Early Assistance Meeting Number: EA2516
Project Name: Aspen Willow Estates
Project Location: North/Eastern part of EPC
Project Parcel Nos. 6100000298
Project Description: “The owner of the property would like to retain up to 5 acres of the 35-acre with the improvements on it and subdivide the remainder of the property. The property is zoned A-5. It is already zoned appropriately for 5-acre residential-agricultural uses. The applicant would like to create a total of 6 parcels leaving some acreage to accommodate access and private internal roads. It is estimated generally that 10% should be set aside for roads.”
Meeting Date: 4/16/25

El Paso County Planning & Community Development Planning Checklist

Request – Map Provided by Applicant
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Zoning
	Existing Zone(s)
	
	
	

	
	
	
	

	Zone
	
	Name
	

	A-5
	
	Agricultural
	

	
	
	
	

	Proposed Zone(s)
	
	
	

	
	
	
	

	Zone
	
	Name
	

	A-5
	
	Agricultural
	





Zone Map 
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Zoning Analysis
	-Surrounded by residential zoning with a mix of smaller lots of 2.5 -5 acres in size
-Keeping A-5 but creating more lots is consistent with character of community
-Maintaining A-5 zoning does allow for more agricultural uses vs rezoning to rr-5



Zoning District Requirements (density, lot size, lot design standards, building setbacks)
	[bookmark: _Hlk178340471][image: ]
2  In the event that the land to be partitioned, platted, sold or zoned abuts a section line County road, the minimum lot area for lots abutting the road shall be 4.75 acres and minimum lot width shall be 165 ft.

3  Agricultural stands shall be setback a minimum of 35 feet from all property lines.

4  Sawmills shall be setback a minimum of 300 feet from all property lines.

6  One additional foot of height is allowed for each foot of additional setback provided above the required minimums up to a maximum of 100 feet. For example, a maximum height of 35 feet is allowed for structures setback a minimum of 30 feet from all property lines and a maximum height of 50 feet is allowed for structures setback a minimum of 45 feet from all property lines.






Application Type(s)                                                 
	Final Plat
	  Hearing:  Required      

	
	        

	
	



Approval Criteria:
	Section 7.2.1

(f)
Criteria for Approval. In approving a final plat, the approving authority shall find that:
• The subdivision is in conformance with the goals, objectives, and policies of the Master Plan;
• The subdivision is in substantial conformance with the approved preliminary plan;
• The subdivision is consistent with the subdivision design standards and regulations and meets all planning, engineering, and surveying requirements of the County for maps, data, surveys, analyses, studies, reports, plans, designs, documents, and other supporting materials;
• Either a sufficient water supply has been acquired in terms of quantity, quality, and dependability for the type of subdivision proposed, as determined in accordance with the standards set forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] and the requirements of Chapter 8 of this Code, or, with respect to applications for administrative final plat approval, such finding was previously made by the BoCC at the time of preliminary plan approval;
• A public sewage disposal system has been established and, if other methods of sewage disposal are proposed, the system complies with State and local laws and regulations, [C.R.S. § 30-28-133(6)(b)] and the requirements of Chapter 8 of this Code;
• All areas of the proposed subdivision which may involve soil or topographical conditions presenting hazards or requiring special precautions have been identified and that the proposed subdivision is compatible with such conditions [C.R.S. § 30-28-133(6)(c)];
• Adequate drainage improvements are proposed that comply with State Statute [C.R.S. § 30-28-133(3)(c)(VIII)] and the requirements of this Code and the ECM;
• Legal and physical access is provided to all parcels by public rights-of-way or recorded easement, acceptable to the County in compliance with this Code and the ECM;
• Necessary services, including police and fire protection, recreation, utilities, and transportation systems, are or will be made available to serve the proposed subdivision;
• The final plans provide evidence to show that the proposed methods for fire protection comply with Chapter 6 of this Code;
• Off-site impacts were evaluated and related off-site improvements are roughly proportional and will mitigate the impacts of the subdivision in accordance with applicable requirements of Chapter 8;
• Adequate public facilities or infrastructure, or cash-in-lieu, for impacts reasonably related to the proposed subdivision have been constructed or are financially guaranteed through the SIA so the impacts of the subdivision will be adequately mitigated;
• The subdivision meets other applicable sections of Chapter 6 and 8; and
• The extraction of any known commercial mining deposit shall not be impeded by this subdivision [C.R.S. §§ 34-1-302(1), et seq.]




Processing Issues and Options
	-Plat must be approved prior to any other proposed development projects associated with the site 
-lots 3 and 4 will need access to a road
  .flag lots
  .private driveway/access maintenance agreement
-3 or more lots require a road or a private driveway can be used







Relevant Past History:
	[image: ]

-Tower at property
   .AL1925
   .PPR2022
   .TWR253
-Equine Vet Clinic
   .AL01012
-Riding academy/commercial stable
  . AL96023




Design and Landscaping

Site Design/Layout (Lot pattern, circulation/road design, open space, preservation of natural features, compatibility internally and with adjacent land uses)
	-creating larger style lots does not require landscaping within the lots
-anything abutting roads will



Landscaping
	☐	Expressway, Principal arterial area depth – 25’-Trees required 1 per 20’

	☐	Urban interchange/Intersection area depth – 25’- N/A

	☒	Minor arterial area depth 20’ – Trees required 1 per 25’

	☒	Non-arterial area depth 10’ – Trees required 1 per 30’

	☐	Parking lot landscaping required

	☐	Buffer between non-residential and residential districts separated by a non-arterial road or public alley



	Section 6.2.2
https://library.municode.com/co/el_paso_county/codes/land_development_code?nodeId=CH6GEDEST_6.2DESTANFAAC



Signage:
	-sign permit on file







Parking Requirements:
	-resubmit all associated plans for special use after plat is completed
-parking can be depicted on site plan



Lighting:
	-resubmit all associated plans for special use after plat is completed
-any existing lighting should be depicted on site plan















Site Characteristics\ Constraints\ Environmental Standards: 
	[image: ]
-minimal slope

[image: ]
-areas with high fire risk

Flag lot:
(4)
Flag Lots.  
(a)
Only Allowed Where Other Options Impractical. Flag lots shall only be used where other lot layouts are impractical.
(b)
Not Used to Avoid Public Road or Utilities Construction. Flag lots shall not be used as a means of avoiding the construction of public roads or the extension of utilities.
(c)
Cul-De-Sac Required. The lot layout shall incorporate a cul-de-sac where 3 or more abutting flag lots would occur.
(d)
Shared Access. Flag lots shall be required to share access where inadequate frontage exists for multiple accesses in accordance with the access requirements of the ECM.
(e)
Minimum Pole Width. The minimum width for a flag lot pole shall be 30 feet.
(f)
Maximum Pole Length. The length of the flag lot pole shall not exceed the length of the longest side of the flag portion of the flag lot.
(g)
Pole Not Included in Lot Area. The area of the pole of the flag lot shall not be included in the lot area in meeting the minimum lot area requirements. Where the pole is irregular or wedge shaped the PCD Director shall determine where the flag pole is measured to.




	☐	30% or greater slope

	☒	CGS review required (separate fee to CGS)

	☐	




Taxing Entities
[image: Graphical user interface, text, application

AI-generated content may be incorrect.]


	Proposed source of water
	Proposed method of wastewater disposal

	☐	Central System
	☐	Central System

	District Name:
	well
	District Name:
	septic



Water/wastewater comments
	Section 8.4.7 of LDC

Verify that wells can  support for future use of a large scale subdivision
-state: 100 yr water finding
-county: 300 yr water finding
Section 8.4.2.b
**well and septic**
· Section 8.4.7 
water resource report/state required summary form
· Section 8.4.8
On site treatment:
[image: ]




Fire District:
	-Tri Lakes Fire Protection District 
-Fire Protection Report is required
-Section 6.3.3 of the LDC
[image: ]








Parks and trails:
	[bookmark: _Hlk102979971]-Community services parks division
719 520 6375 
-any planned trails near the property/adjacent to the property



Annexations/Intergovernmental/ Jurisdictional Access issues:
	[bookmark: _Hlk178340493] 




[bookmark: _Hlk98249061]Your El Paso Master Plan 

Placetype: 
	[image: ]








Recommended Land Uses: 
	[image: ]



Goals, Objectives, Strategies:
	[image: ]




Area of Change Designation: 
Description:
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Goals, Objectives, Strategies:
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Key Area: 

	[image: ]



     


Water Master Plan Area: 2
	[image: ]






Recommendations: 
	[image: ]
-Please depict answers to #1-6 in the letter of intent
-Applicant required to account for water availability for the next 300 years. This may include working with a water attorney an the Colorado Water Court to meet the County’s mandate.
https://assets-planningdevelopment.elpasoco.com/wp-content/uploads/WaterMasterPlan2018/Water-Master-Plan-2018-A-Copy.pdf




Wildlife impact
	Rank – 3

-natural features report
-wildfire and hazard mitigation plan
-associated agencies will review project





Parks Master Plan:
	Parks Administration Office
(719) 520-7529
Parks@elpasoco.com

https://communityservices.elpasoco.com/parks-planning/





Helpful Links
Planning Website: https://planningdevelopment.elpasoco.com/ 
El Paso County Master Plan: https://planningdevelopment.elpasoco.com/#1510603950097-f5d985dc-35b2
Parks, Mineral and Water Master Plan: https://planningdevelopment.elpasoco.com/resources-and-references/#1516982531779-52cc0e87-01af
Forms and Templates: https://planningdevelopment.elpasoco.com/planning-development-forms/#1510677560407-ff8cfff5-69b2716b-00f9cbba-0c21 
Land Development Code:  https://library.municode.com/co/el_paso_county/codes/land_development_code 
EDARP: https://epcdevplanreview.com/ 
Public GIS: https://elpasoco.maps.arcgis.com/apps/View/index.html?appid=5be6431018594c67b035ad0aad3e7e8a 

Wrap Up
-If subdivision is proposed, recording fees, park and school fees and road impact fees apply.
-Fees are subject to change. The fees at the time of application apply.
-Pursuant to the adopted El Paso County Road Impact Fee Program (Resolution No. 12-382), a transportation impact fee, calculated on a per trip basis, may be due at the time of building permit issuance. Starting January 1, 2020 the transportation impact fee will be due for all new construction (Resolution No. 19-471).
-The fee for any additional waiver/deviation requests (more than two) - $550.00 each. Please note that requests for waivers and/or deviations may result in additional processing/review delay.
-All items requested must accompany the submittal for it to be complete, prior to payment request or the submittal will not be complete and ready for review agencies.
-A temporary use permit shall be applied for and approved for any staging area associated with development, such as a sales office, construction trailer, or contractor's equipment yard, prior to scheduling of the pre-construction meeting with El Paso County Planning and Community Development. If a Planned Unit Development is proposed, the temporary staging area should be shown on the development guideline and phasing plan.
-All prospective timelines for review are subject to departmental staffing and workload.
-Early Assistance is valid for 12 months from submittal of the EA application. If a project submittal is not received within 12 months, a new EA meeting may be required. An audio/video copy of the meeting is available in EDARP within the EA folder.

- Applications scheduled for public hearings may be heard as a regular item at the request of staff or a hearing body member.


- Any comments or commitments made by any member of the County Staff during this early assistance meeting are only preliminary in nature and should not be relied upon by the applicant. All prospective applicants should be informed that formal comments cannot be made by staff until after the application is submitted.
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EL PASO COUNTY 6.985 FINANCIAL SERVICES (719)520-6400
EL PASO COUNTY CONSERVATION DISTRICT 0.000 MARIAH HUDSON (719)600-4706
EPC ROAD & BRIDGE (UNSHARED) 0.330 = (719)520-6498
LEWIS-PALMER SCHOOL DISTRICT #38 37.500 BRETT RIDGWAY (719)488-4705
PIKES PEAK LIBRARY DISTRICT 3.140 RANDALL A GREEN (719)531-6333
TRI-LAKES MONUMENT FIRE PROTECTION DISTRICT 18.400 ANDY KOVACS (719)484-0911
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Into flood water.
(C) Onsite Wastewater Treatment Systems (OWTS).

(1) Burden of Proof on Subdivider to Show OWTS Effective. The burden of proof for showing that an OWTS meets the spirit and intent of this Section shall be on the applicant. Reports, data, and other evidence shall illustrate that the

subdivision, at a minimum, achieves the following:

» Non-contamination of surface or subsurface water resources;
+ Non-interference with water resources of adjoining lots. The standard for determining interference shall be the probability of well deepening or the necessity to remove land from agricultural use;

+ Non-interference with the enjoyment, use, or utility of adjoining land by virtue of pollution, odor, health hazard or water usage. Placement of leach fields within the cone of influence of a well shall constitute interference, unless otherwise
approved by the EPCPH;

+ Lot sizes compatible with the limitations inherent in soils, geologic, and hydrologic characteristics of the site. Lot sizes in excess of 5 acres may be required in areas in which site characteristics dictate larger lots; and
+ Compliance with any physical setback requirements of the EPCPH regulations.

(I) IOWTS Sites Required for All Lots or Parcels. All ots shall be designed to ensure that each lot has a minimum oflswtes appropriate for OWTS which do not fall in the restricted areas identified on the preliminary plan; soils and geology
report delineated wetland or floodplain maps; or other reports required under this Code.
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Owner name, contact telephone number, and email
Applicant name (if not owner), contact telephone number, and email

Report preparer contact telephone number and email
A description of subdivision including acreage of each proposed land use, number of dwelling units, number of
residential/commercial/industrial/institutional lots, and acreage of residential/commercial/industrial, institutional area.

The Fire Authority's capabilities including existing and proposed equipment, facilities, services, response time to provide
fire protection for the proposed subdivision.

An analysis of compliance with the Fire Protection and Wildfire Mitigation Section of the LDC to include at a minimum:
Water Supply and if fire hydrants, cisterns, dry hydrants, or sprinklers will necessary or utilized.

information regarding the internal and external roadways and if an emergency vehicle can utilize those roadways.
Information regarding any emergency access roads and/or gates.

A description of any wildland fire and hazard mitigation necessa
An analysis of compliance with the applicable fire code.
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The Large-Lot Residential placetype consists almost entirely of residential development and acts as the
transition between placetypes. Development in this placetype typically consists of single-family homes
occupying lots of 2.5 acres or more, and are generally large and dispersed throughout the area so as to
preserve a rural aesthetic. The Large-Lot Residential placetype generally supports accessory dwelling
units as well. Even with the physical separation of homes, this placetype still fosters a sense of commus-
nity and is more connected and less remote than Rural areas. Large-Lot Residential neighborhoods
typically rely on well and septic, but some developments may be served by central water and waste-
water utilities. If central water and wastewater can be provided, then lots sized less than 2.5 acres could
be allowed if; 1) the overall density is at least 2.5 acres/lot, 2.) the design for development incorporates
conservation of open space, and 3.) it is compatible with the character of existing developed areas.

Conservation design (or clustered development) should routinely be considered for new development
within the Large-Lot Residential placetype to provide for a similar level of development density as
existing large-lot areas while maximizing the preservation of contiguous areas of open space and the
protection of environmental features. While the Large-Lot Residential placetype is defined by a clear
set of characteristics, the different large-lot areas that exist throughout the County can exhibit their
own unique characters based on geography and landscape.
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Land Uses

Primary

e Single-family Detached Residential (typically
2.5-acre lots or larger)

Supporting

e Parks/Open Space
e Commercial Retail (Limited)
e Commercial Service (Limited)

e Agriculture
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Goal LU1.

Ensure compatibility with established character and infrastructure capacity.
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Minimal Change: Developed

These areas have undergone development and
have an established character. Developed areas
of minimal change are largely built out but may
include isolated pockets of vacant or underuti-
lized land. These key sites are likely to see more
intense infill development with a mix of uses and
scale of redevelopment that will significantly
impact the character of an area. For example,
alarge amount of vacant land in a suburban
division adjacent to a more urban neighborhood
may be developed and change to match the
urban character and intensity so as to accom-
modate a greater population. The inverse is also
possible where an undeveloped portion of an
denser neighborhood could redevelop to a less
intense suburban scale. Regardless of the devel-
opment that may occur, if these areas evolve to
a new development pattern of differing intensity,
their overall character can be maintained.
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Objectives

Objective LU3-1: Development
should be consistent with the
allowable land uses set forth in
the placetypes first and second
Lo their built form guidelines.

Objective LU3-2: The agricultural
lands within the Rural placetype
represent a valuable economic
resource and unique lifestyle that
should be preserved.
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Tri-Lakes Area

Tri-Lakes is the northern gateway into the County
along Interstate 25 and Highway 83. It is situ-
ated between Pike National Forest, the United
States Air Force Academy, and Black Forest. With
significant suburban development and some
mixed-use development, this Key Area supports
the commercial needs of many of the residents
in northern El Paso County. Tri-Lakes also serves
as a place of residence for many who commute
to work in the Denver Metropolitan Area. It

is also an activity and entertainment center

with the three lakes (Monument Lake, Wood-
moor Lake, and Palmer Lake) that comprise

its namesake and direct access to the national
forest. Tri-Lakes is the most well-established
community in the northern part of the County
with a mixture of housing options, easy access to
necessary commercial goods and services, and

a variety of entertainment opportunities. Future
development in this area should align with the
existing character and strengthen the residential,
commercial, employment, and entertainment
opportunities in the adjacent communities of
Monument, Palmer Lake, and Woodmoor.
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Review of Projects (Many Goals and Policies
are applicable to a project)

E

. Where is the project (refer to region)

. What is their water supply (central, wells, by whom)

If they are a central supplier, how have they addressed Section
3 (efficiencies, cooperation, reuse, storage, interconnection)
What standards of Section 4 are applicable, especially for
groundwater (quality, economic life, sustainability)

. How has the applicant addressed water supply needs at full
buildout. Chapter 5

. Have they planned for the project or the area to ensure
adequate water in the future(efficiency, drought planning,
conservation, flexibility in design, reuse, participating in
regional water supply planning, renewable water partnerships
and development, etc)
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Using the Minor Application process, the property owner desires to subdivision a 35-acre
parcel of land into 4 lots, one of approximately 20 acres and three of approximately 5 acres
each. The owner intends to retain the 20-acre parcel and continue its use as a veterinary
clinic under an approved, existing Special Use Permit. The Special Use will have to be
modified to reference a 20-acre parent parcel instead of the original 35.

Access to the 20-acre parcel shall be the existing access to the property. Access to the
three, 5-acre lots will be from Higby Road via an access easement that runs north and
south along but outside the eastern property boundary. The easement is being formally
negotiated with the neighboring owner. It will be recorded as a deed restriction on the
neighboring property with that recordation number being included on this proposed plat.
This easement has already been discussed and agreed upon informally between the two
parties. That neighboring property owner is the probable buyer for the 3 new lots.

As the property is already zoned A-5, Agricultural Use, no zone change is required and
because itis already appropriately zoned for this proposal, it is possible that 5-acre lots
were already envisioned for this property.
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