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Background Information: 
 
Request for approval by Thomas and Thomas on behalf of Lorson LLC for Lorson Ranch 
Sketch Plan Amendment No. 2. The site is located west of Marksheffel Road along Fontaine 
Boulevard. The site totals 1,412 acres and includes 6,500 dwelling units, along with various 
tracts designated for open space, drainage, utility, commercial and right-of-way purposes. 
 
The applicant is including the 25-acre school site as an open space. Per El Paso County Land 
Development Code (LDC) requirements, the school site should be classified as banked land, 
and should not be included in the final open space calculations. Staff recommends the applicant 
revise the tract table to remove the school site from open space calculations. 
 
The Lorson Ranch Sketch Plan Amendment follows the overall PUD zone and general land 
uses as approved on April 21, 2016. The primary purpose of the amendment is to revise and 
increase the existing approved land use designation for several areas, most notably in the 
eastern portions of Lorson Ranch as outlined in the chart below. Despite these shifts to more 
dense residential development, the overall number of dwelling units remain capped at 6,500. 
 

 
 
The sketch plan includes open space dedications totaling 212 acres, or 15.0% of the site. This 
is in accordance with the previously approved sketch plan and includes the Jimmy Camp Creek, 
the East Tributary, the power line easement, future school site, and various tracts throughout 
the development. Staff notes several changes to the open space configuration along the East 
Tributary but it is in general agreement with the previously approved sketch plan.  
 



The applicant also included in the letter of intent, language outlining that additional open space 
areas will be created during detailed subdivision planning in the form of park, trail, and open 
space tracts. These future open space acreages will be in addition to the 212 acres previously 
included within the approved sketch plan, and will be identified in forthcoming PUD’s and 
preliminary plans. Staff appreciates the applicant is providing additional open space, park, and 
trail opportunities; however the sketch plan drawings lack any specificity with identifying future 
park, trail, or open space tracts east of the East Tributary.  
 
Consistent with the LDC, land uses, including open space, trail and park locations, should be 
conceptually identified on the sketch plan. Lots shall have reasonable access to open space, 
trails, park land or recreational facilities that are set aside for either homeowner use or use by 
the general public. Staff strongly recommends that the developer include conceptual trail 
locations and identify future park and open space areas east of the East Tributary, including 
approximate acreages for each location. All future park locations should be labeled and sized 
according to their type (e.g. neighborhood, community).  
 
The County Parks Master Plan shows the Fontaine Boulevard Bicycle Route within the sketch 
plan area along Fontaine Boulevard. This bicycle route will be accommodated within County 
right-of-way and installed as part of future road improvements. There are no County regional 
trails within the sketch plan areas; however non-County trails were shown on previously 
approved sketch plans, and subsequent PUD’s and preliminary plans. Staff recommends the 
applicant show all proposed trail alignments, park sites, and open space areas on the sketch 
plan drawings. 
 
El Paso County Park fees in lieu of land dedication for regional and urban park purposes will be 
calculated upon review of forthcoming preliminary plans and final plats, and will be required at 
time of the recording of the forthcoming final plats. A park lands agreement may be an 
acceptable alternative to urban park fees provided the agreement is approved by the County 
and executed prior to recording the forthcoming final plats. 
 
 
Recommended Motion:  
 
Recommend to the Planning Commission and Board of County Commissioners that approval of 
Lorson Ranch Sketch Plan Amendment No. 2 include the following conditions: (1) show 
proposed trail corridors, future community and neighborhood parks, and open space areas on 
the sketch plan drawings, to include approximate acreages, as required by the Land 
Development Code; (2) remove 25-acre school site from open space calculations; (3) required 
fees for regional and urban park purposes will be calculated upon review of forthcoming 
preliminary plans and final plats, and will be required at time of the recording of the forthcoming 
final plats.  A park lands agreement may be an acceptable alternative to urban park fees 
provided the agreement is approved by the County and executed prior to recording the 
forthcoming final plats. 
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