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Comments on Proposed Site Plan

And Preliminary Plat 

Date:  October 10, 2006

Project Name:  Homeplace Ranch

Development Application File #: PD-06-02, P-06-09

PROJECT LOCATION: south of Higby Road and east of Jackson Creek

APPLICANT: Land Architects, Inc.

Thank you for the opportunity to provide comments on the proposed Homeplace Ranch development.  Upon review of the Preliminary PD Site Plan and Preliminary Plat the project appears to have been well thought out and planned with some very nice features.  However NEPCO’s Land Use Committee (LUC) has some concerns with the proposed development which are listed below.

ACCESS – Improvements to Baptist road are certainly welcome but with it being the only direct route to I-25 for the Promontory Pointe and Sanctuary Pointe developments also, the net effect of the improvements will be to relieve little if any of the congestion.

The bigger concern is with Higby road which is already congested with residential traffic and young drivers commuting to and from the high school.  Although beyond the scope and responsibility of this project the traffic study needs to adequately address the impact this development will have on Higby road and the solutions to overcome the dangerous conditions it will create.

It is the LUC’s position that this project not move forward until improvements to Higby road are underway.

DRAINAGE – The drainage areas, detention ponds and planned water features are laid out very well and should be aesthetically pleasing.  The concern is that the developer has not fully addressed drainage from Homeplace Ranch on to neighboring properties.  

The natural drainage from Higby Estates boarding estate lots 1, 2, 3, 4, 5, & 6 flows west.  The drainage from these lots flows east and converges close to the property line as it works its way towards the ponds.  There is a fear that after development and backfill any drainage the easement was not designed to accommodate, such as in heavy down pours, will flood the adjacent lots to the east.  Should this occur it is not only damaging to the neighboring property but extremely harmful to neighbor relationships.

DENSITY/LOT SIZE – The proposed Homeplace Ranch development does an excellent job of laying out the lots on the given property especially when considering 10 acres are set aside for and elementary school and 140 acres are dedicated to open space.

What Homeplace Ranch does not do is give much consideration to lot size transition from its Higby Estates neighbor.  It is noted and appreciated that the estate lots are placed on the eastern boarder of the property adjacent to Higby Estates.  However, the transition from the 2.5 acre lots on Higby Estates and the 1.5 acre or less lots on Homeplace Ranch is much too drastic.  The density of the proposed development is significantly higher than the average density of the existing adjacent properties.  Extending the buffer from north to south along the boarder should be considered.

TOWN OF MONUMENT COMPREHENSIVE PLAN COMPLIANCE – Although selective the developer does address and complies with much of the comprehensive plan.

In conclusion, it is requested that the Monument Planning Commission and Monument Board of Trustees delay consideration of this proposal until the issues raised are appropriately addressed and the proposal is revised.   

___________________________________

George Diestelkamp

NEPCO Land Use Committee Chairman
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