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Conclusions 

Based on the subsurface conditions encountered at the site, we recommend that the buildings to be 

constructed at the proposed Riverwalk Project be supported on a foundation system consisting of footings 

placed on the natural sands and gravels, claystone-sandstone-siltstone bedrock materials, or on properly 

compacted structural fill materials placed over the natural sands and gravels or bedrock materials. An 

alternative foundation system would be to found the buildings on helical/screw piles advanced into the 

underlying sands and gravels and/or claystone-sandstone-siltstone bedrock materials. Design parameters for 

the above foundation systems, as well as for the floor slabs, foundation walls, underdrain systems and 

pavement sections are outlined herein. 

Purpose and Scope of Study 

This report presents the results of a Subsoil and Foundation Investigation for the proposed Riverwalk 

Project located in downtown Steamboat Springs, Colorado.  The approximate location of the project site is 

shown in Figure #1.   

A field exploration program was conducted between April 29 to May 16, 2008 to obtain information on the 

subsurface conditions at the site.  Material samples obtained during the subsurface investigation were tested 

in the laboratory to provide data on the classification and engineering characteristics of the on-site soils. 

The results of the field and laboratory investigations are presented herein. 

This report has been prepared to summarize the data obtained and to present our conclusions and 

recommendations based on our understanding of the proposed construction and the subsurface conditions 

encountered.  Design parameters and a discussion of geotechnical engineering considerations related to 

construction of the proposed development are included. 

Proposed Construction 

It is our understanding that the proposed development will generally consist of multiple 

commercial/residential structures that will be constructed with a common below grade parking structure 

covering most of the site.  The site will be developed with numerous buildings varying in height from 3 to 4 

stories.  Although building plans were not available at the time of this report, we have assumed that the 

building structures will generally be constructed using structural steel frames, or structural concrete 

columns, beams and slabs.  The parking garage will be constructed with a concrete slab-on-grade floor 
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system.  It appears that the lower levels of the structures will be constructed from 10 to 20 feet below the 

existing ground surface at the site.  We have also assumed that foundation loadings for these structures will 

be moderate to high typical of this type of commercial construction. 

This report has been prepared specifically for Buildings H, C, D, and E. It is our understating that several 

other buildings will be constructed at the site.  These future structures will require Supplemental Reports 

once the building plans have been completed and the finished floor elevations have been determined. 

Site Conditions 

The site is located along Yampa Avenue and between 3rd and 5th Streets in downtown Steamboat Springs. 

At the time of this investigation, the site was currently being used for storage of construction materials and 

parking areas. The site was previously occupied by a mobile home park.  The mobile homes have been 

removed from the site in the last 2 years.  The vegetation around the property generally consists of scattered 

grasses and weeds with occasional deciduous trees. The remainder of the site is paved with either asphalt or 

concrete. 

The topography of the project site is variable and the majority of the site generally slopes gently to 

moderately down to the northwest on the order of 1 to 3 percent. However, steeper slopes are situated just 

west of the alley that runs along the eastern edge of the property.  These areas generally slope moderately 

to steeply down to the northwest on the order of 10 to 15 percent.  

The Yampa River is located directly west of the property and the river generally flows in a southeast to 

northwest direction along the property line.  Soda Creek, which has been placed in a buried culvert pipe, is 

located in the southern end of the property and it appears that the pipe generally runs/flows in a northeast to 

southwest direction from the east side of Lincoln Avenue to the Yampa River.  

Field Investigation  

The field investigation for this project was conducted between April 29 and May 16, 2008.  Forty-eight  

(48) test holes were advanced at the approximate locations shown in Figure #2 to assess the subsurface 

conditions.  Locations of the test holes were in the proximity of staking done by Landmark Consultants, 

prior to this investigation.   

The test holes were advanced through the overburden soils with 4-inch diameter continuous flight and 7-

inch hollow stem augers, as well as with an air rotary hammer drill bit.  The test holes were drilled with 

CME 55 drill rigs and were logged by a representative of NWCC, Inc. 
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Samples of the subsurface materials were taken with a California liner sampler and split spoon sampler, as 

well as obtained small disturbed samples from the auger cuttings.  The samplers were driven into the 

various strata with blows from a 140-pound hammer falling 30 inches.  This test is similar to the standard 

penetration test described by ASTM Method D-1586.  Penetration resistance values, when properly 

evaluated, indicate the relative density or consistency of the soils.  Depths at which the samples were taken 

and the penetration resistance values are shown on the logs of the exploratory holes in Figures #3 through 

#8.  The Legend and Notes associated with the logs are shown in Figure #9.  

Laboratory Investigation  

Samples obtained from the exploratory holes were examined and classified in the laboratory by the project 

engineer. Laboratory testing included standard property tests, such as natural moisture contents, density, 

grain size analyses, liquid and plastic limits, and swell-consolidation testing.  

Results of the laboratory-testing program are shown in Figures #10 through #13, as well as summarized in 

Table 1.  The laboratory testing was conducted in general accordance with applicable ASTM and/or 

AASHTO specifications. 

Subsurface Conditions 

The subsurface conditions encountered in the test holes were highly variable and generally consisted of a 

layer of topsoil and organic materials, asphalt pavement, concrete pavement, or man-made fill materials, 

overlying natural sands and silts, natural sands, clays, sands and gravels, and claystone-sandstone-siltstone 

bedrock to the maximum depth investigated, 30 feet.   

A layer of natural topsoil and organic materials, asphalt pavement, concrete pavement or made fill 

materials was encountered at the ground surface in a majority of the test holes.  These materials ranged 

from 6 inches to 8 feet in thickness. The man made fill materials consisted of silts, clays, sands and gravels 

that were low to moderately plastic, soft to medium dense, slightly moist to moist and brown in color. 

Natural overburden soils consisting of natural sands and silts, sands, and clays were encountered beneath 

the topsoil and organics and fill materials, as well as at the ground surface in several of the test holes. The 

natural sands and silts were low to non-plastic, fine to medium grained, very soft to medium dense, moist to 

wet and brown to dark brown in color. Samples of the natural sands and silts classified as SM-ML to ML 

soils in accordance with the Unified Soil Classification System. The natural sands were silty to clayey, fine 

to coarse grained, low to non-plastic, loose to dense, moist to wet and brown in color.  A sample of the 

natural sands classified as a SM soil in accordance with the Unified Soil Classification System.  The natural 
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clays were slightly sandy to sandy with occasional gravels, moderately plastic, medium stiff to stiff, moist 

to very moist and brown in color. 

Natural sands and gravels were encountered beneath the existing fill materials, natural sands and silts, clays 

and sands in all of the test holes and extended to the maximum depth investigated in 30 of the test holes. It 

should be noted that practical rig refusal using conventional augers was encountered in the cobbles and 

boulders in 11 of the test holes. An air rotary hammer drill was used to penetrate through the cobbles and 

boulders in several of the holes.  The sands and gravels were silty to clayey, fine to coarse grained with 

cobbles and boulders, low to non-plastic, medium dense to dense, moist to wet and brown in color. Samples 

of the natural sands and gravels classified as SM-GM soils in accordance with the unified Soil 

Classification System. 

Claystone-sandstone-siltstone bedrock materials were encountered in 18 of the test holes below the sands 

and gravels, and the bedrock materials extended to the maximum depth investigated in each of these test 

holes. The claystone-sandstone-siltstone bedrock materials were low to moderately plastic, fine to medium 

grained, hard to very hard, moist to very moist and brown to light brown in color. Samples of the claystone-

sandstone-siltstone bedrock materials classified as CL, CL-ML, and CL-SC soils in accordance with the 

Unified Soil Classification system. 

Swell-consolidation tests conducted on samples of the claystone-sandstone-siltstone bedrock materials 

indicate that the materials tested will exhibit a low to moderate swell potential when wetted under a 

constant load. The swell-consolidation test results are shown in Figures #10 through #13 and all of the 

other test results are summarized in the attached Table 1.   

Free groundwater was encountered in all of the test holes at depths ranging from 2 ½ to 17 feet below the 

existing ground surface. It should be noted that groundwater conditions at the site can be expected to 

fluctuate with changes in precipitation, runoff and the flows in the Yampa River and Spring Creek.  

Foundation Recommendations 

Based on the soils encountered in the test holes, the results of the field and laboratory investigations and 

our understanding of the proposed construction, we believe an economically feasible type of foundation 

system for the proposed buildings is spread footings or individual pads with grade beams founded on the 

undisturbed natural sands and gravels, claystone-sandstone-siltstone bedrock materials, or on properly 

compacted structural fill materials placed over the natural sands and gravels and/or claystone-sandstone-

siltstone bedrock.        
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1) The footings placed on the undisturbed, natural sands and gravels or claystone-sandstone-siltstone 

bedrock may be designed using an allowable soil bearing pressure of 4,000 psf.  The footing 

placed on properly compacted structural fill materials should be designed using an allowable soil 

bearing pressure of 3,000 psf. Due to the swell potential of the bedrock materials, we also 

recommend that the footings be designed for a minimum dead load pressure of at least 800 psf.  A 

minimum dead load is not required for footings placed in the areas where there is at least 6 feet of 

natural sands and gravels or structural fill materials between the base of the footings and the 

bedrock materials.     

2) The footings or pad sizes should be computed using the above soil pressures and placed on the 

natural undisturbed sands and gravels, claystone-sandstone-siltstone bedrock, or on properly 

compacted structural fill materials placed over the natural sands and gravels or claystone-

sandstone-siltstone bedrock materials.  Any topsoil and organic materials, existing fill materials, 

natural sands and silts, clays and sands encountered within the foundation excavations should be 

removed and the excavations extended to competent sands and gravels or bedrock materials prior 

concrete placement or structural fill placement.  The footings may have to be narrow or interrupted 

to maintain the minimum dead load.  The foundation design should be closely checked to assure 

that it distributes the loads per the allowable pressures given.            

3) Any existing fill materials, topsoil and organic materials, loose and soft natural soils (silts, clays or 

sands) encountered within the foundation excavations should be removed and the excavations 

extended to competent natural sands and gravels or bedrock materials prior to structural fill or 

concrete placement.  Any fill materials placed beneath the footings should be a non-expansive 

granular soil approved by the soil engineer.  The fill materials placed under the footings should be 

uniformly placed and compacted in 6 to 8 inch loose lifts and compacted to at least 100% of the 

maximum standard Proctor density and within 2% of the optimum moisture content determined in 

accordance with ASTM D-698/AASHTO T-99.  Free draining fill materials should be compacted 

to at least 80% of the maximum relative density determined in accordance with ASTM D-

4253/4254.  The structural fill materials should extend out from the edge of the footings on a 

1(horizontal) to 1(vertical) or flatter slope.  The on-site sands and gravels can be used for 

structural fill materials after the cobbles and boulders are removed.        

4) The foundation walls should be designed and reinforced to span an unsupported distance of 10 feet 

or the length between pads, whichever is greater. 
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5) The footings or pads should be placed well enough below final backfill grades to protect them 

from frost heave.  Forty-eight (48) inches is typical for this location considering normal snow 

cover and other winter factors. 

6) Based on experience, we estimate the total settlement for footings and pads designed and 

constructed as discussed in this section will be approximately 1 inch.  Additional bearing capacity 

values along with the associated settlements are presented in Figures #14 and 15.   

7) We strongly recommend that the client retain our firm to observe the foundation excavations when 

they are near completion to identify the bearing soils and confirm the recommendations in this 

report, as well as test any structural fill materials placed beneath the foundations for compaction.   

Alternate Foundation Recommendations 

An alternative type of foundation system to the footings would be advance helical/screw piles into the 

underlying natural sands and gravels or bedrock materials.  This type of foundation system may be feasible 

in  areas where excessive amounts of overexcavation may be required to reach suitable bearing soils. We 

recommend that the helical/screw pile foundation system be designed by a qualified engineer, using 

industry standards and be installed by a licensed/certified installer.  We strongly recommend that at least 

five test piles be advanced at the proposed building sites so that the torque versus depth relationships can be 

established and the proper shaft and helix size and type can be determined.   

Floor Slab Recommendations 

It is our understanding that the lower floor levels of the buildings will be constructed with concrete slab-on-

grade floor systems.  The natural sands and gravels, as well as the bedrock materials are capable of 

supporting slab-on-grade floor systems.  However, floor slabs present a very difficult problem where 

expansive soils and bedrock materials are present near the floor slab elevation because sufficient dead load 

cannot be imposed on them to resist the uplift pressure generated when the materials are wetted and expand 

or when the soils consolidate under relatively light loads.  Based on the moisture-volume change 

characteristics of the claystone-sandstone-siltstone bedrock materials encountered at this site, we believe 

slab-on-grade construction may be used, provided the risk of distress resulting from slab movement is 

recognized and special design precautions are followed. 

The following measures should be taken to reduce the damage, which could result from movement should 

the underslab bedrock materials be subjected to moisture changes. 
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1) The floor slabs must be separated from all bearing walls, columns and their foundation supports 

with a positive slip joint.  We recommend the use of 1/2-inch thick cellotex or impregnated felt. 

2) Interior non-bearing partition walls resting on the floor slabs should be provided with a slip joint, 

preferably at the bottom, so that in the event the floor slab moves, this movement is not 

transmitted to the upper structure.  This detail is also important for wallboard and doorframes. A 

typical hung partition wall detail is shown in Figure #16. 

3) A minimum 18-inch thick gravel layer should be provided beneath all floor slabs to act as a 

capillary break and to help distribute pressures.  Prior to placing the gravel, the excavation should 

be shaped so that if water does get under the slab, it will flow to the perimeter of the slab or the 

low point of the excavation.  We also recommend that all of the topsoil materials, any existing fill 

materials or foundation elements, the sands and silts or clays be removed from beneath the floor 

slabs.   

4) The floor slabs should be provided with control joints placed a maximum of 12 feet on center in 

each direction to help control shrinkage cracking.  The location of the joints should be carefully 

checked to assure that the natural, unavoidable cracking will be controlled. 

5) The underslab soils should be kept as close as possible to their in-situ moisture content.  Excessive 

wetting or drying of these soils prior to placement of the floor slab could result in differential 

movement after the slabs are constructed. 

 

6) If fills are required to bring the underslab soils to the desired grade, the fill should consist of non-

expansive, granular materials.  The fill should be uniformly placed and compacted in 6 to 8 inch 

loose lifts to at least 95% of the maximum standard Proctor density at or near the optimum 

moisture content, as determined by ASTM D-698/AASHTO T-99.   Free draining fill materials 

should be compacted to at least 75% of the maximum relative density determined in accordance 

with ASTM D-4253/4254. 

 

The above precautions and recommendations will not prevent floor slab movement in the event the bedrock 

materials beneath the floor slabs undergo moisture changes.  However, they should reduce the amount of 

damage if such movement occurs.  The only way to eliminate the risk of all floor slab movement is to 

construct a structural floor over a well-vented crawl space. 
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Underdrain System Recommendations 

Because the proposed structures will be constructed with below grade areas and groundwater was 

encountered in all of the exploratory test holes, we recommend that the buildings and underground parking 

structures be designed with underdrain systems.  The lower levels of the buildings should be protected by 

underdrain systems to help reduce the problems associated with the shallow groundwater, surface and 

subsurface drainage during high runoff periods.  Groundwater or runoff can infiltrate the foundation at the 

foundation and floor slab levels.  This water can be one of the primary causes of differential foundation and 

slab movement.   

Structures constructed below the groundwater level should be protected by an underdrain system and be 

waterproofed and designed to resist hydrostatic uplift if daylighting of the drainage system cannot be 

accomplished.  If a reliable drainage system cannot be implemented, the structure should be designed to 

resist hydrostatic uplift.  The owner should be aware of the risk of damage to the structure should the 

underdrain system become inoperative during the life of the facility.  The design of the structure should 

consider the consequences of hydrostatic uplift if the dewatering system fails.  For example, the release of 

the uplift pressure could be achieved by blowout plugs placed in the parking level floor to equalize water 

pressure on both sides of the structure should the water level rise above the floor slab. 

The underdrain systems should be located around the entire perimeter of the buildings and below the floor 

slabs.  The underdrains should be located at least 1 to 2 feet below the lower floor level elevations.  The 

underdrain systems should consist of a layer of free draining granular material beneath the floor slab 

connected to the perimeter and lateral drains.  The lateral drains should be spaced on approximately 15 foot 

centers beneath the floor slabs.  We recommend the use of perforated PVC pipe for the drain pipe which 

meets or exceeds ASTM D-2729 requirements to minimize the potential for crushing the pipe during 

backfill operations.  The drain pipe should be covered by at least 12 inches of free draining gravel.  The 

holes in the drain pipe should be oriented down between 4 o'clock and 8 o'clock to promote rapid runoff of 

the water.  The drainage system should be protected from contamination by a filter covering of Mirafi 

140N subsurface drainage fabric or an equivalent product.  The drain pipes should have a minimum slope 

of 1/8 inch per foot and should be daylighted at a positive outfall(s) protected from freezing, or be led to 

sumps from which the water can be pumped.  Caution should be taken when backfilling so as not to 

damage or disturb the installed underdrain.  We recommend the drainage systems include cleanouts, be 

protected against intrusion by animals at the outfall(s) and be tested prior to backfilling.  In addition, in 

areas where foundation voids are placed, we recommend that a barrier be constructed to keep water from 

infiltrating through the voided areas.  The barrier should consist of a heavy PVC material (20mil) or similar 

liner material.  A typical perimeter/underdrain detail is shown in Figure #17. 

mjohnson
Rectangle
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The design of the underdrain systems should be finalized after the excavations for the buildings have been 

completed and the flow rate of groundwater to be removed from the building can be estimated.  The actual 

quantities of water which must be pumped from the sumps to dewater the lower level of the excavation 

should be determined at the time of construction by conducting pumping tests from the sumps. 

Foundation Walls and Retaining Structure Recommendations 

Foundation walls and retaining structures, which are laterally supported and can be expected to undergo 

only a moderate amount of deflection, may be designed for a lateral earth pressure computed on the basis of 

an equivalent fluid unit weight of 45 pcf for imported, free draining granular backfill and 55 pcf for the on-

site materials.   

Cantilevered retaining structures on the site can be expected to deflect sufficiently to mobilize the full 

active earth pressure condition.  Therefore, cantilevered structures may be designed for a lateral earth 

pressure computed on the basis of an equivalent fluid unit weight of 35 pcf for imported, free draining 

granular backfill and 45 pcf for the on-site materials.  

The foundation walls and retaining structures should be designed for appropriate hydrostatic and surcharge 

pressures such as adjacent buildings, traffic and construction materials.  An upward sloping backfill and 

natural slope also increases the earth pressures on foundation walls and retaining structures. 

The lateral resistance of retaining wall foundations placed on undisturbed natural soils at the site will be a 

combination of the sliding resistance of the footings on the foundation materials and the passive pressure 

against the sides of the footings.  Sliding friction can be taken as 0.4 times the vertical dead load.  Passive 

pressure against the sides of the footing can be calculated using an equivalent fluid pressure of 250 pcf.  

The fill placed against the sides of the footings to resist lateral loads should be compacted to at least 100% 

of the maximum standard Proctor density, near the optimum moisture content. 

We recommend imported granular soils for backfilling foundation walls and retaining structures because 

their use results in lower lateral earth pressures.  The imported granular materials should be placed to 

within 2 to 3 feet of the ground surface.  Imported granular soils should be free draining and have less than 

7 percent passing the No. 200 sieve.  The upper 2 to 3 feet of fill should be a relatively impervious soil or 

pavement structure to prevent surface water infiltration into the backfill. 

The wall backfill should be carefully placed in uniform lifts and compacted to at least 95 percent of the 

maximum standard Proctor density, near the optimum moisture content.  Care should be taken not to over 

compact the backfill since this could cause excessive lateral pressure on the walls.  Some settlement of 

deep foundation wall backfill materials will occur even if the material is placed correctly. 
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Surface Drainage Recommendations 

Proper surface drainage at this site is of paramount importance for minimizing the infiltration of surface 

drainage into the wall backfill and bearing soils, which could result in increased wall pressures, differential 

foundation and slab movement.  The following drainage precautions should be observed during 

construction and at all times after the buildings have been completed: 

1) The ground surface surrounding the buildings should be sloped (minimum of 1.0 inch per foot) to 

drain away from the building in all directions to a minimum of 10 feet.  Ponding must be avoided.  

If necessary, raising the top of foundation walls to achieve a better surface grade is advisable.   

2) Non-structural backfill placed around the buildings should be compacted to at least 95% of the 

maximum standard Proctor density at or near the optimum moisture content in order to minimize 

future settlement of the fill.  The backfill should be placed immediately after the braced foundation 

walls are able to structurally support the fill.  Puddling or sluicing must be avoided. 

3) The top 2 to 3 feet of soil placed within 10 feet of the foundations should be impervious in nature 

to minimize infiltration of surface water into the wall backfill. 

4) Roof downspouts and drains should discharge well beyond the limits of all backfill. Roof 

overhangs, which project two to three feet beyond the foundation, should be considered if gutters 

are not used. 

5) Landscaping, which requires excessive watering and lawn sprinkler heads, should be located a 

minimum of 10 feet from the foundation walls of the buildings. 

6) Plastic membranes should not be used to cover the ground surface adjacent to foundation walls. 

Pavement Section Recommendations 

Based on the subsurface conditions encountered across the site and our experience with similar projects, we 

recommend that the portions of the site, which are subjected only to automobile traffic, such as the 

automobile parking areas, be paved with a composite section consisting of 3 inches of asphalt, 4 inches of 

base course gravels and a minimum of 6 inches of subbase (pit run) gravels.   If a rigid concrete pavement 

section is opted for then we would recommend that the concrete pavement section for the automobile 

parking areas consist of a minimum of 5 inches of Portland cement concrete.  However, if a snow-melt 

system is installed in these, we would recommend that the concrete section be a minimum of 6 inches in 

thickness.      



Job Number: 06-7351 NWCC, Inc. Page 11 

 

We recommend that in any areas are subjected to both automobile and truck traffic, be paved with a 

composite section consisting of a minimum of 4 inches of asphalt, 4 inches of base course gravels and a 

minimum of 8 inches of subbase (pit run) gravels.  If a rigid concrete pavement section is opted for then we 

would recommend that the concrete pavement section for the automobile parking areas consist of a 

minimum of 6 inches of Portland cement concrete.  However, if a snow-melt system is installed in these, 

we would recommend that the concrete section be a minimum of 7 inches in thickness.      

The areas subjected to concentrated truck traffic and turning movements, such as at the trash dumpster and 

around loading docks, should be paved with a minimum of 8 inches of Portland cement concrete.  

However, if a snow-melt system is installed in these, we would recommend that the concrete section be a 

minimum of 9 inches in thickness. 

The asphalt pavement should consist of a hot bituminous plant mix meeting the job mix formula 

established by a qualified engineer, which also meets Colorado Department of Transportation (CDOT) 

specifications.  The base course materials should consist of a well-graded aggregate base course material, 

which meets CDOT Class 6 or 5 grading and durability requirements.  

The concrete pavement materials should have a modulus of third point loading of 650 psi.  Normally, a 

concrete with a 28-day compressive strength of 4500 psi should develop this modulus of rupture value.  

Concrete should be air entrained with approximately 6% air and should have a minimum cement content of 

6 sacks per cubic yard.  Maximum allowable slump of the concrete should be 4 inches and expansion joints 

should be provided at the end of each construction sequence and between the concrete slab and adjacent 

structures.  The concrete pavement should contain sawed or formed joints to 1/4 the depth of the slab at a 

maximum distance of 10 feet on center to control natural cracking. 

We recommend that the pavement areas be prepared by sub-excavating and re-compacting the existing 

natural soils to provide uniform support for the pavements and help control differential settlement.  We 

recommend the removal of all of the topsoil and organic materials from under the roadways and parking 

areas.   We also recommend that the exposed subgrade materials be scarified to a depth of at least 6 inches 

and be moisture conditioned to near the optimum moisture content and then be compacted to at least 95% 

of the maximum modified Proctor density in accordance with ASTM D1557.  After the subgrade soils have 

been properly moisture treated and recompacted, the subgrade should be proof rolled with a heavily loaded 

pneumatic tired vehicle and any areas which deform excessively under the wheel loads should be removed 

and replaced or stabilized prior to paving operations.  
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The collection and diversion of surface and subsurface drainage away from paved areas is extremely 

important to satisfactory performance of the pavements.  Subsurface and surface drainage at the site may 

contribute to early pavement distress since this water is capable of entering the subgrade soils and base 

course materials beneath the pavement surface and causes them to lose strength. 

Limitations 

The recommendations given in this report are based on the soils and bedrock materials encountered at this 

site and our understanding of the proposed construction.  We believe that this information gives a high 

degree of reliability for anticipating the behavior of the proposed structures. However, our 

recommendations are professional opinions and cannot control nature, nor can they assure the soils profiles 

beneath those or adjacent to those observed.  No warranties expressed or implied are given on the content 

of this report. 

Swelling bedrock materials were encountered at this site.  These materials are stable at their natural 

moisture content but can shrink or swell with changes in moisture and loading.  The behavior of swelling 

soils and bedrock materials is not fully understood.  The swell potential of any particular site can change 

erratically both in lateral and vertical extent.  Moisture changes also occur erratically, resulting in 

conditions, which cannot always be predicted.  The recommendations presented in this report are based on 

the current state of the art for foundations and floor slabs on swelling soils and bedrock materials.  The 

owner should be aware that there is a risk in construction on these types of materials.  Performance of the 

structures will depend on following the recommendations and in proper maintenance after construction is 

complete.  As water is the main cause for volume change in these soils, it is necessary that the changes in 

moisture content be kept to a minimum.  This requires judicious irrigation and providing positive surface 

drainage away from the buildings.  Any distress noted in the buildings should be brought to the attention of 

a professional engineer. 

This report is based on the investigation at the described site and on the specific anticipated construction as 

stated herein.  If either of these conditions is changed, the results would also most likely change.  We 

strongly recommend that our firm be contacted prior to finalizing the construction plans so that we can 

verify that our recommendations are being properly incorporated into the building plans.  

Man-made or natural changes in the conditions of a property can also occur over a period of time.  In 

addition, changes in requirements due to state of the art knowledge and/or legislation do from time to time 

occur.  As a result, the findings of this report may become invalid due to these changes.  Therefore, this 

report is subject to review and not considered valid after a period of 3 years or if conditions as stated above 

are altered. 
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Conclusions 

Based on the subsurface conditions encountered at the site, we recommend that the buildings to be 

constructed at the proposed Riverwalk Project be supported on a foundation system consisting of footings 

placed on the natural sands and gravels, claystone-sandstone-siltstone bedrock materials, or on properly 

compacted structural fill materials placed over the natural sands and gravels or bedrock materials. An 

alternative foundation system would be to found the buildings on helical/screw piles advanced into the 

underlying sands and gravels and/or claystone-sandstone-siltstone bedrock materials. Design parameters for 

the above foundation systems, as well as for the floor slabs, foundation walls, underdrain systems and 

pavement sections are outlined herein. 

Purpose and Scope of Study 

This report presents the results of a Subsoil and Foundation Investigation for the proposed Riverwalk 

Project located in downtown Steamboat Springs, Colorado.  The approximate location of the project site is 

shown in Figure #1.   

A field exploration program was conducted between April 29 to May 16, 2008 to obtain information on the 

subsurface conditions at the site.  Material samples obtained during the subsurface investigation were tested 

in the laboratory to provide data on the classification and engineering characteristics of the on-site soils. 

The results of the field and laboratory investigations are presented herein. 

This report has been prepared to summarize the data obtained and to present our conclusions and 

recommendations based on our understanding of the proposed construction and the subsurface conditions 

encountered.  Design parameters and a discussion of geotechnical engineering considerations related to 

construction of the proposed development are included. 

Proposed Construction 

It is our understanding that the proposed development will generally consist of multiple 

commercial/residential structures that will be constructed with a common below grade parking structure 

covering most of the site.  The site will be developed with numerous buildings varying in height from 3 to 4 

stories.  Although building plans were not available at the time of this report, we have assumed that the 

building structures will generally be constructed using structural steel frames, or structural concrete 

columns, beams and slabs.  The parking garage will be constructed with a concrete slab-on-grade floor 



Job Number: 06-7351 NWCC, Inc. Page 2 

system.  It appears that the lower levels of the structures will be constructed from 10 to 20 feet below the 

existing ground surface at the site.  We have also assumed that foundation loadings for these structures will 

be moderate to high typical of this type of commercial construction. 

This report has been prepared specifically for Buildings H, C, D, and E. It is our understating that several 

other buildings will be constructed at the site.  These future structures will require Supplemental Reports 

once the building plans have been completed and the finished floor elevations have been determined. 

Site Conditions 

The site is located along Yampa Avenue and between 3rd and 5th Streets in downtown Steamboat Springs. 

At the time of this investigation, the site was currently being used for storage of construction materials and 

parking areas. The site was previously occupied by a mobile home park.  The mobile homes have been 

removed from the site in the last 2 years.  The vegetation around the property generally consists of scattered 

grasses and weeds with occasional deciduous trees. The remainder of the site is paved with either asphalt or 

concrete. 

The topography of the project site is variable and the majority of the site generally slopes gently to 

moderately down to the northwest on the order of 1 to 3 percent. However, steeper slopes are situated just 

west of the alley that runs along the eastern edge of the property.  These areas generally slope moderately 

to steeply down to the northwest on the order of 10 to 15 percent.  

The Yampa River is located directly west of the property and the river generally flows in a southeast to 

northwest direction along the property line.  Soda Creek, which has been placed in a buried culvert pipe, is 

located in the southern end of the property and it appears that the pipe generally runs/flows in a northeast to 

southwest direction from the east side of Lincoln Avenue to the Yampa River.  

Field Investigation  

The field investigation for this project was conducted between April 29 and May 16, 2008.  Forty-eight  

(48) test holes were advanced at the approximate locations shown in Figure #2 to assess the subsurface 

conditions.  Locations of the test holes were in the proximity of staking done by Landmark Consultants, 

prior to this investigation.   

The test holes were advanced through the overburden soils with 4-inch diameter continuous flight and 7-

inch hollow stem augers, as well as with an air rotary hammer drill bit.  The test holes were drilled with 

CME 55 drill rigs and were logged by a representative of NWCC, Inc. 
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Samples of the subsurface materials were taken with a California liner sampler and split spoon sampler, as 

well as obtained small disturbed samples from the auger cuttings.  The samplers were driven into the 

various strata with blows from a 140-pound hammer falling 30 inches.  This test is similar to the standard 

penetration test described by ASTM Method D-1586.  Penetration resistance values, when properly 

evaluated, indicate the relative density or consistency of the soils.  Depths at which the samples were taken 

and the penetration resistance values are shown on the logs of the exploratory holes in Figures #3 through 

#8.  The Legend and Notes associated with the logs are shown in Figure #9.  

Laboratory Investigation  

Samples obtained from the exploratory holes were examined and classified in the laboratory by the project 

engineer. Laboratory testing included standard property tests, such as natural moisture contents, density, 

grain size analyses, liquid and plastic limits, and swell-consolidation testing.  

Results of the laboratory-testing program are shown in Figures #10 through #13, as well as summarized in 

Table 1.  The laboratory testing was conducted in general accordance with applicable ASTM and/or 

AASHTO specifications. 

Subsurface Conditions 

The subsurface conditions encountered in the test holes were highly variable and generally consisted of a 

layer of topsoil and organic materials, asphalt pavement, concrete pavement, or man-made fill materials, 

overlying natural sands and silts, natural sands, clays, sands and gravels, and claystone-sandstone-siltstone 

bedrock to the maximum depth investigated, 30 feet.   

A layer of natural topsoil and organic materials, asphalt pavement, concrete pavement or made fill 

materials was encountered at the ground surface in a majority of the test holes.  These materials ranged 

from 6 inches to 8 feet in thickness. The man made fill materials consisted of silts, clays, sands and gravels 

that were low to moderately plastic, soft to medium dense, slightly moist to moist and brown in color. 

Natural overburden soils consisting of natural sands and silts, sands, and clays were encountered beneath 

the topsoil and organics and fill materials, as well as at the ground surface in several of the test holes. The 

natural sands and silts were low to non-plastic, fine to medium grained, very soft to medium dense, moist to 

wet and brown to dark brown in color. Samples of the natural sands and silts classified as SM-ML to ML 

soils in accordance with the Unified Soil Classification System. The natural sands were silty to clayey, fine 

to coarse grained, low to non-plastic, loose to dense, moist to wet and brown in color.  A sample of the 

natural sands classified as a SM soil in accordance with the Unified Soil Classification System.  The natural 
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clays were slightly sandy to sandy with occasional gravels, moderately plastic, medium stiff to stiff, moist 

to very moist and brown in color. 

Natural sands and gravels were encountered beneath the existing fill materials, natural sands and silts, clays 

and sands in all of the test holes and extended to the maximum depth investigated in 30 of the test holes. It 

should be noted that practical rig refusal using conventional augers was encountered in the cobbles and 

boulders in 11 of the test holes. An air rotary hammer drill was used to penetrate through the cobbles and 

boulders in several of the holes.  The sands and gravels were silty to clayey, fine to coarse grained with 

cobbles and boulders, low to non-plastic, medium dense to dense, moist to wet and brown in color. Samples 

of the natural sands and gravels classified as SM-GM soils in accordance with the unified Soil 

Classification System. 

Claystone-sandstone-siltstone bedrock materials were encountered in 18 of the test holes below the sands 

and gravels, and the bedrock materials extended to the maximum depth investigated in each of these test 

holes. The claystone-sandstone-siltstone bedrock materials were low to moderately plastic, fine to medium 

grained, hard to very hard, moist to very moist and brown to light brown in color. Samples of the claystone-

sandstone-siltstone bedrock materials classified as CL, CL-ML, and CL-SC soils in accordance with the 

Unified Soil Classification system. 

Swell-consolidation tests conducted on samples of the claystone-sandstone-siltstone bedrock materials 

indicate that the materials tested will exhibit a low to moderate swell potential when wetted under a 

constant load. The swell-consolidation test results are shown in Figures #10 through #13 and all of the 

other test results are summarized in the attached Table 1.   

Free groundwater was encountered in all of the test holes at depths ranging from 2 ½ to 17 feet below the 

existing ground surface. It should be noted that groundwater conditions at the site can be expected to 

fluctuate with changes in precipitation, runoff and the flows in the Yampa River and Spring Creek.  

Foundation Recommendations 

Based on the soils encountered in the test holes, the results of the field and laboratory investigations and 

our understanding of the proposed construction, we believe an economically feasible type of foundation 

system for the proposed buildings is spread footings or individual pads with grade beams founded on the 

undisturbed natural sands and gravels, claystone-sandstone-siltstone bedrock materials, or on properly 

compacted structural fill materials placed over the natural sands and gravels and/or claystone-sandstone-

siltstone bedrock.        
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1) The footings placed on the undisturbed, natural sands and gravels or claystone-sandstone-siltstone 

bedrock may be designed using an allowable soil bearing pressure of 4,000 psf.  The footing 

placed on properly compacted structural fill materials should be designed using an allowable soil 

bearing pressure of 3,000 psf. Due to the swell potential of the bedrock materials, we also 

recommend that the footings be designed for a minimum dead load pressure of at least 800 psf.  A 

minimum dead load is not required for footings placed in the areas where there is at least 6 feet of 

natural sands and gravels or structural fill materials between the base of the footings and the 

bedrock materials.     

2) The footings or pad sizes should be computed using the above soil pressures and placed on the 

natural undisturbed sands and gravels, claystone-sandstone-siltstone bedrock, or on properly 

compacted structural fill materials placed over the natural sands and gravels or claystone-

sandstone-siltstone bedrock materials.  Any topsoil and organic materials, existing fill materials, 

natural sands and silts, clays and sands encountered within the foundation excavations should be 

removed and the excavations extended to competent sands and gravels or bedrock materials prior 

concrete placement or structural fill placement.  The footings may have to be narrow or interrupted 

to maintain the minimum dead load.  The foundation design should be closely checked to assure 

that it distributes the loads per the allowable pressures given.            

3) Any existing fill materials, topsoil and organic materials, loose and soft natural soils (silts, clays or 

sands) encountered within the foundation excavations should be removed and the excavations 

extended to competent natural sands and gravels or bedrock materials prior to structural fill or 

concrete placement.  Any fill materials placed beneath the footings should be a non-expansive 

granular soil approved by the soil engineer.  The fill materials placed under the footings should be 

uniformly placed and compacted in 6 to 8 inch loose lifts and compacted to at least 100% of the 

maximum standard Proctor density and within 2% of the optimum moisture content determined in 

accordance with ASTM D-698/AASHTO T-99.  Free draining fill materials should be compacted 

to at least 80% of the maximum relative density determined in accordance with ASTM D-

4253/4254.  The structural fill materials should extend out from the edge of the footings on a 

1(horizontal) to 1(vertical) or flatter slope.  The on-site sands and gravels can be used for 

structural fill materials after the cobbles and boulders are removed.        

4) The foundation walls should be designed and reinforced to span an unsupported distance of 10 feet 

or the length between pads, whichever is greater. 
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5) The footings or pads should be placed well enough below final backfill grades to protect them 

from frost heave.  Forty-eight (48) inches is typical for this location considering normal snow 

cover and other winter factors. 

6) Based on experience, we estimate the total settlement for footings and pads designed and 

constructed as discussed in this section will be approximately 1 inch.  Additional bearing capacity 

values along with the associated settlements are presented in Figures #14 and 15.   

7) We strongly recommend that the client retain our firm to observe the foundation excavations when 

they are near completion to identify the bearing soils and confirm the recommendations in this 

report, as well as test any structural fill materials placed beneath the foundations for compaction.   

Alternate Foundation Recommendations 

An alternative type of foundation system to the footings would be advance helical/screw piles into the 

underlying natural sands and gravels or bedrock materials.  This type of foundation system may be feasible 

in  areas where excessive amounts of overexcavation may be required to reach suitable bearing soils. We 

recommend that the helical/screw pile foundation system be designed by a qualified engineer, using 

industry standards and be installed by a licensed/certified installer.  We strongly recommend that at least 

five test piles be advanced at the proposed building sites so that the torque versus depth relationships can be 

established and the proper shaft and helix size and type can be determined.   

Floor Slab Recommendations 

It is our understanding that the lower floor levels of the buildings will be constructed with concrete slab-on-

grade floor systems.  The natural sands and gravels, as well as the bedrock materials are capable of 

supporting slab-on-grade floor systems.  However, floor slabs present a very difficult problem where 

expansive soils and bedrock materials are present near the floor slab elevation because sufficient dead load 

cannot be imposed on them to resist the uplift pressure generated when the materials are wetted and expand 

or when the soils consolidate under relatively light loads.  Based on the moisture-volume change 

characteristics of the claystone-sandstone-siltstone bedrock materials encountered at this site, we believe 

slab-on-grade construction may be used, provided the risk of distress resulting from slab movement is 

recognized and special design precautions are followed. 

The following measures should be taken to reduce the damage, which could result from movement should 

the underslab bedrock materials be subjected to moisture changes. 
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1) The floor slabs must be separated from all bearing walls, columns and their foundation supports 

with a positive slip joint.  We recommend the use of 1/2-inch thick cellotex or impregnated felt. 

2) Interior non-bearing partition walls resting on the floor slabs should be provided with a slip joint, 

preferably at the bottom, so that in the event the floor slab moves, this movement is not 

transmitted to the upper structure.  This detail is also important for wallboard and doorframes. A 

typical hung partition wall detail is shown in Figure #16. 

3) A minimum 18-inch thick gravel layer should be provided beneath all floor slabs to act as a 

capillary break and to help distribute pressures.  Prior to placing the gravel, the excavation should 

be shaped so that if water does get under the slab, it will flow to the perimeter of the slab or the 

low point of the excavation.  We also recommend that all of the topsoil materials, any existing fill 

materials or foundation elements, the sands and silts or clays be removed from beneath the floor 

slabs.   

4) The floor slabs should be provided with control joints placed a maximum of 12 feet on center in 

each direction to help control shrinkage cracking.  The location of the joints should be carefully 

checked to assure that the natural, unavoidable cracking will be controlled. 

5) The underslab soils should be kept as close as possible to their in-situ moisture content.  Excessive 

wetting or drying of these soils prior to placement of the floor slab could result in differential 

movement after the slabs are constructed. 

 

6) If fills are required to bring the underslab soils to the desired grade, the fill should consist of non-

expansive, granular materials.  The fill should be uniformly placed and compacted in 6 to 8 inch 

loose lifts to at least 95% of the maximum standard Proctor density at or near the optimum 

moisture content, as determined by ASTM D-698/AASHTO T-99.   Free draining fill materials 

should be compacted to at least 75% of the maximum relative density determined in accordance 

with ASTM D-4253/4254. 

 

The above precautions and recommendations will not prevent floor slab movement in the event the bedrock 

materials beneath the floor slabs undergo moisture changes.  However, they should reduce the amount of 

damage if such movement occurs.  The only way to eliminate the risk of all floor slab movement is to 

construct a structural floor over a well-vented crawl space. 
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Underdrain System Recommendations 

Because the proposed structures will be constructed with below grade areas and groundwater was 

encountered in all of the exploratory test holes, we recommend that the buildings and underground parking 

structures be designed with underdrain systems.  The lower levels of the buildings should be protected by 

underdrain systems to help reduce the problems associated with the shallow groundwater, surface and 

subsurface drainage during high runoff periods.  Groundwater or runoff can infiltrate the foundation at the 

foundation and floor slab levels.  This water can be one of the primary causes of differential foundation and 

slab movement.   

Structures constructed below the groundwater level should be protected by an underdrain system and be 

waterproofed and designed to resist hydrostatic uplift if daylighting of the drainage system cannot be 

accomplished.  If a reliable drainage system cannot be implemented, the structure should be designed to 

resist hydrostatic uplift.  The owner should be aware of the risk of damage to the structure should the 

underdrain system become inoperative during the life of the facility.  The design of the structure should 

consider the consequences of hydrostatic uplift if the dewatering system fails.  For example, the release of 

the uplift pressure could be achieved by blowout plugs placed in the parking level floor to equalize water 

pressure on both sides of the structure should the water level rise above the floor slab. 

The underdrain systems should be located around the entire perimeter of the buildings and below the floor 

slabs.  The underdrains should be located at least 1 to 2 feet below the lower floor level elevations.  The 

underdrain systems should consist of a layer of free draining granular material beneath the floor slab 

connected to the perimeter and lateral drains.  The lateral drains should be spaced on approximately 15 foot 

centers beneath the floor slabs.  We recommend the use of perforated PVC pipe for the drain pipe which 

meets or exceeds ASTM D-2729 requirements to minimize the potential for crushing the pipe during 

backfill operations.  The drain pipe should be covered by at least 12 inches of free draining gravel.  The 

holes in the drain pipe should be oriented down between 4 o'clock and 8 o'clock to promote rapid runoff of 

the water.  The drainage system should be protected from contamination by a filter covering of Mirafi 

140N subsurface drainage fabric or an equivalent product.  The drain pipes should have a minimum slope 

of 1/8 inch per foot and should be daylighted at a positive outfall(s) protected from freezing, or be led to 

sumps from which the water can be pumped.  Caution should be taken when backfilling so as not to 

damage or disturb the installed underdrain.  We recommend the drainage systems include cleanouts, be 

protected against intrusion by animals at the outfall(s) and be tested prior to backfilling.  In addition, in 

areas where foundation voids are placed, we recommend that a barrier be constructed to keep water from 

infiltrating through the voided areas.  The barrier should consist of a heavy PVC material (20mil) or similar 

liner material.  A typical perimeter/underdrain detail is shown in Figure #17. 
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The design of the underdrain systems should be finalized after the excavations for the buildings have been 

completed and the flow rate of groundwater to be removed from the building can be estimated.  The actual 

quantities of water which must be pumped from the sumps to dewater the lower level of the excavation 

should be determined at the time of construction by conducting pumping tests from the sumps. 

Foundation Walls and Retaining Structure Recommendations 

Foundation walls and retaining structures, which are laterally supported and can be expected to undergo 

only a moderate amount of deflection, may be designed for a lateral earth pressure computed on the basis of 

an equivalent fluid unit weight of 45 pcf for imported, free draining granular backfill and 55 pcf for the on-

site materials.   

Cantilevered retaining structures on the site can be expected to deflect sufficiently to mobilize the full 

active earth pressure condition.  Therefore, cantilevered structures may be designed for a lateral earth 

pressure computed on the basis of an equivalent fluid unit weight of 35 pcf for imported, free draining 

granular backfill and 45 pcf for the on-site materials.  

The foundation walls and retaining structures should be designed for appropriate hydrostatic and surcharge 

pressures such as adjacent buildings, traffic and construction materials.  An upward sloping backfill and 

natural slope also increases the earth pressures on foundation walls and retaining structures. 

The lateral resistance of retaining wall foundations placed on undisturbed natural soils at the site will be a 

combination of the sliding resistance of the footings on the foundation materials and the passive pressure 

against the sides of the footings.  Sliding friction can be taken as 0.4 times the vertical dead load.  Passive 

pressure against the sides of the footing can be calculated using an equivalent fluid pressure of 250 pcf.  

The fill placed against the sides of the footings to resist lateral loads should be compacted to at least 100% 

of the maximum standard Proctor density, near the optimum moisture content. 

We recommend imported granular soils for backfilling foundation walls and retaining structures because 

their use results in lower lateral earth pressures.  The imported granular materials should be placed to 

within 2 to 3 feet of the ground surface.  Imported granular soils should be free draining and have less than 

7 percent passing the No. 200 sieve.  The upper 2 to 3 feet of fill should be a relatively impervious soil or 

pavement structure to prevent surface water infiltration into the backfill. 

The wall backfill should be carefully placed in uniform lifts and compacted to at least 95 percent of the 

maximum standard Proctor density, near the optimum moisture content.  Care should be taken not to over 

compact the backfill since this could cause excessive lateral pressure on the walls.  Some settlement of 

deep foundation wall backfill materials will occur even if the material is placed correctly. 
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Surface Drainage Recommendations 

Proper surface drainage at this site is of paramount importance for minimizing the infiltration of surface 

drainage into the wall backfill and bearing soils, which could result in increased wall pressures, differential 

foundation and slab movement.  The following drainage precautions should be observed during 

construction and at all times after the buildings have been completed: 

1) The ground surface surrounding the buildings should be sloped (minimum of 1.0 inch per foot) to 

drain away from the building in all directions to a minimum of 10 feet.  Ponding must be avoided.  

If necessary, raising the top of foundation walls to achieve a better surface grade is advisable.   

2) Non-structural backfill placed around the buildings should be compacted to at least 95% of the 

maximum standard Proctor density at or near the optimum moisture content in order to minimize 

future settlement of the fill.  The backfill should be placed immediately after the braced foundation 

walls are able to structurally support the fill.  Puddling or sluicing must be avoided. 

3) The top 2 to 3 feet of soil placed within 10 feet of the foundations should be impervious in nature 

to minimize infiltration of surface water into the wall backfill. 

4) Roof downspouts and drains should discharge well beyond the limits of all backfill. Roof 

overhangs, which project two to three feet beyond the foundation, should be considered if gutters 

are not used. 

5) Landscaping, which requires excessive watering and lawn sprinkler heads, should be located a 

minimum of 10 feet from the foundation walls of the buildings. 

6) Plastic membranes should not be used to cover the ground surface adjacent to foundation walls. 

Pavement Section Recommendations 

Based on the subsurface conditions encountered across the site and our experience with similar projects, we 

recommend that the portions of the site, which are subjected only to automobile traffic, such as the 

automobile parking areas, be paved with a composite section consisting of 3 inches of asphalt, 4 inches of 

base course gravels and a minimum of 6 inches of subbase (pit run) gravels.   If a rigid concrete pavement 

section is opted for then we would recommend that the concrete pavement section for the automobile 

parking areas consist of a minimum of 5 inches of Portland cement concrete.  However, if a snow-melt 

system is installed in these, we would recommend that the concrete section be a minimum of 6 inches in 

thickness.      
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We recommend that in any areas are subjected to both automobile and truck traffic, be paved with a 

composite section consisting of a minimum of 4 inches of asphalt, 4 inches of base course gravels and a 

minimum of 8 inches of subbase (pit run) gravels.  If a rigid concrete pavement section is opted for then we 

would recommend that the concrete pavement section for the automobile parking areas consist of a 

minimum of 6 inches of Portland cement concrete.  However, if a snow-melt system is installed in these, 

we would recommend that the concrete section be a minimum of 7 inches in thickness.      

The areas subjected to concentrated truck traffic and turning movements, such as at the trash dumpster and 

around loading docks, should be paved with a minimum of 8 inches of Portland cement concrete.  

However, if a snow-melt system is installed in these, we would recommend that the concrete section be a 

minimum of 9 inches in thickness. 

The asphalt pavement should consist of a hot bituminous plant mix meeting the job mix formula 

established by a qualified engineer, which also meets Colorado Department of Transportation (CDOT) 

specifications.  The base course materials should consist of a well-graded aggregate base course material, 

which meets CDOT Class 6 or 5 grading and durability requirements.  

The concrete pavement materials should have a modulus of third point loading of 650 psi.  Normally, a 

concrete with a 28-day compressive strength of 4500 psi should develop this modulus of rupture value.  

Concrete should be air entrained with approximately 6% air and should have a minimum cement content of 

6 sacks per cubic yard.  Maximum allowable slump of the concrete should be 4 inches and expansion joints 

should be provided at the end of each construction sequence and between the concrete slab and adjacent 

structures.  The concrete pavement should contain sawed or formed joints to 1/4 the depth of the slab at a 

maximum distance of 10 feet on center to control natural cracking. 

We recommend that the pavement areas be prepared by sub-excavating and re-compacting the existing 

natural soils to provide uniform support for the pavements and help control differential settlement.  We 

recommend the removal of all of the topsoil and organic materials from under the roadways and parking 

areas.   We also recommend that the exposed subgrade materials be scarified to a depth of at least 6 inches 

and be moisture conditioned to near the optimum moisture content and then be compacted to at least 95% 

of the maximum modified Proctor density in accordance with ASTM D1557.  After the subgrade soils have 

been properly moisture treated and recompacted, the subgrade should be proof rolled with a heavily loaded 

pneumatic tired vehicle and any areas which deform excessively under the wheel loads should be removed 

and replaced or stabilized prior to paving operations.  
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The collection and diversion of surface and subsurface drainage away from paved areas is extremely 

important to satisfactory performance of the pavements.  Subsurface and surface drainage at the site may 

contribute to early pavement distress since this water is capable of entering the subgrade soils and base 

course materials beneath the pavement surface and causes them to lose strength. 

Limitations 

The recommendations given in this report are based on the soils and bedrock materials encountered at this 

site and our understanding of the proposed construction.  We believe that this information gives a high 

degree of reliability for anticipating the behavior of the proposed structures. However, our 

recommendations are professional opinions and cannot control nature, nor can they assure the soils profiles 

beneath those or adjacent to those observed.  No warranties expressed or implied are given on the content 

of this report. 

Swelling bedrock materials were encountered at this site.  These materials are stable at their natural 

moisture content but can shrink or swell with changes in moisture and loading.  The behavior of swelling 

soils and bedrock materials is not fully understood.  The swell potential of any particular site can change 

erratically both in lateral and vertical extent.  Moisture changes also occur erratically, resulting in 

conditions, which cannot always be predicted.  The recommendations presented in this report are based on 

the current state of the art for foundations and floor slabs on swelling soils and bedrock materials.  The 

owner should be aware that there is a risk in construction on these types of materials.  Performance of the 

structures will depend on following the recommendations and in proper maintenance after construction is 

complete.  As water is the main cause for volume change in these soils, it is necessary that the changes in 

moisture content be kept to a minimum.  This requires judicious irrigation and providing positive surface 

drainage away from the buildings.  Any distress noted in the buildings should be brought to the attention of 

a professional engineer. 

This report is based on the investigation at the described site and on the specific anticipated construction as 

stated herein.  If either of these conditions is changed, the results would also most likely change.  We 

strongly recommend that our firm be contacted prior to finalizing the construction plans so that we can 

verify that our recommendations are being properly incorporated into the building plans.  

Man-made or natural changes in the conditions of a property can also occur over a period of time.  In 

addition, changes in requirements due to state of the art knowledge and/or legislation do from time to time 

occur.  As a result, the findings of this report may become invalid due to these changes.  Therefore, this 

report is subject to review and not considered valid after a period of 3 years or if conditions as stated above 

are altered. 
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STEAMBOAT SPRINGS, CO 

 
MEP SD NARRATIVE 
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PROJECT SUMMARY: 
 
The project consists of one (1) 72-unit, 4-story plus one (1) underground level building totaling 
approximately 114,500 square feet.  The building shall include interior corridors/stairways, one 
(1) elevator, a 1,700 square foot lobby/leasing area on level one, two (2) 600 square foot 
commercial tenant spaces on level one, a 1,500 square foot amenity space on level four, and 
additional back of house support areas.  Enclosed parking shall be provided on levels one and 
two, totaling approximately 38,600 square feet.  There are no outdoor amenity areas on the site 
or the roof. 
 
Locally Adopted Codes (Routt County Building Department): 
 

• 2018 International Building Code (IBC) 

• 2018 International Mechanical Code (IMC) 

• 2018 International Plumbing Code (IPC) 

• 2018 International Energy Conservation Code (IECC) 

• 2023 National Electrical Code (NEC) 
 

 
MECHANICAL SYSTEMS: 
 
The HVAC system shall be split electric heat pumps for both corridor/common areas and 
apartment units. 
 
Apartment system would include an outdoor heat pump located on the roof for each unit and a 
horizontal fan coil unit for each apartment located above a drop ceiling in a bathroom or closet. 
Controlled by a programmable 7-day thermostat. 
 
Corridor/common area systems will include an outdoor heat pump located on the roof for each 
zone and a horizontal fan coil unit for each zone located above a drop ceiling in the corridor. 
Controlled by a programmable 7-day thermostat. 
 
Lobby/leasing and retail area systems will include an outdoor heat pump located on the roof for 
each zone and a vertical fan coil unit for each zone located in a ~3’x5’ closet. We anticipate 
having 3-4 zones in this area. Controlled by a programmable 7-day thermostat. 
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Basis of design will be Carrier fan coil units paired to Carrier heat pumps. Systems would 
provide heat pump operation down to ~5F ambient. Fan coil units will be provided with back-up 
electric heat for when the ambient temperature drops below the minimum operating temperature 
of the heat pump. Fan coil unit condensate shall be piped to nearest approved location, we do 
not anticipate the need for a condensate pump. 
 
These shall be ducted to distribute air to the spaces they serve. Ventilation air would be brought 
in via a duct to the building perimeter or roof to the fan coil return ducting. 
 
Apartment Living Units: 
 
The supply ductwork shall be located in the floor ceiling assembly.  A radiation is anticipated at 
locations where the supply ducts, exhaust ducts, ventilation ducts, and registers penetrate the 
rated structural membrane. 

 
Individual ceiling exhaust fans will be provided for each bathroom. Exhaust fans in the bathroom 
areas shall be vented to the building’s exterior and provided with radiation damper when 
penetrating a rated assembly. Fans will be controlled by a separate switch. 
 
Exhaust fan in the kitchen areas shall be vented to the building’s exterior and provided with 
radiation damper when penetrating a rated assembly. Fans will be controlled by switch in 
kitchen and operate at 100 cfm.  
 
Unit dryer exhaust ducts are to terminate horizontally to the building exterior with wall caps or 
route to the roof. 
 
Exhaust for bathrooms, janitor closets, etc. will be a ceiling fan ducted to the exterior of the 
building. Radiation damper shall be provided at any rated membrane penetration.  
 
Parking Garage: 

 
Provide Garage CO and NO2 ventilation system @ 0.70 CFM/SF. The garage is 2 levels of 
approximately 21,000 square feet on level P1 and 17,600 square feet on the 1st floor.  Shall be 
supplied with one exhaust fan on each level similar to Greenheck model BDF. Fans shall be 
controlled by a CO and NO2 monitoring system as manufactured by Macurco. Garage 
circulating fans shall be provided at corners of the garage to prevent pockets of vehicle 
emissions. 
 
Provide constant garage ventilation system @ 0.05 CFM/SF. The garage shall be supplied with 
one exhaust fan on each level similar to Greenheck model BDF. 

 
Provide area wells for intake and exhaust for P1 level garage. 1st floor intake and exhaust will be 
sidewall.  

 
The entire garage area is to be tempered to provide freeze protection for any plumbing, heating 
sized at ~50 BTU/SF to maintain ~45 F (adj.). Heating provided by gas unit heaters located in 
the garage and flue & combustion air piped to the exterior.  
 
A minimum 350 Gallon sand oil interceptor shall be provided in the lower garage level for the 
collection of the garage drainage. Provisions must be made for the removal of the contents from 
the trap.  
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Water entry room shall be provided with 2-5 kW electric unit heater with fans and thermostats. 
 
Each Stairwell shall be heated with (2) electric wall cabinet heaters similar to Markel Model # 
CUH-900. 
 
Any trash rooms shall be provided with exhaust and electric heat. It is assumed that a wash 
down hose bibb shall be provided. 
 
Any bike Storage rooms shall be provided with 2-5 kW electric unit heater with fan and 
thermostats. 
 
 

PLUMBING SYSTEMS: 
 
The plumbing systems will be in accordance with the architectural programming. Materials will 
be utilized to realize the project budgets. Sewer and vent are expected to be solid core PVC 
with cast iron in specific noise reduction areas and kitchens. Roof drainage is expected to be 
PVC. Water shall be copper within the main mechanical and water service rooms. Water 
distribution throughout the building shall be in CPVC as the basis of design. 

 
The domestic water service shall be a 3” water tap and meter, which includes up to four (4) 
hose bibs on the exterior of the building.  The water service shall be sized as a 3” from the 
meter to the back-flow preventer. The back flow preventers shall be located in the water entry 
room on the ground level. Distribution piping into the building shall be 3” to match the back flow 
preventer.  No domestic water booster pump is anticipated.  
 
Sanitary piping shall require one (1) 8” main exiting the building. There are no commercial 
cooking appliances in the building so no grease interceptor is needed. 

 
The fire sprinkler system is assumed to be a 6” line. This system shall be designed by licensed 
fire protection engineer. A fire water booster pump is not anticipated. 
 
Natural gas service to be provided by Atmos Energy to a single meter at the building exterior. 
Natural gas piping shall be extended into the building to serve gas fired equipment, sized per 
2018 IFGC criteria. 

 
The domestic hot water system shall consist of (2)PVI Conquest Model 70 L 130A-GCML. 130 
Gallon tank, 700 MBH gas input, 6” diameter flue and 6” combustion air intake. The flues and 
combustion air shall be routed to the roof via a 2-hour rated shaft. Total of 3 units. Recirculation 
pump & temperature mixing valve shall be sized to handle domestic hot water system flow 
rates. 
 
Domestic hot water and cold water shall be distributed in the units via distributed PEX tubing. 

 
 
ELECTRICAL SYSTEMS: 
 
Electrical service shall be provided by Yampa Valley Electric Association (YVEA) and shall be 
served from a new pad-mounted utility transformer located within the site property line.  The 
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service shall be rated 3,000 Amps, 208Y/120 Volt, 3-phase with a secondary feeder consisting  
8 sets of 4 #700 aluminum conductors in 4” conduits. 
 
For the basis of this design narrative, we are assuming we will be allowed to have a single utility 
meter for the entire building with sub-metering provided for each dwelling unit and commercial 
tenant space.  YVEA’s standard policy requires individual utility meters for each dwelling unit, 
but a variance from this requirement is being pursued due to the number of residential units and 
limited amount of exterior space for utility meter stacks. 
 
The building shall have a CT compartment and main utility meter mounted on the exterior of the 
building near the utility transformer. 
 
A main electrical room shall be provided on level 1 or level P1 which shall be approximately 12 
feet x 20 feet with two 3’-0” x 8’-0” doors, one at each end of the room.  The main electrical 
room  shall contain the following equipment: 

• Main switchboard 

• House Electrical Panel 

• Lighting control panel 

• Sub-metering equipment for the commercial tenant spaces 

• Low voltage main service entrance equipment 

• Fire alarm system equipment as required. 
 
The main switchboard shall be located in the main electrical room and shall include distribution 
breakers for three (3) residential distribution panels, house electrical panels, the building 
elevator, provisions for a future photovoltaic system. and a main surge protective device.  The 
main switchboard shall include a single main circuit breaker with arc energy reduction function. 
 
A residential distribution panel shall be provided to supply power to all of the residential dwelling 
units in the building as follows: 
 

• Level 2: 1,000A, 208/120V, 3-phase (33 units) – serves units on levels 1 & 2 

• Level 3: 800A, 208/120V, 3-phase (24 units) – serves units on level 3 

• Level 4: 600A, 208/120V, 3-phase (16 units) – serves units on level 4 
 
House distribution shall consist of one (1) 208/120 Volt panel in the electrical room on each floor 
of the building.  Additional electrical panels shall be required on the garage levels for electric 
vehicle charging and mechanical equipment loads. 
 
Electrical sub-meters shall be provided for each residential unit load center and each 
commercial tenant panel and shall be located in the electrical room from where the feeder 
originates.  Sub-meters shall be revenue grade and measure kilowatt-hour energy usage and 
kilowatt demand readings. 
 
Aluminum conductors and bussing will be used for the main electrical distribution - service 
entrance conductors, panel bussing, panel feeders and residential unit feeders.  All branch 
circuit wiring and feeders rated less than 100-amperes shall be copper. 
 
Electrical wiring shall consist of conduit and wire or MC cable in common areas and Type NM 
cabling (Romex) within individual dwelling units. 
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An emergency standby generator is not required or anticipated.  All emergency life safety loads 
shall be provided with integral battery backup. 
 
Exterior site lighting shall be provided for drives, pedestrian areas, building entrances, and 
portions of the public sidewalks where additional lighting is needed for safety and security 
purposes.  All exterior lighting shall be controlled by a central lighting control panel or located in 
the electrical room. 
 
Electric snowmelt for roof eaves and internal roof drains (at the uppermost level) shall be 
provided as required.  Exterior snowmelt systems (electric or hydronic) for drives, sidewalks, 
etc. are not anticipated. 
 
Electric Vehicle charging provisions shall be provided as required by locally adopted ordinances 
or as directed by the Owner/Architect, which have assumed shall not exceed 10% of all parking 
spaces.  We have assumed a maximum of eight (8) EV Ready parking spaces shall be provided 
(based on a total parking count of 71).  EV Ready spaces shall have conduit and wire installed 
to each space, electrical service and distribution capacity and panelboards installed with 
adequate breaker space in the panels.  Additional EV Capable spaces are not anticipated at this 
time but additional EV Capable provisions can be provided if necessary. 
 
A rooftop photovoltaic system is not anticipated at this time, but provisions for a future 
photovoltaic system shall be provided.  This shall include space for a future PV meter and 
disconnects, space in the main switchboard for future point of connection and conduit provisions 
to the roof for connection to a future rooftop photovoltaic array. 
 
Low voltage systems (telephone, communications, cable TV, satellite, security and similar type 
systems) shall consist of rough-in only at the Owner’s direction.  Conduit pathways, back boxes, 
and line voltage connections shall be provided as directed by the Owner.  All low voltage 
cabling, equipment, devices and final terminations for these systems shall be provided and 
installed by the Owner’s low voltage contractor(s). 

 
The building shall be provided with a fully addressable, microprocessor based fire alarm 
detection and notification system with all required initiating devices, speaker/strobe appliances, 
and monitoring/control devices.  Fully engineered fire alarm system drawings shall be provided 
by the fire alarm sub-contractor for permitting, construction and final bidding. 

 
Apartment Living Units: 
 
Each residential unit shall have a 208/120 Volt, 1-phase, 30-circuit load center located within the 
unit and shall be sub-metered at the common electrical room on each floor.  Unit load centers 
and feeders shall be rated as follows: 
 

• Studio Units:  125 Amperes:  3 #1/0 Al, 1 #4 Al Gnd., SE Cable 

• 1-Bedroom Units: 125 Amperes:  3 #1/0 Al, 1 #4 Al Gnd., SE Cable 

• 2-Bedroom Units: 150 Amperes:  3 #2/0 Al, 1 #4 Al Gnd., SE Cable 

• 3-Bedroom Units: 150 Amperes:  3 #2/0 Al, 1 #4 Al Gnd., SE Cable 
 
Receptacle layout and spacing will be provided per code requirements, as required for kitchen 
appliances, washer/dryers and as directed by the Architect/Owner.  Arc fault, ground fault, and 
dual-function breakers shall be utilized to comply with NEC requirements. 
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Electrical connections shall be provided for all mechanical equipment and standard appliances, 
including a washer and dryer within each unit. 
 
Lighting will consist of high efficiency LED fixtures and shall be provided as directed by the 
Architect/Owner. 
 
Each residential unit shall have a media cabinet for low voltage equipment. 
 
Local smoke detectors and combination smoke/carbon monoxide detectors shall be provided 
within each unit per code.  All detectors shall be interconnected within each dwelling unit and 
provided with 120-volt hard-wired connections and 10 year rated batteries.  
 
Lobby/Leasing & Amenity Areas: 
 
Lighting shall consist of LED fixtures with recessed 2x2 fixtures or surface mounted downlights 
controlled by occupancy sensors programmed to auto/manual on to 50% brightness, with 
manual control to increase light levels to full output. 
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination. 

 
Electrical connections shall be provided for all mechanical and Owner provided equipment as 
directed by the Owner/Architect. 

 
Electrical and data receptacles shall be provided as directed by the Owner/Architect, with 
general purpose and housekeeping receptacles located no less than 25 feet on center.  
 
Corridors, Back-of-House & Storage Areas: 

 
Corridor lighting shall consist of LED surface mounted downlight fixtures controlled by 
occupancy sensors programmed to auto/manual on to 50% brightness, with manual control to 
increase light levels to full output.  Approximately 50% of the corridor and main entry fixture 
shall remain on at all times to provide minimal 24/7 night lighting. 
 
Stairwell lighting shall consist of wall or ceiling mounted LED strip fixtures controlled by 
occupancy sensors.  Approximately 50% of the stairwell lighting shall remain on at all times to 
provide 24/7 night lighting. 
 
Back-of-House and storage areas shall consist of LED strip fixtures.  All lighting shall be 
controlled by wall mounted occupancy sensors except for electrical and water entry rooms 
which shall be switched only.  
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination. 

 
Electrical connections shall be provided for all mechanical and Owner provided equipment as 
directed by the Owner/Architect. 

 
Electrical and data receptacles shall be provided as directed by the Owner/Architect, with 
general purpose and housekeeping receptacles located no less than 40 feet on center. 
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Commercial Space: 
 
Each commercial space shall be designed as a warm shell space with a 100-Amp electric panel 
installed within the space.  The panel shall be sub-metered at the main electrical room. 
 
Lighting shall consist of LED strip light fixtures to provide code minimum stumble lighting. 
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination. 
 
Electrical connections shall be provided for all mechanical equipment from the panel within the 
space. 

 
Electrical receptacles shall be provided within 25 feet of all mechanical equipment and at other 
locations as directed by the Owner/Architect.  Storefront receptacles shall also be provided 
above exterior storefront (one for every 12 feet of windows) within the commercial space. 
 
Garage Areas: 
 
Parking garage lighting shall consist of ceiling mounted canopy style LED light fixtures with 
integral occupancy sensors that will dim the lights individually to 50% or less after 5 minutes of 
no motion detected. 
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination.  All battery 
powered fixtures in the garage areas shall be cold weather rated. 

 
Electrical connections shall be provided for all mechanical equipment including the mechanical 
ventilation systems, CO detection and associated controls in the garage areas. 

 
Electrical receptacles shall be provided within 25 feet of all mechanical equipment and at other 
locations as directed by the Owner/Architect.  All receptacles located within the garage shall be 
GFCI-protected, with general purpose and housekeeping receptacles located no less than 25 
feet on center.  
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PROJECT SUMMARY: 
 
The project consists of one (1) 32-unit, 4-story building totaling approximately 54,200 square 
feet.  The building shall include interior corridors/stairways, one (1) elevator, a 1,650 square foot 
amenity space on level one, a 700 square foot amenity space with small outdoor amenity area 
on level four, and additional back of house support areas.  Enclosed parking shall be provided 
on level one, totaling approximately 14,000 square feet.  There are no outdoor amenity areas on 
the site or the roof. 
 
Locally Adopted Codes (Routt County Building Department): 
 

• 2018 International Building Code (IBC) 

• 2018 International Mechanical Code (IMC) 

• 2018 International Plumbing Code (IPC) 

• 2018 International Energy Conservation Code (IECC) 

• 2023 National Electrical Code (NEC) 
 

 
MECHANICAL SYSTEMS: 
 
The HVAC system shall be split electric heat pumps for both corridor/common areas and 
apartment units. 
 
Apartment system would include an outdoor heat pump located on the roof for each unit and a 
horizontal fan coil unit for each apartment located above a drop ceiling in a bathroom or closet. 
Controlled by a programmable 7-day thermostat. 
 
Corridor/common area systems will include an outdoor heat pump located on the roof for each 
zone and a horizontal fan coil unit for each zone located above a drop ceiling in the corridor. 
Controlled by a programmable 7-day thermostat. 
 
Amenity area systems will include an outdoor heat pump located on the roof for each zone and 
a vertical fan coil unit for each zone located in a ~3’x5’ closet. Controlled by a programmable 7-
day thermostat. 
 
Basis of design will be Carrier fan coil units paired to Carrier heat pumps. Systems would 
provide heat pump operation down to ~5F ambient. Fan coil units will be provided with back-up 
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electric heat for when the ambient temperature drops below the minimum operating temperature 
of the heat pump. Fan coil unit condensate shall be piped to nearest approved location, we do 
not anticipate the need for a condensate pump. 
 
These shall be ducted to distribute air to the spaces they serve. Ventilation air would be brought 
in via a duct to the building perimeter or roof to the fan coil return ducting. 
 
Apartment Living Units: 
 
The supply ductwork shall be located in the floor ceiling assembly.  A radiation is anticipated at 
locations where the supply ducts, exhaust ducts, ventilation ducts, and registers penetrate the 
rated structural membrane. 

 
Individual ceiling exhaust fans will be provided for each bathroom. Exhaust fans in the bathroom 
areas shall be vented to the building’s exterior and provided with radiation damper when 
penetrating a rated assembly. Fans will be controlled by a separate switch. 
 
Exhaust fan in the kitchen areas shall be vented to the building’s exterior and provided with 
radiation damper when penetrating a rated assembly. Fans will be controlled by switch in 
kitchen and operate at 100 cfm.  
 
Unit dryer exhaust ducts are to terminate horizontally to the building exterior with wall caps or 
route to the roof. 
 
Exhaust for bathrooms, janitor closets, etc. will be a ceiling fan ducted to the exterior of the 
building. Radiation damper shall be provided at any rated membrane penetration.  
 
Parking Garage: 

 
Provide Garage CO and NO2 ventilation system @ 0.70 CFM/SF. The garage is approximately 
14,000 square feet.  Shall be supplied with one exhaust fan similar to Greenheck model BDF. 
Fan shall be controlled by a CO and NO2 monitoring system as manufactured by Macurco. 
Garage circulating fans shall be provided at corners of the garage to prevent pockets of vehicle 
emissions. 
 
Provide constant garage ventilation system @ 0.05 CFM/SF. The garage shall be supplied with 
one exhaust fan similar to Greenheck model BDF. 

 
Intake and exhaust for garage will be sidewall.  

 
The entire garage area is to be tempered to provide freeze protection for any plumbing, heating 
sized at ~50 BTU/SF to maintain ~45 F (adj.). Heating provided by gas unit heaters located in 
the garage and flue & combustion air piped to the exterior.  
 
A minimum 350 Gallon sand oil interceptor shall be provided in garage for the collection of the 
garage drainage. Provisions must be made for the removal of the contents from the trap.  
 
Water entry room shall be provided with 2-5 kW electric unit heater with fans and thermostats. 
 
Each Stairwell shall be heated with (2) electric wall cabinet heaters similar to Markel Model # 
CUH-900. 
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Any trash rooms shall be provided with exhaust and electric heat. It is assumed that a wash 
down hose bibb shall be provided. 
 
Any bike Storage rooms shall be provided with 2-5 kW electric unit heater with fan and 
thermostats. 
 

PLUMBING SYSTEMS: 
 
The plumbing systems will be in accordance with the architectural programming. Materials will 
be utilized to realize the project budgets. Sewer and vent are expected to be solid core PVC 
with cast iron in specific noise reduction areas and kitchens. Roof drainage is expected to be 
PVC. Water shall be copper within the main mechanical and water service rooms. Water 
distribution throughout the building shall be in CPVC as the basis of design. 

 
The domestic water service shall be a 2” water tap and meter, which includes up to four (4) 
hose bibs on the exterior of the building.  The water service shall be up-sized to a 2-1/2” after 
the meter with a 2-1/2” backflow preventer. The back flow preventers shall be located in the 
water entry room on the ground level. Distribution piping into the building shall be 2-1/2” to 
match the back flow preventer.  No domestic water booster pump is anticipated.  
 
Sanitary piping shall require one (1) 6” main exiting the building. There are no commercial 
cooking appliances in the building so no grease interceptor is needed. 

 
The fire sprinkler system is assumed to be a 6” line. This system shall be designed by licensed 
fire protection engineer. A fire water booster pump is not anticipated. 
 
Natural gas service to be provided by Atmos Energy to a single meter at the building exterior. 
Natural gas piping shall be extended into the building to serve gas fired equipment, sized per 
2018 IFGC criteria. 

 
The domestic hot water system shall consist of (2)PVI Conquest Model 70 L 130A-GCML. 130 
Gallon tank, 700 MBH gas input, 6” diameter flue and 6” combustion air intake. The flues and 
combustion air shall be routed to the roof via a 2-hour rated shaft. Total of 3 units. Recirculation 
pump & temperature mixing valve shall be sized to handle domestic hot water system flow 
rates. 
 
Domestic hot water and cold water shall be distributed in the units via distributed PEX tubing. 

 
 

ELECTRICAL SYSTEMS: 
 
Electrical service shall be provided by Yampa Valley Electric Association (YVEA) and shall be 
served from a new pad-mounted utility transformer located within the site property line.  The 
service shall be rated 2,000 Amps, 208Y/120 Volt, 3-phase with a secondary feeder consisting  
6 sets of 4 #600 aluminum conductors in 4” conduits. 
 
For the basis of this design narrative, we are assuming we will be allowed to have a single utility 
meter for the entire building with sub-metering provided for each dwelling unit.  YVEA’s standard 
policy requires individual utility meters for each dwelling unit, but a variance from this 
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requirement is being pursued due to the number of residential units and limited amount of 
exterior space for utility meter stacks. 
 
The building shall have a CT compartment and main utility meter mounted on the exterior of the 
building near the utility transformer. 
 
A main electrical room shall be provided on level 1 which shall be approximately 12 feet x 20 
feet with two 3’-0” x 8’-0” doors, one at each end of the room.  The main electrical room  shall 
contain the following equipment: 

• Main switchboard 

• House Electrical Panel 

• Lighting control panel 

• Low voltage main service entrance equipment 

• Fire alarm system equipment as required. 
 
The main switchboard shall be located in the main electrical room and shall include distribution 
breakers for three (3) residential distribution panels, house electrical panels, the building 
elevator, provisions for a future photovoltaic system. and a main surge protective device.  The 
main switchboard shall include a single main circuit breaker with arc energy reduction function. 
 
A residential distribution panel shall be provided to supply power to all of the residential dwelling 
units in the building as follows: 
 

• Level 2: 600A, 208/120V, 3-phase (11 units) – serves units on level 2 

• Level 3: 600A, 208/120V, 3-phase (11 units) – serves units on level 3 

• Level 4: 600A, 208/120V, 3-phase (10 units) – serves units on level 4 
 
House distribution shall consist of one (1) 208/120 Volt panel in the electrical room on each floor 
of the building.  Additional electrical panels shall be required on the garage levels for electric 
vehicle charging and mechanical equipment loads. 
 
Electrical sub-meters shall be provided for each residential unit load center and each 
commercial tenant panel and shall be located in the electrical room from where the feeder 
originates.  Sub-meters shall be revenue grade and measure kilowatt-hour energy usage and 
kilowatt demand readings. 
 
Aluminum conductors and bussing will be used for the main electrical distribution - service 
entrance conductors, panel bussing, panel feeders and residential unit feeders.  All branch 
circuit wiring and feeders rated less than 100-amperes shall be copper. 
 
Electrical wiring shall consist of conduit and wire or MC cable in common areas and Type NM 
cabling (Romex) within individual dwelling units. 

 
An emergency standby generator is not required or anticipated.  All emergency life safety loads 
shall be provided with integral battery backup. 
 
Exterior site lighting shall be provided for drives, pedestrian areas, building entrances, and 
portions of the public sidewalks where additional lighting is needed for safety and security 
purposes.  All exterior lighting shall be controlled by a central lighting control panel or located in 
the electrical room. 
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Electric snowmelt for roof eaves and internal roof drains (at the uppermost level) shall be 
provided as required.  Exterior snowmelt systems (electric or hydronic) for drives, sidewalks, 
etc. are not anticipated. 
 
Electric Vehicle charging provisions shall be provided as required by locally adopted ordinances 
or as directed by the Owner/Architect, which have assumed shall not exceed 10% of all parking 
spaces.  We have assumed a maximum of six (6) EV Ready parking spaces shall be provided 
(based on a total parking count of 53).  EV Ready spaces shall have conduit and wire installed 
to each space, electrical service and distribution capacity and panelboards installed with 
adequate breaker space in the panels.  Additional EV Capable spaces are not anticipated at this 
time but additional EV Capable provisions can be provided if necessary. 
 
A rooftop photovoltaic system is not anticipated at this time, but provisions for a future 
photovoltaic system shall be provided.  This shall include space for a future PV meter and 
disconnects, space in the main switchboard for future point of connection and conduit provisions 
to the roof for connection to a future rooftop photovoltaic array. 
 
Low voltage systems (telephone, communications, cable TV, satellite, security and similar type 
systems) shall consist of rough-in only at the Owner’s direction.  Conduit pathways, back boxes, 
and line voltage connections shall be provided as directed by the Owner.  All low voltage 
cabling, equipment, devices and final terminations for these systems shall be provided and 
installed by the Owner’s low voltage contractor(s). 

 
The building shall be provided with a fully addressable, microprocessor based fire alarm 
detection and notification system with all required initiating devices, speaker/strobe appliances, 
and monitoring/control devices.  Fully engineered fire alarm system drawings shall be provided 
by the fire alarm sub-contractor for permitting, construction and final bidding. 

 
Apartment Living Units 
 
Each residential unit shall have a 208/120 Volt, 1-phase, 30-circuit load center located within the 
unit and shall be sub-metered at the common electrical room on each floor.  Unit load centers 
and feeders shall be rated as follows: 
 

• 1-Bedroom Units: 125 Amperes:  3 #1/0 Al, 1 #4 Al Gnd., SE Cable 

• 2-Bedroom Units: 150 Amperes:  3 #2/0 Al, 1 #4 Al Gnd., SE Cable 

• 3-Bedroom Units: 150 Amperes:  3 #2/0 Al, 1 #4 Al Gnd., SE Cable 
 
Receptacle layout and spacing will be provided per code requirements, as required for kitchen 
appliances, washer/dryers and as directed by the Architect/Owner.  Arc fault, ground fault, and 
dual-function breakers shall be utilized to comply with NEC requirements. 

 
Electrical connections shall be provided for all mechanical equipment and standard appliances, 
including a washer and dryer within each unit. 
 
Lighting will consist of high efficiency LED fixtures and shall be provided as directed by the 
Architect/Owner. 
 
Each residential unit shall have a media cabinet for low voltage equipment. 
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Local smoke detectors and combination smoke/carbon monoxide detectors shall be provided 
within each unit per code.  All detectors shall be interconnected within each dwelling unit and 
provided with 120-volt hard-wired connections and 10 year rated batteries.  
 
 
 
Amenity Areas: 
 
Lighting shall consist of LED fixtures with recessed 2x2 fixtures or surface mounted downlights 
controlled by occupancy sensors programmed to auto/manual on to 50% brightness, with 
manual control to increase light levels to full output. 
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination. 

 
Electrical connections shall be provided for all mechanical and Owner provided equipment as 
directed by the Owner/Architect. 

 
Electrical and data receptacles shall be provided as directed by the Owner/Architect, with 
general purpose and housekeeping receptacles located no less than 25 feet on center.  
 
Corridors, Back-of-House & Storage Areas: 

 
Corridor lighting shall consist of LED surface mounted downlight fixtures controlled by 
occupancy sensors programmed to auto/manual on to 50% brightness, with manual control to 
increase light levels to full output.  Approximately 50% of the corridor and main entry fixture 
shall remain on at all times to provide minimal 24/7 night lighting. 
 
Stairwell lighting shall consist of wall or ceiling mounted LED strip fixtures controlled by 
occupancy sensors.  Approximately 50% of the stairwell lighting shall remain on at all times to 
provide 24/7 night lighting. 
 
Back-of-House and storage areas shall consist of LED strip fixtures.  All lighting shall be 
controlled by wall mounted occupancy sensors except for electrical and water entry rooms 
which shall be switched only.  
 
Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination. 

 
Electrical connections shall be provided for all mechanical and Owner provided equipment as 
directed by the Owner/Architect. 

 
Electrical and data receptacles shall be provided as directed by the Owner/Architect, with 
general purpose and housekeeping receptacles located no less than 40 feet on center. 
 
Garage Areas: 
 
Parking garage lighting shall consist of ceiling mounted canopy style LED light fixtures with 
integral occupancy sensors that will dim the lights individually to 50% or less after 5 minutes of 
no motion detected. 
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Emergency/egress lighting and exit signs shall be provided by battery-powered wall/ceiling 
mounted fixtures that will provide 90 minutes backup for the emergency illumination.  All battery 
powered fixtures in the garage areas shall be cold weather rated. 

 
Electrical connections shall be provided for all mechanical equipment including the mechanical 
ventilation systems, CO detection and associated controls in the garage areas. 

 
Electrical receptacles shall be provided within 25 feet of all mechanical equipment and at other 
locations as directed by the Owner/Architect.  All receptacles located within the garage shall be 
GFCI-protected, with general purpose and housekeeping receptacles located no less than 25 
feet on center.  
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SCHEMATIC DESIGN 
 

Design Criteria: 
 

Standards and Codes: 

 

Design of structural elements and systems shall be based on the requirements of the 2021 

International Building Code, and all City of Steamboat Springs and Routt County, CO 

local amendments.   

 

Design of structural elements and systems shall be based on the requirements of the 

following material codes and specifications: 

 

Concrete:  Building Code Requirements for Reinforced Concrete (ACI 318-19) 

   Specifications for Structural Concrete for Buildings (ACI 301) 

  

Structural Steel: AISC Steel Construction Manual, 15th Edition (AISC 360) 

 

Masonry:  Building Code Requirements for Masonry Structures (TMS402-2016) 

 

Structural Wood  National Design Specifications for Wood Construction (NDS) 

and Timber:  Special Design Provisions for Wind & Seismic (SDPWS) 
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Design Loads: 

 

Structural elements and systems shall be designed for the following load criteria and 

requirements of the ASCE 7-16 Minimum Design Loads for Buildings and Other Structures 

 

Risk Category:  II, Standard (Group A-2/R-1) 

 

Importance Factors:  1.0 Wind 

1.0 Snow 

    1.0 Seismic 

 

Foundations: Net allowable soil bearing pressure: 3,000 psf. 

Minimum dead load: 800 psf 

    48-inch frost depth. 

Basement area foundation walls to be designed considering 

full-saturated soils given seasonal ground water levels. 

 

Soils Report:   Geotechnical Investigation Report #06-7351 

prepared by NWCC dated July 30, 2008. 

(Awaiting updated geotechnical report) 

     

Parking Live Load:  40 psf 

 

Public/Corridor Live Load: 100 psf 

 

Unit Live Load: 40 psf unit loads; 100 psf corridor/public areas; 60 psf balcony 

(or snow if greater). 

 

Roof Snow Load:  107 psf ground snow load and drifting where applicable 

 

Wind:    VULT= 115 mph (3-second Gust) 

    VASD =90 mph (3-second Gust) 

    Exposure B 

    Topographic Factor (Kzt) = 1.0 

 

Seismic:   Pending soils report site classification. 
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Proposed Structural Systems 

 

 

Foundations:  

 

Shallow, isolated spread column and continuous wall footings constructed on the 

structural fill. The lowest level slab will be slab on grade construction pending information  

outlined in the geotechnical report. Elevator pits will be constructed of a pit slab and 

reinforced pit walls. Clear dimensions and depth to be coordinated with elevator  

manufacturer. 

 

Podium/Parking: 

 

Option A: Post-Tension Concrete Slab with unbonded tendons and minimal mild  

Reinforcement at slab edges and column locations. No drop caps are intended for this  

option. 

 

Option B: Cast-in-Place Concrete Slab with mild reinforcement only 

 

Option C: Precast Concrete Double Tee floor construction. 

 

 

Upper Floor Levels: 

 

The floor construction will consist of APA rated ¾” T&G decking with 1-1/2” gypcrete 

topping on approximately 18” deep pre-engineered floor trusses. 

 

Roof:  

 

The roof construction will consist of APA rated ¾” T&G decking on approximately 24” 

deep pre-engineered roof trusses. 
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