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TO:  El Paso County Planning Commission 

  Jim Egbert, Chair 

 
FROM: Kari Parsons, PM/Planner II 

  Gilbert LaForce, PE Engineer II 

   Craig Dossey, Executive Director 

 

RE:  Project File #:  VR-18-010 

  Project Name:  Largent Subdivision Vacation and Replat 

  Parcel No.:  53124-01-008 

 

OWNER: REPRESENTATIVE: 

D and D Management LLC 
6485 Alibi Circle 
Colorado Springs, CO 80923 

Hammers Construction, Inc.  
Lisa Peterson 
1411 Woosley Heights 
Colorado Springs, CO 80915 

 

Commissioner District:  2 

Planning Commission Hearing Date:    7/17/2018 
Board of County Commissioners Hearing Date   7/31/2018 

EXECUTIVE SUMMARY 

Hammers Construction, Inc., on behalf of D and D Management, LLC, property owner, 
requests approval of a vacation and replat for the Largent Subdivision to vacate a 
portion of the Falcon Plat and replat the property as a 1.17 acre commercial lot and a 
0.05 acre tract to be dedicated to the County for future North Meridian Road right-of-
way.  The 1.22 acre property is zoned CC (Commercial Community) and is located at 
the southeast corner of the Highway 24 and North Meridian Road intersection and is 
within Section 7 Township 13, South, Range 64 and Section 12, Township 13 South, 
Range 65 West of the 6th P.M. and is within the boundaries of the Falcon Peyton Small 
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Area Plan (2008). The proposed final plat, if approved, will vacate and replat Lots 10 
through 24, Block 23; and Lots 1 through 4, and 28 through 32, Block 24 of the Falcon 
plat.   
 
The Largent Subdivision replat is consistent with the dimensional standards of the CC 
(Commercial Community) zoning district.  The vacation and replat meets the submittal 
and review criteria well as the general development standards of Chapter 6, the 
vacation and replat review criteria of Chapter 7, and the subdivision design 
requirements of Chapter 8 of the El Paso County Land Development Code (2017).  

Water and wastewater services will be provided by Woodmen Hills Metropolitan District. 
A finding of water sufficiency is requested with this request.  

A. REQUEST/WAIVERS/AUTHORIZATION 

Request:  Hammers Construction, Inc., on behalf of D and D Management, LLC, 
property owner, requests approval of a vacation and replat for the Largent Subdivision 
to vacate a portion of the Falcon Plat and replat the property as a 1.17 acre commercial 
lot and a 0.05 acre tract to be dedicated to the County for future North Meridian Road 
right-of-way 
 
Waiver(s):  No waivers are requested with this application. 
 
Authorization to Sign:  Final Plat (replat map), Subdivision Improvements Agreement, 
Detention Pond Maintenance Agreement and any other documents necessary to carry 
out the intent of the Board of County Commissioners. 

B. PLANNING COMMISSION SUMMARY 

Request Heard:    

Recommendation:   
Waiver Recommendation:  
Vote:   
Vote Rationale:   
Summary of Hearing:   
Legal Notice:   
 
C. APPROVAL CRITERIA 

In approving a replat, Section 7.2.3.C of the Code, the BOCC shall find that: 
 
 The replat complies with this Code, and the original conditions of approval 

associated with the recorded plat; 
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 No nonconforming lots are created, and in the case of existing nonconforming lots, 
the nonconformity is not increased; 

 The replat is in keeping with the purpose and intent of this Code; 
 The replat conforms to the required findings for a minor or major subdivision, 

whichever is applicable; 
 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; 

 The approval will not adversely affect the public health, safety, and welfare; and 
 Where the lots or parcels are subject to any CC&Rs or other restrictions, that any 

potential conflict with the CC&Rs or other restrictions resulting from the replat has 
been resolved.  

 
D. LOCATION 

North: CC (Commercial Community)          Bank and library 
South: CC (Commercial Community)          Vacant   
East: RR-5 (Residential Rural)          Vacant 
West: C-2 (Commercial Obsolete)          Gas station and convenience store 
 

E. BACKGROUND 

The subject property was platted in September, 1888, as a portion of the original 
Falcon Plat.  Multiple vacation of rights-of-way and alleys have occurred resulting in 
the current parcel configuration.  The property was zoned (map amendment) A-4 
(Agricultural) on September 2, 1965.  The A-4 zoning district was renamed as the 
RR-3 (Residential Rural) zoning district in 1991 and then, in 2007, it was again 
renamed to the current name known as the RR-5 (Residential Rural) zoning district.  
The majority of the property was rezoned from the RR-5 to the C-4 (Commercial 
Neighborhood) zoning district on February, 1969.  Nomenclature changes in the 
Code have renamed the C-4 zoning district to the PBP (Planned Business Park) 
zoning district and then to the CC (Commercial Community) zoning district.  The 
property remained split zoned RR-5 and CC from 1969 to 2000.  The southwestern 
portion of the subject property was then rezoned from RR-5 to CC (PBP-00-001) on 
March 9, 2000.   
 
The staff report for the 2000 rezoning noted that Woodmen Hills Metropolitan District 
was anticipated to serve the development.  The District has committed to provide 
water and wastewater services to the requested development.  A finding of water 
sufficiency is requested with this request. 
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F. ANALYSIS 
1. Land Development Code Compliance 

This vacation and replat application meets the final plat submittal requirements, 
the standards for Divisions of Land in Chapter 7, and the standards for 
Subdivision in Chapter 8 of the El Paso County Land Development Code (2017). 

 
2. Zoning Compliance 

The Largent Subdivision replat is consistent with the dimensional standards of 
the CC (Commercial Community) zoning district.  A vehicle repair garage for Big 
O Tires will require a special use submittal and approval.  It is anticipated at this 
time that the special use for the vehicle repair garage may be approved 
administratively.  If the special use is approved, then approval of a site 
development plan will be required prior to initiating the use.  

 
3. Policy Plan Analysis 

A finding of consistency with the El Paso County Policy Plan (1998) was made 
with the most recently approved commercial rezoning in 2000 (PBP-00-001). For 
that reason, staff recommends this application for a vacation and replat is in 
conformance with the Policy Plan. 

 
4. Small Area Plan Analysis 

The property included within the proposed Largent Subdivision vacation and 
replat is located within the boundaries of the Falcon Peyton Small Area Plan 
(2008); more specifically the site is located within the Falcon Town Site Area.  
The concept map and textual description in the Plan depict and describe this 
area as a commercial node as discussed below: 
 

“The Falcon town site is the primary center of commercial business 
and service activities in the planning area.  This area generally 
includes the non-residential mix of land uses around the historic 
center of Falcon and the Highway 24/Meridian Road Intersection 
as well as the adjacent residential development near the non-
residential core.” 
 

Staff recommends this application for a vacation and replat of a commercial 
subdivision is in conformance with the Plan.  

 
5. Other Master Plan Elements 

The proposed Largent Subdivision vacation and replat is consistent with or does 
not create negative impacts to elements depicted on the El Paso County Wildlife 
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Habitat Descriptors Map (1996), the El Paso County Community Services Parks 
Master Plan (2014), the Master Plan for Mineral Extraction (1996). The Major 
Transportation Corridors Plan (2016) is discussed in Section G.5 below.  

 
G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

A geology, soils, and hazards report prepared by Entech Engineering dated 
March 28, 2018, was submitted and reviewed with this request.  The report did 
not identify hazards that will preclude development.  The report recommended a 
plat note be placed on the face of the plat identifying the potential for shallow 
ground water.  In an effort to comply with the recommendation of the report, the 
applicant has placed a note on the plat requiring all foundations to be located and 
designed by a professional engineer licensed in the State of Colorado.  

 
2. Wildlife 

Potential impacts to wildlife are generally low as depicted in the El Paso County 
Wildlife Descriptors Map (1996). 

 
3. Floodplain 

The site is located in Zone X (area determined to be out of the 500-year 
floodplain) as determined by the FEMA Flood Insurance rate Map (FIRM) Panel 
No. 08041C0575F dated March 17, 1997, and as amended by the Letter of Map 
Revision (LOMR) Case No. 01-08-226P dated May 14, 2002.  

 
4. Drainage and Erosion 

The proposed development is located within the Falcon Drainage Basin, which is 
a studied basin with drainage and bridge fees.  Drainage and bridge fees shall be 
due at the time of plat recordation.  The site generally drains to the south.  A 
private full spectrum detention facility will be provided on-site. 
  
A grading and erosion control plan has been submitted with this application.  The 
plan calls for permanent and construction best management practices (BMPs) to 
prevent sediment and debris from affecting adjoining properties and the public 
stormwater system before, during, and after grading activities. 

 
5. Transportation   

The site is located at the southeast corner of the US Highway 24 and North 
Meridian Road intersection.  Access to the development is via a proposed 
driveway from North Meridian Road.   
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In accordance with the 2016 Major Transportation Corridors Plan Update 
(MTCP), the applicant is dedicating 10 feet of additional right-of-way (ROW) 
along North Meridian Road.  The County Engineer anticipates future 
improvements to North Meridian Road to upgrade the roadway to an urban cross 
section with sidewalk, curb and gutter.  The developer will provide escrow for 
these future improvements in lieu of constructing said improvements along the 
North Meridian Road frontage.   

 
The subdivision is subject to the El Paso County Road Impact Fee Program 
(Resolution 16-454).  Fees for the lot shall be paid in full at the time of building 
permit issuance. 

 
H. SERVICES 

1. Water 
 The Woodmen Hills Metropolitan District has committed to serve committed to 

serve the property. 
 Sufficiency:  
   Quality:  Sufficient 

  Quantity:  Sufficient 
  Dependability:  Sufficient  

Attorney’s summary:  The State Engineer’s Office has made a determination that 

the water allocation is adequate and can be provided without causing injury.  The 
County Attorney’s Office recommends a finding of sufficiency with regard to 
water quantity and dependability. El Paso County Public Health has made a 
favorable recommendation regarding water quality.  

 
2. Sanitation 

The Woodmen Hills Metropolitan District has committed to serve the property.  El 
Paso County Public Health has made a favorable recommendation regarding 
wastewater disposal. 

 
3. Emergency Services 

The subject property is within the boundaries of the Falcon Fire Protection 
District. The Fire Protection District was provided a referral by the Planning and 
Community Development Department, and the District has no objection to the 
request. 
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4. Utilities 
Mountain View Electric Association will provide electrical service and Black Hills 
Energy will provide natural gas service to the development.  Public utility 
easements have been depicted on the plat. 

 
5. Metropolitan and Other Special Districts 

The property is not within the boundaries of a metropolitan district. The property 
does lie within the Woodlmen Hills Metropolitan District’s service area.  
Properties within a district’s service area are able to attain services from a district 

without annexing into a district subject to a service agreement with the district.  
The developer will enter into an agreement for service with the Woodmen Hills 
Metropolitan District for central services (water and wastewater); however the 
property will not be annexing into the District. 

 
6. Parks/Trails 

Commercial properties are not required to pay regional park fees or urban park 
fees in lieu of land dedication at the time of final plat recordation.  
 

7. Schools 

The property within the replat is located within the boundaries of Falcon School 
District No. 49. Commercial properties are not required to pay fees in lieu of land 
dedication at the time of final plat recordation. 

 
I. APPLICABLE RESOLUTIONS:   

 Approved     Page 49 
 Denial          Page 50 
 

J. STATUS OF MAJOR ISSUES 
No issues remain.  
 

K. RECOMMENDED CONDITIONS AND NOTATION 

Should the Planning Commission and Board of County Commissioners find that the 
request meets the criteria for approval outlined in Section 7.2.3 of the El Paso 
County Land Development Code (2017) staff recommends the following conditions 
and notation: 
 
CONDITIONS 

1. All Deed of Trust holders shall ratify the plat.  The applicant shall provide a current 
title commitment at the time of submittal of the Mylar for recording. 
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2. Colorado statute requires that at the time of the approval of platting the subdivider 
provides the certification of the County Treasurer’s Office that all ad valorem taxes 

applicable to such subdivided land, or years prior to that year in which approval is 
granted, have been paid. Therefore, this plat is approved by the Board of County 
Commissioners on the condition that the subdivider or developer must provide to the 
Planning and Community Development Department, at the time of recording the plat, 
a certification from the County Treasurer’s Office that all prior years’ taxes have 
been paid in full. 
 

3. The subdivider or developer must pay, for each parcel of property, the fee for tax 
certification in effect at the time of recording the plat. 
 

4. The applicant shall submit the Mylar to Enumerations for addressing. 
 

5. The developer shall comply with federal and state laws, regulations, ordinances, 
review and permit requirements, and other agency requirements, if any, of 
applicable agencies including, but not limited to, the Colorado Division of Wildlife, 
Colorado Department of Transportation, U.S. Army Corps of Engineers and the U.S. 
Fish and Wildlife Service regarding the Endangered Species Act, particularly as it 
relates to the Preble's Meadow Jumping Mouse as a listed species. 
 

6. Driveway permits will be required for each access to an El Paso County owned and 
maintained roadway. Driveway permits are obtained from the El Paso County 
Planning and Community Development Department. 

 
7. The Subdivision Improvements Agreement, including the Financial Assurance 

Estimate, as approved by the ECM Administrator or designee, shall be filed at the 
time of recording the Final Plat. 
 

8. Collateral sufficient to ensure that the public improvements are constructed as listed 
in the approved Financial Assurance Estimate shall be provided when the vacation 
and replat is recorded. 

      
9. 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 the El Paso County Road 
Impact Fee Program Resolution (Resolution No. 16-454), 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 on plat 
notes to ensure that a title search would find the fee obligation before sale of the 
property. 
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10. The applicant shall complete an escrow agreement with El Paso County to be 

applied towards the construction of sidewalk, curb and gutter along the North 
Meridian Road frontage prior to plat recordation. 

 
11. Drainage for the Falcon Drainage Basin (CHWS1400) shall be paid to El Paso 

County at the time of vacation and replat recordation. 

 
NOTATION 
1. Final plats not recorded within 12 months of Board of County Commissioner 

approval shall be deemed expired, unless an extension is approved. 
 
L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified eight (8) adjoining 
property owners on June 26, 2018, for the Planning Commission and Board of 
County Commissioners hearings.  Responses will be provided at the hearing. 

 
M. ATTACHMENTS 

Vicinity Map 
Letter of Intent 
Plat Drawing 
State Engineers Letter 
County Attorneys Letter 
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Please report any parcel discrepancies to:
   El Paso County Assessor

   1675 W. Garden of the Gods Rd.
   Colorado Springs, CO 80907

   (719) 520-6600

Zone Map No.:Zone Map No.:

Date:Date:

SF-18-003

--

ADDRESS CITY STATE
6485 ALIBI CIR COLORADO SPRINGS CO

PARCEL NAME
5312401008 D AND D MANAGEMENT LLC

ZIP ZIPLUS
80923  June 25, 2018
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