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Traffic Memo
Boyd Subdivision Filing No. 1

The minor  plat  application for  Boyd Subdivision Filing No.  1,  containing 35.88± acres,  proposes to
establish three (3) single-family rural residential lots.  The project site  is located within the Southwest
quarter of the Southwest quarter of Section 7, Township 11 South, Range 65 West of the 6 th principal
meridian in El Paso County, Colorado and has El Paso County Tax Schedule Number: 5100000433. The
current address of the site is 18735 Brown Road.  The site is located north of Walker Road and at the east
end of the section of Brown Road that runs east and west. Brown Road terminates at the west boundary of
proposed Boyd Subdivision Filing No. 1.  All surrounding properties are currently not platted.  However,
the westerly neighboring 39.77± acre property is the proposed subdivision known as the Prairie Ridge
Subdivision.  The areas of the three proposed lots are 1 5.26± acres, 10.00± acres and 10.62± acres for
Lot 1, Lot 2 and Lot 3, respectively.  The site is zoned RR-5.  

ESTIMATED TRAFFIC VOLUMES

The  three  proposed  single  family  rural  residential  lots  will  access  public  Brown  Road  with  private
driveways  connecting  to  the  east  cul-de-sac  bulb  of  Brown Road.  The  development  is  expected  to
generate a total of 28 trips per day (Average weekday trips ends) and 3 trips in the peak hour based on
9.44 trips per unit for Single Family Detached Housing (according to Trip Generation, 10th Edition, 2017
by the Institute of Transportation Engineers). This number of trips is below the County threshold of 100
trips per day or 10 trip during the peak hour.  Therefore, a full Transportation Impact Study (TIS) is not
required for the project.  This development is subject to fees established by the El Paso County Road
Impact Fee Program per El Paso County Resolution Number 19-471.  The owners have elected to not be
included in any Public  Improvements  District.   Traffic Impact  Fees  will  be  paid at  time  of  building
permit.  However, there are additional considerations due to the conditions of Brown Road.

FUTURE BROWN ROAD IMPROVEMENTS - COST SHARING

The subdivision plat for neighboring Prairie Ridge was approved by the El Paso County Board of County
Commissioners on April 24, 2008.  However, the final plat expired after not being recorded in time.  The
subdivision is currently undergoing Reconsideration by the Board of County Commissioners to enable
plat recordation.  The plat approval for neighboring Prairie Ridge involved a process and negotiations to
determine the appropriate equatable monetary contribution to future Brown Road improvements by those
properties that are anticipated to take access from Brown Road.  The results are contained within the
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Conditions of Approval section of the attached October 1, 2008 BOCC Approval Letter for the Prairie
Ridge Subdivision.

Since the Prairie Ridge project was the first plat approved using Brown Road as access, the agreements
reached  for  the  subdivision  concerning  developer  payments  for  future  Brown  Road  improvements
established the amounts of equitable fair share contribution.  It is expected by the developers of Prairie
Ridge and Boyd Subdivision Filing No. 1 that any future development that takes access of any kind from
Brown Road would also contribute equitable fair share funds for Brown Road improvements.  They trust
that  the County will  enforce this requirement going forward.   The 2008 Prairie Ridge Conditions of
Approval set the equitable fair share contribution at $11,000 per lot with $50,000 to be deposited in
escrow at the time of plat recording.  At the time sale for each of the seven (7) lots, an additional $3,857
was to be deposited in escrow for a total of $77,000.

The  ongoing  Reconsideration  of  Final  Plat  Approval  for  Prairie  Ridge  updated  the  total  per-lot
contribution amount for inflation to $14,553 per lot with $9,450 per lot being deposited in escrow at the
time of plat recording and an additional $5,104 per lot being deposited at the time of each lot sale (see
attached).  These amounts have been accepted by County Staff, but the plat approval is still in process.
Proposed Boyd Subdivision Filing No. 1 is to contain three lots.  Therefore, the total equitable fair share
contribution to Brown Road from Boyd Subdivision is $43,659 with 28,350.00 being deposited in escrow
at the time of plat recording and $5,103 being deposited at the time if each individual lot sale.

However, the El Paso County Road Impact Fee program was enacted after the initial approval of Prairie
Ridge.  We suggest that the amount per lot being deposited at time of individual lot sale be reduced by
$3,830 which is the amount of Road Impact Fees that will be collected at time of building permit.  The
resulting contribution for each lot at the time of individual sale is $1,273.           

The conditions of approval for Prairie Ridge contain an expiration provision for the funds in escrow
which is five years from the closing date of the sale of the last lot in the subdivision or 10 years from the
date of the agreement, which ever is later.  If the escrow funds are not used for construction of Brown
Road by the expiration date, the funds are to be returned, with accrued interest to the applicants, their
heirs, successor and assigns, excluding individual lot owner successors.  

M.V.E., Inc. ● Engineers ● Surveyors
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Staff recommends you coordinate with the applicant for Owl Ridge Minor Subdivision (PCD File No. MS225) located directly north of Boyd Minor Subdivision in estimating the proportional share analysis.  Attached is the email correspondence sent to the applicant for Owl Ridge MS.
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Gilbert LaForce


From: Gilbert LaForce
Sent: Thursday, April 7, 2022 9:31 AM
To: 'Brett Louk'; Kari Parsons
Cc: Daniel Torres
Subject: RE: Haugen Subdivision - EA2124


Brett, 
 
Thank you for the reminder. We couldn’t find the agreement between the two owners/developers. Since the Prairie 
Ridge application was for a reconsideration of the previously approved application the County processed Prairie Ridge 
with the original conditions of approval adjusted for inflation. 
 
The guidance I’ve received from my manager with your application is that you need to supply a new cost estimate 
necessary to upgrade Brown Road to the standard rural local paved roadway and identify your proportional share. The 
new cost estimate would not be based on the old prairie ridge estimate. The proportional share would likely be based on 
current parcels expected to utilize Brown Road for access and the proposed prairie ridge subdivision. 
 
Call me if you would like to discuss. I am available now to 10:30a, 1-2p, and 3-5p today.  
 
 
Respectfully, 
Gilbert C. LaForce, P.E. 
Engineer III 
El Paso County  
Planning and Community Development 
2880 International Circle, Suite 110 
Colorado Springs, CO 80910 
Cell: (719) 331-7134 
Fax: (719) 520-7984 
gilbertlaforce@elpasoco.com 
 
 
 
 


From: Brett Louk <blouk@smhconsultants.com>  
Sent: Thursday, April 7, 2022 8:54 AM 
To: Gilbert LaForce <GilbertLaForce@elpasoco.com>; Kari Parsons <kariparsons@elpasoco.com> 
Cc: Daniel Torres <DanielTorres@elpasoco.com> 
Subject: RE: Haugen Subdivision - EA2124 
 


CAUTION: This email originated from outside the El Paso County technology network. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Please call IT Customer Support at 520-6355 if you are unsure 
of the integrity of this message. 


 


Hello Gilbert, 
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Just following up to see if you had a chance to catch up with the review engineer for Prairie Ridge regarding the Brown 
Road improvements? 
 
Thanks, 
 
Brett Louk, P.E. 
SMH Consultants  
P: 719.465.2145  
 
 
 


From: Gilbert LaForce <GilbertLaForce@elpasoco.com>  
Sent: Thursday, March 31, 2022 8:15 AM 
To: Kari Parsons <kariparsons@elpasoco.com>; Brett Louk <blouk@smhconsultants.com> 
Cc: Daniel Torres <DanielTorres@elpasoco.com> 
Subject: RE: Haugen Subdivision - EA2124 
 
Brett, 
 
The review engineer for Prairie Ridge is out on vacation and will be returning next week. I’ve scheduled a meeting with 
him next Tuesday (April 5) to discuss this issue and the latest subdivision agreements for the project. I will reach out to 
you as soon as I have additional guidance on the matter. 
 
Respectfully, 
Gilbert C. LaForce, P.E. 
Engineer III 
El Paso County  
Planning and Community Development 
2880 International Circle, Suite 110 
Colorado Springs, CO 80910 
Cell: (719) 331-7134 
Fax: (719) 520-7984 
gilbertlaforce@elpasoco.com 
 
 
 


From: Kari Parsons <kariparsons@elpasoco.com>  
Sent: Sunday, March 27, 2022 10:02 AM 
To: Brett Louk <blouk@smhconsultants.com>; Gilbert LaForce <GilbertLaForce@elpasoco.com> 
Subject: RE: Haugen Subdivision - EA2124 
 
Brett- Please contact Gilbert La Force, the review engineer assigned to the EA. He may be able to answer questions. I can 
tell you that the costs have significantly risen since 2008 and the Count Wide Road Impact Fee program was adopted in 
2013.  
Gilberts tele number is 719-520-7945 
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Kari Parsons, Senior Planner 
E.P.C. Planning & Community Development 
2880 International Circle 
Colorado Springs, CO. 80910 
719.520.6306 
https://planningdevelopment.elpasoco.com/  


 
To review all El Paso County projects in EDARP go to: https://epcdevplanreview.com/ 
 
To review the El Paso County Land Development Code (2021) go to: 
https://library.municode.com/co/el_paso_county/codes/land_development_code  


PERSONAL WORK SCHEDULE 
Monday - Thursday, 7:00 am to 5:30 pm  


DEPARTMENT HOURS  
Monday - Friday, 7:30 am to 4:30 pm 


 


From: Brett Louk <blouk@smhconsultants.com>  
Sent: Friday, March 25, 2022 1:30 PM 
To: Kari Parsons <kariparsons@elpasoco.com>; Gilbert LaForce <GilbertLaForce@elpasoco.com> 
Subject: RE: Haugen Subdivision - EA2124 
 


CAUTION: This email originated from outside the El Paso County technology network. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Please call IT Customer Support at 520-6355 if you are unsure 
of the integrity of this message. 


 


Hello Kari, 
 
Just circling back on this. I dug a little more into it and some of it is starting to make a little more sense, but there still 
seems to be some information missing that I haven’t been able to find. Attached is the Road Evaluation Report 
submitted as part of the Prairie Ridge Subdivision application. This is the best document I have been able to locate that 
kind of explains the cost-sharing for the Brown Road Improvements. Page 47 of the PDF shows the cost calculations 
originally performed in 2008 to improve Brown Road. I follow must of it, until about halfway down the sheet. There’s a 
line item that shows the Per Lot Contribution Based on 7 Lots in Prairie Ridge of $8,571.43. Then the next line item is 
Prairie Ridge Agreement with Adjacent Developer that shows the total per lot share of $11,000.00. Where is this 
agreement between these two developers? I can’t find anything that shows why the per lot increased from $8,571.43 to 
$11,000.00. Is there any additional information or clarification you can provide, so we can start to determine the cost 
share due by this proposed Owl Ridge Subdivision at 18885 Brown Road? Based on what I’m understanding so far, if the 
parcel share is $60,000 and we’re creating 3 lots, then our anticipated cost share would be $20,000 per lot. It also looks 
like the new documents for Prairie Ridge Subdivision included an inflation adjustment for their $11,000 per lot cost 
share and it is now shown as $14,553 per lot. Are we to apply the same inflation? 
 
This is the last item we need to get figured out and completed, so we can submit the application documents. I’m just 
trying to understand what has transpired in the past and where all the numbers are coming from so can submit our 
application. I would appreciate any assistance or additional information you could provide. 
 
Thanks, 
 
Brett Louk, P.E. 
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SMH Consultants  
P: 719.465.2145  
 
 
 


From: Kari Parsons <kariparsons@elpasoco.com>  
Sent: Saturday, March 12, 2022 9:25 AM 
To: Brett Louk <blouk@smhconsultants.com>; Gilbert LaForce <GilbertLaForce@elpasoco.com> 
Subject: RE: Haugen Subdivision - EA2124 
 
Mr. Louk 
All the new developments that undergo subdivision and may contribute traffic to Brown Road based on their site-
specific traffic study will contribute the fair share contribution. Some may be small in comparison. That being said you 
may be asked to contribute a small amount in comparison to Prairie Ridge based on the TIS.  
 
 
 
 
 
 


 


Kari Parsons, Senior Planner 
E.P.C. Planning & Community Development 
2880 International Circle 
Colorado Springs, CO. 80910 
719.520.6306 
https://planningdevelopment.elpasoco.com/  


 
To review all El Paso County projects in EDARP go to: https://epcdevplanreview.com/ 
 
To review the El Paso County Land Development Code (2021) go to: 
https://library.municode.com/co/el_paso_county/codes/land_development_code  


PERSONAL WORK SCHEDULE 
Monday - Thursday, 7:00 am to 5:30 pm  


DEPARTMENT HOURS  
Monday - Friday, 7:30 am to 4:30 pm 


 


From: Brett Louk <blouk@smhconsultants.com>  
Sent: Friday, March 11, 2022 10:35 AM 
To: Kari Parsons <kariparsons@elpasoco.com> 
Subject: Haugen Subdivision - EA2124 
 


CAUTION: This email originated from outside the El Paso County technology network. Do not click links or open attachments 
unless you recognize the sender and know the content is safe. Please call IT Customer Support at 520-6355 if you are unsure 
of the integrity of this message. 


 


Hello Kari, 
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We’re getting close to having all of the documents ready to submit. I have one question regarding the Escrow 
Agreement Brown Road submittal item. I dug through the latest documents for the Prairie Ridge Subdivision in terms of 
the road improvements and cost sharing. The costs for the improvements to Brown Road, as required for Prairie Ridge 
Subdivision, is being split between the 7 lots proposed within the Prairie Ridge Subdivision. There is nothing stated that 
adjacent property owners must also share in the costs of the improvements. There is also no other agreement stating 
that the owner of the property at 18885 Brown Road agreed to share in the costs of the improvements. 
 
Can we get this submittal item removed from EDARP for the Haugen Subdivision? 
 
Thanks, 
 
Brett Louk, P.E. 
SMH Consultants  
P: 719.465.2145  
 
 
 





dsdlaforce
File Attachment

dsdlaforce
Callout
attached email



April 14, 2022
Page 3

Attachments
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12. Compliance with all Fire District requirements shall be met. Individual lot 
purchasers shall provide in-house sprinklers in the construction of new homes. 

13. Replace note #20 with the following: 

Individual lot purchasers are responsible for constructing driveways, including 
necessary drainage culverts from Brown Road per Land Development Code 
Section 6.3.3.C.2 and 6.3.3.C.3. Due to their length, the driveways for Lots 5 
and 6 will r:ieed to be specifically approved by the Tri-Lakes/Monument Fire 
Rescue Authority. 

14. Brown Road will retain its current alignment.. Prior to recording the final plat, Applicant 
shall enter into a Public Improvements Contribution Agreement ("Agreement") with the 
County in which Applicants shall agree to participate in the completion of off-site public 
improvements to bring Brown Road into compliance with County local road standards 
("Brown Road Improvements"). Said Agreement shall require separate approval by the 
Board. Said Agreement shall address the following: 

1) Applicants' total fair, equitable, and reasonably proportional 
contribution to the Brown Road Improvements shall be 
$11,000.00 per lot for a total of $77,000.00 structured as follows: 

A. Prior to recording the final plat, Applicants shall deposit the sum of 
$50,000.00 with the El Paso County Treasurer, which funds the 
County shall maintain and deposit in a separate, interest bearing 
account not part of the County's operating budget. 

C. Applicant shall require as a condition of sale and closing of each of the 
seven lots, at the time of closing each lot, payment by the buyer to 
Applicant of 117th of the remaining $27,000.00 balance of the contribution, 
or $3,857.00 per lot, which funds Applicants shall cause to be paid to 
Development Services Department who in turn will transfer the funds to 
the El Paso County Treasurerfor deposit into the above described 
account. Interest shall accrue on the amount of $3,857 per lot from the 
date of recording of the Final Plat at an interest rate of 5 percent per 
annum simple interest. 

2) Said funds shall only be used for the purpose of constructing, or contributing to 
the construction of, the Brown Road Improvements. 

3) On or before the expiration date, the County may use the funds, including any 
interest accrued thereon, only for the purpose of constructing, or contributing to 
the construction of, the Brown Road Improvements. The expiration date is 5 
years from the closing date of the sale of the last lot in the Prairie Ridge 
subdivision or 10 years from the date of the Agreement, which ever is later. 
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4) Should the County not use said funds on or before the expiration date, the 
County shall return the funds to the applicants, their heirs, successors and 
assigns {excluding individual lot owner successors), together with accrued 
interest. 

15. A note shall be added to the Plat to place buyers on notice of their obligation to pay to 
the Applicant at closing 1/?1h of the remaining balance of the contribution for Brown Road 
Improvements consistent with the terms of the Public Improvements Contribution 
Agreement as outlined in Condition 14 above. 

NOTATIONS 
1. Failure to record the plat within one (1) year following Board of County Commis­

sioner approval will require reconsideration by the Board. Said reconsideration 
may involve compliance with new criteria, regulations and updated fees. 

2. The proposed subdivision is located entirely within the East Cherry Creek 
Drainage Basin (CYCY0200). This basin has not been studied and no drainage 
or bridge fees apply. 

This action will not become a matter of public record, nor can building permits be issued or lots 
conveyed based upon this action, until the Plat has been filed with the El Paso County Clerk and 
Recorder. This is done through our office but, in order to accomplish such filing, it will be necessary for 
you to contact us regarding recording fees which must be paid and make an appointment to pay the 
fees and submit the plat for recordation. 

Please note the El Paso County Clerk and Recorder will no longer accept documents for recording 
unless they have a minimum one-inch clear margin at the top of each page. 

This represents the Development Services Department's understanding of the action taken by 
the Board of County Commissioners. A copy of their Resolution will be forwarded to you, once 
that document is available. 

Should you have any questions, or if I can be of further assistance, please contact me at 719-520-6300. 

Sincerely, ~- /. 

Craig Dossey, Project Manager II 

ec: Pam Cherry, LDC, Inc. 
Eileen Wheeler, Deputy Clerk to the Board 

cc: Files: SP-07-:014, PrompU SF-07-016 

dgorman
Highlight





dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight



dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight

dgorman
Highlight




