major land use

planning concepts.

POLICY 2-16A.1
Coordinate with municipalities to address major
land use issues such as annexation and adjacent

development.

We understand that this application will be
reviewed in the context of coordination with
the municipality to address major land use
issues. Through a previous extensive multiyear
review, Town staff is familiar with the property
and the major land use issues, including
transportation. With regard to transportation,
the ownership team understands that State,
County, and Town staff are actively addressing
the unique transit opportunities associated with
the property. The Ownership has participated in
some multi-jurisdictional discussions and is keen
to bring transportation options which benefit all

municipalities and citizens to the property.




POLICY 2-16A.2
Maintain open communication, build relationships,
and address areas of mutual concern between the

County and municipalities.

We understand that as part of this proposal we will
work with the County to address any potential areas
of mutual concern between the County and other

municipalities.

Objective 2-16B
Ensure development inside Municipal Planning
Areas (MPAs) is consistent with the Douglas

County Comprehensive Master Plan.

The application includes this analysis of how
the Pine Canyon proposal is consistent with the

Douglas County Comprehensive Master Plan.

POLICY 2-16B.1
Support the annexation of existing, unincorporated

planned developments within MPAs.

The Pine Canyon ownership group actively pursed
possible annexation for many years. Lengthy,
exhaustive annexation negotiations with the Town
of Castle Rock were unsuccessful. Discussions with
other possible municipalities have been considered

and discussed.

POLICY 2-16B.2

Protect the municipal sales-tax base by encouraging
owners of undeveloped, unincorporated lands
within MPAs to petition municipalities for

annexation and development.

Castle Rock has recently approved projects that

PINE CANYON

provide significant municipal sales-tax. While the
Pine Canyon proposal is not requesting annexation,
the proposed residential and commercial projects
would enhance local municipal sales tax revenue
by adding new residents and office workers who
would take part in the surrounding local economic

opportunities.

POLICY 2-16B.3

Municipal annexations by non-Douglas County-
based municipalities that may adversely impact the
fiscal viability of special districts, municipalities, or
planned communities, or that do not conform to
Non-urban designations and uses, are inconsistent

with this Plan.

The Pine Canyon proposal is not requesting

annexation.

POLICY 2-16B.4

Support annexation of a total community into a
municipality to give residents a greater say in land
use issues affecting their community.
Annexations of only commercial development,
leaving the residential component under County

jurisdiction, are inconsistent with this Plan.

The Pine Canyon proposal is not requesting
annexation. The proposed land plan offers

a remarkable blend of both residential and
commercial uses. Both uses will be enhanced by
the unique transit opportunities presented by the

property’s strategic location.

POLICY 2-16B.5
Mitigate potential land use impacts of new

unincorporated development adjacent to




municipalities. Encourage municipalities
to mitigate land use impacts on adjacent

unincorporated Douglas County development.

The Pine Canyon proposal will mitigate potential
impacts, and has provided reports identifying the

impacts and mitigation.

POLICY 2-16B.6

Land use applications for development on
unincorporated lands within the MPAs shall be
consistent with the goals, objectives, and policies of

this Section 2, Urban Land Use.

The application includes this analysis of how
the Pine Canyon proposal is consistent with the

Douglas County Comprehensive Master Plan.

PINE CANYON
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OWNER CERTIFICATION:

Name of Landowner:

(Landowner’s Signature - notarized)

1/we , (one of the following: qualified title insurance company, title company, title attorney,
or attorney at law), duly qualified, insured or licensed by the State of Colorado, do hereby certify that
I/we have examined the title of all lands depicted and described hereon and that title to such land is
owned in fee simple by at the time of this application.

(Notarized Signature) (Date)
Name of Authorized Official
Name of Company:

OR

(Signature) (Registration No.) (Date)
Name of Attorney
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This rezoning request to Planned Development has been reviewed and found to be complete and in
accordance with the (Board Resolution or Motion Numberand Date) approving the Planned Development
and all applicable Douglas County Regulations.

(Signature) (Date)
Chairman, Board of County Commissioners

(Signature) (Date)
-BHCommunity Development Director jt-

CLERK & RECORDER CERTIFICATION:

| hereby certify that this Plan was filed in my office on this (day) of (month), 20
a.m./p.m., and was recorded per Reception No.

,AD. at o’clock

Douglas County Clerk & Recorder

LEGAL DESCRIPTION:

East
Parce
The North 1/2 of the Northeast 1/4 of Section 1, Township 8 South, Range 67 West of the 6th P.M.,

EXCEPT the Easterly 55 feet thereof deeded to the Town of Castle Rock by instrument recorded March 27, 1985 in Book 567 at Page 182, County of
Douglas, State of Colorado.

e of 1-25, Castle Rock, CO

Parcel B
The North 1/2 of the Southeast 1/4 of the Southwest 1/4 of Section 35, Township 7 South, Range 67 West of the 6th P.M,, lying East of Interstate Highway
25, County of Douglas, State of Colorado.

Parcel C
The North 1/2 of the Southwest of the Southeast 114 of Section 35, Township 7 South, Range 67 West of the 6th P.M., County of Douglas, State of Colorado.

Parcel D
The South:

—
he Sou the Southwest 1/4 of Section 36, Township 7 South, Range 67 West of the
Easterly 55 feet thereof deeded to the Town of Castle-Rock by instrument recorded March 27, 1985 in Book 567 at Page 182, AND
EXCEPT that fee parcel acquired by Department of Transportation, State of Colorado by Rule and Order, Order for Disbursement of Funds, and Order for

Release of Lis Pendens in Civil Action 2009CV883, District Court, Douglas County, recorded November 4, 2010 at Reception No.
2010076348, County of Douglas, State of Colorado.

West Side of 1-25, Castle Rock, CO

Parcel A

All that part of the North 1/2 of the Southwest 1/4 of Section 35 and all that part of the Northeast 1/4 of the Southeast of Section 34, Township 7 South,
Range 67 West of the 6th P.M., lying West of the West right of way line of Interstate 25 and lying East of the East right of way line of the Atchison, Topeka
and Santa Fe Railroad,

EXCEPT Denver and Rio Grande right of way,

AND EXCEPT right of way for Liggett Road,

AND EXCEPT Lot 1, Douglas County Lions Club,

AND EXCEPT property described in Exhibit A to Rule and Order in Civil Action 2005CV1763, District Court, Douglas County, State of Colorado, recorded
June 20, 2008 at Reception No. 2008043978,

County of Douglas, State of Colorado.

Parcel B

Lot 1,

DOUGLAS COUNTY LIONS CLUB,
County of Douglas, State of Colorado.

Parcel C

That portion of the Northeast 1/4 of Section 34, Township 7 South, Range 67 West of the 6th P.M., more particularly described as follows:

BEGINNING at a point on the South line of the Northeast 1/4 of Section 34 from whence the East 1/4 corner bears South 89° 32’ 53” East, a distance of
512.11 feet and considering said South line to bear South 89” 32’ 53” East, as determined by solar observation, with all bearings contained herein relative
thereto;

thence, the following courses along The Denver and Rio Grande Western Railroad Westerly right of way:

North 25” 25’ 05” West, a distance of 744.26 feet;

North 64” 34’ 55” East, a distance of 100.00 feet;

North 25" 25’ 05" West, a distance of 455.31 feet to a point of curvature;

along a curve to the right, having a central angle of 02" 32’ 56,” a radius of 5620.00 feet, an arc length of 250.00 feet and a chord that bears North 24"
08’ 34” West, a distance of 250.00 feet;

thence, departing said Westerly right of way, South 70” 36’ 31" West, a distance of 911.40 feet;

thence, South 27” 58’ 52” East, a distance of 1183.73 feet to a point on the South line of the Northeast 1/4 of Section 34;

thence, along said South line, South 89” 32’ 53” East, a distance of 83116 feet to the POINT OF BEGINNING,

County of Douglas, State of Colorado.

REVISIONS:

DATE| BY

REVISION DESCRIPTION

SHEET INFO:

PINE CANYON

OWNERSHIP, CERTIFICATION
& LEGAL DESCRIPTION

DRAWN BY:
JN/CG

DESIGNED BY:

SUBMITTED ON:

2020-4-27

1

OF 13




PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

534.61 ACRES“,SOO residential units 600,000 nonresidential square feet

ZR2020-010

DOUGLAS COUNTY ZONING VICINITY MAP DOUGLAS COUNTY SUBDIVISION VICINITY MAP
PINESVILLAGE 69-81 111582 — =
6981 I 11382 Maher Ranch
i |
_ ‘ \ 8
Hey 3 Yo
1,\,% % | /Q“ﬂ/L‘1
A ; NYONS SO0 Ay
Qﬁ‘ THECA::S;;;SOLM ‘ &5
1 g Sanyons South Villagg
CASTLE
field
ing
® . Norih
Meadows, For legibility,
orive the site
should be
\ loutlined, not
fil\ed.
2
AT
L ®
s
[l TR &5~ dasfle Oaks
loachline / ‘ :
Road
o) / Terrain
2 //
Coac gstie
| & %\% ws The /LQ?D /
“~ s 7 Q7Cavenant A
7, 3 sz_ CCasNe Ro'c):'
B Q& Founder
Q‘73_ | ] [ 2 & Cag
Ol Wl T e firs 11582 e@ Mgnte
QQ/% ‘ QQ/ Glover Irving gidge
o ¥
§O\/ §O O/?é\f,ﬁ— Se":," BG":::W Roling gw‘c‘;gt:
S Londig - Estates” s East
LEGEND LEGEND

Simplify legends, some
items not shown on map Platted
or difficult to distinguish

oifural One LI - Light Industrial

RR - Large Rural Residential Gl - General Industrial 35 Acre Developments (May Include U ded Subdivisi

ntermittent Lakes

) Streams’

categories in grayscale.

RR - Rural Residential CMTY - Sedalia Community County Boundary
ER - Estate Residential
SR - Suburban Residential

MF - Multifamily

D - Sedalia Downtown

Sections

HC - Sedalia Highway Commercial
MI - Sedalia Mixed Industrial

LSB - Limited Service Business PD - Planned Development

Municipalities
Parks

e National Forest
OSC - Open Space Conservation

Roads

Interstate

US Highway
State Highway

1,000’ 4,000"

PREPARED FOR:

JRW Family Limited
Liability Limited Partnership
1200 17th St, Suite 3000,
Denver, CO - 80202
303.587.0102

ENGINEERING:

4e" CORE

am CONSULTANTS

1950 W Littleton Bivd,
Suite 109 - Littleton, CO
121

80120
303.703.4444

LAND PLANNING:

Tww.pcsaroupco.com
PCS Group, Inc.
200 Kalamath Street,

Denver, CO - 80233
720.259.8246

REVISIONS:

DATE| BY

REVISION DESCRIPTION

SHEET INFO:

PINE CANYON
VICINITY MAP

SUBMITTED ON:

2020-4-27

2
OF 13




PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,

AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

534.61 ACRES ‘1 ,800 residential units 600,000 nonresidential square feet ZR2020-010
ADJACENT ZONING & LAND USE MAP
DOUGLAS COUNTY: Gl- DOUGLAS COUNTY: GI- Per DCZR >_
GENERAL INDUSTRIAL A A U including 1509.03.3, -
& SCHOOL DISTRICT park and dimensions, §§ >_
\ Label Douglas County schools 3| bearings, and DOUGLAS COUNTY; A1~ AGRICULTURAL ONE - 2
- ) ; _ : J
( TJUS!ICE Center and light A Al el control points " g;q
industrial warehouse SIDE OF I-25, SOME HGHTINDUSTRIAL/ should be 8 g2
\ a”d storage labeled along & £ Eé
W\ SRNSHAS ST S exterior PD i T
( N GENERAL INDUSTRIAL boundary lines. °
{ \ 3
Y0 g s
\‘E\jb' ) % - E
\ H
\ G P CASTLE ROCK: HAZEN MOORE PD - PRIMARILY W\ 2
\ 5 D B RESIDENTIAL ON THE EAST SIDE OF PROJECT, A \\G >
7z G MIX OF ALLOWED USES ON THE WEST SIDE OF B st =<
L 3! 3 3 THE PROPERTY. <l Page 480
28y e\ &) 1 i AN I3
»Od £\ o 2 - W\ &
e g o A H e e \\
258) 7,( é DOUGLAS COUNTY: A1l- AGRICULTURAL ONE - &
hpota o > P UNDEVELOPED / VACANT \
g % % a8 o ' o
s13 - oz
) o | | (4
wy ) e ! ELE
529 I 2ain
556 ARVZN 268
05 CASTLE ROCK: GENERAL aga
zc IND AL - mz7
—\%’ \ GENERAL INDUSTRIAL USES ;‘;‘»
Should also | 1733\ X i e
list uses as g% { ‘ <23
2 2
developed Fel e . 334
5 g srn.\:ls‘e Teee TV — o Eosearw 250 2z
and o3 ASTLE ROCK: SCOTT Il PD = /mm®
d velo ed z MIX %F USES PRIMARILYTREESIDENTIQLDbﬂﬁ‘ll-l 2 ) Ug
u'n © p CASTLE ROCK: PUBLIC LAND - DENSITV SINGLE FAMILY DETACHED TO THE EAST =
smgle—famlly OPEN SPACE AND TRAIL USES ¢
reSidential CASTLE ROCK: WOODLANDS PD - ]
| d DOUGLAS COUNTY: AT - PRIMARILY RESIDENTIAL, LOW TO
OtSv an \GRICULTURAL ONE MEDIUM DENSITY SINGLE FAMILY Golorado lejgte Con 1
Open Space DOUGLAS COUNTY HIGH SCHOOL Sook. :g
tracts |
- 1557 W 263987 Inf
Provide more detail on the density of adjacent CASTLE ROCK: WOODLANDS PD -
. . PRIMARILY RESIDENTIAL, LOW TO
development. Do you have density calculations for MEDIUM DENSITY SINGLE FAMILY
adjacent development to supplement information on Z /
adjacent zoning and land uses. This is particularly Per DCZR 1508.07, show existing onsite
important for those areas east of I-25 along the south and | ,@asements (include reception number or book
east sides of the proposal. and page), dedicated r_lghts—of-way, or major
proposed easements (if known) on the map.
In particular, we understand there is a large
pipeline easement through the site that needs
LEGEND

,// TOWN OF CASTLE ROCK

DOUGLAS COUNTY: AGRICULTRAL ONE - A1

@ DOUGLAS COUNTY: PLANNED DEVELOPMENT - PD D ‘

- DOUGLAS COUNTY: GENERAL INDUSTRIAL - GI

to be shown.

<<
“. DOUGLAS COUNTY: RURAL RESIDENTIAL - RR
R

BOUNDARY

PLANNED DEVELOPMENT

250’

Label as
Canyons
South PD

1,000

PREPARED FOR:

JRW Family Limited
Liability Limited Partnership
1200 17th St, Suite 3000,
Denver, CO - 80202
303.587.0102

ENGINEERING:

I’. =
() CORE

am CONSULTANTS

1950 W Littleton Bivd,
Sulte 109 - Litleton, CO

3037054444

LAND PLANNING:

Www.pcsaroupco.com
PCS Group, Inc.
200 Kalamath Street,
Denver, CO - 80233
720.259.8246

REVISIONS:

DATE| BY

REVISION DESCRIPTION

SHEET INFO:

PINE CANYON
MAP

ADJACENT ZONING & LAND USE

DESIGNED BY:
J

SUBMITTED ON:

2020-4-27

K

OF 13




I, 1,0rA

Consider using Roman Numerals I. - IX.,
numbers, or letters. The "G" prefix seems
unnecessary, and adds some confusion.

GENERAL PROVISIONS:

uthority:
This Development Plan is authorized by Section 15 -
Planned Development District of the Douglas County
Zoning Resolution adopted pursuant to the Colorado
Planned Unit Development Act of 1972, as amended.

G-2 Applicability:
The provisions of this Development Plan shall run
with the land. The landowners, their successors,
heirs, or assigns shall be bound by this Development
Plan, as amended and approved by the Community
Development Director or Board of County
Commissioners.

G-3 Adoption:
The adoption of this Development Plan shall evidence
the findings and decision of the Douglas County
Board of Commissioners that this Development Plan
forfihe Pine Canyon Planned Development |js in general conformity
with the Douglas County Comprehensive Master Plan;
is authorized by the provision of Section 15 of the
Douglas County Zoning Resolution; and that such

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO
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County to the extent such approval has not expired or

Remove this reference unless you
plan to allow unit density transfers

‘1 ,800 residential units

600,000 nonresidential square feet

7ZR2020-010 |peen vacated.

construction(plus approved density transfers, if any). The

actual number of dwellings or level of development for

commercial, business, or industrial properties may be less
due to subdivision or site improvement plan requirements,
land carrying capacity, or other requirements of the Board
of County Commissioners.

G-8 Project Tracking:

At the time of subdivision final plat, the applicant shall

provide a summary of the development, to date, along

with the final plat submittal to the Planning Division, in
order to assure maximum development limits are not
exceeded. This is not standard PD language. We will
verify with County Legal whether this can
©) Interp;t/auo/’ema‘" at a later time.

When used in this Development Plan, the term “shall”
indicates a mandatory provision and each of the terms
“should” and “may” indicates a permissive provision that
is not mandatory.

Section 15 and this Development Plan comply with
the Colorado Planned Unit Development Act of 1972,
as amended.

Move Statement of Commitments here so it is
after General Provisions.

G-4 Relationship to County Regulations:
The provisions of this Development Plan shall
prevail and govern the development of [ihe Pine Canyon |
[Planned Development), provided, however, that where the
provisions of this Development Plan do not address
a particular subject, the relevant provisions of the
Douglas County Zoning Resolution, as amended, or
any other applicable resolutions or regulations of

Douglas[Couny |, shall be applicable.

G-5 Enforcement:
To further the mutual interest of the residents,
occupants, and owners of the Planned Development
and of the public in the preservation of the integrity
of the Plan, the provisions of this Plan relating to the
use of land and the location of common open space
shall run in favor of Douglas County and shall be
enforceable at law or in equity by the County without
limitation on any power or regulation otherwise

DEFINITIONS: |Move definitions to end of PD |

All capitalized terms used but not defined in this
Development Plan but defined in the Douglas County
Zoning Resolution, as amended, shall have the meanings
ascribed to them in the Douglas County Zoning Resolution,
as amended; provided, however, if capitalized terms used in
this Development Plan are defined in both this Development
Plan and the Douglas County Zoning Resolution, as
amended, the definitions contained in this Development
Plan shall control. For purposes of this Development Plan,
the terms set forth below shall have the meaning ascribed
to them below:

“Accessory Building”, with respect to any lot means a
building: (1) located on the same lot as the Principal
Building for such lot (2) that is accessory to such Principal
Building, and (3) that may be connected to such Principal
Buildings by breezeway or other external improvements.

granted by law. [Accessory units increase unit density by 2 fimes in the

land have potential impacts on water, schools, and parks. Are’

laccessory units part of the 1,800 unit total?

PD, }é%ory Unit” means a one-bedroom Dwelling Unit that:
1))

contains no more than 1,500 square feet of interior floor

G-6 Conflict:
Where there is more than one provision within the
Development Plan that covers the same subject
matter, the provision which is most restrictive or
imposes higher standards or requirements shall
govern unless determined otherwise by the Director
of Community Development.

G-7 Maximum Level of Development:
The total number of dwellings or the total
commercial, business, or industrial intensity approved
for development within the Planning Areas is the
maximum development requested for platting or

area, (2) is located on the same lot as a principal Dwelling

prope use by special review, or location and extent
—permiE

contained within the perimeter walls, windows and doors, as
measured to the interior surface of such walls, windows and
doors, but does not include upper level openings for stairs
or other features, balconies or garages.

“Ag/Livestock Structure” means a barn, corral, paddock, run
pen, round pen or similar buildings or structures intended to

contain livestock or agricultural uses.

“Board” means the Board of County Commissioners for

“Final Plat” means a final plat including all amendments
thereto, approved by the County and Recorded.

“Fire District” means the Castle Rock Fire and Rescue or a
successor district providing fire protection services for the
Property.

special review or location and extent-perrait-

Douglas County, Colorado.|Add definition of "Property" as being the
Pine Canyon Planned Development.

“Gross Floor Area” or “GFA” with respect to any Non-
residential Building, means the total floor area, including

“CC&Rs” means the covenants, conditions and restrictions
that Owner records against thedProp&rty, as amended.

“CDOT’ means the State of Colorado Department of

the exterior building walls, on all floors of such Non-
residential Building. “Gross Floor Area” does not include
parking areas and floor area within such Non-residential
Building occupied by HVAC, mechanical, electrical,
communications, or security equipment and other similar

facilities and areas.

TransportatiodRevise definition so it refers to all commitments (e.g.
there will be road and transportation commitments too).

“Commi¥ments Matrix” means the Parks/Trails/Open Space
Commitments Matrix set forth in this Development Plan.

“Community Development Department” means the
-Cor{Department of Community Development srent
—Bepartrment for Douglas County. Colorado.

“Community Development Director” means the Director.
“County” means Douglas County, Colorado.

“Development Application” means each application
requesting County approval of a preliminary plan, minor
development |plat), site improvement plan on unplatted

“Development Plan” means this development plan
(consisting of a total of 13 Sheets, labeled Sheets /1 through
13) for the Pine Canyon P?anned Development.

[Revise as number of sheets may change |
“Development Standards” means the development
standards on'Sheet 13 of this Development Plan.

“Director” means the County’s Planning Services Director.

“Director of Community Development” means the Director.

“Gross Site Area” with respect to any Non-residential
Building, means the total land area included within the site
improvement plan for such Non-residential Building.

hellhnd

ent Plan?

nst se Plan Overview on
op

“MFDU” (Multi-family Dwelling U

nit) means a Dwelling Unit

hin a building, containing-one or more Dwelling
an Accessory Unitg,hrrangad, designed or
or occupancy bytwo or more‘families living

independently of each other, including condominiums or
duplexes.

“Mixed-use Building” means a building containing: (1) more
than one Dwelling Unit and (2) commercial, industrial or
other non-residential spaces that is constructed within the
Property.
pg—{Should this be net floor area instead of net space? |
“Net Space”, with respect to any Office or Retail use,
means the interior finished floor area on any story
contained within the perimeter walls, windows and doors,
as measured to the interior surface of such walls, windows
and doors, and measured to the midpoint of walls and
doors separating such areas from interior common or
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other areas. “Net Space” does not include areas within

Unit that is a single-family detached dwelling, (3) contains [Use exclusively instead? Predominantly can imply a %. What's your intent?

‘ a building’s public corridors, stairways, elevator rooms,

both kitchen and bathroom facilities as part of such one-
bedroom Dwelling Unit that are separate and distinct from
the kitchen and bathroom facilities intended to serve the
principal Dwelling Unit to which such one-bedroom Dwelling
Unit is accessory, and (4) is located on a lot the_Final Plat

of which expressly states that an Accessory Uri
located on such lot. An Accessory Unit may,/beleased or rented |
“ease-orrent; but may not be conveyed separately from the
principal dwelling to which it is accessofy. For purposes of
this definition of Accessory Units, the’term “interior floor
area” means the interior finished flgor area on any story
If it is your intention that garages can be
converted to accessory dwellings, this should

“Dwelling Unit” means a buil&&QQr;ortion thereof within
the Property intended to be used predominantly for
residential occypancy, including single-family, two-family,

multi-family dwelling units and Accessory Units intended to
be used predominantly for residential occupancy.

“Effective Date” means the date this Development Plan is
first recorded.

“Existing Development Approval” means a Future
Development Approval that has been approved by the

janitors closets, restrooms, and other similar facilities and

areas.

“Parks Requirement” means the requirement to provide
park land (or cash or improvements in lieu thereof) in the

Define care.tak(;unit and
specify intent. This doesn't
appear to be an
"accessory unit" since it is
within a nonresidential
building approved by Site
Improvement Plan, not
plat. Is this intended to be
an accessory "use" for
multifamily? If so, it needs
to be stated as such here
and in the development
standards.

be stated in the definition.
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LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO JRW Family Limited
534.61 ACRES [1,800 residential units 600,000 nonresidential square feet ZR2020-010 o0 V7t o Sur 3000,

amount equal to the sum of (1) the total number of Denver, O - 80202
SFDUs that are not Accessory Units multiplied by 0.015
acres/SFDU for Neighborhood Parks, and by 0.030 for ENGINEERING:
Regional Parks, plus (2) the total number of MFDUs, l.- CORE
Accessory Units for which the County has issued a Wam consuanTs
building permit multiplied by 0.03285 acres/(MFDU, 1850 W Littieton Bivd,
Accessory Unit for which the County has issued a This is a very complicated definition. It Sute 108 o <©
building permit), plus. (3) 3% of Gross Site Area of Non- seems better to revise and simplify the $303705.4444

resid.er?tial Bui\dvings for Yvhich the County has i.ssued definition, referring to the parks LAND PLANNING:
a building permit. Not withstanding the foregoing, ) . ) ) ©
commercial, industrial, and other non-residenti requirement section of the dedications
and spaces within Mixed-use Buildingsshall not be and commitments.

included when calculating the Parks Requirement

however all MFDUs in Mixed-use Buildings (for which T
the County has issued a building permit) within Non- PCS Group, Inc.
residential Buildings shall be included when calculating e o
the Parks Requirement. The amount of the Parks 720.259.8246
Requirement at any given time will be determined by
the number of SFDUs created by Final Plats Recorded
as of such time, the number of MFDUs, and Accessory
Units for which the County has issued building permits
as of such time, and the Gross Site Area of Non-
residential Buildings for which the County has issued
building permits as of such time.

REVISIONS:

DATE| BY

“Planning Division” means the Cormauhity-Rlarning—
-aA{Department of Community Development pt for Douglas
County, Colorado.

“Primary F! 2 means, with respect to a building
on a corfier Iotﬂhe side of such building designated to
bear the primary | strian entrance to such building.
“Primary Street” means a Street within the Property

that is identified as a “Primary Street” on the Land Use
Plan.

REVISION DESCRIPTION

SHEET INFO:

“School District” means the Douglas County School
District.

entrance to such building.

DEFINITIONS

“SFDU” (Single-family Dwelling Unit) means a legal
lot within the Property established by a Final Plat and
intended for one single-family detached Dwelling Unit.

PINE CANYON

GENERAL PROVISIONS &

“Subdivision Resolution” means the Douglas County
Subdivision Resolution, as the same may be amended
from time to time.

DRAWN BY:
“Zoning Resolution” means the Douglas County Zoning JN/CG
Resolution, as the same may be amended from time to DESIGNED BY:
time. P
SUBMITTED ON:

2020-4-27
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Change order of this map. See comments PINE CANYON PLANNED DEVELOPMENT

on Index within Sheet 1.

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,

PREPARED FOR:

While we have asked for vegetation to be placed on top of the OF DOUGLAS COUNTY, COLORADO JRW Family Limited
existing conditions and natural features map, a separate tree 534.61 ACRES‘1 /800 residential units 600,000 nonresidential square feet ZR2020-010 L|2%;L;¥7Ln‘ms§§20;3§20ém
preservation plan will also be required as a commitment. Staff is 303.587.0102
available to discuss. ENGINEERING:
EXISTING CONDITIONS MAP / NATURAL FEATURES & SLOPE OVERVIEW 25" CORE

e,

am CONSULTANTS
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PINE CANYON
EXISTING CONDITIONS MAP

\e

=S «

e ‘g 1)
il

LEGEND

SLOPES > 15%

- SLOPES < 15% I
- PLUM CREEK FLOODPLAIN

I I PLANNED DEVELOPMENT
BOUNDARY

. P, o i
- Complete slope analysis to include sloped areas of 20% or less, 20% to 25%, and areas of 25% and greater. Differentiate shading of the 3 ;Iope
categories on the map, with the darkest shade for areas 25% and greater. The current map does not effectively show sloped areas on the site.
- Label contour lines at 10-foot intervals.
- Overlay proposed planning areas on the map (with unit totals and density) so we can understand which planning areas are proposed in what
areas of the PD, and how proposed density in Planning Areas can be understood in the context of sloped areas. Staff has concerns regarding the
potential for extensive overlot grading, particularly within the eastern half of the PD where the majority of development is proposed. Analysis is
necessary to understand the potential implications of development. Overlot grading limits will need to be evaluated by staff upon review of the
slope analysis. Have you considered identifying particular areas of the PD in which no disturbance or no overlot grading (slope preservation areas)
will occur? Staff will be looking for the applicant to develop standards so the site can be designed sensitively with topographic conditions and treed

Provide major features not shown, including but not limited to:
- Footprint of existing structures (indicate whether structures
are to remain or be demolished)

- Location of major existing man made site features

- Location of existing wells or septic facilities

- Existing vegetation

- Existing streams or other bodies of water

- Existing easements and rights-of-way

areas in mind. Comprehensive Plan Goals 8-1 (and Objective 8-1A/Policy 8-1A.1) discuss development on sloped areas.




Change order of this map. See comments

on Index within Sheet 1.

PINE CANYON PLANNED DEVELOPMENT

T;'ansportation and Roadway Map - All transportation infrastructure connections, dedications,
and improvements should be located on a map, including but not limited to roadways,
intersection improvements, traffic signals, and roadway connections. You can show detail on
this map if it doesn't make the map too busy. Engineering Services may require that you

identify and label PD roadway hierarchy at a later time.

LAND USE PLAN OVERVIEW

Is this the location of the multimodal
transportation area discussed in the

g
W

MK

Z

TS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
RT OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

PREPARED FOR:

JRW Family Limited

534.61 ACRES ‘1 ,800 residential units

600,000 nonresidential square feet

ZR2020-010

Liability Limited Partnership
1200 17th St, Suite 3000,

narrative? This should be considered as its
own planning area with uses, development
standards, and special design guidelines.
Dedications and commitments should be

applied to this area as well.

residences all together?

We have some concerns regarding potential impacts of placing Business planning area within a
residential neighborhood. Is this the area of the proposed hotel/spa? You may want to consider it as
its own planning area with specialized design standards. Permitted uses and development standards
will need to be tailored with consideration of impacts on surrounding residential development. You
may even consider moving this planning area to a different area of the PD to avoid impacts on

Denver, CO - 80202
303.587.0102

ENGINEERING:

I’. =
() CORE

\
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APPROX. LOCATION OF EXISTING
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N = \© _ 720.259.8246
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Change order of this map. See comments
on Index within Sheet 1.

PARKS, OPEN SPACE & TRAILS PLAN OVERVIEW

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,

OF DOUGLAS COUNTY, COLORADO

534.61 ACRES [1,800 residential units

600,000 nonresidential square feet

o\ s A

passive regional park? Is \

this to be conserved i\ /
lopen space? Please see
DCSR Article 10 for
description of regional

Is the trail crossing at the train tracks above-grade? How would this work if this is intended as a public use open

WY - — — —|space area? Does the existing access permit (or agreement) with Union Pacific allow such access? A commitment
s this to be an active or | W% — for a grade-separated crossing should be considered here because of the opportunity for a regional trail.
o Moreover, proper access is a critical consideration for park land dedication per Subdivision Resolution Article 10.

There is a potential for a regional trail
extension and trailhead parking lot with
wider influence in providing an east-
west connection to areas in Castle Rock

Make sure to clearly label
isting trails, so this is not
confused as a PD requirement.

@

trails do not -
connect?
7
/
s is the existing trail, correct?

east of the PD.

)
Any reason the / \

It doesn't appear that all symbols on

OSP-3
~/4.0 ACRES
b 5

7o [c=
G

0osP-4

1.2 ACRES'

EXISTING GRADE
'SEPARATED
CROSSING AT

Ja\ LIGGETT RD,
o)

0000,
S0 00

EXISTING GRADE'
SEPARATED”
CROSSING AT I-25

Were trail
connections
considered
here?

550p0f

the map are shown in the legend.
Please make sure this is updated. Also
some items in the legend do not appear
on the map, which is confusing. Please
make sure the legend is accurate.

OSP-5
/_ 3.0 ACRES

3
IMUNITY
CENTER

/Are these local parks? Was any consideration
given to consolidating park land as a way to
preserve forested areas east of |-257

QA7E SANV1AOOM )

T

N

AVMY¥Vd S43ANNOL

PREPARED FOR:

JRW Family Limited
Liability Limited Partnership
1200 17th St, Suite 3000,
Denver, CO - 80202
303.587.0102

ENGINEERING:
-
%9 CORE

am CONSULTANTS

1950 W Littleton Bivd,
Suite 109 - Littleton, CO
0121

80120
303.703.4444

LAND PLANNING:

" cs Group, nc.
In planning for trail o
connections within the PD, [*
was consideration given to
external connections and
existing trails in the area? [—+—
There is an opportunity to
enhance east-west
connections and provide
connectivity between the
proposed development and
existing neighborhoods. Has
a determination been made
as to whether access to
trails will be available to the | |
greater public, or whether
trails will be restricted to
Pine Canyon residents?

Similarly, has a
determination been made
whether parks and open
space areas will be
restricted to Pine Canyon
residents only? This will
need to be specified going
forward.

OSP-9
20,9 ACRES
+ o+
+ o+
+ o+
e + +
OSP-7
40.5 ACRES L
+ o+
A +
+ \4
+
+ + A +
+
+ o+
+ + o+
+ + +
g + o+ + o+ N
+ o+ o+ o+ +
+
a2 +
%) +
A +
/  OSP-8 / e | +
3737 A+
ACRES / SR
H
3
/8
S
S
Offsite trails look to 2
o 4
be proposed within H
an area of 9
overhead §
powerlines (which
are presumably
within an IREA
easement). Has the
applicant
extending trails
here?

communicated with It is difficult to tell the boundaries of

IREA on the some of the OSP areas, particularly,
potential for OSP-6 through 10, where there are
multiple lines and arrows. Please
find a way to depict this more clearly.

OVERVIEW

PINE

PARKS, OPEN SFACE & TRAILS FLAIV

LEGEND

- SUBURBAN RESIDENTIAL SCHOOL
X

I]HI]””]]””” MULTI-FAMILY

IVAVAVA pARKS

VAVAVAV BUSINESS

PLANNED DEVELOPMENT
BOUNDARY

OFF-SITE TRAIL CORRIDOR

*
ON-SITE TRAIL CORRIDOR
OPEN SPACE

3
s

Why is the open space

written and graphic scale

Distinguish trails as local or regional. Trails can be . ”
considered as credit against the park land dedication, plan, and not this sheet?
so you should be specific. Any regional trail must be 8

table only on the land use

‘ feet wide and constructed of a hard surface.

DRAWN BY:
JN/CG

DESIGNED BY:

SUBMITTED ON:

2020-4-27

8

OF 13




Move Statement of Commitments after General Provisions. |

Consider Roman Numerals, numbers, or
letters rather than the "S" prefix. The system

'You may retain
water rights
initially, but
eventually water
rights will be
given to the
applicable water
district via a
Declaration of
Restrictive
Covenants at no
charge to the
District.

used seems more confusing (especially

PINE CANYON PLANNED DEVELOPME

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,

when text refers back to a previous
paragraph or section). Use a uniform system
of bolds, paragraph indents, italics, or
highlighted sections to differentiate between

Develop a vision or intent statement

before the statement of commitments
ito demonstrate consistency with

/DCZT Sec. 1501 - Intent.

AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO
61 ACRES

1,800 residential units

34
600,000 nonresidential square feet

ZR2020-010 ‘

sections

ATEMENT OF COMMITMENTS;

ubject to the conditions set forth in this
Development Plan, the following dedications and
offers of dedications of land shall be made (with
all water rights retairted by the Owners) to fulfill
concurrency-and subdivision requirements in

connection with the development of the Property:

shall be made to an accredited land trust, homeowners
association, special district or/ other government entity

as designated by the Owner; provided, however, that
Owner may not so designate'the County unless the
County agrees. After such dedication of any portion of
OSP land, such land shall be owned and maintained by the
entity to which the dedication was made and by which
such dedication was accepted. Uses on such dedicated
land shall be restricted as set forth in thesDevelopment
Standards.

and within planning aregs). Each such dedication shall

[Specify if parks, trails & open space will be private, or accessible to the general public.

be made to an accredited land trust, homeowners’

Discuss the 4
parks on the LU
map w/in text, and
in the open space
dedication table.
The table needs
to show
lownership,
maintenance, and
construction
responsibility.

S-1.1 Parks,_Open Spéce and Trails.
pen space and trails dedicated and
pursuant to this Section S-1.1 shall remain

ion S-1.1 and subject to seasonal closures and

er rules and regulations acceptable to the entity
ito which such dedication is made and accepted,
except where natural habitat is protected through the
restrictions set forth in a conservation easement.

Be spec?fic
about the
parks you are
dedicating.
There are at
least 4 parks
shown on
your parks
map.

ses as required to satisfy the Parks portions

the land depicted generally on the Parks, Open
pace and Trails Plan. Each such dedication shall
be made to/a special district, accredited land trust,
or another government entity as designated by the
Owner; provided, however, that Owner may not so
designate'the County unless the County agrees.
Notwithstanding the foregoing, each portion of the
Parks dedicated in accordance with this Section
S-1.1 (A) shall provide a functional addition to the
Park and shall be dedicated in a manner and in
amounts that allow for functional and cohesive Parks.
Contemporaneously with the first dedication of any

Please indicate
where this park is
located and it's
function. Is it within
the Plum Creek
floodplain? To be
considered for park
land dedication,
the park must be
accessible, and
must meet the
County's
dedication
standards for parks
(Article 10 of the
Subdivision
Resolution).
Please also label
this on the LU and
open space map.

portion of any Park, Owner shall provide the County
with a plan depicting planned improvements for such
Park and improvements that may be constructed.
After such dedication of any land for a Park, such
land shall be owned and maintained by the entity to
which the dedication was made and by which such
dedication was accepted.

(ii) The Walter J. Scott Riparian Park shall be
W&d by Owner through the donation of a
conservation easement to an accredited land trust
such as the Colorado Cattlemen Agricultural Land
Trust. The purpose of such easement shall include
the protection of East Plum Creek’s natural riparian
habitat in the area adjacent to the East Plum Creek

association, special district or other government entity as
designated by the Owper; provided, however, that Owner
may not so designate'the County unless the County
agrees. After dedication of any land pursuant to this
Section S-1.1 (C) such land shall be owned and maintained
by the entity to which such dedication was made and

by which such dedication was accepted. Uses on such
dedicated land shall be restricted as set forth in the
Development Standards. Other Parks shall be distributed
roughly evenly throughout the developed portions of the
Property, based on need.

(D) Form of Dedication.
Notwithstanding any other provision of this Development
Plan, dedications of any portion of the Parks, Open Space
(OSP), and Other Parks, may be by deed, by conservation
easement, by plat or by other mechanism acceptable

In general, the Statement of Commitments/Dedications/On-Site or Off-Site
Improvements sections could be reorganized so that instead of
separating Dedications and On-Site or Off-Site Improvements into 2
sections, they are merged together by topic area (e.g. roads and
transportation infrastructure; water and sewer; parks, open space and
trails, environmental etc.). In reading through the PD, it might be less
confusing if issues were addressed by topic.

This should also be stated in a dedications and

County agrees. ! ©
commitments matrix

(iii) Dedication/To the extent public access is not already
provided, Owrier shall dedicate easements for those Trails
within the Property shown generally on the Parks, Open
Space and Trails Plan. Owner may dedicate easements
for Trails other than those shown generally on the Parks,
Open Space and Trails Plan. Each such dedication shall be
made to/a special district or other government entity as
designdted by the Owner; provided, however, that Owner
may not so designate the County unless the County

P
easement for Reglonal Trails pursuant to Sectlon S-11(E)
(iii), all Trails within such easement shall be owned and
maintained by the entity to which such dedication is made.
and by which such dedication is accepted.

This section should add specifics about the 12-acre school site. Also,

S-1.2 SchoolsipcsD indicated that a minimum 20 acre land dedication would be
required, so additional i would appear necessary.
[¢ edication. Unless otherwise agreed by the School

District the Owner shall offer a School Site for dedication
to the County as needed based on the number of students
generated by residential development to the extent

such residential development actually occurs within

the Property. The number of students generated by
residential development shall be determined pursuant to
the generation rates provided by Douglas County School

County in accordanc
(2) such alignments
at such times as are
County standards, in
County’s street'conct

County Roadway De:

e with the Subdivision Resolution,
conform to, and are provided
required by, all other applicable
cluding without limitation the

: ncy requirements set forth in
Appendix A of the Zoning Res i nd the Douglas
sign and Construction

as the same may be
roadway design stan

modified by any alternate
dards approved by the County,

and (3) the overall connectivity and functionality of
such Primary Streets as depicted on the Land Use Plan

are maintained.

the Fire District may

dedicated to the Fire District pursuant

written notice to the
in purchasing all or a

timely delivers to the Fire District a written notice of

Owner’s interest in pi

to the Owner making such dedication, and the entity to
which such dedication is made.

lbe looking for discussion on alt

District.
[Simplify paragraph to state how 8 ac. land dedication shortfall will be met. DCSD will comment on this during referral & will
lly requests capital mitigation fees per unit as well

/es to land dedication. DCSD
e

e offere

ownership and

and timing

ch wmneed To st proposed trails in the text, and include these within the dedication table &’dedication in connection with the development of the
P

(E) Teails| o L\s( ocal and regional trails. Refer to our notes on the open space and parks map.

roperty and generation of students by residential

(i) Within the Property, Trails are depicted generally on
the Parks, Open Space and Trails Plan. Final alignments
for each segment of such Trails shall be established at the
time of Final Plat therefore, to the extent public access is
not already provided, and may vary from the depiction
thereof shown on the Parks, Open Space and Trails Plan
on the condition that (a) all such Final Plats and the Trail
alignments thereon comply with the requirements of the
Subdivision Resolution, (b) Trail connectivity within the
Property is not materially decreased from that depicted
generally on the Parks. Open Space and Trails Plan, (¢)
connectivity between the Trails (on the Property) and
trails outside the Property is not materially decreased
from that depicted generally on the Parks, Open Space
and Trails Plan, and (d) Trails depicted generally on the
Parks, Open Space and Trails Plan shall be located so as to

cross roadways at intersections.

(ii) Outside the Property. Segments of Trails may be

Regional Trail.

(B) Open Space (OSP). |Please explain.

Move this to offsite trail improvements?
Not sure how this could be dedicated?

extent public access is not already provided, the
levant owner of such adjacent parcel consents thereto
and grants easements or other rights for such trail

szted outside the Property, on the condition that to
t

Subject to the conditions set forth in this
Development Plan, Owner shall dedicate, in phases,
the land depicted generally on the Parks, Open

Space and Trails Plan as “OSP”. Each such dedication

segments to a special district or other governmental
entity designated by the Owner in accordance with the
requirements of Section-1.1 (E)(iii), provided, however,
that Owner may not so designate’the County unless the

development within the Property. However, to address

the situation that the amount of additional students to

be generated by the projected residential development
within the Property may not be large enough to require an
addmonal Schoo fered for dedication, mstead

personal property intieu thereof if such property interests
are acceptable to the School District for use by the School
District for administrative and other school support
purposes. All cash-in-lieu and property interests provided
to the School District pursuant to the Section S-1.2(B) may
be used by the School District only for schools and school
support facilities located within the Property, which may
provide service to students residing within and outside the
Property.

alignments ef Primary Streets shall be determined at the
time of Final Plat_ and may vary from the depictions set
forth on the Land Plan without the need to amend
this Planned Development Plan, on the condition that:
(1) all plats of such Primary-Streets are approved by the

uch land, then the Fire District shall not be permitted
to sell any portion of such land for the period ending
60 days after the Fire District’s receipt of such notice.
The purchase of such land by Owner shall be upon
such terms and conditions and for such consideration
as Owner and the Fire District may mutually agree;

however, in no event
the fair market value

dedicated to the Fire District. With respect to any land
dedicated to the Fire District pursuant to this Section

S-1.4(A), the right of

in this Section S-1.4(A) shall expire 20 years after the
date such land was dedicated to the Fire District.

B rotection S
All fire protectio
be designed to meet

District and the County, including without limitati
fire codes adopted by the County, and those
requirements set forth in Section 3(b)(1)(a)-(f) of
Appendix A of Section 15 of the Zoning Resolution.

(C) Fire Protection Si
All engineering docu

District shall bear the wet signature and seal of the
engineer or architect in responsible charge of the

design unless the Fir:
require the same.

ffire

sell, transfer or

Fire District of Owner’s inter
ny portion of such land. If Owne
fire
is n

urchasing all or any portion of

shall the purchase price exceed

of such land at the time it was dev

first refusal negotiation provided

dist

'The County no longer
uses the term
concurrency, and
these standards have
been removed from the|
DCZR. Coordinate with
Engineering Services
for the proper
language regarding
roadway capacity and
maintenance of level of|
service at a later time.

PCS Group, Inc.
200 Kalamat eet,

This language is more
detailed than the Fire
District communications
submitted with the
application. Has the
District weighed in on a

station site? Did the

District consider other
factors such as potential
requirements for fire
cisterns (and their
locations), as well as
questions of water
pressure for purposes

flow (knowing the PD
ot being served by

municipal water)? Will
there need to be a
commitment to provide
additional funds for
service to the

elopment since the

parcel is out of the
Town's boundary, and
subject to a different tax

rict for fire protection.

i

ystems.
serving the Property shall
the require he Fire

ubmittals to the Fire District. rem_oved. Staffis =
ments submitted to the Fire available to
discuss.

The ahTighted
= text is not a
typical
commitment in
PDs and can be

e District indicates it does not

(D) Fire Protection Improvements Installed.
Water distribution and site access components

This section requires detail regarding roadway or transportation-related dedications within the PD. Recommendations of the Traffic Impact Study are a starting point. For example, if dedication of land to CDOT for a future I-25 interchange or underpass at Front Street/
1-25, or if land for a transit mobility center is to be dedicated to CDOT, this needs to be stated in the PD. Dedications may be required for transportation, intersection, or other development-related impacts. Communication will be required with County Engineering and
the Town of Castle Rock regarding these details. Dedications must be included within a matrix indicating construction responsibility, ownership and maintenance, and the timing of dedications.

o
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See comments in upper right corner of
previous page regarding the order of
information for Statement of Commitments.

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,

AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO
534.61 ACRES‘W,BOD residential units

Staff is avai

|
The highlighted text is not a typical commitment in PDs and can be removed.

lable to discuss.

600,000 nonresidential square feet

necessary for fire protection of any structure under
construction (in accordance with Fire District
standards) shall be installed and in service prior to
the construction of such struature, except by special
permit issued by the Fire District.

S-1.5 Electric and Gas Sites and Facilities.

In connection with platting any portion of the
Property. Owner shall provide sites for electric
substations, gas and electric transmission line
easements, and gas regulator/meter station sites as
needed to serve the development proposed by such
plat.

S-1.6 Owners’ Reserved Rights.

In addition to the specific right listed below in

the Section S-1.6, Owner reserves all rights and
entitlements regarding the ownership and the use of
the property.

(A) General.

With respect to all offers of dedications and
dedications provided in this Development Plan or
otherwise, but excluding dedications and offers of
dedications for public rights-of-way, the Owners shall
be deemed to have reserved for themselves, their
successors and assigns, and for the benefit of any
pecial districts, utility providers or other persons

This section
should have some
specificity
regarding the
existing residence
in OSP-1. Is the
existing house
along E. Plum
Creek to remain as|
an inholding in the
lopen space?
Should it have its
lown planning
area? Would it
later become part
of the
programming of
the park? How is
access to occur?
Is it to remain on
well and septic?

or entities as may be designated by the dedicating
Owner(s), easements and rights to construct install,
use, operate, maintain, repair and replace (on such
dedicated lands) Utility-Minor Facilities, Utility
Service Facilities, Streets, trails, other infrastructure
and improvements related thereto. Such reserved
ights shall be set forth on Final Plats pursuant to

hich such dedications are made, otherwise such
ights shall be deemed to expire with respect to land
dedicated on such Final Plat.

(B)-Agricultural Activities.

Until development activities take place, agricultural
activities will be permitted on the property.
IAgricultural activities will be permitted on any portion
of the property that has not been developed.

C) Minerals.

Owners shall be deemed to have reserved for
themselves, their successors and assigns, all mineral,
il and gas rights and interests with respect thereto.

(D) Other.

With respect to all offers of dedications and
dedications provided in this Development Plan, the
Owner making such offer of dedication and the
County may permit such Owner to reserve easements
and/or other rights in addition to those otherwise
provided in this Development Plan, including without
limitation easements and other rights for agricultural
purposes. Owners may assign or otherwise transfer all
or any of its easements and rights deemed reserved
by this Development Plan to one or more special
districts, utility providers or other persons or entities.

Greater detail should be provided on the special
district(s) being created to serve the PD

SHI! )
Notwithstanding any other provision in this Development
Plan:

Include in the parks section ‘
(A) the boundaries of Parks as set forth generally on
the Parks, Open Space and Trails Plan are subject to
adjustment as provided in Section D-2.2(B).

(B) the boundaries of the OSP Planning Areas as set forth
generally on the Parks, Open Space and Trails Plan are
subject to adjustment as provided in Section D-2.2(A),

(C) the boundaries of the portions of the Property
depicted on the Parks, Open Space and Trails Plan are
subject to adjustment as provided in Section D-2.2(C), (D)
the alignments of Trails depicted generally on the Parks,
Open Space and Trails Plan are subject to adjustment as
provided in Section S-11(G), and

(E) the alignments of the Streets depicted generally on
the Land Use Plan are subject to adjustment as provided
in Section S-1.3.

Include in Sfreets section |
S-1.8 Title Insurance.

An Owner making a dedication of land to the County shall
provide title insurance for such County dedicated land as
required by the Subdivision Resolution.

S-2. ON-SITE OR OFF-SITE IMPROVEMENTS
S-2 .1 Provision of Major Infrastructure.

It is anticipated that one or more special districts will be
formed to facilitate the design, construction and financing
of on-site and off-site infrastructure necessary for the
development of the Property. These facilities may be
constructed directly by the special districts or, at Owner’s
option, may be constructed by Owner and acquired by
the special districts. Infrastructure elements that may

be facilitated by such special districts include, without
limitation, road improvements, water and sewer facilities,
fire protection, drainage facilities (including without
limitation, detention and retention facilities), mosquito
control, landscaping, park improvements and trails.
Notwithstanding any provision in this Development Plan,
each obligation of Owner to design, construct or install
improvements as set forth in this Development Plan, may
be performed by, and/ or financed (in whole or in part) by
one or more special districts.

This should be included within the
-2.2 Park Improvements. dedications section for parks.

In connection with the dedication of any Park, Owner (or
one or more special districts formed for the Property)
may provide Recreational Improvements within such Park.

S-2.3 ter and Sewer Facilities.

All lots within this Property will be served by central water
and wastewater systems. Central water and wastewater
facilities shall be provided in a manner consistent with

\Where are proposed water/wastewater facilities to be located? They
should be shown on the map and described in the text. Provide detail in
the text regarding the Water Appeal and the demand limits you will be
placing on development in the PD.

theé Water Appeal. If, in respect of any s h-plan, minor
dévelopment final plat or site improyement plan, the water

service for %ucw;csgosed therei
to be provided by a'New ial Distri
Section 18A of the Zoning Resolutiol

then evidence pertaining to the
Special District and executio

y contemporaneously with or
teh-plan, minor development
lan. The provisions of this
ed to modify, and shall be
ubdivision Resolution.

preliminary

subject to the provisions of the

S-2.4 Roadway Improvements.
(A) Within the Property.

(O] General.

Thoroughfares within the Property shall be provided

by Owner or one of more special districts formed for

the Property (unless such Thoroughfares already exist

and conform to County standards as the same may be
modified by any alternate roadway design standards
approved by the County) as needed to serve development
of the Property at such times as requested by the County
in accordance with County requirement, as modified by
any alternate roadway design standards approved by the

County.
(B) Traffic Impact Studies

To the extent requested by the County, each Traffic-
generating Application shall include a traffic impact
analysis developed in accordance with the Douglas
County Roadway Design and Construction Standards.

zmozo-o/

This section requires detail of improvements within or outside
regional). Proposed improvements should be listed out in the

Traffic Impact Study. Improvements, including but not limited to street connections,
grade-separated crossings, intersection improvements, right-of-way crossings, potential
traffic signals, or other local or regional improvements may require a full or partial

commitment to CDOT, Douglas County, or Castle Rock. This
matrix indicating construction responsibility, ownership and m

improvements, and can be combined with the matrix of proposed dedications.

the PD (local and
PD text. Refer to the

should be detailed in a
aintenance, and timing of

S-2.5 Trais—ithe dedication table & matrix. Show ownership maintenance,
construction responsibility, and timing.

'You will need to list trails commitments in the text. Include same within

The Trails shown generally on the Parks, Open Space and
Trails Plan shall be designed and constructed by Owner,
or one or more special districts formed for the Propert
accordance with the standards set forth in Section S-7.
Notwithstanding any provision herein, Owner shall not
be required to construct any segment of Trails located

outside of the Property. This should be included within the
dedications section for parks.

S-3. OVERALL PARKS COMMITMENT

/Add text "New park dedication will be calculated
in accordance with the ion standards of
Article 10 of the County Subdivision Resolution."

S-3.1 Parks Requirement.

As development of the Property progressgs, as
required by this Section S-3.1, Owner shall provide

land, conservation easement, cash- in-ligu of land, or
improvements-in-lieu of land, or any combination thereof,
for active and specialized recreation in satisfaction of the
Parks Requirement. In furtherance of/the intent to provide
parks, trails and other facilities for active and specialized
recreation for all segments of the population, Owner shall
receive credit towards its requirerpent to satisfy the Parks
Requirement for land that is dedjcated in a Final Plat and
provides active recreation uses.

S-4. Other Commitments and Provisions.

S-4.1 Architectural Control Committee.
All development within the Property (including,

without limitation, publicly-owned buildings and
improvements) shall be subject to CC&Rs, which

will establish one or more architectural control
committees that will utilize Design Guidelines in

the review of development within the Property. The
Design Guidelines will define specific site and building
requirements such as colors, materials, landscaping
and other items that will enable such architectural
control committees to assure design integrity and
intent. The Design Guidelines are intended to achieve
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a consistent quality image for the development of the
Property.

S-4.2 Lighting and Dark Skies.

Development within the Property shall be subject to
Section 30 of the zoning Resolution, and Pine Canyon
Lighting and Dark Skies Standards, which shall be
incorporated into the Design Guidelines.

S-4.3 Overlot Grading. |

Overlot grading plans shall be designed, submitted
and accepted per the Douglas County Grading,
Erosion and Sediment Control (GESC) Manual,

and a GESC permit shall be obtained prior to the
commencement of any grading operation.

S-4.4 Weed Management.
Weed management on all portions of the Property,

including parks and open space areas, shall be the
responsibility of the respective owner(s) thereof.

Staff would like to see
detail on overlot
grading limits. We are
available to discuss.
We think this would be
beneficial in preserving
the character of the
land as articulated in
the narrative. Other
potential tools to
address this are no
build areas, slope
preservation areas,
use of building
envelopes within
planning areas with
custom lots, or
dedicated park land.

S-4.5 rm Water Facilities.

(A) Construction. Own Il be required to design
and construct all storm water facilities, in accordance
with applicable regulations, as and when s cilities
are needed to serve development on the Property.

(B) Maintenance. Owner, or one or more homeowners
associations the County deems able to fulfill such
obligations, or special districts designated by Owner
that accept such obligations, shall be required to
maintain all storm water facilities serving the Property
except to the extent such facilities are deemed by the
County to be public, in which case the County shall
be responsible for such maintenance. Easements shall
be granted to the County, at no cost to the County, to
permit the County to enter and maintain storm water
facilities that the County is responsible to maintain
(to the extent such facilities are not located within a
publicly dedicated and accepted right-of-way). At the
County’s request, easements shall be granted to the
County, at no cost to the County, for all private storm
water facilities for the purpose of maintaining the
storm water facilities in the event the Owner or such
other entity fails to satisfactorily maintain or repair
such facilities.

(C) Scope. For purposes of this Section S-4.5, storm
water facilities shall include, without limitation,
regional detention/water quality ponds, drainageway

Provide specificity
regarding stormwater
and drainage facilities.
List improvements
within the commitments|
matrix, indicating
ownership and
maintenance,
construction
responsibility and

construction timing.
= =
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stabilization, inlets, pipes, culverts, riprap, ditches,
reinforced concrete pipe, manholes and hydraulic
structures used for storm water detention or
conveyance.

(D) Recreational Facilities. All recreational activities
planned for use within storm water facilities shall be
in accordance with County Urban Drainage and Flood
Control District regulations.

S-4.6 Floodplain.

The Owner shall be required to obtain all appropriate
approvals from the County and the Federal
Emergency Management Agency (FEMA) for any
proposed modifications to the FEMA designated
floodplains. All platted residential lots must be
located outside of the FEMA designated floodplain,
as the same may be modified by a FEMA letter of
map revision, letter of map amendment or letter of
map revision based on fill.

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

534.61 ACRES ‘1 ,800 residential units

600,000 nonresidential square feet ZR2020-010 ‘

PREPARED FOR:

JRW Family Limited
Liability Limited Partnership
1200 17th St, Suite 3000,
Denver, CO - 80202
303.587.0102

OTHER DEDICATIONS/COMMITMENTS AND PROVISIONS

\Additional Comments Regarding Dedications & Commitments:

- Private Recreational Amenities - What are your plans for recreational amenities, such as a community Rec. Center or pool? if these or other
amenities are possible, they should be included in the commitments and text. A description should be provided as to how this factors into the parks
commitment. Indicate construction responsibility, ownership and maintenance, and construction timing.

- Multimodal Transportation Center - This is referenced in the narrative, but the PD provides no specific detail. We anticipated detailed references to
this in dedications and commitments. Is this a private project, or a public-private partnership? Is it to be dedicated to CDOT?

- Density Transfer of Units - Are you proposing to allow transfer of units within PD planning areas? If so, this needs to be described in commitments, if
different that County requirements.

- Noise Mitigation - Noise studies will be required for residential units (including MFDUs) adjacent to I-25 or Founders Parkway as the Douglas County
CMP indicates that residential development should be located outside of areas measuring 65 DNL or greater. Commitments should require a noise
study and other noise mitigation measures (exterior and interior). A 65 DNL line should be shown on the Land Use Map to identify areas where
development should be excluded. The 65 DNL line can be based on the noise study referenced in the commitments.

- Off-site Roadway Improvement Commitments - One road is proposed across the Scott property. How is this being handled, and what is being
committed to? As stated, you will need to describe and address all proposed dedications and improvements (local or regional) within the PD and show
detail in a commitments table.

Environmental Commitments:

- Tree Removal and Tree Preservation seems to be missing in this plan, especially important for a development called Pine Canyon. Provide vegetation
coverage on the existing conditions exhibit. A requirement to complete a Tree Preservation plan should be referenced in commitments.

- Overlot Grading - Staff has concerns regarding the potential impacts of overlot grading (particularly the east side of the property). Overlot grading
limits will need to be evaluated by staff upon review of the slope analysis. Have you considered particular areas of the PD where no disturbance or no
overlot grading will occur. Similarly, use of building envelopes within planning areas with custom lots or dedicated park land could reduce disturbance?
- Wildfire Mitigation - The County typically requires a wildfire mitigation plan at subdivision, but you could add a commitment requiring a PD-wide
wildfire mitigation plan that incorporates the details stated on Sheet 13. There should be consideration for providing consistency between the tree
preservation plan and future wildfire mitigation measures.

- Naturalized Drainage or Widened Drainage Corridors - As related to the preservation of slopes, trees, and other natural areas, has consideration
been given to natural design of detention ponds or widened and naturally designed drainage corridors?

- Wildlife Preservation & Biological Resources Assessment - We anticipated commitments regarding protections for wildlife and habitat, wildlife-
friendly fencing standards, and that completion of a master wildlife and biological resources report would be required.

- Plum Creek Riparian Corridor - We anticipated that commitments would have been stated regarding the Plum Creek corridor as it relates to potential
amenities and access, as well as buffering, wetland, vegetation, wildlife preservation, or other environmental protections.

- Cultural Resource Report - We anticipated a commitment to the provision of a cultural resource survey with the PD, which addresses historic,
archaeological and paleontological resources.

- Identify turf vegetation limits for different residential lot sizes, multifamily, commercial, open space, and parks as consistent with your water appeal.
They could be further articulated in development standards for landscaping. You may need to consider specific planting programs for low water use
plants..

- View Planes & Development on Ridgelines - Have you considered addressing the impact of development on views and ridgelines? For consistency
with the intent expressed in your narrative, you'll want to carefully consider the preservation of trees, how dwellings are built on slopes and ridges,
and how structures are sited to blend with the landscape. Also consider how development will impact views into, through, and out of the site. Have
you considered preserving views through development of view planes within the PD? With this site being surrounded by the Town of Castle Rock, it
would be appropriate to incorporate elements from their Skyline Ridgeline Ordinance.
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This sheet should be moved directly
after the text "Statement of
Commitments" and seems like the
logical place for roadway and
transportation commitment tables as
well.

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,
AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

534.61 ACRES“,SOO residential units 600,000 nonresidential square feet ZR2020-010

OSP DEDICATIONS OsP DEDICWBLE

Portions of the Property designated as within the
. X P
OSP Planning Area pursuant to this Development OSP Segment

ng of Dedication

i i i OSP-1 shall be offered for dedication-inaccordance with Section S-11(B), no later
Plan shall be dedicated in phases in §cco_rdance OSP-1 than 90 days after the Recording of one ormare Final Plats containing at least
the OSP Dedication Map 50% of the area within Planning Areas B-1 & B-2 as-depicted generally on the

T Add the 4 parks and all
edication Table. The OSP Dedication S 3 Sh beSHeoea Tor dedieation T aceordnes Wi SesToSTIEy 7 proposed t?ail improvements
Map generally depicts various segments of the osp-2 later than 90 days after the Recording of one or more Final P\ats\:o?gﬁv‘ns{tp\
OSP Planning Area; such segments are labeled o2 S0% o the ares within Planning Ares 5185 dosicte genaral on the O3 \iohfh‘Tdtat:e. The iabf_
OSP-1 through OSP-9 on the OSP Dedication Map. OSP-3 shall be offered for dedication, in accordance with Section S-11(B), no S O,U show ownership
The OSP Dedication Table sets forth the time by OSP-3 later than 90 days after the Recording of one or more Final Plats containing at maintenance, and
which each of the OSP segments must be offered el O phe area within Planning Aree B2 a5 depicted generelly on the OSP construction responsibility.
for dedication_in accordance with Section S1.1 (B). OSP-4 shall be offered for dedication, in accordance with Section S-11(B), no Indicate whether parks, open
i P oSP-4 later than 90 days after the Recording of one or more Final Plats containing at . .
?)usc;ge;!gn?te . ma agesge'lptlﬁted ghenoesrgllg on ;he least 50% of the area within Planning Area B-2 as depicted generally on the OSP space, and trails will be open
edication Map-as -1throug -9, an Dedication Map. to the public of limited to
i ifi i e icati OSP-5 shall be offered for dedication, in accordance with Section S-11(B), no. g X
defined specifically in the OSP Dedication Table. OSP-5 later than 90 days after the Recording of one or more Final Plats containing at Pine Canyon residents.
least 50% of the area within Planning Area MF-1 as depicted generally on the
The exact boundaries and shape_of Planning Area gzg [6)9‘:"710" ;:apdf g - s )
-6 shall be offered for dedication, in accordance with Section S-1.1 , NO
OSP and each of the segments OSR:] through 0OSP-6 later than 90 days after the Recording of one or more Final Plats containing at
OSP-9 may vary from the genera 9 hown least 50% of the area within Planning Area SR-1 as depicted generally on the OSP
. N Dedication Map.
on the Dedication Map, on the condition that th OSP-7 shall be offered for dedication, in accordance with Section S-T1(8), no
total acreage of the OSP areas to be offered for OSP-7 later than 90 days after the Recording of one or more Final Plats containing at
dedication, upon occurrence of all events requiring least 50% of the area within Planning Areas SR-3 & B-3 as depicted generally on
’ T the OSP Dedication Map.
such OSP areas to be offered for dedication OSP-8 shall be offered for dedication, in accordance with Section S-11(B), no
pursuant to the OSP Dedication Table, shall not OSP-8 later than 90 days after the Recording of one or more Final Plats containing at
least 50% of the area within Planning Areas SR-2, SR-7, SR-8, SR-9, & SR-10 as
be less than the aggregate amount set forth on depicted generally on the OSP Dedication Map.
the Land Use Plan (inclusive of streets that fall OSP-9 shall be offered for dedication, in accordance with Section S-11(B), no
- 0OSP-9 later than 90 days after the Recording of one or more Final Plats containing at
within or cross such OSP areas), and, the change least 50% of the area within Planning Areas SR-4 & SR-5 as depicted generally
in boundaries does not negatively impact habitat on the OSP Dedication Map.
qualities GSP-10 shall be offered for dedication, in accordance with Section S-11(B), no
. OSP-10 later than 90 days after the Recording of one or more Final Plats containing at

least 50% of the area within Planning Areas SR-6 & MF-2 as depicted generally
on the OSP Dedication Map.

OSP DEDICATION MAP

It is difficult to tell the boundaries of some of the [
OSP areas, particularly, OSP-6 through 10, ”
where there are multiple lines and arrows.

Please find a way to depict this more clearly.

Where is the Walter J.
Scott Park located?

This map should also have parks and trail -9
improvements clearly labeled. ERES

OSP-3
4.0 ACRES

v CAVAVAVAVAVAVN ; 1
TAVAVAVAVAVAY) g 0SP-10
10.3 ACRES
' OSP-6  ogp.y

S2ACRES 46,5 ACRES

OSP-5 %
3.0 ACRES

osp-4 ||
m

1.2 ACRES

37.3 ACRES

Provide north arrow,
written and graphic scale
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Please see the following sheet attached with

additional comments on the development
standards. Use and Development Standards
need to be associated with each planning area
SR-1 to -11, MF and B or other nomenclature.

PINE CANYON PLANNED DEVELOPMENT

LOCATED IN PARTS OF SECTION 34, 35 & 36, T7S, R67W OF THE 6TH P.M,,

AND PART OF SECTION 1, T8S, R67W OF THE 6TH P.M,,
OF DOUGLAS COUNTY, COLORADO

DE

Prior to listing out permitted uses and development standards for each
planning area, consider drafting an intent statement for each identifying the

.[proposed use and character of that planning area and the range of densities,
ELOP DARDS : or non-residential square footage proposed.

«\Fences, walls or hedges shall be allowed within the

534.61 ACRES

Sptetchifically list|a. Other. The standard zoning requirements and land uilding setbacks, on private land. A building permit is
out these uses of the Douglas County Zoning [Resolution |including equired for any retaining wall greater than four (4) feet
sections from loff-street parking, landscaping, site development, n height from footer to top of wall.
the DCZR (e.g. jacc sory and temporary uses, and use by special review « /Chain link fencing, barbed or above ground electrically
County off- d variance processes, shall apply to this PD, except as charged wire is prohibited.
street parking |modified by the following subsections.
is regulated Fencing/Lighting sections should be lettered or numbered. Subparagraphs
within DCZR shouldn't have bullets. Make numbering system consistent with other PD sections.
geiiﬁs - l Single Multi-Family
StaandSrds) Development Standard Single Family Detached Family Apartment/
Attached Condominium
Maxi G -
aximurm Gross 0-25 | 25-30 | 30-45 | 45-65 ||| 80-120 13.0-30.0 |We will not accept
Density in du/ac
standards
Min. Lot Area 12,000 sf | 8,000 sf | 5,000 sf | 4,500 sf N/A N/A determined at Site
Improvement
l Plan. All setback,
1 bulk, height,
buffers/
Setbacks | D separation, and
Front to Garage 20" 20’ 20' ] 20" * *4 other standards
Front to Living Area 20' 15 15 \ 10’ v *) need to be
Rear 20' 20’ I \ 12" C+ ] +3 |nc|u§ed within the
Side Interior Lot 10' 75 s [ s o | * requirements
. tated within the
Side to Street 20" 15' N 15’ 4 PD.
S,l:Setbacks for these areas will be established with the Site Development Plan. 4
A AAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAAA,
Specify if this Add "Dark Skies" standards in this section?
means an Setbacksforth Ibe-established-with-the-Sit Lighting Standérds
accessory PevelopmentPlan:
unit. You say
in the B. All setbacks shall be measured in a perpendicular

definition that direction from the property line to the foundation of the
accessory  building.

units are T
platted. Thus, [C- Attached garages may be converted for occupancy, if a

a replat would minimum 2-car garage (attached or detached) is retained ntry areas

be required  Pr provided on the lot.
for conversion
to occur. D. Overhangs may encroach into the building setback a

naximum of two (2) feet.

E. Items including, but not limited to, patios and decks,

swimming pools, gazebos, and garden equipment storage
sheds at ground level are permitted in the side and rear
setbacks. Patios, decks and similar features four (4) feet
and higher above ground level must maintain a minimum
rear setback of twelve (12) feet.

Do not use
bullets

Will wildlife-friendly fencing
be utilized?

encing-S ds
erimeter fencing will be permitted within

such fencing is in conformance
County Zoning - at the ti

Plan approval an'd must confgrm to the design’guideline
established for/Pine Canyon.

¢ |In residential areas, no exterior lights are permitted
wherein any glare or direct light is visible beyond the
perimeter of the property. This standard is not intended
o apply to public street lighting.
ighting will be permitted at each of the primary

ith the purpose of illuminating the entry
ignage and associated entry features, such as entry
alls, entrywayNandscaping, etc. Lighting is to be in
onformance with.applicable Douglas County Zoning
ode at the time of\approval of the Site Pevelopment

fo the planned development?

At the time of Site Development Plan the potential for
gated private streets will be evaluated. If gated private
streets are utilized they will comply with Douglas County

Improvement
Resolution (Please (Please change in

standard\
change in all all applicable areas)

Refer to a specific d

mean the Douglas County Roadway

Design and Constru

locument. Do you

ction Standards?

This should
plicable areas) be numbered

1,800 residential units

600,000 nonresidential square feet

ZR2020-010

Urban / Wildland Interface M Plan

This property has varying degrees of coverage by multiple
vegetative typeg, fire mitigation shall be appropriately
considered as development moves forward. Wildfire
mitigation is the implementation of measures designed
to minimize the destructive effects from a wildfire. At
the time of Site Development Plan, the applicant shall
work with the Town of Castle Rock Fire Department to
create a final Urban/Wildland Interface Area Vegetation
Management Plan. Below are suggested practices that
homeowners may implement to help mitigate fire risk for
their residences.

Area - A. Within 30 feet of
and immediate area)

structure (building envelope

1. Create a “defensible space” to reduce the likelihood
of a damaging wildfire in the immediate vicinity of the
home. Defensible space is the ‘area where vegetation has
been designed, installed and maintained to reduce the
possibility of fire spreading between the landscape and
the building.
2.If native vegetation has been successfully retained
in this area, prune tree canopies fr the ground up
to a minimum height of 8 feet. Remave any small or
suppressed stems in the under story of dominant trees.
3.When present, thin any shrubs, particularly Gambel Oak,
growing below the canopy of larger re
4.Prune retained coniferous trees to mini

taller specimen up from the ground to crea
open, tree-like form. Remove sections of lar:

vegetation.

6.Install a continuous non-irrigate‘rock mulch bed\ for a
minimum of 3 feet around the perimeter of the bui

7. Minimize foundation-type plantings, especially a
to combustible siding, keep all shrub plantings a
minimum of 3 to 5 feet from the foundation. Exclud
more flammable shrub species (coniferous evergreens)
and space shrubs to create low, non-continuous
plantings near the building.

8.Plant only deciduous tree species within this zone.
Provide irrigation as required for the successful
establishment and long term health of new trees.

9.Plant trees far enough away from the building that, at
maturity, tree canopies will not overhang the roof.

10. Plant sod or seed with fire resistant grass seed mixes.

T.Provide irrigation to turf grasses within this area to
prevent summer dormancy.

12. Maintain turf grass height to a maximum of 6 inches.

13. Plant wildflowers only if they will be irrigated and will
be cut back to a maximum height of 8 inches at the end
of growing season(following seed production).

14. Dispose of all slash or plant trimmings outside of this
zone (off site or in area C).

Area - B. Between 30 feet and 125 feet from the structure
(tree preservation area)

Note that the exteé s zone is affected by sIopg,is
greater when strus are at the top of the slope and
when slopes are relatively steep. Slope is less critical
when structures are at the base of a slope or on level
ground.

1. Clear small diameter, snow bent, diseased, damaged,
or suppressed stems in the under story of larger pine
trees.

2.Prune to raise the canopy of large, existing trees to
8-13 feet above ground.

3.Thin shrubs growing directly beneath larger trees per
section A, note 2 above.

4.Remove annually, dead stems and branches from
shrubs and trees.

5.Space newly planted trees and large shrubs at least 20-
15 feet apart to provide a minimum of 10 feet between
crowns at maturity.

6.Prune the branches of smaller or newly planted trees
as they grow, up to a height of 8-15 feet above the
ground. Do not over prune the crowns of smaller trees,

7. Trim native grasses and wildflowers in the fall or spring
to maximum height of 8 inches.

8.Dispose of all slash or plant trimmings off site, or by
burning (if permitted), chipping, or cutting down and
distributing throughout the area. Brush piles for wildlife
should be located at the outer limits of this zone.

9.Retain one to two standing dead trees per acre for
wildlife habitat.

Area - C. Beyond 125 feet of the structure (preservation/
environmentally sensitive area)

1. Clear smaller under story trees and shrubs per section
B, note 1 above.

2.Undertake selective thinning to improve health and
appearance of wooded and native brush areas.

3.Remove smaller trees in crowded stands to increase
tree spacing.

4.Retain an increased number of standing dead trees per
acre for wildlife habitat unless they pose a threat to
utilities or human use.

5.Slash or plant trimmings may be disposed of within
this area.

Is the highlighted text associated with an exhibit
identifying typical defensible space on a typical
lot? The text provides detail beyond what is
included in a typical PD. The County requires a
wildfire mitigation planning at subdivision.
However, you could consider a commitment
requiring a PD-wide wildfire mitigation plan. That
plan could incorporate the details listed here,
rather than placing them directly in the text of the
PD. Consideration should be given toward
consistency between the tree preservation plan
and future wildfire mitigation measures.
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|Comments on Use and Development Standards: |

- Per DCZR Sec. 1509.02.1 through .3 - All principal, accessory, and uses allowed by special review need to be listed for all planning area designations (SR-1 to -11, MF, and B or other
nomenclature). We assume you will want to make sure that the hotel/spa use is allowed? What is allowed in mixed-use areas? Is your current submittal implying, for example, that in the
"Business" planning area all non-residential uses are allowed? The range of uses is particularly important for the "Business" and "Multifamily" areas of the PD that have the potential to
provide impacts on single-family uses.

- You have discussed ADU's in the narrative and in the definitions section of the PD, but it is not listed as a permitted accessory use.

- List uses for parks, especially if you want them programmed or if you want to allow for community uses such as a recreation center or other amenity. Is the existing house along E. Plum
Creek to eventually become part of the programming of the Park?

- You will want to make sure parking garages are permitted in the multimodal transportation center.

- Per DCZR Sec. 1509.02.4 - All minimum lot area, setback, bulk, height and other standards need to be listed for all planning area designations (for principal and accessory uses) of the SR-1
to -11, MF, and B or other nomenclature. We will not accept standards determined at Site Improvement Plan or other development review process. Bulk and setback standards for the
"Business" and "Multifamily" areas of the plan are important, as they have the potential to provide impacts on single-family units. Consider providing a graphic that shows typical setback
standards applied to a development type.

- Do you have buffers or transitions at the boundaries of planning areas to provide separation and mitigate impacts? Buffers from 1-25? Wildlife movement buffers? Buffers or setbacks
required from utilities or easements?

Other Items to Consider:

- Design standards along Plum Creek to address buffering and treatment of edges and to preserve the character of the riparian corridor.

- Design standards for Parks (if programmed)

- Design standards for other important areas, transitions, or edges of the PD. For example, how does the "Business" area transition and interface within the residential neighborhood? How
does multi-family transition within the residential neighborhood? The PD fronts I-25, railroad right-of-way, and Founders Parkway. Consider cross-sections for important transition areas.

- Specific Planning Area for the multimodal transportation hub, including a list of all permitted uses and bulk standards (presumably there would be mixed-uses, a parking garage, and
potential public activity space), and you may want to treat this area of the PD with distinct requirements from the rest of the PD.

- Design standards specific to the multimodal hub, including station/bus stop and areas around the station? Standards for a pedestrian plaza and other areas of importance?

- Design standards for ADUs, such as height and setback?
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SDLAEALO Department of Public Works Engineering

www.douglas.co.us Engineering Services

May 20, 2020 DV2020-177

James Walker

JRW Family Limited Liability Limited Partnership LLLP
5975 E Jamison Place

Centennial, CO 80112

RE:  Pine Canyon PD - Preliminary Comments
Mr. Walker:

Douglas County (County) Public Works Engineering has reviewed the proposed Pine Canyon Planned
Development (PD) and has returned the comments below. Additional comments will be forthcoming
with the first formal referral, including comments regarding the transportation and drainage studies.

o Please add a section titled Roadway Improvements to the PD with subsections titled:
0 Internal Roadway Improvements to address roads within the PD boundaries
0 Site Access Improvements to address roadway and intersection improvements needed to
access the PD
o Off-Site Roadway Improvements to address roadways and intersections outside the PD
which will be impacted by additional traffic caused by the development
¢ Include in the development plan a dedication statement indicating Owner will dedicate public
rights-of-way (ROW) to the County at no cost to the County for public roadways shown in the
PD and public roadways developed in subsequent submittals.
¢ Include a statement indicating landscaping, paths, and related appurtenances within public ROW
shall be maintained by Owner or designee.

Respectfully,
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Ken Murphy, P.E.
Senior Development Review Engineer
kmurphy@douglas.co.us

cC: DV File

100 Third Street, Castle Rock, Colorado 80104 e 303.660.7490
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