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HOW TO USE THIS MANUAL

This manual applies to lands within the hillside areas of the City of Colorado Springs that are
characterized by significant natural features that include ridgelines, bluffs, rock outcroppings,
vegetation, natural drainageways, wildlife habitat, geologic conditions, and slopes that contribute
1o the attractiveness of the community. The City has identified these areas and placed them
within the HS -Hillside Overlay Zone. The Official City Zoning Map designates the specific
properties which are included within the Overlay Zone. The HS overlay may be used in
conjunction with any zone district in the City.

The provisions of this manual shall apply to any and all of the following activities:

¢ Any lands in which new or enlarged building activity will occur;

¢ Any lands in which vegetation will be removed; and

¢ Any lands in which grading or any disturbance will occur.

This Manual is intended to be a valuable reference source, providing all of the instructions and
information necessary to allow developers, contractors, homeowners and other interested
persons to develop and maintain hillside properties in an environmentally sensitive fashion. This
Manual incorporates code standards and requirements with recommended guidelines; it contains
the Hillside Area Overlay Zone, as approved and found within the City’s Zoning Code. (Refer to
Appendix A.)

Generally, the following presents a quick guide for the user to understand the questions that
should be answered to comply with the City’s development process for the hillside areas:

The question’s answers can easily be found in this Manual. This Manual is intended to be “user
friendly” and comprehensive. If you have suggestions or comments, we would be interested in
hearing from you; please contact the City Planning-Development-Review Unit, 101 West Costilla
Street; Suite 212, Colorado Springs, Colorado 80903 or telephone (719) 385-5982.
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INTRODUCTION

The City has recognized that areas which are characterized by ridgelines, bluffs, view corridors,
foothills, mountain backdrop, excessive slope, unique vegetation, natural drainage, rock
outcroppings, geologic conditions, wildlife habitats, and other physical factors, are significant
natural features worthy of preservation. Performance standards for hillside

development have been developed and are incorporated into the Zoning Code as an overlay
zone, referred to as the “Hillside Area Overlay”. This manual is intended to serve as the design
guidelines for the development of hillside areas

The Manual provides all of the instructions and information necessary to allow developers,
contractors, homeowners and other interested persons to effectively, sensitively and
conscientiously develop hillside properties. The Manual incorporates code requirements with
recommended design standards and guidelines. The user of the Manual will hopefully find it
useful in understanding the City’s objectives for regulating hillside development.

The user will find particularly helpful information regarding hillside design issues that the City is
most interested in promoting. Specifically, the Manual will show:

e How to minimize the disturbance to the terrain;
+ How to preserve and incorporate nature features and vegetation into site design;
+ How to mitigate and enhance visual impacts and opportunities;

e How vehicular access and utilities placement must be considered to minimize destruction to
hillside characteristics;

¢ How to use supplement landscaping to enhance hillside property;
e How to use architectural features to conform to hillside characteristics; and

s How to enhance streetscape appearance.

Hillside development on
privately owned property is
inevitable; how the hillside
will be developed is a matter
of communitywide concern.
If development occurs in
accordance with this Manual,
it will be done in a manner
sensitive to the natural
functions of the land and
preserve and protect one of
the City of Colorado Springs
most significant attributes --
its mountain gateway into the
Rockies.
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INTENT / PURPOSE

The pumpose of the Manual is to provide all of the instructions and information necessary to allow
developers, contractors, homeowners and other interested persons to effectively and
conscientiously develop hillside properties. The Manual incorporates code requirements with
recommended guidelines. The user of the Manual will hopefully find it useful to understand the
City's objectives for regulating hillside development.

The City of Colorado Springs desires to have development that occurs within the hillside areas
adhere to specified review procedures, performance standards, and design guidelines which
implement the following design objectives:

1.) To enhance the quality of life of existing and future residents by the preservation and
protection of the City’s most significant natural feature.

2.) To contribute to the natural hillside character of the existing neighborhoods and
developments in the area by limiting the alteration to topography and natural drainageways.

3.) To preserve and protect the unique and special natural features and aesthetic qualities of the
hillside areas.

4.) To ensure that new development is sensitive to the existing natural setting and that the
protection design minimizes the removal of significant vegetation and natural features to the
greatest extent possible.

5.) To preserve and
protect wildlife habitat.

6.) To integrate natural
features into project
design.

7.) To respect the
existing views to the
mountains and foothills,
and privacy of the
adjacent homes.

8.) To avoid geologic
conditions which may
pose a threat to
property and life.

9.) To encourage the
use of innovative
design techniques and
solutions which
minimize disturbance
and protect sensitive
areas.

10.) To recognize community concerns related to development and its impact upon visually
significant hillsides, ridgelines, bluffs, and landforms.
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CITY COMPREHENSIVE PLAN CONFORMITY

This Manual endeavors to implement numerous goals, objectives, policies, and
recommendations of the City of Colorado Springs Comprehensive Plan, including, but not limited
to the following:

0 Goal 5.1
e Policy 5.1.4:
¢ Recommendation 5.1.R4: (F) & (L)

¢ Goal 9.2:
e Policy 9.2.1:
¢ Recommendation 9.2.R2:

¢ Goal 9.4
o Policy 9.4.3:

¢ Goal 9.5
e Policy 9.5.3:
+ Recommendation 9.5.R.1:

0 Goal 16.1:
e Policy 16.1.1:
¢ Recommendation 16.1.R2:
¢ Recommendation 16.1.R6:

¢ Goal 16.4:
* Policy 16.4.1:
e Policy 16.4.2:

Please refer Appendix K for the specific language on each of the noted Goals, Objectives, and
Recommendations of the Comprehensive Plan.
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HILLSIDE DEVELOPMENT PLAN (HS/DP) REVIEW PROCESS

Prior to obtaining a building permit for a HS zoned lot, both a subdivision plat and HS
development plan must be approved by the City. The development plan is the document which
establishes the project design parameters while the subdivision plat formalizes the lot layout
pattern, and street and drainage designs.

Applications for development plans are processed by the City’s Development Services &
Comprehensive Planning Division . Additional information regarding the HS development plan
requirements , review procedures and appeal process is set forth in Appendix A. HS
Site/Grading Plans submitted in conjunction with the building permit review process must act to
implement the design parameters established with the approved development plan.
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HILLSIDE SITE / LOT GRADING PLAN (HSS/LGP) REVIEW PROCESS

OVERVIEW.

This section provides persons who are contemplating constructing a new house or building an
addition onto an existing home, the information necessary to allow them to be able to
successfully submit and receive City approval of Hillside Site / Lot Grading Plans (HSS/LGP).
The section includes:

e Design review criteria

e Required plan contents and information

e Review process procedures

¢ Post construction follow-up procedure

CRITERIA

By ordinance, construction activity, including grading or removal of vegetation, shall occur on
lots or parcels subject to the Hillside Overlay Zone until a Hillside Site Plan/Lot Grading Plan has
been approved by the Development Services Division. Hillside Site Plan/Lot Grading Plans will
be evaluated for consistency with the underlying zoning district development standards,
approved development plan standards, and in accordance with the following site design hillside
overlay zone review criteria:

0 Have the development standards of the zone or Development Plan (i.e., setbacks, maximum
height, lot coverage, drive grades, access points etc.) been met?

¢ s terrain disturbance minimized?

e Have cuts and fills been minimized?

¢ Has the natural land form been retained?

o Have visually compatible stabilization measures been used for cut & fill slopes?

e Have natural features such as slopes & rock formations been incorporated into the site
design?

¢ Is natural vegetation preserved and incorporated into the project design?

e Has emphasis been placed upon preserving Scrub Oak and pines within the front yard area
as this has a major impact upon the appearance of the streetscape and the character of the
neighborhood?

e Has emphasis been placed upon preserving healthy and significant stands of Scrub Oak and
pine trees?
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0 Have visual impacts upon off-site areas been avoided or reasonably mitigated?
e Has the structure been sited so that there is a mountain or hillside backdrop?
e Has the structure been sited off from the ridgeline?

e Has existing vegetation been preserved to soften the structural mass of buildings  located
in highly visible areas?

o Has supplementary native landscaping been used to soften structural mass of highly visible
building sites?

APPLICATION CONTENTS AND REQUIRED INFORMATION
Hillside Site / Lot Grading Plan Applications consist of the following two components:
¢ A Hillside Site / Lot Grading Plan

¢ A Hillside Building Elevation Drawing

HILLSIDE SITE / LOT GRADING PLAN. A Hillside Site / Lot Grading Plan is required for all
persons desiring to construct, modify, grade, remove vegetation, and/or disturb properties
located within the Hillside areas. Appendix C set forth all the information required to be
illustrated on a Hillside Site / Lot Grading Plan.

HILLSIDE BUILDING ELEVATION DRAWING. A Hillside Building Elevation Drawing is required
for all persons desiring to construct and modify structures located within the Hillside areas. A
checklist for a Hillside Building Elevation Drawing with all required information is included as part
of the Hillside Site / Lot Grading Plan Submittal Checklist. (See Appendix C.)

REVIEW PROCESS PROCEDURES

0 Preapplication Conference: (Optional) Prior to planning and designing a project, the
applicant should review the Hillside Development Design Manual and the Hillside Overlay
Zone District section of the City Zoning Code, which establish the requirements and
guidelines for acceptable hillside development. It is strongly suggested that the applicant
contact and/or make an appointment with the City Planning staff to discuss the project. At
that time the nature of the project should be described. Site visits may be appropriate during
this stage. The City staff will clarify review procedures, design guidelines, and submittal
requirements. Critical specific issues applicable to the project can be identified and
preliminary consensus reached.

0 Preliminary Design Review: (Optional - Preliminary review is an informal process enabling
the applicant to receive written input from City staff on the basic concept of the development
proposal.) This step is optional but is recommended for projects requiring extensive grading,
or the removal or alteration of significant vegetation and natural features. Preliminary
review allows the applicant to meet with the City staff to discuss basic intentions and plans
prior to undertaking detailed design. At this step, site analysis and design, location of
structures, grading, basic form of buildings, vegetation and significant feature protection and
removal are important. Building elevations and other information may be discussed but kept
in a preliminary form. Sites visits may again be appropriate during this stage.
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Formal Hillside Site / Lot Grade Plan Application: (Required) A complete Hillside Site /
Lot Grading Plan with a Hillside Site / Lot Grading Plan Submittal Checklist must be filed

with the Development Review Unit of City Planning. A Hiliside Site / Lot Grading Plan is
required for all persons desiring to construct, modify, grade, remove vegetation, and/or disturb
propetties located within the Hillside areas. A Hillside Building Elevation Drawing is required
for all persons desiring to construct and modify structures located within the Hillside areas.
Plans and Drawings may accompany and be included with architectural drawings submitted to
the Regional Building Department in pursuit of a building permit. See Appendix C. for a copy
of the HSS/LGP Checklist and content requirements.

Staff Review and Evaluation: (Required) Upon receipt of a Hillside Site / Lot Grading
Plan and Submittal Checklist, City Planning Staff will review the plan for compliance with
content requirements, design guidelines, and hillside standards. During their review City
Planning staff will visit the site, and review the plan for compliance with following evaluation
standards:

e Underlying Zoning District Standards.
e minimum lot area
e minimum front, side, and rear yard setbacks
e maximum lot coverage

® Development Plan Standards.

building lots and envelopes

vehicular access

location of utility lines

retention of significant vegetation
specified hillside building height

location of preservation areas

geologic hazard avoidance and mitigation

o Hillside Overlay Zone Standards and Design Standards
minimize terrain disturbance

preservation and incorporation of natural vegetation
mitigation of off-site visual impacts

maximum building height

access and utilities

architectural features

construction practices

revegetation

wildlife habitat preservation

streetscape appearance

¢ Final Hillside Site / Lot Grading Plan Decision. (Required) Upon completion of their
review City staff shall do one of the following: approve the plan, as submitted; approve the
plan, subject to conditions; or deny the plan. All approved plans will be stamped and dated.
Any conditions of approval will be clearly noted.

¢ Hillside Site / Lot Grading Plan Amendments, Revisions & Modifications (Optional) An
amendment, revision, and modification to a plan is considered a new application and must
proceed according to the procedures as if it were a new application. Amendments should be
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clearly identified upon the plan either by highlighting, outlining the amended area, or
providing text describing it.

Appeals (Optional) Any administrative action or decision of City Staff under the provision of
the Hillside Overlay Zone District or this Manual may be appealed to the City Hearing Officer
in accordance with City Code Section 14.1-4-204.B.5.b.

CONSTRUCTION FOLLOW-UP

0

Inspections. The Development Review Unit of City Planning Office will follow-up and conduct
inspections to determine compliance with the approved Plans and the provisions of the Hiliside
Overlay Zone District and other City Code provisions. Most sites will be visited twice after
construction commences.

The initial inspection will be scheduled to occur shortly after the site has been cleared,
foundation constructed, and while the framing is in process. The propose of the initial
inspection will be to determine compliance and to prescribe mitigation or remedial actions
which can be taken, at an early stage, to correct necessary violations. A fuels management
inspection will occur at the same time. Required corrective actions will be forwarded to the
applicant and full compliance is expected by final inspection.

The final inspection will be scheduled to occur shortly after construction has been completed.
The propose of the final inspection will be to evaluate the overall site and building design in
relation to its impact upon the site, the streetscape, and surrounding area. Determinaticn of
compliance and the prescription of additional mitigation actions may be necessary. A final
fuels management inspection will also occur at this time.

Evaluation Letter. The Development Review Unit of City Planning Office will provide an
evaluation letter to all applicants of hillside development. The letter will address plan and code
provision compliance, provide the City staff’'s evaluation regarding the site and building’s
design, and City staff’s opinions regarding its impact upon the hillside and surrounding area.

A sample evaluation letter can be found in Appendix G.

Enforcement. The Development Review Unit of City Planning is authorized to pursue
enforcement actions including, but not limited to, the issuance of a Notice and Order for
violations of the approved Hillside Site / Lot Grading Plan and/or the provisions of the Hillside
Overlay Zone District, in accordance with the procedures set forth in Section 14.1-4-1101
through 14.1-4-1110 of the City Code.

HILLSIDE DESIGN MANUAL
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HILLSIDE SITE / LOT GRADING PLAN DESIGN PRIMER

OVERVIEW

The purpose of this section is to provide the user with a “how to guide” to the development of a
Hillside Site / Lot Grading Plan (HSS/LGP) which will meet the City’s standards and design
guidelines. The section is not intended to prescribe the only method in which a HSS/LGP plan
can be developed, but outlines the important steps and issues which should be considered.

SITE INVENTORY

Inventory the natural and physical conditions of the site. Determine the suitability of the site for
the project. It is not necessary to study each of the conditions in detail. Rather, the applicant
should understand which conditions the project’s success depends upon. A Site Inventory
Feature Checklist is included in Appendix E. for your use and information.

¢ Natural Features

Does existing natural features provide opportunities or constraints to development? The existing
natural features should be inventoried, in narrative and perhaps map formats. A complete
overview of the natural features which may be impacted by the development should be
reviewed. The natural feature’s functions, possible hazards, unique significance, and their
specific characteristics should be understood and respected.

¢ Identification Of Geologic Hazards

An important aspect of selecting the right lot for a home, or selecting the appropriate location to
site a structure, is the knowledge of the possible existence of geologic hazards.
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Colorado Springs contains a variety of geologic hazards, including , but not limited to, the
following:

Expansive soils and rock

Unstable or potentially unstable slopes
Landslide or potential landslide areas
Debris Flows

Rockfall

Subsidence

Shallow Water Tables

Springs

Flood prone areas

Collapsing soils

Faults

Knowledge of whether any of these geologic hazards are present on a property is an important
factor in determining: how, where and even if a project will be built. Most developers
commission Geologic Hazard Studies prior to designing their subdivisions and selling lots. ltis
suggested that these studies be reviewed prior to the purchase of the lot or at the very least,
prior to the selection of the building location and design of the Site/Grading Plan. If no Geologic
Hazard Study exists for the development under consideration, a geotechnical engineering firm
should be hired to perform a site reconnaissance and geologic hazard review.
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R— A soils test will be required to be performed

M%”/f/% prior to the issuance of a building permit.

The foundation must be designed, by a

registered civil engineer, to withstand the
geologic forces anticipated to be exerted
by the specific soil condition. In order to be
sure that the structure is being placed in a
location which has an acceptable level of
geologic hazard risk, and the best soil
conditions, it is recommended that a soils
test be performed prior to the final design
of the HS Site/Grading Plan This approach
will not only provide the comfort of knowing
the structure has been built in the safest
location on the lot (in terms of exposure to
geologic hazards) it will also save money.
Many geologic constraints can be
overcome through special foundation
designs or engineering techniques, but
these can significantly increase the cost of
your structures.

If a driveway needs to be graded vegetation removed in order to get a soils rig onto a lot, please
contact the Zoning Office (578-6919) and we will review and pre-approve the preliminary grading
and vegetation removal prior to submittal of a final Site/Grading Plan. However, under no
circumstances should driveways be rough graded or Scrub Oak or pine trees be removed from
the your lot prior to coordination with the Zoning Office even for the purpose of providing access
for soils testing equipment.

¢ Facilities and Services

Are adequate facilities and services available to serve the site and development? Consider
where the utility service lines will be connected into the public system and how these lines will be
brought to the new homesite, in terms of the grading required and the impact upon the existing
vegetation. Whenever possible, driveways and utility services lines should share the same cut.
Assess the impact that wastewater service lines may have for downsloping lots where sewage
must either be pumped up hill or through downhill adjoining lots.

O Access

How will vehicles access the site? Driveways must meet City and fire protection design
standards for size, location, surface, grade, and access points. Can access be provided to the
house site with minimal impacts to other site features? In general, the driveway should follow
the natural grade of the lot to the extent possible. The City encourages access to utilities and to
the street be included in the same general vicinity. Two cuts, one for driveways and the other for
utilities, through hillside vegetation and topography is not an acceptable practice.

0 Land Use

Is the proposed development compatible and consistent with the character of the area and
neighborhood? For the most part, land use for a parcel in the Hillside zone is determined during
the zoning classification and development plan review processes.

HILLSIDE DESIGN MANUAL
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SITE EVALUATION AND ANALYSIS

Once the development program and site features have been inventoried the feasibility of
developing and constructing on a specific lot or site can be analyzed and evaluated. As
addressed previously, many natural and physical conditions could affect the success of the
project. While all the factors have been inventoried, only a few will present constraints and
opportunities to be mitigated or enhanced.

First, determine whether a site feature is a constraint, an opportunity, both, or is of no
consequence to the project. Next, evaluate the constraint to determine whether it can be
mitigated or the opportunity enhanced. Does the mitigation or enhancement of one feature
cause additional problems or added value to other features? Does the action render the project
still feasible or present overwhelming economic ramifications?

¢ Constraints

Features that are constraints are those which restrict or limit the development potential of the
property. Constraints should be analyzed to determine whether they can be minimized,
mitigated, or altered to a degree which would allow development to occur. If the constraint can
not be overcome or would be too costly to mitigate, then the project is not feasible and additional
resources of time, energy, and money should not be consumed. If the constraint can be
overcome or mitigated without too great of expense, then the project planning should continue.
For example, if the potential site has shallow underlying depth to groundwater or free flowing
springs, which could not be controlled without extensive collection systems and/or great costs,
then the project is probably not feasible.

¢ Mitigations

Constraints that can be overcome by making them less serve or intense are said to be mitigated.
Mitigative actions may include eliminating the constraint, utilizing design alternatives or
engineered solutions which neutralize the constraint. Mitigation actions need to be evaluated to
determine whether a positive cost benefit relation exists.

¢ Opportunities

Opportunities are site features which provide favorable circumstances not enjoyed by other sites.
Opportunities should be analyzed to determined whether they can be enhanced and used to
benefit the project. Projects which utilize opportunities will certainly meet City Hillside objectives
and add value to the property. For an example, the placement of a structure to preserve a
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stand of mature trees will enhance the natural setting of the site and maintain its hillside
character. Maximizing solar gain by orientating a structure to face south is an opportunity.

¢ Enhancements

By incorporating natural features and adding supplemental native landscaping into a site design,
the site can be enhanced. For example, the use of natural materials and earth tone colors on
hillside structures is considered an enhancement.

CONCEPTUAL ALTERNATIVES

It is essential to evaluate and study several alternative site layout concepts. Alternative layouts
can be generated inexpensively and need not be carefully drawn or detailed in the initial
preliminary design process. It is enough, at first, to draft only the essentials of a scheme in a
simple form. If one scheme lends itself to comparison to another, it can be developed yet as
another scheme and so on and so forth. Alternatives should always be reviewed prior to
committing to a final plan. If a preconceived design exists, the evaluation can be used to test,
verify, or modify the concepts. In general, initial concepts seldom work the best, but rather the
third or forth scenario combines the best of each and will eliminates the problems.

¢ Evaluate

As previously discussed, every site has both opportunities and constraints; it is now helpful to
map and illustrate them. Once the previous inventory information has been collected and the
alternative design schemes drafted, this information must be organized to permit an easy
evaluation of the best development solution. The evaluation should answer the questions,
objectives, and requirements addressed in the already written development program.
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¢ Synthesis

The result of the evaluation produces a summary site analysis which illustrates the
interrelationships of a site’s spatial, natural and physical conditions with the objectives and
requirements of the development program. The analysis should identify the portion of the parcel
most suited to development as well as areas to be left undisturbed. Areas in need of more
detailed evaluation also should be identified.

¢ Selection

At this point the right scheme for development for the site should be obviously clear. Now a
preliminary HSS/LGP plan can be prepared. This plan incorporates all of the factors previously
discussed with the additional information required by the City and other agencies. The plan
represents the final draft prior to the preparing of the final plan. Often, it will include architectural
renderings and profiles.

The homebuiider will now have a reasonably precise understanding of the project. Once a
confidence level has been reached that the preliminary plan will fuffill the development objective
for the site, then the detailed final plan with engineering studies and construction drawings can
be prepared.
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f you have a difficult site, call the Development Review Unit of City Planning for a pre application conference
nd site visit. Working out tough solutions together is a good policy.
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HILLSIDE DESIGN GUIDELINES

OVERVIEW: LIVING AND BUILDING HOMES IN THE HILLSIDES

So you decided to build a home in the City’s hillside areas. You probably made this decision
based on a lot of factors. The hills are where you can actually feel like you have moved to the
Colorado mountains. There are trees and nature and views that can mellow even the most
stressful of workdays. This is where the City meets the forest.

There is a cost to hillside living, however. Beyond the price of the real estate homeowners must
contend with a delicate ecosystem, slippery steep hills in the winter, wind conditions and wildlife.
Because the foothills are such a special area, there are a set of rules that apply to everyone who
chooses to live there. Whether building a new home or you are in a house that has been around
for 20 years, there are strictly enforced guidelines that regulate how you may treat your lot.
These requirements are covered in the following pages.

BEFORE YOU BUILD... The question of how to build in the hillsides should be addressed by
starting miles from your proposed home site. Looking toward the mountains it is easy to see how
the ecotones change as you head up the sides of the foothills. Prairie gives way to Scrub Oak
and this in turn is replaced by Ponderosas, Cedars and other trees. It is not a smooth
ascendance, rather hills top out in ridgelines and small peaks reach toward higher ones. Around
here, all is ultimately capped by the grandeur of our most famous landmark, Pikes Peak. There
is, however, an important factor to keep in mind, when placing a dwelling to maximize these
views. When a house is sited for a breathtaking view, perhaps high on a hilltop or ridgeline, the
folks down below have a breathtaking view of your house. With such prime real estate comes
some important responsibilities.

Homes in prominent locations must be sited and designed with the following in mind:

¢ Homes need to be setback a far enough distance from cliffs or hilltops so that the
structure does not appear to be perched on the edge.
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« A mountain or other landform should act as the backdrop to the home. This is highly
preferable to having the building project into a blue sky background like the parapet
along the top of a castle. If the house does break the plane of the natural backdrop,
it should be designed to mimic the natural lines of the hillsides.

e Existing and new
vegetation should be
placed to soften the
mass of the home
from off site. An
effective vegetative
cover will veil most of
the lower level of the
house.

e Dark or earthtone
colors should be used
to make the home
less conspicuous as
seen from off site.
White and other light
colors should be
avoided.

¢ Outside lighting
should be muted and
directed so that it does not spill over on to neighboring properties.

o Dwellings should be placed far enough apart to reveal views of the Front Range and
other significant ridgelines from the street and from the houses downhill.

» Dwellings sited to maximize views at the expense of vegetation will be denied.
As you approach the site, the potential house location should be viewed from a number of

perspectives. Before placing a house on a lot there are many questions to be asked. Are the
soil types suitable for drainage and have you addressed any geotechnical hazards? s the slope
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appropriate for the style of the house and will it allow you to take advantage of the solar
orientation while minimizing the impacts of the wind. Is the house set high enough to drain into
the sewer system, yet low enough to allow you to make it up the driveway on a wintry day?
Although these are all very important considerations, many are secondary to the need to save
the natural features of the site and incorporate them into the site design.

The right to live in the City’s hillside areas goes hand in hand with the responsibility to build in a
environmentally sensitive manner. If the street you have chosen had a woodsy feel when you
selected the site, it is your obligation to see that this feel still exists when you are finished. The
house will need to appear as if it was designed for the site when viewed from all sides, but
particularly so from the street. This goal can be accomplished by incorporating the following:

e The driveway should not be the predominant feature of the front yard. Paved and
structural areas must be softened by preserving the pre-existing vegetation.

e Setbacks should be staggered to avoid a canyon effect.
¢ Shared driveways are encouraged, when appropriate.

e Cuts and fills are to be minimized and vegetation is to be preserved.

BUILDING MULTI-FAMILY, OFFICE, INDUSTRIAL AND COMMERCIAL PROJECTS IN THE
HILLSIDES

Single-Family homes are not the only projects built in the Hillsides. Multi-family, commercial,
office and industrial projects can also be appropriate if care is taken in the design of these
projects to insure that important hillside characteristics are maintained.

The following is a list of design standards and guidelines which should be addressed in siting
multi-family, commerecial, office or industrial projects within Hillside Areas:

o  Multi-family buildings should be designhed in such a manner to provide the greatest degree of
privacy possible for the individual structures as well as to adjacent properties.

¢ Buildings placed upon downslope lots should be sulfficiently screened by vegetation to avoid
degrading views from off-site.

o Existing vegetation, especially mature trees and groves of Scrub Oak should be integrated
into the project design.

o For building sites in proximity to ridgelines, additional height restrictions may be necessary to
insure that rooflines will be located below the natural ridgeline.

e Large expanses of flat areas for parking that require cuts, fills or the removal of existing
significant vegetation or natural landforms should be avoided.

e Buildings should be sited with different floor elevations to achieve height variation.

e At site perimeters with high off-site visibility, buildings should be sited with a staggered
arrangement and screened with mature vegetation to minimize the “wall effect”.
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« For multi-family projects, stagger alignments of buildings both horizontally and vertically to
create unit identity, privacy at entry and private outdoor space, and to share common open
space.

o Building sites should be selected so that construction occurs below the ridgeline.

e The roofline, based upon maximum permitted height, should not extend above the line of
sight between a ridgeline and any public right-of-way, whether the ridgeline is above or below
the right-of-way.

e The slope of the roof should be oriented in the same direction as the natural slope of the lot.

» Significant views of the natural ridge silhouette from public rights-of-way and other public
spaces should be retained.

e When a major building elevation will be visible from off-site, appropriate combinations of
screening and design treatment should be taken to reduce the bulk of the structure.

GRADING, DRAINAGE, CUTS AND FILLS

Mother Nature rarely offers us a site that fits the shape of a house. When the time comes to
start construction, it is easier to change the terrain than it is to design around the siopes and
imperfections of the land. There are two types of changes that can have a great impact on the
natural contours of a site: cuts and fills.

Cuts are made when the slope of a lot rises and the house doesn’t. This is commonly seen on
upslope lots, those that rise away from the street. Fills are made when the house is placed on a
pedestal or a pile of dirt intended to hold the home higher than the natural terrain. Both of these
changes should be held to an absolute minimum.

There are a lot of reasons given as to why cuts and fills on the lot are desired. They are used for
all of the following:

To create basement walkouts.

To make flat yards for a play or recreation area.

To achieve drives with workable slopes.

To carry drainage away from the house.

To permit sewage outflow from the basement bath.

To improve views.

To reduce the building height calculation.

To give structural support and frost protection to foundations.

To make the building design compatible with the existing topography of the lot.

Although some of these reasons are better than others, the City takes a dim view of excessive or
unnecessary cuts and fills. Plans which make inordinate use of cuts and fills will be denied.
Large cuts into a slope usually indicate that the wrong house design is being used for the
conditions of a site. Building a flat house on an upward slope is akin to placing the proverbial
square peg into a round hole -- it doesn't fit. If a lot runs uphill, then a house should be designed
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to match that flow. If a lot is mostly flat, then it is not a good idea to dig a basement walkout.
Even worse, however, is piling on the fill.

House inappropriately placed
on fill platform.

Excessive cut on upslope lot to
accommodate a house designed
to be placed on a flat lot.

The problem with fill is that it has a tendency to return to the natural grade. A house built on fill
is generally less stable than one placed on natural soils. Unless proper compacting and retaining
practices are followed, fill will continue to compress on its own. Fill around a house tends to
settle or wash into the surrounding vegetation eventually smothering it.

As a rule of thumb, it is safe to observe the following:

¢ Design Objectives - Grading

It is in the interest of all to create marketable homes which preserve the natural characteristics of
the hillsides. These types of houses sell well, have less negative impacts on the environment
and are pleasing to look at. From the perspective of good hillside development, these goals are
met by adhering to the following construction and design practices:

o Houses should be designed to fit the site rather than modifying the site to fit the
house.

HILLSIDE DESIGN MANUAL
PAGE 24



« Foundation comers should match the natural grade as much as possible.

e Limit grading to that which is necessary to construct the house, drive and a limited area for
yard purposes.

¢ Design to retain as much of the natural landform as possible.

o Use foundation systems and home designs to take up grade.

« On a limited basis retaining walls are acceptable. They are not acceptable when
their purpose is to create flat yards.

« Drive-under and/or detached garages are encouraged on very steep grades.

« Site the house and use construction techniques which allow wastewater services to
be provided without the use of fill.
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e Mechanical solutions to solve wastewater problems are preferable to site
modifications.

Standard house designs should only be used if they are designed to work with the existing
topographic conditions of the lot

e Avoid an angular appearance of graded areas by smoothing out contours and
sloping away from the foundation rather than using retaining walls. Graded slopes
should be between 2:1 and 5:1.

¢ Grading Review Requirements

It is difficult to set absolute limits on what is acceptable grading for a hillside lot. Sometimes an
exceptional measure may be needed to work a house into a site and these proposals should be
discussed with the plan reviewer as early in the design process as possible. In the majority of
cases, however, certain limits should not be exceeded. The following standards are used by the
Development Review Unit of City Planning as a basis for evaluating proposed grading plans.

¢ Retaining Walls - If retaining walls are necessary, they should be limited to a 4"
maximum height per wall with no more than two tiers.

e Tiers should be separated by at least 4'-6' and each tier should be screened from the
street as follows; one 5 gal. shrub every 4' and one 6' tree every 15'. At least half of
the trees should be evergreen. Relief may be granted for shorter (height and/or
length) retaining walls and for walls which slope back and contain natural plantings.
Retaining walls not seen from the street are of lesser concern. Builders are
encouraged to use foundations as retaining walls to retain slopes.
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Driveways - The maximum slope is not to exceed 20%. Consideration should be
given to the placement of the house so that the driveway may be used to take up
grade. Drives longer than 30’ should be narrowed to 12’ in width as quickly as
possible.

Walkouts - Builders should select sites for walkouts which have a natural fall of at
least 8' through the building footprint area. Cuts or fills for walk outs should be
designed to minimize the impact upon existing Mountain Mahogany, Scrub Oak and
Pines.

Revegetation - Fill and cut slopes shall be stabilized in a manner which prevents
erosion. Acceptable slope treatments may include hydromulch seeding, netting,
small retaining walls, and the planting of trees, shrubs and flowers or any
combination of these. The appropriate treatment will be determined depending on
the specific slope conditions.

Cuts vs. Fills - Cuts are preferable to fills as they are more stable and have generally
less impact on surrounding vegetation and off-site views. Fills greater than four feet
are permitted only when there are unusual circumstances such as severe topography
or restrictive soil conditions. Cuts and fills should be severely limited in areas with
slopes of 25% or more. Front entryway walks are limited to the same fill constraints
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as the house. If there is a grade change of four feet or more between the driveway
and the front entrance, the house design may have to be modified to use steps or
decks rather than fill to take up the grade.

007

e Protecting Vegetation - Grading around the house should be limited to ten feet or
less to minimize its impact on existing vegetation.

o Protecting Natural Features - If a site has unique geological features such as

mushroom rocks, significant rock outcroppings or cliff faces, extraordinary care must
be taken when building on these lots. In order to preserve a sites special attributes,
the house should be designed to fit around the significant features.
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¢ Site Excavation - Construction equipment and stockpiled soils should be stored only
in areas which are to be disturbed for the construction of the house. Recommended
fill storage areas include driveway pad locations and previously disturbed street cuts.

¢ Drainage and Erosion Control

Builders must direct the drainage from their lots so that it either flows into the public storm water
system or maintains pre-existing lot to lot patterns. Roof and hard surface runoff should not be
concentrated and improperly diverted onto downslope lots. During construction, drainage
problems should be temporarily controlled by using straw bales and/or silt fences to slow and
filter lot to lot drainage. In no cases should mud or sand be allowed to cross property
boundaries. Erosion should be minimized on a site by revegetating the disturbed area of the lot
as soon after construction as possible. Slopes exceeding 2:1, must be protected immediately by
straw netting, hydromulching, silt traps, riprapping along drainage channels or by using other
similar methods.
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WORKING WITH VEGETATION

The image usually associated with living in the foothills is one of homes nestled into a setting of
mature pine stands and rolling hills covered in Scrub Oak and Mountain Mahogany. Indeed this
vision is so alluring that many of our hillside subdivisions; The Woodlands, Mahogany Vale,
Woodmen Oaks and Point of the Pines, bear names that reflect their intended glory. If the
overall character of hillside areas is to be maintained, the emphasis must be placed on
incorporating the existing vegetation into the site design. Some of the considerations which
should be embodied when matching a home to a site are as follow:

e Hillside characteristics help set the tone for Colorado Springs' image and desirability
as a place to live.

e The streetscape within hillside developments should contain elements which reflect
the City's natural hillside setting.

« Maintaining the natural environment preserves wildlife habitat and migration
corridors.

e Native vegetation is suited for low water landscaping since it has evolved to be
drought tolerant and can exist on the historic natural levels of precipitation.

e Minimizing disturbance of existing plants prevents erosion and sedimentation
problems.
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e Mature natural hillside flora has value which cannot be replaced.

o Existing vegetation provides a privacy screen between neighbors and between the
house and the street.

e Vegetation which is preserved, offers a real dollar value in landscaping already in
place and in improving a homes curb appeal for sales.

There are bound to be conflicting ideas in attempting to reach a balance between the need to
preserve natural vegetation and the desires or requirements of contractors and homeowners.
Below are some conflicts which have been identified as inherent to building on vegetated lots.

e Foundation excavation and over-digs in poor soil conditions require the removal of
all vegetation within the dig area.

e Vegetation must be removed for cuts and fills.

e Often, homeowners want to site houses in locations which are covered with
significant vegetation.

« Homeowners desire level lawns, patios, and recreation areas.

e The demand for basement walkouts exceeds the supply of lots which can naturally
accommodate this type of house. This results in houses with forced walkout designs
and unnecessary cuts.

¢ Frequently, houses are sited on the highest point of a lot to achieve views without
consideration of their effect on existing vegetation and off-site visual impacts.

¢ Vegetation is removed to improve views.

e It is easier to construct houses with overgrading versus incorporating existing
vegetation into site design.

e Vegetation is removed to reduce fire hazards and to limit ladder fuels.
e Vegetation is removed with the installation of utility lines.

e There is a perception that natural vegetation does not have as much a value as
formal landscaping.
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¢ Design Objectives - Working with Vegetation

One of the main objectives in protecting the existing vegetation of a site is to screen the bulk of
the house. Although a house can be beautiful in its own right, the natural characteristics of a lot
can only be maintained if the home is designed to complement the site rather than the other way
around. In designing this home, architects, builders and homeowners should assimilate the
structure to the site it is placed on.

The following design objectives should be addressed in the placement of houses on hillside lots:

Houses should be sited to incorporate existing vegetation into the design to preserve
the natural hillside image and character of the area.

L
...
.

.

Emphasis should be placed upon preserving the vegetation in the front yard area to
project a hillside appearance from the street.
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Existing vegetation should be used to soften structural mass and blend the house
into the natural setting. A two or three level home should have most of the first floor
screened by Scrub Oak and trees. In this way, the house almost appears to grow
from the lot like the trees. Small breaks in the vegetation can enhance this image as
seen from the street.

The amount of vegetation which can be removed depends on how much is existing
in the first place. Lots which are heavily treed are bound to lose some. Sites with
limited natural vegetation may have to be designed with extra care to retain as
much as possible.

Cuts and fills should be designed to limit their impact upon areas containing Scrub
Oak, Mountain Mahogany and pine trees.

Lawn, patio and formal recreation areas should be limited if their construction will
require the removal of significant vegetation or the creation of cut and fill areas.

Natural slope and vegetation should be incorporated in a manner which preserves
the hillside characteristics.

It is recognized that selective removal of natural vegetation is necessary to reduce
the risk of wildfires.

Utility line installation should be designed to avoid the removal of natural vegetation
where possible.

On heavily vegetated lots where clearing is required, emphasis should be placed on
removing smaller and diseased vegetation and saving larger, healthier growth.

If decks are located close to trees, post and beam systems should be used rather
than foundations, as this is far less destructive to the roots.

When siting a house for views, primary consideration should be given to the
preservation of existing vegetation.
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e The optimum coverage for a lot in terms of healthy trees, minimized fire hazard, and
maximum real estate value, is approximately 140 mature trees per acre. In the field,
this has the appearance of a moderately forested lot with trees just touching each
other.

0 Vegetation Review Requirements

The following review standards are to be used by the Development Review Unit of City Planning in
evaluating the impact of house placement and construction upon existing vegetation:

o Site plans should reflect any vegetation which is to be removed, replaced or
relocated.
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 All vegetation within 30' of the house perimeter and within the house structure should
be shown in detail. Less detail is needed for vegetation beyond 30'.

« Show the anticipated location of utility service lines. When possible, these lines
should be run under, or immediately adjacent to, the driveway location. If utilities
are to be run on another part of the lot, the vegetation must be protected by using
narrow trenches, laying lines to avoid significant trees and shrubs, and through other
mitigation methods such as augering.

e Vegetation within 10' of the structure (with the exception of the deck area) may be
removed if necessary to comply with the Fuels Management Ordinance.

e No vegetation is to be removed within Preservation Areas except to comply with the
Fuels Management Ordinance.

e Trees over 12" in diameter are considered irreplaceable and should not be removed
from a lot unless there is no other location for the house.

« Trees or other significant vegetation located between the house and the street
should only be removed if they are diseased or if they obstruct the only feasible
route for the driveway.

ARCHITECTURAL FEATURES

While there is no one style that defines Colorado Springs, there are many building elements that
make sense in the hillsides from both an aesthetic and a practical perspective. Quality design in
a home makes it not only more livable, safer and attractive, it can add greatly to the expected
resale value. Even though there are few architectural features that are required by the Hillside
Ordinance, there are many aspects of home design which are greatly encouraged. A positive
style element can make the difference in changing a borderline denial into an approved plan. If,
for example, a home is placed out on a ridge further than necessity requires, a low profile design
with a highly articulated roof line might make the difference in getting the plan permitted.
Although it is not the intent of the City to regulate individual tastes, it is ultimately impossible to
separate a homes design from the characteristics of the lot on which it is located.

¢ Design Objectives - Architectural

The following architectural objectives are encouraged when designing a home for the hillside
areas.

o Mass/Height - Homes should not appear overly prominent or obtrusive as seen from
the street, neighboring properties or off-site. One story houses are encouraged,
particularly homes which are placed close to the street or which have locations which
are highly visible from off-site vantage points.

o Use of Natural Appearing Matetials - The following building materials are
encouraged; unpainted wood siding, exposed wood structural members, logs,
bricks, stucco, and natural stone masonry. Roof shingles or tiles should consist of
natural colored metals, class C or better wood shakes, concrete, fiberglass, asphait
or clay. For all of these materials, dark or earthtone colors are encouraged. If a
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