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  February 18, 2020 
 
  Kari Parsons 
  Project Manager 
  El Paso County Development Services Department 
  2880 International Circle 
  Colorado Springs, CO 80910 
 
     

Subject: Branding Iron at Sterling Ranch Filing No. 2 Final Plat, Review #2 (SF-19-018)  
   
  Hello Kari, 

  
The Park Operations Division of the Community Services Department has reviewed the Branding 

Iron at Sterling Ranch Filing No. 2 Final Plat, Review #2, and has no additional comments of behalf of El 
Paso County Parks.  Staff acknowledges the inclusion of Parcel B, the 11.66-acre school site, into the 
overall Filing No. 2 Final Plat.  Because school sites are not applicable as open space tracts, the dwelling 
unit density remains the same for this submittal, and therefore park fees have not been adjusted.  
Furthermore, Parks staff acknowledges the execution of the Branding Iron at Sterling Ranch Filing No. 2 
Park Lands Agreement for the development of a neighborhood pocket park, which was approved by the 
Board of County Commissioners on February 4, 2020, and therefore negates the assessment of urban 
park fees, as outlined in the Park Lands Agreement (see attached).  Parks staff appreciates the 
applicant’s efforts to reestablish the neighborhood parks that were eliminated previously for the 
development of the required stormwater detention facilities. 

 
This application and the following comments and recommendations were presented to and 

endorsed by the Park Advisory Board on November 13, 2019: 
 
“This is a request by N.E.S., Inc., on behalf of SR Land, LLC, for approval of the Branding Iron at 

Sterling Ranch Filing No. 2 Final Plat, which includes 75 single-family residential lots on 18.88 acres.  This 
Final Plat is a replat of Tract K of Sterling Ranch Master Plat Filing No. 1, which was endorsed by the Park 
Advisory Board in September 2016. The property is currently zoned RS-5000, and is located along Vollmer 
Road, north of Woodmen Road and west of Meridian Road.  
 

The 2013 El Paso County Parks Master Plan shows no parks, trails, or open space impacted by 
the project.  The proposed Sand Creek Regional Trail is located immediately east of the property, along 
Sand Creek, while the proposed western extension of the Sand Creek Regional Trail is located 
approximately 0.15 north of the property along the proposed extension of Briargate Parkway.  The 
proposed Vollmer Road Bicycle Route is located approximately 0.25 mile west of the project location.  



The property is not located within any candidate open space land, as the Black Forest South Candidate 
Open Space is located approximately 1.50 miles to the northwest.  
 

Although the current application shows no dedicated open space, the original Sterling Ranch 
Phase I Preliminary Plan, approved by the Board of County Commissioners in May 2016, included 35 
acres of open space, constituting 19.5% of the total project acreage, which includes public open spaces, 
trail corridors, neighborhood parks, and community parks.  The El Paso County Planning Commission and 
Board of County Commissioner summaries for the approval of the Phase I Preliminary Plan added 
requirements for the dedication to El Paso County of 25-foot wide regional trail easements along Sand 
Creek and Briargate Parkway for the construction, maintenance, and public access of the Sand Creek 
Primary Regional Trail and the Briargate Parkway extension.  These trail easements, Instruments 
#218054786 and #218714151, were dedicated to El Paso County in May 2018 and are located 
immediately adjacent Filing No. 2. 
 

When the aforementioned Sterling Ranch Phase I Preliminary Plan was approved in May 2016, 
the plan showed two neighborhood parks located immediately north and south of Branding Iron at 
Sterling Ranch Filing No. 2.  The location of at least one of these park areas is identified as a 4-acre park 
in the approved Sterling Ranch Sketch Plan.  Throughout the development of the Preliminary Plan, these 
two park areas were known as Tracts P and MM (2009 iteration), Tracts F and DD (final approved 2014 
iteration), as well as Tracts F and CC in Sterling Ranch Master Plat Filing No. 1.  Furthermore, these two 
tracts are also shown on a Landscape Plan included with the Master Plat Filing No. 1 application.  These 
two tracts were described in various manners, including: 
 

• 2009 Preliminary Plan, Tract P:  Park, Sign, Landscape, Mail Kiosk, Drainage, Trail and 
Open Space (Sand Creek Greenway)  

• 2009 Preliminary Plan, Tract MM: Park, Landscape, Utility, Trail and Open Space  
• 2014 Preliminary Plan, Tract F:  Park, Trail, Utilities, Drainage  
• 2014 Preliminary Plan, Tract DD:  Park, Trail, Utilities, Drainage  
• 2015 Landscape Plan, Tract F:  Neighborhood Park 
• 2015 Landscape Plan, Tract DD: Park 
• 2016 Master Plat Filing No. 1 Final Plat, Tract F:  Open Space, Floodplain, Public 

Improvements, Public Utility  
• 2016 Master Plat Filing No. 1 Final Plat, Tract CC:  Open Space, Park, Public 

Improvements, Public Utility, Trail 
 

The applicant’s Branding Iron at Sterling Ranch Filing No. 2 Final Plat Letter of Intent states the 
following: “The Final Plat contains approximately 18.88 acres and is wholly within and consistent with 
the 182.26-acre Sterling Ranch Preliminary Plan approved May 26, 2015 by the Board of County 
Commissioners.”  However, the Filing No. 2 Final Plat shows these two tracts as Tract F (Pond 4) and 
Tract CC (Pond 8), and a photo included in the Letter of Intent shows detention ponds in the two tract 
locations. 
 

The two tracts in question are not included in the current Filing No. 2 Final Plat, nor have they 
been included in any of the previously approved adjacent plats.  There have been three previously 
approved plats immediately adjacent to Branding Iron Filing No. 2, including Branding Iron Filing No. 1 to 



the west, Homestead Filing No. 1 to the northwest, and Homestead Filing No. 2 to the immediate north.  
As such, the park locations and plans have never been formally reviewed at the Final Plat level. 
 

In order to provide easily accessible recreational opportunities for its residents and to be wholly 
consistent with prior development plan approvals, El Paso County staff strongly recommends that the 
developer reestablish the 4-acre neighborhood park, as well as the smaller 1.8-acre park within the 
boundary of the current filing or within those of the approved Sketch Plan, Phase I Preliminary Plan, 
and/or Master Plat Filing No. 1.     
 

As no park land dedication or trail easements are necessary for this Final Plat, staff recommends 
fees in lieu of land dedication for regional and urban park purposes.  
 
Recommended Motion: 
 

Recommend to the Planning Commission and Board of County Commissioners that approval of 
the Branding Iron at Sterling Ranch Filing No. 2 Final Plat include the following conditions: (1) in 
order to provide consistency with prior development plan approvals, staff strongly recommends 
the reestablishment of the 4-acre neighborhood park, as well as the smaller 1.8-acre park within 
the boundary of the current filing or within those of the previously approved Sketch Plan, Phase I 
Preliminary Plan, and/or Master Plat Filing No. 1.; (2) require fees in lieu of land dedication for 
regional park purposes in the amount of $34,200 and urban park fees in the amount of $21,600. 
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.” 
 

 
 
Please let me know if you have any questions or concerns. 
 
Sincerely, 

 
Ross A. Williams 
Park Planner  
Park Operations Division 
Community Services Department 
rosswilliams@elpasoco.com 

mailto:rosswilliams@elpasoco.com




PCD Reference #: 18.88
75

Applicant / Owner: Owner's Representative: 9.93
2
3
RS-5000
RS-5000

YES

Neighborhood: 0.28
1.455 Community: 0.47
1.455 0.75

Neighborhood: $8,475
$34,200 Community: $13,125

Total Regional Park Fees: $34,200 $21,600

Staff Recommendation:

$456 / Dwelling Unit x 75 Dwelling Units =
$113 / Dwelling Unit x 75 Dwelling Units =
$175 / Dwelling Unit x 75 Dwelling Units =

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

     Urban Park Area: 3

     Urban Park Area: 3
0.00375 Acres x 75 Dwelling Units =
0.00625 Acres x 75 Dwelling Units =

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.

619 North Cascade Avenue
N.E.S., Inc. Regional Park Area:  

Urban Park Area:  
Existing Zoning Code:  

SR Land
20 Boulder Crescent Street

Endorsed 11/13/2019

Suite 102

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation:  

  FEE REQUIREMENTS

Recommend to the Planning Commission and Board of County Commissioners that approval of the Branding 
Iron at Sterling Ranch Filing No. 2 Final Plat include the following conditions: (1) in order to provide consistency 
with prior development plan approvals, staff strongly recommends the reestablishment of the 4-acre 
neighborhood park, as well as the smaller 1.8-acre park within the boundary of the current filing or within 
those of the previously approved Sketch Plan, Phase I Preliminary Plan, and/or Master Plat Filing No. 1.; (2) 
require fees in lieu of land dedication for regional park purposes in the amount of $34,200 and urban park fees 
in the amount of $21,600. 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.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:
0.0194 Acres x 75 Dwelling Units =

Regional Park Area: 2

Proposed Zoning Code:  
Suite 200

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS

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

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

Colorado Springs, CO  80903 Colorado Springs, CO  80903

November 13, 2019

Name: Branding Iron at Sterling Ranch Filing No. 2 Final Plat
SF-19-018

Final PlatApplication Type:  
Total Acreage:  
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Text Box
Branding Iron Park (Tract CC)
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CLIENT:  Morely UNIT PRICE DATE: 2019

PROJECT NAME:   Sterling Ranch Phase 1 Park DATE:                  11/22/2019

LOCATION:Tract D of SR Phase 1 PREPARER: N.E.S. Inc.

DRAWING REF: SR Phase 1 Tract D Park Exhibit 

ITEM SIZE QUANITY UNIT UNIT PRICES TOTAL

Fine Grading

Topsoil 4" deep S.F. PER CIVIL

Fine Grade w/ Amendments 43,025 S.F. $0.04 $1,721.00

SUBTOTAL $1,721.00

Irrigation System  (Lump Sum Acceptable)

Irrigation Tap  (PER DEVELOPER) L.S. $0.00 $0.00

Irrigation Meter Fee Cost 1 inch 1 L.S. $0.00 $0.00
Irrigation 1 L.S. $53,781.25 $53,781.25

SUBTOTAL $53,781.25

Soil Preparation

Sod/Turf Soil Preparation (3 C.Y./1,000 S.F. ) 7,757 S.F. $0.15 $1,163.55

Seed/Plant Bed Soil Preparation (2 C.Y./1,000 S.F. ) 35,268 S.F. $0.12 $4,232.16

SUBTOTAL $5,395.71

Lawns, Grasses, and Wildflowers

Turf - Bluegrass Sod 7,757 S.F. $0.50 $3,878.50

Wildflower Native Seed Mix 13,917 S.F. $0.20 $2,783.40

Low Grow Native Seed Mix 10,331 S.F. $0.20 $2,066.20

SUBTOTAL $8,728.10

Trees, Plants

Deciduous Trees 2.0" cal. 12 EA. $275.00 $3,300.00

Ornamental Trees 1.5" cal. 11 EA. $200.00 $2,200.00

Evergreen Trees 6' Ht. 17 EA. $300.00 $5,100.00

Deciduous & Evergreen Shrubs #5 cont. 169 EA. $25.00 $4,225.00

Ornamental Grasses #1 cont. 135 EA. $15.00 $2,025.00

SUBTOTAL $16,850.00

Ground Cover

3/4" Granite Mulch w/ Geo-Fabric Underlay 3" deep 11,020 S.F. $0.65 $7,163.00

Compacted Breeze Gravel 4" deep 3,743 S.F. $1.50 $5,614.50

Steel Edging (includes install) 842 L.F. $3.25 $2,736.50

SUBTOTAL $15,514.00

Site Amenities

Benches 3 EA $1,500.00 $4,500.00

Waste Receptacles 2 EA $800.00 $1,600.00

SUBTOTAL $6,100.00

Landscape Labor / Installation Costs

Landscape Ground Cover 60% L.S. $21,500.00 $12,900.00

Landscape Trees/Shrubs 30% L.S. $16,900.00 $5,070.00

SUBTOTAL $17,970.00

LANDSCAPE ESTIMATE

STERLING RANCH PHASE 1 TRACT D BRANDING IRON PARK

SR Phase 1 Tract D Park_PROB_ESTIMATE-Est_11.13.19.xls,  Page 1



CLIENT:  Morely UNIT PRICE DATE: 2019

PROJECT NAME:   Sterling Ranch Phase 1 Park DATE:                  11/22/2019

LOCATION:Tract D of SR Phase 1 PREPARER: N.E.S. Inc.

DRAWING REF: SR Phase 1 Tract D Park Exhibit 

ITEM SIZE QUANITY UNIT UNIT PRICES TOTAL

LANDSCAPE ESTIMATE

STERLING RANCH PHASE 1 TRACT D BRANDING IRON PARK

LANDSCAPE IMPROVEMENTS SUBTOTAL $124,339.06

10% CONTINGENCY COST $12,433.91

TOTAL ESTIMATED LANDSCAPE COST GRAND TOTAL $136,772.97

LANDSCAPE COST / SF 46,768 S.F. $2.92

NOTES:

2. Excludes grading cost.

1. Irrigation is estimated as $1.25/SF for all Sod, Seed and Shrub beds.

SR Phase 1 Tract D Park_PROB_ESTIMATE-Est_11.13.19.xls,  Page 2
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