
 

 

PLANNING & COMMUNITY DEVELOPMENT 

2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM                  

 

COMMISSIONERS: 

HOLLY WILLIAMS, DISTRICT 1 

CARRIE GEITNER, DISTRICT 2 

STAN VANDERWERF, DISTRICT 3 

LONGINOS GONZALEZ, JR., DISTRICT 4 

CAMI BREMER, DISTRICT 5 

 

TO:  El Paso County Planning Commission 

  Thomas Bailey, Chair 

 

FROM: Kari Parsons, Principal Planner  

  Ed Schoenheit, Associate Engineer  

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Numbers: P249 and P248 

Project Names:  Schmidt RS-5000 Map Amendment (Rezoning) and 

Schmidt RM-12 Map Amendment (Rezoning) 

  Parcel Numbers: 5200000570 and 5200000577 

 

 

OWNER:  REPRESENTATIVE: 

Turkey Canon Quarry Inc., & Sugar Daddys, LLC. 

20 Boulder Crescent Street, 2cd Floor  

Colorado Springs, CO, 80903-3300 

N.E.S., Inc. 

619 North Cascade Avenue, Suite 200 

Colorado Springs, CO 80903 

 

Commissioner District:  1 

 

Planning Commission Hearing Date:   11/21/2024 

Board of County Commissioners Hearing Date: 12/12/2024 

 

EXECUTIVE SUMMARY 

A request by Turkey Canon Quarry Inc., and Sugar Daddys, LLC for approval of a Map 

Amendment (Rezoning) of 23.02 acres from RR-5 (Residential Rural) to RS-5000 (Residential 

Suburban), and approval of a Map Amendment (Rezoning) of 34.98 acres from RR-5 

(Residential Rural) to RM-12 (Residential Multi-dwelling). The property is located north of 

Vanderwood Road, west of Vollmer Road, and east of Black Forest Road. 
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The requested RS-5000 rezoning provides a gradual density increase to the adjacent Trails 

at Forest Meadows subdivision, an urban development within the City of Colorado Springs 

that has lot sizes ranging from 5,716 square feet to 8,481 square feet.  The RM-12 rezoning 

is proposed north of the requested RS-5000 rezoning, and south of the future Marksheffel 

Corridor, which is anticipated to separate urban development from the Silver Ponds 

Development, a rural 2.5-acre minimum lot size development to the north.   

 

A. WAIVERS/AUTHORIZATION 

Waiver(s): There are no Waivers associated with this request. 
 

Authorization to Sign: There are no items requiring signature associated with this 

request.   

 

B. APPROVAL CRITERIA 

In approving a Map Amendment (Rezoning), Section 5.3.5, Map Amendment (Rezoning), 

of the El Paso County Land Development Code, as amended, states the Board of County 

Commissioners shall find that: 

 

• The application is in general conformance with the El Paso County Master Plan 

including applicable Small Area Plans or there has been a substantial change in 

the character of the neighborhood since the land was last zoned; 

• The Rezoning is in compliance with all applicable statutory provisions including, 

but not limited to C.R.S. § 30-28-111, § 30-28-113, and § 30-28-116; 

• The proposed land use or zone district is compatible with the existing and 

permitted land uses and zone districts in all directions; and 

• The site is suitable for the intended use, including the ability to meet the 

standards as described in Chapter 5 of the Land Development Code, for the 

intended zone district. 

 

C. LOCATION 

North:  PUD (Planned Unit Development)   Single-family Residential  

South:  City of COS/ PUD (Planned Unit Development) Single-family Residential 

East:  RM-30 (Residential Multi-Dwelling)   Vacant 

West:  City of Colorado Springs         Vacant 
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Figure C1: Zoning Map 
 

D. BACKGROUND 

The Board of County Commissioners approved the initial zoning of the subject property 

to A-5 (Residential) on September 20, 1965. Nomenclature changes within the Land 

Development Code have renamed the district to RR-5 (Residential Rural). 

 

On February 24, 1983, a Special Use was approved for mineral extraction (gravel pit), 

and a Variance of Use for asphalt recycling and retail sales was approved by the Board 

of County Commissioners.  On January 9, 1992, an additional Special Use to allow for a 

portable wash plant to wash aggregate was approved by the Board of County 

Commissioners.  The gravel pit and ancillary operations have ceased on the property.   

 

The adjacent property, consisting of 31.4 acres to the east, was rezoned to RM-30 

(Residential Multi-dwelling) on April 4, 2023. The extension of Marksheffel Road from 

Vollmer Road to Black Forest Road is planned through the northern portion of the site.   

 

The proposed Stonebridge Metropolitan District Nos. 1-6 are under review and is 

anticipated to be heard by the Board of County Commissioners in the spring of 2025 

and placed on the April 2025 ballot for the formation of the districts.  The districts are 

anticipated to design and construct the public and private improvements, in addition 

to owning and maintaining the open space and private improvements. 

Future Marksheffel Road 

Proposed RM-12 

Proposed RS-5000 

Trails at Forest Meadows 

Silver Ponds 

Copper Chase 

 at Sterling 

Ranch 

Wolf Ranch East 

Remington at  

Wolf Ranch  

Holiday Hills  
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E. ANALYSIS 

1. Land Development Code Compliance 

The applicant is requesting approval of a Map Amendment (Rezoning) of 23.02 acres 

from RR-5 (Residential Rural) to RS-5000 (Residential Suburban) and approval of a 

Map Amendment (Rezoning) of 34.98 acres from RR-5 (Residential Rural) to RM-12 

(Residential Multi-dwelling). 

 

Section 5.3.5, Map Amendment (Rezoning), of the Code (as amended) states:  

 

“The purpose of zoning is to locate particular land uses where they are most 

appropriate, considering public utilities, road access, and the established 

development pattern. In addition to categorizing land by uses such as residential, 

commercial, and industrial, the Land Development Code also specifies such details 

as building setback lines, the height and bulk of buildings, the size and location of 

open spaces, and the intensity to which the land may be developed. The zoning of 

parcels of land generally conforms to and promotes the County's Master Plan. 

Zoning protects the rights of property owners while promoting the general welfare 

of the community. By dividing land into categories according to use, and setting 

regulations for these categories, zoning governs private land use and segregates 

incompatible uses. 

 

Generally, Rezoning is justifiable under one of the following circumstances: 

• When the requested Rezoning is in general conformance or consistency with 

the County's Master Plan; 

• If inconsistent with the Master Plan, a material change in the character of the 

area since the date of the current zoning is demonstrated; 

• When there was an error or oversight in the original zoning of the property; or 

• The zone change is necessary for the general health, safety, or welfare of the 

community.” 

This portion of El Paso County has experienced, and continues to experience, 

significant growth and development along the Marksheffel Road and Vollmer Road 

corridors. The land uses allowed within the proposed Zoning Districts are 

compatible with the existing and approved urban level residential development 

surrounding the subject property.  The applicant is proposing to utilize Marksheffel 

Road Corridor as the buffer between the rural properties to the north.  Landscaping 

will be required along the southern portion of the Marksheffel Corridor.  
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The proposed rezonings are consistent with the Your El Paso Master Plan (2021, See 

discussion in Section E of this report). The two (2) Map Amendment (Rezoning) 

applications meet the purpose of zoning and criteria of approval in Chapter 5 of the 

Code. 

 

The applicants will be required to go through the subdivision entitlement process 

for the development meeting the respected Zoning Districts’ Dimensional and 

Development standards.  

 

2. Zoning Compliance 

 The RS-5000 (Residential Suburban) zoning district is intended to accommodate single-

family residential development. The density and dimensional standards for the RS-

5000 (Residential Suburban) zoning district are as follows:  

 

• Minimum lot size: 5,000 square feet 

• Minimum width at the front setback line: 50 feet 

• Setbacks - 25 feet in the front and rear, 5 feet on the sides 

• Maximum lot coverage - 40 percent / 45 percent* 

• Maximum height: 30 feet 

 

*Where a single-story ranch style residence is proposed, the maximum lot 

coverage may be 45 percent of the total lot area.  

 

The RM-12 (Residential Multi-dwelling) zoning district is a 12-dwelling unit per acre 

zoning district intended to accommodate moderate-density single-family attached and 

detached and low-density multi-dwelling development. The density and dimensional 

standards for the RM-12 (Residential Multi-dwelling) zoning district are as follows:  

 

• Minimum lot size*: 3,500 square feet 

• Minimum width at the front setback line: 35 feet 

• Setbacks**: 20 feet in the front, 15 feet in the rear, and 5 feet on the sides 

• Maximum lot coverage - 70 percent  

• Maximum height: 40 feet 

 

*The minimum lot area of 3,500 square feet applies to single-family attached 

dwellings. The minimum lot area for single-family detached dwelling units is 3,500 
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square feet. The minimum lot area for two-family dwellings and all other allowed 

uses is 7,000 square feet. Central water and wastewater services are required 

regardless of lot size or conforming status. 

 

**The minimum distance between buildings shall be 10 feet. 

 

**If the building is established as or converted to condominium or townhome 

units in accordance with Chapter 7 of this Code, the building and lot shall meet 

the minimum lot area and setbacks requirements, but the individual units are not 

required to meet the minimum lot area, maximum lot coverage, or setback 

requirements. Within the zoning district, a 25-foot perimeter boundary setback 

shall be maintained around the entire development, but a zero-foot setback is 

allowed along any internal lot line within the development. 

 

Staff requests the RS-5000 Map Amendment (Rezoning) be approved prior to the 

RM-12 Map Amendment (Rezoning) to ensure the transition from the existing 

residential development to the south. 

 

F. MASTER PLAN COMPLIANCE 

1. Your El Paso Master Plan 

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. 
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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 

Supporting 

• Single-family Attached 

• Multifamily Residential 

• Parks/Open Space 

• Commercial Retail 

• Commercial Service 

• Institutional 

 

Analysis: The property is located within the Suburban Residential placetype. The 

Suburban Residential placetype comprises the County’s traditional residential 

neighborhoods with supporting commercial uses at key intersections. Relevant 

goals and objectives are as follows: 

 

Goal 2.1 – Promote development of a mix of housing types in identified areas. 

 

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

 

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 HC4-1 – Denser housing development should occur in Suburban 

Residential, Urban Residential, Rural Center, and Regional Center placetypes. 

 

The two (2) Map Amendment (Rezonings) are consistent with the Suburban 

Residential Placetype. The applicant proposes to develop the subject property 

with a mix of single-family residential homes, and/or medium density multi-

family which is consistent with the existing land uses in the area and the 

Placetype. The applicant is anticipated to provide pedestrian connectivity 
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throughout the development with sidewalks which will connect to the 

Cottonwood Creek open space within the development.  The rezonings provide 

a density transition from the urban residential lots south, and southwest of the 

development by proposing a density increase from south to north up to the 

Marksheffel Road Corridor within the development area, which is anticipated to 

provide a variety of housing types within the development area. 

 

b. Area of Change Designation: New Development 

The subject parcel is within an area of 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. 

 

Analysis: The proposed two (2) Map Amendments (Rezoning) are located in an 

area that is expected to significantly change the character. The re-purposing of 

a portion of the gravel pit and associated ancillary uses to a multifamily 

development is a significant character change to the subject property which is 

anticipated to be a less impactful use to the adjacent residential properties. 

Multi-family development is a supporting land use within the Suburban 

Residential Placetype and may provide a complimentary land use to the planned 

commercial nodes in the nearby Sterling Ranch development and anticipated 

Jaynes Sketch Plan (Retreat at PraireRidge Development) area which are adjacent 

to the Briargate/Stapleton Corridor, approximately a mile to the north.   

 

c. Key Area Influences: Potential Areas for Annexation 

The subject property is located within the Potential Areas for Annexation.  The 

key area map demonstrates the anticipated urban growth areas in 

unincorporated El Paso County.  The property is contiguous to the City of 

Colorado Springs boundary. The applicants do not wish to annex into the City at 

this time.  The applicant, City, and County are coordinating the design of Vollmer 

Road and Marksheffel Road Corridor, and the Cotton Wood Creek Channel. 

Continued coordination between the applicants, City, and County is anticipated 

to occur to ensure the design and construction for the impacted roadways and 

drainage way. 
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d. Other Implications (Priority Development, Housing, etc.) The subject 

property is located within a High Priority Development Area, Falcon Area.   

 

The Falcon community has developed its own unique character and functions like a 

small municipality. New Suburban Residential development would not only match 

the existing development pattern in Colorado Springs and Falcon to the east and west 

but also act as a density buffer between more urban development to the south and 

large lot to the north.  

 

The proposed rezone is also consistent with the High Priority Areas, and the guidelines 

below: 

 

• Residential development near the municipal boundaries adjacent to this area 

may include single-family attached and multi-family units. 

• The County should emphasize Stapleton Road, Woodmen Road and Vollmer 

Road as connectivity corridors that would provide important access to 

necessary goods and services in surrounding communities, generally 

supporting suburban residential development. 

• The County should support the completion of Stapleton Road to improve 

connectivity between Falcon and Colorado Springs.  

• Neighborhood-level commercial uses and public services should also be 

considered in these areas at key intersections. 

 

The subject area is anticipated to continue to have significant growth due to the 

establishment of central water and sanitation services. As residential 

development occurs, commercial areas are anticipated to develop in these areas 

along the Briargate Parkway/Stapleton, Vollmer Road, and Marksheffel Road 

Corridors to provide local services to the residents in the area.  The proposed 

two (2) Map Amendment (Rezoning) requests are consistent with the developed 

area and with the goals and policies of the Master Plan. 

 

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 

policies are as follows: 
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Goal 1.2 – Integrate water and land use planning. 

 

Policy 4.1.4 – Work collaboratively with water providers, stormwater management 

agencies, federal agencies, and State agencies to ensure drinking water sources are 

protected from contamination and meet or exceed established standards. 

 

Policy 6.0.11 – Continue to limit urban level development to those areas served by 

centralized utilities.  

 

Policy 6.4.1.3 – Support efforts by water providers to obtain renewable water 

supplies through collaborative efforts and regionalization.  

 

Policy 6.4.1.4 – Promote long-term planning by water providers for sustainable water 

supplies serving new development. 

 

The Water Master Plan includes demand and supply projections for central 

water providers in multiple regions throughout the County. The property is 

located within Region 3, Falcon Area, which is expected to experience significant 

growth by 2040.  Specifically, the Plan states: 

 

“Region 3 contains four growth areas west of Falcon projected to be 

completed by 2040. Other areas of 2040 growth are projected for the north‐

central part of the region west of Highway 24 extending from Falcon to 4-

Way Ranch. North of Falcon along Highway 24, growth is projected by 2060 

on both sides of the highway. Just west of Falcon, another small development 

is projected by 2060 on the north and south sides of Woodmen Road.” 

 

The Water Master Plan identifies a current water demand of 4,494-acre feet (AF) 

and a current supply of 7,164 AF for this Region, resulting in a surplus of water 

(decreed water rights) of 2,670 AF.  The area included within the rezoning request 

is projected in the Water Master Plan as likely to reach build out by year 2040.  For 

year 2040, the Plan projects a water demand of 6,403 AF for Region 3 versus a 

projected supply of 7,921 AF, resulting in a reduced surplus of 1,581 AF.  When 

considering additional development in Region 3, it is important to note that the 

Plan ultimately projects a water supply deficit for the Region of 1,143 AF by 2060. 
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A finding of water sufficiency regarding quantity, dependability, and quality is 

not requested nor required with the proposed rezoning requests.  

 

3. Other Master Plan Elements 

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

having a low wildlife impact potential.  El Paso County Community Services 

Department, Environmental Services Division, and the Colorado Parks and Wildlife 

were each sent referrals and have no outstanding comments.  

 

The Community Services Department Parks Division has provided the response 

below which includes an analysis regarding conformance with The El Paso County 

Parks Master Plan (2022): 

 

“El Paso County Parks and Community Services Department. The 2022 El Paso 

County Parks Master Plan shows no impacts to existing or proposed parks, trails, 

or open space. A similar rezoning application was reviewed by EPC Parks and 

Community Services in 2022, and these comments support the 2022 

recommendations. While there are no impacts to existing or proposed County 

trail or park facilities, there is however a proposed City of Colorado Springs trail 

that follows the south and east sides of the development. As the development 

borders the incorporated city limits of Colorado Springs, staff suggests the 

applicant coordinate with City Parks to ensure there are no impacts to planned 

trails in this area. Please contact Emily Duncan at 

Emily.Duncan@coloradosprings.gov or 719-385-6951. Upon review of the 

forthcoming preliminary plans and final plats, regional and urban park fees will 

be calculated and collected upon recording of the final plat(s). No Park Advisory 

Board endorsement is necessary for rezoning applications. Thank you.” 

 

Please see the Transportation Section below for information regarding 

conformance with the 2024 Major Transportation Corridor Plan (MTCP). 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

A geologic hazards and soils study is not required with a Map Amendment (Rezoning).  

A geology and soils study meeting the requirements of the Land Development Code 

and Engineering Criteria Manual shall be required with subsequent land use 

applications. 
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2. Floodplain  

The westernmost portion of the proposed RM-12 rezone area is located within a 

studied floodplain zone (Zone AE) as determined by a review of the FEMA Flood 

Insurance Rate Map number 08041C0529G, effective December 7th, 2018. This 

floodplain is directly adjacent to Cottonwood Creek. This area is not planned for 

development and is anticipated to contain open space and trails. The eastern portion 

of the RM-12 and RS-5000 rezone area is not located within a floodplain, Zone X, as 

determined by a review of the aforementioned FEMA Flood Insurance Rate Map.  

 

3. Drainage and Erosion 

The proposed RM-12 and RS-5000 rezone areas are in the Cottonwood Creek 

(FOMO2200) and Sand Creek (FOMO4000) drainage basins. Both are studied basins 

with applicable basin and bridge fees to be determined and assessed at the Final 

Plat stage. A drainage report or grading and erosion control plan is not required 

with a rezone application but will be required as part of the Preliminary Plan and 

Final Plat application. The drainage report will provide hydrologic and hydraulic 

analysis to identify and mitigate drainage impacts of the proposed development, 

typically by providing water quality and flood control detention facilities.  

 
      Figure G.1: Vicinity & Floodplain Map 
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4. Transportation  

The property is located east of Black Forest Road and one mile north of Woodmen 

Road. Black Forest Road is classified as a minor arterial and is owned and 

maintained by the City of Colorado Springs. The property is also bordered by Volmer 

Road to the east which is a County maintained rural major paved collector road. The 

proposed RM-12 and RS-5000 rezone area will be located along the south side of 

the future Marksheffel Road extension to Black Forest Road.  This will be 

constructed by the developer as part of the planned development.   All segments of 

Marksheffel Road will be owned and maintained by the City of Colorado Springs and 

will be designed and constructed in accordance with the City’s criteria and approval 

processes. The submitted traffic study identifies that the primary access to the 

property will be from Marksheffel Road via Vollmer Road.  

 

Brush Top Road, to be designated as a collector road, is proposed to provide a 

north-south corridor for the proposed development area, connecting Marksheffel 

Road extension to the existing City right-of-way stub provided in the Trails at 

Forest Meadows development to the south. A future signal will be required by the 

City of Colorado Spring at the intersection of Brush Top Road and Marksheffel 

Road once connected to Black Forest Road. Limited turn access into the 

development area will also be provided along Black Forest Road subject to City of 

Colorado Springs requirements. 

 

The proposed rezone is projected to generate approximately 3,248 daily vehicle 

trips with 209 of those occurring during the morning peak hour and 272 during 

the afternoon peak hour. 

 

It is projected that by development buildout (year 2040), a signal will be warranted 

at the Marksheffel Road and Vollmer Road intersection. This intersection will be 

monitored as development progresses to determine signal warrant.  The 

developer is anticipated to provide escrow for the future anticipated traffic signal 

to the City of Colorado Springs at time of Final Plat.  

 

Further analysis of the improvements, roadway designs, cost estimates and 

escrow amounts will be provided with additional traffic impact studies associated 

with the subsequent land use applications. The extent of developer responsibility 
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for the offsite improvements mentioned above will be determined with the 

subsequent Preliminary Plan and Final Plat applications. 

 

All proposed access and roadway locations provided in the rezone application 

documents are conceptual and subject to change until approved by El Paso County 

and the City of Colorado Springs through the subdivision process. 

 

The development will be subject to the El Paso County Road Impact Fee program 

(Resolution 19-471), as amended.  

 

 
        Figure G.2: Road Access Plan Map 

 

H. SERVICES 

1. Water 

Falcon Area Water and Wastewater Authority (FAWWA) provides water service to 

this area and is anticipated to serve the property. A commitment letter is not 
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required with a rezoning application.  A finding for water sufficiency will be required 

to occur with subsequent Final Plat(s).  
  

2. Sanitation 

Falcon Area Water and Wastewater Authority (FAWWA) provides wastewater service 

and is anticipated to serve the property. A commitment letter is not required with a 

rezoning application. 

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District. The District was sent 

a referral and has no outstanding comments. 

 

4. Utilities 

Electrical service is provided by Mountain View Electric Association (MVEA). Natural 

gas service to the area is provided by Colorado Springs Utilities. The agencies were 

sent a referral and have no outstanding comments. 

 

5. Schools 

The site is within the boundaries of the Academy School District No. 20.  

 

I. APPLICABLE RESOLUTIONS 

See attached resolutions. 

 

J. STATUS OF MAJOR ISSUES 

No major issues remain. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

Should the Board of County Commissioners find that the Map Amendment (Rezoning) 

requests meet the criteria for approval outlined in Section 5.3.5, Map Amendment 

(Rezoning), of the Code, as amended, staff recommends the following conditions and 

notations for each rezoning request: 

 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, 

ordinances, review and permit requirements, and other agency requirements. 

Applicable agencies include but are not limited to the Colorado Parks and 

Wildlife, Colorado Department of Transportation, U.S. Army Corps of Engineers 

and the U.S. Fish and Wildlife Service regarding the Endangered Species Act, 
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particularly as it relates to the Preble's Meadow Jumping Mouse as a listed 

threatened species. 

 

2. Any future or subsequent development and/or use of the property shall be in 

accordance with the use, density, and dimensional standards of the RS-5000 

(Residential Suburban) zoning district, and RM-12 (Residential Multi-dwelling) 

zoning district as described in the legal descriptions for each Map Amendment, 

and with the applicable sections of the El Paso County Land Development Code 

and Engineering Criteria Manual. 

 

3. The developer shall provide an updated Traffic Impact Study with the 

Preliminary Plan and Final Plat submissions which includes City of Colorado 

Springs requirements for Vollmer Road, Marksheffel Road, Black Forest Road, 

and Brush Top Road improvements and future signal escrow.   

 

NOTATIONS 

1. If a Map Amendment (Rezoning) application has been disapproved by the 

Board of County Commissioners, resubmittal of the previously denied 

application will not be accepted for a period of one (1) year if it pertains to the 

same parcel of land and is an application 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 application.  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. 

 

2. Map Amendment (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. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 192 adjoining 

property owners on November 6, 2024, for the Planning Commission and Board of 

County Commissioner meetings.  
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M. ATTACHMENTS 

Vicinity Map 

Combined Letter of Intent 

RS-5000 Rezone Drawing 

RM-12 Rezone Drawing 

Draft RS-5000 Rezone Resolution 

Draft RM-12 Rezone Resolution 

Adjoining Property Owner Responses 
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SCHMIDT PROPERTY RM-12 AND RS-5000 MAP AMENDMENTS 

LETTER OF INTENT 

AUGUST 2024 

 

OWNERS:  

TURKEY CANON QUARRY INC 
20 BOULDER CRESCENT ST 2ND FLOOR 
COLORADO SPRINGS CO, 80903-3300 
719.491.3024 
JMORLEY.MORLEYCOS@GMAIL.COM 
 

SUGAR DADDYS LLC 
1601 N FRANKLIN ST 
COLORADO SPRINGS, CO 80907 
STEVENIRAMARTIN@GMAIL.COM 
AOYLER@QUANTUMCOMMERCIAL.COM 

APPLICANT:  

TURKEY CANON QUARRY INC 

20 BOULDER CRESCENT ST 2ND FLOOR 

COLORADO SPRINGS CO, 80903-3300 

 

CONSULTANT:  

N.E.S. INC. 

ANDREA BARLOW 

619 N. CASCADE AVE. SUITE 200 

COLORADO SPRINGS, CO 80903 

719.471.0073 

ABARLOW@NESCOLORADO.COM 

 

SITE DETAILS:  

TSN: 5200000570 & 5200000577 

ACREAGE: 73.41 ACRES (5200000570 – 7 ACRES; 5200000577 – 66.41 ACRES) 

CURRENT ZONING: RR-5 CAD-O 

CURRENT USE: VACANT LAND, FORMER GRAVEL MINE SITE 

REQUEST 

N.E.S. Inc. on behalf of Turkey Canon Quarry Inc requests approval of two Map Amendments (Rezones) 

as follows: 

• Rezone 34.9868 acres from RR-5 to RM-12 

• Rezone 23.0029 acres from RR-5 to RS-5000  
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LOCATION & SURROUNDING LAND USE 

The Schmidt Property is located between Black Forest Road and Vollmer Road in a growing suburban 

residential area in northeast El Paso County, on the border of the City of Colorado Springs limits. It is 

north of the Trails at Forest Meadows subdivision (located in the City and zoned PDZ) and south of the 

Silver Ponds residential subdivision (located in the County and zoned PUD). The Schmidt multifamily 

development, recently rezoned to RM-30 (Resolution No. 23-108, approved April 4, 2023), is located 

directly east. Across Vollmer Road to the east is the Sterling Ranch master planned community, which 

includes commercial development and up to 4,800 residential units on 1,444 acres. The planned 

Marksheffel Road extension will serve as the site’s northern boundary, and the planned Brushtop Road 

will serve as the site’s eastern boundary.  

PROJECT DESCRIPTION  

The Schmidt Property RM-12 and RS-5000 map amendment requests include rezoning portions of TSN 

5200000577 and 5200000570, both currently zoned RR-5. The current boundaries of the parcels include 

73.41 total acres (5200000570 – 7 acres; 5200000577 – 66.41 acres). The rezones will cover 57.9897 

acres of these parcels. The map amendments will be separated along the line of a future public 

residential connector internal to the site. 
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The RM-12 map amendment includes 34.9868 acres, which will exclusively take place on TSN 

5200000577. It is anticipated that an approximately 8-acre open space and associated trails will be 

provided in the northwest corner of the property surrounding Cottonwood Creek, as this includes 

floodplain and land on the west side of the creek that is not currently accessible. This leaves the RM-12 

map amendment area with a net developable area of approximately 26.48 acres, which will include a 3-

acre detention pond. The RS-5000 map amendment includes 23.0029 acres, comprising all 7 acres of 

TSN 5200000570 and 16 acres of TSN 5200000577. The net developable area of the RS-5000 rezone is 

19.55 acres, which excludes the narrow undevelopable strip along the southwest side of the proposed 

east-west residential street that divides the two zone districts. 

At this stage, the proposed development is conceptual and no specific residential densities have been 

determined. However, based on the maximum density allowed in each zoning district and the net 

developable area of the map amendment areas, it is assumed that the RM-12 zone could accommodate 

up to 318 multifamily dwelling units, and the RS-5000 zone could accommodate a realistic maximum 

density of six dwelling units per acre, resulting in a total of 117 single-family dwelling units. 

The owner/developer ultimately intends to annex the site into the City of Colorado Springs and has 

initiated conversations with staff to do so. The rezone applications in the County will allow the 

formation of metropolitan districts required to move the project forward. The requested rezones reflect 

the proposed future uses of the site and will correspond with anticipated zoning in the City. 

COMPATIBILITY/TRANSITIONS: The Schmidt Property rezones will continue the pattern of diverse housing 

types and density in this increasingly urbanizing area.  The property is a former gravel mining operation; 

the proposed residential zones will be more compatible with adjacent residential development.  The 

maximum height is 40’ in the RM-12 district and 30’ in the RS-5000 district.  The anticipated 

development in both the RM-12 and RS-5000 zones is for two-story single-family detached or townhome 

structures, which will be comparable to the scale of adjacent single-family residential land uses. 

             City of Colorado Springs 

PROPOSED RM-12 

PROPOSED 

RS-5000 

WOLF RANCH 

(PDZ) 

WOLF RANCH 

(PDZ) 

RR-5 
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The Schmidt Property RM-12 and RS-5000 map amendments are surrounded by existing and proposed 

developments of differing zoning and land use intensities within the County and the City.  

SOUTH: The Schmidt RS-5000 map amendment will be similar in density and lot size to the PDZ-zoned 

Trails at Forest Meadows single-family subdivision to the south within the City of Colorado Springs, 

which has a net density of approximately 6 DU/AC. The proposed RS-5000 zone will provide a transition 

in density to the proposed RM-12 zone to the north. The Schmidt RM-12 map amendment will be 

separated from the RS-5000 zone by a future public residential connector that will bisect the site.  

NORTH: The RM-12 zone will extend to the northern edge of the future Marksheffel Road extension, 

which has a required 106-foot-wide right-of-way. Sixty feet of this right-of-way was dedicated to the 

County with the Silver Ponds Filing 1 subdivision plat and was recently annexed into the City of Colorado 

Springs. When Marksheffel Road extension is constructed, this principal arterial will provide a 

substantial physical separation that will buffer the proposed RM-12 zone from the Silver Ponds rural 

residential subdivision to the north, zoned PUD (with a density of ~0.3 DU/AC).  The proposed RM-12 

zone will in turn provide a transition between the highly trafficked Marksheffel Road corridor and the 

proposed RS-5000 zone.   

EAST: The parcels immediately to the east were recently rezoned to from RR-5 RM-30 for high density 

multifamily residential development. The TIS completed by SM Rocha in September of 2022 for the 

project assumed a maximum density of 30 DU/AC, or 714 apartment units on the 23.8 acres of 

developable land. The future Brushtop Road will separate the RM-12 and RS-5000 zones of this project 

from the higher density of the RM-30 zone.  The RM-30 zone provides a physical buffer and land use 

transition from the future signalized intersection of Marksheffel Road and Vollmer Road and more 

intense mixed-use commercial and industrial land uses proposed to the east of Vollmer Road, to the less 

intense residential densities proposed by the Schmidt rezones. 

WEST:  A single-family 5-acre residential parcel (RR-5 zone) is located between the Schmidt RM-12 

rezone parcel and Black Forest Road, which forms the boundary with the City of Colorado Springs.  This 

5-acre parcel is under separate ownership and is not part of the Schmidt property.  The area 

surrounding this 5-acre parcel has an urbanizing character. A City capital project to widen Black Forest 

Road to a 4-lane arterial road is nearing completion. On the west side of Black Forest Road is the Wolf 

Ranch master planned community. To the north of the 5-acre parcel is the proposed extension of 

Marksheffel Road, which will connect to Black Forest Road at a signalized intersection.  To the north of 

future Marksheffel Road is a commercially zoned property in the County. The 5-acre residential property 

will be buffered from development on the proposed Schmidt RM-12 zone by the Cottonwood Creek 

channel and adjacent floodplain, which will be preserved as open space.   

UTILITIES: Within the County, the site is currently located within the service area of the Falcon Area 

Water and Wastewater Authority (FAWWA), which can sufficiently provide water and wastewater 

services. The site is also within the service area of Mountain View Electric Association, Inc. for electricity 

supply, and within the service area of Colorado Springs Utilities for natural gas supply. Upon future 

anticipated annexation into the City, the site will be serviced by Colorado Springs Utilities for electricity, 

natural gas, water, and wastewater. 
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FLOODPLAIN: Areas along the eastern edge 

of the site are within FEMA Zone AE and 

Zone X (FEMA Floodplain Map No. 

08041C0529G, dated December 7, 2018), 

indicating an approximate one percent 

(1%) and 0.2% annual risk of flooding, 

respectively. These areas are almost 

entirely located within the RM-12 map 

amendment area and include the land 

immediately surrounding Cottonwood 

Creek. This area is not planned for 

development and is anticipated to 

contain open space and trails. 

WETLANDS: Cottonwood Creek flows through the western edge of the site and contains Riverine Habitat 

as classified by the National Wetlands Inventory. Development is not planned for this area. 

WILDLIFE: In general, the site provides moderate to poor quality habitat for wildlife. No State-listed or 

State sensitive species were observed on the site. The site is not suitable habitat for any Federally-listed 

threatened and endangered species. The site provides moderate quality habitat for some grassland and 

woodland wildlife, including birds, mammals, reptiles, and possibly amphibians. The expected impact 

from site development to grassland species is classified as relatively low and to woodland species as 

moderately low.  

WILDFIRE: The primary wildland fuel type is grassland with scattered trees. The Colorado State Forest 

Service has determined a lowest-low-moderate wildfire intensity scale with a moderate burn probability 

risk. Development of the site will reduce available wildfire fuels in this area. 

DISTRICTS SERVING THE PROPERTY: 

The site is currently served by the following districts within the County:  

• Academy School District 20  

• Mountain View Electric Association - Electric 

• Colorado Springs Utilities - Gas 

• FAWWA – water and wastewater 

• Black Forest Fire Protection District  

TRAFFIC 

The TIS completed by SM Rocha in October 2024 acknowledges the conceptual nature of the project and 

that no specific land uses or densities have been determined. For the purposes of the study, there is an 

assumed maximum density of 318 multi-family dwelling units for the RM-12 map amendment area, and 

a maximum density of 117 single-family dwelling units for the RS-5000 map amendment area. The RM-

12 zone is assumed to be approximately 26.48 acres based on developable land and, while the RS-5000 

is assumed to be 19.55 acres.  
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Proposed access to the development is shared and provided at the following locations:  

• One full-movement access onto Brush Top Road (future connection from Vanderwood Road 

north to Marksheffel Road extension),  

• One right-in/right-out access onto Black Forest Road, and  

• One full-movement access drive to the south via Salt Brush Road.  

It is anticipated that development construction would be completed by end of year 2027. Pursuant to 

the committed area roadway improvements discussed in Section I, and to remain consistent with 

assumptions made in previous traffic reports within the area, Year 2027 analysis assumes that Black 

Forest Road is expanded to accommodate four through lanes, Marksheffel Road is extended west past 

Vollmer Road to intersect with the future Brush Top Road, and that the intersection of Black Forest Road 

and Research Parkway/Marksheffel Road becomes signalized. Year 2040 background traffic analysis 

assumes that Marksheffel Road is extended further west to intersect with Black Forest Road and align 

with Research Parkway, Vollmer Road is extended west past Black Forest Road to create a four-leg 

intersection, and that the Vollmer Road and Marksheffel Road intersection becomes signalized.  

Auxiliary lane improvements include a northbound right-turn deceleration lane along Black Forest Road 

to access the site. It is understood that the City is to construct this improvement in lieu of dedicated 

right-of-way (ROW) that was provided by the developer.   

Analysis of future traffic condition indicates that the addition of site-generated traffic is expected 

to create a minor impact to traffic operations for the existing and surrounding roadway system 

upon roadway and intersection control improvements assumed within this analysis.  Intersection 

operations are similar to background conditions. 

PROJECT JUSTIFICATION 

The request is consistent with the criteria in Section 5.3.5.B for a Map Amendment (Rezoning) as 

follows: 

1. THE APPLICATION IS IN GENERAL CONFORMANCE WITH THE EL PASO COUNTY MASTER PLAN INCLUDING 

APPLICABLE SMALL AREA PLANS OR THERE HAS BEEN A SUBSTANTIAL CHANGE IN THE CHARACTER OF THE 

NEIGHBORHOOD SINCE THE LAND WAS LAST ZONED; 

The relevant County master plan documents for the Map Amendment (Rezone) are Your El Paso 

County Master Plan, the El Paso County Water Master Plan, the El Paso County Major 

Transportation Corridor Plan, and the El Paso County Parks Master Plan. 

YOUR EPC MASTER PLAN 

The project site is denoted as a Suburban Residential placetype within a priority development area 

in the County Master Plan. The primary land use in this placetype is single family detached 

residential with lot sizes smaller than 2.5 acres and up to a 5 DU/AC density. Supporting land uses 

include single-family attached, commercial retail, commercial service, institutional, parks, and open 

space. Multifamily residential is also considered a supporting use within the Suburban Residential 

placetype, provided such development is not the dominant development type and is supportive of 
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and compatible with the overall single-family character of the area. The Suburban Residential 

placetype in this part of the County is extensive and expands from the City boundary to the south 

and west, north to approximately Burgess Road, and east to highway 24. Within this area, the 

predominant land use is, or is planned to be, single-family detached residential at densities of less 

than 5 du/ac, with small pockets of higher density single-family detached and attached residential. 

The proposed RS-5000 zoning is consistent with the Suburban Residential placetype primary land 

uses and characteristics, while the proposed RM-12 zoning is an appropriate supporting use at this 

location, as it will not be the dominant development type in this predominantly suburban residential 

area. Furthermore, the location of the site adjacent to a busy arterial intersection will be supportive 

of and compatible with the overall single-family character of the area as it will provide a physical 

buffer and land use transition from the arterial road traffic to the surrounding single-family 

residential development. This higher density residential will also support the Employment Center 

land use designation to the east of Vollmer Road by providing workforce housing.   

Under Areas of Change, the site is identified as a New Development area that will be significantly 

transformed as new development takes place. These areas are often on undeveloped or agricultural 

areas, and are expected to be complementary to adjacent development. The proposed RS-5000 and 

RM-12 zoning will implement this transformation through new development that is consistent with 

the densities for the Suburban Residential placetype. 

In the Key Area Influences chapter, this site is also designated as a potential area for annexation. 

This is indicative of the site’s suburban character and need for centralized services. The 

owner/developer is in discussions with the City of Colorado Springs to annex the site in the future. 

These rezone applications in the County will allow the owner/developer to move forward with the 

formation of metropolitan districts to provide upfront infrastructure. The rezones are consistent 

with the future intended development in the City. 

Core Principle 1, Land Use and Development, seeks to “manage growth to ensure a variety of 

compatible land uses that preserve all character areas of the county.” Supporting Goal 1.1 seeks to 

“ensure compatibility with established character and infrastructure capacity.” The proposed RS-

5000 zoning is compatible with adjacent residentially zoned areas and continues the suburban 

density approved with the adjacent subdivisions. Additionally, Core Principle 2, Housing & 

Communities, identifies the need to “preserve and develop neighborhoods with a mix of housing 

types.” The RM-12 zoning contributes to this goal by providing housing at a higher density while 

maintaining an appropriate buffer from the lower-density Silver Ponds PUD subdivision to the north 

via the physical boundary of the future Marksheffel Road extension. 

WATER MASTER PLAN 

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

existing and future development. 

Goal 6.0 – Require adequate water availability for proposed development.  
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Policy 6.0.8 – Encourage development patterns and higher density, mixed use developments in 

appropriate locations that propose to incorporate meaningful water conservation measures. 

Policy 6.0.11– Continue to limit urban level development to those areas served by centralized 

utilities. 

The project is located within Region 3, Falcon Area, containing 4 growth areas projected to be 

completed by 2040, three areas to be completed by 2060, and two other growth areas located on 

the north and south sides of Falcon Highway directly east of Falcon. Region 3 has a current water 

supply of 7,164-acre feet per year and a current demand of 4,494-acre feet per year. The 2040 

water supply is projected to be 7,921-acre feet per year and the projected demand is 6,403-acre 

feet. The 2060 water supply is projected to be 8,284-acre feet per year and the projected demand is 

8,307-acre feet. 

While the Schmidt Property RM-12 and RS-5000 rezones remain within the jurisdictional limits of El 

Paso County, they are within the service area of FAWWA, which has sufficient supply and 

infrastructure in the area to serve this development. In order to meet future water demands, 

FAWWA has contractual arrangements to obtain additional legal and physical supply including 

contracts with McCune Water SR Water LLC and the Bar X Water. In addition to adding off-site 

sources, FAWWA has a priority to acquire and invest in additional renewable water supplies. Future 

supply has been contracted for, and implementation is under way.  

FAWWA’s main supply source is centralized at a point that both Cherokee Metropolitan District and 

Woodmen Hills Metropolitan District have adjacent major storage and delivery facilities. It is 

possible that future agreements could be made.  If the property is annexed, Colorado Springs 

Utilities will provide water service to the property. 

EL PASO COUNTY MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The 2040 MTCP identifies the extension of Marksheffel Road as a 4-lane Principal Arterial between 

Vollmer Road and Black Forest Road through the Schmidt property. The RM-12 rezone area 

accounts for this future road extension.  The Black Forest Road intersections with E Woodmen Road 

and Vollmer Road are signalized.  The future intersection of Marksheffel Road/Research Parkway 

and Black Forest Road will also be signalized. 

Several future improvements to the existing roadway network within the study area are planned, 

and include the following:  

• Black Forest Road expansion to four through lanes (two lanes in each direction), under 

construction and planned for completion by late 2024. 

• As part of the Black Fores Road widening the project, the City will construct a northbound right-

turn deceleration lane to access the site in lieu of dedicated right-of-way (ROW) that was 

provided by the developer.   

• Marksheffel Road widening to accommodate four through lanes (two lanes in each direction). 

• Marksheffel Road extension north and west to connect with Black Forest Road and align with 

Research Parkway. Pursuant to ConnectCOS and PPRTA’s capital improvements projects lists, 
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the extension of Marksheffel Road includes a bridge spanning over Cottonwood Creek.  PPRTA 

funding is allocated for this project. 

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan identifies a future primary regional trail connection along the north side of 

the Schmidt Property to connect the Sand Creek Regional Trail to Black Forest Road. This generally 

appears to follow the alignment of future Marksheffel Road and will be addressed with the County 

Parks Department at the more detailed road and site planning stage. The build out of Marksheffel 

will include a bike lane. Future connection to the Sand Creek Regional Trail system within Sterling 

Ranch will be provided at full build-out via pedestrian improvements at the intersection of 

Marksheffel Road and Vollmer Road, and via new sidewalks along the arterial roads and proposed 

residential streets within the future multifamily development. An approximately 8-acre open space 

area and associated trails are planned along Cottonwood Creek in the northwestern corner of the 

site. 

2. THE REZONING IS IN COMPLIANCE WITH ALL APPLICABLE STATUTORY PROVISIONS , INCLUDING BUT NOT LIMITED 

TO C.R.S. §30-28-111 §30-28-113, AND §30-28-116; 

As the proposed rezoning applications fulfil the goals of the County Master Plan as described under 

criterion (1) above and is a compatible transition between the adjacent uses, as described in 

criterion (3) below, it therefore complies with the statutory provisions that allow the County to 

establish, limit, regulate, or amend zoning within the unincorporated parts of El Paso County in the 

interests of public health, safety and welfare.  

3. THE PROPOSED LAND USE OR ZONE DISTRICT IS COMPATIBLE WITH THE EXISTING AND PERMITTED LAND USES 

AND ZONE DISTRICTS IN ALL DIRECTIONS;  

The Schmidt property accommodated a former sand and gravel mining operation and has been 

substantially disturbed in the past. It is surrounded by existing and planned suburban residential, 

commercial and industrial development, with a planned principal arterial running along its northern 

boundary. As such, it effectively represents an infill development area and one that is identified on 

the County Master Plan as a potential area for annexation into the City.   

The site is surrounded by existing and proposed developments of differing zoning and land use 

intensity. Suburban residential development predominates to the north, with the existing Silver 

Ponds subdivision (with a density of ~0.3 DU/AC) and undeveloped land zoned RS-6000. To the 

south is the Trails at Forest Meadows subdivision in the City of Colorado Springs, which is zoned PDZ 

for single-family residential with a density of approximately 6 DU/AC. To the east, the parcels within 

Sterling Ranch adjacent to Vollmer Road include Copper Chase, an approved 7 DU/AC PUD 

residential community, and a proposed mixed-use site.  

The proposed RM-12 and RS-5000 zoning is designed to respect the existing and proposed character 

of this area. The RS-5000 zoning is located within the southern half of the site and abuts the existing 

Trails at Forest Meadows with a complementary density and an extension of Brushtop Road into 

that community. Across a future internal public residential connector, the RM-12 zone will provide 
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higher density housing adjacent to the approved RM-30 Schmidt multifamily property to the east. 

The planned extension of Marksheffel Road, a principal arterial, runs along the site’s northern 

boundary, and will provide a physical separation, buffer, and transition between the 2.5 Ac lots to 

the north and the proposed RM-12 development to the south. The RM-12 development will provide 

further transition of density between the 2.5 Ac lots and the proposed RS-5000 development.  The 

multifamily parcel to the east was recently rezoned to RM-30 and is located at what will be a major 

signalized intersection of the convergence of Marksheffel Road and Volmer Road.  A landscape 

setback and noise attenuation, as required by County code, will be provided along the northern 

boundary of the RM-12 development adjacent to Marksheffel Road with future site development. 

4. THE SITE IS SUITABLE FOR THE INTENDED USE, INCLUDING THE ABILITY TO MEET THE STANDARDS AS DESCRIBED 

IN CHAPTER 5 OF THE LAND DEVELOPMENT CODE, FOR THE INTENDED ZONE DISTRICT. 

Future development of the Schmidt Property RM-12 and RS-5000 map amendment areas will meet 

the use and dimensional standards for the RM-12 and RS-5000 zones as set out in Chapters 5, and 

the development standards in Chapter 6 and subdivision standards in Chapter 8 of the Land 

Development Code (LDC).  If the property is annexed into the City, future development will meet the 

applicable standards of the City’s Unitary Development Code (UDC). The site is suitable for the 

proposed residential density, and it provides a transition between residential use types surrounding 

the site. The project can be accessed by the future extension of Marksheffel Road and the widened 

Black Forest Road and has access to all utility services either in the County or City.   
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Miranda Benson

From: PCD Hearings
Sent: Wednesday, October 2, 2024 10:32 AM
To: PCD Hearings
Subject: FW: Opposition to P248 and P249

From: Rick Van Wieren <vanwierenrick@gmail.com>  
Sent: Tuesday, September 24, 2024 9:49 AM 
To: Kari Parsons <kariparsons@elpasoco.com> 
Cc: Holly Van Wieren <holly.vanwieren@gmail.com> 
Subject: Opposition to Parcel #5200000570 and 5200000577 Rezoning 
 

As residents of The Trails at Forest Meadows, I want to register our strong disapproval for 
the rezoning of these parcels from low density RR-5 to the high density Rm-12 and RS-
5000. 
This section of land has always been designated as low density. As new apartments, 
townhomes and other density uses have developed in the general area, the traffic and 
other infrastructure have been sorely stretched. Even now the Black Forest corridor is still 
a war zone of road work. Completion of Marksheffel to connect with Research is still a 
pipe dream. 
 These parcels should be left as RR-5, or as a minimum downgraded only to 1 acre 
minimum sizes as a buffer between the higher density of The Trails at Forest Meadows 
and Forest Meadows itself and the lower density of Silver Ponds and Forestgate. Wildlife 
we've observed including antelope, deer, foxes, coyotes, owls, hawks, geese, herons, 
even eagles, may still have a chance to survive in lower density development. 
Let the higher density developments happen where they are already master planned, in 
the Banning Lewis Ranch and areas further east. Please don't ruin this area any further. 
Rick and Holly Van Wieren 
8724 Vanderwood Rd 
Colorado Springs CO 80908 
 
Rick Van Wieren 
RE/MAX Properties, Inc 1915 Democracy Pt 

Colorado Springs, CO 80908 

Call or Text 719-331-7675 
vanwierenrick@gmail.com 
www.LivingColoradoSprings.com 
www.FaceBook.com/rickvanwierenrealestate 
www.YouTube.com/rickvanwieren 
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MAP AMENDMENT (REZONING) (RECOMMEND APPROVAL)   

 

_____________________ moved that the following Resolution be adopted:   

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. P249 

SCHMIDT PROPERTY RS-5000 REZONE 

 

WHEREAS, Turkey Canon Quarry Inc., and Sugar Daddys, 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 the RR-5 

(Residential Rural) zoning district to the RS-5000 (Residential Suburban) zoning district; and  

 

WHEREAS, a public hearing was held by this Commission on November 21, 2024; 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; 

 

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. 
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P249 

WHEREAS, when approving a Map Amendment (Rezoning), the Planning Commission and the Board of County 

Commissioners shall find that the request meets the criteria for approval outlined in Section 5.3.5.B of the El 

Paso County Land Development Code (as amended): 

 

1. The application is in general conformance with the El Paso County Master Plan including applicable 

Small Area Plans or there has been a substantial change in the character of the neighborhood since the 

land was last zoned; 

 

2. The Rezoning is in compliance with all applicable statutory provisions, including but not limited to C.R.S. 

§ 30-28-111, § 30-28-113, and § 30-28-116; 

 

3. The proposed land use or zone district is compatible with the existing and permitted land uses and zone 

districts in all directions; and 

 

4. The site is suitable for the intended use, including the ability to meet the standards as described in 

Chapter 5 of the Land Development Code, for the intended zone district. 

 

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

of Turkey Canon Quarry Inc., and Sugar Daddys, 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 County from the 

RR-5 (Residential Rural) zoning district to the RS-5000 (Residential Suburban) zoning district be approved by 

the Board of County Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, review and permit 

requirements, and other agency requirements. Applicable agencies include but are not limited to: the 

Colorado Parks and Wildlife, Colorado Department of Transportation, U.S. Army Corps of Engineers 

and the U.S. Fish and Wildlife Service regarding the Endangered Species Act, particularly as it relates 

to the Preble's Meadow Jumping Mouse as a listed threatened species. 

 

2. Any future or subsequent development and/or use of the property shall be in accordance with the 

use, density, and dimensional standards of the RS-5000 (Residential Suburban) zoning district as 

described in the legal descriptions for each Map Amendment, and with the applicable sections of the 

El Paso County Land Development Code and Engineering Criteria Manual. 

 

3. The developer shall provide an updated Traffic Impact Study with the Preliminary Plat and Final Plat 

submissions which includes City of Colorado Springs requirements for Vollmer Road, Marksheffel 

Road, Black Forest Road, and Brush Top Road improvements and future signal escrow.   

 

NOTATIONS 

1. If a Map Amendment (Rezoning) application has been disapproved by the Board of County 

Commissioners, resubmittal of the previously denied application will not be accepted for a period of 

one (1) year if it pertains to the same parcel of land and is an application 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 application.  The time limitation of one (1) year shall be computed from the date of final 
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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. 

 

2. Map Amendment (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. 

 

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

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

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

Jay Carlson   aye / no / non-voting / recused / absent 

Becky Fuller   aye / no / non-voting / recused / absent 

Jeffrey Markewich  aye / no / non-voting / recused / absent 

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

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

Wayne Smith   aye / no / non-voting / recused / absent 

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

Christopher Whitney   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 21st day of November 2024 at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 By: __________________________________ 

        Chair 
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EXHIBIT A 

 

A PARCEL OF LAND BEING A PORTION OF THE SOUTH HALF OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 

65 WEST OF THE 6TH PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS: THE SOUTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF 

SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL MERIDIAN, BEING 

MONUMENTED BY A 3-1/4” ALUMINUM CAP STAMPED “LS 10376” AT THE EAST END AND A 2-1/2” 

ALUMINUM CAP STAMPED “LS 4842” AT THE WEST END, SAID LINE BEING ASSUMED TO BEAR S89°14’13”W. 

COMMENCING AT THE SOUTH QUARTER CORNER OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST 

OF THE 6TH PRINCIPAL MERIDIAN; 

THENCE N05°14’38”W A DISTANCE OF 565.02 FEET, TO THE POINT OF BEGINNING; THENCE THE FOLLOWING 

THREE (3) COURSES: 

1. S28°05'30"W A DISTANCE OF 114.82 FEET, TO A POINT OF CURVE; 

2. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 830.00 FEET, A CENTRAL ANGLE OF 

28°50'45" AND AN ARC LENGTH OF 417.87 FEET, TO A POINT OF TANGENT; 

3. S00°45'15"E A DISTANCE OF 62.27 FEET, TO A POINT ON THE SOUTH LINE OF THE SOUTHWEST 

QUARTER OF THE SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL MERIDIAN; 

THENCE ON SAID SOUTH LINE, S89°14'45"W A DISTANCE OF 2,388.20 FEET, TO A POINT ON THE EASTERLY 

RIGHT-OF-WAY LINE OF BLACK FOREST ROAD; 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, N00°15'57"W A DISTANCE OF 70.00 FEET; 

THENCE DEPARTING SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING FOURTEEN (14) COURSES; 

1. N89°15'16"E A DISTANCE OF 361.98 FEET; 

2. N89°10'22"E A DISTANCE OF 216.65 FEET, TO A POINT OF CURVE; 

3. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 535.00 FEET, A CENTRAL ANGLE OF 

26°53'14" AND AN ARC LENGTH OF 251.06 FEET, TO A POINT OF NON-TANGENT; 

4. N59°19'04"E A DISTANCE OF 106.07 FEET, TO A POINT OF NON-TANGENT CURVE; 

5. THENCE ON THE ARC OF A CURVE TO THE LEFT WHOSE CENTER BEARS N39°01'39"W, HAVING A 

RADIUS OF 540.00 FEET, A CENTRAL ANGLE OF 08°20'44" AND AN ARC LENGTH OF 

78.66 FEET, TO A POINT OF TANGENT; 

6. N42°37'37"E A DISTANCE OF 437.98 FEET; 

7. N42°33'04"E A DISTANCE OF 50.00 FEET; 

8. N42°28'32"E A DISTANCE OF 25.03 FEET, TO A POINT OF NON-TANGENT CURVE; 

9. ON THE ARC OF A CURVE TO THE RIGHT WHOSE CENTER BEARS S52°24'29"E, HAVING A RADIUS OF 

231.93 FEET, A CENTRAL ANGLE OF 51°17'06" AND AN ARC LENGTH OF 207.60 FEET, TO A POINT OF NON-

TANGENT; 

10. N89°18'36"E A DISTANCE OF 687.63 FEET, TO A POINT OF NON-TANGENT CURVE; 

11. ON THE ARC OF A CURVE TO THE RIGHT WHOSE CENTER BEARS S02°05'24"E, HAVING A RADIUS OF 

386.02 FEET, A CENTRAL ANGLE OF 26°16'09" AND AN ARC LENGTH OF 176.98 FEET, TO A POINT OF NON-

TANGENT; 

12. S61°54'30"E A DISTANCE OF 32.69 FEET; 

13. S67°31'17"E A DISTANCE OF 51.12 FEET; 

14. S61°54'30"E A DISTANCE OF 123.21 FEET, TO THE POINT OF BEGINNING. CONTAINING A 

CALCULATED AREA OF 1,002,006 SQUARE FEET OR 23.0029 ACRES. 
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EXHIBIT B 

 

 
  

 



MAP AMENDMENT (REZONING) (RECOMMEND APPROVAL)   

 

_____________________ moved that the following Resolution be adopted:   

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. P248 

SCHMIDT PROPERTY RM-12 REZONE 

 

WHEREAS, Turkey Canon Quarry Inc., 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 the RR-5 (Residential Rural) zoning 

district to the RM-12 (Residential, Multi-Dwelling) zoning district; and  

 

WHEREAS, a public hearing was held by this Commission on November 21, 2024; 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; 

 

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 

 



PC Resolution 

Page 2 of 5 
 

P248 

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, when approving a Map Amendment (Rezoning), the Planning Commission and the Board of County 

Commissioners shall find that the request meets the criteria for approval outlined in Section 5.3.5.B of the El 

Paso County Land Development Code (as amended): 

 

1. The application is in general conformance with the El Paso County Master Plan including applicable 

Small Area Plans or there has been a substantial change in the character of the neighborhood since the 

land was last zoned; 

 

2. The Rezoning is in compliance with all applicable statutory provisions, including but not limited to C.R.S. 

§ 30-28-111, § 30-28-113, and § 30-28-116; 

 

3. The proposed land use or zone district is compatible with the existing and permitted land uses and zone 

districts in all directions; and 

 

4. The site is suitable for the intended use, including the ability to meet the standards as described in 

Chapter 5 of the Land Development Code, for the intended zone district. 

 

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

of Turkey Canon Quarry Inc., 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 County from the RR-5 (Residential 

Rural) zoning district to the RM-12 (Residential, Multi-Dwelling) zoning district be approved by the Board of 

County Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, review and permit 

requirements, and other agency requirements. Applicable agencies include but are not limited to: the 

Colorado Parks and Wildlife, Colorado Department of Transportation, U.S. Army Corps of Engineers 

and the U.S. Fish and Wildlife Service regarding the Endangered Species Act, particularly as it relates 

to the Preble's Meadow Jumping Mouse as a listed threatened species. 

 

2. Any future or subsequent development and/or use of the property shall be in accordance with the 

use, density, and dimensional standards of the RM-12 (Residential Multi-dwelling) zoning district as 

described in the legal descriptions for each Map Amendment, and with the applicable sections of the 

El Paso County Land Development Code and Engineering Criteria Manual. 

 

3. The developer shall provide an updated Traffic Impact Study with the Preliminary Plat and Final Plat 

submissions which includes City of Colorado Springs requirements for Vollmer Road, Marksheffel 

Road, Black Forest Road, and Brush Top Road improvements and future signal escrow.   

 

NOTATIONS 

1. If a Map Amendment (Rezoning) application has been disapproved by the Board of County 

Commissioners, resubmittal of the previously denied application will not be accepted for a period of 

one (1) year if it pertains to the same parcel of land and is an application for a change to the same 
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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 application.  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. 

 

2. Map Amendment (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. 

 

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

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

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

Jay Carlson   aye / no / non-voting / recused / absent 

Becky Fuller   aye / no / non-voting / recused / absent 

Jeffrey Markewich  aye / no / non-voting / recused / absent 

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

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

Wayne Smith   aye / no / non-voting / recused / absent 

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

Christopher Whitney   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 21st day of November 2024 at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 By: __________________________________ 

        Chair 
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EXHIBIT A 

 

A PARCEL OF LAND BEING A PORTION OF THE SOUTH HALF OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 

WEST OF THE 6TH PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

BASIS OF BEARINGS: THE SOUTH LINE OF THE SOUTHWEST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 

32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL MERIDIAN, BEING MONUMENTED BY A 3-1/4” 

ALUMINUM CAP STAMPED “LS 10376” AT THE EAST END AND A 2-1/2” ALUMINUM CAP STAMPED “LS 4842” AT THE 

WEST END, SAID LINE BEING ASSUMED TO BEAR S89°14’13”W. 

COMMENCING AT THE SOUTH QUARTER CORNER OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 

6TH PRINCIPAL MERIDIAN; 

THENCE N05°14’38”W A DISTANCE OF 565.02 FEET, TO THE POINT OF BEGINNING; THENCE THE FOLLOWING 

FOURTEEN (14) COURSES: 

1. N61°54'30"W A DISTANCE OF 123.21 FEET; 

2. N67°31'17"W A DISTANCE OF 51.12 FEET; 

3. N61°54'30"W A DISTANCE OF 32.69 FEET, TO A POINT OF NON-TANGENT CURVE; 

4. ON THE ARC OF A CURVE TO THE LEFT WHOSE CENTER BEARS S24°10'45"W, HAVING A RADIUS OF 386.02 

FEET, A CENTRAL ANGLE OF 26°16'09" AND AN ARC LENGTH OF 176.98 FEET, TO A POINT OF NON-TANGENT; 

5. S89°18'36"W A DISTANCE OF 687.63 FEET, TO A POINT OF NON-TANGENT CURVE; 

6. ON THE ARC OF A CURVE TO THE LEFT WHOSE CENTER BEARS S01°07'23"E, HAVING A RADIUS OF 231.93 

FEET, A CENTRAL ANGLE OF 51°17'06" AND AN ARC LENGTH OF 207.60 FEET, TO A POINT OF NON-TANGENT; 

7. S42°28'32"W A DISTANCE OF 25.03 FEET; 

8. S42°33'04"W A DISTANCE OF 50.00 FEET; 

9. S42°37'37"W A DISTANCE OF 437.98 FEET, TO A POINT OF CURVE; 

10. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 540.00 FEET, A CENTRAL ANGLE OF 

08°20'44" AND AN ARC LENGTH OF 78.66 FEET, TO A POINT OF NON-TANGENT; 

11. S59°19'04"W A DISTANCE OF 106.07 FEET, TO A POINT ON NON-TANGENT CURVE; 

12. ON THE ARC OF A CURVE TO THE RIGHT WHOSE CENTER BEARS N27°42'52"W, HAVING A RADIUS OF 

535.00 FEET, A CENTRAL ANGLE OF 26°53'14" AND AN ARC LENGTH OF 251.06 FEET, TO A POINT OF TANGENT; 

13. S89°10'22"W A DISTANCE OF 216.65 FEET; 

14. S89°15'16"W A DISTANCE OF 361.98 FEET, TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF BLACK 

FOREST ROAD; 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, N00°11'44"W A DISTANCE OF 61.02 FEET, TO A POINT ON THE 

SOUTHERLY LINE OF THAT PROPERTY DESCRIBED IN THE QUITCLAIM DEED RECORDED IN BOOK 3859 AT PAGE 

151 IN THE RECORDS OF THE EL PASO COUNTY CLERK AND RECORDER; 

THENCE ON THE BOUNDARY OF SAID PROPERTY, THE FOLLOWING THREE (3) COURSES: 

1. N42°23'21"E A DISTANCE OF 657.49 FEET; 

2. N01°53'26"W A DISTANCE OF 403.35 FEET; 

3. N87°33'35"W A DISTANCE OF 365.82 FEET, TO A POINT ON THE EASTERLY RIGHT-OF-WAY LINE OF SAID 

BLACK FOREST ROAD; 

THENCE ON SAID EASTERLY RIGHT-OF-WAY LINE, N00°39'53"W A DISTANCE OF 82.22 FEET; THENCE DEPARTING 

SAID EASTERLY RIGHT-OF-WAY LINE, THE FOLLOWING FOUR (4) COURSES: 

1. N89°18'51"E A DISTANCE OF 2,582.55 FEET; 

2. S00°41'24"E A DISTANCE OF 204.78 FEET TO A POINT OF CURVE; 

 

3. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 545.00 FEET, A CENTRAL ANGLE OF 

28°46'54" AND AN ARC LENGTH OF 273.77 FEET, TO A POINT OF; 

4. S28°05'30"W A DISTANCE OF 94.93 FEET, TO THE POINT OF BEGINNING. CONTAINING A CALCULATED 

AREA OF 1,524,025 SQUARE FEET OR 34.9868 ACRES. 
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EXHIBIT B 

 

 


