
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, November 8, 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

N/A

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

6. Development Applications

A. Meadowlake Industrial Park Preliminary Greg Stachon Endorsement 
Plan

B. Overlook at Homestead Preliminary Plan Greg Stachon Endorsement 

C. Hay Creek Valley Subdivision Final Plat Ross Williams Endorsement 

D. Sterling Ranch Sketch Plan Amendment #3 Ross Williams Endorsement 
and Rezones
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Recommended 
Item Presenter Action 

7. Information / Action Items

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

8. Monthly Reports Staff Information 

9. Board / Staff Comments

10. Adjournment
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Minutes of the October 11, 2023 

El Paso County Park Advisory Board Meeting 

Centennial Hall, 200 S. Cascade 

Colorado Springs, Colorado 

 

Absent: Jeremy J. Chatelain, Janna Blanter, John Wallace 

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.

Terry Martinez seconded the motion. The motion carried 5 - 0.

3. Approval of Minutes:  Terry Martinez made a motion to approve the September 13,

2023, meeting minutes with the request of two spelling corrections. Vincent Prins

seconded the motion. The motion carried 5 – 0.

4. Introductions and Presentations:

(Kiersten Steel joined the meeting at 1:32 p.m.)

N/A

5. Citizen Comments:

N/A

6. Development Applications:

A. Haven Valley Final Plat

Ross Williams presented an overview of the Haven Valley Final Plat and addressed

questions from board members.

Members Present: 

Thomas Lachocki, Chair 

Terry Martinez, Vice Chair  

Kiersten Steel, 3rd Vice Chair 

Susan Jarvis-Weber, Secretary 

Vincent Prins 

Jane Newman 

Staff Present: 

Todd Marts, Executive Director 

Brian Bobeck, Park Operations Division Manager  

Sabine Carter, Administrative Services Coordinator 

Ross Williams, Park Planner 
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Terry Martinez recommended that the Planning Commission and the Board of County 

Commissioners include the following conditions when considering and/or approving 

the Haven Valley Final Plat: (1) applicant is encouraged to develop a small pocket 

park including multi-generational active-use recreational amenities in Tracts C and D; 

(2) applicant is encouraged to work with El Paso County Public Works to develop a

controlled pedestrian crossing at Cable Lane and Alturas Drive to promote safe access

to the Grinnell Boulevard Secondary Regional Trail; (3) require fees in lieu of land

dedication for regional park purposes in the amount of $49,490 and urban park

purposes in the amount of $29,694.  Should the applicant choose to develop a pocket

park in Tracts C and D, 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 this Final Plat. Vincent Prins seconded the motion. The motion passed

6 – 0.

B. The Villas at Aspen Trails Preliminary Plan

Ross Williams presented The Villas at Aspen Trails Preliminary Plan and addressed

questions from board members.

Vincent Prins recommended that the Planning Commission and the Board of County

Commissioners include the following conditions when considering and/or approving

The Villas at Aspen Trails Preliminary Plan: (1) recommend that the applicant include

detailed open space descriptions in the Letter of Intent; (2) recommend that the

applicant include a Landscape Plan in future Preliminary Plan submittals; (3) fees in

lieu of land dedication for regional park purposes in the total amount of $20,705 and

urban park fees in the amount of $12,423 will be required upon the recording of the

forthcoming Final Plat. Jane Newman seconded the motion. The motion passed 6 – 0.

7. Information / Action Items:

N/A

8. Monthly Reports:

Susan Jarvis-Weber inquired about a FEMA update. Todd Marts stated that staff is working

with FEMA, however it will be a multi-month/year process. Updates will follow as we go

further along in the process. Chair Thomas Lachocki inquired about a $100,000 increase in

the Trust for County Parks account. Todd Marts stated that the additional fund in 2022 was

a one-time income for naming rights for the County Fair barn.

9. Board/Staff Comments:

N/A
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10. Adjournment:

Vincent Prins made a motion to adjourn. Kiersten Steel seconded the motion. The

meeting adjourned at 2:01 p.m.

_____________________________  

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

Agenda Item Summary Form 

Agenda Item Title: Meadowlake Industrial Park Preliminary Plan 

Agenda Date:  November 8, 2023 

Agenda Item Number: #6 - A 

Presenter: Greg Stachon, Landscape Architect 

Information: Endorsement:  X 

Background Information: 

This is a request for endorsement by Vertex Consulting Services, on behalf of Meadowlake 
Development, for approval of the Meadowlake Industrial Park Preliminary Plan. This proposed 
industrial and commercial development consists of 27 lots on 51 acres. The site is zoned 
(limited industrial) and is currently vacant. The project site is located at the northwestern corner 
of Curtis Road and Falcon Highway. 

The  El Paso County Parks Master Plan shows two master-planned trail alignments in the area 
of the proposed industrial park. The proposed Judge Orr Regional Trail alignment runs north 
and south along the west side of Curtis Road. This trail alignment borders the east side of the 
proposed industrial park and would be impacted by the development. The proposed Curtis Road 
Bicycle Route alignment also runs north and south along Curtis Road. The proposed bicycle 
route would not be impacted by the development however because it will be accommodated 
within the public right-of-way of Curtis Road. 

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 east side of the proposed industrial park bordering Curtis Road 
to allow for the construction and maintenance by El Paso County of a the Judge Orr Regional 
Trail, and this easement shall be shown and dedicated to El Paso County on the Final Plat.   

No regional park fees are recommended, as the County has elected to not require park fees for 
commercial subdivisions.   

Recommended Motion: (Preliminary 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 
Highway 94 Rezone: (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. 
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 PCD Reference #: 51.30

0

 Applicant / Owner:  Owner's Representative: 0.00
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I‐2

I‐2

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:

SP236

Prelmininary Plan

Meadowlake Developments LLC

PO Box 1385

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: 

November 8, 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

 Name: Meadowlake Industrial Park 

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.

455 E Pikes Peak Ave, Suite 101

Colorado Springs, CO 80901

  LAND REQUIREMENTS

Regional Park Area: 4

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

Vertex Consulting Services

Colorado Springs, CO  80903

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 Highway 94 Rezone: (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.

Total Urban Park Acres:

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 =

$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: 3

     Urban Park Area: 3

0.00375 Acres x 0 Dwelling Units =

0.00625 Acres x 0 Dwelling Units =

7



8



Meadowlake Industrial 

Preliminary Plan  

Letter of Intent 

September 18, 2023 

Vertex Consulting Services, LLC 
455 Pikes Peak Avenue, Suite 101 
Colorado Springs, CO 80903-3672 

719-733-8605
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Owner/ Applicant: Meadowlake Developments LLC 

PO BOX 1385  

Colorado Springs, CO 80901 

Office: (719) 445-5050 

Planner: Vertex Consulting Services 

455 E Pikes Peak Avenue, Suite 101 

Colorado Springs, CO 80903  

719-733-8606 ext. 6606

Tax Schedule No: 4300000637, 4300000638, 4300000640, 4300000641, 4300000642 

Acreage: 51.3 Acres 

Zoning:  I-2 (Limited Industrial)

Site Location, Size, Zoning: 

The site is located in eastern El Paso County, situated approximately 10 miles east of Colorado 

Springs and northeast of Falcon.  The site is located at the northwestern corner of the Curtis 

Road and Falcon Highway intersection.  The entire Meadowlake Industrial and Commercial 

Park site area is comprised of 254.7 acres whereas the preliminary plan is 51.3 acres. The 

51.3 acre area is zoned I-2 (limited industrial). The site is currently vacant. Surrounding land 

uses include vacant land within the Meadowlake Industrial development to the south and west 

and rural residential and agricultural (35+ acres) to the east.  

Request: 

The request includes the following: 

1. The purpose of this application is to request approval of a 27-lot preliminary plan with

a delayed finding of water sufficiency until the time of the final plat.

2. Waiver #1. A waiver request of Sections 8.4.3.A.1 and 8.4.3.B.2.e of the Land

Development Code, which require lots have frontage onto a public road. The

individual lots will be accessed by a private road to be owned and maintained by the

Metropolitan District.

Project Description 

The Board of County Commissioners approved a rezone of 51.3 acres from PUD to I-2 

(Limited Industrial) on September 6, 2022. The Board also approved the creation of the 

Meadow Lake Metropolitan District Nos. 1-3 on September 27, 2022. A deviation regarding 

intersection spacing on Curtis Road was approved on August 1, 2023.  
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A request has been submitted for a preliminary plan for 27 lots, 2 drainage tracts, El Paso 

County right-of-way, as well as easements for private roads. An onsite wastewater treatment 

system report has been submitted to demonstrate the feasibility of utilizing shared septic 

systems for the proposed development. The ultimate location of the shared systems is to be 

determined at the time of the final plat, and will be depicted as a septic easement at that time. 

Water is proposed to be provided by a centralized water system to be owned and maintained 

by the Meadow Lake Metropolitan Districts Nos. 1-3. The associated design of this system is in 

process concurrently.   

 

Traffic:   

A Traffic Impact Analysis was prepared by LSC Transportation Consultants, Inc. for 

Meadowlake Industrial Park (Meadowlake Industrial Park Traffic Impact Study, May 2022). This 

analyzed the proposed traffic for all requested zone changes at the time.  A traffic memo has 

been prepared and submitted for the proposed preliminary plan (Meadowlake Industrial Park 

Filing No. 1 Preliminary Plan, Traffic Impact Study, September 24, 2023). The Traffic Report 

concludes that: 

• The development will need to contribute to the US Hwy 24/Stapleton intersection 

improvements at the time of final plat, which is being designed and planned by CDOT.  

• An access permit will be required from CDOT for the US Hwy 24/Judge Orr 

intersection, at the time of the final plat.  

• Contributions to Curtis Road, Stapleton, and Judge Orr will likely be required at the 

time of final plat.  

Utilities:  

The site is within the service area of Mountain View Electric Association, Inc. MVEA will supply 

electricity service and Colorado Springs Utilities will supply natural gas. Confirmation of the 

availability of these services is include with this submittal.  Water will be provided initially by a 

centralized water system and wastewater by shared on-site wastewater treatment systems 

(septic tanks).   

Justification:  

This request is consistent with the purposes of the Your El Paso County Master Plan (2021) 

(adopted May 26, 2021).  The proposed Preliminary Plan is in conformance with subdivision 

design standards and establishes an adequate level of compatibility with surrounding areas of 

the site already constructed and other known surrounding areas currently proposed for 

development.   

 

Section 7.3.3 of the Land Development Code  provides the criteria for which a waiver should 

be approved. All of the approval criteria is met: 

 

The waiver does not have the effect of nullifying the intent and purpose of this Code; 
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The intent and purpose of requiring all lots have access onto a public roadway is to 

ensure legal and safe access is maintained. Legal access will be maintained through 

access easements. Safe access will be maintained by the private roadway being 

maintained by the Metropolitan District and meeting all turning radius for Fire 

Apparatus.  

The waiver will not result in the need for additional subsequent waivers; 

No additional of subsequent waivers will be required.  

The granting of the waiver will not be detrimental to the public safety, health, or 

welfare or injurious to other property; 

Public safety, health, and welfare will be maintained by the private roadway being 

constructed to allow for emergency response.  

The conditions upon which the request for a waiver is based are unique to the 

property for which the waiver is sought and are not applicable to other property; 

El Paso County has limited industrial property. El Paso County also struggles to 

maintain the existing dedicated rights-of-way, which results in many local roadways 

being low on the priority list. Industrial developments often result in a larger volume of 

heavy vehicles, which may result in the need for additional ongoing maintenance of 

the roadways. Due to all the funding received benefitting the proposed development in 

place of the County as a whole, the Metropolitan District will be better able to maintain 

these private roadways long-term to ensure safe passage.   

A particular non-economical hardship to the owner would result from a strict 

application of this Code; 

As stated above, the Metropolitan District will be better able to maintain the private 

roadways than El Paso County. Poor maintenance of the roadway may result in 

business operations for those industrial users being slowed, or even halted.  

The waiver will not in any manner vary the zoning provisions of this Code; and 

The waiver will not vary the zoning provisions.  

The proposed waiver is not contrary to any provision of the Master Plan. 

Please see the Master Plan analysis below. 

Subdivision  

The proposed subdivision meets the criteria for approval included within Section 7.2.1.D.2 of 

the El Paso County Land Development Code: 

The subdivision is in general conformance with the goals, objectives, and policies of the Master 

Plan; 

Please see the Master Plan analysis below. 
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The subdivision is consistent with the purposes of the Land Development Code; 

The subdivision is consistent with the purposes of the Land Development Code, which 

authorize the Commissioners to approve waivers and subdivision applications.  

The subdivision is consistent with the subdivision design standards and any approved sketch 

plan; 

The subdivision meets all of the design standards included within Chapter 8 of the Code as well 

as the dimensional standards of the I-2 zoning district. The reports and maps submitted in 

support of the application are in full compliance with the County, State, and Federal rules and 

regulations as well as the County adopted checklists, with the exception of the submitted 

waiver and deviation requests. There is no sketch plan for the property.  

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); 

The applicant requests the Board of County Commissioners postpone the finding of sufficiency 

in terms of water quality, quality and dependability until the time of the approval of the final plat. 

The proposed central water system is being concurrently designed.  

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; 

Wastewater disposal is proposed to be provided by shared onsite wastewater treatment 

systems (OWTS). A OWST report was submitted in support of the subdivision. The report 

identifies that shared systems are preferred due to the anticipated low flows. The shared septic 

locations will be depicted as easements on the final plat.  

All areas of the proposed subdivision which may involve soil or topographical conditions 

presenting hazards or requiring special precautions have been identified and that the proposed 

subdivision is compatible with such conditions [C.R.S. § 30-28-133(6)(c)]; 

The soils and geology report did not identify any potentially hazardous areas that would 

preclude development.  

Adequate drainage improvements are proposed that comply with State Statute [C.R.S. § 30-

28-133(3)(c)(VIII)] and the requirements of this Code and the ECM; 

The drainage report submitted in support of the application demonstrates that the proposed 

development will result in a negligible impact to the drainage patterns and that all ECM 
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drainage requirements will be met. Two detention pond locations are depicted on the 

preliminary plan. The ponds are to be owned and maintained by the metropolitan district.  

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. 

The proposed public improvements include public roadways to be dedicated to El Paso County 

and private roadways to be dedicated to the metropolitan district. Other public improvements 

to be identified on the final plat include sidewalk, detention ponds, and the extension of utilities.  

Legal and physical access is provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with this Code and the ECM; 

Access will be provided by public right-of-way and private access easements identified on the 

preliminary plan drawing.  

Necessary services, including police and fire protection, recreation, utilities, and transportation 

systems, are or will be made available to serve the proposed subdivision; 

The property is served by the Falcon Fire Protection District. Mountain View Electric 

Association will provide electric service. The proposed public and private roadways will be 

adequate and allow for emergency response.  

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; 

There are no significant natural features or sensitive areas within the proposed subdivision. The 

industrial development is not required to provide open space or recreation. The proposed 

roadway cross section includes sidewalk to allow for pedestrian traffic. Bike parking will be 

provided at the time of site development plan. Those proposed lots immediately adjacent to 

Curtis Road, across from the vacant 360-acre parcel are significantly wider to allow for the 

massing of the development to be transitioned into the narrower lots interior to the 

development.  
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Necessary services, including police and fire protection, recreation, utilities, open space and 

transportation system, are or will be available to serve the proposed subdivision; 

The property is within the Falcon Fire Protection District, therefore, the District has an 

obligation to serve the property. The proposed development is an industrial subdivision, which 

does not require the dedication of open space or the provision of recreational opportunities. 

MVEA will provide electric service, the Meadowlake Metropolitan District will provide water, 

and shared onsite wastewater treatment systems will be utilized for wastewater.  

The subdivision provides evidence to show that the proposed methods for fire protection 

comply with Chapter 6 of the Code; 

Fire Hydrants will be installed with the subdivision. All roadways meet the fire apparatus turning 

radius requirements and minimum width requirements for 2-way travel.  

The proposed subdivision meets other applicable sections of Chapters 6 and 8 of the Code; 

The proposed subdivision meets all applicable regulations included within Chapters 6 and 8 

with the exception of the requested waivers. Please review the soils and geology report, onsite 

wastewater treatment system report, traffic study, drainage report, and grading and erosion 

control plan which document compliance with these chapters, as applicable.  

 

Your El Paso County Master Plan Analysis 

 

Chapter 1 of Your El Paso Master Plan (2021) states that the Plan is “general in nature-it 

cannot tackle every issue in sufficient detail to determine every type of necessary action.”  In 

addition, Chapter 1 goes on to state that the Plan “is intended to provide clearer and more 

coordinated policy, resulting in a document that effectively communicates County goals and 

identifies specific actions to achieve both County-wide and local area objectives.”  When taken 

together, these two statements suggest to the reader that the Plan may only address certain 

issues at a cursory level and that specific steps or actions for addressing such issues may not 

be offered within the Plan. That conclusion is certainly the case in numerous instances and with 

regard to a variety of topical areas.  However, where that is not the case is with respect to the 

property that is proposed for subdivision, as identified below in an analysis of Chapter 3 of the 

Plan. 

 

Placetype Analysis 

The new County Master Plan denotes the site as being within the Employment Center 

placetype (see page 36 of the Master Plan). The Primary uses within Employment Centers 

include light industrial/business park, heavy industrial uses, and office, with supporting 

commercial retail, commercial services, and restaurants. This placetype provides space for 

large-scale employers to establish and expand in the County to meet future needs and 

demands. Proximity to transportation hubs, such as Meadowlake Airport, is appropriate for the 
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Employment Center placetype. The adjacent Meadow Lake Airport is the largest privately 

owned airport in Colorado, and is an important economic driver for the County. The GA-O 

overlay provides opportunity for additional uses that will support the adjacent Meadow Lake 

Airport.  

Meadow Lake Airport is also identified as an Employment Priority Development Area.  The 

airport has expanded significantly with more than a dozen industrial and manufacturing 

businesses on the property and the Master Plan indicates that the County should prioritize the 

Airport for new employment uses to capitalize on the existing distribution network. The 

proposed preliminary plan is consistent with the objectives for supporting and expanding 

Meadow Lake Airport as an Employment Priority Development Area. 

Some of the key considerations identified in the Master Plan for the airports in El Paso County 

include maintaining safe airspace around airports; planning for noise compatibility around 

airports; safety areas near airports; and planning compatible uses in areas of frequent aircraft 

overflight. The proposed preliminary plan is consistent with this aspect of the Master Plan, as it 

will ensure that future development is industrial and support the interests of the adjacent 

airport.  

Relevant Goals, Objectives, and Strategies 

Land Use  

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

character areas of the County. 

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

• Objective LU4-3: Employment Centers should comprise land for industrial, office, business 

park, manufacturing, distribution, warehousing, and other similar business uses. 

Economic Development  

Core Principle: Strengthen the economy with a skilled workforce and targeted investment. 

• Goal 3.1: Recruit new businesses and spur the development of growing sectors. 

• Strategy 3: Consider prioritizing Meadow Lake Airport for new employment uses to 

capitalize on the existing distribution network. 

 

Key Area Analysis 

The subject property is not identified in the Plan as either being within or in close proximity to a 

Key Area.  The nearest Key Area to the subject property is the Potential Areas for Annexation 

Key Area, which is located approximately 1.75 miles to the west. None of the Key Areas would 

be negatively impacted or otherwise affected by the subdivision. 

 

Area of Change Analysis 

The subject property is identified in the Areas of Change map within the Plan as being within 

“New Development”  

 

Page 21 of the Plan characterizes areas of “New Development” by stating: 
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“These areas will be significantly transformed as new development takes place 

on lands currently largely designated as undeveloped or agricultural areas. 

Undeveloped portions of the County that are adjacent to a built out area will be 

developed to match the character of that adjacent development or to a different 

supporting or otherwise complementary one such as an employment hub or 

business park adjacent to an urban neighborhood.”  

(Emphasis added) 

 

Across Curtis Road to the east is a vacant 360-acre parcel zoned A-35. The proposed 

subdivision is adjacent to the Meadow Lake Airport to the north and west. Meadow Lake 

Airport includes both industrial and manufacturing-type uses along with the airport function. To 

the south are developed lots within the RR-5 zoning district. The proposed subdivision will 

support and complement the functions of the Meadow Lake Airport and serve as an 

employment hub.    

 

 

El Paso County Water Master Plan 

The Executive Summary from the Water Master Plan states that “The Plan Water Master Plan 

(WMP) was developed for the Board of County Commissioners, El Paso County officials and 

staff, developers, citizens, and water providers within the County for the purpose of identifying 

and addressing water supply issues earlier in the land use entitlement process.”  Traditionally 

water sufficiency finding should be made in El Paso County at the preliminary plan stage. 

However, a request has been made to postpone the water finding until the time of the final plat. 

 

The subject property is located within Planning Region 4c of the Water Master Plan, pursuant 

to Figure 3-1 on page 27.  Region 4c, is made up of 6 central water providers, including 

several small neighborhood providers such as Prairie Estates and Peyton Pines.  The property 

is also located within the boundaries of the Upper Black Squirrel Designated Groundwater 

Basin. 

 

The Plan states the following with respect to Region 4c: 

 

“Region 4c contains one small projected growth area by 2040 located between 

Highway 94 and Highway 24 along the Region 8 boundary. Further development will 

likely be located along the Highway 94 corridor in Region 4c by 2060, due to proximity 

to Schriever Air Force Base. The largest development in Region 4c is expected to 

occur by 2060 along the west side of Meridian Road north of Fountain.” 

 

Table 5-4 of the Plan identifies the current supply and demand forecasts at full build out (year 

2060) for each of the Planning Regions. The Table indicates that the current water supply and 

demand for 4c is 2,970 AF per year.  The proposed development will utilize groundwater wells, 

therefore, it will not result in a deficit water supply. For the reasons stated above, the applicant 

requests that the proposed service plan be found to be in compliance with the Water Master 

Plan. 
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El Paso County Parks Master Plan 

The El Paso County Parks Master Plan (2022) does not depict and existing or planned parks or 

trails within proximity to the proposed subdivision. The proposed map amendment is in general 

compliance with the El Paso County Parks Master Plan. 

 

Other Topical Elements of the County Master Plan 

The proposed subdivision is in compliance with the other topical elements of the County 

Master Plan including the Master Plan for Mineral Extraction, and the El Paso County Wildlife 

Habitat Maps and Descriptors. 

 

18



Vicinity Map 

 

19



SEPTEMBER 2023
Drawn By:JAM  Project #2212-0483  TDS #88

PROJECT DESCRIPTION:
Property is to be subdivided into 27 parcels to be used for an industrial
park.

KNOW ALL MEN BY THESE PRESENTS:
That the undersigned, Meadowlake Developments LLC, being the owner
of the following described tract of land:

SURVEYED DESCRIPTION:
A tract of land in the East Half of Section 9, Township 13 South, Range
64 West of the Sixth Principal Meridian, El Paso County, Colorado
described as follows:

Beginning at a point that is S 00°06'00" W 93.65 feet from the Northeast
Corner of the Northeast Quarter of said Section 9; thence
S 00°06'00" W 3864.51 feet along the East Line of said Section 9; thence
S 89°17'36" W 622.94 feet; thence
N 00°29'28" E 3422.09 feet; thence
N 82°12'06" E 313.87 feet; thence
N 07°45'48" W 400.00 feet; thence
N 88°06'51" E 343.54 feet to the point of beginning, containing 51.3
acres.

Subject to easements and restrictions of record.

PRELIMINARY PLAN

MEADOW LAKE INDUSTRIAL FILING NO. 1
A PART OF THE EAST HALF OF SECTION 9, TOWNSHIP 13 SOUTH, RANGE 64 WEST OF

THE SIXTH PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO

1. NO EASEMENTS, RESTRICTIONS, SETBACKS, OR OTHER MATTER
OF RECORD, IF ANY, AFFECTING THE TITLE OF THIS PROPERTY
ARE SHOWN , EXCEPT AS PLATTED, AS PER AGREEMENT WITH
THE LANDOWNER.

2. NO GAPS OR OVERLAPS EXIST.

3. THERE ARE NO LINES OF POSSESSION THAT AFFECT THIS
SURVEY.

4. PARENT TRACT IS RECORDED AS INSTRUMENT #221072372,
CLERK & RECORDER'S OFFICE, EL PASO COUNTY, COLORADO.

5. ALL BUILDING SETBACK REQUIREMENTS SHALL BE DETERMINED
BY THE ZONING DISTRICT, UNLESS OTHERWISE NOTED.

6. THIS SURVEY DOES NOT CONSTITUTE A TITLE SEARCH BY SMH
CONSULTANTS, TO DETERMINE OWNERSHIP OR EASEMENTS OF
RECORD. FOR INFORMATION REGARDING EASEMENTS, AND
RIGHT OF WAY, SMH CONSULTANTS RELIED UPON THE TITLE
POLICY PREPARED BY LAND TITLE GUARANTEE COMPANY,
DATED MARCH 23, 2021.

7. BASIS OF BEARINGS IS THE SEAST LINE OF SECTION 9,
TOWNSHIP 13 SOUTH, RANGE 64 WEST, MONUMENTED AS
SHOWN AND ASSUMED TO BEAR SOUTH 00 DEGREES, 06
MINUTES 00 SECONDS WEST, 93.65 FEET.

8. SEWAGE TREATMENT IS THE RESPONSIBILITY OF EACH
INDIVIDUAL PROPERTY OWNER. THE EL PASO COUNTY PUBLIC
HEALTH DEPARTMENT MUST APPROVE EACH SYSTEM AND, IN
SOME CASES, THE DEPARTMENT MAY REQUIRE AN
ENGINEER-DESIGNED SYSTEM PRIOR TO PERMITTING
APPROVAL.

9. ALL PROPERTY OWNERS ARE RESPONSIBLE FOR MAINTAINING
PROPER STORMWATER DRAINAGE IN AND THROUGH THEIR
PROPERTY. PUBLIC DRAINAGE EASEMENTS AS SPECIFICALLY
NOTED ON THE PLAT SHALL BE MAINTAINED BY THE INDIVIDUAL
LOT OWNERS UNLESS OTHERWISE INDICATED. STRUCTURES,
FENCES, MATERIALS OR LANDSCAPING THAT COULD IMPEDE
THE FLOW OF RUNOFF SHALL NOT BE PLACED IN DRAINAGE
EASEMENTS.

10. NO STRUCTURES OR MAJOR MATERIAL STORAGE ACTIVITIES
ARE PERMITTED WITHIN THE DESIGNATED DRAINAGE
EASEMENTS, EXCEPT FENCES. FENCES SHALL NOT IMPEDE
RUNOFF FROM REACHING DRAINAGE SWALES.

11. INDIVIDUAL WELLS ARE THE RESPONSIBILITY OF EACH
PROPERTY OWNER. PERMITS FOR INDIVIDUAL WELLS MUST BE
OBTAINED FROM THE STATE ENGINEER WHO BY LAW HAS THE
AUTHORITY TO SET CONDITIONS FOR THE ISSUANCE OF THESE
PERMITS.

12. WATER IN THE DENVER WATER BASIN AQUIFERS IS ALLOCATED
BASED ON A 100-YEAR AQUIFER LIFE; HOWEVER, FOR EL PASO
COUNTY PLANNING PURPOSES, WATER IN THE DENVER BASIN
AQUIFERS IS ELEVATED BASED ON A 300-YEAR AQUIFER LIFE.
APPLICANTS, THE HOME OWNERS ASSOCIATION, AND ALL
FUTURE OWNERS IN THE SUBDIVISION SHOULD BE AWARE THAT
THE ECONOMIC LIFE OF A WATER SUPPLY BASED ON WELLS IN
A GIVEN DENVER BASIN AQUIFER MAY BE LESS THAN EITHER
THE 100 YEARS OR 300 YEARS INDICATED DUE TO ANTICIPATED
WATER LEVEL DECLINES. FURTHERMORE, THE WATER SUPPLY
PLAN SHOULD NOT RELY SOLELY UPON NON-RENEWABLE
AQUIFERS. ALTERNATIVE RENEWABLE WATER RESOURCES
SHOULD BE ACQUIRED AND INCORPORATED IN A PERMANENT
WATER SUPPLY PLAN THAT PROVIDES FUTURE GENERATIONS
WITH A WATER SUPPLY.

13. ACCESS TO ALL LOTS SHALL BE THROUGH THE SHOWN TRAVEL
EASEMENTS. THE RESPONSIBILITY AND MAINTENANCE OF SAID
EASEMENTS ARE SUBJECT TO THE MAINTENANCE AGREEMENT
AND ALL COVENANTS AND RESTRICTIONS CONTAINED THEREIN,
THAT WILL BE RECORDED WITH THE FINAL PLAT.

14. NO DRIVEWAY SHALL BE ESTABLISHED UNLESS AN ACCESS
PERMIT HAS BEEN GRANTED BY EL PASO COUNTY PLANNING
AND COMMUNITY DEVELOPMENT. INDIVIDUAL LOT PURCHASERS
ARE RESPONSIBLE FOR CONSTRUCTING DRIVEWAYS.

15. ALL STRUCTURAL FOUNDATIONS ON THE LOTS IN THIS
SUBDIVISION SHALL BE LOCATED AND DESIGNED BY A
PROFESSIONAL ENGINEER, CURRENTLY REGISTERED IN THE

STATE OF COLORADO. NATURAL DRAINAGE LOCATIONS SHALL
BE AVOIDED BY CONSTRUCTION AND SITE-SPECIFIC
FOUNTATION/SEPTIC INVESTIGATIONS SHALL BE REQUIRED.

16. PROPERTY WITHIN THIS SUBDIVISION IS SUBJECT TO THE
TERMS AND PROVISIONS OF THE EL PASO COUNTY ROAD
IMPACT FEE PROGRAM (RESOLUTION 19-471) AND ANY
SUBSEQUENT AMENDMENTS. FEES FOR EACH LOT WITHIN THIS
SUBDIVISION SHALL BE PAID IN FULL AT THE TIME OF BUILDING
PERMIT ISSUANCE.

17. MAILBOXES SHALL BE INSTALLED IN ACCORDANCE WITH ALL EL
PASO COUNTY DEPARTMENT OF TRANSPORTATION AND THE
UNITED STATES POSTAL SERVICE REGULATIONS.

18. THE FOLLOWING REPORTS HAVE BEEN SUBMITTED IN
ASSOCIATION WITH THE FINAL PLAT FOR THIS SUBDIVISION AND
ARE ON FILE AT THE EL PASO COUNTY PLANNING AND
COMMUNITY DEVELOPMENT DEPARTMENT:  DRAINAGE REPORT,
WATER RESOURCES REPORT, WASTEWATER DISPOSAL
REPORT, GEOLOGY AND SOILS REPORT, FIRE PROTECTION
REPORT, AND ONSITE WASTEWATER TREATMENT SYSTEM
REPORT.

19. CONTOURS ARE DERIVED FROM TOPOGRAPHIC SURVEY
PERFORMED BY SMH CONSULTANTS.

20. THERE SHALL BE NO DIRECT LOT ACCESS TO CURTIS RD.

21. ANY PERSON WHO KNOWINGLY REMOVES, ALTERS OR DEFACES
ANY PUBLIC LAND SURVEY MONUMENT OR LAND BOUNDARY
MONUMENT OR ACCESSORY COMMITS A CLASS TWO (2)
MISDEMEANOR PURSUANT TO C.R.S. § 18-4-508".

22. ALL FUTURE LOT OWNERS SHALL SUBMIT AN ENGINEERED SITE
PLAN AT TIME OF BUILDING PERMIT.

23. THE PRIVATE ROADS AS SHOWN ON THIS PLAT WILL NOT BE
MAINTAINED BY EL PASO COUNTY UNTIL AND UNLESS THE
STREETS ARE CONSTRUCTED IN CONFORMANCE WITH EL PASO
COUNTY STANDARDS IN EFFECT AT THE DATE OF THE REQUEST
FOR DEDICATION AND MAINTENANCE.

24. THE SUBDIVIDER(S) AGREES ON BEHALF OF HIM/HERSELF AND
ANY DEVELOPER OR BUILDER SUCCESSORS AND ASSIGNEES
THAT SUBDIVIDER AND/OR SAID SUCCESSORS AND ASSIGNS
SHALL BE REQUIRED TO PAY TRAFFIC IMPACT FEES IN
ACCORDANCE WITH EL PASO COUNTY ROAD IMPACT FEE
PROGRAM RESOLUTION (RESOLUTION NO. 19-471), OR ANY
AMENDMENTS THERETO, AT OR PRIOR TO THE TIME OF
BUILDING PERMIT SUBMITTALS. THE FEE OBLIGATION, IF NOT
PAID AT FINAL PLAT RECORDING, SHALL BE DOCUMENTED ON
ALL SALES DOCUMENTS AND PLAT NOTES TO ENSURE THAT A
TITLE SEARCH WOULD FIND THE FEE OBLIGATION BEFORE SALE
OF THE PROPERTY.

GENERAL NOTES:

PROJECT LOCATION

FALCON HWY

C
U

R
TI

S 
R

D

JUDGE ORR RD

HWY 24

Survey Prepared April 4, 2022

PAGE 1 OF 6

ZONING: I-2

TAX SCHEDULE NUMBER: 4300000637, 4300000638, 4300000640, 4300000641, 4300000642

LAND USE: INDUSTRIAL PARK

SITE AREA: 51.3 ACRES

PROPERTY ADDRESSES: PROPERTIES DO NOT CURRENTLY 
HAVE ASSIGNED ADDRESSES

SHEET INDEX
1 PRELIMINARY PLAN COVER SHEET
2 PRELIMINARY OVERALL SITE PLAN
3 PRELIMINARY ENLARGED SITE PLAN
4 PRELIMINARY ENLARGED SITE PLAN

SP01 PRELIMINARY PLAN SITE PLAN
SP02 PRELIMINARY PLAN SITE PLAN

DATE SUBMITTED: 09/13/2023

REVISIONS:

1

SITE DATA:

TOTAL ACREAGE:
TOTAL TRACT ACREAGE = 3.10 ACRES
TOTAL PARCEL ACREAGE =  36.56 ACRES
TOTAL ROW  ACREAGE = 11.64 ACRES
TOTAL:            51.3 ACRES

SERVICE PROVIDERS:
FALCON FIRE PROTECTION DISTRICT
MOUNTAIN VIEW ELECTRIC ASSOC.
BLACK HILLS ENERGY
DOMESTIC WELLS
INDIVIDUAL SEWAGE DISPOSAL SYSTEMS

GEOLOGIC HAZARD NOTE:
THE FOLLOWING LOTS HAVE BEEN FOUND TO BE
IMPACTED BY GEOLOGIC HAZARDS. MITIGATION
MEASURES AND A MAP OF THE HAZARD AREA CAN BE
FOUND IN THE SOILS & GEOLOGY STUDY BY RMG -
ROCKY MOUNTAIN GROUP DATED JULY 13, 2023,
REVISED JULY 24, 2023, IN FILE _______________
AVAILABLE AT THE EL PASO COUNTY PLANNING AND
COMMUNITY DEVELOPMENT DEPARTMENT.

DOWNSLOPE CREEP: N/A
ROCKFALL SOURCE: N/A
ROCKFALL RUNOUT ZONE: N/A
POTENTIALLY SEASONALLY HIGH GROUNDWATER:
N/A
OTHER HAZARD:

FLOOD PRONE AREAS: N/A FOR FILING NO. 1.
FLOOD PRONE AREAS ARE OUTSIDE THE LIMITS
OF FILING NO. 1
FAULTS: ALL LOTS
SEISMICITY: ALL LOTS
RADON: ALL LOTS

OWNER:
MEADOWLAKE DEVELOPMENTS LLC
PO BOX 1385
COLORADO SPRINGS, CO 80901
719-445-5050

SURVEYOR:
TIM SLOAN, VICE-PRESIDENT
SMH CONSULTANTS, P.A.
411 S. TEJON ST., STE. I
COLORADO SPRINGS, CO 80903
719-465-2145

CIVIL ENGINEER:
HR GREEN - COLORADO SPRINGS
1975 RESEARCH PKWY., STE. 230
COLORADO SPRINGS, CO 80920
719-394-2440

DENSITY AND DIMENSIONAL STANDARDS FOR INDUSTRIAL DISTRICT I-2

ZONING
DISTRICT

ZONING
DISTRICT

AREA
MINIMUM

MINIMUM
LOT SIZE FRONT REAR SIDE MAXIMUM LOT

COVERAGE
MAXIMUM
HEIGHT

I-2 20 ACRES 1 ACRE 50 Ft 50 Ft 30 Ft 35% 45Ft

20



ROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROW W R W R R RO RO O OW OW W W R W R R RO RO O OW OW W W R W R W R RO RO O OW OW W

R
O

W
R

O
W

R
O

W

SADDLEHORN RANCH
HOMES LLC

SCH. NO. 4310001001
(NOT PART OF THIS

SITE DEVELOPMENT)

SADDLEHORN RANCH
HOMES LLC

SCH. NO. 4310001002
(NOT PART OF THIS

SITE DEVELOPMENT)

SADDLEHORN RANCH
HOMES LLC

SCH. NO. 4310001003
(NOT PART OF THIS

SITE DEVELOPMENT)

GORILLA CAPITAL CO
SADDLEHORN RANCH LLC

SCH. NO. 4310001019
(NOT PART OF THIS

SITE DEVELOPMENT)

MEADOW LAKE
AIRPORT ASSOC.

SCH. NO. 4300000563
(NOT PART OF THIS

SITE DEVELOPMENT)

CS ZONING

I-3 ZONING

ROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROWROW

LOT 15, BLK 1
( )

LOT 1, BLK 1
( )

LOT 14, BLK 1
( )

LOT 2, BLK 1
( )

LOT 13, BLK 1
( )

LOT 12, BLK 1
( )

LOT 3, BLK 1
( )

LOT 11, BLK 1
( )

LOT 10, BLK 1
( )

LOT 4, BLK 1
( )

LOT 9, BLK 1
( )

LOT 8, BLK 1
( )LOT 7, BLK 1

( )

TRACT A
DRAINAGE

() LOT 5, BLK 1
( )

LOT 6, BLK 1
( )

TRACT B
DRAINAGE

()

ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW

R
O

W
R

O
W

R
O

W

ROWROWROWROWROWROWROWROWROW

ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW ROW

ROW ROW ROW ROW ROW ROW

CURTIS ROAD

SA
G

EB
R

U
SH

 S
T

GREENFIELD AVE

FAYE REYNOLDS
SCH. NO. 4300000550
(NOT PART OF THIS

SITE DEVELOPMENT)

WILD IRIS
WAY

MARIPOSA LILY CTWILDFLOWER CT

LOT 1, BLK 2
( )

LOT 2, BLK 2
()

LOT 3, BLK 2
()

LOT 4, BLK 2
()

LOT 5, BLK 2
()

LOT 6, BLK 2
()

LOT 7, BLK 2
()

LOT 8, BLK 2
()

LOT 9, BLK 2
()

LOT 10, BLK 2
()

LOT 11, BLK 2
()

LOT 12, BLK 2
()

TRACT AREA TABLE

TRACT

28

29

AREA (FT)

79584

62761

ACRES

1.83

1.44

  A

  B

PARCEL AREA TABLE

LOT #

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

BLOCK #

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

BLOCK 1

AREA (FT)

167003

54378

47771

50820

89220

64859

69096

47699

47533

47663

47792

47620

47747

62431

125648

ACRES

3.83

1.25

1.10

1.17

2.05

1.49

1.59

1.10

1.09

1.09

1.10

1.09

1.10

1.43

2.88

PARCEL AREA TABLE

LOT #

1

2

3

4

5

6

7

8

9

10

11

12

BLOCK #

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

BLOCK 2

AREA (FT)

53445

53445

53445

53445

43560

43560

43560

43560

43848

44425

45001

45576

ACRES

1.23

1.23

1.23

1.23

1.00

1.00

1.00

1.00

1.01

1.02

1.03

1.05

PRELIMINARY OVERALL SITE PLAN

MEADOW LAKE INDUSTRIAL FILING NO. 1
A PART OF THE EAST HALF OF SECTION 9, TOWNSHIP 13 SOUTH, RANGE 64 WEST OF

THE SIXTH PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO

150'150' 75' 0'

SCALE: 1" = 150'

LINETYPE LEGEND

ADJACENT PROPERTY LINE

PROPERTY LINE

SECTION LINE

TRAVEL EASEMENT

UTILITY EASEMENT

RIGHT OF WAY

MATCHLINE

ROW

PAGE 2 OF 6SEPTEMBER 2023
Drawn By:JAM  Project #2212-0483  TDS #88

Survey Prepared April 4, 2022

M
AT

C
H

LI
N

E 
- S

EE
 S

H
EE

T 
4

M
AT

C
H

LI
N

E 
- S

EE
 S

H
EE

T 
3

ROWROWROWROW

ROW ROW ROW ROWROWROW

ROW ROW ROWROW

ROW ROW ROW ROW ROW ROW ROW

DATE SUBMITTED: 09/13/2023

REVISIONS:

1

L E G E N D

(D)
(S)

*

MONUMENT FOUND (1/2" REBAR) W/PLS38374 CAP
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T.E.
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Overlook at Homestead Preliminary Plan 
 
Agenda Date:   November 8, 2023 
 
Agenda Item Number: #6 - B 
 
Presenter:   Greg Stachon, Landscape Architect 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request by NES on behalf of PT Overlook LLC for the Overlook at Homestead 
Preliminary Plan. The property is located along the east of Elbert Road and south of 
Apex Ranch Road in northern El Paso County. The property is approximately six miles 
northwest of Peyton, CO. The property is surrounded by rural residential subdivisions 
and agricultural grazing land. The County’s Homestead Ranch Regional Park borders 
the property’s east side. The applicant plans to develop 62 residential lots with a 
minimum size of 5 acres each. 
 
Trails 
 
The El Paso County Parks Master Plans shows a master-planned trail in the vicinity of 
this project. The proposed Palmer Divide Regional trail bisects the Overlook at 
Homestead property starting on the east side of the property and makes a connection to 
Elbert Road on the west side of the property. An existing trail easement was granted to 
El Paso County on the south side of the Apex Ranch subdivision which will allow for a 
trail to be constructed from Overlook at Homestead to Elbert Road to the west. 
 
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 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. Due to the challenging terrain of this property, County Parks requests the 
applicant provide a proposed alignment that is constructable with average grades less 
than 10%. County Parks is welcome to an ongoing dialogue regarding trail easement 
location.  
 
Additionally, County Parks requests that the Palmer Divide Regional trail be graded 
when the subdivision is constructed so that the trail can be built in the future. As the 
applicant’s grading plan currently shows, although preliminary, grades for a trail along 
the proposed alignment would not be possible once tied into existing grades on private 
property outside the trail corridor. It would be best to grade the trail into the hillside when 
the roads and lots are developed to avoid grading beyond the trail easement in the 
future. 
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Park Land  
 
Homestead Ranch Regional Park is a 458-acre regional park that the county developed 
in the early 2000’s. Prior to this time, the park was home to ranching activities dating 
back to the late 1800’s. Today, the park offers the public opportunities for hiking, biking, 
equestrian use, and outdoor education. The site includes a playground, restroom, fishing 
pond, picnic pavilions, a multi-use field, and 5 miles of trails. In addition to active use 
areas, much of the park is preserved as passive use to conserve the plants and animals 
that are native to the region. 
 
The most predominate vegetative feature is the belt of Ponderosa Pine defined by the 
bluffs which traverse the park. This stand exists mainly as a result of the same high-
water table that occurs throughout the Black Forest. Typical shrubs found in the 
understory include mountain-mahogany, wax currant, snowberry, and juniper. Forbes 
and grasses are widespread in the understory as well. According to Colorado Parks and 
Wildlife’s ‘Species Activity’ mapping, the property is in the overall range for numerous 
species of bats, black bear, mountain lions, pronghorn, mule, and white-tailed deer. The 
Swift Fox is listed in Colorado as a species of Special Concern and its range overlaps 
Homestead Ranch. 
 
El Paso County has experienced rapid growth over the last two decades. In the year 
2000, the population of El Paso County was 519,802. Today it is over 700,000. By the 
year 2045, the population of the county is projected to reach 1,000,000 people. With this 
growth comes more need to preserve unique open spaces and provide recreation 
opportunities for residents of the county. The El Paso County Parks Master Plan and 
Homestead Ranch Regional Park Master Plan include goals to preserve unique 
landscapes, habitats, trails corridors, and responsibly expand the county’s regional 
parks, trails, and open space system.  
 
As it pertains to this application, the county would welcome the opportunity to discuss 
expansion of Homestead Ranch Regional Park particularly along the bluffs that make 
the area unique and worthy of preservation. This could be done in several ways 
including dedication of park lands, acquiring additional park land or buffering 
opportunities. The County would also be open to facilitating discussions regarding 
potential conservation easement options that could provide a financial benefit to the 
applicant for preserving lands.   
 
Regional and urban park fees will be calculated upon reviews of forthcoming preliminary 
plans and final plats. A park land agreement is an acceptable alternative in lieu of park 
fees provided the agreement is approved by the County and executed prior to recording 
the final plat.  
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Recommended Motion:  
 
Recommend 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. 
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 PCD Reference #: 350.00

62

 Applicant / Owner:  Owner's Representative: 0.44

2

Joe DesJardin 5

A‐35

RR‐5

NO

Neighborhood:  0.00

1.203 Community: 0.00

1.203 0.00

Neighborhood:  $0

$31,310 Community: $0

Total Regional Park Fees: $31,310 $0

 Staff Recommendation:

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

     Urban Park Area: 5

     Urban Park Area: 5

0.00375 Acres x 62 Dwelling Units =

0.00625 Acres x 62 Dwelling Units =

Recommend 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.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 62 Dwelling Units =

Regional Park Area: 2

$505 / Dwelling Unit x 62 Dwelling Units =

$119 / Dwelling Unit x 62 Dwelling Units =

$184 / Dwelling Unit x 62 Dwelling Units =

Monument, CO 80132

 Name: Overlook at Homestead 

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.

Andrea Barlow

1864 Woodmoor Drive, Suite 100

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

NES, Inc.

619 N. Cascade Ave, Suite 200

November 8, 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

SP238

Preliminary Plan

PT Overlook LLC

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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OVERLOOK AT HOMESTEAD PRELIMINARY PLAN 

LETTER OF INTENT 

 

OWNER/APPLICANT:  

PT OVERLOOK LLC 
1864 WOODMOOR DRIVE, SUITE 100 
MONUMENT CO, 80132 
 

CONSULTANT:  

N.E.S. INC. 
ANDREA BARLOW 
619 N. CASCADE AVE. SUITE 200 
COLORADO SPRINGS, CO 80903 
719.471.0073 
abarlow@nescolorado.com 

 

SITE DETAILS:  

TSNS: 4122000005, 4100000255, 4100000256 

ACREAGE: 350.83 ACRES 

CURRENT ZONING: RR-5 

CURRENT USE: VACANT LAND 

REQUEST 

PT Overlook LLC requests approval of a Preliminary Plan consisting of 62 single family lots, and 3 tracts 
on 350.83 Acres. 
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LOCATION 

The subject property is located along the east of Elbert Road and south of Apex Ranch Road.  The Apex 
Ranch rural residential subdivision is to the north and west and surrounded on three sides by the 
proposed Overlook at Homestead subdivision. Apex Ranch contains lots ranging in size from 3.099 acres 
to 5.107 acres and has a gross density of 1 D.U. per 4.946 acres – 23 of 25 of the lots are smaller than 5 
acres. One road stub (Apex Ranch Road) from Apex Ranch meets the property boundary giving the 
proposed Overlook at Homestead development access. The Apex Ranch DP also calls out a proposed 
connection from Apex Ranch Road with a north-south directionality; the proposed Quess Ranch Court 
takes advantage of this proposed access. Across Elbert Road to the west the land is in agricultural use. 
Rural residential 5-acre + lots within the Reata Subdivision line the southern boundary and wrap around 
to the east. Northeast of the property is the Homestead Ranch County Regional Park and more 
agricultural grazing land is located to the southeast.  Along the northern boundary are two parcels used 
for agricultural grazing.  
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PROJECT DESCRIPTION 

The Overlook at Homestead Property Preliminary Plan request is for a development of 62 single family 
lots on 350.83 acres. This development is supported by the concurrent rezone application that will 
change the zoning from A-35 to RR-5. The Preliminary Plan will subdivide the property into 5-acre 
residential lots ranging from 5.0 – 7.0 acres, with an average lot size of 5.55 acres and a gross density of 
0.18 dwelling units per acre. The lot widths and acreages vary to accommodate easements, topography 
and existing natural features. The proposed lots meet the minimum zoning standards for the RR-5 zone 
set out in Table 5-4 of the Land Development Code as follows: 

Zone Min. Lot 
Frontage 

Min. Front 
Setback 

Min. Rear 
Setback 

Min. Side 
Setback 

Max. Lot 
Coverage 

Max. Building 
Height 

RR-5  200 ft  25 ft 25 ft 25 ft 25%  30 ft  
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Access and Traffic:  The TIS completed by LSC in October of 2023, assumes a max density of 0.2 DU/AC 
or 62 units on the 350.83 acre site. The TIS addresses the primary points of entry to the overall 
development area at the following locations:  

 One existing stop-sign controlled intersection between Apex Ranch Road and Elbert Road. This 
assumes use of the two existing public street stubs provided from the Apex Ranch subdivision to 
the Overlook at Homestead property. 

 One new public road connection intersection to be located 1,920 feet north of Sweet Road. This 
intersection will be stop-sign controlled. 

It is anticipated this development would generate about 650 new vehicle-trips on the average weekday 
with 13 vehicles entering and 36 vehicles exiting the site in the morning. 40 vehicles are anticipated to 
enter the site in the afternoon with 23 vehicles exiting. 

Analysis of future traffic condition indicates that the addition of site-generated traffic is expected to 
create minimal impact to traffic operations for the existing and surrounding roadway system upon 
roadway and intersection control improvements assumed within this analysis. The nearby roads and 
intersections do meet the vehicles per hour requirements for the addition of auxiliary turn-lanes and 
according to this study no intersection modifications will be needed. All internal roadways are proposed 
to be public paved rural local residential streets.  

Parcels to the and east, 4100000251, 4126000004, north 4100000031 will be afforded access as follows: 

 4100000251 is part of the El Paso County Homestead Ranch Regional Park, and a trail access is 
proposed as requested by the Parks Department.  No vehicular access will be provided to this 
parcel. 

 4126000004 Right-of-way will be provided at the end of the Campout Drive cul-de-sac per Code 
requirements.  

 4100000031 Right-of-way will be provided at the end of the Apex Ranch Road cul-de-sac per 
Code requirements.  
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Trails:  A 25-foot-wide trail easement is proposed through the Overlook at Homestead development 
along the Palmer Divide Trail alignment and connecting to the Homestead Ranch Park. This trail will 
eventually connect to the Woodlake Trailhead per the El Paso County Parks Master Plan. The trail will 
provide residents and neighbors access to regional open spaces and will promote multi modal travel in 
the area.  The easement shall be dedicated to El Paso County on the future final plat(s), and the trail will 
be constructed and maintained by the County.    

Drainage: The Preliminary Drainage Report prepared by Kimley Horn in August 2023 analyzes the 
existing drainage characteristics of the site and any required improvements. The proposed Overlook at 
Homestead development is part of four major drainage basins: Upper Black Squirrel, La Vega Ranch, East 
Kiowa Creek & Bijou Creek. Six full spectrum detention ponds are proposed along with roadside ditches, 
culverts to convey stormwater under roads, swales. The implementation of these ponds and other 
associated infrastructure are designed to reduce stormwater flows below historic rates.  

Utilities: The following utilities are the current service providers being considered and line extension 
negotiations may be necessary to obtain service for the Overlook at Homestead property. Electric 
service will be provided by MVEA and the site exists within their service area. Gas will be provided by 
Black Hills Energy and, if service to this property is not feasible, propane tanks will be used to service the 
development. Water and sewage will be an individual well and septic system and the development’s 
Metro District will send annual reports to the State. Proposed communications will be provided by Force 
Broadband. 

Floodplain: The proposed Preliminary Plan is designated as Zone X, area of minimal flood hazard (FEMA 
Floodplain Map No. 08041C0350G, dated 12/07/2018). 

Wetlands: According to the Natural Resources Report done by Kimley Horn dated September 22, 2023 
this proposed Preliminary Plan will keep most of the existing wetland habitats and natural springs as key 
drainageways through the site. The majority of drainage features on the site are spring-fed tributaries to 
Black Squirrel Creek and are non-jurisdictional based on correspondence with USACE. The western 
wetlands are mapped as freshwater emergent wetland and riverine, while the south-central wetland is 
mapped as a freshwater pond and riverine. The wetland area will be incorporated into future lots and 
impacts to these resources may occur depending on project design.  

Natural Features/Vegetation: This proposed Preliminary Plan includes multiple rocky outcrops that sit 
roughly 200 feet above the flatter grassland portions of the site. Stands of evergreen trees hug the 
slopes and are scattered across the higher portions of the site. Two stock ponds are present on the 
southern portion of the site and the site contains four drainage basins (Bijou Creek, East Kiowa Creek, 
Upper Black Squirrel & La Vega Ranch). Rolling grassland hills make up most of the southern and 
western portions of the site. These natural features will be incorporated into future lots and will be 
largely undisturbed other than as needed to accommodate roads and home sites. 

Noxious Weeds: According to the Natural Resources Report prepared by Kimley Horn dated September 
22, 2023 this site contains scattered areas containing limited quantities of noxious weeds. Additional 
site inventories would need to be done during the growing season to more accurately catalogue 
populations on the site. 
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Wildlife: Based on the Natural Resources Report prepared by Kimley Horn dated September 22, 2023 
wildlife habitat impacts are unavoidable, but the implementation of a stormwater management plan will 
assist in protecting water quality in downstream reaches, which will provide benefits to aquatic species 
including amphibians and invertebrates. In addition, detention facilities may add seasonal water 
features that could support further wildlife like waterfowl.  The plan to remove few trees on the site for 
construction and wildfire hazard reduction will make impacts to forest species negligible. Since 
grasslands are the dominant habitat type, the associated species are expected to experience the 
greatest disturbance. Deer, foxes and bears may experience adverse effects from an increased state of 
urbanization in close proximity to wildland areas in the greater vicinity. 

No impacts are expected for federally or state listed threatened species. 

Wildfire: As stated in the Natural Resources Report prepared by Kimley Horn dated September 22, 2023, 
the wildfire risk and burn probability are not expected to change with development of the project site. 
The site is predominantly “Low Risk” with smaller areas of “Moderate Risk” and “Lowest Risk” according 
to WRAP.  The Peyton Fire Protection District is located approximately 4.5 miles from the site on 
Railroad Street and will service the property. Wildfire fuels are likely to be removed through 
development and the CC&Rs will require Firewise construction and landscaping. 

PROJECT JUSTIFICATION 

The request is consistent with the criteria in Section 7.2.1.D.2.e for a Preliminary Plan as follows: 

1.     The proposed subdivision is in general conformance with the goals, objectives, and policies of the 
Master Plan;  
 

YOUR EPC MASTER PLAN 
The project site is denoted as a Rural placetype in Your EPC Master Plan.  The primary land uses in 
this placetype are Farm/Homestead Residential, Parks/Open Space & Agriculture. The proposed 5-
acre lots align with the Supporting Use of Estate Residential (Minimum 1-unit/5-acres) of the Your 
EPC Master Plan. This Preliminary Plan provides further contiguity in the County’s land use by 
connecting two currently separated Large-Lot Residential developments – one to the west (Apex 
Ranch) and one to the south (Reata Subdivision). The Rural placetype in this part of the county 
continues to transition towards large-lot residential around the Peyton Rural Center and this 
development would progress that trend.  
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In the Areas of Change chapter of the County Master Plan, the Overlook at Homestead property is 
identified as a “Minimal Change: Undeveloped Area”. The Plan states that Minimal Change: 
Undeveloped Areas will experience some development of select underutilized or vacant sites 
adjacent to other built out sites, but will be limited in scale so as not to alter the essential character. 
The proposed 5-acre lot development would maintain the large lot size currently present to the 
south and would transition the Apex Ranch PUD to the north and west, which is higher density and 
includes lots smaller than 5-acres.  A good portion of the lots exist on top of the rocky outcropping 

PLACETYPES MAP 

AREAS OF CHANGE MAP 

38



Overlook at Homestead Preliminary Plan  Prepared by N.E.S. Inc. 
Letter of Intent  October 2023 

File #: PCD File #XXX  8 | P a g e  

 

on the east portion of the site and would do little to change the sites character outside of the 
homes’ footprint and internal roadways.  
 
This site does not have a designation under the Key Areas portion of the County Master Plan. 
 
The project meets the following Core Principles and Goals set forth in the County Policy Plan: 
 
Core Principle 1, Land Use and Development, seeks to “Manage growth to ensure a variety of 
compatible land uses that preserve all character areas of the county,” and Goal 1.1 seeks to, “Ensure 
compatibility with established character and infrastructure capacity.”  
 
The proposed 5-acre lot development continues the rural density approved with the adjacent 
subdivisions in the County and will provide a transition from the PUD (Apex Ranch, with a gross 
density of 1 D.U. per 4.946 acres) to the existing RR-5 residences south of the site. The submitted 
traffic study indicates that the development can be accommodated with minimal impact to traffic 
operations for the existing and surrounding roadway system.   
 
Core Principle 4, Transportation & Mobility, seeks to “Connect all areas of the County with a safe 
and efficient multimodal transportation system” Goals 4.1 and 4.2 respectively seek to, “Establish a 
transportation network that connects all areas to one another, emphasizing east-west routes, 
reducing traffic congestion, promoting safe and efficient travel” and, “Promote walkability and 
bikability where multimodal transportation systems are feasible.” 
 
The proposed trail easement would accomplish these goals by connecting more homes to an east-
west trail that directly links with a nearby regional open space. When built, the trail moving through 
the proposed Preliminary Plan and Apex Ranch would be only two parcels away from connecting to 
the EPC Woodlake Trailhead.  

        WATER MASTER PLAN 

This project straddles the 4a and 4c regions of the EPC Water Master Plan. The property is not 
within any of the growth areas identified for Regions 4a and 4c.  The homes proposed at Overlook at 
Homestead will be served by individual domestic wells that pull from the Dawson Aquifer and will 
rely on existing water rights. This provides the proposed subdivision with a sufficient and reliable 
water source to meet the County’s 300-year supply requirement. With much of the vegetation and 
grade on the site to remain largely undisturbed the aquifer should continue to receive infiltration 
across the site at similar to historic levels.  

EL PASO COUNTY MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The 2040 MTCP identifies Elbert Road, which runs along the western side of the site boundary as a 
Minor Arterial. A future extension of Hodgen Road, which currently dead ends into Eastonville Road, 
is shown to continue to Elbert Road on the 2040 Improvements Map. This portion of Hodgen Road is 
identified as a collector. The 2060 Preservation Map identifies the need to preserve additional right-
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of-way along Elbert Road to accommodate future road improvements.  These requirements of the 
MTCP are taken into account in the proposed Preliminary Plan for the property.  

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan identifies a future primary regional trail connection through the center of the 
Overlook at Homestead property to connect the surrounding area with the Homestead Ranch Park 
to the east. In order to blend with the Regional Open Space to the east (Homestead Ranch Park) the 
proposed development would have a trail easement spanning from east to west and connecting 
with similar tracts existing in the Apex Ranch development. This trail accommodation aligns with the 
Trails Master Plan put forth by the County. Homestead Ranch Park is currently only accessible from 
the east via Golihar Road. This trail connection would not only improve the overall access to the 
park, but when combined with other future trails it would provide residents with a safer and quicker 
route to the nearby town of Peyton. Conversely, the addition of this public trail also provides 
neighboring residents with exposure to the views and natural features present on the Overlook at  
Homestead property. 
 

2.     The subdivision is consistent with the purposes of this Code; 
 
The stated purpose of the Code is to preserve and improve the public health, safety and general welfare 
of the citizens and businesses of El Paso County. The proposed subdivision of rural residential is 
consistent with the County Master Plan and is compatible with the surrounding 5-acre and PUD single 
family lots and rural character of the area. 

3.     The subdivision is in conformance with the subdivision design standards and any approved sketch 
plan; 
 
There is no approved Sketch Plan for this property.  The proposed subdivision is in conformance with the 
subdivision design standards, which are discussed in more detail below.  The subdivision design 
standards set out in Chapter 8 of the Land Development Code are met, including but not limited to:   

 adequate provision for traffic, drainage, open space, recreation and parks; 
 provision of properly designed roads to provide for safe and convenient vehicular circulation 

and identification of required road improvements;  
 adequate provision for water, sewer and other utilities; 
 Ensuring that structures will harmonize with the physical characteristics of the site; 
 Ensuring that land is divided into lots that are of adequate size and configuration for the 

purpose for which they are intended to be used; and 
 Protecting the natural resources, considering the natural vegetation. 

 
4.     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; 
 
Water service will be provided by individual domestic wells on the residential lots. The wells will be 
drilled into the Dawson Aquifer and rely on existing water rights.  Water quality testing of the Dawson 
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Aquifer wells has been completed and is of sufficient quality to serve the proposed residential 
development. The Applicant requests that the finding of sufficiency for water quantity, dependability 
and quality be deferred to the Final Plat. 

5.     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; 
 
Wastewater service will be provided by onsite wastewater treatment systems (OWTS).  The Wastewater 
Disposal Report prepared by RESPEC concludes that the property is generally suitable for OWTS and that 
contamination of surface and subsurface water sources should not occur provided the systems are 
installed according to El Paso County and State guidelines.  The Report identifies floodplains on the site 
and notes that floodplain areas are not suitable for OWTS.  Some lots are impacted but still have 
sufficient space for OWTS due to the size of the lot.  The report concludes that the majority of lots will 
require designed systems and each property will need to be evaluated for this requirement. 

6.     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)]; 
 
The Soils and Geology Report prepared by Entech in August of 2023 identifies the geologic conditions 
that occur intermittently on the property and will impose some constraints on the proposed 
development, including artificial fill, expansive soils, shallow bedrock, seasonally shallow, potential 
seasonally shallow groundwater areas, and springs.  Potentially unstable slopes, rockfall and debris flow 
susceptible areas will be encountered on lots located at the base of the bluff (Lots 23-35). The report 
indicates that these conditions can be mitigated through proper engineering design and construction 
techniques or avoidance. Areas affected by seasonal shallow and potential seasonally shallow 
groundwater may require drains adjacent to the structure to help prevent intrusion of water into areas 
below grade. Basements should be feasible across the majority of the site, but lot specific subsurface 
soil investigations will be required. The potentially unstable slope areas along the mesa are considered 
stable in their current condition, but care must be exercised in these areas as to not activate instability. 
The steeper slopes should be avoided by development and a minimum of a 30-foot setback from the 
crest of the cliffs/steep slopes is recommended. Once building locations are determined additional 
investigation may be warranted. Site grading should direct surface flows around structures around the 
top of the mesa where recent minor debris fans/erosion have been observed. Drainage culverts and 
other drainage infrastructure should be adequately sized for the potential sediment laden flows during 
significant precipitation events. Lots 23-35 are within the area indicated as Debris Flow Susceptible. In 
areas of concentrated flows channel armoring, including permanent channel armoring should be utilized 
to prevent accelerated erosion which in turn could create unstable conditions. 
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7.     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; 
 
These matters are addressed in the Preliminary Drainage Report prepared by Kimley Horn prepared in 
August 2023. Proposed drainage infrastructure includes road side ditches, culverts to convey 
stormwater under roads, swales, and six full spectrum detention ponds. All proposed drainage basins 
have been designed in effort to keep runoff within the same existing basins, as to not transfer runoff 
between basins. The proposed ponds are designed to reduce peak stormwater flow rates, down below 
historic rates before leaving the site. These measures comply with the requirements of the LDC and 
ECM. 

8.     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; 
 
Lots will be accessible by new public streets that will comply with the LDC and ECM. Street names have 
been approved by El Paso–Teller County 911 Authority. 

9.     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; 
 
The site layout incorporates a trail easement which travels the upper portion of the site and traverses 
the slopes down to the Apex Rach boundary where it joins with an existing trail easement. This trail 
gives residents of this and surrounding properties, access to natural features within the site and the 
adjacent Homestead Ranch Park. 

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; 
 
A trail easement is being provided through the development to accommodate a planned trail per the 
EPC Parks Master Plan. This trail will facilitate bike and pedestrian traffic and will act as a connection 
between Apex Ranch and Homestead Ranch Park.   

3)     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; 
 
The Traffic Impact Study demonstrates that the development will not materially impact existing levels of 
service on surrounding roads and proposed access improvements on Elbert Road will accommodate the 
site development traffic. The development will be served by well and septic systems and will have no 
negative impact on existing County services and facilities. 
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4)     Necessary services, including police and protection, recreation, utilities, open space and 
transportation system, are or will be available to serve the proposed subdivision; 

The site will be served by well and septic as described above. Mountain View Electric and Black Hills 
Energy will provide electric and natural gas services as stated in the Will Serve letters included in this 
submittal.  Adequate streets are provided to serve the future residents of the subdivision. 

5)     The subdivision provides evidence to show that the proposed methods for fire protection comply 
with Chapter 6 of this Code; and 
 
The Peyton Fire Protection District has adequate capacity to provide fire protection to the proposed 
subdivision. A Fire Protection Report and a Will Serve letter from the Fire Chief is included with this 
submittal. 

6)     The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code. 
 
The proposed subdivision meets the applicable sections of the Code. 

 

 

P:\Pro Terra\Dooley Parcel\Admin\Submittals\Preliminary Plan\Initial Submittal\OverlookProperty_PrelimPlan_LOI.docx 
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ELBERT ROAD
EL PASO COUNTY,

COLORADO

THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER; THE SOUTH HALF OF THE NORTHEAST QUARTER; AND THE
SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, ALL IN SECTION 27, TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH
P.M., COUNTY OF EL PASO, STATE OF COLORADO.

TOGETHER WITH

THE NORTH HALF OF THE SOUTHEAST QUARTER OF SECTION 22 IN TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL
MERIDIAN; EXCEPTING THEREFROM THE PORTION OF LAND CONVEYED IN DEED RECORDED OCTOBER 4, 2005 UNDER RECEPTION
NO. 205156836, COUNTY OF EL PASO, STATE OF COLORADO.

TOGETHER WITH

THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 22 IN TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH
PRINCIPAL MERIDIAN; THE NORTHWEST QUARTER OF THE NORTHEAST QUARTER OF SECTION 27 IN TOWNSHIP 11 SOUTH, RANGE
64 WEST OF THE 6TH PRINCIPAL MERIDIAN; THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SECTION 27 IN
TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL MERIDIAN, EXCEPT THAT PORTION OF SAID QUARTER SECTION
LYING NORTHWEST OF THE FORMER RIGHT OF WAY OF THE COLORADO AND SOUTHERN RAILWAY COMPANY, COUNTY OF EL
PASO, STATE OF COLORADO AND EXCEPTING ANY PORTION CONVEYED TO THE DEPARTMENT OF HIGHWAYS IN DEED RECORDED
MARCH 26, 1959 IN BOOK 1734 AT PAGE 504.

CONTAINING A CALCULATED AREA OF 350.830 ACRES,

Apex Ranch Rd

Elbert Rd

Fletcherville Ln

Hopper Rd

N.T.S

SITE

SITE PLAN NORTH

SITE PLAN SOUTH

NTS

Parcel 1

Parcel 2

Parcel 2

Parcel 3

1. The following lots have been found to be impacted by geologic hazards.  Mitigation measures and a map of the
hazard area can be found in the Soils and Geology Study prepared by Entech Engineering Inc., dated August
2, 2023,  and held in the Overlook at Homestead Preliminary Plan File (_________) at the El Paso County
Planning and Community Development Department.
●Artificial Fill: 12, 36-38
●Potentially Unstable Slopes: 1, 3-5, 7, 16-22, 56-60
●Potentially Seasonal Shallow Groundwater: 3, 4, 6, 14-23, 26, 31-45, 48-51, 57-59
●Seasonal Shallow Groundwater: 40-45, 47-49, 55, 59
●Debris Flow Susceptibility: 23-35
●Areas of Ponded Water: 36, 38
●Spring: 55, 59
●Expansive Soils were encountered in a number of the test borings and pits.  Occurrences of expansive soils
are typically sporadic; therefore, none have been indicated on the maps.  These occurrences should be
identified and mitigated on an individual basis. If engineered foundations are required to address geological
hazards, an engineered site plan will be required.

2. A Metropolitan District will be established to provide bonding for the public improvements, and for the ongoing
ownership and maintenance of open space tracts, detention ponds, trails, and cross-lot drainage easements.
The Metropolitan District or a Home Owners association will be responsible for enforcement of the Covenants,
Conditions, and Restrictions (CC&Rs) for the Overlook at Homestead subdivision.

3. The CC&Rs for Overlook at Homestead will address use and maintenance of common areas, permitted and
accessory uses, architectural standards for principal and accessory structures (including the commercial
buildings), use and maintenance of easements within lots and common areas, external storage and parking, lot
fencing, and landscaping standards that address fire-wise criteria and encourage water conservation.  The
CC&Rs will be filed with the first Final Plat recording for the Overlook at Homestead subdivision.

4. Unless otherwise restricted by the CC&Rs, all accessory uses, buildings and structures must comply with
requirements set out in Chapter 5 of the El Paso County Land Development Code.

5. A 25' trail easement is provided through property for the El Paso County Palmer Divide Regional Trail.  The
easement shall be shown and didicated to El Paso County on the Final Plat. The trail shall be constructed and
maintained by El Paso County.

6. All streets will be constructed to El Paso County Standards and will be dedicated to the County with the Final
Plats.

7. Elbert Road is classified as 2-lane rural minor arterial on the 2040 Major Transportation Corridors Plan (MTCP).
Additional right-of- way dedication for the required 100-foot right-of-way is identified on the Preliminary Plan.

8. Driveway access to Elbert Road is prohibited.
9. The Preliminary Plan identifies general locations for easements within the lots that are required for drainage.

These areas will be defined more precisely in future Final Plats.
10. Purchases of lots within this subdivision are hereby alerted that these lots contain stormwater conveyance

paths.  Said purchasers acknowledge acceptance of these flows onto and through these lots.  The purchaser
shall be responsible for maintaining these paths and for providing measures to eliminate erosion, if it should
occur.

11. Typical lot utility easements shall be (15) foot front, and (10) foot side and rear.  In addition a (20) foot front
exterior subdivision utility easement shall be provided.

12. Utilities will be provided as follows:
Electric - Mountain View Electric Association
Gas or Propane- Black Hills Energy
Water - On-site domestic wells
Wastewater - On-site wastewater treatment system

13. The following reports have been submitted in association with the Preliminary Plan for this subdivision and are
on file at the County Planning and Community Development Department:  Fire Protection Report, Soils &
Geology Report, Natural Features Report, Drainage Report-Preliminary, Water Resources Report, and
Wastewater Resource Report

TRACT NO. USE / ALLOWED STRUCTURES OWNER / MAINT.
A

C

B

AREA
EL PASO COUNTYFUTURE PUBLIC ROW 29,564 SF

OVERLOOK AT HOMESTEAD TRACT TABLE

0.678 AC
68,646 SF
1.576 AC

256,666 SF
0.589 AC

METRO DISTRICT

TAX ID NUMBER: 4122000005, 4100000255, 4100000256

SITE ACREAGE:  350.83 AC

EXISTING ZONING: A-35
PROPOSED ZONING: RR-5

PROPOSED LAND USE:
RR-5 Residential: 62 Lots
Gross Residential Density: 0.17 du/ac

Dimensional Standards

RR-5
Minimum Lot Size: 5 acres
Minimum Lot Width: 200ft
(at front setback)
Front: 25ft
Rear: 25ft
Side: 25ft
Max Lot Coverage: 25%
Max Building Height: 30ft

Land Use Summary

Residential Lots: 326.915 AC
Open Space Tracts: 0.589 AC,
Public ROW: 23.326 AC
  -Provided: 19.072 AC
  -Designated for Future: 2.254 AC

Total: 350.830 AC 

FILING 1

FILING 2

EL PASO COUNTYFUTURE PUBLIC ROW 

OPEN SPACE, PUBLIC TRAIL, DRAINAGE, PARKING, TRAILHEAD

TYPICAL RURAL LOCAL ROAD CROSS SECTION - EL PASO COUNTY
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Hay Creek Valley Subdivision Final Plat  
 
Agenda Date:   November 8, 2023 
 
Agenda Item Number: #6 - C 
 
Presenter:   Ross Williams, Park Planner 
 
Information:     Endorsement:  X 
 
 
Background Information: 
 
This is a request for endorsement by Matrix Design Group, Inc., on behalf of View 
Homes, Inc., of the Hay Creek Valley Subdivision Final Plat. This proposed rural 
residential development consists of 20 single-family lots on 214.62 acres and is zoned 
RR-5, with lots ranging in size from 5 to over 17 acres.  The project site is located west 
of the Interstate 25 and Baptist Road interchange on Hay Creek Road, immediately 
north of the United States Air Force Academy, and east of Pike National Forest. 
 
The 2022 El Paso County Parks Master Plan shows no impacts to existing or proposed 
parks, trails, or open space.  The existing New Santa Fe Primary Regional Trail, Forest 
Lakes Secondary Regional Trail, and Fox Run Primary Regional Trail are all located 
approximately 1.25 miles northeast of the site, where all three trails intersect at the 
Baptist Road Trailhead facility, at the intersection of Baptist Road and Old Denver Road.   
 
The 2022 El Paso County Parks Master Plan includes an update to the Candidate Open 
Space Areas, utilizing a weighted overlay of numerous natural and man-made attributes 
which contribute to strong candidate open space areas. Hay Creek Valley Subdivision 
falls completely within the bounds of both the Foothills and Forest Lakes Candidate 
Open Space Areas.  Natural resource values within the Forest Lakes area are 
concentrated around wildlife habitat, primarily for the Preble’s Meadow Jumping Mouse 
(a federally threatened species), as well as herbaceous, grassland, and riparian 
vegetation.  This area contains habitat parameters likely critical to the mouse 
persistence.  The Foothills area represents a significant transition between diverse 
natural attributes of the High Plains and the complex elements of the Front Range 
mountain habitats. 
 
While the El Paso County Land Development Code’s 10% open space requirement is 
not applicable to projects that are not zoned PUD, staff appreciates the inclusion of a 
11.62-acre open space tract as a means to protect nearby Hay Creek and the Preble’s 
Meadow Jumping Mouse 300’ habitat buffer.  Furthermore, large acreage lots, natural 
landscaping, and a lack of local wetlands and waterways within the subdivision greatly 
reduce overall impacts to the surrounding foothills environment. 
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As no park lands or trail easement dedications are necessary for this subdivision, El 
Paso County Parks staff recommends fees in lieu of land for regional park purposes.   

 
 

Recommended Motion (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 Hay Creek Valley Subdivision Final Plat: require fees in lieu of land 
dedication for regional park purposes in the amount of $10,100. 
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PCD Reference #: 214.62
20

Applicant / Owner: Owner's Representative: 0.23
1

555 Middle Creek Parkway 1
Suite 500 RR-5

RR-5

NO

Neighborhood: 0.00
0.388 Community: 0.00
0.388 0.00

Neighborhood: $0
$10,100 Community: $0

Total Regional Park Fees: $10,100 $0

Staff Recommendation:

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

     Urban Park Area: 1

     Urban Park Area: 1
0.00375 Acres x 20 Dwelling Units =
0.00625 Acres x 20 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 Hay Creek Valley Subdivision Final Plat: require fees in 
lieu of land dedication for regional park purposes in the amount of $10,100.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 20 Dwelling Units =

Regional Park Area: 1

$505 / Dwelling Unit x 20 Dwelling Units =
$119 / Dwelling Unit x 20 Dwelling Units =
$184 / Dwelling Unit x 20 Dwelling Units =

Colorado Springs, CO 80921

Name: Hay Creek Valley Subdivision 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.

2435 Research Parkway

  LAND REQUIREMENTS

Regional Park Area: 1

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation:  

  FEE REQUIREMENTS

Matrix Design Group

Suite 300
Colorado Springs, CO  80920

November 8, 2023

COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Community Outreach  -  Environmental Services                           

Veterans Services  -  Recreation / Cultural Services

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

Urban Park Area:  
Existing Zoning Code:  

Proposed Zoning Code:  

SF-23-024
Final Plat

View Homes, Inc.

Application Type:  
Total Acreage:  

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

Regional Park Area:  
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Hay Creek Valley Subdivision 

Letter of Intent 

Final Plat 
 

September 15th, 2023 

 

 

 

Prepared for: 

View Homes Inc 

555 Middle Creek Parkway, Suite 500 

Colorado Springs, CO 80921 

 

Prepared by:  

Matrix Design Group 

2435 Research Parkway, Suite 300 

Colorado Springs, Co 80920 
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Owner/ Applicant:     View Homes, Inc  

555 Middle Creek Parkway, Suite 500 

Colorado Springs, CO 80921 

Office: (719) 382-9433 

 
Planner/ Engineer: Matrix Design Group   

2435 Research Parkway, Suite 300 

Colorado Springs, CO 80920 

Office: (719) 575-0100 

 

Tax Schedule No: 7133007014, 7133000001, 7100000270, 7100000267, 

7100000268, 7100000269 

Site Location, Size, and Zoning: 

Matrix Design Group, on behalf of View Homes, Inc, is respectfully submitting a Final 

Plat application for the proposed Hay Creek Valley Subdivision project. The site is 

214.62 acres located south of the City of Monument in El Paso County adjacent to Hay 

Creek Road with 20 single-family detached residential lots and 3 tracts proposed. The 

site is currently zoned RR-5 which shall remain.  The site has one single-family 

residence which shall remain in the western portion of the site. The proposed Final Plat 

application submittal includes 6 un-platted existing parcels revised to 20 proposed lots 

with one of those lots including an existing home to remain on 214.62 acres for a 

density of <0.1 DU/ Acre and is in compliance with the current RR-5 zoning 

requirements with the proposed parcels ranging in size from 5.5 to 17 ac. 
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The site is bordered to the north and west by rural single-family residential parcels, to 

the south by the Air Force Academy, and vacant land to the east. 

 

 

Request & Justification: 

The purpose of this application is to request approval of a Final Plat which illustrates 

the proposed single-family detached rural residential community and open spaces; the 

necessary width and classification of private roadways; and roadway centerline data.  

The plat describes the lot sizes, private road tract, and easements necessary for the 

development.   

 

The previous Preliminary Plan application (SP231) requested 2 deviations, 2 waivers 

and deferring a finding for water sufficiency.  

• SP231 Deviation request #1: Cul-de-sac length greater than 1,600 ft with no 

mid-way turn around  (ECM 2.3.8.A) 

• SP231 Deviation request #2: Minimum centerline radius less than 300’ 

• SP231 Waiver request #1: Minimum two access points [one provided] (LDC 

6.3.3.2.C) 

• SP231 Waiver request #2: Private road instead of a public roadway (ECM 

2.2.4.A.6) 

• SP231 Deferment on findings of sufficiency of water to run concurrent with the 

Final Plat process.  

No new deviations or waivers are requested with the Final Plat application. 

 

The proposed Final Plat illustrates 19 new and 1 existing single-family residential parcels 

on 214.62 acres for a density of <0.1 DU/ Acre.  The lots range in size from 5.5 acres up 

to 17 acres.  The Final Plat includes 11.642 acres of total open space and 6.359 acres of 

new private street right-of-way providing access to the residential units.  The open space 

tract contains the wetland, floodplain, and threatened Preble’s meadow jumping mouse 
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habitat which shall remain undeveloped. There is also a 3-acre tract for a stormwater 

detention facility to capture and treat developed drainage flows.    

 

The single street through the parcel will be a private road and allow private driveway 

access for all lots.  There shall be no direct lot access to any surrounding streets.  The 

private road, White Bear Point, is designed to handle existing and proposed traffic, as 

well as emergency vehicles, expected within the Hay Creek Valley Subdivision. Due to 

the small size of the development and limited trip generation, a traffic impact analysis is 

required for less than 100 trips; however, a trip generation letter was completed as 

requested by staff to include existing daily counts for this area and is included for review.     

    

The community is designed to provide for functioning automobile circulation utilizing a 

private rural residential roadway, which will follow the cross-section for a local rural 

roadway, outlined by El Paso County Engineering Criteria Manual. The Final Plat 

drawings illustrate 1 phase for the platting of individual lots and the construction of 

housing. Roadways, drainage, and necessary improvements will be constructed in the 

most optimal and efficient manner in order to facilitate development construction and 

sequencing. 

 

A "Geologic Hazards Evaluation and Preliminary Geotechnical Investigation", Hay 

Creek Valley Development, El Paso County, Colorado" (CTL | Thompson, dated 

December 27, 2022) is included with the submittal package. There are no significant 

geological hazards; however, the potential for geologic hazards or constraints 

includes expansive near-surface soils and bedrock, soils susceptible to erosion, steep 

slopes, and flooding. Regional geologic conditions that impact the site include 

seismicity and radioactivity. These geological conditions can be mitigated with 

engineering design and construction methods commonly employed in this area. If the 

previously listed potential geological hazards are found to exist, an evaluation shall be 

performed at the time of the final geotechnical investigation for those individual lots. 

No build areas have been defined on the approved preliminary plan protecting 

existing steep slopes found onsite to eliminate any potential soil issues.   

  

 

El Paso County Final Plat Section 7.2.1(D)-3F Approval Criteria  

 

1. The subdivision is in conformance with the goals, objectives, and policies of the 

Master Plan; The Hay Creek Valley Subdivision is located within the Large-Lot 

Residential and Military place types as defined by Your El Paso County Master 

Plan. The plan supports the rural character of the County by providing for a 

unique and desirable neighborhood within the rolling foothills of the Front Range 

while also supporting the continuation of similar land uses near a Military base. 

Large lots with large stands of existing conifer forests will provide a buffer 

between residential dwellings and military properties. 

 

2. The subdivision is in substantial conformance with the approved preliminary plan; 

The subdivision is in conformance with the approved preliminary plan - SP231. 
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3. The subdivision is consistent with the subdivision design standards and 

regulations and meets all planning, engineering, and surveying requirements of 

the County for maps, data, surveys, analyses, studies, reports, plans, designs, 

documents, and other supporting materials; The subdivision is in conformance 

with subdivision design standards of zoning district RR-5 per the El Paso County 

Land Development Code. 

 

4. Either 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, or, with respect 

to applications for administrative final plat approval, such finding was previously 

made by the BoCC at the time of preliminary plan approval; All of the proposed 

lots will be served by well water (individual). A water court decree is provided 

with this final plat submittal. 

 

5. 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; All of the proposed lots will be served by on-site private septic 

systems. 

 

6. All areas of the proposed subdivision which may involve soil or topographical 

conditions presenting hazards or requiring special precautions have been 

identified and that the proposed subdivision is compatible with such conditions 

[C.R.S. § 30-28-133(6)(c)]; A "Geologic Hazards Evaluation and Preliminary 

Geotechnical Investigation", Hay Creek Valley Development, El Paso County, 

Colorado" (CTL | Thompson, dated December 27, 2022) is included with the 

submittal package. There are no significant geological hazards; however, the 

potential for geologic hazards or constraints includes expansive near-surface 

soils and bedrock, soils susceptible to erosion, steep slopes, and flooding. 

regional geologic conditions that impact the site include seismicity and 

radioactivity. These geological conditions can be mitigated with engineering 

design and construction methods commonly employed in this area. If the 

previously listed potential geological hazards are found to exist, an evaluation 

shall be performed at the time of the final geotechnical investigation for those 

individual lots. No build areas have been defined on the approved preliminary 

plan protecting existing steep slopes found onsite to eliminate any potential soil 

issues.   

 

7. Adequate drainage improvements are proposed that comply with State Statute 

[C.R.S. § 30-28-133(3)(c)(VIII)] and the requirements of this Code and the ECM; 

Adequate drainage improvements; complying with State law, this Code and the 

ECM are proposed and illustrated on the drawings. Due to the size of the lots and 

use, no onsite water detention is required on individual lots; however, an overall 

detention pond will be constructed on Tract B to capture developed flows as 

required.   
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8. Legal and physical access is provided to all parcels by public rights-of-way or 

recorded easement, acceptable to the County in compliance with this Code and 

the ECM; Legal and physical access will be provided to all parcels by recorded 

easement and private roadways. The private road, White Bear Point, extends off 

Hay Creek Road which is a public ROW. 

 

9. Necessary services, including police and fire protection, recreation, utilities, and 

transportation systems, are or will be made available to serve the proposed 

subdivision; All necessary public services will be available to serve the proposed 

subdivision. Commitment letters for fire, electric, and gas have been provided 

with this submittal. All of the proposed lots will be on well water and septic tanks. 

The site will be served via an underground 33,0000-gallon tank for Fire Protection 

in coordination with the fire district as no municipal water will be provided. More 

detailed information regarding the necessary services provided for this 

development has been further illustrated in this LOI. 

 

10. The final plans provide evidence to show that the proposed methods for fire 

protection comply with Chapter 6 of this Code; The proposed subdivision 

complies with the fire protection standards of Chapter 6 or items outlined in the 

Fire Commitment Letter dated 04-10-2023 including water supply, roads, and 

access. The site will be served via an underground 33,0000-gallon tank as no 

municipal water will be provided.  All the proposed lots will be on well water and 

septic tanks. A wildlife fire hazard mitigation plan was provided, and 

recommendations are followed such as thinning of gambel oak understory that 

presents a ladder fuel risk and regularly mowing grasses to keep them short. In 

addition, a fire protection district commitment letter to serve this development 

has been provided.     

 

11. Off-site impacts were evaluated and related off-site improvements are roughly 

proportional and will mitigate the impacts of the subdivision in accordance with 

applicable requirements of Chapter 8; Due to the limited construction and large 

lots, it is not anticipated that the application will have significant impacts on 

wildlife in the area, noise pollution or hinder the scenic viewshed. Roadways, 

drainage, and necessary improvements will be constructed in the most optimal 

and efficient manner in order to facilitate development construction and 

sequencing. 

 

12. 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; As the property has no municipal water, all of the proposed lots will be 

on well water and septic tanks. 

 

13. The subdivision meets other applicable sections of Chapter 6 and 8; and . The 

proposed subdivision meets other applicable design standards of Chapter 6 and 

8 of this Code. Two deviations and two waivers, as listed above in more detail, 

were approved with the Preliminary Plan submittal (SP231).  

 

58



 

14. The extraction of any known commercial mining deposit shall not be impeded by 

this subdivision [C.R.S. §§ 34-1-302(1), et seq.] The proposed project does not 

contain any mineral deposits of commercial value.   

 

El Paso County Water Master Plan:  

As the property has no municipal water, all of the proposed lots will be on well water and 

septic tanks. 

 

In addition, Hay Creek Valley meets the stated Goals and Policies:   

 

• Goal 4.2 – Support the efficient use of water supplies 

• Goal 6.1.2 – Promote water conservation 

 

Water conservation is achieved through the use of well water for all proposed lots.  The 

common open space emphasizes water conservation by remaining native. No landscape 

areas are proposed. The sufficiency of findings for water quality and quantity were 

deferred until time of final plat submission.  As a result, the Final Plat will be required to 

attend Planning Commission and EPC Board of County Commissioner hearings. A water 

court decree is provided with this final plat submittal.  

 

Total Number of Residential Units, Density, and Lot Sizes: 20 Single-Family (1 

existing and 19 new) Detached Rural Residential Units for a density of <0.1 DU/ Acre.  

The site layout includes a mix of residential lot sizes ranging from 5.5 to 17 acres.  

Total Number of Industrial or Commercial Sites: 

There are no industrial or commercial sites proposed with this project. 

Phasing Plan and Schedule of Development: 

The drawings illustrate 1 phase for the platting of individual lots. Roadways, utilities, 

drainage, and necessary improvements will be constructed in the most optimal and 

efficient manner to facilitate development construction and sequencing. 

 

Areas of Required Landscaping:  

There are no areas of required landscaping per El Paso County Code 6.2.2(A)(2)(a). 

Approximate Acres and Percent of Land Set Aside for Open Space: 

While no open space is required, the PSDP proposes 11.642 acres of open space 

totaling 5% of the overall site acreage.  The open space tract will include existing 

natural open space to remain to preserve habitat for the Preble’s meadow jumping 

mouse.  

Types of Proposed Recreational Facilities: 

There are no proposed recreational facilities on this site. 

Traffic Engineering: 

A 60’ tract for a future private access road is proposed along the center of the property 

running east to west and terminating in a cul-de-sac. Vehicular access and street layout 

shall be as illustrated on the preliminary plan and final plat with all roadways to be private 
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and built to El Paso County standards.  All property within this subdivision is subject to 

road impact fees in accordance with the El Paso County road impact fee program 

(resolution no. 19-471), as amended at the time of this final plat application. 

Road Impact Fees: 

The road impact fees will be paid in full prior to recording the Final Plat. 

School District: 

Projects (Plats) within El Paso County are required to either dedicate land or pay school 

district fees. Hay Creek Valley Subdivision will pay the Lewis-Palmer School District #38 

fees of $308 per lot for a total of $4,312 for the 14 new lots.  The existing lot will remain 

and will not be subject to school fees.  

Proposed Services: 

1. Water/ Wastewater: Individual Well and On-Site Septic Systems  

2. Gas: Black Hills Energy  

3. Electric: Mountain View Electric Association 

4. Fire: Monument Fire District 

5. School: Lewis-Palmer School District #38 

6. Roads: El Paso County Road and Bridge 

7. Police Protection: El Paso County Sheriff’s Department 
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Phone: (303) 713-1898
Littleton, Colorado  80122
300 East Mineral Ave., Suite 1

Fax: (303) 713-1897
www.aztecconsultants.com

AzTec
Consultants, inc.

”
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TRACT A

LOT 10

LOT 12

LOT 4

LOT 11

LOT 13

LOT 8
LOT 7

LOT 6

LOT 20

LOT 14
LOT 15

LOT 16 LOT 17

LOT 18

LOT 19

TRACT B

LOT 1

LOT 2

LOT 3
LOT 5

LOT 9

TRACT C

LEGEND

Phone: (303) 713-1898
Littleton, Colorado  80122
300 East Mineral Ave., Suite 1

Fax: (303) 713-1897
www.aztecconsultants.com

AzTec
Consultants, inc.
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El Paso County Park Advisory Board 
 

Agenda Item Summary Form 
 

 
Agenda Item Title: Sterling Ranch Sketch Plan Amendment #3 and Rezones 
 
Agenda Date:   September 13, 2023 
 
Agenda Item Number: #6 - D 
 
Presenter:   Ross Williams, Park Planner 
 
Information:     Endorsement:  X 
 
Background Information: 
 
This is a request for endorsement by N.E.S., Inc., on behalf of Classic SRJ Land, LLC, for 
Sterling Ranch Sketch Plan Amendment #3, which adjusts residential density calculations over 
214 acres and concurrent rezoning of approximately 400 acres from the RR-5, rural residential 
zoning designation to the RS-5000, RR-2.5, and RR-0.5 urban and rural residential 
classifications.  The property is located east of Vollmer Road and north of Woodmen Road, 
situated between the northern boundary of the Sterling Ranch development at Arroyo Lane and 
the future extension of Briargate Parkway.  
 
The 2022 El Paso County Parks Master Plan shows two proposed regional trail connections and 
one proposed bicycle route impacted by the project.  The proposed Arroyo Lane Primary 
Regional Trail traverses east/west along the northern property boundary and will provide 
connectivity to Meridian Ranch to the east and the Sand Creek Regional Trail to the immediate 
west near the intersection of Arroyo Lane and Vollmer Road.  The proposed Woodmen Hills 
Secondary Regional Trail runs north/south along the easternmost Sterling Ranch property 
boundary, making vital connections between the Sand Creek and Arroyo Lane Regional Trails 
in the north, Briargate Parkway to the south, and ultimately, the Rock Island Primary Regional 
Trail further south within the Town of Falcon. 
 
Furthermore, the proposed Briargate Parkway Bicycle Route runs east/west adjacent to the 
southern side of the Sketch Plan Amendment.   A dedicated public right-of-way already exists 
along the aforementioned bicycle route, so no easement requests are necessary at that 
location; however, the applicant is advised that multi-model transportation options will be 
developed within the rights-of-way in the future, especially given the current development of the 
Briargate Parkway / Stapleton Road Corridor Study.  
 
The 2022 El Paso County Parks Master Plan includes an update to the Candidate Open Space 
Areas, utilizing a weighted overlay of numerous natural and man-made attributes which 
contribute to strong candidate open space areas.  The Sterling Ranch Sketch Plan Amendment 
and the three rezoning areas fall primarily within the bounds of the updated Black Forest South 
Candidate Open Space Area.  Open space attribute values here include the Sand Creek 
corridor, surface water and wetland areas, floodplains, moderate wildlife impacts, and open high 
prairie grasslands along the southern boundary of Black Forest.  
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The Sterling Ranch Sketch Plan Amendment shows 148 acres of open space, dedicated to 
neighborhood or community parks, greenways, drainages, landscaping buffers, and trails.  This 
constitutes approximately 10.2% of the total project area of 1,444 acres.  In addition to the 57-
acre open space along the Sand Creek corridor and the 40-acre open space buffer along the 
eastern boundary of Sterling Ranch, numerous 4- and 5-acre neighborhood parks are shown in 
the Sketch Plan, as well as a centrally-located 28-acre community park located alongside Sand 
Creek, within easy walking distance of the Sand Creek Primary Regional Trail. 
 
The Sketch Plan Amendment Letter of Intent highlights the 40-acre open space buffer along the 
eastern boundary of Sterling Ranch.  The Woodmen Hills Secondary Regional Trail is located 
within this north-south trending open space area, which varies in width from 50’ at its northern 
end to 250’ near its intersection with Briargate Parkway.  This open space buffer continues to 
the southeasternmost corner of Sterling Ranch as a location for a neighborhood trail and 
utilities.  Additionally, the Sketch Plan includes a 25’ trail corridor along Arroyo Lane to 
accommodate the Arroyo Lane Primary Regional Trail. 
 
The applicant’s Letter of Intent states the following in regard to parks, trails, and open spaces: 
 

• “An interconnected system of trails, open spaces and neighborhood parks will be 
provided within the project to foster a recreation-oriented community. This system of 
open spaces, trails and parks is intended to provide a comprehensive off-street 
pedestrian circulation system that would supplement the standard sidewalks along 
streets. Parks have been located so that residents have a short walk to these 
facilities. Adjacent developed rural residential to the east and north is buffered with 
open space and trail corridors.” 

 

• “In addition, the approved Sketch Plan includes a 50-250 feet wide open space and 
trail corridor along the northeastern boundary to provide a buffer to the 5-acre lots to 
the northeast of the Sketch Plan area.” 

 

• “A secondary regional county trail is now proposed along the eastern boundary. This 
will connect the proposed regional trail along Arroya Lane to the secondary regional 
trail proposed adjacent to Briargate Parkway connecting to The Ranch to the east.” 

 

• “The Sketch Plan encourages a variety of housing types, supports neighborhood 
focal points, and expands the off-street trail system, all of which are 
recommendations for emerging and future neighborhoods.” 

 

• “EL PASO COUNTY PARKS MASTER PLAN - The Parks Master Plan shows a 
proposed secondary regional trail along the east side of the Sketch Plan which will 
connect from Briargate Parkway to Arroya Lane. A regional trail runs east-west along 
Arroya Lane and connects to the Sand Creek Regional Trail, which runs north-south 
along Sand Creek. These three trails support the El Paso County Parks and Trails 
Master Plan and provide connectivity to, from and throughout the Sterling Ranch 
Community.” 

 

• “A community park and several neighborhood parks are planned to serve the 
residents within Sterling Ranch. These parks will be owned and maintained by the 
Sterling Ranch Metropolitan District.” 
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• “With regard to the rural residential development to the east, the originally proposed 
open space and trail corridor will remain in place to provide a buffer to the rural 5-
acre lot density to the east. This buffer varies in width based on the adjacent density 
within Sterling Ranch. The buffer is proposed to be between 200-250 feet wide 
immediately adjacent to the 3-5 du/ac density (RS-5000 zoning) and approximately 
150 feet wide adjacent to the 0.5-acre lot density (RR-0.5 zoning). The 0.5-acre lot 
density also extends south along the eastern edge of the Sketch Plan to aide in the 
density transition. The buffer reduces to 50 feet wide adjacent to the larger 2.5-acre 
lots (RR-2.5 zoning) on the north end of the Sketch Plan. There are no changes to 
the width or overall acreage of this buffer from the originally approved Sketch Plan.” 

 
Staff is pleased the Sketch Plan Amendment contains a large percentage of park and open 
space areas, including the aforementioned 28-acre community park situated along Sand Creek, 
as well as numerous neighborhood parks, passive use areas, open spaces, and public trail 
corridors.  Staff encourages the applicant to continue to develop park, trail, active-use area, and 
playground plans that provide a wide variety of recreational choices to users of all age groups 
and abilities. 
 
Furthermore, staff encourages the developers to construct internal trail systems that link 
residents not only to the proposed neighborhood and community parks, schools, and 
businesses, but also to the County’s regional trail system.  Lastly, staff recommends that the 
developers designate and provide to El Paso County 25-foot trail easements along the southern 
side of Arroyo Lane and through the eastern open space buffer for the purpose of public access, 
construction, and maintenance of the Arroyo Lane Primary Regional Trail and Woodmen Hills 
Secondary Regional Trail, respectively.   
 
 
Recommended Motion (Sketch Plan Amendment): 
 
The Park Advisory Board recommends 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 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).”  
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Sterling Ranch Sketch Plan Amendment & Rezones  Prepared by N.E.S. Inc. 
Letter of Intent                                                                                     October 2023 

 File #:   1 | P a g e  

 

STERLING RANCH SKETCH PLAN AMENDMENT & REZONES 

LETTER OF INTENT 

OCTOBER 2023 

OWNERS: 

CLASSIC SRJ LAND, LLC   ARTESIA LOT HOLDINGS LLC VANTAGE HOMES CORP 

2138 FLYING HORSE CLUB DR  4400 STATE HWY 121, STE 410 9540 FEDERAL DR, STE 100  

COLORADO SPRINGS, CO 80921  THE COLONY, TX 75056   COLORADO SPRINGS, CO, 80921 

APPLICANT:  

CLASSIC SRJ LAND, LLC 

2138 FLYING HORSE CLUB DRIVE 

COLORADO SPRINGS, CO 80921 

CONSULTANT:  

N.E.S. INC. 

ANDREA BARLOW 
619 N. CASCADE AVE. SUITE 200 
COLORADO SPRINGS, CO 80903 
719.471.0073 
ABARLOW@NESCOLORADO.COM 
 
ACREAGE: 1,444 ACRES 

MAX DENSITY: 4,800 DWELLING UNITS 

CURRENT USE: VACANT LAND 

 

REQUEST 

N.E.S. Inc. on behalf of Classic SRJ Land LLC requests approval of the following applications: 

1. An amendment to the approved Sketch Plan for Sterling Ranch to revise densities in the 

northern portion of the Sketch Plan area and minor corrections to reflect more accurate acreages. 

2. Three rezones of the northern portion of the approved Sketch Plan for Sterling Ranch to reflect 

the requested Sketch Plan amendments, as follows: 

• Rezone 33.97 AC from RR-5 to RR 2.5. 

• Rezone 37.87 AC from RR-5 to RR 0.5. 

• Rezone 328.72 AC from RR-5 to RS 5000  
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Sterling Ranch Sketch Plan Amendment & Rezones  Prepared by N.E.S. Inc. 
Letter of Intent                                                                                     October 2023 

 File #:   2 | P a g e  

 

PROJECT LOCATION 

The Sterling Ranch Sketch Plan consists of approximately 1,444 acres located east of Vollmer Road, 

south of Arroya Lane and west of Raygor Road. A new extension of Marksheffel Road from the City to 

Vollmer Road will cut across the southwestern corner of the Sketch Plan area. Briargate Parkway will 

bisect the property east to west and connect Vollmer Road to Stapleton Road to the east. Sterling Ranch 

Road will provide a southwest to northeast collector road connection from Marksheffel Road to 

Briargate Parkway, extending into the northern portion of the Sketch Plan area. 

The proposed Sketch Plan amendment and rezone areas are in the portion of the Sketch Plan that lies 

north and east of the intersection of Briargate Parkway and Sterling Ranch Road. The Sketch Plan 

amendment area comprises approximately 214 acres and the three rezone areas comprises a total of 

approximately 400 acres. 

 Sterling Ranch Sketch Plan Boundary 
  
 Sketch Plan Amendment Area (~ 214 acres) 
  
 Total Rezone Area (~400 acres) 
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Sterling Ranch Sketch Plan Amendment & Rezones  Prepared by N.E.S. Inc. 
Letter of Intent                                                                                     October 2023 

 File #:   3 | P a g e  

 

PROJECT CONTEXT 

Sterling Ranch Sketch Plan was originally approved in 2008 for 5,225 dwelling units on 1,444 acres, and 

average density of 3.6 units per acre. Sterling Ranch is located north of developing urban areas under 

the jurisdiction of the City of Colorado Springs, and south of the Black Forest. The area around Sterling 

Ranch has experienced significant residential development in the past decade and is planned for 

continued development in the future.  

Sketch Plan History 

 

The approved Sterling Ranch Sketch Plan is a guide to the future development of the property and 

provides a framework for creating quality neighborhoods with commercial services that are 

conveniently linked through transportation corridors and trails to schools, parks, and open spaces. 

Sterling Ranch includes a variety of suburban residential densities interspersed throughout the property, 

so that each phase of the plan can provide a diverse range of product types to serve the changing needs 

of the growing El Paso County community. The Sketch Plan also includes 47 acres of commercial/mixed-

use development located along the major arterial roads to provide supporting services for residents in 

and around the Sterling Ranch community. 

An interconnected system of trails, open spaces and neighborhood parks will be provided within the 

project to foster a recreation-oriented community. This system of open spaces, trails and parks is 

intended to provide a comprehensive off-street pedestrian circulation system that would supplement 

the standard sidewalks along streets. Parks have been located so that residents have a short walk to 

these facilities. Adjacent developed rural residential to the east and north is buffered with open space 

and trail corridors.  

 

File # Resolution # Date Description 

SKP-07-007 08-476 11/13/2008 Original Sketch Plan Approval of 5,225 dwelling units 
and 56 acres of commercial uses. Establishment of the 
PUD Zoning requirement. 

SKP-07-007 14-441 11/05/2014 Approval of a 2-year extension to the Sketch Plan and 
removal of Condition #2 of the original approval 
required PUD zoning. 

SKP-183 Administratively 
Approved 

12/5/2018 Amendment to modify densities, appropriately locate 
the water tank site, add proposed MVEA substation 
site, general modifications to reflect existing 
conditions and recent approvals. 

SKP-22-004 Administratively 
Approved 

12/19/2022 Amendment to modify/reduce densities, relocate 
school site and parks, change commercial to mixed 
use, remove buffer to Retreat at TimberRidge. Overall 
density cap reduced to 4,800 dwelling units. 
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PROJECT DESCRIPTION 

Sketch Plan Amendment 

The purpose of this Sketch Plan Amendment is to modify residential densities within the northeastern 

portion of the Sketch Plan. There are no changes to the overall approved Sketch Plan density cap of 

4800 units proposed with this amendment.  

At the time the original Sketch Plan was approved, the property immediately adjacent to the northwest 

was in single ownership and zoned RR-5 for rural density 5-acre lots. In 2017, the adjacent property, 

now known as the Retreat at TimberRidge, was rezoned to PUD and is partially developed with suburban 

residential densities. Given this significant change in the character of the adjacent property, it is 

considered appropriate to revisit the densities in the northeastern section of Sterling Ranch to more 

closely mirror the change in development intensity within the Retreat at TimberRidge. 

The approved Sterling Ranch Sketch Plan designates the northern portion of the Sketch Plan as low 

density residential. The density transitions from 0.2 du/ac along Arroya Lane (5-acre lots), to 0.4 du/ac 

(2.5-acre lots), 1 du/ac and 2 du/ac adjacent to the southern extent of the Retreat at TimberRidge. The 

intent at the time was to provide a density transition to the Black Forest as required by the Black Forest 

Preservation Plan and to the 5-acre properties to the north and east. In addition, the approved Sketch 

Plan includes a 50-250 feet wide open space and trail corridor along the northeastern boundary to 

provide a buffer to the 5-acre lots to the northeast of the Sketch Plan area. It should be noted that the 

previous amendment to the Sketch Plan (SKP-22-004) removed the 50-foot buffer between Sterling 

Ranch and the Retreat at TimberRidge, as the increased densities to the west would no longer require 

buffering or transition to the lower densities identified in this part of the Sterling Ranch Sketch Plan. 

The currently proposed Sketch Plan amendment proposes to change the densities in this northeastern 

section of the Sketch Plan to more accurately mirror the approved densities in the Retreat at 

TimberRidge, which include 80-foot wide lots with lot sizes around 17,000 sq.ft. in the southeast portion 

of the property, increasing to 0.5 and 1 acre lots further north and 2.5 acre lots adjacent to Arroya Lane.  

The Retreat at TimberRidge PUD also extends north and east across Arroya Lane with 2.5 acre and 5 acre 

lots north of Sterling Ranch. 

With these changed conditions in mind, the proposed changes to the Sterling Ranch Sketch Plan 

densities are as follows: 

• 44 acres of 0.2 du/ac (5-acre lots) to 31 acres of 2.5 acre lots on the northern boundary adjacent 

to Arroya Lane 

• 33 acres of 0.4 du/ac to 33 acres of 2 du/ac 

• 35 acres of 1 du/ac and 98 acres of 2 du/ac to 125 acres of 3-5 DU/AC 

(Note: The acreages do not match as the currently submitted Sketch Plan has corrected all acreages). 

The originally proposed 50-250 feet wide open space and trail corridor will remain in place to provide a 

buffer to the rural 5-acre lot density to the east. The buffer widens from north to south, with the wider 

buffer adjacent to the higher proposed densities within Sterling Ranch. There are no changes to the 
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width or overall acreage of this buffer. Please note, the acreage has been adjusted from 43 acres to 40 

acres, as that change was not accurately recorded when the buffer adjacent to the Retreat at 

TimberRidge was removed with amendment SKP-22-004.  

A secondary regional county trail is now proposed along the eastern boundary. This will connect the 

proposed regional trail along Arroya Lane to the secondary regional trail proposed adjacent to Briargate 

Parkway connecting to The Ranch to the east. 

  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Approved Sterling Ranch Sketch Plan  Proposed Sterling Ranch Sketch Plan  
 
 
The proposed amendments to the Sketch Plan continue the original intent of the Sketch Plan as 

described above. The amendment revises the proposed density in the northwestern portion of the 

Sketch Plan to reflect the changed character of the property to the northwest with the approval and 

implementation of the Retreat at TimberRidge PUD. Appropriate density transitions continue to be 

incorporated and the open space corridor on the eastern boundary remains intact to provide a buffer to 

the rural 5-acre lots to the northeast. 
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Rezones 

The area to be rezoned begins at Arroya Ln and extends south to Briargate Parkway. The proposed 

rezones reflect the revised density areas in the northeastern portion of the Sketch Plan. The rezone 

areas are larger than the concurrent Sketch Plan density area as the zoning boundary also includes the 

adjacent portion of the open space buffer. The 33.97-acre area immediately south of Arroya Ln is to be 

rezoned from RR-5 to RR-2.5 to require a minimum of 2.5 acre lots. The 37.87 acres south of the RR-2.5 

zone will be rezoned from RR-5 to RR-0.5 to require a minimum of 0.5 acre lots. The remaining 328.72 

acres will be rezoned from RR-5 to RS-5000 to allow a minimum of 5,000 sq.ft. suburban density lots. 

This area includes the area proposed for 3-5 du/ac density in this Sketch Plan amendment, together with 

the remaining area north of Briargate Parkway already designated as 3-5 du/ac density on the Sketch 

Plan. 

 

 

  Current Zoning     Proposed Rezoning 
 

 

 

 

 

 

 

Arroya Ln 

Stapleton Rd  

Arroya Ln 

RR-2.5 

RR-0.5 

RS-5000 
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COMPATIBILITY/TRANSITIONS: 

The Sketch Plan amendment and associated rezones continue the suburban density in the approved 

Sterling Ranch to date and anticipated in the remainder of the Sterling Ranch Plan area. There are no 

changes to the overall approved Sketch Plan density cap of 4800 units proposed with this amendment.  

As noted above, the adjacent property, now known as the Retreat at TimberRidge, was rezoned in 2017 

from RR-5, rural density 5-acre lots to PUD and is partially developed with suburban residential 

densities. Given this notable change in the character of the adjacent property since the Sketch Plan was 

originally approved, it is considered appropriate to revisit the densities in the northeastern section of 

Sterling Ranch to more closely mirror the change in development intensity within the Retreat at 

TimberRidge. The approved densities in the Retreat at TimberRidge include 80-foot wide lots with lot 

sizes around 17,000 sq.ft. in the southeast portion of the property, increasing to 0.5 and 1 acre lots 

further north and 2.5 acre lots adjacent to Arroya Lane. The Retreat at TimberRidge PUD also extends 

north and east across Arroya Lane with 2.5 acre and 5 acre lots north of Sterling Ranch. 

The Sterling Ranch Sketch Plan amendment proposes to revise the density along the northern boundary 

adjacent to Arroya Lane from 5-acre lots to 2.5 acre lots. This is consistent with the 2.5 acre lots in the 

Retreat at TimberRidge adjacent to and north of Arroya Lane. The amendment then proposes to amend 

the previously designated 2.5-acre lot area to 0.5-acre lot minimums, which again is consistent with the 

adjacent Retreat at TimberRidge density. The remainder of the Sketch Plan amendment area is to be 

revised to 3-5 du/ac density with RS-5000 zoning to accommodate suburban density similar in scale to 

the lots in the southern portion (Phase D) of the Retreat at TimberRidge, which includes 80’ wide lots of 

approximately 17,000 sf. It is considered that these density transitions are wholly consistent with the 

densities within the Retreat at TimberRidge to the west. 

It should be noted that the previous amendment to the Sketch Plan (SKP-22-004) removed the 50-foot 

buffer between Sterling Ranch and the Retreat at TimberRidge, as the increased densities to the west 

would no longer require buffering or transition to the lower densities identified in this part of the 

Sterling Ranch Sketch Plan. 

With regard to RR-5 zoned 5-acre lot Indian Wells and Bow Valley Subdivisions directly east, the 

originally proposed 50-250 feet wide open space and trail corridor will remain in place to provide a 

buffer to the rural 5-acre lot density to the east. This buffer varies in width based on the adjacent 

density within Sterling Ranch. The buffer is proposed to be between 200-250 feet wide immediately 

adjacent to the 3-5 du/ac density (RS-5000 zoning) and approximately 150 feet wide adjacent to the 0.5-

acre lot density (RR-0.5 zoning). The 0.5-acre lot density also extends south along the eastern edge of 

the Sketch Plan to aide in the density transition. The buffer reduces to 50 feet wide adjacent to the 

larger 2.5-acre lots (RR-2.5 zoning) on the north end of the Sketch Plan. There are no changes to the 

width or overall acreage of this buffer from the originally approved Sketch Plan. Please note, the acreage 

has been adjusted from 43 acres to 40 acres, as that change was not accurately recorded when the 

buffer adjacent to the Retreat at TimberRidge on the west boundary was removed with amendment 

SKP-22-004.  
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Access and Traffic:  The primary access change with this Sketch Plan amendment is a continuation of the 

non-residential collector classification of Sterling Ranch Road north of Briargate Parkway to serve the 

higher density development now proposed in this area. A Traffic Technical Memorandum was created 

by LSC in September 2023 and concluded that, as the residential dwelling unit cap for Sterling Ranch 

Sketch Plan is not proposed to be increased and the number of dwelling units assumed in the MTIS for 

the parcels within the amendment area are within the range allowed by the proposed updated 

residential densities, the conclusions and recommendations in the approved Sterling Ranch Sketch Plan 

Amendment Master Traffic Impact Study, by LSC Transportation Consultants, Inc. dated March 17, 2023, 

are still valid.   

Utilities:  Water and wastewater will be provided by FAWWA. The site is within the service area of 

Mountain View Electric Association, Inc. for electric supply, and within the service area of both Black 

Hills Energy and Colorado Springs Utilities for natural gas supply. It is understood that Black Hills Energy 

will provide gas service to areas north of Briargate Parkway. 

Floodplain: The Sketch Plan and rezone areas are located in zone X outside of the floodplain. This is 

depicted by FEMA flood panel 08041C0535G effective 12/07/2018. 

Wetlands: The Natural Features and Wetlands Report prepared by Bristlecone Ecology in July of 2023 

found aquatic resources to exist on site, but these are presumed to be non-jurisdictional due to the lack 

of surface connection to Sand Creek or any downstream WOTUS. A formal wetland delineation is 

recommended to accurately determine the boundaries of wetlands and would be required for an 

approved jurisdictional determination request.  

Wildfire: The primary wildland fuel type is grassland. The Colorado State Forest Service has determined 

a moderate-high wildfire hazard potential for Sterling Ranch, with the northern portion of the Sketch 

Plan listed as a moderate risk for as this area is currently undisturbed grassland. Development of the site 

will reduce available wildfire fuels in this area. 

Drainage: A Master Development Drainage Plan Amendment, prepared by Classic Consulting and 

Engineering, is included in this submittal. The report concludes that the proposed Sketch Plan 

Amendment remains consistent with the pre-development drainage conditions accounting for the 

increased density and revised developed flows contained within and the future construction of the 

required upsized FSD pond facilities. The development of the proposed site does not significantly impact 

any downstream facility or property to an extent greater than that which currently exists in the pre-

development conditions. All drainage facilities within this report were sized according to the latest El 

Paso County Drainage Criteria requirements. 

DISTRICTS/ENTITIES SERVING THE PROPERTY: 

The following districts will serve the property: 

• Falcon School District 49 
• FAWWA – water and wastewater 
• Black Forest Fire Protection District  
• Mountain View Electric Association  
• Black Hills Energy - Gas 
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PROJECT JUSTIFICATION 

SKETCH PLAN REVIEW CRITERIA 

The Sterling Ranch Sketch Plan amendment request addresses the Sketch Plan Amendment Review 

Criteria in Chapter 7.2.1.D.1.c if the LDC as follows: 

1. THE PROPOSED SUBDIVISION IS IN GENERAL CONFORMANCE WITH THE GOALS, OBJECTIVES, AND POLICIES OF 

THE MASTER PLAN; 

The relevant County master plan documents for the Sketch Plan Amendment are Your El Paso 

County Master Plan, the El Paso County Water Master Plan, the El Paso County Major 

Transportation Corridor Plan, and the El Paso County Parks Master Plan. The Sketch Plan 

Amendment is in general conformity with these plans as described below.  

YOUR EPC MASTER PLAN 

The project site is denoted as a Suburban Residential placetype within a priority development area 

in the County Master Plan. This placetype consists of predominantly single family detached 

residential areas with lots sizes smaller than 2.5 acres per lot, up to 5 units per acre. Supporting uses 

include single-family attached, multifamily residential, commercial retail, parks, and open space. The 

range of residential densities from 2.5-acre lots in the north to 3-5 du/ac in the south portion of the 

Sketch Plan amendment area is consistent with the Suburban Residential placetype characteristics. 

The overall composition of Sterling Ranch also conforms to the intent of the Suburban Residential 

placetype, as it is predominantly suburban single-family detached residential but also includes 

supporting and complementary, commercial, mixed-use, open space and connecting trail corridors. 

In the Key Area Influences chapter, this site is designated as a Potential Area for Annexation. While 

the Developer does not propose to annex Sterling Ranch into the City, the sites status as a Potential 

Area for Annexation is indicative of its urbanizing character and the need for urban level of services, 

which will be provided by Sterling Ranch Metropolitan District and FAWWA. 

In the Areas of Change chapter of the County Master Plan, the area is identified as a “New 

Development Area,” which will experience significant transformation as new development takes 

place. These areas are often on undeveloped or agricultural areas and are expected to be 

complimentary to adjacent development.  The proposed new development within Sterling Ranch 

will bring about the transformation of this area as anticipated by the Master Plan. 

The change in proposed residential densities within the northeastern portion of the Sketch Plan is 

consistent with Core Principle 1, Land Use and Development, which seeks to “manage growth to 

ensure a variety of compatible land uses that preserve all character areas of the county.” Goal 1.1 

seeks to “ensure compatibility with established character and infrastructure capacity.” The Sketch 

Plan Amendment is in line with the changed characteristics of the Retreat at TimberRidge to the 

west but continues to buffer the adjacent developed rural residential areas to the east with open 

space and trail corridors. The infrastructure improvements and extensions proposed by the Sketch 

Plan will provide the required capacity to support the planned level of development. 
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The Sketch Plan amendment is also consistent with Core Principle 2, Housing & Communities, which 

seeks to “preserve and develop neighborhoods with a mix of housing types” as well as Goal 2.3 to 

“locate attainable housing that provides convenient access to goods, services, and employment”. 

The Sketch Plan encourages a variety of housing types, supports neighborhood focal points, and 

expands the off-street trail system, all of which are recommendations for emerging and future 

neighborhoods.  

WATER MASTER PLAN 

Relevant polices in the Water Master Plan include: 

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

existing and future development. 

Goal 6.0 – Require adequate water availability for proposed development.  

Policy 6.0.8 – Encourage development patterns and higher density, mixed use developments in 

appropriate locations that propose to incorporate meaningful water conservation measures. 

Policy 6.0.11– Continue to limit urban level development to those areas served by centralized 

utilities. 

The Sterling Ranch System includes both decrees and determinations. Local groundwater rights 

associated with three service area portions; Sterling Ranch, The Retreat, and The Ranch. The system 

includes a central system and some well and septic systems.  

The project is located within Region 3, Falcon Area, containing 4 growth areas projected to be 

completed by 2040, three areas to be completed by 2060, and two other growth areas located on 

the north and south sides of Falcon Highway directly east of Falcon. Specifically, the Water Master 

Plan states: 

“Region 3 contains four growth areas west of Falcon projected to be completed by 2040. Other 

areas of 2040 growth are projected for the north‐central part of the region west of Highway 24 

extending from Falcon to 4-Way Ranch. North of Falcon along Highway 24, growth is projected by 

2060 on both sides of the highway. Just west of Falcon, another small development is projected by 

2060 on the north and south sides of Woodmen Road. On the east side of Highway 24, three 

separate areas of growth are projected for development by 2060, with the largest of the three 

spanning from south of Judge Orr Road to east of Peyton Highway into Region 4c. This development 

will likely consist of 35-acre lots that will require individual wells to use Denver Basin groundwater. 

The other two growth areas will be located on the north and south sides of Falcon Highway directly 

east of Falcon. See Figure 5.5 for Region 3 growth map projections.” 

Region 3 has a current water supply of 7,164-acre feet per year and a current demand of 4,494-acre 

feet per year. The 2040 water supply is projected to be 7,921-acre feet per year and the project 

demand is 6,403-acre feet. The 2060 water supply is projected to be 8,284-acre feet per year and 

the projected demand is 8,307-acre feet. 

76

prkwilliams
Highlight



Sterling Ranch Sketch Plan Amendment & Rezones  Prepared by N.E.S. Inc. 
Letter of Intent                                                                                     October 2023 

 File #:   11 | P a g e  

 

This is a large Sketch Plan, so a buildout period of 20 years has been assumed as reasonable. 

FAWWA has purchased water from three major well fields; being McCune, Bar-X and Shamrock 

West Ranch. FAWWA is in the process of constructing a northern supply system known as the Bar-X 

system in order to access this water and additional supplies in northern El Paso County. The total of 

all supplies available to FAWWA is 1903.03-acre-foot for 300 years, which would allow for over 5467 

SFE. Since many of the maximum residences will be high density, the SFE requirement will be 

substantially lower than the water available. FAWWA is currently working on adding additional 

supplies to its inventory. FAWWA is in a very feasible position to be able to easily provide for the 

water supply needs of the full buildout of the Sterling Ranch Sketch Plan as proposed to be amended 

by this submittal.  

The Sterling Ranch system has the opportunity to connect with both the Cherokee Metro District 

and Woodmen Hills Metro District storage and delivery facilities. Sterling wastewater is discharged 

into the Meridian System which in turn has potential to convert some reusable flows to available 

physical supplies. 

2040 MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The MTCP identifies the extension of Briargate Parkway as a 4-Lane Principal Arterial between Black 

Forest Rd and Meridian Road by 2040. No additional change of classification or widening is identified 

on the 2060 Corridor Preservation Map. This road will be constructed through the Sterling Ranch 

development. The County has commissioned a consultant to initiate the design of this road 

extension and the Sterling Ranch developer has met with the consultant to coordinate intersection 

locations along Briargate Parkway.  

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan shows a proposed secondary regional trail along the east side of the Sketch 

Plan which will connect from Briargate Parkway to Arroya Lane. A regional trail runs east-west along 

Arroya Lane and connects to the Sand Creek Regional Trail, which runs north-south along Sand 

Creek. These three trails support the El Paso County Parks and Trails Master Plan and provide 

connectivity to, from and throughout the Sterling Ranch Community.  

A community park and several neighborhood parks are planned to serve the residents within 

Sterling Ranch. These parks will be owned and maintained by the Sterling Ranch Metropolitan 

District. 

2. THE PROPOSED SUBDIVISION IS IN CONFORMANCE WITH THE REQUIREMENTS OF THIS CODE; 

The amended Sketch Plan meets all applicable submittal requirements for El Paso County. 

3. THE PROPOSED SUBDIVISION IS COMPATIBLE WITH EXISTING AND PROPOSED LAND USES WITHIN AND 

ADJACENT TO THE SKETCH PLAN AREA; 

The Sketch Plan amendment and associated rezones continue the suburban density in the approved 

Sterling Ranch to date and anticipated in the remainder of the Sterling Ranch Plan area. The 

adjacent property, now known as the Retreat at TimberRidge, was rezoned in 2017 from RR-5, rural 
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density 5-acre lots to PUD and is partially developed with suburban residential densities. The current 

amendment to the Sterling Ranch is intended to reflect the change in development intensity within 

the Retreat at TimberRidge to the west and north, while maintaining the compatibility with rural 

residential development to the east.  

The Sterling Ranch Sketch Plan amendment proposes to revise the density along the northern 

boundary adjacent to Arroya Lane from 5-acre lots to 2.5 acre lots. This is consistent with the 2.5 

acre lots in the Retreat at TimberRidge adjacent to and north of Arroya Lane. The amendment then 

proposes to amend the previously designated 2.5-acre lot area to 0.5-acre lot minimums, which 

again is consistent with the adjacent Retreat at TimberRidge density. The remainder of the Sketch 

Plan amendment area is to be revised to 3-5 du/ac density with RS-5000 zoning to accommodate 

suburban density similar in scale to the lots in the southern portion (Phase D) of the Retreat at 

TimberRidge, which includes 80’ wide lots of approximately 17,000 sf. It is considered that these 

density transitions are wholly consistent with the densities within the Retreat at TimberRidge to the 

west. 

With regard to the rural residential development to the east, the originally proposed open space 

and trail corridor will remain in place to provide a buffer to the rural 5-acre lot density to the east. 

This buffer varies in width based on the adjacent density within Sterling Ranch. The buffer is 

proposed to be between 200-250 feet wide immediately adjacent to the 3-5 du/ac density (RS-5000 

zoning) and approximately 150 feet wide adjacent to the 0.5-acre lot density (RR-0.5 zoning). The 

0.5-acre lot density also extends south along the eastern edge of the Sketch Plan to aide in the 

density transition. The buffer reduces to 50 feet wide adjacent to the larger 2.5-acre lots (RR-2.5 

zoning) on the north end of the Sketch Plan. There are no changes to the width or overall acreage of 

this buffer from the originally approved Sketch Plan.  

4. THE WATER SUPPLY REPORT PROVIDES SUFFICIENT INFORMATION TO IDENTIFY PROBABLE COMPLIANCE WI TH 

THE WATER SUPPLY STANDARDS AND IDENTIFIES ANY NEED FOR ADDITIONAL WATER SUPPLIES ; 

FAWWA will be the water service providers to Sterling Ranch. Please see the District Boundary 

Descriptions and the Water Resources Report submitted with this application, along with the Letter 

of Commitment. Water, wastewater, storm water and park/recreational services will be provided by 

FAWWA. A finding of water sufficiency is not required at the Sketch Plan level but will be requested 

with subsequent entitlement submittals.  

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; 

As the proposed amendment does not increase the maximum dwelling unit cap, there is no change 

to the impact on services already assessed with the approved Sketch Plan. The proposed Sterling 

Ranch Sketch Plan lies within service area boundaries for the Black Forest Fire Protection District, 

School District 49, Black Hills Energy for gas service, and Mountain View Electric Association.  
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6. THE SOIL IS SUITABLE FOR THE SUBDIVISION; 

The site contains two types of soils; Columbine gravely sandy loam and Pring coarse sandy loam. The 

report prepared by Entech Engineering for the approved Sketch Plan concluded that these soils 

present typical constraints on development and construction, which may be overcome by proper 

engineering design and construction. The amendment to the Sketch Plan does not impact previous 

assessment of soils.  

7. THE GEOLOGIC HAZARDS DO NOT PROHIBIT THE SUBDIVISION, OR CAN BE MITIGATED; 

The report prepared by Entech Engineering for the Sketch Plan Amendment found this site was 

suitable for the proposed development. Areas were encountered where the geologic conditions will 

impose some constraints on development and land use. These include areas of artificial fill, 

expansive soils, shallow bedrock, and seasonally shallow groundwater, potential seasonally shallow 

groundwater, and areas flowing water. Seasonal shallow groundwater will be mitigated with site 

grading and the installation of sewer underdrains in areas below grade. Specific recommendations 

should be made after additional investigation and site grading has been completed.  

8. THE SUBDIVISION WILL NOT INTERFERE WITH THE EXTRACTION OF ANY KNOWN COMMERCIAL MINING DEPOSIT 

[C.R.S. §§ 34-1-302(1), ET SEQ.]; 

On the “Master Plan for Extraction of Mineral Resources” known commercial mining deposits are 

shown in the Sketch Plan Area. The property was formerly used for mineral extraction by Pioneer 

Sand & Gravel but these operations have now ceased. Notice to mineral estate owners will be 

completed by the applicant prior to public hearing. 

9. THE DESIGN OF THE SUBDIVISION PROTECTS THE NATURAL RESOURCES OR UNIQUE LANDFORMS ; 

The Natural Features and Wetlands Report prepared by Bristlecone Ecology in July 2023 indicates 

that no sensitive vegetation communities were found, and no state-sensitive vegetation 

communities are present. The project site is on the fringe of the Ponderosa Pine Woodlands, a 

globally and state stable vegetation community, but the site contains no pine trees and impacts are 

not expected. Development of the site will likely increase and improve arboreal habitat through the 

planting of trees in yards and in open spaces.  

There are aquatic resources present on the site that are presumed non-jurisdictional due to their 

lack of surface water connection to Sand Creek or other downstream WOTUS. If these wetlands are 

determined to be jurisdictional, a Section 404 permit from the USACE would be required. Surveys 

around the ponded areas following CPW’s guidance for identifying leopard frogs and their habitats 

are recommended during the appropriate season. 

Noxious weeds are present on the project site in several areas but in generally limited quantities. A 

noxious weed impact management plan has been included with this submittal. A few sensitive 

species were present onsite and only in small numbers.  

State sensitive black-tailed prairie dogs were present in an 11.17-acre colony and would be removed 

through development of the site. State threatened burrowing owls may also be present at this 
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colony; a burrowing owl survey would be necessary to confirm their presence/absence. Federally 

listed T&E species are not expected to occur on the site. Preble’s Meadow Jumping Mouse habitat is 

not present on the site because the entire site is within the Colorado Springs Block Clearance Zone. 

It is recommended that vegetation clearing/grubbing on the site occur outside the nesting season to 

avoid disturbing nesting migratory birds. If timing is not possible, the report recommends 

conducting a migratory bird nesting survey during the nesting season to ensure impacts to nesting 

birds do not occur.  

10. THE PROPOSED METHODS FOR FIRE PROTECTION ARE ADEQUATE TO SERVE THE SUBDIVISION ; AND 

The proposed Sterling Ranch Sketch Plan area lies within the Black Forest Fire Protection District. An 

updated will serve letter from the Fire Department is provided.  

11. THE SUBDIVISION IS APPROPRIATE AND THE DESIGN IS BASED ON MITIGATING THE CONSTRAINTS OF 

TOPOGRAPHY, SOIL TYPES, GEOLOGIC HAZARDS, AGGREGATE RESOURCES, ENVIRONMENTAL RESOURCES, 

FLOODPLAIN, AIRPLANE FLIGHT OVERLAYS, OR OTHER CONSTRAINTS. 

The report prepared by Entech Engineering for the approved Sketch Plan concluded that the geo-

technical conditions present typical constraints on development and construction, which may be 

mitigated by avoidance, regrading, or by proper engineering design and construction. Specific 

Geohazard and Engineering reports will be required with future Preliminary Plan and/or Final Plats 

and will identify specific constraints and will either mitigate or avoid them.  

 

REZONE REVIEW CRITERIA 

The three rezoning requests are consistent with the criteria in Section 5.2.5.B for a Map 

Amendment (Rezoning) as follows: 

1. THE APPLICATION IS IN GENERAL CONFORMANCE WITH THE EL PASO COUNTY MASTER PLAN INCLUDING 

APPLICABLE SMALL AREA PLANS OR THERE HAS BEEN A SUBSTANTIAL CHANGE IN THE CHARACTER OF THE 

NEIGHBORHOOD SINCE THE LAND WAS LAST ZONED; 

See above analysis for conformance with the El Paso County Master Plan, the El Paso County 

Water Master Plan, the El Paso County Major Transportation Corridor Plan, and the El Paso County 

Parks Master Plan. 

2. THE REZONING IS IN COMPLIANCE WITH ALL APPLICABLE STATUTORY PROVISIONS , INCLUDING BUT NOT LIMITED 

TO C.R.S. §30-28-111 §30-28-113, AND §30-28-116; 

As the proposed zoning map amendments fulfil the goals of the County Master Plan as described 

under criterion (1) above and is a compatible transition between adjacent uses, as described in 

criterion (3) below, it therefore complies with the statutory provisions that allow County’s to 

establish, limit, regulate, or amend zoning within the unincorporated parts of El Paso County in the 

interests of public health, safety and welfare.  
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3. THE PROPOSED LAND USE OR ZONE DISTRICT IS COMPATIBLE WITH THE EXISTING AND PERMITTED LAND USES 

AND ZONE DISTRICTS IN ALL DIRECTIONS;  

The proposed rezones continue the suburban density in the approved Sterling Ranch to date and 

anticipated in the remainder of the Sterling Ranch Plan area. The rezones reflect the concurrent 

Sketch Plan amendment which is intended to reflect the change in development intensity within the 

Retreat at TimberRidge to the west and north, while maintaining the compatibility with rural 

residential development to the east.  

The proposed rezone from RR-5 to RR-2.5 proposes to revise the density of the 33.97 acres along 

the northern boundary adjacent to Arroya Lane to allow a minimum of 2.5 acre lots, which is 

consistent with the 2.5 acre lots in the Retreat at TimberRidge adjacent to and north of Arroya Lane. 

The 37.87 acres immediately south is proposed to rezone from RR-5 to RR-0.5, which again is 

consistent with the adjacent Retreat at TimberRidge density. The 328.72-acre RS-5000 zoning then 

extends to the south to Briargate Parkway. This includes the approximately the area proposed to be 

amended to 3-5 du/ac density with the concurrent Sketch Plan amendment, as well as 

approximately 186 acres already designated as 3-5 du/ac density on the approved Sketch Plan. The 

RS-5000 zoning will accommodate suburban density similar in scale to the lots in the southern 

portion (Phase D) of the Retreat at TimberRidge to the west and the recently approved RS-5000 

zoning of the adjacent Sterling Ranch Phase One Preliminary Plan. The RS-5000 zoning will also 

provide a transition between Briargate Parkway, and the more intense land uses proposed along it, 

to the lower density residential to the north.  

With regard to the rural residential development to the east, the originally proposed open space 

and trail corridor will remain in place to provide a buffer to the rural 5-acre lot density to the east 

and this is incorporated in each of the adjacent zoning boundaries. This buffer varies in width based 

on the adjacent proposed density/zoning within Sterling Ranch. The buffer is proposed to be 

between 200-250 feet wide immediately adjacent to the RS-5000 zoning, approximately 150 feet 

wide adjacent to the RR-0.5 zoning, and 50 feet wide adjacent to the RR-2.5 zoning. The RR-0.5 zone 

extends south along the eastern edge of the Sketch Plan to aid in the density transition.  

4. THE SITE IS SUITABLE FOR THE INTENDED USE, INCLUDING THE ABILITY TO MEET THE STANDARDS AS DESCRIBED 

IN CHAPTER 5 OF THE LAND DEVELOPMENT CODE, FOR THE INTENDED ZONE DISTRICT. 

Future development of this portion of the property will meet the use and dimensional standards for 

the RR-2.5, RR-0.5 and RS-5000 zones as set out in Chapter 5 of the Land Development Code (LDC). 

The site is suitable for proposed residential density and it provides appropriate transitions between 

residential use types. The project has adequate access to Briargate Parkway via Sterling Ranch Road 

and has access to adequate utilities.  

 

 

P:\Classic2\Sterling Ranch North\Admin\Submittals\SR_North SKP Amendment 2023 & Rezones_LOI_1st Submittal.docx 
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AMENDMENT #3

DATE:
PROJECT MGR:
PREPARED BY:

09/29/2023
A. BARLOW

STERLING RANCH

SKETCH PLAN
AMENDMENT #3

MORLEY-BENTLEY
INVESTMENTS, LLC.

Overall Development Dwelling Unit Table

ROAD CLASSIFICATION TABLE

*A deviation is approved for Marksheffel Road to be built to the City of Colorado Springs standards.

STERLING RANCH SKETCH PLAN
AMENDMENT

This sketch plan amendment (minor) for (Sterling Ranch) was approved for filing by the El
Paso County, Colorado Planning and Community Development Department Director on the
_________ day of ______, 20__, subject to any notes or conditions specified hereon. All
previous Conditions of Approval and Notations apply.

________________________________
Planning and Community Development Director
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El Paso County Parks 
 

Agenda Item Summary Form 
 

 

Agenda Item Title: Regional Park Lands Agreement 
Sterling Ranch Metropolitan District No. 1 
Classic SRJ Land, LLC. 

 

Agenda Date:   November 8, 2023 
 

Agenda Item Number: #7 - A 
 

Presenter:   Ross Williams, Park Planner  
    Parks and Community Services Department 
 

Information:     Endorsement:  X 
 

Background Information: 
 

Sterling Ranch is a 1,444-acre mixed-use development located northeast of the City of 
Colorado Springs, near the intersections of Vollmer Road, Marksheffel Road, and 
Briargate Parkway.  The developer, Classic SRJ Land, LLC., and the applicant, Sterling 
Ranch Metropolitan District No. 1, are in the process of completing either the preliminary 
planning phases or final plat recording requirements for the following twelve (12) Final 
Plats, located in the central portion of Sterling Ranch: 

 
Classic SRJ Land, LLC. and Sterling Ranch Metropolitan District No. 1 have indicated 
their intention to construct a concrete publicly accessible 8’-wide 1.94-mile (10,265’) long 
portion of the Sand Creek Primary Regional Trail adjacent the aforementioned filings 
within the overall Sterling Ranch development and has requested the waiver of all 
regional park fees for those specific filings. The Sand Creek Primary Regional Trail, 
which, once completed in full, will connect the City of Colorado Springs’ Sand Creek 
Trail to Black Forest Section 16, Pineries Open Space, and the Palmer Divide Regional 
Trail. 

Filing Number

Number of 

Residential 

Lots

Regional 

Park Fees 

Per Lot

Estimated or 

Approved Regional 

Park Fees

Estimated 

Recording

Homestead North at Sterling Ranch Filing No. 2 74 $460 $34,040 2023

Homestead North at Sterling Ranch Filing No. 3 77 $460 $35,420 2023

Sterling Ranch East Filing No. 1 294 $460 $135,240 2023

Sterling Ranch East Filing No. 2 42 $460 $19,320 2023

Sterling Ranch East Filing No. 3 187 $505 $94,435 2023

Sterling Ranch East Filing No. 4 238 $505 $120,190 2023

Sterling Ranch East Filing No. 5 160 $505 $80,800 2024

Sterling Ranch East Filing No. 6 216 $505 $109,080 2025

FourSquare at Sterling Ranch East 158 $460 $72,680 2024

The Villages at Sterling Ranch East 250 $505 $126,250 2024

Sterling Ranch Filing No. 4 146 $460 $67,160 2023

Sterling Ranch Filing No. 5 72 $505 $36,360 2024

Totals: 1914 $930,975

*Bold Fees = Final Plat Endorsed by El Paso County Park Advisory Board
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Per the requirements of the El Paso County Land Development Code, Classic SRJ 
Land, LLC is required to provide public easements for the Sand Creek Primary Regional 
Trail with the recording of each final plat it intersects.  As such, 25’-wide trail easements 
have been dedicated or will be dedicated to El Paso County through the recording of the 
following Sterling Ranch filings, for the purpose of providing public access, as well as 
ongoing County maintenance of the Sand Creek Regional Trail: 
 

 
County Parks is proposing to grant Classic SRJ Land, LLC., and the Sterling Ranch 
Metropolitan District No. 1, credit for the regional park fees provided the applicant installs 
trail improvements of an equal or greater value to the calculated regional park fees and 
within the filings shown in the easement table above, and which regional trail 
improvements will provide recreation opportunities for residents and visitors of Sterling 
Ranch, as well as all users of the Sand Creek Primary Regional Trail.  The applicant 
estimates the overall cost of the trail project to be approximately $932,278, therefore 
meeting and exceeding the value of the total Regional Park Fees by an approximated 
ratio of 1.0 to 1. 
 
The trail improvements are subject to review and acceptance by the County, and all 
improvements shall be installed in compliance with applicable County regulations, 
resolutions, and standards. The day-to-day maintenance of the regional trail, such as 
mowing, weed control, and snow removal, will be performed by Sterling Ranch 
Metropolitan District No. 1, while the major maintenance of the trail surface will be 
conducted by El Paso County Parks after the expiration of a two-year warranty period. 
 
 

Recommended Motion: 
 

___________________ move 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. 

Filing Number Tract

Estimated 

Easement 

Length

Plat 

Recording 

Date

Instrument 

Number

Homestead North at Sterling Ranch Filing No. 3 C 1,120 2023 N/A

Homestead North at Sterling Ranch Filing No. 2 H 1,835 2023 N/A

Homestead North at Sterling Ranch Filing No. 1 F 710 2023 223715150

Sterling Ranch Filing No. 1 D 4,285 2018 218714151

Sterling Ranch Filing No. 3 B 1,205 2022 222714995

Sterling Ranch Filing No. 4 G 1,110 2023 N/A

Total: 10,265
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REGIONAL PARK LANDS AGREEMENT 
STERLING RANCH METROPOLITAN DISTRICT NO. 1 

CLASSIC SRJ LAND, LLC. 
 

THIS REGIONAL PARK LANDS AGREEMENT (“Agreement”) is made and entered 
into this ____ day of ____________,  2023, by and between STERLING RANCH 
METROPOLITAN DISTRICT NO. 1 (“District”) and CLASSIC SRJ LAND, LLC. ("Property 
Owner") and EL PASO COUNTY BY AND THROUGH THE BOARD OF COUNTY 
COMMISSIONERS of EL PASO COUNTY, COLORADO (“County”). 

 
RECITALS 

 
A. Property Owner is the developer of a large parcel of property situated in an 

unincorporated portion of El Paso County, State of Colorado consisting of approximately 1,444 
acres and commonly known and described as Sterling Ranch (the "Property"), which Property 
was approved for development by the Board of County Commissioners of El Paso County on 
November 13, 2008. 

 
B. Property Owner has completed or is in the process of completing initial sketch plans, 

preliminary plans, planned unit developments, and/or final plats for portions of Sterling Ranch to 
be platted as the following, of which are specifically incorporated into this Agreement: 

 
C. Pursuant to the requirements of the El Paso County Land Development Code (the 

“Code”), the Property Owner is required to dedicate regional park lands, or pay fees in lieu 
thereof, or a combination of both land dedication and fees as a condition of final plat approval.  
Such fees are normally paid at the time of recording the approved final plat for each filing.  
Assuming that all 1,914 single-family residential lots are platted as noted in the table above, the 

Filing Number
Number of 
Residential 

Lots

Regional 
Park Fees 

Per Lot

Estimated or 
Approved Regional 

Park Fees

Estimated 
Recording

Homestead North at Sterling Ranch Filing No. 2 74 $460 $34,040 2023
Homestead North at Sterling Ranch Filing No. 3 77 $460 $35,420 2023
Sterling Ranch East Filing No. 1 294 $460 $135,240 2023
Sterling Ranch East Filing No. 2 42 $460 $19,320 2023
Sterling Ranch East Filing No. 3 187 $505 $94,435 2023
Sterling Ranch East Filing No. 4 238 $505 $120,190 2023
Sterling Ranch East Filing No. 5 160 $505 $80,800 2024
Sterling Ranch East Filing No. 6 216 $505 $109,080 2025
FourSquare at Sterling Ranch East 158 $460 $72,680 2024
The Villages at Sterling Ranch East 250 $505 $126,250 2024
Sterling Ranch Filing No. 4 146 $460 $67,160 2023
Sterling Ranch Filing No. 5 72 $505 $36,360 2024

Totals: 1914 $930,975
*Bold Fees = Final Plat Endorsed by El Paso County Park Advisory Board
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El Paso County Parks and Community Services Department estimates the total Regional Park 
Fees for the aforementioned filings to be $930,975. 

 
D. The Property Owner is proposing to construct an 8’-wide publicly accessible 

regional concrete surfaced trail (the “Regional Trail”) to be located as shown in the attached 
Sterling Ranch Regional Trail Exhibit, which Regional Trail is a portion of that trail identified in 
the 2022 El Paso County Parks Master Plan as the Sand Creek Primary Regional Trail, which, 
once completed in full, will connect the City of Colorado Springs’ Sand Creek Trail to Black 
Forest Section 16, Pineries Open Space, and the Palmer Divide Regional Trail.  

 
E. Pursuant to the requirements of the Code, the Property Owner is required to provide 

public easements for such Regional Trail with the filing of each final plat.  As such, 25’-wide trail 
easements have been dedicated or will be dedicated to El Paso County through the recording of the 
following Sterling Ranch filings, for the purpose of providing public access, as well as ongoing 
County maintenance of the Regional Trail, of which are specifically incorporated into this 
Agreement: 

 
F. The County desires to grant the Property Owner $930,975 in Regional Park Fee 

Credits, provided that the Property Owner and/or the District constructs the Regional Trail and all 
associated infrastructure (the “Trail Improvements”) as depicted on the attached Regional Trail 
Exhibit to County standards and grants the required trail easements to El Paso County. As the 
Property Owner has estimated the value of the urban Park Improvements to be $932,278, the 
County acknowledges that the value the of the Trail Improvements exceeds the calculated 
Regional Park Fees.  The Trail Improvements entail the construction of approximately 1.95 miles 
of concrete-surfaced regional trail, between the northern and southern boundaries of Sterling 
Ranch along or near the western banks of the Sand Creek drainage channel. 

 
G. Due to the fact that Homestead North at Sterling Ranch Filing No. 2 Final Plat was 

recorded prior to the approval, execution, and recording of the Agreement, the County desires to 
refund the Property Owner $34,040 in paid Regional Park Fees.  The Regional Park Fees will be 
refunded within two months of the recording of the Agreement.   

 
NOW, THEREFORE, for and in consideration of the mutual promises and covenants 

hereinafter set forth, as well as the above Recitals, which are a material part hereof, the County 
and the Property Owner agree as follows: 

Filing Number Tract
Estimated 
Easement 

Length

Plat 
Recording 

Date

Instrument 
Number

Homestead North at Sterling Ranch Filing No. 3 C 1,120 2023 N/A
Homestead North at Sterling Ranch Filing No. 2 H 1,835 2023 N/A
Homestead North at Sterling Ranch Filing No. 1 F 710 2023 223715150
Sterling Ranch Filing No. 1 D 4,285 2018 218714151
Sterling Ranch Filing No. 3 B 1,205 2022 222714995
Sterling Ranch Filing No. 4 G 1,110 2023 N/A

Total: 10,265
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1.  Regional Trail Development and Obligations.  Property Owner shall satisfy its 
regional park development requirements and obligations for the Property by installing or causing 
the installation of the Regional Trail and its associated infrastructure as shown in the Regional 
Trail Exhibit and dedicating the required trail easements pursuant to the terms of this Agreement 
within those Tracts outlined in the above table. By execution and recordation of this Agreement, 
the Property is hereby burdened and encumbered by this Agreement. The Property Owner and/or 
the District shall construct the public trail improvements in accordance with standards for a 
Regional Trail as specified in the El Paso County 2022 Parks Master Plan. 

 
a. From and after the date of recordation of this Agreement, the Property Owner 

shall install or cause to be installed certain Trail Improvements within the 
designated tracts listed in the table above. 
 

b. The value of the contribution of Property Owner towards the Trail Improvements 
constructed shall be equal to or greater than the $930,975 of estimated Regional 
Park Fees.  The Property Owner has estimated the value of the Trail 
Improvements to be $932,278, therefore meeting and exceeding the value of the 
Regional Park Fees by an approximated ratio of 1.0 to 1. 

 
c. This Agreement waives only those regional park fees tied to the number of 

dwelling units included in the Agreement at time of execution and recording.  For 
this Agreement, regional park fees for a maximum of 1,914 dwelling units will be 
waived upon completion of the Trail Improvements.  If dwelling densities 
increase in those Filings included in the Agreement, the additional dwelling units’ 
regional park fees will not be waived and will be paid or included in a new 
Regional Park Lands Agreement for other possible trail construction within 
Sterling Ranch.    

 
d. The Property Owner has provided a detailed site plan and a design and 

construction cost estimate for the Trail Improvements to the County for review, 
both of which shall be incorporated into this Agreement as if set forth in full, 
therefore fulfilling one of the requirements of the Agreement process.  Prior to 
construction, the Property Owner shall review the trail design with staff from the 
El Paso County Parks and Community Services Department (“County Parks”) for 
compliance with County Parks adopted standards for construction of such Trail 
Improvements.  

 
e. The Trail Improvements shall include but are not limited to: construction of 

approximately 10,265 linear feet of 8’-foot wide concrete surfaced trail, with a 
two-foot wide shoulder on either side, except in those instances where the trail is 
encumbered by the adjacent gravel surfaced vehicular access road; installation of 
trailside amenities, such as benches, trash and recycling receptacles, pet waste 
stations, trail wayfinding signage, and landscaping; establishment of associated 
drainage structures and erosion control measures; and re-establishment of 
shoulders and disturbed soil with native vegetation seed mix.   
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f. A 25’-wide public Regional Trail easements extending approximately 1.95 miles 
between the northern and southern boundaries of Sterling Ranch along or near the 
western banks of the Sand Creek drainage channel shall be dedicated to El Paso 
County for public access to and continuing maintenance of the Regional Trail and 
shall be dedicated to the County prior to the completion of the Trail Improvements 
and final acceptance of the Regional Trail by El Paso County at the time of project 
completion.  Such dedication shall be in a form acceptable to the County, such as 
platted and recorded Final Plats or separate recorded instruments. 

 
g. The Park Improvements shall be fully completed within five years of the 

execution of this Agreement. If not completed within five years, the Regional Park 
Fees in the amount of $930,975 will be immediately paid to the County by the 
Property Owner.  If the above-mentioned conditions are not satisfied within the 
five-year period, El Paso County Parks will not consider future Regional Park 
Lands Agreement or Urban Park Lands Agreement applications within Sterling 
Ranch until the Trail Improvements have been completed or fees have been paid. 

 
h. Upon completion of the Trail Improvements, El Paso County Parks staff will 

conduct an inspection of the site(s) and send to the Property Owner a Letter of 
Fulfillment to finalize the conditions of this Regional Park Lands Agreement. 

 
i. The Trail Improvements will remain for public use in perpetuity, consistent with 

the zoning of the property identified in the approved Sterling Ranch Phase I 
Preliminary Plan.  

 
 2.   Maintenance.  Upon full completion and acceptance of the Trail Improvements by 
the County, the Regional Trail will be maintained by the County for the benefit of the public, 
unless otherwise mutually agreed by the Property Owner, the District, and the County, except as 
specifically set forth below.  County maintenance will begin after expiration of the Trail 
Improvement contractor’s one-year warranty and an additional one-year period for naturally 
occurring (e.g., ground settlement, stormwater runoff) and/or man-made damages (e.g., 
construction or creek maintenance vehicular traffic) to the trail surface. 
 
During the two-year warranty and break-in period, day-to-day maintenance of the trail and 
surrounding landscaping shall be performed by the Property Owner, the District, or their 
designated contractors.  The Property Owner or District will be responsible for major 
maintenance items, such as the replacement of concrete, mitigation of trip hazards, or other trail-
surface related maintenance. 
 
After the expiration of the two-year warranty and break-in period, the Property Owner or District 
shall be responsible for mowing of natural vegetation within two feet of either side of the 
Regional Trail, as well as snow and ice removal.  Property Owner or District shall be responsible 
for the maintenance of all landscaping within or surrounding the trail corridor, to include all 
vegetation (e.g., grasses, shrubs, trees, noxious weed removal) and trail amenities, such as 
benches, dog waste stations, and trail wayfinding signage, unless otherwise mutually agreed upon 
by the Property Owner, the District, and the County.  
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 3. Installation and Use.  All Trail Improvements shall be installed in compliance with all 
applicable County regulations, resolutions, and standards.  All trails shall be open for equestrian use; 
however, equestrian access to pond structures may be limited. 
 
 4. Successors and Assigns.  This Agreement is binding on and inures to the benefit of 
the heirs, successors, and assigns of the Parties hereto, including any successive owners or 
developers of the Property. 
 
 

IN WITNESS of the foregoing provisions, the Parties have executed this Agreement as of 
the date first entered above. 

 
BOARD OF COUNTY COMMISSIONERS STERLING RANCH METROPOLITAN 
PASO COUNTY, COLORADO     DISTRICT NO. 1 
 
 
By: _______________________________  By: _______________________________ 
 Cami Bremer, Chair     
       Title: ______________________________ 
 
 
       CLASSIC SRJ LAND, LLC. 
 
       By: ________________________________ 
 
       Title:  ______________________________ 
 
 
ATTEST: 
 
___________________________________ 
El Paso County Clerk & Recorder 
 
 
APPROVED AS TO FORM: 
 
___________________________________ 
El Paso County Attorney’s Office 
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November 1, 2023 
 
Ross Williams – Park Planner 
El Paso County Community Services Department 
2002 Creek Crossing 
Colorado Springs, Colorado 80905 
 
 
RE: Sterling Ranch East Regional Trail – Regional Park Fee Credit Request 
 
Dear Mr. Williams: 
 
On behalf of Sterling Ranch Metropolitan District No. 1, I respectfully request that the Community Services 
Department consider our request to enter into a Regional Park Land Agreement with Sterling Ranch 
Metropolitan District No. 1, with regard to the construction of Sand Creek Regional Trail. It is the 
developer’s intent to construct an 8’ wide concrete regional trail along the entire length of Sand Creek 
through Sterling Ranch and then divert around the edge of the 5-acre lots in the adjacent Pawnee 
Rancheros subdivision. The part of this trail adjacent to the creek will also function as a 15’ wide 
maintenance road for the channel, which will include 7’ of gravel shoulder in addition to the 8’ H20 loaded 
concrete trail. The estimated cost per the attached exhibits of the 8’ concrete portion of the trail and trail 
improvements is $932,278. The Regional Park fees are $460 per lot/unit if the Final Plat was submitted in 
2022 and $505 per lot/unit if the Final Plat was submitted in 2023. This investment in the construction of 
the Regional Trail would equate to the park fees for 1,914 lots/units.   
 
It is requested that the subsequent filings within Sterling Ranch, up to a total of 1,914 lots/units, receive 
Regional Park Fee credit in lieu of the construction of the Sand Creek Regional Trail to higher specifications 
then the County’s Tier 1 trail standard. The filings that are currently submitted and under review are:  
 

 

Filing Number

Number of 

Residential 

Lots

Regional 

Park Fees 

Per Lot

Estimated or 

Approved 

Regional Park 

Estimated 

Recording

Homestead North at Sterling Ranch Filing No. 2 74 $460 $34,040 2023

Homestead North at Sterling Ranch Filing No. 3 77 $460 $35,420 2023

Sterling Ranch East Filing No. 1 294 $460 $135,240 2023

Sterling Ranch East Filing No. 2 42 $460 $19,320 2023

Sterling Ranch East Filing No. 3 187 $505 $94,435 2023

Sterling Ranch East Filing No. 4 238 $505 $120,190 2023

Sterling Ranch East Filing No. 5 160 $505 $80,800 2024

Sterling Ranch East Filing No. 6 216 $505 $109,080 2025

FourSquare at Sterling Ranch East 158 $460 $72,680 2024

The Villages at Sterling Ranch East 250 $505 $126,250 2024

Sterling Ranch Filing No. 4 146 $460 $67,160 2023

Sterling Ranch Filing No. 5 72 $505 $36,360 2024

Totals: 1914 $930,975

*Bold Fees = Final Plat Endorsed by El Paso County Park Advisory Board
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Sterling Ranch Metropolitan District No. 1 will install improvements of an equal or greater value through 
construction of the Regional Trail.  
 
Please see the attached exhibit for the trail improvements along the Sand Creek Channel and Briargate 
Parkway as well as the attached cost estimate. The exhibits do not include the 8’ wide concrete trail 
segment adjacent to the 5-acre Pawnee Rancheros or trail alignment along Briargate Parkway or Sterling 
Ranch Road. Cost estimates for the 8’ wide concrete trail segment was based on the 8’wide segments of 
trail shown in the Sand Creek Channel improvements. This segment of trail is not H20 loaded and 
therefore was estimated at $33.00 per LF as opposed to $45.00 per LF of H20 loaded concrete. Briargate 
Parkway and Sterling Ranch Road trail alignments will be shown on the respective roadway CDs.   
 
The County prepared Regional Parks Land Agreement will cover the details of granting Sterling Ranch 
Metropolitan District No. 1 the Regional Urban Park Credits. 
 
Thank you in advance for your consideration in this matter and if you have any questions please do not 
hesitate to call. 
 
Thank you, 

 
 

91



Total Amount Unit Material Per Unit Material Cost Labor Per Unit Labor Cost Total Cost

Trails

H20 Loaded Trail 15' Wide (8' concrete) 11,933 LF 45.00$                536,976$            536,976$            

Retaining Walls 4,375 FF 32.50$                142,188$            142,188$            

Permeant Seed 87,120 SF 0.06$                   5,227$                5,227$                

ADA Ramps 6 Each 2,250.00$           13,500$              13,500$              

Sidewalk (8')* 2,342 LF 33.00$                77,286$              77,286$              

Signage Wayfinding 8 Each 1,500.00$           12,000$              12,000$              

Bench (with back) 5 Each 2,000.00$           10,000$              10,000$              

Pet Waste Station 5 Each 300.00$              1,500$                1,500$                

Waste Receptacle 5 Each 1,750.00$           8,750$                8,750$                

Recycling Receptacle 5 Each 650.00$              3,250$                3,250$                

810,677$            810,677$            

810,677$            810,677$            

Total Material 810,677$            Total Labor

810,677$            

11,933 78.13$                

Total Estimated Cost

121,602$                                            

Trail Cost / SF 

932,278$                                            

Sterling Ranch Regional Trail

ESTIMATE OF PROBABLE CONSTRUCTION COSTS

Subtotal 810,677$                                            

15% Contingency 

Unit Price Date: 2022

Date: 04.11.23

Preparer: NES Inc. 

Drawing Reference: SterlingRanch_Parks Map

Location: Sterling Ranch Regional Trail

Project Name: Sterling Ranch Regional Trail

Client: Sterling Ranch Metropolitan District
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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 BoCC Award

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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Facility Revenue Totals To Date 2022 2021
 Budget Current Balance Totals to Date Totals to Date

Parks Facility Reservation Revenue 180,000$               263,494$           (83,494)$          234,644$         210,187$         

County Fair / Fairgrounds 301,000$               426,726$           (125,726)$        389,448$         356,404$         

Total 481,000$               690,220$           (209,220)$        624,092$         566,591$         

 

Fundraising Revenue 2023 2023
Purpose Goal Amount Balance Totals to Date Totals to Date

County Fair Sponsorships Fair Operations 80,000$                 102,500$           (22,500)$          105,000$         92,500$           

Partners in the Park Program Park Operations 45,000$                 77,500$             (32,500)$          62,500$           65,500$           

Trust for County Parks Park Operations 10,000$                 28,242$             (18,242)$          141,919$         61,227$           

Nature Center Fundraising Nature Center Support 25,000$                 20,056$             4,944$             21,271$           29,123$           

County Fairgrounds Support (Fairgrounds Corp) Programming/Facility Support 40,000$                 70,000$             (30,000)$          40,000$           15,000$           

Total 200,000$               298,298$           (98,298)$          370,690$         263,350$         

Grant / 3rd Party Funding Awarded

Parks Division Reservations 2023 2023 2023 2022 2022 2021 2021
Year to Date Rentals Attendance Evaluation  Rentals Attendance Rental Attendance

January 11 966 N/A 3 510 3 22

February 15 778 N/A 5 446 5 233

March 51 1306 N/A 29 702 4 31

April 299 10619 4.6 271 8698 157 3892

May 448 16919 4.4 419 15932 423 11907

June 552 20087 4.4 489 22916 506 14571

July 594 22852 4.15 515 22275 466 16225

August 445 22024 4.4 391 21464 493 17007

September 442 22133 4.3 363 19266 398 16048

October 222 11174 4.4 211 11528 180 9846

November

December

Total 3079 128858 4.6 2696 123737 2635 89782

            Community Services Department

            Parks / Recreation & Cultural Services Divisions

         October 2023 Monthly Report
2023
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EPC Parks Reservantion Attenance Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22 Nov-22 Dec-22 Jan-23 Feb-23 Mar-23 Apr-23 May-23 Jun-23 Jul-23 Aug-23

 Current 3/12

1-Month and 3-Month Rate-of-Change = 36%
Park Reservantion Attendance by Month 510           446         702           8,698      15,932      22,916      22,275      21,464      19,266      11,528      129            395            966            778            1,306         10,619      10,620      20,087      22,852      22,024      

Park Reservation - Trailing Data Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22 Nov-22 Dec-22 Jan-23 Feb-23 Mar-23 Apr-23 May-23 Jun-23 Jul-23 Aug-23

Attendance - Trailing Twelve Month 91,446     91,659    92,330     97,136    101,161    109,506    115,556    120,013    123,231    124,913    124,575    124,261    124,717    125,049    125,653    127,574    122,262    119,433    120,010    120,570    
Attendance - Trailing Three Month 1,686       1,665      1,658       9,846      25,332      47,546      61,123      66,655      63,005      52,258      30,923      12,052      1,490         2,139         3,050         12,703      22,545      41,326      53,559      64,963      

Attendance Rate of Change Jan-22 Feb-22 Mar-22 Apr-22 May-22 Jun-22 Jul-22 Aug-22 Sep-22 Oct-22 Nov-22 Dec-22 Jan-23 Feb-23 Mar-23 Apr-23 May-23 Jun-23 Jul-23 Aug-23
12 Month Rate of Change (12/12) 279.4       285.7      287.9       270.1      212.5         184.7         166.6         151.6         145.0         138.8         138.0         136.6         136.4         136.4         136.1         131.3         120.9         109.1         103.9         100.5         
3 Month Rate of Change (3/12) 671.7       584.2      579.7       236.9      160.0         156.6         143.1         139.4         127.9         121.8         117.3         109.3         88.4           128.5         184.0         129.0         89.0           86.9           87.6           97.5           

1 Month Rate of Change (1/12) 2,318.2    191.4      2,264.5    223.5      133.8         157.3         137.3         126.2         120.1         117.1         27.6           55.7           189.4         174.4         186.0         122.1         66.7           87.7           102.6         102.6         
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Parks Facility Reservations 2023 2023 2022 2022 2021 2021
October Rentals Attendance Rentals Attendance Rentals Attendance

Bear Creek Regional Park

Archery Lanes 29 1345 27 1475

Athletic Fields 6 625 37 1545 38 1833

Pavilions 67 3042 4 1800 3 1260

Trails 2 700 8 32

Vendor 3 10 1 3

Tennis Courts

Pickleball Courts 4 8

Vita Course

Meeting Room 8 63 5 45 1 10

Black Forest Regional Park

Athletic Fields 4 120 5 150 6 360

Pavilions 9 214 7 300 4 148

Vendor 

Tennis/ Pickleball Courts 1 4 1 2

Falcon Regional Park

Baseball Fields 6 150

Athletic Field

Vendor

Fountain Creek Regional Park

Athletic Fields 1 75 4 120 5 375

Pavilions 12 551 16 802 11 286

Trails
Disc Golf Course 2 180

Vendor 1 4 1 4
Fox Run Regional Park 1 5

Athletic Fields 42 1405 35 1370 24 1010

Gazebo 13 590 5 444 9 448

Warming Hut 5 45 3 34 5 58

Pavilions 18 930 25 1000 26 1149

Vendor 5 14

Trails 1 30

Homestead Ranch Regional Park

Athletic Fields 8 345

Pavilions 2 110 4 102 3 130

Trails

Palmer Lake Recreational Area

Palmer Lake Santa Fe Trail 2 1300 3 1450 2 475

New Santa Fe Trail

Monument Trail Head New Santa Fe Trail 1 800 1 800 1 465

Baptist Road Santa Fe Trail

AFA Santa Fe Trail 2 120

Vendor - Santa Fe Trailheads 1 4

Paint Mines Trail 12 203 12 52 3 19

Rock Island Trail

Black Forest Section 16

Rainbow Falls Historic Site

Pineries Open Space

Total Park Facility Reservations 222 11174 211 11528 180 9846
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Fairgrounds Facility Reservations 2023 2023 2023 2022 2022 2021 2021
Year to Date Rentals Attendance Evaluation  Rentals Attendance  Rentals Attendance

January 8 173 N/A 7 150 0 0

February 14 735 N/A 19 726 6 178

March 12 1160 N/A 13 471 8 459

April 18 7161 N/A 50 2781 20 1208

May 23 4150 N/A 30 3791 16 1496

June 17 4490 N/A 52 3529 12 1921

July 13 280 N/A 17 298 1 80

August 12 3869 N/A 38 3496 26 3221

September 40 4,232 N/A 42 5523 54 4247

October 79 2,042 N/A 28 1702 35 3241

November

December

Total 236 28,292 N/A 296 22,467 178 16,051

Fairgrounds Facility Reservations 2023 2023 2022 2022
October Rentals Attendance Rentals Attendance

Swink Hall - Fairgrounds

Lions Club Meeting 1 30 1 30

Fair Corp Meeting 1 10 1 20

Calhan Posse Mtg 1 20 1 20

Fair Advisory Board Meeting 1 20 1 15

Hitch N' Post 4-H Meeting 1 20 1 150

Jr. Livestock Sale Committee 1 15 1 22

Baby Shower 1 150 1 20

4-H Club Meeting 1 20

Calhan HS Testing 1 35 5 25

Grand Stands Building

Kitchens 47 282

Track

BST Auto Race 1 500

Barns 5 150

Livestock Arena 5 150

Haunted House Building 14 40 1 200

Whittemore - Fairgrounds

Wedding 2 250 2 250

Rummage Sales 4 200 2 350

Quinceneara 1 200 1 300

Baptism 1 250

Month Total Fair Facility Reservations 79 2,042 28 1,702
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Vandalism Report
Incident Date Location Area Cost

Graffiti removal 1/26/2023
Widefield, Crew 

Gulch
South $200

Homeless camp clean-up / illegal dumping 1/26/2023
Willow Springs, 

Maxwell Street
South TBD

Graffiti removal (Fountain tunnel, playground) 2/3/2023 Widefield South $75

Homeless camp clean-up 2/6/2023 Hanson Bridge South $50

Illegal Dumping 2/6/2023 Crew Gulch South $50

Graffiti removal (Main park sign) 2/7/2023 John Ceresa South $50

Homeless camp clean-up / illegal dumping 2/7, 2/10
Christian Open 

Space
South $700

Homeless camp clean-up / illegal dumping 2/13/2023
Academy blvd trail 

crossing
South $100

Homeless camp clean-up / illegal dumping 2/14/2023 Maxwell trailhead South $50

Homeless camp clean-up / illegal dumping 2/14/2023 South of mule train South $50

Homeless camp clean-up / illegal dumping 2/17/2023
South of Hanson 

trailhead
South $50

Maintenance shop: damaged lock and chain 2/20/2023
Fox Run Regional 

Park
North $100

Illegal Dumping 3/1/2023
Nature Center 

parking lot
South $50

Graffiti removal (Flight memorial, pavilion, floor & wall) 3/2/2023
Widefield 

Community Park
South $200

Illegal Dumping (Tree limbs, yard debris) 3/16/2023 Strtamoor Valley South $50

Graffity removal (Exterior of restroom)
3/20, 3/30

Widefield 

Community Park
South $200

Homeless camp clean-up / illegal dumping 5/4/2023 Stratmoor Valley South $90

Homeless camp clean-up 5/4/2023 Hanson Bridge South $90

Graffiti removal (Fountain tunnel) 5/4, 5/8, 5/16
Widefield 

Community Park
South $270

Graffiti removal 5/8, 5/16 Crew Gulch South $180

Turf damage from vehicle 5/26/2023 Bear Creek Terrace Central $200

Graffiti removal (boulders, backflow box, wall) 6/28/2023 Stratmoor Valley South $175

Graffiti removal (playground) 6/29/2023 Stratmoor Hills South $130

Illegal dumping / Graffiti removal 7/11/2023 Stratmoor Valley South $180

Illegal dumping / Homeless camp removal 7/17/2023 Academy bridge South $45

Restroom door kicked in, urinal distroyed 8/21/2023
Fox Run Regional 

Park
North $900

Graffiti removal 10/3/2023
Stratmoor Valley, 

Stratmoor Hills
South $3,000

Total $7,235
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Volunteerism

Total for Year Goal Volunteers Total Hours Volunteers Total Hours Volunteers Total Hours

January 138 728 180 609 106 372

February 292 1,302 60 327 100 468

March 229 932 118 682 159 713

April 413 1,701 407 1,830 365 1556

May 501 2,225 491 2,021 425 1579

June 658 2,263 225 1,606 299 1,421

July 444 5,200 650 6,517 680 5,444

August 470 2,296 303 1,676 283 1581

September 476 1,640 501 1,986 411 1,808

October 574 2,339 440 1,624 556 2,408

November

December

Totals 4195 20,626 3,375 18,878 3,384 17,350

October Volunteers Total Hours

Park Advisory Board 9 35

Fair Advisory Board 15 50

Fairgrounds Corporation 10 20

Fair and Events Center 32 261

Friends of the Nature Centers/Rec. Services 88 503

Adopt-A-Park / Trail / Volunteer Projects 420 1,470

Total 574 2,339

Programming 2023 2023 2023 2022 2022 2021 2021
Totals for Year Programs Attendance Evaluation Programs Attendance Programs Attendance

January 45 1152 4.99 29 452 25 218

February 43 2032 4.95 37 952 27 230

March 89 2376 4.99 48 986 50 753

April 161 5139 4.92 109 3003 58 1006

May 162 4216 4.94 148 5401 84 1377

June 89 2647 4.95 76 1595 68 1361

July 105 36715 4.98 106 28545 71 3601

August 54 5058 5.00 63 4195 58 3598

September 116 5245 5.00 102 2585 84 2074

October 156 4656 4.98 140 4517 88 7709

November

December
Totals 800 / 21,000 1,020 69236 4.97 858 52231 613 21927

2023 2023 2023

October Facility Programs Attendance Evaluation

Discover Bear Creek BCNC 18 197 4.90

Habitat BCNC 14 211 5.00

Colorado Wildlife Detectives BCNC 31 451 5.00

Creek Week Cleanup BCNC 1 15

Trailability Programs BCNC & FCNC 3 9 5.00

Visiting Groups BCNC 6 83

Birthday Party: Bugs & Beasts BCNC 2 24 5.00

Little Wonders: Let's Get Squirrely BCNC 2 50 5.00

20212023

 2023

2022
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Lil Pumpkins Boo Bash BCNC 2 50 5.00

Nature Explorers: Pumpkin Math BCNC 2 50 4.90

Birthday Party: All About Animals BCNC 2 37 5.00

Boo at Bear Creek BCNC 9 135 4.90

Outreach: Jack Quinn's Running Club BCNC 2 80

Outreach: Cheyenne Mountain State Park Run BCNC 1 200

Outreach: YMCA Creepy Crawl BCNC 1 112

Walk the Wetlands  FCNC 10 207 5.00

Discover the Wetlands FCNC 8 132 5.00

Nature Adventures: Tarantulas on Parade FCNC 2 49 5.00

2's & 3's Outdoors:  Oh My Gourd! FCNC 2 49 5.00

Adult Bird Club : Classroom FCNC 1 15 5.00

Adult Bird Club : Field Trip FCNC 1 15 5.00

Archeology Day Celebration FCNC 1 17 4.90

Scout: American Heritage Girls FCNC 1 15 5.00

Homeschool Fridays: Discover Wetlands FCNC 1 14

Pumpkin Carving Party FCNC 1 280 4.90

Jack-o-Lantern Trail FCNC 1 719 4.90

Program Room Rental FCNC 1 25 5.00

Birthday Party: Rad Reptiles FCNC 2 39 5.00

Visiting Groups FCNC 5 68

Outreach: Cub Scout Pack Meeting FCNC 1 135

Outreach: Tri-Lakes Women's Club FCNC 1 18

Take a Kid Mountain Biking  Day FRRP 1 125 4.97

Recreation Service Programs: Bunco & Art BCRP 2 20 5.00

Rainbow Falls Viewings RFHS 5 47 5.00

Twelve Stone Field Trip (1st-6th) PMIP 1 24 5.00

OLLI Adult Learning Group Tour PMIP 1 26 5.00

Paint Mines Interpretive Hikes PMIP 3 33 5.00

Fall Fest FRRP 1 600

Cornhole League FEC 3 200

Calhan Cheerleading Practice FEC 4 80

TOTALS 156 4656 4.98

Visitor Contacts (does not include programs) Bear Creek Nature Center

Fountain Creek 

Nature Center

Paint Mines 

Interpretive 

Park

Rainbow Falls 

Historic Site

January 662 731 0 0

February 811 809 0 0

March 917 1187 0 0

April 904 943 3853 0

May 1222 1175 3434 0

June 1937 733 2254 0

July 1698 0 1968 0

August 1260 127 2357 0

September 1201 1042 1660 0

October 1444 1071 1289 47

November

December
Totals 12056 7818 16815 47
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ADMINISTRATIVE SERVICES 

 

MONTHLY REPORT 

October 2023 

 

 
General Updates: 
 

1. Facility rentals have generated $263,494 which exceeds our $180,000 annual revenue 
goal by 47%. 

   
Special Events: 

 
 

1. The “Live Like Maddie! Charity Hike 2023” took place at Fox Run Regional Park in 
October. “Live Like Maddie!” raises funds for the Denver Dumb Friends League. The 
motto of “Live Like Maddie!” is: Let's celebrate all dogs, past and present, that take up 
residence in our hearts and make us better humans.  The hike raised approximately 
$3,000 for animals in the care of the Denver Dumb Friends League. 
 

2. The YMCA of the Pikes Peak Region invited the community to the 15th annual Creepy 
Crawl 5K and Kids' Monster Dash. The event included the Palmer Lake Recreation area 
and the New Santa Fe Regional trail. Runners were encouraged to wear Halloween 
costumes and they did not disappoint! Over 800 runners took part in this fundraiser 
event. 

 
2023 Creepy Crawl 
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3. The Colorado State Cross Country Championships were held on the East trails of Bear 
Creek Regional Park. The event was hosted by the Cheyenne Mountain High School. 
Start and finish, as well as all event festivities were held on the Penrose Event Center 
grounds. The event draws several thousand people each year and is a large contributor 
to local tourism. 
 

4. All facility rentals concluded at the end of October which is the official end to the 2023 
rental season. This includes all pavilions, wedding gazebo, warming hut and field 
rentals. Many of the leagues that have used the athletic fields this year are already 
committed to returning in 2024. Running events and disc golf tournaments can continue 
throughout the year since they are self-sufficient and provide their own trash 
management to include portable restrooms. 
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COMMUNITY OUTREACH  
 

Monthly Report – October 2023 
 

Pikes Peak Litter Letter Project 
 

 

The 6th Annual Pikes Peak Litter Letter Dedication and installation occurred in October organized in 
collaboration with the Pikes Peak Outdoor Recreation Alliance (PPORA). 
 
The Pikes Peak Litter Letter project aims to inspire artistic creativity, passion for the outdoors, and 
environmental stewardship. The letters, constructed from chicken wire and rebar, symbolize our 
dedication to a cleaner watershed. Nine cleanup crews volunteered to adopt and fill a letter with trash 
and debris collected from roads, open spaces, and waterways. 
 
We extend our heartfelt thanks to these enthusiastic adopters: 
I:  Ute Pass Elementary 
M: Manitou Elementary 
P: Girl Scouts of Fort Carson 
A: Girl Scout Service Units 406 & 412 
C: Coalitions & Collaboratives 
T: PCAPP Partners in Grime 
F: Poor Richard's Rubbish Roundup 
U: Gladiators 
L: Mile High Youth Corps 
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Fountain Creek Watershed Flood Control and Greenway District:  
The Creek Week Cleanup began in 2014 as a way to encourage citizens to help remove litter and debris 
from our land and waters, raise awareness of watershed health, and to foster a sense of community. 
Now, in 2023, Creek Week has grown into Colorado’s largest watershed-wide cleanup.  

This year we had 76 individual Cleanup Crews and 84 cleanup sites in 11 communities, our incredible 
volunteers collectively removed 13.5 tons of trash and debris. Over the past decade, the Creek Week 
Cleanup has witnessed the collaboration of 21,500 volunteers who, together, have cleared 152.2 tons (or 
304,400 pounds) of trash.  

 

Community Outreach News: Staff participated at the Trails and Open Space Coalition Membership Party 
advocating for our New Fox Run Nature Center.  We were also awarded the Partner and Impact Award 
from the Fountain Creek Watershed District for our 10 years of support!                   
 
Friends Groups: Staff coordinated with the Friends of Bear Creek Dog Park for our annual Ghouls and 
Stools clean up event which brought out over 20 volunteers. Partnered with Heuberger Subaru, and 
Fountain Creek Watershed District, for a Golden Stool Treasure Hunt and Costume Contest prizes. 
 
El Paso County Fair: All core sponsors have been contacted. We are happy to announce that Ed Green 
Construction will be our 2024 Presenting Sponsor! 

Fox Run Nature Center: We will host an Open House, at Pikes Peak Brewing Co in Monumet with 
updates about the Fox Run Nature Center,Wednesday, November 8 from 6:00 to 8:00 pm. Free 
appetizers provided by Bird Dog BBQ. To learn more and stay up to date, please visit our project website at 
www.tdg-frnc.com  
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Recreation & Cultural Services DIVISION  

MONTHLY REPORT 

October 2023 
 
 
Programs & Special Events: 
 

• Fountain Creek Nature Center took the wetlands up to the foothills for 
the pack meeting of Cub Scout Pack 110. Scores of excited cub scouts 
had the opportunity to learn about the creatures that thrive in the ponds 
of Fountain Creek. With each tiny macroinvertebrate discovered, scouts 
learned the importance of respecting our watershed to ensure the 
bottom of our food web keeps thriving, however small.  
 

• Fountain Creek Nature Center celebrated its first National Archaeology Day 
with a crash course in Colorado archeology presented by archeologist Lars 
Boyd of HDR Inc. Participants learned about the signs Colorado’s first people 
have left behind and what features of art and architecture differentiate time 
periods. After examining pottery and arrowheads, the group spent some time 
on the trail, finding remnants of more recent human history along the creek. 
They even took a break to enjoy the solar eclipse together! 
 

• Fountain Creek Nature Center’s Pumpkin Carving Party and Jack-o-Lantern 
Trail were smashing successes, despite the cold weather and snow! Thanks to 
volunteers from the Friends of El Paso County Nature Center, Colorado Springs 
Utilities, and Elevate Teen Group, 200 Milberger Farms pumpkins were carved 
and lit for hundreds of visitors that discovered more than just a beautiful fall 
walk. Donut NV food truck was there providing tasty, warm treats, Sunbelt 
Rental’s light towers shown over the parking lot, Pikes Peak State College Wild 
Things brought skulls from crazy creatures worldwide, Aiken Audubon taught 
about owls, crows, and ravens, and the UCCS Mammalogy Lab showed how 
bats echolocate and catch moths with some wild moves. This fall family favorite 
continues to celebrate the season with fun and learning! 

 

• Can you scare someone and educate them at the same time? According to our 135 
participants at Boo at Bear Creek on Oct. 20, the answer is a resounding YES! The 
Mile High Bug Club and Pikes Peak State College taught about spiders and other 
creepy creatures inside while characters along the trail made guests scream with fear 
but also appreciate the creepy flora and fauna, such as rats, corvids, coyotes, snakes, 
bears, and decomposers. A lighter tone was taken the next day for the L’il Pumpkin 
Bash where 50 young guests, parents, and grandparents heard from some of the same 
characters, but without so much “scare” included. One participant shared, ““This 
was creatively educational.” 

HOLLY WILLIAMS 

STAN VANDERWERF 

LONGINOS GONZALEZ, JR. 

COMMISSIONERS: 

CAMI BREMER (CHAIR) 

CARRIE GEITNER (VICE-CHAIR) 
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• One, two, Restoration Crew. Three, four, there's always more. Five, six, let's pick
up sticks! Bear Creek Nature Center staff and volunteers closed out the 10th
annual Creek Week Cleanup and kicked off the Bear Creek Nature Center
Restoration Crew! Joined by Commissioner VanderWerf, this hardy crew set
out to conduct fire mitigation around the Nature Center. Fallen branches were
cleared from the forest and the creek and dead limbs were removed from trees
to reduce the intensity of a wildfire when it next occurs. The Restoration Crew
will be meeting quarterly to invoke the spirit of Creek Week and renew our natural spaces through
invasive species removal, fire mitigation, trail work, and more.

• This year’s Take a Kid Mountain Biking Day, on October 7 at Fox Run
Regional Park, turned out to be another great collaboration between El Paso
County, local businesses, nonprofits, and volunteers. This year, 55 kids ages
2-17, participated in the event, and a little over 115 people attended the
event altogether. Criterium Bike Shop, Medicine Wheel Trail Advocates, and
Kids on Bikes came together to gather around $1,120 worth of donated items
to raffle away to participants, and every participant received a prize. After the
event, the organizations involved expressed that they would like to collaborate to create a county wide
event with Take a Kid Mountain Biking Days happening all around the region to increase access to the
event.

Outreach Events and Other Items: 

• At Paint Mines Interpretive Park, the Caretakers/Interpreters wrapped up their
last few guided hikes for the season. This month, the interpreters led a school
field trip, and senior learning group, and the last two of our regularly scheduled
guided hikes, around 80 participants in total. This season the interpreters
interacted with more than 16,700 visitors and gave longer talks to about 1,350
visitors who were interested in learning about the Paint Mines.

• On October 14 and 21, we planned and organized four separate trips to Rainbow
Falls Historic Site. On the first trip the participants had a real treat and were
able to view the eclipse. In total, 44 participants were able to take the trip up to
the falls and back.

• Bear Creek Nature Center staff and volunteers were out and about this month!
October is aways a robust month for outreach, which is very impactful in
getting the word out about Bear Creek’s upcoming Bear Run Fundraiser. Other
runs are a great way to educate the community about the nature centers while
also connecting with a population of runners - the perfect audience for Bear
Run promotion! In October, we set up a booth at Cheyenne Mountain State
Park Run, YMCA Creepy Crawl and Jack Quinn’s Running Club. Altogether,
we connected with over 2,000 people at these events. Hopefully this will translate to more nature
center visitors and more Bear Runners!

• The El Paso County Fair and Events Center is always busy, and October was no exception. In
addition to the annual local rummage sale, final races, multiple family celebrations, and community
meetings, we spent a month getting ready for the return of Fall Fest. Not held since 2019, we were
excited to bring back the event with some new activities and additions. With the help of our
amazing community partners, Fall Fest featured a full Oktoberfest event with food, beverages,
and live music, a Haunted Barn, a Trough-or-Treat with over 20 animals and their decorated
enclosures, an outdoor Gymkhana, a pumpkin patch, and variety of vendors to kick off some
holiday shopping. Over 600 people were part of our 2023 Fall Fest experience.
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Date Day of Week Program Location Target Audience Notes*

November 11 Saturday
Kids' Morning Out‐ Ooey Gooey 
Science

Bear Creek Nature 
Center

Children ages 6‐11 9am‐1pm, $25/child

November 7 Tuesday Children's Mindfulness Series
Bear Creek Nature 

Center
Children ages 6‐12 4‐6pm, $30 per child

November 8    Wednesday Rock Island Cornhole League Fair & Events Center
Teens & Adults to Play; All 

ages are welcome 
6pm‐10pm, $10 per person

November 11 Saturday Forest Bathing Walk
Bear Creek Nature 

Centers
All Ages 10am‐12:30pm/ $30/person

November 14 Tuesday
Nature's Classroom: Winter 
Adaptations

Bear Creek Nature 
Center

Grades1‐3 1pm‐3pm/ $4 per person

November 14 Tuesday Children's Mindfulness Series
Bear Creek Nature 

Center
Children ages 6‐12 4‐6pm, $30 per child

November 15 Wednesday Rock Island Cornhole League Fair & Events Center
Teens & Adults to Play; All 

ages are welcome 
6pm‐10pm, $10 per person

November 15 Wednesday Little Wonders‐ Nature's Shapes
Bear Creek Nature 

Center
Children ages 2‐3 with an adult 9‐10:15 and 1‐2:15, $3/person

November 16 & 17 Thursday & Friday 2s & 3s Outdoors: Super Sleepers
Fountain Creek Nature 

Center
Children age 2‐3 with an adult 10‐11:15am, $3 per person

November 18 Saturday Holiday Craft & Vendor Fair
Fountain Creek Nature 

Center
All! FREE to attend and shop

November 22 Wednesday Nature Explorers‐ Rock Out
Bear Creek Nature 

Center
Children ages 3‐4 with an adult 9‐10:30 and 1‐2:30, $3/person

December 1 Friday Bear Creek by Candlelight
Bear Creek Nature 

Center
All Ages 5‐8pm, $8/person

December 7 & 8 Thursday, Friday Nature Adventures: Whose Bones
Fountain Creek Nature 

Center
Ages 3‐6 and their families $3, 10‐11:30am

December 9 Saturday Nature Hikes with Santa
Fountain Creek Nature 

Center
Children

$5 per child, 10am‐11:30am & 
1pm‐2:30pm

December 9 Saturday Country Holiday Fair
El Paso County Fair & 

Events Center
All!  FREE to attend

December 9 Saturday Forest Bathing Walk
Bear Creek Nature 

Center
All Ages 10am‐12:30pm/ $30/person

December 13 Wednesday Nature Explorers‐ Winter Wildcats
Bear Creek Nature 

Center
Children ages 3‐4 with an adult 10‐11:30 and 1‐2:30, $3/person

Special Events and Program Calendar
November 8 ‐ December 13, 2023

* Nature Center Members may receive an additional discount
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PARKS PLANNING DIVISION & PARK OPERATIONS DIVISION 

 MONTHLY REPORT 
OCTOBER 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 Fall 2023. 

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. Funds have been allocated to launch engineering 
and design in 2023 with construction planned for winter 2024-25. Due to June storms temporary repairs 
are being considered while permanent repairs are designed.  

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 are due in fall, with final design by end of 2023. 

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 continue into Fall 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. The Master Plan will be completed by professional consultants in late 2024. 

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 
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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.   

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 three development applications for 
endorsement at the November 2023 meeting and provided internal administrative comments for an 
additional fourteen applications during October 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. 
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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 October. Parking lot and trail maintenance, landscape bed maintenance, irrigation system 
and building winterization, daily illegal camping checks, and playground inspections were priorities during 
the reporting period. 

The Bear Creek Garden Association closed the community garden on October 14th. Central staff were 
asked to disperse forty yards of soil amendment to individual plots, as well as complete the annual fall 
tilling of the garden. Collaboration between the BCGA and County Parks ensured another successful 
season for the garden, with the Central team receiving many accolades from the association for their 
efforts throughout the year.   

The Recreation and Cultural Services Department hosted four guided tours to the Rainbow Falls Historic 
Site during October. As the site is still not open for general public use, Recreation staff transported 
patrons to and from the site, and provided an informative tour of the area during the visit. Parks staff 
spent time doing general cleanup, trail maintenance, and setting up safety barricades prior to these tours. 

The Bear Creek Dog Park hosted its annual Ghouls and Stools cleanup event on October 28th. This 
Halloween themed cleanup day is a favorite for all dog park visitors. Twenty volunteers braved the chilly 
temperatures, collecting twelve buckets of waste. Participants all received t-shirts, enjoyed the golden 
stool treasure hunt, and prizes were handed out for the best dog costumes. Special thanks to Mark 
Schendzielos for all his time and commitment to keeping Bear Creek Dog Park clean and safe for all park 
patrons! 

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 – Staff assisted with supporting an Exhibition Enduro Auto Race and a Bull Riding 
Event at the Fairgrounds. The team also assisted with setup and event support for the Fall Fest event. In 
between setup and support we have been focusing on getting all the restrooms and kitchens deep 
cleaned prior to winterization.  

Now that the growing season has slowed, we have been able to turn our focus towards trail maintenance. 
We box graded the Rock Island Regional Trail and mowed the trail aprons. The rain increased vegetation 
growth and was narrowing the trail corridor.  

The parks team worked with the District Supervisor to develop a fall maintenance task list. The parks 
team is now focused on completing blowouts and working through the fall maintenance task list. The 
team is currently deep cleaning restrooms in preparation for seasonal closures. 
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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 team has been working on project completion and winterization 
of facilities and irrigation systems. All snow equipment has also been transported to Fleet for annual 
inspections. All rock landscape beds have been cleaned up for the winter as well.  
 
The roads at Fox Run Regional Park have been graded and box bladed in anticipation for the winter.  
Repairs were made to the dog park access gate. We have also been removing slash stored at Fox Run 
for general clean-up and fire mitigation.  
 
Trail repairs to the Pineries Open Space are underway. The majority of the northern perimeter trails have 
been repaired. We also repaired the entry road and parking lot with our box blade. Section 16, Black 
Forest Regional Park, Palmer Lake, and Highway 105 lots have been addressed as well. 
 
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 – With the reservation season coming to an end our team focused on end-of-season 
tasks to include winterization of irrigation systems, native mowing, snowplow preparation, budget 
closeouts, and final preventative maintenance services for mowing equipment.   
 
Park Operations staff helped support the annual Jack-O-Lantern trail event at Fountain Creek Nature 
Center. Several hundred guests attended the pumpkin carving secession and lined the trails with their 
candlelit artwork. Overall, the event was a success and well attended. 
 
Tall Timbers Tree and Shrub Services began hazard tree removal in John Ceresa Memorial Park. The 
contractor will be removing several hazard cottonwood and willow trees near the trail and parking lot. 
Once this property is complete the contractor will be performing additional work at Widefield Community 
Park, Willow Springs Ponds, and Fountain Creek Regional Park.    
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