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EXECUTIVE SUMMARY 

A request by Mayberry Communities, LLC, for approval of a Map Amendment (Rezoning) of 18.70 acres 

from a conceptual PUD (Planned Unit Development) to a site-specific PUD (Planned Unit Development) 

with approval of a Preliminary Plan illustrating 92 single-family attached lots, 6 single-family detached 

lots, and 1 clubhouse lot, for a total of 99 lots, and 8 tracts, including 5.99 acres of open space provisions 

and 2.33 acres of land dedicated for public right-of-way. The property is located at the southeast corner 

of the intersection of State Highway 94 and Mayberry Drive. 
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A. AUTHORIZATION TO SIGN: 

PUD Development Plan and Preliminary Plan, with a finding of sufficiency for water quality, quantity, 

and dependability, authorizing the Planning and Community Development Department Director to 

administratively approve all subsequent Final Plat(s) consistent with the Preliminary Plan as well as 

any other documents necessary to carry out the intent of the Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

In approving a PUD Development Plan and zoning district, the BoCC shall find that the request meets the 

criteria for approval outlined in Section 4.2.6 of the El Paso County Land Development Code (as amended): 

• The proposed PUD district zoning advances the stated purposes set forth in this section. 

• The application is in general conformity with the Master Plan; 

• The proposed development is in compliance with the requirements of this Code and all 

applicable statutory provisions and will not otherwise be detrimental to the health, safety, or 

welfare of the present or future inhabitants of El Paso County; 

• The subject property is suitable for the intended uses and the use is compatible with both the 

existing and allowed land uses on the neighboring properties, will be in harmony and responsive 

with the character of the surrounding area and natural environment, and will not have a 

negative impact upon the existing and future development of the surrounding area; 

• The proposed development provides adequate consideration for any potentially detrimental use 

to use relationships (e.g. commercial use adjacent to single family use) and provides an 

appropriate transition or buffering between uses of differing intensities both on-site and off-site 

which may include innovative treatments of use to use relationships; 

• The allowed uses, bulk requirements and landscaping and buffering are appropriate to and 

compatible with the type of development, the surrounding neighborhood or area and the community; 

• Areas with unique or significant historical, cultural, recreational, aesthetic or natural features 

are preserved and incorporated into the design of the project; 

• Open spaces and trails are integrated into the development plan to serve as amenities to 

residents and provide reasonable walking and biking opportunities; 
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• The proposed development will not overburden the capacities of existing or planned roads, 

utilities and other public facilities (e.g. fire protection, police protection, emergency services, and 

water and sanitation), and the required public services and facilities will be provided to support 

the development when needed; 

• The proposed development would be a benefit through the provision of interconnected open 

space, conservation of environmental features, aesthetic features and harmonious design, and 

energy efficient site design; 

• The proposed land use does not permit the use of any area containing a commercial mineral 

deposit in a manner which would unreasonably interfere with the present or future extraction 

of such deposit unless acknowledged by the mineral rights owner; 

• Any proposed exception or deviation from the requirements if the zoning resolution or the 

subdivision regulation is warranted by virtue of the design and amenities incorporated in the 

development plan and development guide; and 

• The owner has authorized the application. 

 

The applicant has requested the proposed PUD also be reviewed and considered as a Preliminary 

Plan. In approving a Preliminary Plan, the BoCC shall find that the request meets the criteria for 

approval outlined in Section 7.2.1.D.2 of the El Paso County Land Development Code (as amended):  

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

the Master Plan; 

• The subdivision is consistent with the purposes of this Code;  

• The subdivision is in conformance with the subdivision design standards and any approved sketch plan;  

• A sufficient water supply has been acquired in terms of quantity, quality, and dependability for the 

type of subdivision proposed, as determined in accordance with the standards set forth in the water 

supply standards [C.R.S. §30-28-133(6)(a)] and the requirements of Chapter 8 of this Code; 

• 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; 
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• 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)]; 

• 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; 

• 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; 

• 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; 

• 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; 

• Necessary services, including police and protection, recreation, utilities, open space and 

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

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

with Chapter 6 of this Code; and 

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code. 
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C. BACKGROUND 

Mayberry (formerly known as Ellicott Town Center) is a proposed urban-density subdivision designed 

to create a functional and pedestrian-friendly development in the Ellicott community. The project is 

intended to serve as a community center in support of the goals and visions for the future of Ellicott 

as envisioned in the Your El Paso Master Plan (2021). A full history of the project and active 

entitlements follows. 

The property was zoned A-35 (Agricultural) on March 24, 1999, when zoning was first initiated for this 

portion of El Paso County (Resolution No. 99-101). The property was rezoned from A-35 to PUD 

(Planned Unit Development) as part of the Viewpoint Village Subdivision PUD Development Plan (PCD 

File No. PUD01003) on March 14, 2002 (Resolution No. 02-97), and was then subsequently rezoned 

from the Viewpoint Village PUD to the Ellicott Town Center PUD (PCD File No. PUD05021) on May 11, 

2006 (Resolution No. 06-161).  

The Mayberry Communities Sketch Plan was approved by the BoCC on May 8, 2025, as a way to update 

previous entitlements to reflect current development trends and to create a unified development 

proposal for the overall Mayberry community (PCD File No. SKP236, BoCC Resolution No. 25-136). 

The Mayberry, Colorado Springs Filing No. 1 Final Plat was approved on December 23, 2020 (Plat No. 

14655). The Mayberry, Colorado Springs Filing No. 2 Final Plat was approved on December 22, 2020 (Plat 

No. 14698). The Mayberry Phase 1 combined Preliminary Plan and PUD Development Plan was approved 

by the BoCC on April 5, 2022; this Plan implemented the site-specific PUD zoning for the Mayberry, 

Colorado Springs Filing No. 3 Final Plat, which was approved on November 14, 2023 (Plat No. 15221). 

If the current proposal for site-specific PUD and Preliminary Plan area is approved, the applicant will 

be required to submit a Final Plat to implement the development within the Preliminary Plan area. 

 

D. LAND DEVELOPMENT CODE AND ZONING ANALYSIS: 

The PUD application meets the purpose of zoning and criteria of approval, in Chapter 4, and of the 

Land Development Code. The Preliminary Plan application meets the Preliminary Plan submittal 

requirements, the standards for Divisions of Land in Chapter 7, and the standards for Subdivision in 

Chapter 8 of the Code. The applicant will be required to comply with the standards for Subdivision in 

Chapter 8 of the Code with subsequent Final Plat applications. 
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The PUD Development Plan identifies allowed and permitted uses; use, density, and dimensional 

standards such as setbacks, maximum lot coverage, and maximum building height; and overall 

landscaping requirements. The PUD Development Plan is consistent with the proposed PUD 

development guidelines and with the submittal and processing requirements of the Land 

Development Code. 

The proposed PUD Development Plan and Preliminary Plan consists of 98 single-family lots with a 

gross density of 11.79 dwellings per acre. Mayberry Phase 1, located adjacent to the east of the 

subject property, has a residential density of approximately 6.28 dwellings per acre. The remaining 

surrounding properties to the north are primarily rural or undeveloped in nature, with the exception 

of the Viewpoint Estates subdivision to the northwest offering single-family residential lots with a 

minimum lot size of 2.5 acres. 

Pursuant to the Mayberry Communities Sketch Plan, the properties adjacent to the west and south 

of the subject property are intended for a mix of commercial uses, which may provide justification 

for higher density residential uses on the subject property to provide a buffer from the potential 

commercial uses to the west to the existing residential uses to the east. 

Section 4.2.6.F.8 of the Land Development Code requires a minimum of 10% of the overall residential 

PUD to be set aside as open space. The Plan incorporates 5.99 acres of open space and park lands, 

which comprises 25% of the proposed development area.  

 

E. PUD MODIFICATION ANALYSIS: 

Sections 4.2.6.F.2.f and 4.2.6.F.2.g of the Land Development Code allow for modifications from 

general development standards of the Land Development Code and Engineering Criteria Manual to 

be approved as components of the PUD Development Plan. 

Pursuant to Section 4.2.6.F.2.h of the Code, in approving a PUD Modification from a general 

development standard in the Code or Engineering Criteria Manual, the Board of County 

Commissioners shall find that the proposal provides for the general health, safety, and welfare of the 

citizens and at least one of the following benefits: 

• Preservation of natural features; 
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• Provision of a more livable environment, such as the installment of street furniture, decorative street 

lighting or decorative paving materials; 

• Provision of a more efficient pedestrian system; 

• Provision of additional open space; 

• Provision of other public amenities not otherwise required by the Code; or 

• The proposed modification is granted in exchange for the open space and/or amenity designs 

provided in the PUD development plan and/or development guide. 

The applicant requests a PUD Modification from Section 8.4.4.C of the Code to allow a private road 

to be constructed in lieu of a public road. Pursuant to Section 8.4.3.B.2.e, lots shall have a minimum 

of 30 feet of frontage on and have access from a public road, except where private roads are 

approved by the BoCC pursuant to a Waiver or PUD Modification granted under Section 8.4.4.E. 

Generally, private roads shall be constructed and maintained to ECM standards except as may be 

otherwise determined in the Waiver or PUD Modification. Private Road Waivers (or Modifications) 

may only include design standards for the following: 

• Right-of-way width where suitable alternative provisions are made for pedestrian walkways and utilities; 

• Design speed where it is unlikely the road will be needed for use by the general public; 

• Standard section thickness minimums and pavement type where suitable and perpetual 

maintenance provisions are made; 

• Maximum and minimum block lengths; and 

• Maximum grade. 

 

The applicant proposes providing access to the proposed lots via private shared roads. The 

applicant’s justification states that the intent behind providing private shared roads is to encourage 

a more efficient pedestrian system and to assist in creating opportunities to promote the specific 

types of residences proposed. 

The applicant requests a PUD Modification from Section 8.4.5.G.4.b.i of the Code to allow 3-foot side 

drainage easements where 5 feet is required along side lot lines for urban density lots. The applicant 

proposes to convey drainage to designated alleys or open space tracts to accommodate drainage 
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requirements with a reduced easement width. The applicant’s justification states that the request is 

not anticipated to impede drainage, which is proposed to be conveyed to the alleys or the open space 

tracts, which may allow greater flexibility for development of the individual lots. No setback 

encroachments will be permitted on these lots. 

The applicant requests a PUD Modification from Section 8.4.6.C.2.c of the Code to omit an additional 

10-foot utility easement alongside drainage easements that are combined with utility easements. 

Pursuant to Section 8.4.6.C.2.c of the Code, where utility easements are combined with drainage 

easements, an additional utility easement of at least 10 feet wide shall be provided if the use would 

be in conflict with drainage requirements or wetlands. The applicant proposes that the additional 

easement width is not needed, as drainage is proposed to be conveyed to the tracts in the PUD and 

separate non-exclusive easements are also proposed to be provided for water, sanitary sewer, and 

dry utilities within the tracts. 

The applicant requests a PUD Modification from Section 6.2.2.B.1 of the Code to provide an 8-foot-

wide landscape buffer on the west side of Market Place Drive where 10 feet is required on non-arterial 

roadways. The applicant’s justification states that the landscaping they are providing still meets the 

minimum planting requirements despite the reduced buffer width. 

The applicant requests a PUD Modification from Section 6.2.5, Table 6-4 of the Code to provide 23.2-

foot drive aisle width where 24 feet is required where 90-degree parking is provided. The applicant’s 

justification states that the reduction from 24 feet to 23.2 feet is intended to promote low vehicle 

speeds and create a shared, pedestrian-friendly environment. 

The applicant requests a PUD Modification from Section 6.3.3.C.3.e of the Code to provide 20-foot-

wide two-way travel lanes for emergency vehicles where 24 feet is required along private driveways. 

The applicant’s justification states that the Ellicott Fire Protection District (EFPD) has reviewed the 

proposed roadway configuration and has confirmed that the 20-foot-wide travel way is acceptable 

for emergency access provided these roads are designated as fire lanes with no on-street parking 

permitted. Staff has not received correspondence from EFPD confirming this stance. 

The applicant requests a PUD Modification from Section 2.3.2 of the Engineering Criteria Manual to 

incorporate on-street parallel parking, diagonal parking, attached sidewalks, and intersection bump outs 

for safety enhancement of pedestrian crossings. The modification would remove dedicated bike lanes in 
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favor of multimodal facilities while providing space for widened sidewalks and landscaping. The 

modification is applicable to Mayberry Drive and Positive Place as shown on the PUD Development Plan. 

 

F. MASTER PLAN COMPLIANCE 

1. Your El Paso Master Plan 

An analysis of consistency with the Your El Paso Master Plan (2021) was provided with the review 

of the Mayberry Communities Sketch Plan. The current proposal is consistent with the Sketch Plan 

and is, therefore, consistent with those previous findings. For reference, staff has provided the 

relevant Master Plan information below. 

 

a. Placetype Character: Suburban Residential  

Suburban Residential is characterized by predominantly residential areas with mostly single-family 

detached housing. This placetype can also include limited single-family attached and multifamily 

housing, provided such development is not the dominant development type and is supportive of and 

compatible with the overall single-family character of the area. The Suburban Residential placetype 

generally supports accessory dwelling units. This placetype often deviates from the traditional grid 

pattern of streets and contains a more curvilinear pattern.  

Although primarily a residential area, this placetype includes limited retail and service uses, typically 

located at major intersections or along perimeter streets. Utilities, such as water and wastewater 

services are consolidated and shared by clusters of developments, dependent on the subdivision or 

area of the County.  

Some County suburban areas may be difficult to distinguish from suburban development within city 

limits. Examples of the Suburban Residential placetype in El Paso County are Security, Widefield, 

Woodmen Hills, and similar areas in Falcon. 

Recommended Land Uses: 

Primary 

• Single-family Detached Residential with lots sizes smaller than 2.5 acres per lot, up to 5 units per acre 
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Supporting 

• Single-family Attached 

• Multifamily Residential 

• Parks/Open Space 

• Commercial Retail 

• Commercial Service 

• Institutional 

 

b. Area of Change Designation: New Development 

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. 

 

c. Key Area Influences: The property is not located within a key area. 

 

d. Other Implications (Priority Development, Housing, etc.): Schriever Air Force Base 

Suburban Residential Priority Development Area 

Growth along Highway 94 is expected to continue over the life of this Plan, particularly as operations 

expand at Schriever Air Force Base. Residential development can support its employees, both 

military personnel and contractors. 

• Suburban development should be prioritized to help increase density in this area with 

smaller-lot sizes, attached housing, and multifamily apartments. 

• Efficient use of land helps preserve open space and reduce impacts on the critical missions 

being performed at Schriever Air Force Base and adjacent rural areas. 

• The Rural Center in Ellicott should be expanded to support the daily commercial needs of residents. 
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• Additional commercial uses should be developed at the Highway 94 and Enoch Road 

intersection in a manner compatible with and supportive of base operations as well as the 

anticipated suburban residential development. 

• The County should prioritize the construction of roads as necessary to improve connectivity 

to and support the operations of the installation. 

 

e. Relevant Goals and Objectives: 

Goal LU3 – Encourage a range of development types to support a variety of land uses. 

Goal LU3 Specific Strategy Priority – The New Development 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 should 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. 

Objective LU3-1 – Development should be consistent with the allowable land uses set forth in the 

placetypes first and second to their built form guidelines. 

Objective LU3-3 – The Suburban Residential placetype should be characterized by predominantly 

residential areas with mostly single-family detached housing. 

Objective HC1-4 – In Suburban Residential areas, clustered development should be encouraged to 

increase density while also preserving open space and such development should consist of a mix of 

single-family detached, single-family attached, and multifamily units. 

Objective HC4-1 – Denser housing development should occur in Suburban Residential, Urban 

Residential, Rural Center, and Regional Center placetypes. 

Objective TM1-4 – Encourage sidewalks and other multimodal facilities in all new development in 

placetypes, as appropriate, and upgrade existing infrastructure to these types of facilities when 

maintenance is needed. 

Objective TM2-1 – Transportation improvements should prioritize active modes of transportation 

and connections to local destinations over vehicular travel and regional trips. 
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Objective CFI3-5 – Continue to improve coordination with fire districts, developers, and other groups to 

ensure that new development provides appropriate fire suppression water supplies and infrastructure. 

Objective CFI3-9 – Ensure wastewater treatment systems will be properly operated and maintained 

and that they will not exceed the maximum treatment capacity if future growth is planned. 

Objective E2-2 – All future water planning efforts should reference the Water Master Plan to ensure 

alignment with its key policies and recommendations. 

 

2. Water Master Plan Analysis 

The El Paso County Water Master Plan (2018) has three main purposes; better understand present 

conditions of water supply and demand; identify efficiencies that can be achieved; and encourage 

best practices for water demand management through the comprehensive planning and 

development review processes. Relevant goals and policies are as follows: 

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

existing and future development. 

Policy 1.1.1 – Adequate water is a critical factor in facilitating future growth and it is incumbent 

upon the County to coordinate land use planning with water demand, efficiency and conservation. 

Goal 1.2 – Integrate water and land use planning. 

Policy 5.2.4 – Encourage the locating of new development where it can take advantage of 

existing or proposed water supply projects that would allow shared infrastructure costs. 

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

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

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

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

Policy 6.0.1 – Continue to require documentation of the adequacy or sufficiency of water, as 

appropriate, for proposed development. 
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The Water Master Plan includes demand and supply projections for central water providers 

in multiple regions throughout the County. The property is located within Planning Region 

4c of the Plan, which is an area anticipated to experience growth by 2040.  

See the water section below for a summary of the water findings and recommendations. 

 

3. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having a low  

wildlife impact potential.  United States Fish and Wildlife, Colorado Parks and Wildlife, and El Paso 

County Environmental Services were each sent a referral and have no outstanding comments.  

The Master Plan for Mineral Extraction (1996) identifies eolian deposits in the area of the subject 

parcels. A mineral rights certification was prepared by the applicant indicating that, upon 

researching the records of El Paso County, no severed mineral rights exist. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

No geologic hazards were identified in the area of the proposed PUD Development Plan and 

Preliminary Plan that would preclude development of the site. The Colorado Geological Survey 

was sent a referral and has no outstanding comments. 

 

2. Floodplain 

The property is not located within a defined floodplain as determined from review of the FEMA 

Flood Insurance Rate Map panel number 08041C0810G, dated December 7, 2018. 

 

3. Drainage and Erosion:  

The property is located in the Ellicott Consolidated drainage basin. This is an unstudied basin with no 

applicable drainage or bridge fees. Drainage within the development area generally flows from 

northwest to southeast. Two privately maintained full spectrum detention ponds, existing Pond C1 

and proposed Pond A1, will provide the necessary stormwater quality and detention for this 
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development. Existing Pond C1 was constructed with Mayberry Filing No. 1. The imperviousness to 

Pond C1 will increase and modifications are expected to be necessary which will be determined with 

the Final Drainage Report. Proposed Pond A1 is meant only as an interim facility until future 

development occurs. A Preliminary Drainage Report was prepared by LJA Engineering which 

concluded that the development will not adversely impact adjacent or downstream properties with 

respect to stormwater runoff.  A Final Drainage report will be required with the Final Plat Application. 

 

4. Transportation:  

The property is located along Colorado State Highway 94 approximately two miles east of South 

Peyton Highway. The development gains access to Highway 94 from Mayberry Drive, a paved 

public rural collector roadway that will be upgraded by the developer to an urban minor arterial 

roadway as the Mayberry development progresses. The development proposes a mix of public 

and private streets constructed to modified urban local and collector roadway standards to 

replicate an urban town center design. The development would add approximately 1.5 miles of 

new public roads to the County Maintenance program.   

Modifications from Engineering Criteria Manual Section 2.3.2 (Design Standards by Functional 

Classification) were submitted for Mayberry Drive and Positive Place as stated above in the PUD 

Modification Analysis section. The ECM Administrator recommends approval of the proposed PUD 

Modifications to the ECM as shown on the PUD Development Plan.  

A Traffic Impact study was prepared by HDR Engineering Inc. The development is expected to 

generate approximately 1,236 daily trips to the surrounding road network. The development will 

be responsible for public improvements along Highway 94 as part of their CDOT access permit. 

The development will be subject to the El Paso County Road Impact Fee Program under Resolution 

25-337 with fees paid at time of building permit.  

 

H. SERVICES 

1. Water 

Water service is proposed to be provided by Ellicott Utilities Company. Water sufficiency has been 

analyzed with the review of the proposed Preliminary Plan. The applicant has shown a sufficient 

water supply for the required 300-year period. The State Engineer and the County Attorney’s 
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Office have recommended that the proposed subdivision has an adequate water supply in terms 

of quantity and dependability. El Paso County Public Health has recommended that there is an 

adequate water supply in terms of quality. 

 

2. Sanitation 

Wastewater is proposed to be provided by Ellicott Utilities Company (EUC). Wastewater provisions 

have been analyzed with the review of the proposed Preliminary Plan. EUC has provided 

documentation demonstrating compliance with their State discharge permit.  

 

3. Emergency Services 

The property is within the Ellicott Fire Protection District (EFPD), which is committed to providing 

fire protection services to the proposed development. The District was sent a referral and has 

provided the following comment: 

Ellicott Fire Protection District cannot support the spacing of homes three feet from the property line 

creating urban level development being protected with rural resources and a water supply that does 

not meet the El Paso County Land Development Code of 3,000 gallons per dwelling unit and 300 

gallons an acre. The existing development and this phase will require in excess of 1,000,000 gallons 

of water. The adopted fire code is less stringent on this issue per the ordinance that adopted it and 

no alternate design standard has been presented for review. 

The PUD and the Landscape plans do not refer to the Colorado Wildfire Resiliency Code. 

Previous comments not addressed. 

The applicant has indicated to staff that they continue to work with EFPD to attempt to address 

their concerns. 

 

4. Utilities 

Electric service is proposed to be provided by Mountain View Electric Association (MVEA). Natural 

gas service is proposed to be provided by Black Hills Energy (BHE). Both utility providers were set 

referrals and have no outstanding comments. 
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5. Metropolitan Districts 

The subject property is located within the boundaries of the Ellicott Metropolitan District and the 

Mayberry, Colorado Springs Metropolitan Districts Nos. 1 & 3. The responsibilities of the 

Mayberry, Colorado Springs Metropolitan Districts include: 

1) street improvements and safety protection;  

2) design, construction, and maintenance of drainage facilities;  

3) design, land acquisition, construction, and maintenance of recreation facilities;  

4) mosquito control;  

5) design, acquisition, construction, installation, and operation and maintenance of 

television relay and translation facilities;  

6) covenant enforcement,  

7) security services,  

8) solid waste disposal, and  

9) financing, design, permitting, construction, and installation of public water and 

sanitation systems.   

 

6. Parks/Trails 

Land dedication and fees in lieu of park land dedication are not required for a Map Amendment 

(Rezoning) application. Fees in lieu of park land dedication will be due at the time of recording the 

Final Plat.   

 

7. Schools 

Land dedication and fees in lieu of school land dedication are not required for a Map Amendment 

(Rezoning) application. Fees in lieu of school land dedication will be due at the time of recording 

the Final Plat.  

 

I. STATUS OF MAJOR ISSUES 

There are no major issues at this time. 
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J. RECOMMENDED CONDITIONS AND NOTATIONS 

Should the Planning Commission and the Board of County Commissioners find that the request 

meets the criteria for approval outlined in Section 4.2.6, and Section 7.2.1 of the El Paso County Land 

Development Code (as amended), staff recommends the following conditions and notations: 

 

CONDITIONS 

1. Development of the property shall be in accordance with this PUD Development Plan.  Minor 

changes in the PUD Development Plan, including a reduction in residential density, may be 

approved administratively by the Director of the Planning and Community Development 

Department consistent with the Land Development Code.  Any substantial change will require 

submittal of a formal PUD Development Plan amendment application. 

2. Approved land uses are those defined in the PUD Development Plan. 

3. All owners of record must sign the PUD Development Plan. 

4. The PUD Development Plan shall be recorded in the office of the El Paso County Clerk & Recorder 

prior to scheduling any Final Plats for hearing by the Planning Commission.  The development 

guide shall be recorded in conjunction with the PUD Development Plan. 

5. Applicable drainage, bridge, school, and park fees shall be paid with each Final Plat. 

6. Applicant shall comply with all requirements contained in the Water Supply Review and 

Recommendations, dated 8/12/2026, as provided by the County Attorney’s Office. 

7. All outstanding El Paso County Staff comments shall be addressed prior to recordation of the PUD 

Development Plan. 

 

NOTATIONS 

1. Subsequent Final Plat filings may be approved administratively by the Planning and Community 

Development Director.  

2. If a zone or rezone petition has been disapproved by the Board of County Commissioners, 

resubmittal of the previously denied petition will not be accepted for a period of one (1) year if it 

PC Staff Report
Page 18 of 59



 
 Page 19 

 

pertains to the same parcel of land and is a petition for a change to the same zone that was 

previously denied.  However, if evidence is presented showing that there has been a substantial 

change in physical conditions or circumstances, the Planning Commission may reconsider said 

petition. The time limitation of one (1) year shall be computed from the date of final determination 

by the Board of County Commissioners or, in the event of court litigation, from the date of the 

entry of final judgment of any court of record. 

3. Rezoning requests not forwarded to the Board of County Commissioners for consideration within 

180 days of Planning Commission action will be deemed withdrawn and will have to be 

resubmitted in their entirety.  

4. Preliminary Plans not forwarded to the Board of County Commissioners within 12 months of 

Planning Commission action shall be deemed withdrawn and shall have to be resubmitted in their 

entirety. 

5. Approval of the Preliminary Plan will expire after two (2) years unless a Final Plat has been 

approved and recorded or a time extension has been granted. 

 

K. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 50 adjoining property owners on 

October 30, 2026 for the Planning Commission and Board of County Commissioner meetings.  

Responses will be provided at the hearing. 

 

L. ATTACHMENTS 

Map Series 

Letter of Intent 

Development Plan / Preliminary Plan 

State Engineers Letter 

County Attorney’s Letter   

Draft Resolution 
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LETTER OF INTENT 
MAYBERRY PHASE 2 PUD 
 
PUD  DEVELOPMENT PLAN & PRELIMINARY PLAN 
PUDSP251 

PREPARED FOR: 
EL PASO COUNTY 
 
PREPARED BY:  
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September 21, 2026 
 
 
PARCEL Nos.: 3414201024, 3414205001, 3400000472, 3414206001, 3400000473 
AREA: ±18.70 AC 
EXISTING ZONING: PUD 
LOCATION: State Highway 94 to the north, Marketplace Drive to the west, 
Mayberry Drive to the east, and Indian Grass Street to the south. 
 
 
 
INTRODUCTION 
LJA Engineering, on behalf of Mayberry Communities, LLC, is pleased to submit the 
Mayberry Phase 2 PUD Development Plan and Preliminary Plan application. The Project 
represents a continuation of the approved Mayberry development and focuses on the 
development of residential attached single-family and associated open space areas. 
Submitted is a combination of the Preliminary Plan map with the PUD for concurrent 
BOCC approval to develop the proposed residential community. 
 
Mayberry Phase 2 is located adjacent to the approved Mayberry Phase 1 development. 
The Project encompasses approximately 18.70 acres and includes high-density residential 
uses, public amenities, open space, and right-of-way dedication. Existing infrastructure 
constructed within the overall Mayberry development includes portions of Mayberry 
Drive (formerly New Log Road), Village Main Street, Marketplace Drive, and Positive 
Place. 
 
Development Program: 
This PUD establishes the development framework for Tract K, as originally identified in 
Mayberry Filing No. 1. The Project proposes 92 single-family attached residential units 
(paired home) and six single-family detached units on approximately 8.31 acres, resulting 
in a density of 11.79 DU/AC. The site design includes access from public rights-of-way 
and a network of private streets, along with pedestrian facilities, landscape buffering, 
open space, and tracts for drainage and utility infrastructure. 
 
The application includes PUD modifications to allow private streets with modified cross-
sections, reduced side yard setbacks, and associated utility easement configurations 
necessary to support the proposed layout. These are detailed with the PUD Development 
Plan set in the provided modifications table. 
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PUD Development Standards: 
The development standards applicable to Mayberry Phase 2 are established and fully 
detailed on the PUD Development Plan cover sheet. To maintain consistency and avoid 
duplication, all governing land use criteria, dimensional standards, and regulatory 
requirements for the Project are identified therein. These standards, in conjunction with 
applicable covenants and County regulations, shall govern the development of the 
property and serve as the basis for determining compliance for all subsequent 
development within the PUD. 
 
 
 
 
PUD DEVELOPMENT CRITERIA ANALYSIS & JUSTIFICATION 
(LDC Chapter 4 – PUD Criteria of Approval, LDC 4.2.6.D) 
The following provides a summary of how the proposed PUD Development Plan 
complies with the applicable criteria of approval in Chapter 4 of the El Paso County 
Land Development Code. 
  
The proposed PUD District zoning advances the stated purposes set forth in this 
Section 
Response: The Mayberry Phase 2 PUD advances the purposes of the Planned Unit 
Development District by providing a coordinated and innovative residential development 
that integrates housing, open space, trails, parks, and supporting infrastructure within a 
unified development framework. The proposed PUD allows flexibility in lot configuration, 
setbacks, roadway design, and site planning to create a walkable, pedestrian-oriented 
neighborhood while promoting efficient land utilization, preservation of open space, 
multimodal transportation options, and coordinated infrastructure delivery consistent 
with the intent of the PUD district. 
 
The application is in general conformity with the Master Plan 
Response: The Project is in general conformity with the El Paso County Master Plan, 
including the Your El Paso Master Plan, Water Master Plan, Parks Master Plan, and 
approved Mayberry Sketch Plan. The Project supports the planned growth framework for 
the Highway 94 corridor through compact residential development, multimodal 
connectivity, integrated open space, and recreational amenities.  

 
Water service will be provided by Ellicott Utilities Company, which has demonstrated 
sufficient long-term water availability. The Project also implements regional trail 
connections, community gathering spaces, park amenities, and recreational opportunities 
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consistent with County planning objectives and the long-term vision established for the 
Mayberry community. 
 

Your El Paso Master Plan: 
The property, and broader Mayberry community, is located west of the Ellicott 
portion of the Small Towns & Rural Communities designation of the Key Areas 
map of the Your El Paso Master Plan. The Mayberry Phase 2 PUD is within the New 
Development designation of the Areas of Change map, which generally extends 
along the Highway 94 corridor to the east and west. This designation identifies 
areas likely to be significantly transformed by new development, which should 
align with the character of adjacent existing development.  
 
The Placetype map designates the property as Suburban Residential, a placetype 
encompassing traditional residential neighborhoods and supporting uses. Single-
family detached is identified as the primary land use, while single-family attached 
and multifamily housing are recognized as supporting residential uses. The 
property is also located within the Priority Development overlay.  
 
Consistent with these designations, the Mayberry Phase 2 PUD advances the 
vision of the Your El Paso Master Plan and is compatible with the recommended 
land use pattern and development framework for the area.  
 
Sketch Plan: 
The Project is consistent with the approved Mayberry Communities Sketch Plan 
(SKP236), as amended. The proposed land use, density, and development pattern 
conform to the designated residential areas and planned infrastructure framework 
established for the overall Mayberry development. 

 
 Water Master Plan: 

The El Paso County Water Master Plan identified the proposed Mayberry Phase 2 
PUD as being served by water providers in Region 5 which includes Ellicott Utility 
Company (EUC-which acquired the assets of Ellicott Springs) and Cherokee 
Metropolitan District (CMD). The master plan identified seven water service 
provider goals. EUC is currently advancing several of these goals through its 
agreements with CMD such as “Promote cooperation among water providers to 
achieve increased efficiencies on infrastructure” - Goal 3.1, “Promote cooperation 
among water providers to achieve increased efficiencies on treatment” – Goal 3.2, 
and “Encourage the interconnection of infrastructure owned by water providers 
and projects that will have access to more than one water source, both to foster 
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conjunctive use and to better accommodate water supply emergencies” – Goal 
3.7. The Mayberry Phase 2 PUD development in particular is advancing the goal of 
“Encourage water providers to adapt to drought conditions” – Goal 3.5 by limiting 
the amount of irrigated turf on each residential lot and providing other irrigated 
areas controlled and irrigated by a public entity to promote greater irrigation 
efficiencies.  

 
 Parks Master Plan: 

The site is identified within the El Paso County Parks Master Plan as a Candidate 
Regional Park/Open Space Area, supporting the long-term vision for expanded 
recreational amenities and connectivity within the region. The Mayberry 
development incorporates an integrated network of open space and trail corridors 
designed to connect residential areas with existing and planned parks, consistent 
with the Master Plan framework. 
The proposed development advances key goals of the Parks Master Plan by 
providing multi-modal connectivity and accessible recreational opportunities 
throughout the community. Internal pedestrian and trail connections support a 
cohesive “live, work, play” environment, allowing residents convenient access to 
open space and amenities within a walkable distance. 
Specifically, the development aligns with the following Parks Master Plan 
objectives: 
• Goal 2.A – Regional parks, open space, and trail provision: 

The Project incorporates trail connections and open space areas that 
contribute to the broader regional system and support planned park facilities 
within the Mayberry development. 

• Goal 3.A – Connectivity and active transportation: 
The internal trail network and pedestrian system provide direct connections 
between residential uses, open space, and adjacent development areas, 
enhancing walkability and supporting active transportation. 

• Goal 1.B – Recreational amenities and user experience: 
The integration of open space and interconnected trail corridors creates 
opportunities for community gathering, passive recreation, and enhanced user 
experience across the development. 

• Goal 2.B – Coordination with long-range planning efforts: 
The Project has been designed in coordination with County planning and Parks 
staff to ensure consistency with long-range growth, infrastructure planning, 
and regional park system objectives. 
Overall, the Mayberry Phase 2 development supports implementation of the El 
Paso County Parks Master Plan by contributing to an interconnected system of 
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parks, trails, and open space, while enhancing accessibility and recreational 
opportunities for future residents. 

 
The proposed development is in compliance with the requirements of this Code 
and all applicable statutory provisions and will not otherwise be detrimental to the 
health, safety, or welfare of the present or future inhabitants of El Paso County. 
Response: The Project has been designed in compliance with the applicable provisions 
of the El Paso County Land Development Code, Engineering Criteria Manual (ECM), and 
applicable State statutes. Supporting technical studies addressing drainage, noise, traffic, 
water supply, utilities, fire protection, and geotechnical conditions demonstrate that the 
proposed development can be safely developed and adequately served by public 
facilities and infrastructure. Requested deviations and PUD modifications have been 
specifically identified and justified based upon site design objectives, pedestrian safety, 
and community benefits and will not adversely impact public health, safety, or welfare. 
 
The subject property is suitable for the intended uses and the use is compatible 
with both the existing and allowed land uses on the neighboring properties, will be 
in harmony and responsive with the character of the surrounding area and natural 
environment, and will not have a negative impact upon the existing and future 
development of the surrounding area. 
Response: The property is suitable for the proposed residential uses and has been 
planned as part of the larger Mayberry community through prior Sketch Plan and PUD 
approvals. The Project is surrounded by existing and planned residential, commercial, 
park, open space, and transportation facilities that support the proposed development 
pattern. The proposed density, lot configuration, trail network, landscaping, and public 
amenities are consistent with the established character of the Mayberry development 
and will not negatively impact surrounding or future development. 
 
The proposed development provides adequate consideration for any potentially 
detrimental use-to-use relationships and provides an appropriate transition or 
buffering between uses of differing intensities. 
Response: The Project provides appropriate transitions between residential uses, 
adjacent roadways, open space areas, future park sites, and future commercial 
development. Open space tracts, landscaping, trail corridors, setbacks, and roadway 
design features provide buffering between differing land use intensities. The site design 
minimizes potential conflicts between residential uses and adjacent transportation 
corridors while maintaining strong pedestrian and recreational connections throughout 
the community. 
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The allowed uses, bulk requirements, and required landscaping and buffering are 
appropriate to and compatible with the type of development, the surrounding 
neighborhood or area, and the community. 
Response: The proposed residential uses, density, setbacks, building standards, 
landscaping, and buffering requirements are appropriate for the planned neighborhood 
character of Mayberry. Development standards have been tailored through the PUD 
process to support a higher quality community design while maintaining compatibility 
with adjacent development. The landscape plan provides perimeter landscaping, 
streetscape enhancements, buffers along Highway 94, and integrated open space 
treatment that contributes to community character and visual compatibility. 
 
Areas with unique or significant historical, cultural, recreational, aesthetic, or 
natural features are preserved and incorporated into the design of the project. 
Response: The Project site consists primarily of undeveloped prairie grassland within the 
planned Mayberry community and does not contain any identified historical, cultural, 
geological, or natural features that would preclude or significantly constrain 
development. The development has been designed to incorporate recreational and 
aesthetic amenities through the inclusion of Griffith Square, Entry Park, Mayberry Courts, 
landscaped open spaces, and regional trail connections that enhance community 
character and provide recreational opportunities for future residents. These features are 
integrated throughout the development and contribute to the overall quality, identity, 
and connectivity of the Mayberry community. 
 
Open spaces and trails are integrated into the development plan to serve as 
amenities to residents and provide reasonable walking and biking opportunities. 
Response: The development integrates open space, park areas, and trail connections 
consistent with County Parks requirements and the previously approved Mayberry Sketch 
Plan. Open space and trail facilities are integral components of the Project. The 
development incorporates regional trail connections, internal sidewalks, pedestrian 
pathways, open space tracts, and direct connections to future park amenities, including 
Griffith Square and Entry Park. These facilities create a connected network that 
encourages walking, bicycling, recreation, and neighborhood interaction while providing 
meaningful amenities to future residents. The Project also includes dedication of a 
regional trail easement and construction of trail improvements, providing connectivity 
within the Mayberry development and to the broader regional system. Open space areas 
are integrated throughout the development to support connectivity and recreation. This 
development will also establish the previously approved park site (approved at Parks 
Board 11/12/25). 
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The proposed development will not overburden the capacities of existing or 
planned roads, utilities, and other public facilities, and the required public services 
and facilities will be provided when needed. 
Response: Supporting utility, traffic, drainage, and service provider documentation 
demonstrates that adequate infrastructure and public facilities exist or will be provided to 
serve the proposed development. Water and wastewater service will be provided by 
Ellicott Utilities Company and water capacity has been confirmed by the Department of 
Water Resources. Electric and gas service will be provided by Mountain View Electric 
Association and Black Hills Energy. Transportation improvements and internal circulation 
systems have been evaluated through the Traffic Impact Study and associated 
engineering reports. Public services and infrastructure improvements will be constructed 
concurrent with development phases to support projected demand. 
 
 
TRAFFIC ANALYSIS 
Please see separate traffic study for analysis. 

 
The proposed development would be a benefit through the provision of 
interconnected open space, conservation of environmental features, aesthetic 
features and harmonious design, and energy efficient site design. 
Response: The Project provides substantial public and community benefits through the 
creation of a connected network of open space, trails, parks, pedestrian facilities, 
recreation opportunities, and neighborhood gathering spaces. The integrated design 
promotes walkability, connectivity, efficient infrastructure utilization, and coordinated 
community development. Landscaping, street design, and open space amenities 
contribute to the overall appearance and functionality of the development while 
enhancing quality of life for future residents. 
 
The proposed land use does not permit the use of any area containing a 
commercial mineral deposit in a manner that would unreasonably interfere with 
present or future extraction unless acknowledged by the mineral rights owner. 
Response: The Project does not unreasonably interfere with the extraction of any known 
commercial mineral deposit. Required mineral rights certifications have been submitted 
in accordance with County procedures, and no issues have been identified that would 
preclude approval of the proposed development. 
 
Any proposed exception or deviation from the requirements of the zoning 
resolution or subdivision regulations is warranted by virtue of the design and 
amenities incorporated in the development plan and development guide. 
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Response: Requested PUD modifications and Special Zone standards are warranted by 
the design objectives and amenities incorporated into the Project. Modifications related 
to roadway cross-sections, private streets, parking configurations, setbacks, trail 
integration, and pedestrian-oriented improvements support the creation of a distinctive, 
walkable neighborhood environment. These modifications provide enhanced multimodal 
connectivity, improved pedestrian safety, additional recreational opportunities, and 
coordinated open space amenities while maintaining functionality and compatibility with 
surrounding development. 
 
The owner has authorized the application. 
Response: The application has been submitted by the property owner and authorized 
applicant, Mayberry Communities, LLC, and all required owner authorizations have been 
provided as part of the application materials. 
 
 
PRELIMINARY PLAN CRITERIA ANALYSIS & JUSTIFICATION 
(LDC Chapter 7 – Preliminary Plan Criteria 7.2.1.D.2.e) 
The following provides a summary of how the proposed Preliminary Plan complies 
with the applicable criteria of approval in Chapter 7 of the El Paso County Land 
Development Code. 
 
The proposed subdivision is in general conformance with the goals, objectives, and policies 
of the Master Plan. 
Response: Mayberry Phase 2 is in general conformance with the El Paso County Master 
Plan, including the Your El Paso Master Plan and the approved Mayberry Sketch Plan. The 
Project implements the planned residential growth framework for the eastern portion of 
the County by providing a compact neighborhood design integrated with open space, 
parks, trails, multimodal transportation facilities, and community gathering areas. The 
development supports long-term County goals related to housing choice, neighborhood 
connectivity, efficient infrastructure utilization, recreation opportunities, and coordinated 
growth. 
 
The property, and broader Mayberry community, is located west of the Ellicott portion of 
the Small Towns & Rural Communities designation of the Key Areas map of the Your El 
Paso Master Plan. The Mayberry Phase 2 PUD is within the New Development 
designation of the Areas of Change map, which generally extends along the Highway 94 
corridor to the east and west. This designation identifies areas likely to be significantly 
transformed by new development, which should align with the character of adjacent 
existing development.  
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The Placetype map designates the property as Suburban Residential, a placetype 
encompassing traditional residential neighborhoods and supporting uses. Single-family 
detached is identified as the primary land use, while single-family attached and 
multifamily housing are recognized as supporting residential uses. The property is also 
located within the Priority Development overlay.  
 
Consistent with these designations, the Mayberry Phase 2 PUD advances the vision of the 
Your El Paso Master Plan and is compatible with the recommended land use pattern and 
development framework for the area.  
 
The subdivision is consistent with the purposes of this Code. 
Response: The proposed subdivision is consistent with the purposes of the El Paso 
County Land Development Code by promoting orderly growth, ensuring adequate public 
facilities and infrastructure, providing safe and efficient circulation systems, protecting 
public health and safety, and establishing a coordinated pattern of development. The 
Project creates legal lots, tracts, access, infrastructure, and open space areas in a manner 
consistent with County subdivision requirements and supports the long-term 
development vision established for Mayberry. 
 
The subdivision is in conformance with the subdivision design standards and any 
approved sketch plan. 
Response: The proposed subdivision is designed in accordance with the approved 
Mayberry Sketch Plan and applicable subdivision design standards of the Land 
Development Code and Engineering Criteria Manual, except where specifically modified 
through approved PUD standards and requested deviations. The Preliminary Plan 
establishes lot layouts, roadway alignments, open space tracts, utility corridors, 
pedestrian facilities, and park areas that implement the approved planning framework 
and provide an organized and coordinated development pattern. 
 
A sufficient water supply has been acquired in terms of quantity, quality, and 
dependability for the type of subdivision proposed. 
Response: Water service for Mayberry Phase 2 will be provided by Ellicott Utilities 
Company. Documentation submitted with the application demonstrates that an 
adequate water supply is available to meet the demands of the proposed residential 
development and associated amenities. The Department of Water Resources has verified 
the availability of sufficient water capacity to serve the project. Water resources have 
been planned as part of the larger Mayberry community and are capable of meeting 
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projected domestic, irrigation, and fire protection demands in accordance with County 
requirements and Chapter 8 standards. 
 
A public sewage disposal system has been established and complies with applicable 
requirements. 
Response: Sanitary sewer service will be provided by Ellicott Utilities Company through 
an established centralized wastewater collection and treatment system. The proposed 
subdivision will connect to the public wastewater system, eliminating the need for 
individual wastewater treatment systems. The proposed utility infrastructure complies 
with State and local regulations and satisfies the requirements of Chapter 8 of the Land 
Development Code. 
 
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. 
Response: Geotechnical and site constraint evaluations have been completed for the 
Project area. Potential site constraints, including grading considerations, drainage 
patterns, utility corridors, and roadway design requirements, have been identified and 
incorporated into the subdivision design. No known geologic or topographic conditions 
have been identified that would preclude development of the site. Any identified design 
constraints will be addressed through final engineering design, construction plans, and 
project-specific recommendations. 
 
Adequate drainage improvements complying with State law, this Code, and the 
ECM are provided by the design. 
Response: The Preliminary Plan has been designed in coordination with preliminary 
drainage analysis and incorporates detention, stormwater conveyance, grading, and 
drainage facilities necessary to manage runoff generated by the proposed development. 
Drainage improvements will be further refined during final engineering and construction 
drawing review and will be designed in accordance with the Engineering Criteria Manual 
and applicable State requirements. The proposed drainage system is intended to protect 
downstream properties and prevent adverse impacts resulting from development. 
 
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. 
Response: The Project includes public and private improvements necessary to serve the 
proposed subdivision, including roadway improvements, utility infrastructure, drainage 
facilities, pedestrian connections, regional trail facilities, landscaping, and recreational 
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amenities. The location and design of these improvements have been coordinated with 
the overall Mayberry transportation and utility framework and are sufficient to serve the 
proposed development while mitigating project-related impacts. 
 
Legal and physical access is or will be provided to all parcels by public rights-of-
way or recorded easements acceptable to the County. 
Response: All proposed lots and tracts will receive legal and physical access through a 
coordinated system of public roads, private roads, and recorded easements. Access is 
provided through connections to Mayberry Drive, Marketplace Drive, Village Main Street, 
Positive Place, and the internal circulation network. The roadway system has been 
designed to accommodate residents, visitors, service vehicles, and emergency access in 
accordance with County requirements and approved PUD standards. 
 
The proposed subdivision has established an adequate level of compatibility. 
Response: The Project establishes compatibility with surrounding and future 
development through implementation of the approved Mayberry planning framework 
and incorporation of the following design elements: 
 

• Incorporates natural physical features and sufficient open space. 
The subdivision includes open space tracts, trail corridors, park areas, landscape 
buffers, and community gathering spaces that provide both active and passive 
recreational opportunities while enhancing community character and livability. 
Open space is integrated throughout the development rather than isolated in a 
single location.  

• Supports implementation of County plans and a balanced transportation 
system. 
The Project incorporates sidewalks, regional trails, pedestrian connections, bicycle 
accommodations, traffic-calming features, and multimodal infrastructure designed 
to support a balanced transportation network. The layout promotes walkability 
and reduces dependence on vehicle travel for access to neighborhood amenities. 

• Provides transitions between the subdivision and adjacent land uses. 
Landscape setbacks, open space areas, roadway corridors, parks, trail systems, and 
buffering along Highway 94 create appropriate transitions between residential 
neighborhoods, future commercial areas, transportation facilities, and recreational 
amenities.  

• Incorporates environmentally sensitive areas into the design where 
applicable. 
The subdivision design recognizes site constraints and incorporates drainage 
corridors, open space areas, and landscaped tracts into the overall development 
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framework. No identified environmentally sensitive resources have been 
negatively impacted through the proposed layout. 

• Incorporates public facilities and infrastructure necessary to support 
development. 
The Project includes transportation improvements, utility infrastructure, drainage 
facilities, parks, trails, open space, and recreation amenities necessary to serve 
future residents while avoiding negative impacts to County service levels and 
infrastructure systems. 

 
Necessary services, including police and fire protection, recreation, utilities, open 
space, and transportation systems, are or will be available to serve the proposed 
subdivision. 
Response: Necessary public and private services are available or will be provided 
concurrent with development. Utility providers have confirmed the ability to serve the 
Project. Fire protection service, emergency response access, transportation 
improvements, recreation facilities, open space, and trail systems are incorporated into 
the development plan. Griffith Square, Entry Park, Mayberry Courts, and associated trail 
facilities provide recreational and community amenities intended to serve future 
residents of Mayberry. 
 
The subdivision provides evidence to show that the proposed methods for fire 
protection comply with Chapter 6 of this Code. 
Response: The subdivision has been designed with consideration for fire protection 
requirements, including roadway widths, emergency access, fire lane designations, 
hydrant placement, utility service, and fire apparatus access requirements. Coordination 
has occurred with the applicable fire district regarding roadway configurations and 
emergency access. Fire protection infrastructure will be constructed in conjunction with 
subdivision improvements and in accordance with Chapter 6 requirements. 
 
The proposed subdivision meets other applicable sections of Chapters 6 and 8 of 
this Code. 
Response: The proposed subdivision has been designed to comply with the applicable 
provisions of Chapters 6 and 8 of the Land Development Code relating to zoning, 
development standards, landscaping, transportation, utilities, drainage, fire protection, 
subdivision improvements, and public facilities. Any requested modifications or 
deviations are specifically identified within the PUD Development Plan and Special 
Standards package and are supported by project-specific findings demonstrating 
consistency with the intent of the Code, the Engineering Criteria Manual, and the 
approved Mayberry planning framework. 
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​       Colorado Ground Water Commission  

 
July 9, 2026 

 

Ryan Howser, Project Manager 

El Paso County Development Services Department 

Transmitted via the EPC EDARP Portal: epcdevplanreview.com 

 

Re:​ Mayberry PUD Phase 2 

File #: PUDSP251 

Part of the NW ¼ of Sec. 14, Twp. 14 South, Rng. 63 West, 6
th
 P.M. 

Upper Black Squirrel Creek Designated Basin 

Water Division 2, Water District 10 

CDWR Referral No. 31000 

 

Dear Ryan Howser: 

 

We have reviewed the referral for the planned unit development of Mayberry Phase 2 

PUD, consisting of 92 duplex units, 6 single units, a community clubhouse, and 7.18 

acres of irrigated area. This development is anticipated to be built upon 18.70 ±  

acres located on Tract K, Mayberry, Colorado Springs, Filing No. 1, with the proposed 

supply of water and wastewater disposal served by the Ellicott Utilities Company, LLC 

(“Company”). Comments for this parcel had previously been submitted to this office 

as Mayberry Filing No. 5 PUD, and was commented on by this office on October 23, 

2023. This letter supersedes our previous letter. 

 

Water Demand 

 

According to the Water Supply Information Summary included in the submittal, the 

estimated total demand is 34.30 acre-feet/year, with 16.17 acre-feet/year for 

 

 

 

1313 Sherman Street, Room 821, Denver, CO 80203 P 303.866.3581 dwr.colorado.gov/ 

Jason T. Ullmann, Executive Director 
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Mayberry PUD Phase 2, El Paso County​ Page 2 of 6 

July 9, 2026 

 

household use within 98 units, 0.43 acre-feet/year for commercial use in the 

Clubhouse, concessions, and pool, and 17.70 acre-feet/year for irrigation. 

 

Water Supply 

 

The proposed water supply source is service provided by Ellicott Utilities Company, 

LLC (“Company"). 

 

According to the Water Resources Report prepared by RESPEC and dated June 14, 

2026 (“Report”), the Company owns and controls water rights associated with 

Determination of Water Right Nos. 598-BD and 599-BD, an interest in the Tipton Well 

and the Benton Well. For purposes of this letter, only the water associated with 

Determination of Water Right no. 598-BD and the Tipton Well is considered available 

for serving the subdivision because Determination of Water Right no. 599-BD and the 

Benton well are not currently legally available for use within the proposed 

development. According to records in this office as well as the Report, the two 

available water supply sources total 135.67 acre-feet/year for 300 years.  

 

Determination of Water Right No. 598-BD was issued November 8, 2004 and allows an 

average annual withdrawal of 161 acre-feet/year for 100 years from the Laramie-Fox 

Hills aquifer for domestic, irrigation, commercial, industrial, firefighting, and 

recreational use. The allowed place of use is the 551.26 acres generally described as 

the W ½ and the W ½ of the NE ¼ of Section 14 and the E ½ of Section 15, all in 

Township 14 South, Range 63 West of the 6
th
 P.M. Mayberry Phase 2 PUD is within this 

allowed place of use. 

 

According to the letter dated February 18, 2025, the Company is committed to 

providing 34.25 acre-feet/year to serve the proposed water uses for the Mayberry 

Phase 2 PUD development. According to the Report, the District has a present demand 

of 84.97 acre-feet/year based on its current commitment to serving existing Mayberry 

Filings.  The anticipated demand due to its future commitments to serve Mayberry 
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Mayberry PUD Phase 2, El Paso County​ Page 3 of 6 

July 9, 2026 

 

Phase 2 PUD is 34.30 acre-feet/year.  The 0.05 acre-foot/year difference between the 

commitment letter and the estimated demand appears to be rounding differences. 

Additionally, the Company's infrastructure is used to deliver 50 acre-feet per year of 

water controlled by the Cherokee Metropolitan District (“Cherokee") to the Viewpoint 

Estates/Antelope Park Ranchettes subdivisions using Cherokee’s CMD Wells 1-8 under a 

1988 agreement between Cherokee Water and Sanitation District and R.W. Case, of 

which 45 acre-feet/year have been committed. 

 

Therefore, the total demand from the Company and their infrastructure is 164.27 

acre-feet/year, of which 119.27 acre-feet/year of demand comes from the 

Determination of Water Right no. 598-BD and the Tipton Well water supply, which 

includes the 34.30 acre-feet/year for this proposed subdivision. 

 

A proposed source of water for this development (Determination no. 598-BD) is a 

bedrock aquifer allocation from the Denver Basin. The State Engineer's Office does 

not have evidence regarding the length of time for which the bedrock aquifer sources 

will be a physically and economically viable source of water. According to 

37-90-107(7)(a), C. R. S., "Permits issued pursuant to this subsection (7) shall allow 

withdrawals on the basis of an aquifer life of 100 years." Based on this allocation 

approach, the annual amounts of water determined in Determination of Water Right 

No. 598-BD is equal to one percent of the total amount, as determined by rule 5.3.2.1 

of the Designated Basin Rules, 2 CCR 410-1. Therefore, the water may be withdrawn 

in those annual amounts for a maximum of 100 years. 

 

The El Paso County Land Development Code, Section 8.4.7(B)(7)(b) states: 

 

“(7) Finding of Sufficient Quantity  

b) Required Water Supply. The water supply shall be of sufficient quantity to 

meet the average annual demand of the proposed subdivision for a period of 

300 years."  
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July 9, 2026 

 

The State Engineer's Office does not have evidence regarding the length of time for 

which this source will "meet the average annual demand of the proposed subdivision." 

However, treating El Paso County's requirement as an allocation approach based on 

300 years, the allowed average annual amount of withdrawal of 161 acre-feet/year 

from the Laramie-Fox Hills aquifer would be reduced to one third of that amount, or 

53.67 acre-feet/year. 

 

According to previous reports, the Company has an 82 acre-feet/year interest in the 

Tipton Well. The 82 acre-feet/year that the Company claims a right to is part of 225 

acre-feet/year of fully consumable alluvial groundwater associated with the Tipton 

Well (permit nos. 16253-RFP-R and 27574-FP) adjudicated in Colorado Ground Water 

Commission Case No. 91GW01 for municipal, commercial and/or industrial use or 

export outside of the Upper Black Squirrel Creek Designated Ground Water Basin.  

The uncommitted annual water supply of 43.91 acre-feet/year is more than the 

estimated annual future commitment of the Company for this anticipated subdivision. 

When including the 34.30 acre-feet/year commitment that is the subject of this 

letter, the amount of uncommitted annual water supply remaining for the Company is 

estimated to be 16.4 acre-feet/year for a 300-year supply. 

 

Stormwater Detention Structures 

 

According to the submitted material, stormwater detention structure(s) may be 

developed on the site.  The Applicant should be aware that unless the structure(s) can 

meet the requirements of a “storm water detention and infiltration facility” as 

defined in Designated Basin Rule 5.11, the structure may be subject to administration 

by this office.  The Applicant should review Rule 5.11 to determine whether the 

structure meets the requirements of the Rule and ensure any notification requirement 

is met.   

 

State Engineer’s Opinion 
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Based on the above, and pursuant to C.R.S. 30-28-136(1)(h)(I) and section 

30-28-136(1)(h)(II), it is our opinion that the proposed water supply can be provided 

without causing material injury to decreed water rights, and is adequate, so long as 

the plan for augmentation is operated according to its decreed terms and conditions.  

 

Our opinion that the water supply is adequate is based on our determination that the 

amount of water required annually to serve the subdivision is currently physically 

available, based on current estimated aquifer conditions. 

 

Our opinion that the water supply can be provided without causing injury is based 

on our determination that the amount of water that is legally available on an annual 

basis, according to the statutory allocation approach, for the proposed uses on the 

subdivided land is greater than the annual amount of water required to supply 

existing water commitments and the demands of the proposed subdivision. 

 

Our opinion is qualified by the following: 

 

The Colorado Ground Water Commission has retained jurisdiction over the final 

amount of water available pursuant to the above-referenced Determination of Water 

Rights, pending actual geophysical data from the aquifer. 

 

The amounts of water in the Denver Basin aquifer, and identified in this letter, are 

calculated based on estimated current aquifer conditions. The source of water is from 

a non-renewable aquifer, the allocations of which are based on a 100 year aquifer life. 

The county should be aware that the economic life of a water supply based on wells 

in a given Denver Basin aquifer may be less than the 300 years used for allocation due 

to anticipated water level declines. We recommend that the county determine 

whether it is appropriate to require development of renewable water resources for 

this subdivision to provide for a long-term water supply. 

 

Please contact Katie Anderson at katharine.anderson@state.co.us with any questions. 
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Sincerely, 

 

 

Ailis Thyne, P.E. 

Water Resource Engineer 
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KENNETH R. HODGES, COUNTY ATTORNEY 

Nathan J. Whitney, First Assistant County Attorney | Steven A. Klaffky, Chief Deputy County Attorney

 
 

 

200 South Cascade Avenue | Colorado Springs, Colorado | 80903 

Office: 719.520.6485 | Fax: 719.520.6487 

 

 
August 12, 2026 

 
PUDSP-25-1 Mayberry Phase II  
 
Reviewed by: Lori L. Seago, Senior Assistant County Attorney 
 April Willie, Paralegal 
 

 
WATER SUPPLY REVIEW AND RECOMMENDATIONS 

 
Project Description 
 

1.  This is a proposal by Mayberry Communities LLC (“Applicant”) for subdivision of 
92 duplex units, 6 single units, a community clubhouse and irrigated land on a 18.70-acre parcel 
(the “Property”).  The Property is zoned PUD (Planned Unit Development).  
 
Estimated Water Demand 
 

2.   Pursuant to the Water Supply Information Summary (“WSIS”), the subdivision demand 
is 16.17 acre-feet/year for in-house use, 0.43 acre-feet/year for a clubhouse, concessions and pool 
plus 17.70 acre-feet for irrigation for a total of 34.30 acre-feet/year for the subdivision. Based on the 
total demand, Applicant must be able to provide a supply of 10,290 acre-feet of water (34.30 acre-
feet/year x 300 years) to meet the County’s 300-year water supply requirement. 

Proposed Water Supply  

3. The Applicant has provided for the source of water to derive from the Ellicott 
Utilities Company (“EUC” or “company”).  As detailed in the Mayberry Phase 2 PUD – Water 
Resource Report dated June 14, 2026 (“Report”), EUC has 53.67 acre-feet/year of water 
available through Colorado Ground Water Commission Determination No. 598-BD and 82 acre-
feet/year of water available through the Tipton Well, a well owned by Cherokee Water, LLC in 
which EUC owns an interest and from EUC’s acquisition of Powers and Galley, LLC’s 
membership interest in Cherokee water.  The current 300-year annual water supply available to 
the Mayberry subdivision is 135.67 acre-feet/year. The Report states that “EUC has committed 
to serve Filings 1, 1A, 2, 2A, 3 and 4 of the Mayberry subdivisions in the amount of 84.97 af/yr. 
In addition, EUC has committed to serve Mayberry Phase 2 PUD in the amount of 34.30 af/yr.” 
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4. A representative of EUC provided a letter of commitment for the Mayberry, 
Colorado Springs Phase 2 PUD dated July 21, 2026 in which the company committed to 
providing water service to the 98 living units, clubhouse, concession building, swimming pool, 
plus irrigation, with an annual water requirement of 34.30 acre-feet/year. 

State Engineer’s Office Opinion 
 

 5. In a letter dated July 9, 2026, the State Engineer reviewed the proposal to 
subdivide the 18.70-acre parcel into 98 living units, clubhouse, concession building, swimming 
pool, plus irrigation. The State Engineer stated that the “. . .Company owns and controls water 
rights associated with Determination of Water Right Nos. 598-BD and 599-BD, [and] an interest 
in the Tipton Well and Benton Well.”  For this subdivision, only the water rights from 598-BD and 
the Tipton well will be utilized.  The State Engineer confirmed the water supply from 
Determination No. 598-BD and the Tipton Well (adjudicated through Determination No. 
91GW01) totals 135.67 acre-feet/year for 300 years.  The State Engineer further stated that 
“pursuant to C.R.S. 30-28-136(1)(h)(I) and section 30-28-136(1)(h)(II), it is our opinion that the 
proposed water supply can be provided without causing material injury to decreed water rights, 
and is adequate, so long as the plan for augmentation is operated according to its decreed terms 
and conditions.” 
 
Recommended Findings 
 

6. Quantity and Dependability.  Applicant’s water demand for the Mayberry Phase II 
development is 34.30 acre-feet per year to be supplied by Ellicott Utilities Company, LLC. 

 
Based on the water demand of 34.30 acre-feet/year for the Mayberry Phase II development 
and the Company’s available water resources in the amount of 135.67 acre-feet/year, the 
County Attorney’s Office recommends a finding of sufficient water quantity and 
dependability for the Mayberry Phase II development.  
 

7.  Quality. The water quality requirements of Section 8.4.7.B.10 of the Land 
Development Code must be satisfied.  Section 8.4.7.B.10.g. of the Code allows for the 
presumption of acceptable water quality for projects such as this where water is supplied by an 
existing Community Water Supply operating in conformance with Colorado Primary Drinking 
Water Regulations unless there is evidence to the contrary.    

 
 8. Basis. The County Attorney’s Office reviewed the following documents in preparing 
this review:  the Water Supply Information Summary, the Water Resources Report dated June 
14, 2026, the Ellicott Utilities Company letter dated July 21, 2026, and the State Engineer Office’s 
Opinion dated July 9, 2026. The recommendations herein are based on the information 
contained in such documents and on compliance with the requirements set forth below. Should 
the information relied upon be found to be incorrect, or should the below requirements 
not be met, the County Attorney’s Office reserves the right to amend or withdraw its 
recommendations. 
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REQUIREMENTS: 
 

A. Applicant and all future owners of lots within this filing shall be advised of, and 
comply with, the conditions, rules, regulations, limitations, and specifications 
set by the company.   

cc.  Ryan Howser, Project Manager, Planner 
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MAP AMENDMENT (REZONING) TO PLANNED UNIT DEVELOPMENT (PUD) AND PRELIMINARY PLAN 

(RECOMMEND APPROVAL) 

 

_______________ moved that the following Resolution be adopted:   

 

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. PUDSP251 

MAYBERRY PHASE 2 

 

WHEREAS, Mayberry Communities, LLC did file an application with the El Paso County Planning and 

Community Development Department for approval of a Map Amendment (Rezoning) to amend the 

El Paso County Zoning Map for property in the unincorporated area of El Paso County as described 

in Exhibit A and depicted in Exhibit B, attached hereto and incorporated herein by reference, from 

a conceptual PUD (Planned Unit Development) to a site-specific PUD (Planned Unit Development)   

with a Preliminary Plan proposing 92 single-family attached lots, 6 single-family detached lots, and 

1 clubhouse lot, for a total of 99 lots, and 8 tracts, including 5.99 acres of open space provisions and 

2.33 acres of land dedicated for public right-of-way; and  

 

WHEREAS, a public hearing was held by this Commission on October 15, 2026; and  

 

WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the 

unincorporated area of the County, presentation and comments of the El Paso County Planning and 

Community Development Department and other County representatives, comments of public 

officials and agencies, comments from all interested persons, comments by the general public, and 

comments by the El Paso County Planning Commission members during the hearing, this 

Commission finds as follows:   

 

1. The application was properly submitted for consideration by the Planning Commission; 

 

2. Proper posting, publication, and public notice were provided as required by law for the hearing 

before the Planning Commission; 

 

3. The hearing before the Planning Commission was extensive and complete, that all pertinent 

facts, matters, and issues were submitted and that all interested persons and the general 

public were heard at that hearing; 

  

4. All exhibits were received into evidence; 
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PUDSP251 

5. The proposed land use does not permit the use of an area containing a commercial mineral 

deposit in a manner which would interfere with the present or future extraction of such 

deposit by an extractor; 

 

6. All data, surveys, analyses, studies, plans, and designs as are required by the State of Colorado 

and El Paso County have been submitted, reviewed, and found to meet all sound planning and 

engineering requirements of the El Paso County Subdivision Regulations; and 

 

7. For the above-stated and other reasons, the proposed amendment of the El Paso County 

Zoning Map is in the best interest of the health, safety, morals, convenience, order, prosperity, 

and welfare of the citizens of El Paso County. 

 

WHEREAS, this Commission further finds that the request meets the criteria for approval outlined 

in Section 4.2.6.D of the Land Development Code (as amended), as follows: 

 

1. The proposed PUD district zoning advances the stated purposes set forth in Chapter 4 of the Code; 

 

2. The application is in general conformity with the Master Plan; 

 

3. The proposed development is in compliance with the requirements of the Code and all applicable 

statutory provisions and will not otherwise be detrimental to the health, safety, or welfare of the 

present or future inhabitants of El Paso County; 

 

4. The subject property is suitable for the intended uses and the use is compatible with both the 

existing and allowed land uses on the neighboring properties, will be in harmony and 

responsive with the character of the surrounding area and natural environment, and will not 

have a negative impact upon the existing and future development of the surrounding area; 

 

5. The proposed development provides adequate consideration for any potentially detrimental 

use to use relationships (e.g. commercial use adjacent to single family use) and provides an 

appropriate transition or buffering between uses of differing intensities both on-site and off-

site which may include innovative treatments of use to use relationships; 

 

6. The allowed uses, bulk requirements and landscaping and buffering are appropriate to and 

compatible with the type of development, the surrounding neighborhood or area and the 

community; 

 

7. Areas with unique or significant historical, cultural, recreational, aesthetic or natural features 

are preserved and incorporated into the design of the project; 

 

8. Open spaces and trails are integrated into the development plan to serve as amenities to 

residents and provide reasonable walking and biking opportunities; 
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9. The proposed development will not overburden the capacities of existing or planned roads, 

utilities, and other public facilities (e.g., fire protection, police protection, emergency services, and 

water and sanitation), and the required public services and facilities will be provided to support 

the development when needed; 

 

10. The proposed development would be a benefit through the provision of interconnected open 

space, conservation of environmental features, aesthetic features and harmonious design, 

and energy efficient site design; 

 

11. The proposed land use does not permit the use of any area containing a commercial mineral 

deposit in a manner which would unreasonably interfere with the present or future extraction 

of such deposit unless acknowledged by the mineral rights owner; 

 

12. Any proposed exception or deviation from the requirements if the zoning resolution or the 

subdivision regulation is warranted by virtue of the design and amenities incorporated in the 

development plan and development guide; and 

 

13. The owner has authorized the application. 

 

WHEREAS, the applicants have requested the proposed PUD be reviewed and considered as a 

Preliminary Plan; this Commission therefore further finds that the request meets the criteria of 

approval outlined in Section 7.2.1.D.2.e of the Land Development Code (as amended), as follows:  

 

1. The proposed Subdivision is in general conformance with the goals, objectives, and policies of 

the Master Plan; 

 

2. The Subdivision is consistent with the purposes of the Code;  

 

3. The Subdivision is in conformance with the subdivision design standards and any approved 

Sketch Plan;  

 

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 the Code; 

 

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 the Code; 

 

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)]; 
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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 the Code and the Engineering Criteria Manual (“ECM”) are provided 

by the design; 

 

8. 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; 

 

9. 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 the Code and the ECM; 

 

10. 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; 

 

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

transportation systems are or will be available to serve the proposed Subdivision; 

 

12. The Subdivision provides evidence to show that the proposed methods for fire protection 

comply with Chapter 6 of the Code; 

 

13. The proposed Subdivision meets other applicable sections of Chapter 6 and 8 of the Code; and 

 

WHEREAS, 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 the Code; 

 

WHEREAS, the Planning Commission also finds that the proposed PUD Modification(s) from the 

Code meet(s) the criteria for a PUD Modification outlined in Section 4.2.6.F.2.h of the Land 

Development Code and as depicted on the PUD Development Plan. 

 

NOW, THEREFORE, BE IT RESOLVED, that the El Paso County Planning Commission recommends 

that the petition of Mayberry Communities, LLC for approval of a Map Amendment (Rezoning) to 

amend the El Paso County Zoning Map for property located in the unincorporated area of El Paso 
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County from the PUD (Planned Unit Development) zoning district to the PUD (Planned Unit 

Development) zoning district with a Preliminary Plan proposing 92 single-family attached lots, 6 

single-family detached lots, and 1 clubhouse lot, for a total of 99 lots, and 8 tracts, including 5.99 

acres of open space provisions and 2.33 acres of land dedicated for public right-of-way meets the 

criteria for approval outlined in Sections 4.2.6.D and 7.2.1.D.2.e of the Land Development Code and 

be approved by the Board of County Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. Development of the property shall be in accordance with this PUD Development Plan.  Minor 

changes in the PUD Development Plan, including a reduction in residential density, may be 

approved administratively by the Director of the Planning and Community Development 

Department consistent with the Land Development Code.  Any substantial change will 

require submittal of a formal PUD Development Plan amendment application. 

 

2. Approved land uses are those defined in the PUD Development Plan. 

 

3. All owners of record must sign the PUD Development Plan. 

 

4. The PUD Development Plan shall be recorded in the office of the El Paso County Clerk & 

Recorder prior to scheduling any Final Plats for hearing by the Planning Commission.  The 

development guide shall be recorded in conjunction with the PUD Development Plan. 

 

5. Applicable drainage, bridge, school, and park fees shall be paid with each Final Plat. 

 

6. Applicant shall comply with all requirements contained in the Water Supply Review and 

Recommendations, dated 8/12/2026, as provided by the County Attorney’s Office. 

 

7. All outstanding El Paso County Staff comments shall be addressed prior to recordation of 

the PUD Development Plan. 

 

NOTATIONS 

1. Subsequent Final Plat filings may be approved administratively by the Planning and 

Community Development Director.  

 

2. If a zone or rezone petition has been disapproved by the Board of County Commissioners, 

resubmittal of the previously denied petition will not be accepted for a period of one (1) year 

if it pertains to the same parcel of land and is a petition for a change to the same zone that 

was previously denied.  However, if evidence is presented showing that there has been a 

substantial change in physical conditions or circumstances, the Planning Commission may 

reconsider said petition. The time limitation of one (1) year shall be computed from the date 

of final determination by the Board of County Commissioners or, in the event of court 

litigation, from the date of the entry of final judgment of any court of record. 
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3. Rezoning requests not forwarded to the Board of County Commissioners for consideration 

within 180 days of Planning Commission action will be deemed withdrawn and will have to 

be resubmitted in their entirety.  

 

4. Preliminary Plans not forwarded to the Board of County Commissioners within 12 months 

of Planning Commission action shall be deemed withdrawn and shall have to be resubmitted 

in their entirety. 

 

5. Approval of the Preliminary Plan will expire after two (2) years unless a Final Plat has been 

approved and recorded or a time extension has been granted. 

 

BE IT FURTHER RESOLVED that the Planning Commission recommends approval of the Planned Unit 

Development (PUD) as a Preliminary Plan of the Mayberry Phase 2 Subdivision. 

 

BE IT FURTHER RESOLVED that this Resolution and the recommendations contained herein shall be 

forwarded to the El Paso County Board of County Commissioners for its consideration.   

 

_________________ seconded the adoption of the foregoing Resolution.    

 

The roll having been called, the vote was as follows: (circle one) 

 

Thomas Bailey  aye / no / non-voting / recused / absent 

Blaine Brew   aye / no / non-voting / recused / absent 

Michael Brewer  aye / no / non-voting / recused / absent 

Sarah Brittain Jack  aye / no / non-voting / recused / absent 

Jim Byers   aye / no / non-voting / recused / absent 

Suzanne Casagrande  aye / no / non-voting / recused / absent 

Mae Emrick   aye / no / non-voting / recused / absent 

Eric Moraes   aye / no / non-voting / recused / absent 

Bryce Schuettpelz  aye / no / non-voting / recused / absent 

Tim Trowbridge  aye / no / non-voting / recused / absent 

Christopher Whitney   aye / no / non-voting / recused / absent 

Jason Wulf   aye / no / non-voting / recused / absent 

 

The Resolution was adopted by a vote of _____ to _____ by the El Paso County Planning Commission, 

State of Colorado.    

 

DONE THIS 15th day of October, 2026,  at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 

 By: __________________________________ 

        Chair  
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EXHIBIT A 

MAYBERRY, PUD 2 LEGAL DESCRIPTION 

 

An assembly of contiguous parcels and Right-of-Ways herein described for the purpose of a 

Planned Unit Development and Preliminary Plan, being all of Tracts A, K and O, MAYBERRY, 

COLORADO SPRINGS FILING NO. 1, a subdivision of land in the Northwest Quarter of Section 14 

and the Northeast Quarter of Section 15, Township 14 South, Range 63 West of the 6th Principal 

Meridian, El Paso County, Colorado, the plat of said subdivision recorded December 23, 2020 as 

Reception Number 220714655 in the Office of the Clerk and Recorder of El Paso County, Colorado; 

 

AND 

 

Unplatted land in said Northwest and Northeast Quarters, lying between and adjoining the West 

line of said Tract O and the easterly line of Tract N, said MAYBERRY, COLORADO SPRINGS FILING 

NO. 1, also lying North of that easterly/westerly segment of the easterly line of said Tract N that 

intersects the East line of said Northeast 1/4 of said Section 15 and extended easterly to the 

Southeast corner of the Right-of-Way of Positive Place (formerly known as Mayberry Drive) 

established by said plat; 

 

AND 

 

The Right-of-Ways of Mayberry Drive (formerly known as New Log Road) and Village Main Street 

lying in said Northwest and Northeast Quarters, established by said plat and adjoining the 

easterly, westerly and southerly lines of said Tract A and adjoining the westerly and South lines of 

said Tract K; 

 

All together more particularly described as follows: 

BEGINNING at the Northeast corner of said Tract K, Thence southerly on the easterly line of said 

Tract K the following 4 courses and distances: 1) South 00° 31' 01" West, 201.27 feet; 2) Thence 

North 89° 28' 59" West, 20.79 feet; 3) Thence South 00° 00' 00" East, 60.00 feet; 4) Thence South 

44° 44' 29" East, 21.25 feet; Thence South 00° 00' 00" East, 667.76 feet on the East line of said Tract 

K and its southerly extension and on the East line of said Tract O to the most northerly Southeast 

corner of said Tract O; Thence South 45° 15' 31" West, 30.97 feet on the southeast line of said 

Tract O to the most southerly Southeast corner of said Tract O; Thence South 00° 31' 01" West on 

the West line of said Positive Place Right-of-Way to the Southeast corner thereof and being the 

Southeast corner of said unplatted land; Thence North 89° 20' 00" West, 801.52 feet on the South 

line of said unplatted land, intersecting the East line of said Northeast 1/4 of Section 15 and 

continuing on said easterly/westerly segment of the easterly line of said Tract N; Thence North 00° 

17' 11" West, 100.01 feet continuing on said easterly line of Tract N; Thence North 45° 54' 07" East, 

31.33 feet continuing on said easterly line; Thence North 00° 00' 00" East, 201.01 feet continuing 

on said easterly line to the Northwest corner of said unplatted land; Thence northerly continuing 

on said easterly line of Tract N being coterminous with the westerly Right-of-Way lines of said 

Village Main Street and said Mayberry Drive (formerly known as New Log Road) the following 8 
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courses and distances: 1) North 44° 44' 29" West, 31.25 feet; 2) Thence North 00° 00' 00" East, 

70.00 feet; 3) Thence North 45° 15' 31" East, 30.97 feet; 4) Thence North 00° 00' 00" East, 31.13 

feet to the beginning of a tangent curve to the right and concave southeasterly; 5) Thence 

northerly on said curve an arc length of 151.64 feet, said curve having a radius of 435.00 feet, a 

chord bearing of North 09° 59' 11" East, a chord distance of 150.87 feet and an interior angle of 

19° 58' 22" to a point of tangency; 6) Thence North 19° 58' 22" East, 166.93 feet to the beginning of 

a tangent curve to the left and concave northwesterly; 7) Thence northerly on said curve an arc 

length of 127.11 feet, said curve having a radius of 365.00 feet, a chord bearing of 09° 59' 45" East, 

a chord distance of 126.47 feet and an interior angle of 19° 57' 13" to a point of tangency; 8) 

Thence North 00° 01' 09" East, 173.93 feet; Thence departing said easterly line of Tract N South 

89° 28' 59" East, 697.84 feet on the North line of said Tract K and its westerly extension to the 

POINT OF BEGINNING, containing 821,002 square feet or 18.848 acres. 
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EXHIBIT B 

(zoning map) 

 


