Inputs to county for Flying Horse North

Your El Paso County Master Plan — 2021 - The new El Paso County Master Plan defines the
portion of the county encompassing Black Forest as “Large-Lot Residential” with these quotes.
“Support the rural character of the County. Development in this placetype typically consists of single-
family homes occupying lots of 2.5 acres or more... Large-lot residential neighborhoods typically
depend on well and septic but some developments may be served by central water and wastewater
utilities. If central water and wastewater can be provided, then lots sized less than 2.5 acres could be
allowed if these three conditions are met:”

1. “The overall density is at least 2.5 acres/lot” — There is sound reasoning for this
limitation. Larger lots will not stress the aquifers and will permit long-term water availability. Larger
lots will preserve more trees and natural features. Increasing the number of lots from the currently
approved 202 to 1571 increases that density by over seven-fold. Add to this a 225-room luxury hotel
with 16 condos and the result is a gross density of 2 “residences” per acre. Approval of this project
would make a sham of the new master plan. An increase in density of this magnitude totally violates
the rural, residential flavor of Black Forest. This proposal is a total violation of the new county master
plan.

2. “The design for development incorporates conservation of open space” - Leaving
portions of a development natural and unchanged has historically been a way to preserve wildlife
habitat, provide for trails, and minimize the amount of trees and natural features that are disturbed by
development. In Flying Horse North, the golf course is counted as open space. Golf fairways and
concrete golf cart paths do not fit the description of conservation of open space.

3. “It is compatible with the character of existing developed areas” — The existing
developments surrounding Flying Horse North consist of lots 2.5 acres to 40 acres. While Flying
Horse North has buffers and larger lots around the perimeter, the surrounding developments of 5-acre
or larger densities are totally incompatible with densities of 8-10 homes per acre in parts of the new
Flying Horse North plan. This plan would establish a town of 4000 people plus a hotel in the middle of
arural area. There is no way this can be considered “compatible” with the surrounding area.

Water and Wastewater — Cherokee Metropolitan District has expressed a willingness to provide
water and wastewater to Flying Horse North. If Cherokee provides water, it will require drilling
several deep wells into the Arapahoe aquifer. That aquifer is a finite resource that is not renewable.
Three of the four wells Cherokee has already drilled on Sundance Ranch have produced poorly. Even
though the State of Colorado has granted massive water rights to Cherokee Metro, “Paper water does
not equal wet water.” No residential development should ever be approved before proving a reliable
water supply and no residential development should be approved unless renewable water is the water
source. The Flying Horse North water needs for 1571 homes, a luxury hotel and condos will be about
1.5 acre-feet/day (500,000 gal/day) that will put great strain on the aquifer. Urban density homes will
have lawns which increase water use. Cherokee is pumping water from their wells on Sundance Ranch
and pumping it south to customers in southeast Colorado Springs. The Falcon Area Water and
Wastewater Authority is also planning to extract hundreds of acre-feet of water from 27 well sites in
nearby High Forest Ranch, Winsome and Bar-X Ranch to pump to the Falcon area, further straining the
aquifer. The combination of these water extractions plus the proposed increase in water extraction
required for Flying Horse North would be a concentrated depletion of the aquifer in that area that could



be catastrophic. In order to dispose of wastewater Cherokee would require a wastewater line for 9
miles to connect to their system.

Zoning Violation — Changing from RR-5 zoning to a density of as much as 8-10 homes per acre is a
gross violation of zoning regulations that are designed to protect people. Such a change makes zoning
a sham. While people don’t have a guarantee that zoning around them will remain the same, they have
a reasonable expectation that zoning will give them some protection from flagrant changes to densities
or land uses. Zoning changes should be limited in how much change is allowed to occur.

Fire Impact Costs — A development of this size will require the construction of a new fire station in
the Black Forest Road/Hodgen area. The current fire station in that area is not large enough and does
not have enough land to expand as needed. Because of Board of County Commissioner decisions in
the past, the fire district is not allowed to collect fire impact fees from each lot that is sold. That means
that new Black Forest Fire Department costs will have to be paid by existing residents of the district.
The cost of a new station and unique equipment to respond to 1571 homes plus a 225-room hotel will
place an unfair and huge burden on the residents of this fire district.

Traffic. noise, schools, light pollution — This development violates the rural, residential flavor that
has drawn people to build and live out here. Densities such as these will produce over six times as
much traffic compared to the previously approved development plan. Residents on the west end of
Stagecoach Road will have city traffic passing by their homes which they didn’t anticipate nor were
they informed about it by the developers when they built their homes. While some roads can be
improved and traffic lights installed, the ripple effects of this increased traffic extends far from the
development. Increased traffic might necessitate expansion of some of the existing roads. Black Forest
Road would be a main road for people from the most dense eastern part of Flying Horse North to drive
south to the city. It is almost an impossibility to make Black Forest Road into a 4-lane road through the
forested area. From Old Ranch Road on the south end of the forest to the top of Palmer Divide at the
Brentwood Country Club arch on the north end is 4.3 miles of road that has 96 driveways, 2 creek
crossings and at least 74 homes, businesses, churches or other structures that would be severely
impacted and may have to be removed if the road were expanded on their side of the existing Black
Forest Road. That 4-mile stretch of road also has 11 side roads. To add to that nightmare, any new
road would have to follow current standards of shoulder, slope and ditch, resulting in a further swath of
trees cut to meet those standards. The result would be a scar across Black Forest that would cut it in
half and destroy the rural, residential flavor that now exists. A similar problem will exist as hundreds
of people, over six times as many as the currently approved plan, exit Stagecoach Road on the west at
highway 83 and go south to the city or north to Denver. Highway 83 is already a congested road with
dangerous curves and this proposal would only magnify those problems.

The urban density will also result in light pollution that ruins the dark skies of the rural country.

This proposal could have 1500 school children. Where will those children go to school? The school
districts have requested fees in lieu of property for schools but this still begs the question of how to
handle so many school children.

Annexation — The property has been listed as “Potential for Annexation” on both the city and
county master plans. If annexation were pursued it would require a “flagpole” to connect the 3-mile
gap between the current city limits and this property. Flagpoles are a major violation of the intent of
annexation and violate the 1/6 contiguity clause of the law. Annexation of this property could cause a
ripple effect of further annexations on adjacent properties and further complicate the problems outlined



above. Approval of this project would only make it easier for future, adjacent properties to annex to the
city.

The Black Forest received assurances that the new master plan would still protect us even though
the Preservation Plan was no longer valid. We actually had protections removed and the assurances we
had are vague and lack specifics.

Our County Commissioners have pledged publicly as well in print that they will measure
developments against the new county master plan and uphold that plan. This is the time to show that
resolve by denying this proposal that violates that plan so egregiously.

In conclusion, this proposal must be denied for several reasons:

1. The proposal totally violates the 2.5-acre density, conservation, and compatibility requirements of
Your El Paso County Master Plan.

2. Using non-renewable water for a development of this size is risky and short-sighted. Developments
such as this should be required to use renewable water.

3. The county must not allow this development to move toward annexation because of the ripple
effects it will have on further annexations.

4. Lack of fire impact fees places an undue burden on current residents of the fire district.

5. Increased traffic, congestion, light pollution and accompanying crime violates the rural, residential
flavor of this area.
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