
COMMISSIONERS: 
CAMI BREMER   (CHAIR) 
CARRIE GEITNER (VICE-CHAIR) 

HOLLY WILLIAMS 
STAN VANDERWERF 

LONGINOS GONZALEZ, JR. 

PARKS & COMMUNITY SERVICES DEPARTMENT  
PARK OPERATIONS ~ ENVIRONMENTAL SERVICES ~ RECREATION/CULTURAL SERVICES ~ CSU EXTENSION 

Park Advisory Board 

Meeting Agenda 

Wednesday, December 13, 2023 – 1:30 p.m. 

Centennial Hall, 200 S. Cascade, Colorado Springs 

Recommended 
Item Presenter Action 

1. Call Meeting to Order Chair 

2. Approval of the Agenda Chair Approval 

3. Approval of Minutes Chair Approval 

4. Introductions / Presentations

A. Trailability Program End of Year Report  Kylee Taylor    Information 

B. Paint Mines End of Year Report Ryan Dorough  Information 

C. Homestead Ranch Phase I Update Greg Stachon     Information 

5. Citizen Comments / Correspondence Chair     
on items not on the agenda (limited
to three (3) minutes unless extended by Chair)

6. Development Applications

A. Mayberry Sketch Plan Greg Stachon Endorsement 

B. Mayberry Filing No. 5 Preliminary Plan Greg Stachon Endorsement 
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C. Mayberry Filing No. 2A Vacation and Replat  Greg Stachon    Endorsement 

D. Esteban Rodriguez Sketch Plan   Ross Williams   Endorsement 

E. Flying Horse North Phase II BPUD   Ross Williams   Endorsement 

F. Flying Horse North No. 3 Final Plat   Ross Williams   Endorsement 

Recommended 
Item Presenter Action 

7. Information / Action Items

A. 2024 Action Plan  Todd Marts Endorsement 

B. El Paso County Parks and Community Services   Jason Meyer   Endorsement 
Park Land Agreement Program Guidelines

8. Monthly Reports Staff Information 

9. Board / Staff Comments

10. Adjournment
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Minutes of the November 8, 2023 
El Paso County Park Advisory Board Meeting 

Centennial Hall, 200 S. Cascade 
Colorado Springs, Colorado 

 
 
 
 
 
 
 

Absent: Kiersten Steel, Terry Martinez 

The following minutes are a summary of the proceedings.  A recording is available upon request at 
the El Paso County Parks Administration Office.  

1. Call to Order: The meeting was called to order at 1:30 p.m. by Thomas Lachocki, Chair.

2. Approval of Agenda:  Vincent Prins made a motion to approve the meeting agenda.
Janna Blanter seconded the motion. The motion carried 7 - 0.

3. Approval of Minutes:  Janna Blanter made a motion to approve the October 11, 2023,
meeting minutes. John Wallace seconded the motion. The motion carried 7 – 0.

4. Introductions and Presentations:

Kylee Taylor, Programs Coordinator with the Bear Creek Nature Center presented ‘Boo! At
Bear Creek’. 135 people signed up for this interactive trail hike. The ‘Lil Pumpkin Boo
Bash’ followed the next day and was a child friendly Halloween event geared to kids ages 2-
5. Fountain Creek Nature Center was host to the ‘Pumpkin Carving Party’ & Jack-o-Lantern
Trail event. 999 participants signed up for this annual experience. All events received
4.9/5-star ratings.
Victoria Dinkel, Program Coordinator with the Fountain Creek Nature Center highlighted
the 2023 Summer Camps. Bear Creek Nature Center hosted five week-long camps. 150 kids
were able to participate in these camps. Fountain Creek Nature Center hosted four week-
long camps to include one camp at Fox Run Regional Park. Staff had additional challenges
this year due to the flood repair and subsequent 2-month closure of the Fountain Creek
Nature Center. Staff moved all events outdoors to the delight of all children. The events
received very high program ratings. Victoria also highlighted a five-week archery camp at
Bear Creek Regional Park.

Members Present: 
Thomas Lachocki, Chair 
Susan Jarvis-Weber, Secretary 
John Wallace 
Vincent Prins 
Jane Newman 
Jeremy J. Chatelain 
Janna Blanter 

Staff Present: 
Todd Marts, Executive Director 
Brian Bobeck, Park Operations Division Manager  
Sabine Carter, Administrative Services Coordinator 
Ross Williams, Park Planner 
Greg Stachon, Landscape Architect 
Theresa Odello, Recreation & Cultural Services Manager 
Kylee Taylor, Program Coordinator 
Victoria Dinkel, Program Coordinator 
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5. Citizen Comments:

Cory Sutela, Medicine Wheel Trail Advocated expressed his gratitude to County Staff for
their ongoing partnership. He highlighted several projects which included a trail repair day
at the Ute Pass trail and a new trail construction at Forest Lakes. Mr. Sutela also stated that
the organization is building a High School racecourse at Fountain Valley School which
could include a connection to Blue Stem Prairie.

Susan Davies, Trails and Open Space Coalition (TOPS) highlighted several City projects:
A planning project for Blodgett Open Space which includes a Master plan process, an Open
Space planning project for Fishers Canyon, a future proposition to allow class 1 E-bikes on
TOPS properties wherever regular bicycles are allowed. She would also like to be updated
on the Paint Mines Interpretive Park process and a repair update on the Pineries Open
Space. Todd Marts stated that vegetation work, fencing work and trail work are currently
being conducted at the Paint Mines. Staff has also started production on a trail etiquette
video at the Paint Mines which will be shared with the board upon completion. Brian
Bobeck stated that repairs at the Pineries Open Space have started. Higher priority areas like
crossings will be addressed first. The Pineries Open Space will remain open during the
repair phases. Board member John Wallace suggested posting ‘No Trace’ signage on
County trailheads due to the high number of users. Mr. Marts stated that “No Trace’ signage
is not on the 2024 Action Plan but staff has been proactive and posted several signs already.
Future discussion regarding signage will follow at upcoming board meetings.

6. Development Applications:

A. Meadowlake Industrial Park Preliminary Plan

Greg Stachon presented an overview of the Meadowlake Industrial Park Preliminary Plan
and addressed questions by a board member.

Vincent Prins recommended that the Planning Commission and the Board of County
Commissioners include the following condition when considering and / or approving
the Meadowlake Industrial Park Preliminary Plan: (1) No regional park fees are
recommended, as the County has elected to not require park fees for commercial
subdivisions.  (2) Designate and provide to El Paso County a 25-foot trail easement
along the east side of the subject property, that allows for public access, as well as
construction and maintenance by El Paso County of the Judge Orr Regional Trail.
Janna Blanter seconded the motion. The motion passed 7 – 0.

B. Overlook at Homestead Preliminary Plan

Greg Stachon presented the Overlook at Homestead Preliminary Plan, a property adjacent to
Homestead Ranch Regional Park. The County is requesting a 25-foot public trail easement
along the Palmer Divide Regional trail alignment for the future construction of a connecting
trail. Board members voiced their concerns regarding trail easement location, trail
grade/incline, trail user safety, trail aid station and proposed road material. Staff will visit
with the developer to address these concerns. The Overlook at Homestead will go back
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before the Park Advisory Board once the developer provides the final plat showing the 
proposed trail location.   

Vincent Prins recommended that the Planning Commission and the Board of County 
Commissioners include the following conditions when considering and/or approving 
the Overlook at Homestead Preliminary Plan: (1) fees in lieu of land dedication for 
regional park purposes in the amount of $31,310 will be required at time of the 
recording of the forthcoming final plat. A Park Lands Agreement may be an 
acceptable alternative to urban park fees provided the agreement is approved by the 
County and executed prior to recording the forthcoming final plat; (2) provide a 25-
foot public trail easement along the Palmer Divide Regional Trail alignment that 
allows for the construction and maintenance by El Paso County of a Primary Regional 
Trail, and this easement shall be shown and dedicated to El Paso County on the Final 
Plat. (3) County Parks requests that the Palmer Divide Regional Trail be graded when 
the subdivision is graded to allow for the construction of the trail in the future. Janna 
Blanter seconded the motion passed 5 – 2 with John Wallace and Jeremy J. Chatelain 
voting in opposition.  

C. Hay Creek Valley Subdivision Final Plat

Ross Williams presented the Hay Creek Valley Subdivision Final Plat and addressed
questions by board members.

Jeremy J. Chatelain recommended that the Planning Commission and the Board of
County Commissioners include the following condition when considering and/or
approving the Hay Creek Valley Subdivision Final Plat: require fees in lieu of land
dedication for regional park purposes in the amount of $10,100. Janna Blanter
seconded the motion. The motion passed 7 – 0.

D. Sterling Ranch Sketch Plan Amendment #3 and Rezones

Ross Williams presented the Sterling Ranch Sketch Plan Amendment #3 and Rezones and
addressed questions by board members.

Vincent Prins recommended that the Planning Commission and the Board of County
Commissioners include the following conditions when considering and/or approving
Sterling Ranch Sketch Plan Amendment #3: (1) designate and provide to El Paso
County a 25-foot trail easement along the south side of Arroyo Lane and adjacent
water tanks that allows for public access, as well as construction and maintenance by
El Paso County of the Arroyo Lane Primary Regional Trail, (2) designate and provide
to El Paso County a 25-foot trail easement through the eastern open space buffer that
allows for public access, as well as construction and maintenance by El Paso County of
the Woodmen Hills Secondary Regional Trail, (3) the easements shall be shown on all
forthcoming preliminary plans and final plats, and the aforementioned easements shall
be dedicated to El Paso County on the forthcoming final plat(s), (4) fees in lieu of land
dedication for regional and urban park purposes will be calculated upon review of
forthcoming preliminary plans and final plats, and will be required at time of the
recording of the forthcoming final plats. Park Lands Agreements may be an
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acceptable alternative to regional and urban park fees provided the agreements are 
approved by the County and executed prior to recording the forthcoming final plat(s). 
Janna Blanter seconded the motion. The motion passed 7 – 0.  

7. Information / Action Items:

A. Regional Park Lands Agreement Sterling Ranch Metropolitan District No. 1 Classic
SRJ Land, LLC.

Ross Williams presented the Regional Park Lands Agreement Sterling Ranch
Metropolitan District No. 1 Classic SRJ Land, LLC. Staff received an application for the
construction of a concrete 1.94-mile-long portion of the Sand Creek Primary Regional Trail.
In return, the County would waive all regional Park fees for twelve filings. Mr. Williams
addressed questions from board members. Susan Davies, Trails and Open Space Coalition
voiced her opinion in favor of the agreement.

Janna Blanter moved to endorse the approval of the Regional Park Lands Agreement
with Classic SRJ Land, LLC. and Sterling Ranch Metropolitan District No. 1 for the
construction of the Sand Creek Primary Regional Trail within Sterling Ranch. Susan
Jarvis-Weber seconded the motion. The motion passed 7 – 0.

8. Monthly Reports:

Brian Bobeck stated that graffiti is an ongoing problem in the South district. Susan Jarvis-
Weber suggested a designated wall for artists to use. Mr. Bobeck stated that this has been
explored and implemented. A local artist beautified a tunnel at the Widefield Community
Park. However, due to continued tagging/gang tagging, the wall art has been painted over.
The uptick in graffiti damage is also tied to different times of the year primarily when
school is out. (Due to technical problems, not all of Mrs. Jarvis-Weber’s comments have
been captured).

9. Board/Staff Comments:

Theresa Odello stated that due to adverse weather conditions the Fox Run Nature Center
Open House has been cancelled. Staff organized two trips to Rainbow Falles for visitors to
tour. Visitors have been shuttled in due to the parking lot being closed for safety concerns/
falling rocks. The Bear Run was very successful this year with a record number of 461
runners participating. The event raised $13,000. This year was the first year where dogs
were allowed to participate, which was very well received by the public.

10. Adjournment:

Vincent Prins made a motion to adjourn. Jeremy J. Chatelain seconded the motion.
The meeting was adjourned at 4:04 p.m.

_____________________________  
Susan Jarvis-Weber, Secretary  
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El Paso County Park Advisory Board 

Agenda Item Summary Form 

Agenda Item Title:  Trailability Program End-of-Year Report  

Agenda Date: December 13, 2023 

Agenda Item Number: #4 - A 

Presenter:  Kylee Taylor, Interpretive Program Coordinator, 
Bear Creek Nature Center 

Information:     X Endorsement: 

Background Information: 

The El Paso County Trailability Program began on July 26, 2022, as a natural extension 
of the Nature Centers’ mission to “connect people to their natural and cultural resources.” 
Using a mobility vehicle called a Terrain Hopper, we can extend our mission by providing 
accessible recreation opportunities to everyone, regardless of their level of mobility. 
Participants utilizing these vehicles can reserve for free a hike at Bear Creek and 
Fountain Creek Nature Centers through various habitats on one to three miles of trail.  

In its inaugural year, the program ran for 3 months and hosted 32 individuals. In the 2023 
season, the hiking season was doubled with six months of hiking, May through October, 
and hosted 60 individuals. We were able to approach the 2023 season with new 
confidence and knowledge. This included marketing through local newspapers and tv 
outlets, podcasting, providing training in disability etiquette by the Independence Center 
team, and more. With 24 active volunteers, we were also able to have 90% of hikes led 
by volunteers.  

We were also honored to have the Trailability Program recognized on a local, regional, 
and national level. We were awarded The National Association of County Park & 
Recreation Officials Universal Accessibility Award; The National Association of Counties 
Achievement Award; The Colorado Parks and Recreation Association Columbine Award 
in Programming.  

Attachment: 

Trailability Program Presentation 

Recommended Action: 

Information Only 
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El Paso County Park Advisory Board 

Agenda Item Summary Form 

Agenda Item Title:  Paint Mines End of Year Report  

Agenda Date: December 13, 2023 

Agenda Item Number: #4 - B 

Presenter:  Ryan Dorough, Recreation Program Planner 

Information:     X  Endorsement: 

Background Information: 

The Paint Mines Interpretive Park continues to be a valued and well visited park 
in our community. With the addition of part-time Park Interpreters/Caretakers, the 
culture of the park has managed to change so visitors that come learn to respect 
the park and act appropriately. In addition, there were more programs offered this 
year, which allow visitors to take a guided hike with our Interpreters. Staff will 
present a report that has a summary of the visitation and programs in 2023.  

Attachment: 

Paint Mines Year End Presentation 2023 and Video 

Recommended Action: 

Information Only 
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El Paso County Park Advisory Board 
 

Agenda Item Summary Form 
 

 
Agenda Item Title:   Homestead Ranch Phase I Update  
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number:  #4 - C 
 
Presenter:    Greg Stachon, Landscape Architect 
 
Information:     X   Endorsement: 
     
 
Background Information: 
 
A Master Plan for Homestead Ranch Regional Park was completed in December 
2022. The master plan was developed to guide future management and 
improvements to the park. As part of the master plan Phase I Improvements 
were identified. These improvements were included in the 2023 Capital 
Improvement Plan and completed within the past year. Phase I focuses on 
improvements to the existing trail network, parking lot, fencing, and forestry. 
Please find attached a PowerPoint presentation that provides a summary of the 
work completed in 2023.  
 
 
Recommended Action:   
 
Information Only 
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Mayberry Sketch Plan 
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number: #6 - A 
 
Presenter:   Greg Stachon, Landscape Architect 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request for endorsement by Mayberry Communities, LLC for the Mayberry 
Communities Sketch Plan, consisting of an estimated 2,800 dwelling units and 
commercial uses on 631.4 acres. The development was originally known as Ellicott 
Town Center. The Ellicott Town Center Sketch Plan (SKP05005) was endorsed in 2006. 
The new sketch plan known as “Mayberry” adds 63.6 acres to the site and updates the 
plan. 
 
The Mayberry site is located one mile west of the town of Ellicott and south of Highway 
94. The site is zoned as a Planned Unit Development (PUD) and Commercial Service 
(CS). The site will contain a mixture of low, medium and high residential densities along 
with a mixture of multi-family and commercial developments. The property plans to 
incorporate civic spaces, recreational, mixed residential and open space. 
 
The applicant’s Letter of Intent states the following with regards to parks, trails, and open 
space: 
 

• The developer intends to incorporate trails connected to parks throughout the 
proposed Mayberry Sketch Plan area. Connectivity throughout said sketch 
plan will help with the work live play aspect allowing individuals to live and 
work within 5-minute walk. 

 
• The proposed Sketch Plan incorporates goals and objectives of the El Paso 

County Parks Master Plan; supporting large community events, providing 
regional parks recreation and open space. In addition, the plan will anticipate 
park needs for growing population and provide trails between residential and 
commercial uses. 

 
• A regional trail is proposed along the State Highway 94 corridor, Mayberry 

Communities Sketch Plan Amendment, to be approved, acknowledges the 
proposed regional trail system and has incorporated an east/west trail within 
the community that ties into the adjacent trail easement. 
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Open Space 
 
Per the LDC, the 10% PUD open space is calculated from the gross site area. The 
portion of the site zoned CS would not count toward the PUD gross area. According to 
the Sketch Plan, 33.4 acres of the site are zoned CS. The total sketch plan area is 631.4 
acres. So, 631.4 total acres minus the 33.4 acres CS zone equals 598 PUD acres. The 
required PUD open space is 10% of this area or 59.8 acres. The El Paso County LDC 
includes parks and trails as part of the open space calculation. Constructed storm water 
facilities may be included in the open space calculation if comprising less than 10% of 
the required open space. 
 
The applicant is proposes open space as broken out into the following table. The 
proposed open space is 92.4 acres. This would exceed the 10% open space 
requirement as 92.4 acres is greater than the 59.8 acres required. The parks, trails, and 
buffer as listed below total 52.9 acres. In order to meet the required open 59.8 open 
space acres, 6.9 drainage pond acres would need to be added. The storm water 
facilities would then represent 11.5% of the total open space acres. This number slightly 
exceeds the amount allowed. This requirement could be alleviated by making the 
drainage ways into trail corridors, thus counting them as trails instead of storm water 
facility. Draiange corridors are often used as trails and would provide added connections 
in the community. 
 
Type of Open 
Space 

Land Area 
(acres) 

Community Park 18.2  
Neighborhood Park 14.9 
County Regional 
Trail 

4.5 

Pedestrian Trails 11.9 
Drainage Ponds 39.5 
Perimeter Buffer 3.4 
Total 92.4 
Proposed Open Space Types 
 
Parks 
 
The El Paso County Land Development Code (LDC) states the standard for park land 
dedication shall be 4 acres of land per 1,000 projected residents and that the number of 
projected residents shall be based on 2.5 residents per dwelling unit. Given this formula, 
and the 2,800 dwelling units proposed, the Mayberry Sketch Plan area would be home 
to 7,000 residents, which equates to 28 acres of park lands. 
 

a. Neighborhood park standard is 1.5 acres of park land per 1,000 projected 
residents or 0.00375 acres of park land for each dwelling unit. 2,800 dwelling 
units equates to 10.5 acres of neighborhood park lands. 

 
b. Community park standard is 2.5 acres of park land per 1,000 projected 

residents or 0.00625 acres of park land for each dwelling unit. 2,800 dwelling 
units equates to 17.5 acres of community park lands. 
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The LDC requires 10.5 acres of neighborhood parks for the proposed number of 
dwelling units and 14.9 acres of parks is proposed. The LDC requires 17.5 acres of 
community parks while 18.2 acres are proposed. The proposed parks in the application 
meet the required acres for neighborhood and community parks.  As development 
progresses, El Paso County Parks would be open to providing a credit for urban park 
fees as long as the urban park exceeds the urban park fees for the filing in which the 
park is located.  
 
Trails 
 
The El Paso County Parks Master Plan shows impacts to the Highway 94 Primary 
Regional Trail, which is located along the south side of Highway 94.  This primary 
regional trail runs east and west, making connections to Ellicott to the east. The trail will 
eventually connect to Colorado Springs to the west. Additionally, the proposed Highway 
94 Bicycle Route is also located along Highway 94. The bicycle route will be located 
within the public right-of-way, so no easement requests are necessary for this route.  
 
El Paso County Parks recommends that the applicant designate and provide to El Paso 
County a 25-foot trail easement along the south side of Highway 94 that allows for public 
access, as well as construction and maintenance by El Paso County of the Highway 94 
Primary Regional Trail, and show the easement on the forthcoming Preliminary Plan and 
Final Plat(s), and dedicate the aforementioned easement to El Paso County prior to the 
recording of the Final Plat(s). 
 
The Highway 94 Regional Trail easement has previously been recorded as a trail 
easement to El Paso County on Mayberry Filings 1-4. The 25’ wide trail easement is on 
the south side of Highway 94 on the previously dedicated easements. The current 
sketch plan shows a ‘Regional Trail’ following the Highway 94 at each end of the 
proposed development, then going south approximately 1,100’  before turning into an 
east-west trail. The Highway 94 Primary Regional Trail is a trail that will connect Ellicott, 
CO to Colorado Springs, CO and will be 10 miles long when completed. As a regional 
trail connecting communities, it will not have tangents and instead will have a straight 
alignment following the southside of Highway 94. The regional trail needs to be adjusted 
closer to the mater-planned trail alignment. 
 
Recommended Motion:  
 
The Park Advisory Board recommends that the Planning Commission and the Board of 
County Commissioners include the following condition when considering and/or 
approving the Mayberry Sketch Plan: (1) designate and provide to El Paso County a 25-
foot regional trail easement along the south side of Highway 94 that allows for public 
access, as well as construction and maintenance by El Paso County of the Highway 94 
Primary Regional Trail; (2) show the regional trail easement on the forthcoming 
Preliminary Plan and Final Plat(s); (3) dedicate the regional trail easement to El Paso 
County prior to the recording of the Final Plat(s); (4) Adjust the Regional Trail shown on 
the sketch plan to follow Highway 94 in a straight line, offset only by the existing water 
tank property. (5) fees in lieu of land dedication for urban and regional park purposes will 
be required at time of the recording of the forthcoming Final Plat(s). 
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MAYBERRY COMMUNITIES 

SKETCH PLAN 
Letter of Intent 

 
 
 
 
APPLICANT-OWNER/CONSULTANT INFORMATION: 

OWNERS  
MAYBERRY COMMUNITITES, LLC 
C/O SCOTT SOUDERS 
3296 DEVINE HEIGHTS, #208 
MAYBERRY, CO 80808 
 
MASTER PLANER  
HDR INC. 
C/O VIK KAILASAM 
2095 ROSE STREET, SUITE 201 
COLORADO SPRINGS, CO 80919 
 
LAND PLANNER 
KIMLEY-HORN & ASSOCIATES 
C/O LARRY SALAZAR 
2. NORTH NEVADA AVENUE, SUITE 300 
COLORADO SPRINGS, CO 80903 
 
ENGINEERING/SURVEYING 
R&R ENGINEERS, SURVYORS, INC. 
C/O CLIF DAYTON 
1635 W. 13TH AVENUE, SUITE 310 
DENVER, CO 80204 
 
GEOTECH 
CTL THOMPSON 
C/O JEFFREY M JONES 
5170 MARK DABLING BOULEVARD 
COLORADO SPRINGS, CO 80918 
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MAYBERRY COMMUNITIES “ELLICOTT TOWN CENTER” (SKETCH PLAN) 
SITE LOCATION, SIZE, & ZONING: 
 
Parcel ID Nos.: See Appendix A  
Area/Acreage: ±631.4 AC 
Existing Zoning: PUD, CS & A-35  
Location: The development limits are located in the Northwest quarter (1/4) of Section 13, Township 13 South, 

Range 64 West of the Sixth Principal Meridian. Southwest of the Falcon Highway and Sage Creek Road Intersection.   

 

REQUEST 
Mayberry Communities LLC’s Sketch Plan application includes the following requests: 
 

• Approval to amend and update previously approved “Ellicott Town Center” Sketch Plan, SKP05005 to 

meet county standards along with adding additional acreage and updating 

o Existing Sketch Plan contains a total of ±550.6 acres. 

o Existing Zoning is PUD and CS 

o Estimated Residential Density 1048 dwelling units   

• Mayberry Sketch Plan Amendment 

o Rename to Mayberry Communities Sketch Plan 

o Proposed Sketch Plan to contain ±631.4 acres. 

o Zoning to remain overall PUD and CS 

o Estimated Residential to be 2800 dwelling units at a 4.5DU/AC ratio.  

PROJECT SUMMARY 
 
Mayberry Communities project is 624.6 acres located west of the town of Ellicott approximately one (1) mile west 

along State Highway 94 from the State Highway 94, N Ellicott Highway intersection and Southwest from the State 
Highway 94 and S Log Road. The current area of the previously approved Ellicott Town Center Sketch Plan 
(SKP05005) is zoned Planned Unit Development (PUD) and Commercial Service (CS). Proposed Sketch Plan 
Amendment will incorporate an existing A-35 zone that will be rezoned to PUD and CS throughout the added area. 

The proposed sketch plan will incorporate an the existing (SKP05005) zoning along with the 80.0 acre property to 
the east, to be dedicated to Mayberry Communities LLC.  
 

The site will contain a mixture of Low, Medium and High residential densities along with a mixture of multi-family 
and commercial developments along the State Highway 94 and S Log Road corridors. Interior property will 
incorporate civic spaces, recreational, mixed residential and open space. 

ACCESS: Vehicular access from State Highway 94 (North) to the overall site will be from Mayberry Drive 

(New Log Road), and Springs Road. Vehicular access from S. Log Road (East) will be from (north to south) 

Proposed Business Road (Proposed with Filing No. 4) Positive Place (Mayberry Drive) and Unnamed road, 
currently identified as “Boulevard 2”.  

 
LAND USE: Mayberry Communities Filing 1, 1A and 2 have constructed housing units on approximately  

sixty one (61) acres, with ten (10) additional housing units under the permit process (Filings 1 & 1A) and 
one commercial building constructed (Filing 2). Mayberry Communities Sketch Plan is an amendment to the 
previously approved Ellicott Town Center PUD plan (SKP-05-005) which encompasses a mixed housing 

development with commercial use features surrounding.  
 
Mayberry Communities will encompass 80 additional acres to the east of said  previously approved PUD 

Plan for a total of 631.4 acres +/-, estimated land use will include an estimated 387.6 acres of Single-Family 
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Low density, attached and detached, Multi-Family Mid Density and Multi-Family High Density, an estimated 
46.8 acres of Commercial zoned, 16.0 acres of civic/institutional dedicated to the Ellicott Fire District and 

Ellicott School District.  
 
Mayberry Communities also has an estimated 95.9 acres dedicated for open/park space and 84.3 acres 
dedicated to Right-Of-Way and Road Easements.   

 
LOT DIMENSIONAL STANDARDS:  
 
Typical standards for PUD zoned areas will be determined at the site development portion per each 

phase.  
 
Typical CS lots have been planned to meet the following dimensional standards:  

• Minimum lot size:  2 Acres 

• Maximum Height:  45’ 

• Setbacks: 

o Front Yard:  25’  

o Side Yard: 25’ 
o Rear Yard: 25’ 

 
PUBLIC SERVICES AND UTILITIES 
Public services and utilities are, or will be, provided by the following 

• Water & Wastewater Services:  Ellicott Utilities 

• Natural Gas:    Black Hills Energy 

• Electric Service:    Mountain View Electric 

• Fire Protection:    Ellicott Fire Protection District 

• Public Schools:    Ellicott School District No. 22 

• Library Services:    Pikes Peak Library  

• Roads:     El Paso County 

• Police Protection:   El Paso County 

• Special District Services:   Mayberry Colorado Springs Metro 

 

WATER RESOURCES: 
The proposed development is planned to have all residential, commercial, civic, and industrial properties which 

will be provided water service through Ellicott Utilities. 
 

DRAINAGE REPORT 
 
An extended detention basin is proposed for each major drainage basin to mitigate  
developed stormwater flows leaving the site. The total volume requiring storage is  
equivalent to the 100 Year + ½ WQCV produced by the onsite developed area. See  
Appendix C for each respective MHFD worksheet. A description of each EDB is as  
follows:     
  
Pond A is located at the southeast corner of drainage Basin A. Based on the tributary land-use, 
the required volume for the pond is 11.8 acre-feet. Pond A will discharge into an  
underground RCP pipe that will continue east under Boulevard A until the flow ultimately  
discharges into a channel combined with the Pond B outfall and the offsite basin EC11.   
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Pond B is located at the southeast corner of drainage Basin B. Based on the tributary land-use, 
the required volume for the pond is 15.7 acre-feet. Once Pond B is fully developed  
and functioning, the existing Pond C, designed and constructed within Mayberry Filing  
No. 1, will be filled in and taken offline. Pond B will discharge into Channel B, combining  
with the flow from offsite basin EC11.   
  
Pond D is located at the southeast corner of drainage Basin D. Based on the tributary land-use, 
the required volume for the pond is 15.5 acre-feet. Pond D has been designed and  
approved in the Filing No. 3 Final Drainage Report. Although the approved Filing No. 3  
Pond design is sufficient for this full development, the configuration will be revised to  accommodate this 
future layout of single-family lots. Pond D will discharge into Channel  
E, combining with the flow from offsite basin EC10.   
  
Pond E is located at the southeast corner of drainage Basin E. Based on the tributary land-use, 
the required volume for the pond is 11.1 acre-feet. Pond E will discharge into Channel  
E, combining with the flow from Pond D and the offsite basin, EC10.   
  
Pond F is located at the southern boundary of drainage Basin F. Based on the tributary  
land-use, the required volume for the pond is 11.3 acre-feet. Pond F will discharge into  
Plunge Pool 1, where stormwater flow will slow down and sheet-flow onto the adjacent  
property.   
  
Pond G is located at the southeast corner of drainage Basin G. Based on the tributary land-use, 
the required volume for the pond is 22.6 acre-feet. Pond G will discharge into Plunge  
Pool 2, where stormwater flow will slow down and sheet-flow onto the adjacent property. 
 
ELECTRIC PROVIDER SERVICE COMMITMENT 
 
Mayberry Communities is located within the Mountain View Electrical Association (MVEA) service area.  

 
Note: removal and relocation of existing facilities will be at the expense of the landowner(s).  

 
ELLICOTT FIRE PROTECTION DISTRICT COMMITMENT LETTER 
 
There is constant communication with Mayberry Communities and Ellicott Fire Protection District, 2.7 acres+/- will 
be dedicated to Ellicott Fire for a community fire station.  

 
WILDFIRE HAZARD ASSESSMENT AND MITIGATION 
 
Sketch Plan is located outside the wildland urban interface zone and are not in the mapped Wildfire Susceptibility 

index (very-high or moderate to very-high) zones. 
 
According to the site planning and maintenance within defensible zones, each residential site will be encouraged 

to address the principles of protection zones within this grassland environment with the goal of reducing dense 
and tall landscape materials within the initial 15’ zone around structures.  This would include thinning and 
branching-up of existing tress and ground plain materials.  
 

Mitigation efforts can be reviewed in the EPC Community Wildfire Protection Plan for Unincorporated El Paso 
County, with reference to Forest Action Plan, provided by the Colorado State Forest Service. 
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REVIEW/APPROVAL CRITERIA & JUSTIFICATION  
• The proposed subdivision is in conformance with the goals, objectives, and 

policies of the Master Plan; (see treatment of review criterion below) 

 

The applicant requests approval of the Sketch Plan based on findings of compliance with the following Goals:  

LAND USE 

Goals LU1-LU4 

Mayberry Communities Sketch Plan is compatible with the established character and infrastructure capacity, 

initially established with the previously approved sketch plan SKP-05-005, coordination with the county 

master plan and will continue to ensure the range of development types of land use, commercial, single 

family detached, single family attached, multifamily, civic, open space and industrial uses. With the variety of 

uses the development will encourage additional growth from multiple industries so the development pays for 

itself. 

 

HOUSING AND COMMUNITIEIS 

Goals HC1-HC4 

The overall proposed sketch plan amendment will continue to promote a mix of housing types as illustrated 

in the previously approved sketch plan SKP-05-005 and previously approved and proposed filings 1 though 5. 

The goal of the sketch plan is to illustrate a cohesive neighborhood that matches the rural character of the 

surrounding area. The overall sketchplan is to establish a healthy “Work, Live, Play” type community which is 

to insure attainable housing that will provide convenient access to goods, services and employment. 

Providing a mixture of housing types will support an aging-in-place housing option to meet all stages of life 

with it’s residence.  

 

ECONOMIC DEVELOPMENT 

Goals ED1-ED4 

With the though process of a “Work, Live, Play” type community the intention is  to provide a vast offering of 

business opportunities to encourage residents of the community to work within a walkable distance. In doing 

so a diverse level of employment opportunities will retain a a skilled workforce and encourage more 

development of commercial and civic business development.  

 

 

TRANSPORTATION AND MOBILITY 

Goals TM1-TM4 

A full transportation network will provide connectivity throughout the sketchplan via a mitch emphasis of 

east west routs promoting mixed multi modal efforts throughout the community along with a proposed 

regional trail along and adjacent to State Highway 94 which is to provide a secondary type of connectivity 

between residences along State Highway 94. Ongoing efforts are currently being discussed in order to 

provide an effective public transit system intended to connect the development to the surrounding 

communities.  
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Placetypes: 

 

  
Mayberry Communities is located within the Suburban Residential type. This land use is designated for 

Suburban Residential, Traditional Residential neighborhoods with supporting commercial uses at key 

intersections. The Suburban place type generally supports the proposed development pattern and the 

support of limited accessory dwelling units as well.  
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SKETCH PLAN REVIEW CRITERIA 
 
The review criteria for approving a Sketch Plan are set out in Chapter 7.2.1(D)(1)(c) of the Land Development. 

The proposed Sketch Plan for Mayberry Communities meets these criteria as follows:  
 
1. The proposed subdivision is in general conformance with the goals, objectives, and policies  
of the Master Plan: The Sketch Plan follows the uses the Master Plan shows for the 

property (Suburban Residential). The proposed uses for the site provide a mixed-residential, commercial, and 
civic features. The proposed density increase would be aligned and compatible with the area’s existing and 
planned residential densities.  
 

2. The proposed subdivision is in conformance with the requirements of this Code: The Land Development Code 
indicates that a Sketch Plan should address the feasibility of the division of land including review of the 
schematic design, ability to obtain water and sanitation, location of geologic hazards, identification of 

environmentally sensitive areas and wildlife habitat areas, source of required services, vehicular and pedestrian 
circulation, relationship to surrounding land uses, evaluation of wildfire hazards and conformance with the 
requirements of the Code and Master Plan. This Letter of Intent and the supporting reports demonstrates that 
the Mayberry Communities Sketch Plan Amendment satisfies these requirements. The project will not affect the 

health, safety, or welfare of the general area. 
 
3. The proposed subdivision is compatible with existing and proposed land uses within and  

adjacent to the sketch plan area: This proposed development serves as a transitional and extension from the 
Town of Ellicott to the adjacent (northwest) Viewpoint Estates Development.  
 
4. The water supply report provides sufficient information to identify probable compliance  

with the water supply standards and identifies any need for additional water supplies: The 
proposed development will be supplied with water and sanitary services from Ellicott Utilities Company. 
 
5. Services are or will be available to meet the needs of the subdivision including, roads, police 

and fire protection, schools, recreation facilities, and utility service facilities: All services 
required to support the proposed development are already available. The various 
utility/service providers are listed on the Sketch Plan. 

 
6. The soil is suitable for the subdivision: The Soils Report prepared by CLT Thompson Inc. indicates that the soils 
are generally suitable for development. While there are some expansive soils and shallow groundwater areas 
(12 to 22’ deep), these are sporadic and can be mitigated by proper engineering design and construction 

techniques. 
 
7. The geologic hazards do not prohibit the subdivision, or can be mitigated:  The Soils Report prepared by CTL 
Thompson Inc. identifies geologic conditions that  clay lenses were found sporadically, tesing indicated the clay 

exhibits low expansion, expansive soils can be mitigated with engineering design and construction methods.  
 
8. The subdivision will not interfere with the extraction of any known commercial mining 

deposit [C.R.S. §§ 34-1-302(1), et seq.]: The El Paso County Master Plan for Mineral Extraction shows Upland 
Deposits of sand and gravel, with silt and clay. The Soils and Geology Report prepared by CTL Thompson Inc. 
identifies the soils are generally consistent with this. Research of the County Assessor’s records indicated that 
there are no mineral estate owners on the property. Accordingly, this project will not interfere with the 

extraction of mineral deposits. 
 
9. The design of the subdivision protects the natural resources or unique landforms: No, there have not been 

significant natural resources or features identified on site.  
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Conclusion: 
It is our opinion that the water supply currently committed to Filings 1, 1A, 2, 2A,3, 4, and 5 and available for 

proposed future filing(s) of about 100 single family residential homes is of the quantity, quality, and d ependability 
required by Section 8.4.7 of the El Paso County Land Development Regulations. Proof of water supply quantity, 
quality, and dependability for the remaining portions of the sketch plan development will be provided in phases 
with future development plan review submittals.   

 
Wastewater systems: 

• Wastewater services will be provided by way of Ellicott Utilities district boundary.   
Electric 

• Electric service will be provided through Mountain View Electric. 
Gas 

• Gas service will be provided through Black Hills Energy. 
 

NATURAL FEATURES: 
Topography 

The topography of the project site is mixed between relatively flat to moderately sloped towards the 

west/southwesterly direction. The existing slopes are slight to moderate with no portions of the proposed site 

possessing slopes that would prevent development. The site is suitable for development and is not impacted by 

the flat or moderately sloped grades as current acceptable state and local best grading practices will be employed 

during development including grading and erosion control activities. The site slopes to the south and west where 

drainage will be collected into detention facilities prior to discharge into the Ellicott Consolidated Drainage Basin.  

 

• Site is located within the Ellicott Consolidated drainage basin (CHWS0200). Data provided by 
Muller Engineering Company; (1988) 

 
• The topography of the site includes rolling hills with one drainage way, extending from north to 

south through the property. The existing drainage ways are wide and without a defined flow 
path; no erosion is anticipated. 
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Wetlands 

There are no jurisdictional wetlands found on site.  

 
Vegetation and Soils 

The site is currently vacant with moved earth. Topographically the site is fairly flat to gently rolling terrain, with 

overall slopes less than 9 percent across the property.   

 
Scenic Resources & Unique Natural Areas 

Wildlife impacts are expected to be generally low based on review of the El Paso County Wildlife Descriptors Map. 

Additional wildlife impacts may be identified by other entities with wildlife jurisdiction. 

 

The natural mountain backdrop of the Rampart Range is perhaps the best natural feature of Mayberry Communitie s 

with sweeping views the mountain skyline and surrounding grasslands in nearly all directions.  The scenic view shed 

is impaired somewhat by intervening development; however, the panoramic views remain quite spectacular.  

 

Wildlife and Migratory Birds 

While the area’s most distinctive wildlife is probably the prairie dog, the Colorado Division of Wildlife notes 

the following as also present in the area; however, the Division also expresses no concern regarding negative 

and/or unmitigated impacts to wildlife: 

 

• Mule and White Tailed Deer 

• Pronghorn Antelope 

• Fox species 

• Coyote 

• Rabbits 

• Raptors 

• Songbirds 

• Numerous Small Mammals 

 

Due to the construction activity and adjoining residential developments, it is not anticipated that the Mayberry 

Sketch Plan project will have no significant impacts on wildlife in the area.  

 

The U.S. Fish and Wildlife Service’s IPaC mapper and website database (https://ecos.fws.gov/ipac/) was used to 

determine the potential of migratory birds within the area. The IPaC mapper listed six (6) migratory birds that may 

be affected; however, this list may also include birds occurring outside this area’s FWS office jurisdiction. Breeding 

migratory birds do receive statutory protection; however, the site contains very few if any trees.  

 

NOXIOUS WEED MANAGEMENT PLAN 
Management Goal:  The goal is to contain, suppress, and eradicate an infestation of noxious weeds that may 

be found in the developing community known as Mayberry Communities while promoting desirable self-

sustaining native plant communities. 

Description of Property:  The area is described by the El Paso County Assessor’s page as Parcel Number: (See 

appendix “A”) 
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in the soil.  Successive sprouting of seeds in the soil from desirable plant groups will eventually re -vegetate bare 

soils until an optimum community of plants develops. 

Analyze Effectiveness:  Management objectives are aided by monitoring, which assures that the treatment 

effects are gauged and shortfalls are corrected.   

Assistance:  El Paso County weed management personnel are available for assistance as needed.  Contact El 

Paso County at (719) 520-7879.   

 

PARKS MASTER PLAN 
 

 
 

The site can is located in the “Candidate for Regional Park/Open Space Areas”. 
 
The Developer of the Mayberry Communities Sketch Plan Amendment has the intention to incorporate trails for 
connectivity to parks throughout the Proposed Mayberry Communities Sketch Plan Amendment.  

Connectivity throughout said sketch plan will help with the work live play aspect allowing individuals to live and 
work within 5-minute walk. The proposed Sketch Plan Amendment, to be recorded, incorporates the goals and 
objectives of the El Paso County Parks Master Plan. 

 
Goal 1.B to provide and support large community events and provide visitor destinations and experiences between 
parks within the Sketch Plan Amendment, to be recorded.  
Goal 2.A to provide regional parks, recreation areas, trails and open space  

Goal 2.B to continue participation in development review for lang range planning within the El Paso County 
development services, transportation and public park needs to anticipate future growth.  
Goal 3.A to refine the definition of active trails between residential and commercial uses. 
 

Regional Trails 
 
Goal 1.A a regional trail is proposed along the State Highway 94 corridor, Mayberry Communities Sketch Plan 

Amendment, to be approved, acknowledges the proposed regional trail system and has incorporated an east/west 
trail within the community that ties into the adjacent proposed trail easement.  
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Mayberry Filing No. 5 Preliminary Plan 
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number: #6 -B 
 
Presenter:   Greg Stachon, Landscape Architect 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request for approval by Kimley-Horn on behalf of Mayberry Communities, LLC 
for a PUD and Preliminary Plan for Mayberry Filing No.5. of Mayberry. The 8.3 acre site 
is located on the southside of Highway 94 and west of New Log Road. The site is on the 
west side of Ellicott, CO and 16 miles east of Colorado Springs. The proposed 
development includes four 3-story apartment buildings with a total of 108 apartment 
units, 38 townhomes, and one 3-story clubhouse. This totals 146 dwelling units. The 
zoning of this filing is Planned Unit Development (PUD) and will remain PUD.   
 
Per the El Paso County Land Development Code, (LDC) a Planned Unit Development 
(PUD) is required to have 10% open space. The open space is calculated from the gross 
site area as shown on the development’s sketch plan. Mayberry Filing No.5 shows 2.38 
acres of open space or 29% of the total 8.3 acre site. This exceeds the 10% open space 
requirement and conforms to the sketch plan. However, it is unclear exactly what areas 
are being counted as open space. The sketch plan shows a trail on the north side of the 
site, a clubhouse on the SW side, and landscape setbacks around the buildings. A 
detailed breakdown of the open space would be helpful to evaluate the open space 
requirement. 
 
The El Paso County Parks Master Plan identifies two master-planned trails adjacent to 
the proposed facility. The proposed Highway 94 Bicycle Route runs east and west along 
Highway 94. This proposed trail will not be impacted by the project because it will be 
accommodated within the public right-of-way. The proposed Highway 94 Primary 
Regional Trail also runs east and west along Highway 94. This proposed trail would be 
impacted by the proposed facility because its alignment is on the south side of Highway 
94. The Highway 94 Regional Trail alignment was previously dedicated to El Paso 
County on Mayberry Filing No.1 and does not appear to have been replatted since. The 
Highway 94 Regional Trail shall be labeled and shown on the current plan. 
 
Mayberry Filing 5 shows an 8’ sidewalk south of Highway 94 along the north property 
line of the site. The proposed 8’ wide sidewalk would be an acceptable alignment for the 
Highway 94 Regional Trail, provided it has connections at the east and west end of the 
site to the future Highway 94 Regional Trail. According to the plan, the 8’ wide sidewalk 
ends at the apartment buildings on the east end of the site and tees into an internal 
sidewalk. The 8’ wide sidewalk shall be shown to connect to the future Highway 94 
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Regional Trail alignment to the east instead. At the west end of the project, the 8’ wide 
sidewalk is shown ending at Mayberry Drive and teeing into a 7’ wide internal north-
south sidewalk. A tree is shown west of this intersection. Instead, the Highway 94 
Regional Trail should be shown with a future connection to the west of Mayberry Drive 
with a crosswalk at the intersection. 
 
County Parks requests trail easements where development projects impact proposed 
County trails.  As it pertains to this application, the County requests that the landowner 
provide a 25-foot public trail easement along the south side of Highway 94 that allows for 
the construction and maintenance by El Paso County of the Highway 94 Primary 
Regional Trail, and this easement shall be shown and dedicated to El Paso County on 
the Final Plat. 
 
Park fees in lieu of land dedication for regional and urban park purposes, to be paid 
upon the recording of the forthcoming final plat. 
 
 
Recommended Motion:  
 
The Park Advisory Board recommends that the Planning Commission and the Board of 
County Commissioners include the following conditions when considering and/or 
approving the Mayberry Filing No.5 Final Plat: that the Planning Commission and the 
Board of County Commissioners include the following conditions when considering 
and/or approving the Mayberry Filing No.5 Final Plat: (1) fees in lieu of land dedication 
for regional park purposes in the amount of $73,730 and urban park purposes in the 
amount of $44,238 will be required at time of the recording of the forthcoming final plat.  
A Park Lands Agreement may be an acceptable alternative to urban park fees provided 
the agreement is approved by the County and executed prior to recording the 
forthcoming final plat; (2) provide a 25-foot public trail easement along the south side of 
Highway 94 outside of the public right-of-way that allows for the construction and 
maintenance by El Paso County of a Primary Regional Trail, and this easement shall be 
shown and dedicated to El Paso County on the Final Plat. (3) Show connections to the 
future Highway 94 Regional Trail at the east and west ends of Mayberry Filing No.5 and 
a crosswalk at the west end where the trail will intersect with Mayberry Drive. (4) Provide 
a detailed breakdown of the types of open space provided.  
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 PCD Reference #: 8.31
146

 Applicant / Owner:  Owner's Representative: 43.92
4
5
PUD
PUD

YES

Neighborhood: 0.55
2.832 Community: 0.91

2.832 1.46

Neighborhood: $17,374
$73,730 Community: $26,864

Total Regional Park Fees: $73,730 $44,238

 Staff Recommendation:

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):

     Urban Park Area: 5

     Urban Park Area: 5
0.00375 Acres x 146 Dwelling Units =
0.00625 Acres x 146 Dwelling Units =

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following conditions when considering and/or approving the Mayberry Filing No.5 Final Plat: (1) fees 
in lieu of land dedication for regional park purposes in the amount of $73,730 and urban park purposes in the 
amount of $44,238 will be required at time of the recording of the forthcoming final plat.  A Park Lands 
Agreement may be an acceptable alternative to urban park fees provided the agreement is approved by the 
County and executed prior to recording the forthcoming final plat; (2) provide a 25-foot public trail easement 
along the south side of Highway 94 outside of the public right-of-way that allows for the construction and 
maintenance by El Paso County of a Primary Regional Trail, and this easement shall be shown and dedicated to El 
Paso County on the Final Plat. (3) Show connections to the future Highway 94 Regional Trail at the east and west 
ends of Mayberry Filing No.5 and a crosswalk at the west end where the trail will intersect with Mayberry Drive. 
(4) Provide a detailed breakdown of the types of open space provided.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 146 Dwelling Units =

Regional Park Area: 4

$505 / Dwelling Unit x 146 Dwelling Units =
$119 / Dwelling Unit x 146 Dwelling Units =
$184 / Dwelling Unit x 146 Dwelling Units =

Temecula, CA 92592

 Name: Mayberry Filing No.5 

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS
Regional Park land dedication shall be 7.76 acres of park land per 1,000 

projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban 

nature.  This category of development includes residential uses with densities of more 
than one dwelling unit per 2.5 acres.

Larry Salazar
32823 Temecula Parkway

  LAND REQUIREMENTS

Regional Park Area: 4

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

Kimley-Horn & Associates

2. North Nevada Ave, Suite 900

December 13, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Recreation and Cultural Services                                                

Parks Planning  -  Environmental Services  -  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

Colorado Springs, CO 80903

PUDSP233
PUDSP

Mayberry Communities
Scott Sauder

Application Type: 
Total Acreage: 

Total # of Dwelling Units: 
Dwelling Units Per 2.5 Acres: 

Regional Park Area: 
Urban Park Area: 

Existing Zoning Code: 
Proposed Zoning Code: 
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kimley-horn.com 2 N. Nevada Ave., Suite 300, Colorado Springs, CO  80903 719 453 0180

MAYBERRY FILING NO. 5
PUD Development Plan, Site Plan

Letter of Intent

APPLICANT-OWNER/CONSULTANT INFORMATION:
OWNERS
MAYBERRY COMMUNITIES, LLC
32823 TEMECULA PARKWAY
TEMECULA, CA 92592
ATTN: SCOTT SOUDERS
719-922-2181

PLANNING
KIMLEY-HORN & ASSOCIATES
2. NORTH NEVADA AVENUE, SUITE 900
COLORADO SPRINGS, CO 80903
ATTN: LARRY SALAZAR
719-284-7829

ENGINEERING & SURVEYING
R&R ENGINEERS & SURVEYORS, INC
1635 W. 13TH AVENUE, SUITE 310
DENVER, CO 80204
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kimley-horn.com 2 N. Nevada Ave., Suite 900, Colorado Springs, CO  80903 719 453 0180

Meadowbrook Park PUD Site Location, Size, & Zoning:

Parcel ID Nos.: 3414201024
Area/Acreage: ±8.31 AC
Existing Zoning: PUD
Location: The development limits are generally defined by State Highway 94 on the northern
boundary, Marketplace Drive on the western boundary, Mayberry Drive (Formerly New Log Road) on
the eastern boundary, and Indian Grass Street on the southern boundary.

Request & Justification
This Meadowbrook Park PUDSP application includes the following requests:

· Combination of the preliminary plan map with the PUD for concurrent BOCC approval to
develop  a mixed multifamily development for a total of 146 dwelling units with four (4)
apartments buildings, nineteen (19) single family attached units (townhomes) for rent and
nineteen (19) single family attached units (townhomes) for sale.

· Approval of PUD Modifications to Sections 8.4.4.E (Private Road Allowances), 8.4.6.C.2
(Easement Location and Dimensions), & 8.4.3 (Minimum Frontage)

· Findings of sufficient water quality, quantity, and dependability with the PUD approval are
requested with the preliminary plan approval;

· Authorization to submit a final plat(s) for administrative approval subject to findings that the
location and design of the public improvements proposed in connection with the subdivision
are adequate to serve the needs and mitigate the effects of the development;

· BOCC authorization of pre-development site grading, which includes authorization to install
wet and dry utilities.

PUD Development Plan Summary
The PUD provides development standards and layout for 146 attached single-family residential units,
subdivision access to public rights of way, private streets, pedestrian facilities, landscape buffers and
screening, open space, and tracts for public utilities and drainage on a 8.31-acre development site with
a planned density of 17.57 DU/AC (146 /8.31 = 17.57). The application includes PUD modifications
(and associated deviations) for the use of private streets (with modified cross sections) and to permit a
3’ modified side yard setback and utility easements on residential lots.

Access: Vehicular access to the Mayberry Apartments development is proposed at two full
movement accesses area along Marketplace Drive.  Mayberry Drive provides access from
State Highway 94 to Village Main Street which provides full access to Marketplace Drive.

Land Use: The minimum lot size is 1,210 SF for all urban density lots. Some lot sizes exceed
the minimum lot size due to adjacent tract configuration and private improvements contained
in easements for public drainage, utilities, access and circulation, open space, and landscape
buffer. Any variation in lot size will exceed the minimum square footage requirements. No urban
density lots have been planned below the minimum required lot area (1,210 SF).

Permitted and accessory single-family residential uses are identified on the PUD
Development Plan and include single family detached dwellings, residential accessory uses
consistent with those in the adjacent residential Meadowbrook Crossing Filings, landscaping,
open spaces, and transportation and stormwater facilities. Privately owned detached
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kimley-horn.com 2 N. Nevada Ave., Suite 900, Colorado Springs, CO  80903 719 453 0180

Mayberry Filing No. 5 is located within the Suburban Residential type. This land use is
designated for Suburban Residential, Traditional Residential neighborhoods with
supporting commercial uses at key intersections. The Suburban place type generally
supports the proposed development pattern and the support of limited accessory
dwelling units as well.
· The PUD is consistent with this placetype.
· The PUD protects the intent of the Placetype, by the procedures and standards

intended to promote safe and orderly development.
·  The proposal would provide for the land uses in relation to existing and predicted

patterns of growth in the area.
· The proposal is consistent with available and necessary services.
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intensities both on-site and off-site which may include innovative treatments of use to
use relationships;
No potentially detrimental adjacent land uses exist, nor are the planned uses detrimental to
any existing surrounding land uses. The Plan provides adequate buffering and transitions
between adjacent land uses with differing intensities and residential densities.

The site is located adjacent to Highway 94 which is classified as An expressway. The
proposed subdivision will be impacted by noise generated from motor traffic. A trail buffer is
proposed adjacent to the expressway boundary to mitigate sound trespass and nuisance
from highway operations.

· The allowed uses, bulk requirements and required landscaping and buffering are
appropriate to and compatible with the type of development, the surrounding
neighborhood or area and the community;
Planned uses, dimensional and bulk requirements established in the have been identified in
the PUD that establish a defined uniform community character while being comparable to
surrounding residential uses. Landscaping and buffering are appropriate and compatible with
the existing mixed-use commercial, industrial, and residential development in the immediate
vicinity and the physical and aesthetic character of the contiguous area.

Allowed and permitted uses include, but are not necessarily limited to, single family attached
and multi-family dwelling units, mail kiosks, trail corridors and linkages, development signage,
pedestrian walkways and paths, public sidewalks, public rights-of-way, fencing, stormwater
facilities, open spaces, landscaping improvements, and park spaces with associated
equipment and improvements.

· Areas with unique or significant historical, cultural, recreational, aesthetic or natural
features are preserved and incorporated into the design of the project;
No areas with unique or significant features impact the site.

· Open spaces and trails are integrated into the development plan to serve as amenities
to residents and provide a reasonable walking and biking opportunities;
Open spaces and pedestrian access have been provided via an internal private sidewalk and
pedestrian path network throughout the approved sketch plan, skp05005 (to be amended).

· The proposed development will not overburden the capacities of existing or planned
roads, utilities and other public facilities (e.g., fire protection, police protection,
emergency services, and water and sanitation), and the required public services and
facilities will be provided to support the development when needed;
Existing major roads and infrastructure facilities (including wet/dry utilities) within Mayberry
Communities have been planned to meet the demand of the densities proposed with this
PUD. The project area will be served by two (2) points of access to public roads from internal
private streets.
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Mayberry Filing No. 2A Vacation and Replat 
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number: #6 -C 
 
Presenter:   Greg Stachon, Landscape Architect 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request for approval by Kimley-Horn on behalf of Mayberry Communities, LLC. 
The applicant requests approval for final plat and rezone of three lots as part of 
Mayberry Filing No.2a. The proposed rezoning is located west of the southwest corner of 
intersections of State Highway 94 (SH 94) and Proposed Springs Road 
 
The application to rezone approximately 1.0 acres from the PUD zone to Commercial 
Services zoning district will be processed concurrently. The proposed commercial zone 
matches what is shown in the proposed Mayberry Communities Sketch Plan 
Amendment. The commercial development is intended to act as a transition from 
Highway 94 to residential developments south of this area. 
 
The El Paso County Parks Master Plan identifies two master-planned trails adjacent to 
the proposed facility. The proposed Highway 94 Bicycle Route runs east and west along 
Highway 94. This proposed trail will not be impacted by the project because it will be 
accommodated within the public right-of-way. The proposed Highway 94 Primary 
Regional Trail also runs east and west along Highway 94. This proposed trail would be 
impacted by the proposed facility because its alignment is on the south side of Highway 
94. The Highway 94 Regional Trail alignment was previously dedicated to El Paso 
County on Mayberry Filing No.2. However, the trail easement is not shown on the 
proposed final plat. The Highway 94 Regional Trail shall be labeled and shown on the 
final plat. 
 
County Parks requests trail easements where development projects impact proposed 
County trails.  As it pertains to this application, the County requests that the landowner 
provide a 25-foot public trail easement along the south side of Highway 94 and around 
the unplatted Cherokee Water & Sanitation parcel to make a connection to Tract B to the 
west that allows for the construction and maintenance by El Paso County of the Highway 
94 Primary Regional Trail, and this easement shall be shown and dedicated to El Paso 
County on the Final Plat. 
 
The Board of County Commissioners has not elected to require park fees for commercial 
subdivisions, so none are recommended at this time. 
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Recommended Motion:  
 
The Park Advisory Board recommends that the Planning Commission and the Board of 
County Commissioners include the following conditions when considering and/or 
approving the Mayberry Filing No.2A Final Plat: (1) Provide a 25-foot public trail 
easement along the south side of Highway 94 outside of the public right-of-way and 
south of the Cherokee Water & Sanitation parcel to make a connection to Tract B to the 
west that allows for the construction and maintenance by El Paso County of a Primary 
Regional Trail, and this easement shall be shown and dedicated to El Paso County on 
the Final Plat.  
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 PCD Reference #: 4.51
0

 Applicant / Owner:  Owner's Representative: 0.00
4
5
PUD
CS

NO

Neighborhood: 0.00
0.000 Community: 0.00

0.000 0.00

Neighborhood: $0
$0 Community: $0

Total Regional Park Fees: $0 $0

 Staff Recommendation:

$119 / Dwelling Unit x 0 Dwelling Units =
$184 / Dwelling Unit x 0 Dwelling Units =

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):

     Urban Park Area: 5

     Urban Park Area: 5
0.00375 Acres x 0 Dwelling Units =
0.00625 Acres x 0 Dwelling Units =

Total Urban Park Acres:

 Name: Mayberry Filing No.2A

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS
Regional Park land dedication shall be 7.76 acres of park land per 1,000 

projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban 

nature.  This category of development includes residential uses with densities of more 
than one dwelling unit per 2.5 acres.

Mayberry, CO 80808

Kimley-Horn & Associates
2. North Nevada Ave, Suite 900

Regional Park Area: 
Urban Park Area: 

Existing Zoning Code: 

  LAND REQUIREMENTS

Regional Park Area: 4

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following conditions when considering and/or approving the Mayberry Filing No.2A Final Plat: (1) 
Provide a 25-foot public trail easement along the south side of Highway 94 outside of the public right-of-way and 
south of the Cherokee Water & Sanitation parcel to make a connection to Tract B to the west that allows for the 
construction and maintenance by El Paso County of a Primary Regional Trail, and this easement shall be shown 
and dedicated to El Paso County on the Final Plat. 

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 0 Dwelling Units =

Regional Park Area: 4

$505 / Dwelling Unit x 0 Dwelling Units =

Proposed Zoning Code: 

December 13, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Recreation and Cultural Services                                                

Parks Planning  -  Environmental Services  -  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

Colorado Springs, CO 80903

VR2323
Vacation and Replat

Mayberry Communities
428 Garden Park Avenue

Application Type: 
Total Acreage: 

Total # of Dwelling Units: 
Dwelling Units Per 2.5 Acres: 
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Page 1 
 

 

Mayberry Filing No. 2A 
Final Plat 
Letter of Intent November 17, 2023 

 
 
 
APPLICANT-OWNER/CONSULTANT INFORMATION: 

OWNER/APPLICANT  
MAYBERRY COMMUNITIES, LLC 
428 GARDEN PARK AVENUE, 
MAYBERRY, CO 80808 
scottsouders@mayberrycoloradosprings.com 
719-922-2181 
 
PLANNING SUPPORT 
KIMLEY-HORN AND ASSOCIATES, INC. 
2 NORTH NEVADA AVENUE, SUITE 900 
COLORADO SPRINGS, CO 80903 
Larry.salazar@kimley-horn.com 
719-284-7829 
 
ENGINEERING/SURVEYING  
R&R ENGINEERING AND SURVEYORS, INC. 
1635 WEST 13TH AVENUE, SUITE 310 
DENVER, CO 80204 
cdayton@rrengineers.com 
720-390-5513 
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Page 2 
 

LOCATION, ACREAGE, PARCEL ID INFO, & ZONING  
The application for a Final Plat. Said application will be processed at the same time of the rezoning of 
parcel no. 3414201031 and a portion of Parcel No. 3414201030. Overall Site includes Parcel No(s). 
3414101002, 3414201028, 3414201031 and 3414101001, as depicted below. The proposed rezoning 
is located west of the southwest corner of intersections of State Highway 94 (SH 94) and Proposed 
Springs Road (see vicinity map insert and map exhibit for details). The total acreage of the proposed 
rezone is ±1.0 acres.  (Currently Zoned: Planned Unit Development [PUD]). 
 

 
 

REQUEST 
Mayberry Communities LLC (“Applicant”) Requests approval for three (3) lots as part of Mayberry Filing 
No. 2A.  
 
The application to Rezone approximately 1.0 acres from the PUD zone to the Commercial Services 
zoning district (CS) will be processed concurrently with this process. The application includes the 
following request: 

• Approval to rezone Parcel No. 3414201031 and a portion of Parcel No. 3414201030 to CS to 
match adjacent Parcels, 3414101002, 3414201028 and 3414101001. 

• Approval of subdivision and replating of parcels, 3414101002, 3414201028 and 3414101001. 

The process of the rezone is projected to run concurrently with the Final Plat/Replat of said parcels 
identified as Tract B, Mayberry Colorado Filing No.2. Mayberry Colorado Springs Filing No. 2A to be 
replated for a total of three (3) commercial lots and one (1) public utility tract, to later be dedicated to 
CCMD. 
 
Associated with the application the transportation improvements including public and private roadway 
improvement, pedestrian facilities, utility infrastructure. The public subdivision improvements are to be 
owned/maintained by Mayberry Metropolitan District No. 2 and Mayberry Metropolitan District No. 3 in 
partnership with Ellicott Utilities Company for water and wastewater services.  
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Page 3 
 

ZONE DISTRICT COMPLIANCE 
The final plat shall be in compliance with the CS zone. Future development of Right of 
Way will conform to the engineering criteria requirements. Conformance with zoning 
requirements will be largely demonstrated in phases of development for Lots and Tracts 
within this final plat area. All proposed Lots are designed to meet the bulk, density, and 
dimensional requirements of the respective underlying zones. They shall meet the 
required landscaping, buffering and screening requirements for the proposed uses, and 
buffering and screening against adjacent and differing uses per Section 6.2.2 of the 
Code. 
 

 

REVIEW/APPROVAL CRITERIA & JUSTIFICATION 
• The proposed subdivision is in conformance with the goals, objectives, 

and policies of the Master Plan; (see treatment of review criterion 
below) 

 
 
The applicant requests approval of the rezoning based on findings of compliance with the following 
Goals: 
 
Goal 1.1 - Ensure compatibility with established character and infrastructure capacity. 
Goal 1.3 - Encourage a range of development types to support a variety of land uses. 
 
 
The proposed Rezone from the PUD district to the CS district provides an opportunity for the developer 
to include additional commercial uses in this area; designating a CS zoned district creates a buffer from 
the residential use PUD development to the south from the State Highway 94 corridor to the north.  
 
The proposed CS district and future plans to subdivide the parcels into three (3) commercial lots allow 
the developer to maintain compliance with the previously approved Ellicott Town Center (SKP-05-005), 
soon to be amended to the proposed “Mayberry Communities Sketch Plan Amendment”. 
 
In addition, the subject parcels directly abut State Highway 94, which is a busy corridor with vehicles 
traveling at high rates of speed creating above average noise. Providing commercial development 
directly adjacent to this expressway will act as a transition from this corridor into the Mayberry 
development. 
 
Furthermore, this commercial development, with any buffering and code compliant landscaping, will 
further buffer any planned residential developments in the surrounding area that are located within the 
Suburban and Rural placetypes to the east, west, and south. 
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Page 7 
 

• The subdivision is in substantial conformance with the approved 
Final Plat 
General conformance with Your El Paso County Master Plan including the County 
Water Master Plan and Parks Plan have been made with the Mayberry 
Communities Sketch Plan. The Master Plan was submitted prior to the adoption of 
the Your El Paso Master Plan (2021) and is not being reviewed against this 
updated element of the Master Plan. The proposed continue to be consistent with 
the findings of Master Plan. Also, see the related commitment from the Ellicott 
Utilities. 

 

WATER MASTER PLAN CONFORMANCE:  
The development area is in REGION 4c as identified on the El Paso County Water 
Master Plan Planning Regions Map and is within the Ellicott Utilities Company (EUC) 
Service Area. Water supplies in Region 4c, and specifically from EUC, should be 
sufficient to meet the current development demand; however, additional resources will 
be required to meet the full projected development demand within the Region by the 
2060 target build out date. Additional water resources are planned through regional 
collaboration with partner and/or neighboring water providers. 
 

Upon discussion and review with the county, no further information is needed as there is no change in 
lot amount from the previously approved Mayberry Filing No. 2 final plat. All water findings are 
compliant with the Water Master Plan.  

YOUR EL PASO MASTER PLAN CONFORMANCE:  
The Proposed Final Plats generally conform with the goals, objectives, and policies 
of the Your El Paso Master Plan. 

 
• Goal 1.1 - Ensure compatibility with established character and 

infrastructure capacity. 
The BOCC made findings of compatibility with the established character of the 
area by their approval (Resolution 06-18) of the Sketch Plan for Ellicott Town 
Center (SKP-05-005) on 03/01/2006. The site plans are in conformance with 
framework of the sketch plan. The submittals demonstrate infrastructure 
capacity for public drainage, roadways, utilities, and other public services 
(parks, schools, and fire and police protection). Public improvements are 
proposed that are roughly proportionate to the impact to or demands for 
services and/or infrastructure generated by the planned uses within the final 
plat area. 

 
According to the SKP-05-005 Staff Report to the BOCC, the overall sketch plan 
would consist of approximately 550.6 acres proposed for urban development of 
residential units, and approximately 32 acres of commercial use and other mixed 
uses. 

 
Urban services that include, but are not necessarily limited to, water, 
wastewater, electric service, natural gas service, fire protection, roadway and 
transportation, and drainage and stormwater management services are 
currently available. 
No issues have been raised with previous Zone Change, Final Plat or the 
Final Plat applications. 
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• Adequate public facilities or infrastructure, or cash-in-lieu, for impacts 
reasonably related to the proposed subdivision have been constructed or are 
financially guaranteed through the SIA so the impacts of the subdivision will be 
adequately mitigated; 
Bridge, Drainage, Park, School, and Road Impact Fees will be paid at the time of 
plat recordation and building permit issuance (Road Impact only). 

 

PARKS MASTER PLAN 
 

 
 

The site can is located in the “Candidate for Regional Park/Open Space Areas”. 
 
The Developer of the Mayberry Communities Sketch Plan Amendment has the intention to incorporate 
trails for connectivity to parks throughout the Proposed Mayberry Communities Sketch Plan 
Amendment.  
Connectivity throughout said sketch plan will help with the work live play aspect allowing individuals to 
live and work within 5-minute walk. The proposed Sketch Plan Amendment, to be recorded, 
incorporates the goals and objectives of the El Paso County Parks Master Plan. 
 
Goal 1.B to provide and support large community events and provide visitor destinations and 
experiences between parks within the Sketch Plan Amendment, to be recorded.  
Goal 2.A to provide regional parks, recreation areas, trails and open space 
Goal 2.B to continue participation in development review for lang range planning within the El Paso 
County development services, transportation and public park needs to anticipate future growth.  
Goal 3.A to refine the definition of active trails between residential and commercial uses. 
 
Regional Trails 
 
Goal 1.A a regional trail is proposed along the State Highway 94 corridor, Mayberry Communities 
Sketch Plan Amendment, to be approved, acknowledges the proposed regional trail system and has 
incorporated an east/west trail within the community that ties into the adjacent proposed trail easement.  
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El Paso County Park Advisory Board 

Agenda Item Summary Form 

Agenda Item Title: Esteban Rodriguez Sketch Plan 

Agenda Date:  December 13, 2023 

Agenda Item Number: 

Presenter: Ross Williams, Park Planner 

Information: Endorsement:  X 

Background Information: 

This is a request for endorsement by William Guman & Associates, Ltd., on behalf of Brent 
Houser Enterprises, LLC., for the Esteban Rodriguez Sketch Plan, consisting of up to 144 
single-family rural residential lots on 493.21 acres.  The site is located southeast of the 
intersection of Judge Orr Road and Elbert Road, and east of the Meadowlake Airport, and is 
located adjacent to similarly designed communities such as Saddlehorn Ranch and Davis 
Ranch.  The property is currently zoned A-35 with planned rezoning to the rural residential 
classifications of RR-2.5 and RR-5, with smaller acreages of commercial land uses along Judge 
Orr Road. 

The 2022 El Paso County Parks Master Plan shows no impacts to parks, trails, or open space. 
The proposed Judge Orr Road Bicycle Route is located immediately adjacent to the project 
area, bordering the northern boundaries of the Esteban Rodriguez project area.  The proposed 
bicycle route will be located within the public right-of-way, so no trail easement request is 
necessary for that particular route.  The applicant is advised that multi-model transportation 
options may be developed within the right-of-way in the future. 

The updated Open Space Master Plan of the 2022 Parks Master Plan shows the Judge Orr 
Road Candidate Open Space Area encompassing the project site.  Natural resource values 
include tallgrass and bluestem prairie communities intermixed with permanent and intermittent 
wetland areas, serving as habitats for various aquatic species.  The project would not be in 
conflict with the plan, as long as its development does not adversely affect the surrounding 
existing environment. As explained below, the applicant has included approximately 66.68 acres 
of open space and no-build areas within the Sketch Plan, encompassing the floodplains and 
wetland areas whose jurisdictional status has yet to be determined. 

Per stipulations of the El Paso County Land Development Code, the Esteban Rodriguez Sketch 
Plan breaks down open space calculations into both public and private classifications.  The 
applicant’s Letter of Intent states the following: 

• “Per Section 4.2.6.F.8c. of the Land Development Code: Calculation of
Residential Open Space of the El Paso County Land Development Code:
“individual, private residential or commercial lot areas shall not be included on
the open space calculation unless the open space areas located on private lots
are subject to open space easements and restrictions.”

#6 - D
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• “Any “Floodplain – No Build / OS” tract into which some residential lots encroach 
are included in the Esteban Rodriguez Sketch Plan calculations as “Private Open 
Space” areas. Lots that encroach into the “Floodplain – No Build / OS” tracts will 
be platted as open space easements in future zoning and development 
submittals. These areas shall remain Private Open Space in perpetuity with no 
construction of primary and ancillary structures, sheds, barns, fences, etc., 
permitted within any no-build area.” 

 
• “The Esteban Rodriguez Sketch Plan proposes a combination of Public and 

Private Open Spaces. Public Open Space will include a Park site, Detention 
Pond parcels, and 8’ trail easements located within certain Buffer Areas to 
provide connectivity to the Private Open Space easements and Public Open 
Space areas.” 

 
• “Walking trails indicated within the Sketch Plan (8’ wide trail easements are 

proposed) help to provide connectivity throughout the Esteban Rodriguez 
Subdivision, and to encourage walking and bicycling in the community while 
effectively reducing vehicular travel – especially to Park and Open Space and the 
Commercial Retail/Commercial Service areas.” 

 
Due to the fact that the applicant will be designating floodplains and wetland areas as “No Build 
Zones” and therefore private open space tracts, the private open spaces may be included in the 
overall open space calculations, thus providing for 66.68 acres, or 12.8%, open space.  These 
open spaces include a 8.44-acre public park, trail corridors, wetland and floodplain areas, and 
stormwater detention facilities, in addition to the lower-impact benefits provided by offering large 
2.5- and 5-acre rural residential lots.   
 
As no park land or trail easement dedications are necessary for this application, staff 
recommends regional park fees in lieu of land dedication, as preliminarily calculated on the 
attached Development Application Permit Review Form.  Park Fee amounts may vary as the 
applicant submits Preliminary Plans and Final Plats. 
 
 
Recommended Motion: (Sketch Plan) 
 
The Park Advisory Board recommends that the Planning Commission and the Board of County 
Commissioners include the following condition when considering and/or approving the Esteban 
Rodriguez Sketch Plan: (1) fees in lieu of land dedication for regional park purposes in the 
amount of $72,720 will be calculated prior to and required at time of the recording of the 
forthcoming Final Plat(s).   
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 PCD Reference #: 493.21
144

 Applicant / Owner:  Owner's Representative: 0.73
4
3, 5
A-35
RR-2.5, RR-5

NO

Neighborhood: 0.00
2.794 Community: 0.00
2.794 0.00

Neighborhood: $0
$72,720 Community: $0

Total Regional Park Fees: $72,720 $0

 Staff Recommendation:

Colorado Springs, CO  80903

SKP-23-007
Other

Brent Howser Enterprises, LLC
Esteban Rodriguez

Application Type: 
Total Acreage: 

Total # of Dwelling Units: 
Dwelling Units Per 2.5 Acres: 

Regional Park Area: 
Urban Park Area: 

Existing Zoning Code: 
Proposed Zoning Code: 

December 13, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Recreation and Cultural Services                                                

Parks Planning  -  Environmental Services  -  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

Peyton, CO 80831-7685

 Name: Esteban Rodriguez Sketch Plan

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS

Regional Park land dedication shall be 7.76 acres of park land per 1,000 
projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban nature.  

This category of development includes residential uses with densities of more than one 
dwelling unit per 2.5 acres.

Bill Guman, PLA, ASLA, APA
11890 Garrett Road

  LAND REQUIREMENTS

Regional Park Area: 4

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

William Guman & Associates, Ltd.

731 North Weber Street, Suite 10

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following condition when considering and/or approving the Esteban Rodriguez Sketch Plan: (1) fees in 
lieu of land dedication for regional park purposes in the amount of $72,720 will be calculated prior to and 
required at time of the recording of the forthcoming Final Plat(s).  

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 144 Dwelling Units =

Regional Park Area: 4

$505 / Dwelling Unit x 144 Dwelling Units =
$119 / Dwelling Unit x 144 Dwelling Units =
$184 / Dwelling Unit x 144 Dwelling Units =

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):

     Urban Park Area: 3, 5

     Urban Park Area: 3, 5
0.00375 Acres x 144 Dwelling Units =
0.00625 Acres x 144 Dwelling Units =
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El Paso County Parks 

Agenda Item Summary Form 

Agenda Item Title: Flying Horse North Phase II PUD Development Plan and 
Preliminary Plan 

Agenda Date:  December 13, 2023 

Agenda Item Number: 

Presenter: Ross Williams, Park Planner 

Information: Endorsement:  X 

Background Information: 

This is a request for endorsement by HR Green Development, LLC., on behalf of PRI #2, 
LLC, for approval of the Flying Horse North Phase II PUD Development Plan and 
Preliminary Plan. The total proposed Flying Horse North subdivision totals 1,459 acres, 
which includes 557-acre Filing No. 1 and golf course, both of which have already been 
platted and partially constructed and are not located in the Phase II PUD Development 
Plan and Preliminary Plan. This current application includes 747.27 acres with 
approximately 796 mixed-density residential lots, commercial lots, and open space 
tracts. The property is located immediately north of Black Forest Regional Park, 
bounded by State Highway 83 on the west, Black Forest Road on the east, and Hodgen 
Road to the north.  

The 2022 El Paso County Parks Master Plan shows an alignment of the Fox Run 
Regional Trail running through the project area. The Flying Horse North Phase II Sketch 
Plan shows the regional trail alignment commencing at the northeastern corner of Black 
Forest Regional Park, running primarily north/south through interconnected open 
spaces, landscape buffers, and drainages, where the trail connects to and follows 
Hodgen Road along the project’s northernmost boundary.  Additionally, the applicant is 
proposing an internal trail system throughout the project area to be owned and 
maintained by a Homeowners Association. The County trail will be designated as multi-
use and will allow for hiking, biking, and equestrian access. 

During early assistance meetings, the applicant’s representative worked closely with 
Parks staff to plan the proposed conceptual trail alignment.  This was an important step 
of the initial planning process, as this Primary Regional Trail links to several other 
regional trails and connects the adjacent Black Forest Regional Park to Fox Run 
Regional Park. 

Previously, the Park Advisory Board endorsed the Flying Horse North PUD Development 
Plan in May 2016, followed by the Flying Horse North Phase II Sketch Plan in June 
2022.  Consistent with these previously endorsed plans, the Flying Horse North Phase II 
PUD Development Plan and Preliminary Plan proposes a dedication of open space that 
far exceeds the 10% minimum requirement by providing 202.23 acres, or approximately 
27% of the site, as open space. This includes a fitness center adjacent a large 

#6 - E
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community park, numerous neighborhood parks, landscape buffers, no-build zones 
along local drainageways, approximately three miles of the proposed Fox Run Regional 
Trail, and approximately 4.5 miles of interconnected neighborhood trails. The current 
plan also includes transitionary residential lots (smaller acreages transitioning to larger 
lots) and landscape buffers along boundaries with adjacent subdivisions, including the 
southern boundary with Cathedral Pines, where El Paso County Parks owns several 
narrow bands of property to accommodate internal Black Forest Regional Park trails.  
 
In the submitted and thoroughly explanatory Letter of Intent, the applicant takes 
numerous opportunities to describe the recreational nature of Flying Horse North Phase 
II, including: 
 

• “Parks, Open Space and Trails:  This application is proposing a well-designed 
community with significant open space (22.8%) which includes a mix of open 
space features described below. This far exceeds the County’s requirement of 
10%. The FHN trails will ultimately connect to the County Regional Trail and the 
Black Forest Regional Park south of this site. Many of the existing drainageways 
will become part of the large open space network that will serve as the trail 
backbone. This design layout allows residents to circulate on trails and sidewalks 
internally with minimal crossings of streets and providing the important regional 
connection to Black Forest Regional Park. The County regional trail from 
Cathedral Pines through FHN will provide an ultimate connection near Hodgen 
Road. As shown, the following parks, open space and trail amenities are 
proposed: 

o Large community park (south of the potential Fitness Center). 
o Multiple pocket parks throughout the community. 
o A County public trail (on FHN property) providing a key regional 

connection for this area located west of Black Forest Road. 
o Miles of community wide trails internal to the FHN community. 
o Miles of additional sidewalks are located within individual parcels. 
o Significant landscape buffers and setbacks along Black Forest Road.” 

 
• “The focal point of Flying Horse North is the parks, trails and signification open 

space that far exceeds the County’s requirements of 10% (over 20% provided). 
Non-motorized means of travel is highly encourage as many sidewalks and trails 
are providing throughout the community that are well connected internally but 
also provide connections to existing and future regional trails.” 
 

• “…the FHN project promotes walkability and bike-ability with the significant open 
space and trail system that is well connected internally to the site and externally 
to the regional County Trail. This system will provide an important connection to 
Black Forest Regional Park allowing walkers and bikers to easily access the 
park. There also will be a significant amount of sidewalks throughout the FHN 
community that will all connect to the network of trails and this overall system.” 

 
• “The existing drainage ways have been incorporated into the significant open 

space and trail system throughout FHN. This open space and trail system will 
also connect to the County regional trail to the south which provides a regional 
connection to the Black Forest Regional Park. These natural drainageways will 
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also provide wildlife habitat as they will be landscaped with Colorado native 
vegetation and will be permanently preserved in perpetuity.” 

 
• “FHN expands on this idea of creating opportunities for year-round active and 

passive recreation with the plentiful parks, open space and trails that are 
proposed within the community. The existing natural drainageways on the 
property are respected and transformed into significant open space and trail 
corridors. Most importantly, with the existing County trail connection from FHN 
into the Black Forest Regional Park this will provide residents of FHN and the 
surrounding community to enjoy the natural environment year-round. The 
existing golf course also offers a recreational amenity for visitors and residents. 
The connection point from the Black Forest Regional Park to FHN is indicated 
with the red arrow on the graphic. The regional trail connection will occur at this 
location and will traverse through FHN all the way to Hodgen Road. This regional 
trail will be placed on an easement granting full public access to surrounding 
residents.” 

 
Although El Paso County Parks staff fully supports the general alignment of regional trail 
as shown in the PUD Development Plan and Preliminary Plan, staff encourages the 
applicant to explore a more interesting and sustainable trail corridor beyond the 
generalized straight alignments as shown in the Plan.  In areas of rolling terrain, natural 
drainages, and other unforeseen constraints, straight trails are difficult to build and 
maintain.  The proposed 50’-wide tracts may allow the applicant to plan a meandering 
trail corridor and subsequent easement that allows for sustainable trail construction. 
 
Furthermore, and as shown in the 2022 El Paso County Parks Master Plan, the Fox Run 
Regional Trail does traverse the northern boundary of Flying Horse North Phase II, 
following the south side of Hodgen Road as it travels to the west.  The current PUD 
Development Plan and Preliminary Plan does not show this alignment and instead 
terminates the trail when it reaches Hodgen Road.  An internal trail is shown on the plan 
but is not labeled as a regional trail.  Staff recommends the applicant add this particular 
section of the Fox Run Regional Trail to the plans and provide a 25-foot wide public 
regional trail easement at this location, as well as along the main north-south alignment 
through Flying Horse North Phase II, from Black Forest Regional Park to Hodgen Road.   
 
 
Recommended Motion (PUD Development Plan and Preliminary Plan):  
 
The Park Advisory Board recommends that the Planning Commission and the Board of 
County Commissioners include the following conditions when considering and/or 
approving the Flying Horse North Phase II PUD Development Plan and Preliminary Plan: 
(1) designate and provide to El Paso County 25-foot wide public regional trail easements 
that allow for public access, as well as construction and maintenance by El Paso County 
of the Fox Run Primary Regional Trail, and the easements be dedicated to the County 
via forthcoming Final Plat(s); and (2) fees in lieu of land dedication for regional park 
purposes in the amount of $401,980 and urban park purposes in the amount of 
$241,188 will be required at time of the recording of the forthcoming Final Plat(s).  Park 
Lands Agreements may be acceptable alternatives to regional and urban park fees, 
provided the agreements are submitted by the applicant, reviewed and approved by the 
County, and executed prior to recording the Final Plat(s). 
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 PCD Reference #: 747.27
796

 Applicant / Owner:  Owner's Representative: 2.66
2
1,2
PUD
PUD

YES

Neighborhood: 2.99
15.442 Community: 4.98
15.442 7.96

Neighborhood: $94,724
$401,980 Community: $146,464

Total Regional Park Fees: $401,980 $241,188

 Staff Recommendation:

Colorado Springs, CO  80920

PUDSP-23-004
PUD / Prelim Plan

PRI #2, LLC.
Drew Balsick

Application Type: 
Total Acreage: 

Total # of Dwelling Units: 
Dwelling Units Per 2.5 Acres: 

Regional Park Area: 
Urban Park Area: 

Existing Zoning Code: 
Proposed Zoning Code: 

December 13, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Recreation and Cultural Services                                                

Parks Planning  -  Environmental Services  -  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

Colorado Springs, CO 80919

 Name: Flying Horse North Phase II PUD Preliminary Plan

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS

Regional Park land dedication shall be 7.76 acres of park land per 1,000 
projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban nature.  

This category of development includes residential uses with densities of more than one 
dwelling unit per 2.5 acres.

Phil Stuepfert
6385 Corporate Drive, Suite 200

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

HR Green Development, LLC.

1975 Research Parkway, Suite 230

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following conditions when considering and/or approving the Flying Horse North Phase II PUD 
Development Plan and Preliminary Plan: (1) designate and provide to El Paso County 25-foot wide public regional 
trail easements that allow for public access, as well as construction and maintenance by El Paso County of the Fox 
Run Primary Regional Trail, and the easements be dedicated to the County via forthcoming Final Plat(s); and (2) 
fees in lieu of land dedication for regional park purposes in the amount of $401,980 and urban park purposes in 
the amount of $241,188 will be required at time of the recording of the forthcoming Final Plat(s).  Park Lands 
Agreements may be acceptable alternatives to regional and urban park fees, provided the agreements are 
submitted by the applicant, reviewed, and approved by the County, and executed prior to recording the Final 
Plat(s).

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 796 Dwelling Units =

Regional Park Area: 2

$505 / Dwelling Unit x 796 Dwelling Units =
$119 / Dwelling Unit x 796 Dwelling Units =
$184 / Dwelling Unit x 796 Dwelling Units =

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):

     Urban Park Area: 1,2

     Urban Park Area: 1,2
0.00375 Acres x 796 Dwelling Units =
0.00625 Acres x 796 Dwelling Units =
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Introduction 
The Flying Horse Development, LLC (developer) desires to develop the remaining undeveloped land 

consisting of approximately 747.3 acres.  As reference only the entire Flying Horse North community 

is approximately 1,459 acres in total with part of that total acreage in constructed which includes 

Filing #1 and the  golf course.   The FHN Sketch Plan was approved for 846 residential units and 275 

hotel rooms/casitas/flats on 913.6 acres.  This was approved by the El Paso County Board of County 

Commission on November 16, 2022.  The FHN Metro District was also approved providing a 

necessary funding mechanism for infrastructure.  Following those approvals, the developer is moving 

forward with platting a portion of the southwest area that is already zoned PUD for 2.5 acre lots.  

This is specifically at the south end of Allen Ranch Road, due south and west to Quartz Creek Drive, 

adjacent to the existing golf course (holes 11, 12, 13, and 14) and south of Filing No. 1 existing lots.   

That area is being referred to as Filing No. 3. This filing is approximately 166.4 acres and is to include 

50 residential single-family rural estate lots of 2.5-acre minimum size per lot.   For this Preliminary 

Plan/PUD submittal, the Flying Horse Development, LLC (developer) desires to develop the remaining 

land of approximately 747.3 acres with up to 796 residential units consisting of 2.5 acre lots, low 

density and medium density residential units.  The proposal includes a luxury resort hotel totaling 

275 keys/units including 50 “Flats” for sale or rent.  The proposal also includes some commercial 

areas and a potential fire station near Black Forest Road and Hodgen Road.    Also, near the existing 

temporary golf clubhouse a new golf clubhouse, restaurant/bar and associated golf amenities and 

facilities are proposed.   

 

The applicant is submitting a Preliminary Plan/PUD with the associated documents and reports and is 

requesting approval of all submitted items.  This LOI focuses on how this application addresses all of 

the checklist items for the PUD (Zoning) and the Preliminary Plan.  Also included in this LOI is how 

this application meets the review criteria for both the Preliminary Plan and PUD.  

 

LOI Checklist Items - PUD (Zoning) 
1. Owner 

Land Owner:   PRI #2, LLC  

Developer:    Flying Horse Development, LLC  

Contact Person:   Mr. Drew Balsick 

Email:    DrewB@classichomes.com 

Telephone No.:   (719) 785-3237 

 

2. Applicant Name 
Company:    HR Green Development, LLC 

Contact Person:  Mr. Phil Stuepfert 

Email:   pstuepfert@hrgreen.com 

Telephone No.:  (720) 602-4941 

 

3. Property address 
5435, 5475 Old Stagecoach Road; 15268 Allen Ranch Road; Allen Ranch Road; Quartz Creek Drive; 

Holmes Road; 15380 Black Forest Road 

 

4. Property tax schedule number 
6136004002, 6136004001, 6136004038, 6136000003, 6136000005, 5100000437, 5131000001, 

5100000080 
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5. Current Zoning of the Property 
The current zoning of the property is PUD (Planned Unit Development) for 2.5 acre lots. 

 

6. Discussion detailing the specific request to include the requested 

zoning district and size of the area included in the request. 
The overall FHN community (hereafter called “FHN”) is generally located east of Highway 83, north 

and south of Stagecoach Road which transverses through the center of the property in an east/west 

direction.  The property is also southwest of the intersection of Hodgen Road and Black Forest Road.    

The total overall FHN community consists of approximately 1473.6 acres, however, this Preliminary 

Plan/PUD proposal is for the remaining undeveloped land of approximately 747.3 acres. The existing 

and approved Filing 1 and 2 are NOT included. Additionally Filing 3 (50 estates lots – 2.5 acre 

minimum lot size) are NOT included in this submittal and will be submitted and processed separately 

due to that area already having existing PUD zoning for 2.5 acre residential lots.   

 

Flying Horse Development, LLC is hereby submitting the Preliminary Plan/PUD and requesting 

approval by El Paso County.   The Plan proposes primarily residential uses at various densities.  The 

project also includes some commercial related uses such as a luxury resort hotel, new golf 

clubhouse, potential fitness center and commercial uses as shown on the approved Sketch Plan.  A 

fire station may be placed within the commercial area along the existing Black Forest Road.  This 

community will have significant parks and open space connected by trails and walkways.  The open 

space calculations does not include the existing golf course as that is part of Filing 1 and not included 

in this submittal.  Below is a breakdown of the total FHN property and what is included and NOT 

included in this Preliminary Plan/PUD submittal.   

 

DESCRIPTION SUB-TOTALS TOTALS 

Filing 3 (Fifty 2.5 acre lots)-not included in this Preliminary Plan/PUD    166.37 acres  

FHN PRELIMINARY PLAN/PUD SUBMITTAL   *Includes ~15 ac. of area within 

Filing No. 1 Lots 32 and 33 and Tract K to be replatted as a part of the PUD* 

    747.27 acres  

  913.64 acres 

Filing 1 existing lots-not included in this Preliminary Plan/PUD  *Includes 

~15 ac. of area to be replatted as a part of the PUD* 

+- 349.4 acres  

Filing 1 existing golf course-not included in this Preliminary Plan/PUD +- 208.0 acres  

Filing 2 total acreage (1 lot)-not included in this Preliminary Plan/PUD   +-     2.9 acres  

Filing 1 existing lots 32 and 33 + Filing 1 existing golf course Tract K 

*Subtracted from Filing 1 total acreage for area included in PUD* 

+-   14.94 acres  

Total acreage (not included in this Preliminary Plan/PUD  +- 545.36 acres 

Total FHN property  +- 1459 acres 

 

The following land uses are shown on the Preliminary Plan/PUD and are proposed in this request. 

Residential Land Use: 

Parcels 3 and 4 –  

FHN is primarily proposing residential land uses with the maximum number of residential units at 

796 lots. FHN will offer a variety of housing choices with varying lot sizes, densities and price ranges.  

The largest lots (5 acre estate lots) are planned around the perimeter of the property 

(south/southeast, east, north and northwest).  The large estate lots (5 acre and 2.5 acre) will serve as 

a buffer and transition to the surrounding area adjacent to the FHN property.  Smaller lots are 

generally placed more internal to the site which will be a minimum of 1/4 acre residential lots but 
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will also include lots up to 1 acre. Large landscape buffers are also shown on the property perimeter 

with the largest buffers along Black Forest Road.  Buffers far exceed the County minimum 

requirements.     

 

Commercial and non-residential uses: 

Three parcels are planned for commercial related uses as described below. 

 Parcel 1 – On this parcel a new Golf Clubhouse/Restaurant/Bar and other related Golf Facilities 

are planned.  The new golf clubhouse will replace the existing temporary clubhouse.   

 Parcel 2 – Includes a proposed luxury hotel consisting of hotel rooms and a combination of 

golf casitas and flats totaling 275 keys (rooms/units).   Golf casitas function as “hotel rooms” 

or rental units.   

 Parcel 5 - A potential Fitness Center is planned on this parcel along with a large proposed 

park. 

 Parcel 6 – This parcel as shown in the northeast corner of the property at Black Forest Road 

and Hodgen Road intersections intended for general commercial uses and may also include a 

potential fire station site for the Black Forest Fire District.   

 

Parks, Open Space and Trails: 

This application is proposing a well-designed community with significant open space (22.8%) which 

includes a mix of open space features described below.  This far exceeds the County’s requirement of 

10%. The FHN trails will ultimately connect to the County Regional Trail and the Black Forest Regional 

Park south of this site.  Many of the existing drainageways will become part of the large open space 

network that will serve as the trail backbone.  This design layout allows residents to circulate on trails 

and sidewalks internally with minimal crossings of streets and providing the important regional 

connection to Black Forest Regional Park. The County regional trail from Cathedral Pines through 

FHN will provide an ultimate connection near Hodgen Road.   As shown, the following parks, open 

space and trail amenities are proposed: 

 Large community park (south of the potential Fitness Center). 

 Multiple pocket parks throughout the community. 

 A County public trail (on FHN property) providing a key regional connection for this area 

located west of Black Forest Road. 

 Miles of community wide trails internal to the FHN community. 

 Miles of additional sidewalks are located within individual parcels. 

 Significant landscape buffers and setbacks along Black Forest Road. 

 

Landscape Buffers: 

Large landscape buffers are provided adjacent to existing large lot residential homes on the east side 

of Black Forest Road.   Much of the buffer area should remain undisturbed, however where it is 

disturbed through the construction process will be re-established with native vegetation.  This large 

buffer will provide a significant setback from communities such as Terra Ridge that is just east of 

FHN.   While the FHN lots will be smaller than Terra Ridge lot sizes the FHN team has recognized the 

importance to provide these large buffers and keep the smaller lots more internal to property away 

from Black Forest Road.   

 

7. Discussion identifying and acknowledging any applicable overlay 

zoning  
The current zoning is PUD (Planned Unit Development) for 2.5 acre lots.  The overall property has 

previously obtained a Preliminary Plan approval for 283 lots.  The approved plans show 2.5 acre lots 

in the forested area north of the existing Cathedral Pines community and 2.5 acre lots were originally 
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planned for the remaining acreage.  This previously approved land use allocation will remain intact as 

2.5 acre lots which were originally planned for that area with the intent to preserve many of the 

existing trees as possible. El Paso County staff requested the Sketch Plan include that area, however, 

given that it is already zoned PUD for 2.5 acre lots a separate application will be submitted and 

processed for those 2.5 acre “estate” lots (called Filing 3).     

 

8. Detailed analysis summarizing how the request complies with each 

of the Criteria of Approval in Chapter 4 of the Land Development 

Code. 
This LOI provides a detailed analysis of how this application meets the review criteria.  This 

Preliminary Plan/PUD is also in general compliance with the 2040 Major Transportation Corridors 

Plan, Water Master Plan, and the County Parks Master Plan as described in this LOI.   

 

9. Discussion summarizing the proposed request and compliance 

with the applicable requirements of the Land Development Code. 
This LOI provides a detailed analysis of how this application is in general compliance with the Land 

Development Code. Exceptions are where standards are modified through the PUD zoning document 

and Preliminary Plan.  Evaluation of applicable policies are stated below and how the application is in 

compliance with those items.  

 

Policy 2.1.11 Encourage approaches to natural system preservation and protection which also 

accommodate reasonable development opportunities.   

The development pattern respects many of the existing trees and the road layout is designed to 

minimize significant changes in existing topography.  Major drainageways are respected and 

placed in open space corridors. 

Policy 2.2.3 Evaluate the impact from proposed developments on watersheds and wildlife habitat with 

appropriate government agencies early in the development process.   

The Final Drainage Report, the Fire Report, and the Wildlife Impact Assessment address this 

policy.  Additionally, major drainageways are respected and placed in open space corridors, 

allowing offsite runoff within the watershed to either be collected or flow through the natural 

drainageways. 

Policy 2.2.10 Encourage the preservation of open space in the design of subdivisions.   

This application preserves many existing trees and the provided open space far exceeds the 

County requirement of 10% of the total site. Parks, open space and trails are well connected 

throughout the community.   

Policy 2.3.8 Encourage incorporating significant natural landscapes and waterways into parks and open 

space where feasible.   

The existing natural drainage ways are to be reinforced for erosion and sediment control have 

been generally respected in many areas and placed within open space corridors.   

Policy 3.3.6 Evaluate the consequences of surface water from new development including run off of 

natural soils, as chemical compounds that may result from the proposed uses including pesticides, 

herbicides and hydrocarbons.   

Full spectrum detention is being utilized to address this policy.  Detention ponds will include 

water quality control. 

Policy 4.1.1 Support a systematic inventory to identify and categorize historic sites, structures, and 

artifacts.   

An inventory of cultural features was performed – none of these features exist. 

Policy 6.1.6 Direct development toward areas where the necessary urban-level supporting facilities and 
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services are available or will be developed concurrently.   

This development will be served with urban fire protection services by the Black Forest Fire 

Protection District. El Paso County police department will be responsible for serving this 

property.  Other urban facilities such as major infrastructure (roads, water lines, sanitary lines, 

etc.) will be constructed by the Metro District. 

Policy 6.2.2 Promote the unique identity of neighborhoods through the use of focal points, parks, trails 

and open spaces, preservation of significant natural features, compatible location and design of mixed 

uses, and promotion of pedestrian and other non-motorized means of travel.   

The focal point of Flying Horse North is the parks, trails and signification open space that far 

exceeds the County’s requirements of 10% (over 20% provided).  Non-motorized means of travel 

is highly encourage as many sidewalks and trails are providing throughout the community that 

are well connected internally but also provide connections to existing and future regional trails.  

Policy 6.2.3 Encourage land use planning and design approaches which create or reinforce the 

neighborhood concept.   

The layout for this community has been well-planned reinforcing the neighborhood concept.  

Policy 6.2.7 Utilize the PUD (Planned Unit Development) zone district approach to allow for the 

accommodation of neighborhood-oriented design features.  

The layout for this community has been well-planned and accommodates neighborhood-

oriented design features such as parks, pocket parks, trails and large amount of open space that 

are all connected. 

Policy 6.2.10 Utilize buffer zones to promote mutually compatible transitions between neighborhoods 

and adjoining development with differing uses or densities.   

Significant buffers are provided throughout the community and specifically along Black Forest 

road.  

Policy 8.2.1 Encourage implementation of the County’s Parks, Trails and Open Space Master Plan.   

This application incudes a connection to surrounding County’ parks and trails systems.  

Additionally, many of the goals of the County’s plans are implemented as described in this LOI further 

below.  

Policy 8.3.1 Encourage development plans which appropriately incorporate parks, trails and open space 

into their design.   

As stated, a significant parks, trail and open space network has been provided.  

Policy 11.1.2 Encourage an approach based on the entire watershed, to flood protection which 

incorporates a combination of on-site, sub-regional and regional retention and detention facilities to 

effectively reduce negative downstream impacts including erosion, flooding, channel and water quality 

degradation.   

The drainage plan uses full spectrum approach while providing required stormwater quality 

within these facilities.  

Policy 11.1.14 Require development plans to effectively address both quantitative and qualitative 

impacts of drainage within the project site.  

The Drainage Plan addresses this policy and meets all requirements per the DCM.   

Policy 11.3.4 Promote the effective use of innovative short and long term strategies including sediment 

ponds, buffer strips, and constructed wetlands as a means of reducing peak flows and improving storm 

water quality.   

The Drainage Plan addresses this policy and incorporates the use of such facilities.   

Policy 11.3.5 Protect the integrity of wetlands, riparian areas and associated wildlife habitat through a 

combination of careful land development and drainage system design.  

The Drainage Plan addresses this policy.   

Policy 11.3.6 Encourage the effective use of control measures to mitigate the short and long term 

erosion impacts of development.  

The Drainage Plan addresses this policy by utilizing the improvements mentioned above.  
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Policy 11.4.1 Strongly discourage land use development from locating in floodplains.   

No development will occur in the floodplains. 

Policy 11.4.2 Strongly discourage land use development from locating in areas below dams, spillways, 

and levees that would require the State Engineer to upgrade the classification of these structures.   

No structures in such areas are proposed and no State Engineer review is required for the 

proposed infrastructure within the filing. 

Policy 11.4.8 Encourage “prudent line” approaches which adequately set structures back from 

floodplain boundaries, especially in areas which may be prone to bank erosion.   

The site plan layout and design along with drainage design addresses this policy. 

Policy 12.1.3 Approve new urban and rural residential development only if structural fire protection is 

available.   

This site is located within the Black Forest Fire Protection District so they will serve this project.  

Also, a municipal water system and fire hydrants will be constructed providing access to water 

for fire protection.  

 

Engineering related design items are listed below with a brief description of how they are being addressed 

for this application: 

DRAINAGE: An MDDP was prepared by HR Green Development and was approved by the County. For 

this Preliminary Plan/PUD a preliminary drainage report is provided. The level of detail for a PDR includes 

major basin runoff quantities and detention basin sizing to demonstrate feasibility for the proposed 

preliminary PUD lot layout and roadway networks with preliminary overlot grading. Future drainage 

details will be provided via Final Drainage Reports specific to individual filings within the PUD. 

 

GRADING AND EROSION CONTROL PLAN:  The Preliminary Plan/PUD does not require a Grading and 

Erosion Control Plan and there is not a request for Early Grading at this time. Preliminary overlot grading 

has been designed to depict drainage conditions for the PDR. 

 

TRAFFIC:  A Traffic Impact Analysis has been prepared by SM Rocha, LLC. and is included in this submittal 

as a separate document specific to the Preliminary Plan/PUD. 

 

MINERAL DEPOSITS: Entech Engineering, Inc. has evaluated the site for the presence of commercially 

viable mineral deposits and has found that such deposits are either absent or are not commercially 

viable.    

 

10. Discussion summarizing how the proposed PUD map amendment 

(rezoning) is consistent with the El Paso County Master Plan, 

including all applicable elements of the Master Plan (e.g., Water 

Master Plan, Parks Master Plan, etc.). 
El Paso County has multiple master plans including the Master Plan (approved in 2021).  The 

following County Master Plans are addressed in this section: 

 Master Plan (2021) 

 Parks Master Plan 

 Water Master Plan 

The FHN Preliminary Plan/PUD follows the approved Sketch Plan which is in general compliance and 

was approved by the County Board.  The narrative below demonstrates how the PUD application also 

aligns with the goals, objectives, and policies of the County Master Plans.     
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El Paso County Master Plan (2021) 
The County recently approved the new Master Plan which replaced all previous sub-area plans and 

previous plans.  For example, the Black Forest Preservation Plan is no longer a guiding document 

and therefore the new County Master Plan shall guide the decision making process for this project.    

This section of the LOI demonstrates compliance with many items identified in the Plan.   

The bold italic narrative are elements or quotes directly from the County Master Plan.  The 

introduction of the Master Plan states: 

“As one of the most desirable places to live in the United States, El Paso County is 

experiencing unprecedented growth, and is expected to increase in population by more 

than 250,000 people in the next 30 years”.   

Due to this growth more housing is needed in multiple areas of the County of all types, sizes and 

price ranges.   

 

2021 Master Plan Element: Land Use & Development 
The Master Plan lists many Land Use and Development Core Principle and Goals and the following 

are most relevant to the FHN proposal: 

Core Principle: Manage growth to ensure a variety of compatible land uses that preserve all 

character areas of the County. 

Goal 1.1 - Ensure compatibility with established character and infrastructure capacity. 

Goal 1.3 - Encourage a range of development types to support a variety of land uses. 

Goal 1.4 - Continue to encourage policies that ensure “development pays for itself”. 

 

Regarding Goal 1.1, FHN design aims to be compatible with logical land use transitions and buffering.  

It is understood that the surrounding Black Forest area is comprised of larger lot estates.  Therefore, 

sensitivity was implemented in multiple ways through sound planning approaches. One example is 

the provision of large landscape buffering along Black Forest Road.  On the west side of this existing 

road development areas have been pulled back significantly.   Furthermore, where a development 

parcel abuts Black Forest Road in the southeast corner, a large buffer is provided and larger lots (5 

acres minimum) are placed in the southeast area.   While not a part of this PP/PUD submittal, the 

applicant has also placed 2.5 acre lots adjacent to Cathedral Pines which has a minimum of 2.5 acre 

lots.  

 

Regarding Goal 1.3, FHN encourages a range of development types to support a variety of land uses.  

A wide range of lot sizes are proposed from large estate lots (up to 5 acres) to smaller 1/4 acre lots.  

This provides housing for multiple income levels in this area of the County.  Also, some commercial 

uses are proposed which are needed in this region of the County.    

 

Regarding Goal 1.4, a Metro District has been approved for this property allowing for FHN to “pay for 

itself” through that funding mechanism. Additionally, the utilities and infrastructure for this project 

will be provided by the developer through other mechanisms such as Cherokee Metropolitan District 

(or similar water/wastewater provider). Also, an HOA (Homeowners Association) or the Metro 

District will be utilized for the long-term maintenance of those facilities.  

 

2021 Master Plan Element: Housing & Communities 
The Master Plan lists the following Housing and Communities Core Principle and associated goals. 

FHN meets or exceeds the following: 
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Core Principle: Preserve and develop neighborhoods with a mix of housing types. 

Goal 2.1 - Promote development of a mix of housing types in identified areas. 

Goal 2.2 - Preserve the character of rural and environmentally sensitive areas. 

Goal 2.4 - Support aging-in-place housing options to meet residents’ needs through all stages 

of life. 

Regarding Goal 2.1, FHN proposes a mix of housing types as stated previously.   

 

Regarding Goal 2.2, FHN is proposing 2.5 acre and 5 acre estate lots on much of the perimeter to 

match the character of the area.  Also, the major drainageways on the open (non-tree areas) are 

generally respected and placed within open space corridors. These corridors can provide a habitat for 

wildlife and as importantly permanent open space for the future residents. 

 

Regarding Goal 2.4, FHN will provide multiple housing types (detached residential) with various lot 

sizes, square feet, densities and price ranges.  This mix of residential housing types supports the 

concept of aging-in-place housing options to meet residents’ needs through all stages of life.   

 

2021 Master Plan Element: Transportation & Mobility 
The Master Plan lists Core Principle and associated goals for Transportation and Mobility.  FHN meets 

or exceeds the following: 

Core Principle: Connect all areas of the County with a safe and efficient multimodal 

transportation system. 

Goal 4.1 - Establish a transportation network that connects all areas to one another, 

emphasizing east-west routes, reducing traffic congestion, promoting safe and efficient 

travel. 

Goal 4.2 - Promote walkability and bikeability where multimodal transportation systems are 

feasible. 

Goal 4.4 - Develop a sustainable funding mechanism for transportation infrastructure and 

maintenance. 

Regarding Goal 4.1, while the goal is focused more on regional connections for the entire County, 

FHN does have the east west connection of Stagecoach Road which will be kept intact with this 

additional development.  This will maintain the connection 

between Highway 83 and Black Forest Road which will be 

the primary east-west route for this development.  

Connections to Holmes Road on the south and Hodgen Road 

to the north are also provided.  FHN will have excellent 

evacuation ability with exits to the North, South, East, and 

West.  For more information regarding traffic please see the 

Traffic Impact Study by SM Rocha, LLC. 

 

Regarding Goal 4.2 the FHN project promotes walkability 

and bike-ability with the significant open space and trail system that is well connected internally to 

the site and externally to the regional County Trail.  This 

system will provide an important connection to Black Forest 

Regional Park allowing walkers and bikers to easily access 

the park.  There also will be a significant amount of 

sidewalks throughout the FHN community that will all 

connect to the network of trails and this overall system.   

 

Regarding Goal 4.4, FHN will be utilizing the FHN Metro 

District that will fund a sustainable amount fo the 
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transportation, infrastructure, and maintenance. Additionally, for other major infrastructure such 

sanitary sewer, FHN will connect to a District such as Cherokee Metropolitan District or potentially 

Tri-View District. While some of the final decisions have not been solidified there will be a 

sustainable funding mechanism in place for construction and long term maintenance likely through 

the FHN Metro District that is approved.  

 

2021 Master Plan Element: Community Facilities & Infrastructure 
The Master Plan lists the following Core Principle and associated goals in regard to Community 

Facilities and Infrastructure. While many of these goals are intended for Countywide, the FHN project 

meets many of these goals. 

Core Principle: Continue to coordinate with local and regional agencies to provide well-

managed, high-quality community facilities and services. 

 

Goal 5.1 - Coordinate with agencies to provide high-quality community facilities, services, 

and infrastructure to enhance quality of life. 

Goal 5.2 - Improve the effectiveness of public safety through coordination, funding, and 

planning. 

Goal 5.3 - Ensure adequate provision of utilities to manage growth and development. 

Goal 5.4 - Use best management practices to protect water quality, conserve water, minimize 

impacts of flooding, and beautify El Paso County. 

 

Regarding Goal 5.1, FHN will be utilizing the FHN Metro District (or HOA) to construct many of the 

high-quality facilities and plentiful parks and open space areas (for public use) such as the large park 

and a potential fitness center.  Although there are many private facilities they do provide a 

community asset for future residents of FHN.  The luxury resort hotel will be high quality and will 

serve a large geographic region and can enhance the quality of life for future residents of this 

community.  The FHN Metro District will also be constructing miles of infrastructure such as sanitary 

sewer, water, and stormwater for this property. 

 

Regarding Goal 5.2, FHN will improve the effectiveness of public safety through coordination, 

funding, and planning.  This community will provide safe roads internal to the property as required 

by the codes and ordinances.  By adding a municipal water system the community will provide fire 

hydrants throughout the project supplying the Black Forest Fire District with this important asset. 

 

Regarding Goal 5.3, FHN will ensure adequate provision of utilities to manage growth and 

development by providing a municipal water and sanitary system through the use of the FHN 

Metropolitan District and/or Cherokee Metropolitan District or other regional districts in the area. 

 

Regarding Goal 5.4, the FHN project is providing best management practices to protect water quality 

and minimize impacts of flooding.  A well-designed stormwater control system will be implemented 

that includes full spectrum detention ponds as needed.  Many of the existing drainageways are 

respected, where feasible, that will aid in protecting water quality for the area and minimize flooding 

downstream.  Lastly, conservation techniques will be in place for implementation of water-wise and 

water efficient landscapes to help conserve use per resident. 

 

2021 Master Plan Element: Water 

FHN complies with many of the directives laid out in the Master Plan related to water including: 

• Encourage development that incentivizes and incorporates water-efficient landscaping 

principles  
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• Minimize the percentage of landscaped area covered with non-native turf and increasing the 

percentage of landscape areas that can be covered with non-living material. 

• Promote urban level development in areas served by centralized utilities 

FHN will encourage restrictions on the square footage of irrigated turf each residential lot is allowed. 

Additionally, the open spaces will be predominately native vegetation and parks will be carefully 

designed to incorporate water wise landscaping as much as possible.  Also, FHN will be served by a 

centralized water and wastewater system to support the level of development proposed. If the water 

source for the central water system is from the Denver Basin, the wells will likely be Arapahoe wells 

due to the productivity of that aquifer in the project area. This further complies with the Master Plan 

which states that EPC should “incentivize the use of deeper Arapahoe and Laramie-Fox Hills aquifers by 

central providers…” 

 

The Master Plan references the Pikes Peak Area Council of Governments Water Quality Management 

Plan (208 Plan) regarding wastewater. One of the primary goals of the 208 Plan is to “avoid the 

proliferation of individual wastewater treatment facilities and/or wastewater treatment entities.” 

Wastewater from FHN is anticipated to be treated by Cherokee Metropolitan District (or other similar 

regional District) instead of creating it’s own treatment facility.  

 

2021 Master Plan Element: Recreation & Tourism 

The Master Plan lists the following Recreation and Tourism Core Principle and associated goals. FHN 

meets or exceeds the following: 

Core Principle: Maintain and expand the County’s recreation and tourism options. 

Goal 7.1 - Support high-quality, sustainable outdoor recreation as a key amenity for residents 

and visitors. 

Goal 7.2 - Explore projects, programs, and initiatives for enhancing tourism in unincorporated 

areas. 

Goal 7.3 - Plan for and provide a variety of parks, trails, and open space within the region. 

One of the main features FHN will provide to support the Recreation and Tourism element is a luxury 

resort hotel that will bring significant tourism to El Paso County.  FHN also provides quality outdoor 

recreation with the potential fitness club, amenity center, parks, open space and trails.  Ultimately 

the entire FHN community provides significant open space, parks and trails.  The future residents of 

this community can enjoy the variety of recreational amenities.  The surrounding area can utilize the 

County trail through FHN.   

 

2021 Master Plan Element: Environment & Natural Resources 

The Master Plan lists Environment & Natural Resources Core Principles and associated goals.  FHN 

meets or exceeds the following: 

Core Principle: Prioritize and protect the County’s natural environment. 

Goal 9.1 - Consider the environmental impacts related to natural resource conservation, air 

quality, water quality, wildlife habitat, and waste management during any planning process. 

Goal 9.2 - Promote sustainable best practices with regard to development and infrastructure 

The FHN project has thoroughly examined the environment and natural resources of the site through 

various sources of data as described in the environmental report.  Following review of these 

resources and completing the environmental study, there is minimal impact to the natural resources 

of the property.  In some cases this project can enhance the natural resources by controlling runoff 

with the proposed detention ponds.  Also, by preserving many of the existing drainage ways, FHN will 

create improved greenway corridors that will provide habitat for wildlife.  The residents will be able 

to walk on trails and enjoy the enhanced natural resources. See the Natural Features and Wetlands 

Report by Bristlecone for further information.   
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2021 El Paso County Master Plan - Areas of Change 
The Master Plan discusses the following subject of Areas of Change by stating: 

“As El Paso County plans for growth and development over the coming decades, it is 

anticipated that some areas of the County will change more significantly than other areas. 

Some areas will continue to be designated for conservation and protection, some developed 

areas may see some infill redevelopment, while others will be completely transformed as 

new development takes place in currently undeveloped areas.” - 2021 El Paso County 

Master Plan 

 

The FHN property falls within the “Area of Change” (orange color shown on the exhibit) per the 

Master Plan and as shown on the graphic below.  The entire Black Forest area and the Town of 

Monument area has experience significant growth and change in the last couple of decades.  This 

trend is likely to continue, however the amount of vacant land is fairly scarce except for the FHN 

property and some property immediately west and southwest of FHN.    Since this property falls 

within an Area of Change and a Potential Annexation area (per the County Master Plan), this site 

was outlined for future growth.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The Master Plan further discusses “Minimal Change: Developed” stating: 

“Developed areas of minimal change are largely built out but may include isolated pockets 

of vacant or underutilized land. These key sites are likely to see more intense infill 

development with a mix of uses and scale of redevelopment that will significantly impact 

the character of an area.” - 2021 El Paso County Master Plan 

 

The FHN remaining property is vacant and the proposal is for ¼ to 1 acre lots primarily but also 

includes 2.5 and 5 acre lots on the perimeter.  To minimize the impact to the surrounding areas, the 

FHN plan proposes land use transitions (lower densities) on the edges of the property.  

Furthermore, large buffers are included in areas along Black Forest Road.   

FHN 

SITE AREA 

The FHN property is shown in an area of change on the new County Master Plan 
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2021 El Paso County Master Plan – Priority Development Area 
The Master Plan discusses “Priority Development Areas” and the FHN property falls within this 

designation as seen on this exhibit below.  While it is generally in an area of the County with larger 

lots and lower densities, this 

property could have potentially 

annexed into the City of Colorado 

Springs in the future.  Also, the 

FHN property is within 10-15 

minutes of significant City growth 

and expansion.  Due to this 

growth in the immediate area it is 

logical that this region of the 

County will have change occurring 

in the future.   

 

There are pockets of Suburban 

Residential in the region and with this property possibly being annexed to the City the proposed 

community master plan is appropriate.  While this density is higher than the immediate 

surrounding area, appropriate land use transitions and buffers have been implemented.  

Specifically with 5 acres lots around the perimeter matching the existing lot sizes in the area. 

 

2021 El Paso County Master Plan - Environmental Considerations: 
The Master Plan discusses key environmental considerations such as: 

 Water Ecosystems & Habitats 

 Wildlife Habitat 

 Environmental Tourism 

 Sense of Place 

 Recreation 

The relevant items are addressed below on how the FHN proposal aligns well with these 

considerations. 

 

Water Ecosystems & Habitats 

The Master Plan states: 

“Watershed planning and flood control management help protect developed areas from 

the impacts of natural hazards and prohibiting development in a floodplain reduces the 

likelihood of flooding events. With water quality and access being a priority throughout the 

County, prohibiting development in these locations can be critical.” - 2021 El Paso County 

Master Plan 

FHN meets this goal by avoiding the floodplain area in the northwest part of the site near Hodgen 

Road.  Also, the existing drainage way corridors are generally respected.  The existing drainage 

ways have been incorporated into the significant open space and trail system throughout FHN.  This 

open space and trail system will also connect to the County regional trail to the south which 

provides a regional connection to the Black Forest Regional Park.  These natural drainageways will 

also provide wildlife habitat as they will be landscaped with Colorado native vegetation and will be 

permanently preserved in perpetuity.    

 

FHN property is within the "Priority Development Area" identified in the 

County Master Plan. 

FHN 
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Wildlife Habitat 

The Master Plan states: 

“There are eight threatened species in El Paso County, and together with hundreds of other 

nonthreatened species, whose valued habitats cover nearly the entire County. While some 

areas of the County are considered higher value for the habitat they provide and the 

biodiversity they support, areas of valuable wildlife habitat exist throughout the County. 

For instance, parts of the northern riparian areas are home to the federally threatened 

Preble’s Meadow Jumping Mouse.” - 2021 El Paso County Master Plan 

 

The FHN property does not have any significant environmental issues and there is no known 

threatened species on the property per the environmental report prepared by Bristlecone Ecology.   

The FHN site provides moderate quality habitat for some grassland and woodland wildlife, including 

birds, mammals, reptiles, and possibly amphibians. Development of the site could impact some 

habitat for wildlife, but based on the findings, impacts to grassland species is relatively low, and to 

woodland species as moderate to low.   Incorporated open spaces will conserve some of the open 

grassland habitats and possibly improve the quality through supplemental plantings.  

Implementation of a stormwater management plan will assist in protecting water quality in 

downstream reaches, which will provide additional benefits to aquatic species including 

invertebrates. Increased flows and riparian tree and shrub plantings will introduce riparian and 

wetland habitats that do not currently exist, diversifying the property. Detention facilities may add 

seasonal water features that could support additional wildlife such as waterfowl.   Few sensitive 

species were present and only in small numbers, and thus are not expected to be affected any 

more than other species. No state listed species were present.  Riparian tree plantings along 

drainageways will enhance and integrate the existing grassland habitats with high-value riparian 

ecosystems. The creation of detention facilities is expected to create small pockets of 

marshes/wetlands.   Therefore, species that occur in drainageways are expected to benefit from 

the habitat restoration and management plan for the drainages and open space. Implementation of 

the stormwater management plan will assist in protecting water quality in the drainages.  

Additional measures to reduce impacts to wildlife include: 

• Limiting the use of herbicides, pesticides, and fertilizers; 

• Minimizing the installation of fencing; and when fencing is needed, use wildlife friendly 

fences or include specific wildlife crossings along fence lines. 

• Minimize road crossings for the open space corridors to reduce conflict with vehicles. 

• Managing pets to avoid conflicts with wildlife. 

 

Tourism 
The Master Plan states: 

“Each year, hundreds of thousands of people 

visit the County from all around the world to 

spend time in its state and regional parks, 

hike its mountains, and simply enjoy the 

beauty of its natural, well-protected 

landscape. These visitors contribute millions 

of dollars to the local economy through 

dining, lodging, transportation, retail, and 

entertainment. As a catalyst for tourism in 

El Paso County, emphasizing the natural 

environment is important.” - 2021 El Paso 

County Master Plan 

While the comment is intended for the entire Pikes Peak region, the FHN project supports this 

A luxury resort hotel is planned on FHN that will serve as a 

major tourism destination (conceptual illustration only - 

subject to change). 
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statement in several ways.  First, the luxury resort hotel facility will bring thousands of visitors from 

around the United States and potentially the world to El Paso County.  These visitors be able to 

enjoy the amenities within the FHN community and throughout the region spending dollars in El 

Paso County.  These visitors will contribute millions of dollars to the local economy.   

The Master Plan also states: 

“El Paso County’s natural environment creates opportunities for year-round active and 

passive recreation. These amenities provide options for exercise such as hiking the 

mountains, biking on the trails, or simply by spending time in nature, watching animals in 

their natural habitat, studying and identifying plants, or just taking a rest.”  - 2021 El Paso 

County Master Plan 

FHN expands on this idea of creating opportunities for 

year-round active and passive recreation with the 

plentiful parks, open space and trails that are 

proposed within the community.  The existing natural 

drainageways on the property are respected and 

transformed into significant open space and trail 

corridors.   Most importantly, with the existing County 

trail connection from FHN into the Black Forest 

Regional Park this will provide residents of FHN and 

the surrounding community to enjoy the natural 

environment year-round.  The existing golf course also 

offers a recreational amenity for visitors and residents.  

The connection point from the Black Forest Regional 

Park to FHN is indicated with the red arrow on the 

graphic.  The regional trail connection will occur at this 

location and will traverse through FHN all the way to 

Hodgen Road.  This regional trail will be placed on an 

easement granting full public access to surrounding 

residents. 

 

The Master Plan states: 

“Tourism to parks and recreation destinations 

bolsters patronage at local businesses and serves as an economic driver for the 

County”...“The legacy of the parks, opens spaces, and trail systems in the County must not 

only be protected and enhanced to meet the needs of the growing population, but also 

continue to balance tourism in a sustainable and equitable manner.” - 2021 El Paso County 

Master Plan 

FHN supports this concept and aligns very well with this goal.  The open space and trail system 

meets the needs of the growing population not only in this area but also throughout the County.  

This balance of growth yet providing areas for visitors and residents to recreate outside is 

implemented in the FHN master plan.   

 

The Master Plan further states: 

“Tourism can account for a large share of a community’s economy, and this is true for El 

Paso County, which is a hub for outdoor recreation not only in the State, but also for the 

county.  Millions of people visit El Paso County each year and according to Visit Colorado 

Springs, the tourism and promotional nonprofit for the Pikes Peak Region, in 2018 visitors 

spent about $2.25 billion dollars in the region. Tourism also supports the local economy 

through job creation, as the third largest employment industry in the Pikes Peak Region, 

providing over 20,000 jobs.” - 2021 El Paso County Master Plan 
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The Master Plan goes on to address the importance of tourism and the associated economic impact 

from this industry stating: 

 

“Tourism is one of El Paso County’s strongest industries with year-round outdoor events 

and pristinely preserved natural resources drawing thousands of visitors to the region every 

year.  El Paso County boasts over 55 exciting things to do and see in the region. From its rich 

natural features home to the Garden of the Gods… to major destinations such as the U.S. 

Air Force Academy” 

 

“The County should continue to maintain and improve existing natural assets and 

destinations including parks, trails, and open space facilities that support outdoor 

recreation tourism in the region.” 

 

“The County should support efforts secure additional funding for branding and marketing 

specifically targeting tourist attractions and activities in the off season to promote year-

round tourism. Additionally, the County should encourage hotels and restaurants…” - 2021 

El Paso County Master Plan 

 

The tourism that comes along with the luxury resort hotel will help to support the local economy 

through job creation and adding jobs to the thriving tourism industry in the County.   It will also add 

yet another destination in the region that will draw people from throughout the United States and 

beyond.  FHN aligns with this recommendation of adding hotels and restaurants to promote year-

round tourism.  The positive fiscal impact will be significant due to the hotel facilities and additional 

development of the remaining property. 

 

2021 El Paso County Master Plan - Housing Mix 

Regarding housing mixes the County Master Plan states: 

“Housing variety provides multiple options to support residents regardless of income, house-

hold size, and age. Providing an equitable mix of housing can ensure the viability of El Paso 

County as a home for all.”  - 2021 El Paso County Master Plan 

This statement aligns well with the FHN project as with a project of this size, a large variety of 

housing types are proposed.  

 

Implementation of the 2021 County Master Plan 
The County Master Plan addresses implementation of the goals and principals of the plan and how 

applications should be evaluated.  Regarding Land Use Applications and Master Plan, it states: 

“The Planning Commission and Board of County Commissioners conduct open and public 

hearings on land use applications and take an action on the application, which will typically 

include a finding of consistency or inconsistency with the Master Plan.  In making this finding, 

the Planning Commission and Board of County Commissioners are asked to weigh the merits of 

each individual land use application against all applicable components of the Master Plan. 

Approval of a land use application does not necessarily require a finding that the application is 

fully consistent with each and every applicable component of the Master Plan, likewise, denial 

of an application does not necessarily require a finding of inconsistency with all applicable 

components of the Master Plan.” - 2021 El Paso County Master Plan 
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With this submittal Flying Horse Development, LLC strongly believes FHN is in substantial 

compliance with the following County plans: 

 Master Plan (2021) 

 Parks Master Plan 

 Water Master Plan 

 2040 Major Transportation Corridor Plan (MTCP) 

 

The Master plan further states that the County Master Plan should be open and flexible stating: 

“A Flexible Plan - Recognizing that it is impossible to foresee or forecast all future land use or 

development requests and given the unpredictable nature of land use requests, this Plan was 

written with the intention of remaining open and flexible.  Moving forward, while using the 

Master Plan as a foundational guide for decision-making, it will be the role of County officials 

to implement the Plan by making decisions on land use requests in a manner that best fits the 

needs and vision of El Paso County.” - 2021 El Paso County Master Plan 

 

Therefore, the Master Plan it is intended to be a guide for land use decisions.  This proposal is 

higher density than the surrounding area, however in exchange for this the following elements are 

proposed: 

 Landscape buffers in many of the areas on the perimeter of the site  

 Very large expansive buffers along Black Forest Road 

 Lower densities placed on the perimeter (i.e. 5 acre lots along the perimeter of the 

property line east and southeast areas) 

 Quality community with expansive open space, parks and trails. 

 Luxury resort hotel that will be a tremendous asset for El Paso County 

FHN complies substantially with the 2021 County Master Plan and other associated County Master Plans 

as described above. 

 

El Paso County Parks Master Plan 
The County Parks Master Plan has several goals that FHN compliments well.  The narrative below 

describes how this project meets the intent of many goals. 

Note: Narrative that is bold is directly from the County’s Parks Master Plan. 

 

OVERALL SYSTEM MISSION/ROLE 

Goal 2: Provide a coordinated and connected system of parks, trails, and open space that is 

equitably distributed based on population and serves the needs of county residents. 

The proposed plan demonstrates a well-connected system of parks, trails, and open space that is 

equitably distributed within the community.  A Regional Trail is provided that will go through FHN 

connecting from the south near Cathedral Pines to the east/northeast along FHN southern boundary.  

Then the alignment will generally traverse north along the west side of Black Forest Road ultimately 

connecting to Hodgen Road.  The County trail will be open to the public and will be placed in an 

easement.  The remaining trail system for FHN will be owned and maintained by the District or a 

Homeowners Association.   

 

Goal 3: Balance passive/active use of county parks and open space and determine what is 

most appropriate for individual sites based on community need and master planning 

processes. 

FHN provides passive parks, active parks and open space that is appropriate for this site.  FHN well 

exceeds the County 10% requirement for open space and proposes a well-designed trail and open space 

system.  FHN has requested smaller lots than the surrounding area yet provides about 22% of the 
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developed area in open space.   

Goal 4: Provide an overall vision for the recreation and resource preservation network, and 

identify gaps so that the County, local jurisdictions, and others can work together to fill them. 

With Black Forest Regional Park south of this property, it is logical to connect the FHN trail system to the 

existing County trail and provide an extension to the north all the way to Hodgen Road.  This trail system 

will help fill potential “gaps” in the regional system by making this key connection.   

 

The Master Plan discusses regional trails as follows: 

REGIONAL TRAILS 

Goal 1: Work collaboratively with others to create a continuous, connected system of regional 

trails.  Provide an overall vision for system of regional trails within the County and connected 

to adjacent counties and participate in the Regional Non-motorized Trails and Bike Plan 

Update to identify standards and address needs as part of a multi-modal transportation 

network. Ensure that regional trail corridors are secured. 

As mentioned previously, with this FHN project, the County is securing this Regional Trail extension all 

the way to Hodgen Road.  The FHN team has been working with County Parks department to discuss 

alignments of this regional trail.  This trail will be placed on an easement so it can be used by the public 

outside of FHN.  With this project a regional trail corridor will be secured that will allow generations to 

utilize this important asset for the surrounding Black Forest area residents. 

OPEN SPACE 

Goal 1: Protect and enhance El Paso County’s legacy of unique natural features and areas and 

cultural resources, working in collaboration with others to conserve high priority open space 

areas in the county. 

FHN will help facilitate this goal of enhancing natural features and areas by respecting the significant 

drainage-ways by preserving them as trail/open space corridors that will fit well within the overall 

County’s open space system.  While a County park is not desired on this property by the Parks 

department, the community will provide significant parks for future residents.   This concept supports 

the greater goal of the County Parks goal of protecting and enhancing the unique natural features.   

 

El Paso County Water Master Plan 
The El Paso County Water Master Plan (WMP) identifies eight different planning regions in the County. 

FHN falls in Region 2 which includes the Monument area and the western portion of Black Forest. The 

existing central water systems in Region 2 are all located in the Monument area. Region 2 is the only 

region in El Paso County that is projected to have an average-year water surplus in 2060.  

 

Cherokee Metropolitan District (CMD) has signed a letter of intent to serve and provide water and 

wastewater service for the proposed project, however other regional districts in the area have also 

expressed interest in serving this project. CMD has a diverse water portfolio which includes both 

renewable and nonrenewable water sources. FHN has valid alternatives for water/wastewater. 

 

The following is a list of goals and policies from the WMP that the proposed project is consistent with: 

Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability and quality for 

existing and future development. 

The proposed water sources for this project are either renewable or meet the 300-year rule for quantity. 

The water system will be designed with redundant equipment and backup power generation for critical 

facilities to ensure dependability. Additionally, multiple water sources will serve to mitigate any 

potential single source failure.  
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Goal 3.1 – Promote cooperation among water providers to achieve increased efficiencies on 

infrastructure. 

The application has been coordinating with multiple water providers as stated. If CMD is utilized it has 

existing infrastructure in the project area due to the proximity to the CMD Sundance system. Some or all 

of the existing Sundance infrastructure could be utilized by the proposed development, possibly 

reducing the amount of new infrastructure required to serve the proposed development with water. 

 

Goal 3.2 – Promote cooperation among water providers to achieve increased efficiencies on 

treatment.   

While additional water treatment may be required for the proposed development, FAWWA and CMD’s 

existing infrastructure, including treatment, could provide water for the project. 

 

Goal 3.7 – Encourage the interconnection of infrastructure owned by water providers and 

projects that will have access to more than one water source, both to foster conjunctive use 

and to better accommodate water supply emergencies. 

CMD has a variety of source water supplies which mitigates potential water supply emergencies. 

 

Policy 4.3.3 – Incentivize the use of deeper Arapahoe and Laramie-Fox Hills aquifers by central 

water providers, leaving or deferring the use of the shallower aquifers for the more dispersed 

domestic well users. 

While the exact source of water to be dedicated to the proposed development has not yet been 

finalized, if new wells are drilled, they are anticipated to be Arapahoe and Laramie-Fox Hills.  

 

Policy 5.5.1 – Discourage individual wells for new subdivisions with 2.5 acre or smaller average 

lot sizes, especially in the near-surface aquifers, when there is a reasonable opportunity to 

connect to an existing central system, alternatively, or construct a new central water supply 

system when the economies of scale to do so can be achieved. 

The only area that could be served by wells is the 2.5 acre estate lots in the southwest are of the 

property (not a part of this application).  The rest of the property will be served by an existing central 

water system as the average lot size is less than 2.5 acres. 

 

Policy 6.0.4 – Encourage development that incentivizes and incorporates water efficient 

landscaping principles. 

FHN will include recommendations on the square footage of irrigated sod each residential lot is allowed. 

Additionally, the open spaces will be predominately native vegetation and not irrigated while the parks 

will be designed to incorporate xeric landscaping as much as possible. 

Traffic and Access 
Please see the Traffic Study for detailed information regarding traffic and transportation.    The 

development addresses other items as outlined in the County Master Plan as follows.  Bold text is taken 

directly from the 2021 County Master Plan. 

“Multimodal Access - While all placetypes would benefit from a safe, walkable, and 

connected street network, multimodal access is a defining and critical feature in Urban 

Residential, Rural Center, and Regional Center placetypes and other areas that promote a 

mix of uses and mobility options. The County should encourage sidewalks and other 

multimodal facilities in all new development in placetypes, as appropriate, and upgrade 

existing infrastructure to these types of facilities when needed”. - 2021 El Paso County Master 

Plan 

FHN will provide sidewalks throughout the development and a connected street and trail network as 

shown on the Sketch Plan.  Additionally, FHN will provide the County Regional Trail in a north/south 
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direction as shown on the plan.  Details to be worked out with the County Parks department.  

 

Subdivision Access - Local access is key to connecting residents to the region and residents 

have identified subdivision access as a primary concern. Input received as part of Your El Paso 

County outreach process cited a need for subdivision communities to have two points of 

access, or two ways in and out. Generally, single access subdivisions create points of high 

traffic and congestion where they join the primary street network and are disconnected from 

other neighborhoods by roads that dead end at cul-de-sac. Having two points of access 

allows for a more contiguous street network and would remove these barriers. - 2021 El Paso 

County Master Plan 

FHN is providing multiple points of access such as Holmes Road extension, Stagecoach connecting 

Black Forest Road to Highway 83 and an access at Hodgen Road. These access points provide very 

good east-west evacuation routes as well as to the north and south.  All four points enhance what is 

needed to enter and exit the community.  Additionally, there are fire stations on the west at Highway 

83 and in the northeast area of this property near Black Forest and Hogden.  

“Providing multiple points of access to a subdivision also improves efficiency in emergency 

response times, and allows for better pedestrian and bicycle access across neighborhoods. 

Better access can be the difference between a resident or visitor choosing to walk over drive 

to their destination. Increased access especially with multimodal options for walking and 

biking has the opportunity to reduce vehicular travel and ultimately congestion and stress on 

roadway infrastructure.  The County should continue to require that new subdivision 

developments in the County have multiple points of access to existing roadways to minimize 

congestion and improve emergency access. They should be sited in a manner that improves 

connectivity to adjacent areas.” - 2021 El Paso County Master Plan  

FHN is providing the access points mentioned above, with the Holmes Road connection that will 

allow emergency access and as a potential fire evacuation route north and south, for current and 

future residents. 

Biking On- & Off-Street Opportunities 

There are existing “on and off-street” bicycle facilities throughout the County, a majority of 

which exist within Colorado Springs. Whether located on- and off-street, trails accommodate 

cyclists and pedestrians in their own delineated space as they navigate roadways. However, 

on major roads with high traffic volumes and higher vehicular speeds, only confident cyclists 

will regularly use unprotected on-street options. - 2021 El Paso County Master Plan  

FHN is providing many on and off street bicycle facilities as shown on the plan.   

 

Stormwater Management 
The FHN Preliminary Plan/PUD is in general compliance and intent of the goals, objectives, and 

policies of the County Master Plans as it regards to Stormwater as described below.   

“The effective management of stormwater runoff is critical due to its potential to affect 

stream water quality, riparian zone habitat and wetlands, flood conveyance capacity, and 

sediment loading and transport. Hydrologic impacts from urbanization can cause water 

quality problems, aggregation/degradation of stream channels, increased temperature, and 

sedimentation, which can have a corresponding effect on aquatic habitat, groundwater 

recharge and streamflow.” - 2021 El Paso County Master Plan  

The Master plan further states: 

Stormwater detention, retention ponds, or other best management practices (BMPs) should 

be required to minimize flooding, maximize infiltration, and minimize water quality impacts 

from impervious surface contaminants. Common structural BMPs are stormwater detention 

and retention ponds, methods to minimize directly connected impervious surface areas, and 
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irrigated grass buffer strips. Nonstructural BMPs include stormwater quality-control 

planning, adoption of criteria and standards, illicit discharge controls, and general education 

programs. - 2021 El Paso County Master Plan 

 

FHN understands the importance of stormwater and that it is critical not only in the Black Forest area 

but throughout the County.  The majority of the development is within the East Cherry Creek major 

drainage basin within areas of undeveloped land with sparse vegetation including native grasses and 

weeds. The east areas within the Black Squirrel Creek major drainage basin are adjacent to heavily 

forested areas of the Black Forest, in the area of developed estate lots within Filing No. 1 and future 

estate lots within Filing No. 3. Development within both major basins will utilize on-site water quality 

and full spectrum detention by way of extended detention basins. The PDR and Preliminary Plan/PUD 

design plans depict permanent control measures to provide water quality and detention for the 

stormwater runoff from disturbed and developed areas that are to be designed to detain and release 

the stormwater runoff for the WQCV, EURV, and 100-year events at required rates. Open spaces and 

existing golf course conditions are to remain undisturbed to the largest extent possible and include 

bypassing stormwater flows to keep with the existing drainage conditions. Dispersed throughout the 

development areas of Parcels 1 through 6, there are strategically placed detention ponds to provide 

attenuation of storm flows along with water quality as full spectrum detention ponds and each pond 

is to outfall to the most appropriate downstream location at the required release rate to follow 

County stormwater criteria and match historical conditions. 

 

As described in the FHN MDDP document, this project is planning for and providing effective 

management of stormwater runoff that will protect the stream water quality, riparian zone habitat 

and flood conveyance capacity, and sediment loading and transport.  The following elements from 

the County Master Plan are being met with the FHN project: 

 No direct discharge of stormwater into a lake, stream, or perennial drainage ways. 

 FHN will provide erosion and sedimentation control plans at the time of Final Plat and 

Construction Drawings for each filing within the Preliminary Plan/PUD 

 Disturbance management and revegetation plans will be developed at time of the construction 

document stage 

 FHN will provide stabilization during disturbance 

 Monitoring will be performed during disturbance with regular inspections 

 Financial assurances will be secured to ensure that erosion control plans are implemented 

 

11. Discussion summarizing the provision of utilities. 
Districts and Utility Entities Serving the Property 

• Natural Gas – Black Hills Energy.  Will Serve Letter included in application 

• Electricity – Mountain View Electric.  Will Serve Letter included in application. 

• Fire – Black Forest Fire Protection District.  Will serve letter included in the application. 

• Schools – Lewis-Palmer School District No. 38; Academy School District No. 20.  Neither School 

District has requested a school site. 

• Cherokee Metropolitan District will serve wastewater needs for the project. 

• Falcon Area Water Association (FAWA) will serve water needs for the project. 

• FHN Metro Districts -approved by the County Board that will serve as a major funding source for 

infrastructure on and off-site. 

 

12. Discussion summarizing any constraints, hazards, and potentially 

sensitive natural or physical features (e.g., wetlands, protected 
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species habitat, floodplain, geological, etc.) within the area included 

within the request and how these areas will be incorporated into the 

development or otherwise mitigated. 
FHN has provided protection of many of the major drainageways and avoided the floodplain in the 

northwest corner of the property.  The drainageways have been protected and will be large open 

space corridors as reflected in the proposed master plan.  Please refer to the Natural Features and 

Wetland Report by Bristlecone for more detailed information.   

Water Features 

Surface Water – There is little surface water on the site. Surface water is almost entirely derived from 

precipitation, consisting of runoff from snowmelt and surface flows from storm events. Proposed 

detention facilities will temporarily detain runoff onsite and direct it into existing natural 

drainageways.  As designed the intent is to avoid water pollution as the stormwater facilities should 

adequately address urban runoff into drainageways and ultimately water resources.   These facilities 

will be designed to comply with local, state and federal guidelines. 

 

Riparian Areas – There are currently few riparian areas existing on the property. Development will 

increase riparian availability and diversity, providing additional wildlife habitat at the site. Creation of 

open space tracts along drainageways will ensure preservation of new riparian areas as well as 

promote access to these areas for recreation through trail systems. 

 

Natural Resources & Land Conservation 

Federal & State Land – There is no federal or state land on the site. Conservation easements will not 

be acquired, though open space tracts will be established and maintained by the Metro District or an 

HOA. 

 

Wetland Habitat and Waters of the U.S. 

Please refer to the Natural Features and Wetland Report by Bristlecone Environmental for detailed 

information.   

 

Floodplains: 

The property contains portions of floodplain in the northwest corner of the property near Hodgen 

Road.  This development will avoid this floodplain and therefore no impacts will occur. 

 

Noise 

The Land Development Code requires the impacts of noise pollution to residents to be mitigated.  

The proposed development is located adjacent to other residential uses and the noise impact will be 

very minimal.  Some commercial uses are proposed however appropriate site planning and landscape 

buffers planned to minimize any negative impacts for air quality.  For example, the commercial 

planned in the northeast corner of the will have setbacks and buffers to minimize impact to adjacent 

residential uses.  No industrial uses (or other noise pollution uses) are planned or requested on FHN 

and therefore noise pollution is not a significant factor.     

 

Air Quality 

The proposed residential use will not significantly impact air quality. The proposed development is 

located adjacent to other residential uses.  Some commercial uses are proposed however they have 

appropriate site planning and landscape buffers planned to minimize any negative impacts for air 

quality.  No industrial uses are planned or requested on FHN which could potentially affect air 

quality.    
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Soil Hazards and Geologic Information: 

The Soils and Geology Report prepared by Entech identifies geologic conditions that occur on the 

property.  The site was found to be suitable for development with appropriate mitigation and 

avoidance. As stated in the report, approximately 62% of the site is rated ‘Not Limited’ for dwelling 

with or without basements, while approximately 33% is rated ‘Somewhat Limited’, and the remaining 

5% of the site, on the far western edge, is rated ‘Very Limited’ (NRCS 2022b).  This project will not 

interfere with the extraction of mineral deposits. 

 

Vegetation 

Vegetation will be unavoidably disturbed through the development, however the existing tree areas 

will have the largest lots (2.5 acres), thus minimizing large clearing of vegetation. While that area is 

not a part of this Preliminary Plan/PUD submittal, the land that is a focus of this submittal is primarily 

Foothill Grasslands, which is the primary ecosystem type that will be impacted. The site is generally 

of moderate quality and impacts are not expected to imperil or substantially harm either of these 

ecosystems, though development of the site will result in the loss of a few hundred acres of 

grasslands. No globally-sensitive vegetation communities are present, and one state-sensitive 

vegetation community is present (Shortgrass Prairie).   

 

FHN is on the fringe of the Ponderosa Pine Woodlands, a globally and state stable vegetation 

community. Development of the site will likely increase and improve riparian habitat along the 

swales in the eastern half of the site through the planting of trees along drainages and the presence 

of more consistent hydrologic flows. There is currently almost no riparian or wetland habitat on the 

property. The highest quality habitat on the site is within the forested areas, primarily in the western 

half of the site where large 2.5 acre lots are planned. As mentioned, these areas will largely be 

preserved and incorporated as part of a separate submittal, so the highest quality habitats on the site 

will primarily remain.   See the Natural Features and Wetlands Report by Bristlecone for further 

information.   

 

Aquatic Resources 

Per the Natural Features and Wetlands Report by Bristlecone, there are few aquatic resources on the 

site.  Site reconnaissance also revealed that many of the aquatic resources depicted in the NWI/NHD 

data are not present on the site at all.   Given that the project will preserve many of the on-site 

drainages and adjacent open space buffer areas, there is good potential to improve native vegetation 

and aquatic resources by: 

 

1.  Creating a habitat restoration and management plan for the drainages and 

open space areas. 

2.  Increasing native vegetation in the disturbed shortgrass prairie areas by 

seeding with native species; 

3.  Including requirements in the Codes, Covenants and Restrictions (CCRs) to 

preserve native vegetation and minimize non-native landscaping and irrigation; 

4.  Implementing a stormwater management plan and preparing a natural 

channel stabilization plan for some of the drainages 

5.  Implementing an integrated noxious weed management plan 

 

 

13. Discussion summarizing any community outreach efforts by the 

applicant that have occurred or are planned as part of the request. 
The FHN project team has made significant efforts to do community outreach including four 
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neighborhood meetings through the Sketch Plan process and Planning Commission and Board of 

County Commission public hearings.  Additionally, prior to this Preliminary Plan/PUD submittal 

another neighborhood meeting was held to update surrounding neighbors of the progress and 

upcoming submittal.   

Common questions and concerns are listed below.  

 

MOST COMMON QUESTIONS/CONCERNS BY 

NEIGHBORS  

HOW THE QUESTION/CONCERN IS BEING ADDRESSED 

WATER - Concerns with the availability of 

water and how this project might impact the 

Dawson aquifer wells.   

FHN will be served by a municipal water system, likely 

Cherokee Metro District or similar entity.  Shallow wells are 

not the main source of water for FHN with the exception of 

some 2.5 acre lots in the southwest corner of the property 

(not a part of this submittal). Proof of sufficiency will have to 

be processed through the County and State at time of Final 

Plat. 

DENSITY - Concern that the lots are too small 

and density is too high for this area. 

FHN is providing 2.5 acre lots in the forested areas next to the 

2.5 acre lots in Cathedral Pines which is a good land use 

relationship.  In other areas where adjacent estate lots exist, 

FHN is proposing 5 acre lots along the property line.  Smaller 

lots are placed are in the more central areas buffered by lower 

densities and landscape buffers on the property edge.   

APARTMENTS – concern that the Attached 

parcels will be apartments. 

FHN is not proposing apartments.  The attached product will 

likely be single family attached only in the hotel complex area 

(i.e. flats) 

INFORMATION NOT DISCLOSED FOR FILING 1 

RESIDENTS - Some FHN Filing 1 residents feel 

they were not told this could type of 

development could happen (i.e. was not 

disclosed). 

Filing 1 residents were informed of this potential development 

expansion through a disclosed document that was signed by 

each original Filing 1 lot purchaser.  It stated FHN could be 

annexed and higher density lots, commercial and potentially a 

hotel may be developed in the future. 

TRAFFIC – concern that this development will 

overload the existing roads 

FHN is aware some transportation improvements may be 

needed.  Please see the Traffic Study for more detailed 

information. 

MILAM ROAD - Cathedral Pines resident 

expressed concern with Milam Road being 

extended into FHN creating significant traffic 

problems 

FHN is not proposing any changes to Milam Road extension, 

nor is any construction planned at this time. The Milam 

alignment, requested by the County as part of Cathedral Pines 

traverses west of FHN on property not controlled/owned by 

FHN. 

HIGHWAY 83 – concern that this road cannot 

handle the additional traffic 

CDOT controls this road, not the developer, however FHN will 

cooperate with future improvements as needed. 

COUNTY PROCESS – there was some concern 

about the approval process for FHN 

This project is following the required approval process of 

Sketch Plan which was approved by the Board and this current 

submittal of the Preliminary Plan/PUD.  Future submittals will 

include Final Plats and Construction Documents.  

COUNTY MASTER PLAN COMPLIANCE – 

neighbors feel that the new County Master 

Plan is not being met with this proposal. 

As defined in this LOI this project substantially meets the 

County Master Plan and other is in general compliance with 

other applicable County plans and criteria. 

COUNTY REGIONAL TRAIL - Desire to have the 

trail extended through FHN and be for public 

use 

FHN will extend the trail through the FHN project to Hodgen 

Road.  It will be for public use. 

POTENTIAL ANNEXATION - Concern if 

annexed to the City what would happen? 

FHN is processing through the County, it is not planned to 

annex to the City at this time. 

FIRE - Concern with fire hazards with FHN 

and the area. 

FHN will provide a municipal water system which also 

provides fire hydrants throughout FHN.  A majority of the new 

development is outside of the areas with existing trees. 

LIGHTING - Concern lighting from the hotel 

and development will be too bright causing 

light pollution 

FHN will comply with building regulations. 
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OPEN SPACE – questions about how much 

open space is being provided 

About 22% open space is provided.  County requirement is 

only 10% so this application far exceeds the County standard. 

 

14. Discussion regarding anticipated traffic generation and access, 

unless a separate traffic study is required and is being provided. 
Please see the Traffic Study for detailed information regarding traffic and transportation.  Future 

access will generally include multiple access drives along all exterior roadways bordering the 

proposed development and along Old Stagecoach Road. Primary points of entry to the overall 

development are provided at multiple locations where County staff has requested.     

15. Discussion regarding how the specific request complies with the 

PUD General Standards and Requirements in Chapter 4 of the Land 

Development Code. 
This application generally complies with the PUD General Standards and Requirements in Chapter 4. 

16. Discussion regarding the surrounding area and how the proposal 

fits within the context of the area and any potential impacts that 

may be caused by the proposed development. 
FHN project fits within the context of the area and any impacts that may be caused by the proposed 

development are factored into the FHN master plan design.   

Identification and location of sites of historical or archeological interest: 

There are no known sites of historical or archeological interest on the property. 

Identification and location of sites of natural or scenic importance: 

The FHN property has part of the Black Forest in the southwest area of the site which is not a part of 

this submittal.  This area has natural and scenic importance much like the area surrounding this 

property.  As with other surrounding developments such as Cathedral Pines (south of FHN) and High 

Forest Ranch (north of FHN), this design locates the largest estate lots (2.5 acres) in this area to 

preserve as many trees as possible.  The remaining property that is the focus of this submittal is 

primarily grasslands with minimal existing trees. 

Social Impacts 

The proposed plan provides the opportunity for a range of housing product at a variety of price 

points. This will provide housing for varying demands and lifestyle options, which will ensure that the 

proposed housing is both attractive to and attainable by a variety of purchasers.  The luxury resort 

hotel, potential Fitness Club, numerous parks/trails and the existing golf course will be the main 

social activity of the community.  This will provide a venue for recreational activities, social events, 

and community entertainment. This will help to provide a strong and connected community, which 

will have a positive social impact for these residents.   

Landscape Buffers 

As described previously, significant landscape buffers are provided that far exceed County Code 

requirements.   

Wildfire 

Wildfire hazard for FHN was evaluated using the Colorado State Forest Service’s (CSFS) online 

Wildfire Risk Assessment Portal (WRAP; CSFS 2020). WRAP allows professionals, planners, and the 

public to access the best scientific information regarding wildfire risk and establish prevention and 

mitigation measures accordingly. According to WRAP, the wildfire risk for the Project site is 

approximately 30% “Moderate Risk”, approximately 40% “Low Risk”, and approximately 30% “Lowest 

Risk” (CSFS 2020; Figure 5: Wildfire Hazard Map – Wildfire Risk). “Wildfire Risk” is determined by 

CSFS by combining the burn probability rating of a site with the values-at-risk rating. While FHN has a 
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low to very low rating of values and assets that would be adversely impacted by wildfire, the burn 

probability for the entire site is rated about 40% “Low” to “Low-Moderate” and about 60% 

“Moderate”. Counterintuitively, the areas mapped for “Moderate” burn probability are not the 

forested portions of the site, but rather the areas of contiguous grasslands on the eastern half of the 

site.  The site is rated low in terms of values and assets present that could be lost to wildfire; it is 

rated low to low-moderate in terms of burn probability based on the available fuels at the site. 

Development of the site would result in a reduction of the available fuels for wildfires, while 

simultaneously increasing the values and assets present on the site. As such, the overall wildfire risk 

index for the Project is expected to stay close to the same as a result of development. The nearest 

fire response is Station 2 in the Black Forest FPD, which is 1.18 miles away.  A potential new fire 

station will be constructed on this property within the commercial parcel at Black Forest Road and 

Hodgen Road.  Overall the added access points and nearby fire stations provide good evacuation 

routes and protection.  The Holmes Road extension from the south to the north and the access on to 

Hodgen provide additional access for future FHN residents and property owners in the area around 

this site. 

17. Discussion regarding the provision of utilities. 
This review criteria closely duplicates item # 11 above.  Please refer to #11 for an analysis of how this 

criteria is met.   

18. Discussion detailing any proposed PUD modifications and an 

analysis of how the requested modifications meet the approval 

criteria in Chapter 4 (4.2.6) of the Land Development Code. 
This review criteria closely duplicates item # 15 above, however the below narrative demonstrates 

the County’s code describing the purpose of the PUD District.  It is also shown below how this 

application generally aligns with the approval criteria and purpose of a PUD.  County code is listed in 

italic font and the applicant narrative is shown in bold font. 

 

4.2.6.   PUD, Planned Unit Development District 

(A)Purpose. The Planned Unit Development (PUD) district is a versatile zoning mechanism to 

encourage innovative and creative design and to facilitate a mix of uses including residential, 

business, commercial, and industrial, recreation, open space, and other selected secondary uses. This 

zoning district is established in accordance with C.R.S. §§ 24-67-101, et seq., to accomplish the 

following objectives. 

• To further the public health, safety and general welfare within El Paso County; 

• To permit adjustment to changing public and private needs and to foster the ability to provide 

development patterns which are more compatible with and effective in meeting such needs; 

• To improve the design, character and quality of new development with flexibility by varying lot size, 

building heights, setback controls and other site development requirements; 

• To encourage innovations in residential, commercial, and industrial development and renewal so 

that the growing demands of the population may be met by greater variety in type, design, and 

layout of buildings including mixed use and traditional neighborhood design and by the conservation 

and more efficient use of open space ancillary to said buildings; 

• To encourage more efficient use of land services reflecting changes in the technologies and 

economies of land development; 

• To provide housing of all types and designs to be located in proximity to employment and activity 

centers such as shopping, recreational, and community centers, healthcare facilities, and public 

transit; 

• To achieve development economies to minimize impacts on existing infrastructure and to 

encourage the most efficient use of public infrastructure while limiting the costs of providing services 
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and to reduce the burden on existing streets and utilities by more efficient development; 

• To promote layout, design and construction of development that is sensitive to the natural land 

form and environmental conditions of the immediate and surrounding area, including scenic vistas, 

natural features and environmental resources; 

• To ensure that provision is made for beneficial open space, to provide for active, usable open 

spaces, and to preserve open areas; 

• To encourage integrated planning systems to achieve the objectives of and to otherwise implement 

the stated purpose and intent of this Code and the Master Plan; 

• To create an integrated and fixed set of land use controls which allow multiple and mixed uses in 1 

coordinated development; and 

• To establish a basis for vested property rights for multi-year projects. 

Applicant response-This submittal provides innovative and creative design through the 

careful planning and structure of the layout.  It also includes a mix of uses including 

residential, business, commercial, recreation, and open space all designed into a cohesive 

and organized community with external buffering on the edges of the property (large buffers 

and 5 acre lots). By utilizing the PUD District, versus straight zoning, the design of this 

community is more creative, responds to the natural features better and includes a more 

robust open space and trails system. 

 

(D) Approval Criteria For PUD Zoning. The Planning Commission and BoCC shall determine that the 

following criteria have been met to approve a PUD zoning district: 

• The proposed PUD District zoning advances the stated purposes set forth in this Section; 

Applicant response-Yes, this submittal of PUD zoning fulfills the purpose of the County’s PUD 

District and produces a better overall designed community allowing various land uses with 

significant parks, open space and trails.  

• The application is in general conformity with the Master Plan; 

Applicant response-Yes, as described previously in this LOI, this application is in general 

conformance to the County Master Plan. 

• The proposed development is in compliance with the requirements of this Code and all applicable 

statutory provisions and will not otherwise be detrimental to the health, safety, or welfare of the 

present or future inhabitants of El Paso County; 

Applicant response-No, this application will not be significantly detrimental to the health, 

safety or welfare of present (i.e. surrounding neighbors) or future residents.  This application 

is in general compliance with the requirements of this Code and applicable statutory 

provisions.    

• The subject property is suitable for the intended uses and the use is compatible with both the 

existing and allowed land uses on the neighboring properties, will be in harmony and responsive with 

the character of the surrounding area and natural environment; and will not have a negative impact 

upon the existing and future development of the surrounding area; 

Applicant response-Yes, this application and property is suitable for the intended uses that 

are both existing around the property and proposed on-site.  Land use transitions are 

provided on the property edges and internally between uses.  For example, great efforts 

have been included in the design of the master plan with large landscape buffers and 5 acre 

lots on the perimeter to be compatible with existing and allowed land uses on the 

neighboring properties.  The proposed hotel is surrounded by golf course and existing trees 

allowing a natural buffer to exist around this facility.  This community is responsive to the 

character of the surrounding area and natural environment; and will not have significant 

impact upon the existing and future development of the surrounding area. 

• The proposed development provides adequate consideration for any potentially detrimental use to 

use relationships (e.g. commercial use adjacent to single family use) and provides an appropriate 
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transition or buffering between uses of differing intensities both on-site and off-site which may 

include innovative treatments of use to use relationships; 

Applicant response-Yes, this community master plan provides significant external buffers 

and appropriate land uses transitions. Additionally, buffers and transitions are provided 

internal to the site.  

• The allowed uses, bulk requirements and required landscaping and buffering are appropriate to 

and compatible with the type of development, the surrounding neighborhood or area and the 

community; 

Applicant response-Yes, the allowed uses, bulk requirements and required landscaping and 

buffering are appropriate and are very compatible to the surrounding neighborhood.  Large 

lots (+- 5 acres) are placed on the perimeter of the site mostly matching the surrounding 

estate lots.  Large buffers are placed along Black Forest Road and Hodgen Road. 

• Areas with unique or significant historical, cultural, recreational, aesthetic or natural features are 

preserved and incorporated into the design of the project; 

Applicant response-Yes, many natural features such as existing drainages are preserved and 

respected, thus providing open space and trail corridors for the future residents.  

• Open spaces and trails are integrated into the development plan to serve as amenities to residents 

and provide a reasonable walking and biking opportunities; 

Applicant response-Yes, significant open space, parks, trails and amenities are integrated 

into the plan which provide a reasonable walking and biking opportunities.  Most of the 

parks and trail are within a few minute walk of each lot. 

• The proposed development will not overburden the capacities of existing or planned roads, utilities 

and other public facilities (e.g., fire protection, police protection, emergency services, and water and 

sanitation), and the required public services and facilities will be provided to support the development 

when needed; 

Applicant response-A metro district has been approved by the County Board which will 

provide the major infrastructure for this project.  Additionally, the Black Forest Fire District 

and other emergency services will provide necessary support as the property falls within 

their District.   

• The proposed development would be a benefit through the provision of interconnected open space, 

conservation of environmental features, aesthetic features and harmonious design, and energy 

efficient site design; 

Applicant response-This community has been well-designed incorporating about 22% of the 

property in parks, trails and open space that is well interconnected.  Environmental features 

such as the major drainageways have been respected and set aside in open space that 

provide significant aesthetic features and a harmonious design overall. 

• The proposed land use does not permit the use of any area containing a commercial mineral 

deposit in a manner which would unreasonably interfere with the present or future extraction of such 

deposit unless acknowledged by the mineral rights owner; 

Applicant response-No mineral deposits are present on this property.  

• Any proposed exception or deviation from the requirements of the zoning resolution or the 

subdivision regulations is warranted by virtue of the design and amenities incorporated in the 

development plan and development guide; 

Applicant response-Yes, multiple conversations with County staff have occurred working 

through potential deviations, some have been removed completely while others have been 

designed with staff input to ensure it is warranted and acceptable to the County.  

• The owner has authorized the application. 

Applicant response-Yes, authorized agents and the applicant has signed the application.  

• Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with this Code and the ECM; 
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Applicant response-Yes, legal and physical access is provided to lots and parcels by public 

rights-of-way.  Some access points will be finalized at time of final plat, site development 

plan and construction document stage.  

• The proposed subdivision has established an adequate level of compatibility by (1) incorporating 

natural physical features into the design and providing sufficient open spaces considering the type 

and intensity of the subdivision; (2) incorporating site planning techniques to foster the 

implementation of the County's plans, and encourage a land use pattern to support a balanced 

transportation system, including auto, bike and pedestrian traffic, public or mass transit if 

appropriate, and the cost effective delivery of other services consistent with adopted plans, policies 

and regulations of the County; (3) incorporating physical design features in the subdivision to provide 

a transition between the subdivision and adjacent land uses; (4) incorporating identified 

environmentally sensitive areas, including but not limited to, wetlands and wildlife corridors, into the 

design; and (5) incorporating public facilities or infrastructure, or provisions therefore, reasonably 

related to the proposed subdivision so the proposed subdivision will not negatively impact the levels 

of service of County services and facilities; 

Applicant response-Yes, this application and submittal has provided an adequate level of 

compatibility as follows: 

1) FHN incorporates natural physical features such as the existing drainageways into the 

design and has provided about 22% of the site in park, open space and trails  

2) FHN has incorporated site planning techniques that encourage a land use pattern that 

allow autos, bikes and pedestrian traffic to easily circulate the community.  

3) Appropriate land use transitions have been provided as the hotel site (with flats and 

casitas) is surrounded by golf course.  Also, large landscape buffers are provided on Hodgen 

and Black Forest Road.  Additionally, large 5 acre lots are placed on the perimeter to 

provide a very good land use transition and compatibility to adjacent large estate lots. 

4) Environmentally sensitive areas, such as the major drainageways have been placed in open 

space.  

5) A metro district will construct most of the major infrastructure for this project that 

minimizes the impact to the County.   

• Necessary services, including police and fire protection, recreation, utilities, open space and 

transportation systems, are or will be available to serve the proposed subdivision; 

Applicant response-Yes, necessary services will be provided for this project.  

• The location and design of the public improvements proposed in connection with the subdivision 

are adequate to serve the needs and mitigate the effects of the development; 

Applicant response- Yes, a metro district will construct most of the major infrastructure for 

this project that minimizes the impact to the County.  Water and Sanitary services will be 

provided externally by either Cherokee Metro District or other districts in the region. 

• The subdivision provides evidence to show that the proposed methods for fire protection comply 

with Chapter 6 of this Code; and 

Applicant response-Yes, as currently designed, the community will meet Chapter 6 of the 

County Code, unless modified by PUD standards approved by the County Board. 

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code. 

Applicant response- The community will meet Chapter 6 of the County Code, unless modified 

by PUD standards approved by the County Board. 

 

19. Discussion regarding any community outreach completed or 

planned as part of the development. 
This review criteria closely duplicates item # 13 above.  Please refer to #13 for an analysis of how this 

criteria is met.   
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LOI Preliminary Plan Checklist Items 
El Paso County requires a PUD to demonstrate how the proposal meets the Criteria for Approval.  

Many of the criteria for the Preliminary Plan are duplicated within the PUD (zoning) review 

criteria checklist.  Therefore, those criteria are noted and reference numbers are provided 

pointing to the PUD (zoning) narrative to minimize duplication.     

1. Owner 
Land Owner:   PRI #2, LLC  

Developer:    Flying Horse Development, LLC  

Contact Person:   Mr. Drew Balsick 

Email:    DrewB@classichomes.com 

Telephone No.:   (719) 785-3237 

 

2. Applicant Name 
Company:    HR Green Development, LLC 

Contact Person:  Mr. Phil Stuepfert 

Email:   pstuepfert@hrgreen.com 

Telephone No.:  (720) 602-4941 

 

3. Property address 
5435, 5475 Old Stagecoach Road; 15268 Allen Ranch Road; Allen Ranch Road; Quartz Creek Drive; 

Holmes Road; 15380 Black Forest Road 

 

4. Property tax schedule number 
6136004002, 6136004001, 6136004038, 6136000003, 6136000005, 5100000437, 5131000001, 

5100000080 

 

5. Current Zoning of the Property 
The current zoning of the property is PUD (Planned Unit Development) that was approved per the 

Sketch Plan for up to 846 units including the 796 detached single-family units.  This application does 

not exceed the Sketch Plan total unit count and gross density.   

 

6. Discussion detailing the specific request and size of the area 

included in the request. 
See criteria # 6 explanation under the zoning section. 

 

7. Discussion identifying and acknowledging any applicable overlay 

zoning.  
See criteria # 7 explanation under the PUD (zoning) section. 

 

8. A summary of the proposed request and how it complies with 
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each of the Criteria of Approval in Chapter 7 of the Land 

Development Code and the Subdivision Design Standards in Chapter 

8. 
See criteria # 8 explanation under the PUD (zoning) section. 

 

9. Discussion summarizing how the proposed preliminary plan is 

consistent with the El Paso County Master Plan, including all 

applicable elements of the Master Plan (e.g., Water Master Plan, 

Parks Master Plan, etc.). 
See criteria # 10 explanation under the PUD (zoning) section. 

 

10. Discussion summarizing the provision of utilities. 
See criteria # 11 explanation under the PUD (zoning) section. 

 

11. Discussion summarizing any constraints, hazards, and potentially 

sensitive natural or physical features (e.g., wetlands, protected 

species habitat, floodplain, geological, etc.) within the area included 

within the request and how these areas will be incorporated into the 

development or otherwise mitigated. 
See criteria # 12 explanation under the PUD (zoning) section. 

 

12. Discussion regarding anticipated traffic generation and access, 

unless a separate traffic study is required and is being provided. 
See criteria # 14 explanation under the PUD (zoning) section. 

 

13. Discussion regarding the surrounding area and how the proposal 

fits within the context of the area and any potential impacts that 

may be caused by the proposed development. 
See criteria # 16 explanation under the PUD (zoning) section. 

 

14. Discussion summarizing all proposed public and private 

improvements, including onsite and offsite improvements, and the 

plan for ongoing ownership and maintenance of each improvement. 
The proposed roadways will be public rights-of-way including typical roadway sections, including 

urban local and collector roadways. These typical sections include asphalt pavement, curb and 

gutter, sidewalks, and future public stormwater infrastructure as needed. The roadway sections 

include typical public utilities such as wastewater main to be owned and maintained by Cherokee 

Metro District and water main to be owned and maintained by FAWA. Drainage and utility 

easements are sited for the continued maintenance of any utilities or drainage improvements 

outside of the typical right-of-way sections. Private improvements include the full spectrum 

detention ponds, as depicted on the Preliminary Plan and PDR.   Any storm infrastructure outside of 
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the public right-of-way is privately owned and maintained by a Flying Horse North Homeowners 

Association. 

 

 

15. A discussion detailing any proposed waivers and an analysis of 

how the requested waiver meets the approval criteria in Chapter 7 of 

the Land Development Code. 
There are no requested waivers.   

 

16. A discussion detailing any proposed or approved deviations from 

the County's Engineering Design Standards (e.g., Engineering Criteria 

Manual). 
HR Green Development has discussed potential deviations with County staff. The following 

deviations are anticipated at this time: 

1. Monument structures and ornamental landscaping within raised median roadways with 

widened public rights-of-way that will require license agreements and further review of the 

proposed infrastructure. 

2. Intersection spacing for access points to commercial Parcel No. 5. Review and approval of 

access to this parcel will be determined at the time of Site Development Plan for this site. 

3. Access spacing for commercial Parcel No. 6 with consideration for future land use and 

subdivision lot layout. At present, a single access point on Black Forest Road meets ECM 

criteria and additional access points will require a deviation. Consideration for the future 

alignment of Black Forest Road and the need for multiple access points, including one at 

Hodgen Road, is to be reviewed further at later date. 

4. Access spacing for commercial Parcel No. 1 (Permanent Clubhouse location) to be 

considered as the proposed access point would be too close to the Old Stagecoach Road 

roundabout located to the east of the parcel. Consideration for the need for secondary 

access for this parcel is to be reviewed by the County. 

 

17. Discussion summarizing any community outreach efforts by the 

applicant that have occurred or are planned as part of the request. 
See criteria # 19 explanation under the PUD (zoning) section. 

 

Preliminary Plan Review Criteria 
Listed below are the El Paso County review criteria (italic font) and the applicant response to how 

this FHN submittal meets those criteria. 

 

The BoCC shall find that: 

• The proposed subdivision is in general conformance with the goals, objectives, and policies of the 

Master Plan; 

Applicant response- As described in this LOI, FHN is in general conformance with the goals, 

objectives, and policies of the Master Plan 

 

• The subdivision is consistent with the purposes of this Code; 

Applicant response- As described in this LOI, FHN is consistent with the purposes of the EPC 

Code. 
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• The subdivision is in conformance with the subdivision design standards and any approved sketch 

plan; 

Applicant response- As described in this LOI, FHN is conformance with the subdivision 

design standards and the approved sketch plan. 

 

• A sufficient water supply has been acquired in terms of quantity, quality, and dependability for the 

type of subdivision proposed, as determined in accordance with the standards set forth in the water 

supply standards [C.R.S. § 30-28-133(6)(a)] and the requirements of Chapter 8 of this Code (this 

finding may not be deferred to final plat if the applicant intends to seek administrative final plat 

approval); 

Applicant response-FHN has will serve letters from CMD.  Final water findings will be 

determined at time of Final Plat. 

 

• A public sewage disposal system has been established and, if other methods of sewage disposal 

are proposed, the system complies with state and local laws and regulations, [C.R.S. § 30-28-133(6) 

(b)] and the requirements of Chapter 8 of this Code; 

Applicant response- FHN has will serve letters from CMD.  Additionally, the FHN Metro 

District will construct the sanitary system on-site to serve this community.  

 

• All areas of the proposed subdivision, which may involve soil or topographical conditions 

presenting hazards or requiring special precautions, have been identified and the proposed 

subdivision is compatible with such conditions. [C.R.S. § 30-28-133(6)(c)]; 

Applicant response-As described in this LOI, the property has no significant soil or 

topographic hazards.   

 

• Adequate drainage improvements complying with State law [C.R.S. § 30-28-133(3)(c)(VIII)] and the 

requirements of this Code and the ECM are provided by the design; 

Applicant response- Adequate drainage improvements are provided and comply with State 

law and the requirements of the EPC Code and the EPC Engineering Criteria Manual.  

 

• The location and design of the public improvements proposed in connection with the subdivision 

are adequate to serve the needs and mitigate the effects of the development; 

Applicant response- The FHN location and design of the public improvements proposed in 

connection with the subdivision are adequate to serve the needs and mitigate the effects 

of the development.  The FHN Metro District will construct many of the public 

improvements needed to serve the future residents. 

 

• Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with this Code and the ECM; 

Applicant response- Legal and physical access is provided via multiple access points 

provided connections to Highway 83, Hodgen Road and Black Forest Road.  Internal to the 

FHN community legal and physical access is provided to every parcel and lot. 

 

• The proposed subdivision has established an adequate level of compatibility by (1) incorporating 

natural physical features into the design and providing sufficient open spaces considering the type 

and intensity of the subdivision; (2) incorporating site planning  techniques to foster the 

implementation of the County's plans,  and encourage a land use pattern to support a balanced 

transportation system, including auto, bike and pedestrian traffic, public or mass transit if 

appropriate, and the cost effective delivery of other services consistent with adopted plans,  policies 
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and regulations of the County; (3) incorporating physical design features in the subdivision to provide 

a transition between the subdivision and adjacent land uses; (4) incorporating identified 

environmentally sensitive areas, including but not limited to, wetlands and wildlife corridors, into the 

design; and (5) incorporating public facilities or infrastructure, or provisions therefore, reasonably 

related to the proposed subdivision so the proposed subdivision will not negatively impact the levels 

of service of County services and facilities; 

Applicant response-As described in this LOI, FHN provides an adequate level of 

compatibility. 

 

• Necessary services, including police and fire protection, recreation, utilities, open space and 

transportation system, are or will be available to serve the proposed subdivision; 

Applicant response-As described in this LOI, necessary services, including police and fire 

protection, recreation, utilities, open space and transportation system, will be available to 

serve the proposed subdivision.   

 

• The subdivision provides evidence to show that the proposed methods for fire protection comply 

with Chapter 6 of this Code; and 

Applicant response- FHN has provided evidence to show that the proposed methods for 

fire protection comply with Chapter 6 of the EPC Code. 

 

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code 

Applicant response- FHN meets applicable sections of Chapter 6 and 8 of the EPC Code. 
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Flying Horse North Filing No. 3 Final Plat 
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number: #6 - F 
 
Presenter:   Ross Williams, Park Planner 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request for endorsement by HR Green Development, LLC., on behalf of PRI #2, 
LLC., for approval of the Flying Horse North Filing No. 3 Final Plat.  This filing was 
included in the Flying Horse North Preliminary Plan, endorsed in January 2018, then 
included as part of the 2022 submittal of the Flying Horse North Sketch Plan, which was 
endorsed by the Park Advisory Board in June 2022.   Filing No. 3 Final Plat includes 50 
rural residential, non-urban density, single-family lots over 166.4 acres, with a minimum 
lot size of 2.5 acres. The property is located immediately north of Black Forest Regional 
Park, bounded by State Highway 83 on the west, Black Forest Road on the east, and 
Hodgen Road to the north.  
 
The 2022 El Paso County Parks Master Plan shows no impacts to existing or proposed 
parks, trails, or open space.  The aforementioned Preliminary Plan and Sketch Plan 
showed impacts to the Fox Run Primary Regional Trail, which traverses generally north-
south through the eastern portion of the Flying Horse development, but this particular 
filing is located to the west and north of the trail alignment. 
 
While Filing No. 3 Final Plat does not include open space beyond 4-acre Tract A, the 
2018 Flying Horse North Preliminary Plan and 2022 Sketch Plan both proposed a 
dedication of open space that exceeded the 10% minimum requirement by providing 
over 200 acres, or approximately 22% of the site, as open space. These included a 
fitness center adjacent a large community park, numerous neighborhood parks, no-build 
zones along local drainageways, approximately 2.8 miles of the proposed Fox Run 
Regional Trail, and approximately 4.5 miles of interconnected neighborhood trails.  
 
As no park land or trail easement dedications are necessary for this particular filing, staff 
recommends regional park fees in lieu of land dedication. 
 
Recommended Motion (Filing No. 3 Final Plat):  
 
The Park Advisory Board recommends that the Planning Commission and the Board of 
County Commissioners include the following condition when considering and/or 
approving the Flying Horse North Filing No. 3 Final Plat: require fees in lieu of land 
dedication for regional park purposes in the amount of $25,250 to be paid at time of the 
recording of the Final Plat.  
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 PCD Reference #: 166.40
50

 Applicant / Owner:  Owner's Representative: 0.75
2
2
PUD
PUD

NO

Neighborhood: 0.00
0.970 Community: 0.00
0.970 0.00

Neighborhood: $0
$25,250 Community: $0

Total Regional Park Fees: $25,250 $0

 Staff Recommendation:

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):

     Urban Park Area: 2

     Urban Park Area: 2
0.00375 Acres x 50 Dwelling Units =
0.00625 Acres x 50 Dwelling Units =

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following condition when considering and/or approving the Flying Horse North Filing No. 3 Final Plat: 
require fees in lieu of land dedication for regional park purposes in the amount of $25,250 to be paid at time of 
the recording of the Final Plat. 

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 50 Dwelling Units =

Regional Park Area: 2

$505 / Dwelling Unit x 50 Dwelling Units =
$119 / Dwelling Unit x 50 Dwelling Units =
$184 / Dwelling Unit x 50 Dwelling Units =

Colorado Springs, CO 80919

 Name: Flying Horse North Filing No. 3 Final Plat

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS

Regional Park land dedication shall be 7.76 acres of park land per 1,000 
projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban nature.  

This category of development includes residential uses with densities of more than one 
dwelling unit per 2.5 acres.

Phil Stuepfert
6385 Corporate Drive, Suite 200

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

HR Green Development, LLC.

1975 Research Parkway, Suite 230

December 13, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Recreation and Cultural Services                                                

Parks Planning  -  Environmental Services  -  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

Colorado Springs, CO  80920

SF-23-026
Final Plat

PRI #2, LLC.
Drew Balsick

Application Type: 
Total Acreage: 

Total # of Dwelling Units: 
Dwelling Units Per 2.5 Acres: 

Regional Park Area: 
Urban Park Area: 

Existing Zoning Code: 
Proposed Zoning Code: 
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F L Y I N G   H O R S E   N O R T H 
F I N A L   P L A T   S U B M I T T A L – 

Filing No. 3 

 

Letter of Intent 

November 22, 2023 

 

 

 

 

 
 
 
 
 

Owner: 
Flying Horse Development, LLC 

 
Applicant: 

HR Green Development, LLC 
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Introduction 
The entire Flying Horse North community (hereafter called FHN) is approximately 1,459 acres in total 
with part of the property already constructed including the Filing 1 estate lots and a private golf course.   
The Flying Horse Development, LLC (owner) desires to develop a portion of the subdivision located at 
the south end of Allen Ranch Road due south and west to Quartz Creek Drive, adjacent to the existing 
golf course and Filing No. 1 existing lots.  
 
The area of proposed development is to be formally platted as Filing No. 3. The filing is approximately 
166.4 acres and is to include 50 residential single-family rural estate lots of 2.5-acre minimum size per 
lot.  The filing also contains three 60’ public rights-of-way including a stretch of local urban roadway. 
Most of the development consists of local rural roadways in the area of the single-family community. 
The northeast connection to the existing Allen Ranch Road roadway near the existing Clubhouse 
stretches due south to the FHN property boundary and is east of a future filing planned a future luxury 
hotel site, casitas development area, and condominium development area. However, these future 
plans are not included within Filing No. 3. The connection to Filing No. 1 is to Quartz Creek Drive 
located to the southwest of the FHN property boundary. 
 
The FHN team is submitting a Final Plat application with the associated documents and reports and is 
requesting approval of all submitted items including: 

• Letter of Intent (hereafter called LOI) by HR Green Development, LLC 
• Final Drainage Report by HR Green Development, LLC 

• Construction Documents by HR Green Development, LLC 
o Construction Drawings 
o Grading & Erosion Control Plan and Checklist 
o Stormwater Management Plan & Checklist 
o Stormwater Detention & Infiltration Design Data 

• Fire Commitment Letter provided by Black Forest Fire Protection District 

• Fire Protection Report by HR Green Development, LLC. 

• Legal Description, Easements, and Closure Sheets by Edward James Surveying 

• Final Plat by Edward James Surveying 
• Traffic Impact Study by SM ROCHA, LLC 
• Geology and Subsurface Soils Investigation by Entech 
• Onsite Wastewater Treatment System Report by Entech 
• Preliminary Wetland Delineation Report including Noxious Weed Management Plan and 

Impact Identification Report by Bristlecone Ecology 
• Natural Features Report by Bristlecone Ecology 
• Forestry Management Plan by Bristlecone Ecology 
• Wildland Fire & Hazard Mitigation Plan by Bristlecone Ecology 
• Water Resources and Wastewater Disposal Report by HR Green Development, LLC 
• Water Supply Information Summary 
• Will serve letters from Black Hills Energy and Mountain View Electric Association (MVEA) 
• All applicable El Paso County Plat, Engineering, and Planning Application Forms, including: 

o Adjacent Property Owner Notification 
o Application/Petition Form 
o Vicinity/Location Map 
o Mineral Rights Certification 
o Erosion and Stormwater Quality Control Permit Application 
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o PDB/BMP Operations & Maintenance Manual 
o Subdivision Summary Sheet 
o Financial Assurance Form 

• Legal Documents provided by the Owner and/or El Paso County, including: 
o Subdivision Improvement Agreement 
o Declaration of Covenants 
o HOA Articles of Incorporation and Bylaws 
o Secretary of State Certification 
o State Water Finding 
o County Attorney Water Finding 

 
The format of this document follows the Final Plat checklist and also addresses each of the Final Plat 
Criteria for Approval.   

 
 

LOI CHECKLIST ITEMS 
El Paso County’s Final Plat Review Criteria are also listed throughout the LOI.  Each item listed below 
are addressed when relevant subjects are discussed.  This LOI provides description on how FHN has 
met each Review Criteria. 

 
1. Owner Information 
Owner: 
Company:    PRI #2, LLC. 
Contact Person:   Mr. Drew Balsick 
Email:    DrewB@classichomes.com 
Telephone No.:   (719) 785-3237 

 
Applicant 
Company:    HR Green Development, LLC 
Contact Person:  Mr. Phil Stuepfert 
Email:   pstuepfert@hrgreen.com 
Telephone No.:  (720) 602-4941 
 

3. Property Address 
The current zoning of the property is PUD (Planned Unit Development) with the previous plan 
showing 2.5 acre lot size. 
 

4. Property Tax Schedule Nos. 
The following properties are included in this filing: 
Schedule No. 6136000005 
Schedule No. 6136000003 

 

5. Current Zoning of the Property 
The current zoning of the property is PUD for 2.5 acre lots and is to remain zoned PUD for Filing No. 3.  
No zone change is requested. 
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6. A Discussion Detailing the Specific Request and Size of the Area 
Included in the Request 
The specific request of Filing No. 3 is approximately 166.4 acres with 50 single-family residential estate 
lots of a minimum 2.5-acres per lot and 60’ rights-of-way that are both rural and urban local sections.  
The request is for approval of a final plat and construction documents. 
 

7. A Discussion Identifying and Acknowledging Any Applicable Overlay 
Zoning (e.g., CAD-O, etc.) 
There are no overlay zone applicable to this filing. The zoning of the property is currently PUD and is 
zoned for 2.5 acre lots. 
 

8. A Summary of the Proposed Request and How It Complies with Each 
of the Criteria of Approval in Chapter 7 and the Subdivision Design 
Standards in Chapter 8 of the Land Development Code 
Flying Horse North Filing No. 3 conforms to the following goals and Policies of the El Paso County Policy 
Plan. 
 
The purpose and intent of the Filing No. 3 Final Plat Application is considered a holistic application that 
is in conformance with County policies and standards to be applied comprehensively. Evaluation of all 
applicable policies are stated below and land use decisions to be consistent throughout the filing have 
been made. 
 
Policy 2.1.11 Encourage approaches to natural system preservation and protection which also 
accommodate reasonable development opportunities.   
The development pattern respects many of the existing trees and the road layout is designed to 
minimize significant changes in existing topography. 
 
Policy 2.2.3 Evaluate the impact from proposed developments on watersheds and wildlife habitat with 
appropriate government agencies early in the development process.   
The Final Drainage Report, the Fire Report, and the Wildlife Impact Assessment address this policy. 
 
Policy 2.2.10 Encourage the preservation of open space in the design of subdivisions.   
The proposed plat is for 2.5 acre lots so the open space planned is beyond the County requirement of 
10%. 
 
Policy 2.3.1 Preserve significant natural landscapes and features.   
The most significant natural feature of the site is the Ponderosa Pine forest.  These features are 
respected in the layout of the roads and lots.  Building envelopes will be placed on each lot that is ideal 
for a homesite with the intent to minimize cut and fill where feasible.. 
 
Policy 2.3.7 Encourage the mitigation of visual impacts caused by construction including road cuts, utility 
lines, outside storage, water tanks and building scale.   
The large 2.5 acre estate lots conform to this policy. Preservation of ponderosa pine trees from the 
forested area into the grasslands has been provided where feasible except for the grading of the road 
corridors and immediate surrounding area as needed to accommodate roadside ditches and 
stormwater conveyance. 
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Policy 2.3.8 Encourage incorporating significant natural landscapes and waterways into parks and open 
space where feasible.   
The existing natural tertiary drainage ways are to be reinforced for erosion and sediment control and 
remain undisturbed within open space areas and on the lots. 
 
Policy 3.1.8 Promote water supply systems and augmentation arrangements which maximize the 
effective use of near-surface ground water supplies without jeopardizing existing water rights or 
established wells.   
This development meets the 300 year water supply requirement and has limited all property owners 
to 0.7 ac-ft per year per lot. The lots will be annexed into the Flying Horse North Homeowners 
Association. The FHN HOA has water dedicated and recorded to allow for wells on these lots.  
 
Policy 3.3.6 Evaluate the consequences of surface water from new development including run off of 
natural soils, as chemical compounds that may result from the proposed uses including pesticides, 
herbicides and hydrocarbons.   
Full spectrum detention is being utilized to address this policy.  Detention ponds will include water 
quality control. 
 
Policy 4.1.1 Support a systematic inventory to identify and categorize historic sites, structures, and 
artifacts.   
An inventory of cultural features was performed as a part of the approved Sketch Plan application 
that Filing No. 3 falls within those studies – none of these features exist on this filing. 
 
Policy 6.1.6 Direct development toward areas where the necessary urban-level supporting facilities and 
services are available or will be developed concurrently.   
While this is a rural subdivision, it will be served with urban fire protection services by the Black Forest 
Fire Protection District. This filing is within this District. 
 
 
Policy 6.1.11 Plan and implement land development so that it will be functionally and aesthetically 
integrated within the context of adjoining properties and uses.   
Filing 3 is a very similar approach to Filing 1 and compliments it very well as the proposed 2.5 acre lots 
match the existing 2.5 acre lots throughout Filing 1. 
 
 
Policy 6.1.14 Support development which compliments the unique environmental conditions and 
established land use character of each sub-area of the County.  
The proposed 2.5 acre lots on Filing 3 compliment the existing 2.5 acre lots within Filing 1. 
 
Policy 6.2.2 Promote the unique identity of neighborhoods through the use of focal points, parks, trails 
and open spaces, preservation of significant natural features, compatible location and design of mixed 
uses, and promotion of pedestrian and other non-motorized means of travel.   
The focal point of Flying Horse North is the proposed golf course, which is outside of this filing.  
 
Policy 6.2.3 Encourage land use planning and design approaches which create or reinforce the 
neighborhood concept.   
Upon development of this property, Flying Horse North Filing 3 will be seen as a unique rural 
residential neighborhood that compliments the existing Filing 1 development. 
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Policy 6.2.7 Utilize the PUD (Planned Unit Development) zone district approach to allow for the 
accommodation of neighborhood-oriented design features.  
The property has been zoned PUD for 2.5 acre lots.  No rezoning is requested. 
 
Policy 6.2.10 Utilize buffer zones to promote mutually compatible transitions between neighborhoods 
and adjoining development with differing uses or densities.   
Transitions are internal to the project since the densities of adjacent properties match Filing 1 of Flying 
Horse North.  
 
Policy 8.2.1 Encourage implementation of the County’s Parks, Trails and Open Space Master Plan.   
The County trails element of the Park Plan is reflected in the approved Sketch Plan and is a part of 
various areas of Flying Horse North.  This filing will provide a connection to the greater trail system in 
Filing 1 and future filings as shown on the approved Sketch Plan. 
 
Policy 8.3.1 Encourage development plans which appropriately incorporate parks, trails and open space 
into their design.   
The Preliminary Plan incorporates the County planned trail, and detention areas. 
 
Policy 11.1.2 Encourage an approach based on the entire watershed, to flood protection which 
incorporates a combination of on-site, sub-regional and regional retention and detention facilities to 
effectively reduce negative downstream impacts including erosion, flooding, channel and water quality 
degradation.   
The drainage plan uses full spectrum approach while providing required stormwater quality within 
these facilities.  
 
Policy 11.1.14 Require development plans to effectively address both quantitative and qualitative 
impacts of drainage within the project site.  
The Drainage Plan addresses this policy and meets all requirements per the DCM.   
 
Policy 11.3.1 Where feasible, support the use of natural or naturalistic drainage approaches rather than 
hard line solutions.   
The Drainage Plan addresses this policy with the use of grass buffers and swales adjacent to the 
roadways. 
 
Policy 11.3.4 Promote the effective use of innovative short and long term strategies including sediment 
ponds, buffer strips, and constructed wetlands as a means of reducing peak flows and improving storm 
water quality.   
The Drainage Plan addresses this policy and incorporates the use of such facilities.   
 
Policy 11.3.5 Protect the integrity of wetlands, riparian areas and associated wildlife habitat through a 
combination of careful land development and drainage system design.  
The Drainage Plan addresses this policy.   
 
Policy 11.3.6 Encourage the effective use of control measures to mitigate the short and long term 
erosion impacts of development.  
The Drainage Plan addresses this policy by utilizing the improvements mentioned above.  
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Policy 11.4.1 Strongly discourage land use development from locating in floodplains.   
No development will occur in the floodplains. 
 
Policy 11.4.2 Strongly discourage land use development from locating in areas below dams, spillways, 
and levees that would require the State Engineer to upgrade the classification of these structures.   
No structures in such areas are proposed and no State Engineer review is required for the proposed 
infrastructure within the filing. 
 
Policy 11.4.8 Encourage “prudent line” approaches which adequately set structures back from 
floodplain boundaries, especially in areas which may be prone to bank erosion.   
The site plan layout and design along with drainage design addresses this policy. 
 
Policy 12.1.3 Approve new urban and rural residential development only if structural fire protection is 
available.   
This site is located within the Black Forest Fire Protection District.  
 
Engineering related design items are listed below with a brief description of how they are being addressed 
for this application: 
 
DRAINAGE: An MDDP was prepared by HR Green Development in 2022 and was approved by the 
County. A FDR/PDR was prepared by Classic Consulting Engineers & Surveyors for the Filing No. 1 and 
future plans for the Filing No. 3 area. A Final Drainage Report for this Filing No. 3 was prepared by HR 
Green Development and is included in this Final Plat Application. 
 
GRADING AND EROSION CONTROL PLAN:  HR Green Development has prepared a Grading and Erosion 
Control plan for the portions of the site for which an Early Grading Permit is requested. 
 
TRAFFIC:  A Traffic Impact Analysis has been prepared by SM Rocha, LLC. and is included in this submittal 
as a separate document specific to Filing No. 3. 
 
MINERAL DEPOSITS: Entech Engineering, Inc. has evaluated the site for the presence of commercially 
viable mineral deposits and has found that such deposits are either absent or are not commercially 
viable.    
 

9. A discussion summarizing the Final Plat consistency with Any 
Applicable Preliminary Plan and the Associated Zoning District 
Standards 
The Final Plat for Filing No. 3 is consistent with the County approved PUD Zoning (2.5 acre lots) for that 
includes this filing’s boundary. The Filing is also consistent with an approved Master Development 
Drainage Plan Report developed by HR Green Development, LLC. and approved by the County in 
September of 2022. The Filing is also consistent with a FDR/PDR developed by Classic Consulting 
Engineers & Surveyors, approved by the County in 2018. 
 

10. A discussion detailing provision of utilities, including any proposed 
phasing. 
Districts and Utility Entities Serving the Property 
Natural Gas – Black Hills Energy.  Will Serve Letter included in application 
Electricity – Mountain View Electric.  Will Serve Letter included in application. 
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Fire - Black Forest Fire Protection District.  Will serve letter included in the application. 
Schools –Academy School District No. 20.  Neither School District has requested a school site. 
El Paso County Conservation District 
 
Filing No. 3 consists of 50 single-family residential estate lots of minimum 2.5-acres per lot qualifying for 
the use of a water well and onsite wastewater treatment systems (septic) for each individual lot. Well 
and septic are to be constructed for each lot and no water main nor sanitary sewer within the public 
rights-of-way are proposed. Electric is proposed within the filing with provided 10’ electric easements. 
Natural gas is proposed within the filing and to be sited per Black Hills Energy design plans, anticipated 
to be within the right-of-way. The lots will be annexed into the FHN HOA. 
 
There is no construction phasing for Filing No. 3 at this time and construction sequencing of the roadway 
with temporary turnarounds at any termination points during construction sequencing is to be installed. 
and private storm sewer is to be constructed during the interim phase of construction for the filing. 
 

11. A discussion detailing any constrains, hazards, and potentially 
sensitive natural or physical features (e.g., wetlands, protected 
species habitat, floodplain, geological, etc.) within the Area Included 
within the request and how these areas have been incorporated into 
the development or will otherwise be mitigated. 
The Final Plat for Filing No. 3 is consistent with the County approved PUD zoning (2.5 acre lots) for the 
greater Flying Horse North subdivision that includes this filing’s boundary. The Filing is also consistent 
with an approved Master Development Drainage Plan Report developed by HR Green Development, 
LLC. and approved by the County in September of 2022. The Filing is also consistent with a FDR/PDR 
developed by Classic Consulting Engineers & Surveyors, approved by the County in 2018. 
 

12. A discussion detailing anticipated traffic generation and access, 
unless a separate traffic study is required and is being provided. 
A Traffic Impact Letter is included in the Final Plat application which speaks to the traffic generation 
associated with Filing No. 3 and its impacts to surrounding accesses, both existing and future. 
 

13. A discussion detailing the proposed payment of the County’s Road 
Impact Fee (e.g., inclusion into a PID, payment at time of building 
permit, etc.) 
The Road Impact Fee for Filing No. 3 is to be paid at the time of building permit. It is anticipated that the 
time of construction may not commence for several years, and as such, the requirement to pay the 
impact fee is proposed to be at the time of construction. 
 

14. A discussion detailing all proposed public and private 
improvements, including onsite and offsite improvements, and the 
plan for ongoing ownership and maintenance for each improvement. 
The proposed roadways within Filing No. 3 are 60’ public right-of-way including typical roadway sections, 
both local urban and local rural. These typical sections include asphalt pavement, curb and gutter, 
sidewalks, and/or roadside swales. Drainage and utilities easements are sited for the continued 
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maintenance of any utilities or drainage improvements outside of the typical 60’ right-of-way sections. 
Private improvements include the full spectrum detention ponds, Pond A and Pond B including their 
stormwater infrastructure that are sited outside of the rights-of-way and easements. Public storm sewer 
is included within the local urban right-of-way to the east of the filing and any storm infrastructure 
outside of the public right-of-way is privately owned and maintained by the Flying Horse North 
Homeowners Association. 
 

15. A discussion detailing any proposed waivers and an analysis of 
how the requested waiver meets the approval criteria in Chapter 7 of 
the Land Development Code that were not otherwise approved with 
any applicable preliminary plan. 
There are no requested waivers associated with this Final Plat application for Filing No. 3. 
 

16. A discussion detailing any proposed or approved deviations from 
the County’s Engineering Design Standards (e.g., Engineering Criteria 
Manual) that were not otherwise presented with any applicable 
preliminary plan. 
The Final Plat application includes a memorandum describing the aquifer water rights owned outright 
by the Flying Horse North Home Owners Association which manages water use for its members.  There 
are no other requested deviations associated with this Final Plat application for Filing No. 3. 
 

17. A discussion summarizing any community outreach efforts by the 
applicant that have occurred or are planned as a part of the request. 
Outreach efforts were made during the Sketch Plan process which includes the Filing No. 3 single-family 
residential area that did not require a zoning change or any deviations from County zoning ordinances.  
 

Reports Included by Reference  
Soil, Geology, Geologic Hazard, and Wastewater Study, Flying Horse North Filing No. 3 by Entech 
Engineering, Inc.  
Flying Horse North Filing No 3 Traffic Impact Study by SM Rocha, LLC. 
Natural Features Report by Bristlecone Ecology 
Forest Management and Fire Mitigation Report by Bristlecone Ecology 
Noxious Weed Management Plan by HR Green Development 
Preliminary Drainage Report for Flying Horse North Preliminary Plan by Classic Consulting Engineers & 
Surveyors 
Final Drainage Report for Flying Horse Filing No. 3 by HR Green Development 
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El Paso County Park Advisory Board 

Agenda Item Summary Form 

Agenda Item Title:  

Agenda Date:  

Agenda Item Number: 

Presenter:  

Information:    

2024 Action Plan 

December 6, 2023 

# 7 - A 

Todd Marts, Executive Director of Community Services 

Endorsement: X 

Background Information: 

The Park Advisory Board annually considers and / or endorses the upcoming year’s 
Action Plan at the December meeting.  

Please find attached the proposed 2024 Community Services Department Action Plan 
that includes specific objectives that will be completed by our respective divisions to 
address El Paso County’s mission, vision and goals.   

Recommended motion: 

Move to endorse the 2024 Action Plan.  
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2024 Action Plan Page 2 
 

INTRODUCTION 
 
The 2024 Community Services Department Action Plan includes specific objectives that will be 
completed by our respective divisions to address El Paso County’s core principles, vision, 
purpose, values, and objective.   
 
Core Principles 

1. LOW TAXES -LOW COSTS 
Our community prefers low taxes and limited government that focuses on providing 
essential and cost-effective public services.  

2. QUALITY PUBLIC SERVICES 
To consistently deliver high-quality services, we standardize, innovate, measure, 
remove waste, continually improve, collaborate, and tell our story. 

3. TRUST THROUGH TRANSPARENCY 
We build community trust by transparently publishing data and analytics on our 
finances, the condition of infrastructure, and our progress towards our strategic 
objectives. 

 
Vision 

El Paso County will be a trusted regional leader known for excellence in county service 
delivery. 

 
Purpose 

We provide essential public services to the Pikes Peak region in support of our residents, 
businesses, and communities, enhancing the freedom for all to thrive. 

 
Values 

1. SERVICE FOCUSED 
We make a difference in our community by serving the residents of El Paso County. 

2. ACCOUNTABLE 
We are responsive to community needs. We are good stewards of County resources. 

3. COLLABORATIVE 
We foster a county government that works for all. We inspire employees to 
passionately give their best while leveraging community partnerships for the 
meaningful benefit of our residents. 

4. TRUSTWORTHY 
We listen to our community and act with honesty and respect in our interactions with 
co-workers and those we serve. We adhere to laws, policies, procedures, and 
professional standards. 

5. TRANSPARENT 
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ENVIRONMENTAL DIVISION 

 
Household Hazardous Waste Facility (HHWF)   
 

1. Offer a Very Small Quantity Generator (VSQG) program to local businesses.   
To better serve our community, provide limited hazardous waste consolidation and disposal 
services to businesses within El Paso and Teller counties that meet the state definition of a 
very small quantity generator (VSQG) of hazardous waste. There will be a fee for this service.  
 

2. Eliminate the Appointment System  
Provide a more convenient and less restrictive drop-off experience for El Paso and Teller 
County citizens. Return to stated hours of operation. Schedule technicians appropriately and 
provide a smooth and enjoyable encounter.  
 

3. Assist neighboring Counties with Household Hazardous Waste 
Many of the Counties and jurisdictions surrounding El Paso do not provide a program for 
proper hazardous waste disposal. Offer intake of materials from households of neighboring 
counties with a fee to recover cost-of-services.  
 

4. Reuse Program  
Return a limited reuse material program to serve citizens and keep paint and materials out of 
the landfill and out of groundwater. The best way to dispose of certain products is to use them 
up as they were originally intended to be used, which is just what this program does. And, of 
course, it's free to El Paso and Teller County residents.   
 

Natural Resources   

1. Update Paint Mines Plant Surveys 
Compile plant transect data from the September 2023 Paint Mines vegetations survey. Analyze 
trends and new developments and prepare a report for Palmer Land Trust Conservancy. 

2.   Update the ARC GIS Pro Maps in each Conservation Easement   
Over the years of data collection, the conservation easement maps have developed glitches. 
Update all maps map or layers based on new requirements or additional information. 
 
Noxious Weeds 
 

1. Update the El Paso County Noxious Weed Book  
This booklet is a favorite of citizens and lists the most common noxious weeds found in El Paso 
County and their controls as recommended by the Colorado Department of Agriculture (CDA).  
Update the book to reflect the most recent Noxious Weeds in listed under the Colorado Noxious 
Weed Act 
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RECREATION AND CULTURAL SERVICES DIVISION 

196



2024 Action Plan Page 5 
 

 
 

PARK OPERATIONS DIVISION  
 

1. Hammock Post Design and Installation 
Develop plans and specifications for designated hammock posts in County regional parks to 
provide park patrons the opportunity to utilize hammocks in parks.     

 
2. Stratmoor Valley Forestry  

Mastication of 36 acres along Fountain Creek and the Fountain Creek Regional Trail near 
Stratmoor Valley Park.  
 

3. Pineries Open Space Mountain Pine Beetle (MPB) Assessment 
Assess current Mountain Pine Beetle conditions in Pineries and develop treatment plan if 
needed.   

 
4. Pineries Open Space Forestry 

Masticate dead, burnt timber in the SW corner of the property for future trail development 
and park patron safety.   
 

5. Vegetation Management 
Expand pre-emergent vegetation management program to control vegetation in landscape 
beds and areas we want to remain clean of weeds and undesirable vegetation.   
 

6. Homestead Ranch Regional Park Playground Improvements 
Remove and replace the poured-in-place (PIP) safety surfacing.   
 

7. Fox Run Regional Park Entrance Improvements – Stella Drive 
Remove existing vegetation and renovate entry landscape island. 
 

8. Pineries Open Space Drainage Improvements 
Install puncheons / boardwalks across 3 – 4 drainages. 
 

9. Bear Creek Dog Park Trail Improvements 
Grading and trail surfacing improvements within the dog park.   
 

10. Bear Creek Regional Park Entrance Improvements – Argus Drive 
Remove existing vegetation and renovate entry landscape island. 
 

11. Bear Creek Regional Park Bridge Improvements 
Renovate existing foot bridge across Bear Creek near the Park Administration Building.  The 
wood decking and railings need replacement due to age and weathering.      
 

12. Homestead Ranch Regional Park Facility Improvements 
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Paint pavilions and restroom / shop facility.   
13. Fairgrounds Audio Improvements   

Perform an assessment of current audio system, develop new design and upgrade the audio 
system.  Project will be a phrased approach if needed based on available needs and funding.   
 

14. Fountain Creek Regional Park Landscape Improvements 
Renovate the main parking lot landscape beds near large pavilion.   
 

15. Fountain Creek Regional Park Entry Improvements 
Install new El Paso County Parks entry sign and new rules signage. 
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PARK PLANNING DIVISION 
 

1. Fountain Creek Regional Park Sidewalks, ADA, Parking Improvements 
Planned work includes completing parking lot, sidewalk, and ADA improvements around the 
Duckwood active use area. El Paso County received a Community Development Block Grant to 
fund ADA access to the Fountain Creek Nature Center which will include reconstruction of the 
main entrance and ramp between the parking lot and building. 
 

2. Fox Run Nature Center 
The design of the Fox Run Nature Center will continue into 2024. This includes development of 
plans and specifications for the building, tower, canopy walk, and surrounding site. The capital 
fundraising campaign and community outreach will also continue. Partnerships and grant 
opportunities will also be pursued. 

 
3. Fox Run Regional Park Improvements 

Design to replace the Oak Meadows and Pine Meadows restroom was completed in 2023. 
Planned 2024 work includes converting the restrooms to flushable facilities, building updates, 
and ADA improvements. Surrounding sidewalks will also be improved.  
 

4. Homestead Ranch Regional Park Improvements 
This project includes grading poor condition trails and construction of drainage structures in 
key areas. Site grading around the main building and stormwater improvements will also be 
completed. 
 

5. Paint Mines Interpretive Park Master Plan 
In recent years the number of visitors to the park has increased leading to several 
management challenges which include vehicle congestion, user-created social trails, climbing 
on the formations, and overall site degradation. In response to these challenges, the County is 
looking to create a master plan which will provide a long-term plan to manage park visitors 
while also protecting the formations.   
 

6. Pineries Open Space Phase II Trail Construction 
This project includes the development of a single-track trail loop in the southwest area of the 
open space totaling approximately 3.5 miles. This work will be completed in conjunction with 
planned forestry work.  
 

7. Santa Fe Open Space Trail Construction 
The first phase of trail construction was completed in 2022 and included 1.75 mile of single-
track trail. This project includes construction of an overlook trail and meadow loop trail which 
will total approximately 0.50 miles. 
 

8. Ute Pass Regional Trail Phase II Construction 
This project includes construction of a 1.5-mile portion of the Ute Pass Regional Trail from 
Winnemucca Road to Fountain Avenue. The design package is under final revisions and is 
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anticipated to be completed in early 2024. This project is a partnership between El Paso 
County and the Colorado Department of Transportation. 
 

9. June 2023 Flood Repairs 
Damage to several park locations was incurred from June 2023 storms. Coordination with 
Federal Emergency Management Agency (FEMA), and Natural Resources Conservation Service 
(NRCS) is ongoing. Project scopes, budgets, and timelines will be developed in 2024. 
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Colorado State University EXTENSION 
 

For over 100 years, CSU Extension has been providing reliable, researched-based information, 
resources, and educational programing to support communities across Colorado including El 
Paso County. This is accomplished by our 3 main principles to: 

• Educate: Engaged teaching, providing consultation, and technical assistance.  
• Create: Applied, participatory research, and engaged scholarship.  
• Connect: Community and partner co-created, inclusive engagement. 

 
1. Horticulture Programing will: 
• Increase volunteer program by 30% for the Colorado Master Gardener Program in El Paso 

County to collaborate with more community partners and provide more services. 
• Apply for grants for native plant demonstration garden and collaborate with El Paso 

County Parks department for installation should funding be secured. 
 
2. Food Systems and Natural Resources will: 
• Increase program offerings in Food System Work Force Development by a minimum of 

50%. 
 
3. Family and Consumer Science will: 
• Increase small business development program certifications by 20% for the Colorado 

Cottage Foods Small Business Program. 
• Increase in chronic disease prevention and mental health quality of life programming by 

30% in El Paso County. Providing these services through collaboration with county, city, 
and nonprofit resources.  

 
4. Youth Development/4-H will: 
• Increase 4-H Youth Development Club Program membership by 5% 
• Increase 4-H Youth Development Programing by other delivery modes such as school 

enrichment, camps and other community programs by 25% while increasing our 
audience/program participants diversity (Race, Ethnicity and Gender) to better represent 
the county’s demographics by reaching 80% parity representation. 

• Increase 4-H entries in the county fair by 5% 
 
5. Agriculture/Small Acreage Management will: 
• Demonstrate that 60% of program participants have gained knowledge, changed 

behavior and/or experienced a positive impact due to their involvement in CSU 
Extension programing. 

 
6. Community Development will: 
• Seek out 2-3 new partnerships to increase collaborations from the community and or stakeholders. 
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El Paso County Park Advisory Board 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: El Paso County Parks and Community Services Park Land 

Agreement Program Guidelines   
 
Agenda Date:   December 13, 2023 
 
Agenda Item Number: #7 - B 
 
Presenter:   Jason Meyer, Parks Planning Manager 
     
Information:   Endorsement:    X 
 
Background Information: 
 
El Paso County Parks and Community Services Department offers a program to land 
developers designed to promote the development and implementation of the El Paso 
County Parks Master Plan. The Park Land Agreement Program provides certain credits 
against required park development fees for the establishment of regional park land or 
open space, park site development, or construction of master-planned regional trails.  
 
The department desires to categorize these agreements into three types: (1) Regional 
Park Land Agreements, (2) Regional Trail Agreements, and (3) Urban Park Land 
Agreements. Each type of agreement may be an option for applicants through the 
entitlement process with each intended to be flexible to meet the needs of any particular 
project. Any such individualized agreement shall be memorialized between El Paso 
County and the applicant during the land development review process and will be 
subject to final approval by the BoCC. 
 
The Community Services Department requests consideration and / or approval of the 
attached Park Lands Agreement Program Guidelines. Following Park Advisory Board 
endorsement, the Park Land Agreement Program Guidelines fees will be presented to 
the Board of County Commissioners for their approval. 
 
 
Recommended action: 
 
Move to endorse the El Paso County Parks and Community Services Park Land 
Agreement Program Guidelines. 
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Recreation / Cultural Services Project Manager Priority Status

Fox Run Nature Center Fundraising
Theresa Odello / 
Dana Nordstrom

High In Progress

Cubs Corner Updates Mary Jo Lewis Completed

Trailability Program Volunteers
Mary Jo Lewis / 

Jessica Miller
Completed

Ute Education Kit Mary Jo Lewis Completed

Field Trip Rainy Day Programming Mary Jo Lewis High 75%

Wildlife Observation Blind Jessica Miller HIgh Panels complete

Audible Trail Stops Jessica Miller Completed

Art Exhibit Victoria Dinkel Completed

Monarch Butterfly Exhibit Andy Talley Completed

Paint Mines Field Trip Ryan Dorough High In Progress

County Fair Vendors Andschana Aljets Completed

County Fair Programming Andschana Aljets Completed

County Fair Marketing Andschana Aljets Completed

Non-Fair Programming Andschana Aljets High In Progress

Park Operations and Park Planning Divisions Project Manager Priority Status

Update Park Maintenance Standards Brian Bobeck 2024

New Capital Improvement Program
Brian Bobeck / Jason 

Meyer
Completed

Ute Pass Regional Trail Jason Meyer High Design

County Fairgrounds Barn Replacement Brian Bobeck Completed

Fox Run Regional Park Improvements (Restroom) Greg Stachon High Design Complete

Black Forest Regional Park Improvements Brian Bobeck Completed

Homestead Ranch Regional Park Improvements Greg Stachon High Construction

Fountain Creek Regional Park Parking & ADA Greg Stachon 2024 2024 CDBG Project

Fox Run Nature Center Design Jason Meyer High Design

Widefield Park / Crews Gulch Trail Improvements Ross Williams Completed

Paint Mines Interpretive Park Master Plan Ross Williams High Procurement

El Paso County Parks
2023 Action Plan
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PARKS & COMMUNITY SERVICES DEPARTMENT 
PARK OPERATIONS ~ ENVIRONMENTAL SERVICES ~ RECREATION/CULTURAL SERVICES ~ CSU EXTENSION 

ADMINISTRATIVE SERVICES 

MONTHLY REPORT 
November 2023 

General Updates: 

1. Facility rentals have generated $263,494 which exceeds our $180,000 annual revenue 
goal by 47%. 

2. Staff recently received training and rolled out PayTrac, a new payment portal, for our 
online reservation system, WebTrac. Vermont Systems, the parent company of WebTrac, 
also introduced a new User Interface that will make the process of making a reservation 
more user-friendly. Staff will begin taking the 2024 facility reservations on January 2, 
2024. 

Special Events: 

1. Bear Creek East Trails in partnership with Bear Creek Nature Center hosted the 9th 
annual Bear Run on Nov 4, 2023. Approximately 490 2-legged and 4-legged ‘bears’ 
could be seen running/walking the trails. 

2. Two commercial photography permits were issued in November for the Paint Mines Interpretive 
Park. 
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COMMUNITY OUTREACH  
 

Monthly Report – November 2023 
 

Community Outreach  
   
 
1. Partners in the Park: We are so grateful for Partners in the Park this year! We will focus on Bear Creek 

Regional Park, Widefield Community Park, Fountain Creek Regional Park, and Homestead Ranch 
Regional Park in 2024.  Please forward any potential partners to dananordstrom@elpasoco.com.  
 

2. El Paso County Fair: El Paso County is once again planning for our 2024 Fair, July 13-20. The goal of 
$80,000 is to help generate enough revenue to successfully operate the El Paso County Fair. Our core 
sponsors have been contacted and we have Ed Green Construction as our Presenting Sponsor.  
 

3. Outreach News: Staff has assisted with 15 volunteer projects and welcomed 2 new Adopt a Park/Trail 
groups for a total of 34 groups this year. We consistently strive to expand opportunities to share with our 
community about the resources available in County Parks. We assisted in raising over $230,000 through 
the Trust for County Parks.  
 

4. Friends Groups:  We currently have seven active Friends Groups which include Bear Creek Dog Park, 
Bear Creek Garden Association, Black Forest Section 16, Equestrian Skills Course, Friends of El Paso 
County Nature Centers, Fox Run Regional Park, and Fountain Creek Dog Park. 

 
5. Fox Run Nature Center: Staff are actively engaged with TDG Architecture, coordinating donor meetings, 

and grants. Please see our attached Engagement Tool, Enterprise Zone Flyer and Pledge Form for 
your review.  
        

 
 
 
We would like to thank you for your time and commitment to County Parks!  Happy Holidays!  
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ENTERPRISE ZONE (EZ)
CONTRIBUTION PROJECT PROGRAM

Earn state income tax credits while supporting
40+ nonprofits in the Pikes Peak Region

EZ Tax Credit Benefits:

LEARN MORE

Visit our website for a
listing of all approved

Pikes Peak EZ
Contribution Projects

*Any Colorado taxpayer, both businesses and
individuals alike, can make charitable contributions
through the EZ and take advantage of the EZ state

tax credit. Please consult your tax advisor regarding
the Colorado EZ tax credit impact on the Federal

charitable deduction.

If you donate to the Fox Run Nature
Center through the EZ Program, you
may earn a state income tax credit

equal to 25% of your generous
monetary donation.

For instance, a contribution of $100
can earn a $25 EZ Tax Credit.*

El Paso County Parks will be constructing
a community-focused Nature Center in

its beloved Fox Run Regional Park.

Your generous donation will support the
construction of the Fox Run Nature
Center which aims to inspire future

generations and create stewards of the
natural environment.

Partner With Us!
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Fox Run Nature Center  

Fundraising Campaign 

 
"In all things of nature, there is something of the marvelous." – Aristotle 

In support of the campaign for the Fox Run Nature Center, and in consideration of the gifts of others, I/we 
pledge a total commitment of 

$___________________, payable beginning___________________. 
               (Month, Year)  
 
___ Over_____Years   ___ One Payment    ___ Other_________ 
  

Pledge payments will be made:    ___ Monthly      ___Quarterly     ___Semi-annually     ___Annually 

Please send me a payment reminder each year in________________________ 

 Recognition associated with an exhibit or other physical facility will include prominent and architecturally 
appropriate signage associated with the space that is in compliance with the El Paso County policies and 
standards. It will be recognized for the useful life of the exhibit or physical facility (no less than ten years); at 
the end of the exhibit’s life or physical facility, the donor(s) will be given the opportunity to help fund the 
replacement, or for their recognition to be moved to a complimentary area.  
In addition, the recognition wording will appear prominently on all lists (print and electronic) that recognize 
campaign donors, including permanent signage displayed in a prominent entryway to the Fox Run Nature 
Center.  
Personal Information 

Name__________________________________________________________________________________ 

Recognition Listing________________________________________________________________________ 
(Please Print as you wish it to appear in acknowledgments/publications) 
 ___ I/we prefer to remain anonymous. 
 
Address_________________________________________________________________________________ 
 
City/State/Zip____________________________________________________________________________ 
 
Telephone____________________ Email______________________________________________________ 
 
Payment Information 
Pledge will be paid by: 
 
___ Check made payable to: Trust for County Parks or Pikes Peak Enterprise Zone (Memo: Fox Run Nature    
Center) 
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___ Scan the QR Code to donate via Credit/Debit    
 

 
______________________________________________   ____________________________ 
      Donor Signature (required)        Pledge Date 

 

Thank you for your support! 

The Trust for County Parks was set up to give citizens the opportunity to support their favorite park, trail, open space, or nature 
center. These funds are charitable donations and are used solely for the designated County park, trail, open space, or facility.  

For receipt and/or tax purposes please use tax ID/EIN: 84-6000764. 
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PARKS PLANNING DIVISION & PARK OPERATIONS DIVISION 
 

 MONTHLY REPORT 
NOVEMBER 2023 

 
 
 
Parks Planning 
 
Capital Project Management / Planning: 
 
Bear Creek Regional Park Pickleball Retaining Wall and Shade Structures – The retaining walls 
directly west of the pickleball courts were dilapidated and needed replacement. A project was developed 
to remove the old timber walls and construct a new concrete block retaining wall. A crusher fine plaza 
behind the retaining wall was installed to provide an area for observation, seating, and event space. 
Timberline Landscaping began construction in April and completed the project in May 2023.  Two shade 
structures have been ordered for the plaza area with anticipated installation in 2024. 
 
Black Forest Regional Park Tennis Courts – The two existing tennis courts in Black Forest Regional 
Park were in need of replacement due to age, playability, and safety concerns.  County Parks contracted 
with FieldTurf, LLC (Renner Sports) to remove the two existing tennis courts and replace them with two 
new post-tension concrete tennis courts which will be lined for both tennis and pickleball.  The project 
began with court demolition September 2022.  Due to contractor schedule, winter weather and 
abnormally wet weather in 2023, the project has been completed and the courts were opened August 25, 
2023.     
 
Crews Gulch Regional Trail Paving – The Crews Gulch Primary Regional Trail runs southwest to 
northeast from Ceresa Park and the Fountain Creek Regional Trail, northeast through Widefield 
Community Park, to its terminus at Fontaine Boulevard.  While some of the trail is paved through 
Widefield Community Park, the section south of Quebec Street was gravel surfaced.  The 2017 Widefield 
Community Park Master Plan identified the southern section of the Crews Gulch Trail as a candidate for 
concrete paving, thus allowing for more robust ADA accessibility through the park.  El Paso County Parks 
was awarded a Community Development Block Grant (CDBG) to complete this project. A Notice to 
Proceed was issued to Jarcco Construction in May 2023. Construction began on June 19th. The newly 
paved trail section was completed and opened to the public in late July.     
 
County Fairgrounds Barn Replacement – The project removed and replaced several small animal 
barns that are located west of Owens Livestock Arena.  The existing, dilapidated wooden barns were 
replaced with a new 7,500 square foot barn.  The project was completed in May 2023.   
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Fountain Creek Repairs at Duckwood Trailhead – The embankment along Fountain Creek has 
sustained erosion from repeated high-water events and is now threatening the Fountain Creek Regional 
Trail and Chilcott Irrigation ditch infrastructure. Planned repairs include installation of riprap armoring, 
geotextile fabric, and revegetation of the creekbank. El Paso County secured Natural Resources 
Conservation Service funds in November to compelte these repairs by June, 2024. Engineering is 
underway. 
 
Fountain Creek Nature Center Sidewalks – The main sidewalk leading from the parking lot to the main 
entrance does not meet ADA compliance. Additionally, the current storm drains are not adequately sized 
to convey stormwater. A design contract with Baseline Engineering was completed in 2022. A separate 
contract for construction will be advertised with Baseline providing construction support services.  County 
Parks submitted a CDBG grant application in February 2023 for project funding. El Paso County Parks 
was awarded a Community Development Block Grant (CDBG) for this project in July 2023. Construction 
will likely occur in early 2024. 
   
Fox Run Nature Center – A request for proposals was issued in June 2022 seeking architectural and 
site design services for the new nature center located in Fox Run Regional Park. After a review of four 
submitted proposals, a team led by TDG Architecture was selected. A project kick-off was held in October. 
The El Paso County Commissioners allocated $1 million in funding towards the project in November. 
Several site visits and project team meetings have been held to discuss building location and exhibit 
design. Public and key stakeholders started in May 2023 to inform design of the building, exhibits, and 
surrounding site. Public meeting one was held on May 17 with over 50 in attendance. Public feedback 
will be collected via interviews, community events (15+), and through the project website. Design work 
will continue throughout 2023. 20% concept plans were delivered in July along with concept pricing and 
narrative. 30% plans were delivered in fall with 60% design development plans due in early 2024. 
 
Fox Run Regional Park Oak and Pine Meadow Restrooms – This project consists of renovating the 
Oak and Pine Meadow restrooms from a pit vault composting system to a flush system. The current pit 
vault composting waste systems will be removed, and a new on-site wastewater treatment system will 
be installed with new internal plumbing and fixtures.  The project will be completed in two phases, design 
first with a construction project to follow. A design contract was awarded to Design Edge in April 2023. 
Design is underway with anticipated completion by end of Fall 2023.  
 
Homestead Ranch Regional Park Improvements –This project implements recommendations from the 
2022 Homestead Ranch Master Plan. The scope of work includes trail upgrades, parking lot and drainage 
improvements, signage, and forest management tasks. Fencing repairs are complete. Signage is on 
hand. Parking lot and trail improvements have begun and will be complete by the end of 2023.  
 
Paint Mines Interpretive Park Master Plan – In recent years the number of visitors to the park has 
increased leading to several management challenges which includes vehicle congestion, user-created 
social trails, climbing on the formations, and overall site degradation. In response to these challenges, 
the County completed two projects in 2020 - 2021 aimed at improving the existing parking areas, 
resurfacing existing trails, completing minor ditch and drainage improvements, and adding fencing and 
signage to guide park visitors.  El Paso County is now looking to create a Master Plan which will build-
upon these improvements and provide a long-term plan to manage park visitors while also protecting the 
fragile formations. A professional consultant has been chosen through the procurement RFP process and 
is currently working through the contract award phase.  The Master Plan will be completed by late 2024 
or early 2025. 
 
Santa Fe Open Space – The master plan process has been completed with BoCC approval in March 
2021. A contract for single-track trail corridor clearing and construction was awarded to Performance 
Recreation in September 2021. Construction has been completed and the grand opening was held on 
April 7, 2022.  The Phase I Improvement Project was completed in April 2023 through the installation of 
two new custom information kiosks and Martin Marietta Partners in the Park signs at each entrance of 
the open space on the New Santa Fe Regional Trail.   
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Ute Pass Regional Trail - El Paso County was previously awarded two federal grants to fund design 
and construction of the remaining 3.75-mile segment of the Ute Pass Regional Trail. An 
Intergovernmental Agreement with CDOT was approved by the BoCC in April 2019. A revised scope of 
work was approved in 2022 to reduce the project to 1.5 miles to end at the intersection of US 24 and 
Fountain Ave. Stantec Consulting Services was selected to complete engineering and design of the Ute 
Pass Regional Trail. Permitting and regulatory approvals are ongoing. Review and coordination with 
several agencies are ongoing. A third grant was awarded to the County in 2022 and other funding options 
are being pursued. The final design package is scheduled to be completed in 2023. Construction is 
planned for 2024. 
 
 
Other:  
 
June 2023 Flooding Response – El Paso County was notified in August that a presidential declaration 
was made for the June storm events. FEMA teams visited in October and project development is 
underway with a goal to have all estimates completed by December. NRCS has approved emergency 
watershed protection program funds for repairs to Duckwood Trailhead and Willow Springs Ponds. These 
projects will begin immediately and be completed by June, 2024. 
 
Development Permit Application Reviews - Staff reviewed five development applications for 
endorsement at the December 2023 meeting and provided internal administrative comments for an 
additional thirteen applications during November 2023. 
 
Fountain Creek Watershed, Flood Control and Greenway District - Staff continues to serve on the 
Technical Advisory Committee. The committee helps develop and implement watershed restoration and 
enhancement projects. The district has launched the greenway master plan and staff is participating as 
a stakeholder.  
 
Geographic Information Systems (GIS) - Staff is working with the County Information Technology 
Department to expand El Paso County Parks’ use of GIS for data collection, operational, and planning 
applications. New regional park maps have been completed or are in process, and new and/or improved 
datasets have been developed and set into production. Staff has received training in the new ArcGIS Pro 
mapping software program and is migrating existing maps to the new format. 
 
Grants – El Paso County Parks was awarded a $145,000 Community Development Block Grant for the 
paving the Crews Gulch Trail through Widefield Community Park. This work was completed in July. A 
grant application was submitted to Great Outdoors Colorado to fund seven weeks of work by the Mile 
High Youth Corps and Rocky Mountain Field Institute at Pineries Open Space in 2024.  
 
Interdepartmental Coordination- Staff is representing County Parks and providing technical assistance 
for several projects to ensure compliance with the El Paso County Parks Master Plan and to support 
advancement of multi-modal opportunities. This includes the Peyton Drainage and Transportation Master 
Plan, Eastonville Road design project, South Powers Extension Study, the Pikes Peak Area Council of 
Governments (PPACG) Active Transportation Plan, and the Jackson Creek Parkway Corridor Plan. 
 
 
Park Operations 
 
Central District: 
 
District Properties - Bear Creek Regional Park, Bear Creek Dog Park, Bear Creek Nature Center, 
Rainbow Falls Historic Site, landscape maintenance at eleven (11) County facilities, Ute Pass Regional 
Trail, Jones Park Open Space 
 
Monthly Summary – Central staff continued their daily efforts to keep all properties clean and safe during 
the month of November. Parking lot and trail maintenance, landscape bed maintenance, snow removal 
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preparedness, daily illegal camping checks, playground inspections, preparation for multiple events, 
year-end budget oversight, and leaf cleanup were priorities during the reporting period. 
 
The Recreation and Cultural Services Department hosted its annual Bear Run fundraising event at Bear 
Creek East on November 4th. A record number of participants helped raise over $13,000 for Friends of 
El Paso County Nature Centers. The Central team assisted with sign placement and trail maintenance 
prior to the event. 
 
Park staff have started the tedious process of removing debris from a large rockslide at Rainbow Falls 
Historic Site caused by a July storm event. Roughly thirty tons of debris was removed during our initial 
workday, with five or six more days anticipated for project completion.  
 
East District: 
 
District Properties – El Paso County Fair and Events Center, Falcon Regional Park, Falcon Regional Dog 
Park, Homestead Ranch Regional Park, Paint Mines Interpretive Park, Rock Island Regional Trail, Drake 
Lake Open Space, Palmer Divide Trail at Wood Lake, Heritage Ranch Open Space, Latigo Trails Open 
Space, Falcon Vista Open Space, Peyton Pines Open Space, Forest Green Open Space 
 
Monthly Summary – Our Fairgrounds team focused on end of season deep cleaning followed by 
winterization of buildings. The team has now completed winterization of all non-heat protected buildings 
on the fairgrounds. We are still chipping away at our fall maintenance tasks list which includes items such 
as repairing panels, painting, and caulking. All to get ready for the 2024 rental season. Staff also assisted 
with a large Fall Fest event at the County Fairgrounds. We were happy to assist with this quality 
community event.   
 
Much of the fall box grading and mowing has been completed with just a few areas remaining. The repairs 
will continue as the weather allows.   
 
The parks team was able to complete the winterization of our irrigation systems within the district. Now 
the team is focused on the minor maintenance tasks list. We have deep cleaned our closed restrooms 
and have repainted several faded doors at Homestead Ranch Regional Park.  
 
We are in the process of hiring a PMIII for the parks team that will assist with the off-season repairs list, 
and we hope to get them brought up to speed prior to the spring reservation season so we can hit the 
ground running once the growing season is upon us.  
 
 
 
 
 
North District: 
 
District Properties - Fox Run Regional Park, Fox Run Regional Trail, Black Forest Regional Park, Black 
Forest Section 16, Pineries Open Space, Palmer Lake Recreation Area, Santa Fe Open Space, New 
Santa Fe Regional Trail, Baptist Road Trailhead, Forest Lakes Regional Trail, Cherry Creek Regional 
Trail 
 
Monthly Summary – The North District has been focused on trail improvements, forestry projects, 
mitigation, new sign installation and 5S organization.  
 
Trail repairs at Pineries Open Space have been completed for the season. The north district team was 
able to repair and rebuild the areas damaged during the heavy rains this summer. Parking lots at Pineries 
Open Space and Section 16 were box bladed. Section 16 trail was also box bladed. A large amount of 
slash has been removed from Fox Run Regional Park for general clean up and mitigation.  The material 
has been hauled off site and the project has been completed.   
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A new park rule sign was installed at Black Forest Regional Park. The public water system also passed 
the Colorado State sanitary inspection this month. A large forestry project was identified at BFRP with 
the goal to remove the standing dead hazard trees and improve forest health.  
 
Parks, trails, and facilities continue to be inspected and cleaned daily. 
 
South District: 
 
District Properties - Fountain Creek Regional Park, Fountain Creek Dog Park, Fountain Creek Nature 
Center, Fountain Creek Regional Trail, Clear Springs Ranch, Christian Open Space, Willow Springs Park, 
John Ceresa Park, Crews Gulch Trail, Kane Ranch Open Space, Stratmoor Hills Park, Stratmoor Valley 
Park, Schreder Open Space, Widefield Community Park, Grinnell Boulevard 
 
Monthly Summary – Our team was able to complete several high priority projects during this reporting 
period to include trail repairs, corridor clearing, graffiti removal, landscape bed preparation, and 
construction of a beaver deterrent structure. Staff also focused on removal of leaves and pine needles in 
active use areas. During inclement weather days we’ve continued implementing 5S standards throughout 
the breakroom, restrooms, and maintenance shop.   
 
Forest restoration efforts at Stratmoor Valley Park are well underway and approximately 10 acres have 
been completed. Front Range Arborist is doing a great job creating tree crown separation, reducing low 
level ladder fuels, and removing invasive species. The project area is 36 acres total, and the contractor 
hopes to finish in early 2024. Maintenance staff are assisting with clean-up efforts by following behind 
the contractor and removing trash that was previously disguised by the thick vegetation.   
 
Staff dedicated a significant amount of time cleaning out and improving landscape beds around the three 
wildlife observation blinds at Fountain Creek Nature Center. Our team also improved visibility in the 
viewing areas by removing ground level vegetation and raising tree canopies. We believe visitor 
experiences will be greatly enhanced by these improvements.  
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Recreation & Cultural Services DIVISION  

MONTHLY REPORT:  November 2023 
 
 
Programs & Special Events: 
 
• Bear Creek Nature Center’s 9th Annual Bear Run was a (“bear-sized” success!) A record-breaking 463 

human participants and over 50 canine paw-ticipants took to the trails of Bear Creek Regional Park on 
November 4 wearing bear suits, many embellished with extra fun flair. By the time the run started, most 
had already had barrels of fun doing a bear yoga class, joining in the costume contest, and getting great 
giveaways and Sponsor and Partner tables. Sponsors and Partners including Black Bear Diner, MER 
(Mountain Equipment Recyclers), Peaceful Warriors Yoga, The Pet Gal, Adidas Terrex, and Bear Creek 
Senior Living, contributed significantly to the success of the event. The bears had a positive experience, 
as evidenced by the 4.96/5 evaluation scores and comments such as, “Enjoyed the spirit of the race and 
the encouragement from staff & volunteers.” and ““The bear run is the greatest event of the year!”  

 
• Bear Creek Nature Center’s Bear Run Sponsor, Black Bear Diner, hosted a fundraising event for 

Friends of El Paso County Nature Centers. On November 1 Bear Run participants were invited to pick 
up their bear suits and runner packets at the Black Bear Diner’s Garden of the Gods Road location. In 
addition, 20% of all the day’s sales was donated to Friends of El Paso County Nature Centers. Many 
nature center volunteers and community members as well as Bear Run registrants enjoyed a meal while 
supporting a great cause! The fundraiser raised $1,375 for EPC nature centers! Black Bear Diner is a 
valued supporter with substantial food portions and equally substantial generosity!  

 
• Nature provides us with a lot of ooey, gooey, sticky things! Twenty children spent the morning of 

November 11 at Bear Creek Nature Center taking part in Kids’ Morning Out - Ooey Gooey Science. 
They spent most of the morning learning about one of the yummiest sticky things - honey! Participants 
learned how honey is made, the various jobs within a beehive, and what happens to bees in the winter. 
We then put on our scientist hats to do some taste testing! We observed 3 different types of honey, 
looking at the color, smelling and tasting, and then describing each. The overwhelming favorite was the 
orange blossom honey! Participants also hiked to look for ooey gooeys in nature, played a pollination 
relay game, and ate a deliciously sticky lunch. The children left with a new perspective on the sticky 
things in nature and the work of honeybees! 

 
• Fountain Creek Nature Center’s Supervisor, Jessica, attended the annual National Association of 

Interpretation conference in Little Rock, Arkansas to network with peers, explore other sites and 
programs, and investigate the theme, “Building Bridges”. The first two days were the Interpreter’s 
Roadshow, an opportunity for a small group of nature center administrators to tour different facilities to 
get exhibit and programing ideas and feedback. The rest of the week offered tremendous concurrent 
sessions, many focusing on accessibility, inclusivity, teamwork, and leadership. 

 
• Fountain Creek Nature Center’s annual Holiday Craft and Vendor Fair was the biggest one yet! The 

Nature Center was packed with 29 booths selling a variety of giftable items made by local crafters. The 
sun was shining, the music was festive, and at least 200 visitors to the nature center shopped 
photography, beeswax goods, novels, ornaments, jewelry, kitchen accessories, stuffies, bath products, 
and more! Next year, the fair will aim to host fewer vendors but allow each to have more floor space, a 
big request!  

HOLLY WILLIAMS 
STAN VANDERWERF 

LONGINOS GONZALEZ, JR. 
COMMISSIONERS: 
CAMI BREMER (CHAIR) 
CARRIE GEITNER (VICE-CHAIR) 
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• Fountain Creek Nature Center was the host of Theatre Across Borders’ fall production, Volcano Island! 

This educational show was written by District 1 5th graders and performed by professional actors. 
Following the fun performance, the audience interacted with a workshop to learn more about volcanoes. 
We had a blast!  

 
   

 
Outreach Events and Other Items: 
 
• Colder weather moved in for November at the El Paso County Fair & Events Center, but it didn’t slow 

us down. In addition to our weekly Cornhole & Cheerleading groups and monthly community & board 
meetings, the Fair & Events Center also hosted several large events including a Rabbit Show with 300 
people attending as well as a 4-day Conference over the Thanksgiving holidays. Our Park Operations 
team has also been busy winterizing the buildings that will not be used during the cold season, and 
preparing for the heavy use our year-round buildings are and will continue to be experiencing. 
 

• Bear Creek Nature Center played host on November 8 to the Educator’s Collaborative, a group 
representing entities around the Pikes Peak Region that educate the public in both traditional and non-
traditional venues. Eleven organizations with twenty-six representatives shared recent highlights of their 
programs and trainings as well as letting everyone know about needs that we may be able to 
cooperatively meet as far as future programming is concerned. Bear Creek then featured the county’s 
innovative and inclusive Trailability Program, VIP (Visually Impaired People) Trail, and Sensory bags. It 
was a fun and informative get together!  
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