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SUMMARY MEMORANDUM 

 

TO:  El Paso County Planning Commissioners   

FROM:  Planning & Community Development  

DATE:  4/6/2023 

RE:  SKP-22-005, Jaynes Sketch Plan, N.E.S. Inc. 

 

Project Description 

A request by Classic Communities for reconsideration and an approval of a sketch plan for a maximum of 450 single-family 

residential lots (101 acres), 4.5 acres of commercial, 13.7 acres of future right-of-way, and 22.9 acres of open space. The 

142.1-acre property is currently zoned RR-5 (Residential Rural) and is located at the southwest corner of Vollmer Road and 

Poco Road, adjacent to the Sterling Ranch development area. There is opposition to the requested Plan which includes: 

increased density and traffic to area, water supply, compatibility, and loss of habitat. After the February 16, 2023, Planning 

Commission, the applicants modified the sketch plan to address the transitions and compatibility concerns which were 

identified by the Planning Commission members at the time of the vote. 

 

Notation 

Please see the attached applicant letter outlining the revisions made to the Jaynes Sketch Plan. The revised sketch plan is 

also attached.  Please see the Planning Commission Minutes for a complete discussion of the topic and the project 

manager’s staff report for staff analysis and conditions. Multiple responses were received. 

 

Planning Commission Recommendation and Vote 

On February 16, 2023, Brittain Jack moved / Trowbridge seconded for approval, for the Jaynes Sketch Plan, utilizing the 

resolution attached to the staff report, with three (3) conditions and two (2) notations, that this item be forwarded to the 

Board of County Commissioners for their consideration. The motion was denied (3-5), resulting in a recommendation of 

denial to the Board of County Commissioners. The item was heard as a regular agenda item. 

 

Discussion 

Mr. Carlson stated that RR-5 zoning (5-acre lot size minimum) to 1-acre lots is not a reasonable transition and 2.5-acre lots 

would be reasonable on the northern boundary. Ms. Fuller agreed with Mr. Carlson and added that 2.5-acre to 0.5-acre lots 

is not an adequate transition along the west. Ms. Fuller agrees that the higher densities should be internal to the Plan.  Mr. 

Moraes agreed transitions were not adequate at the northern and western boundaries, and pointed out that the existing 

rural lots adjacent to Poco are larger the Rural Residential (5-acre minimum) standards.  Mr. Whitney agreed with the other 

members and stated that the sketch plan is the first step in approving the development concept and is important. Mr. 

Trowbridge stated that the sketch plan is in general conformance with the Master Plan and acknowledged the transitions 

could be improved. Mr. Bailey stated the transitions are compatible with the surrounding area, and the Master Plan 

placetype. 

Attachments 

1. Applicant’s Memo Outlining Changes Post Planning Commission. 

2. Revised Sketch Plan Post February 16, 2023 Planning Commission. 

3. Planning Commission Minutes from February 16, 2023. 

5. Original Planning Commission Staff Report. 

6. Public Comments. 

6. Draft PC Resolution. 



Jaynes Property Sketch Plan  Prepared by N.E.S. Inc. 
Letter of Intent  March 2023 

 

File #: SKP-22-005   1 | P a g e  

 

JAYNES PROPERTY SKETCH PLAN 

LETTER OF INTENT MEMO 

MARCH 2023 

 

Jaynes Property Sketch Plan is amended to reflect comments received on 02/16/23 at the Planning 

Commission Hearing, relating to density transition from the existing rural residential lots to the north 

and west. Based on these comments, the following changes were made:  

• Revision of 1AC lots along Poco Road to 2.5AC lots  

• Removal of the 35’ building setback along Poco 

• Orientation of 2.5AC lots to match depth of the Smith Parcel 

• Removal of the 50’ buffer and 35’ building setback around the Smith Lot 

• Removal of the 50’ buffer and trail along the west boundary 

• Modification from 0.5AC lots along western boundary to 0.7AC lots with a 75’ building setback 

by incorporating the 50’ buffer into the lots.  

• Increase in density interior to the site: 

o 5-12DU/AC has been changed to 5-15DU/AC 

With these changes the max density of the sketch plan is below the 630 units analyzed with the traffic 

study. The density cap remains at 450 dwelling units. We believe that these changes will address the 

concerns related to density transitions while fulfilling the El Paso County Master Plan vision of Suburban 

Residential Development in the area.   

 



B
LA

C
K
 F

O
R
ES

T 
R
O

A
D

VO
LL

ME
R 

RD
.

WOODMEN RD.

ARROYA LN.

TO
M

A
H

A
W

K
 T

R
A
IL

TOBIN RD.

POCO RD.

LO
C
H

W
IN

N
O

C
H

 L
N

.

BRIARGATE

PKWY.

W
O

LF
 L

A
K
E 

D
R
.

BURGESS RD.

RESEARCH

PKWY.

PO
W

ER
S

B
LV

D
.

OLD RANCH
RD.

M
A
R
K
S
H

EF
FE

L 
R
D

.

SITE

1

Cover Sheet

DESCRIPTION:BY:DATE:

S
H

EE
T 

N
U

M
B
ER

PL
A
N

 F
IL

E 
#

S
H

EE
T 

TI
TL

E
IS

S
U

E 
/ 

R
EV

IS
IO

N
PR

O
JE

C
T 

IN
FO

IS
S
U

E 
IN

FO
PL

A
N

N
ER

 /
 L

A
N

D
S
C
A
PE

 A
R
C
H

IT
EC

T
S
TA

M
P

IN
 A

S
S
O

C
IA

TI
O

N
 W

IT
H

N.E.S. Inc.
619 N. Cascade Avenue, Suite 200

Colorado Springs, CO 80903

Tel. 719.471.0073
Fax 719.471.0267

www.nescolorado.com

© 2012.  All Rights Reserved.

4OF

11/29/30 AL/JS COUNTY COMMENTS

ENTITLEMENT

DATE:
PROJECT MGR:
PREPARED BY:

11.09.2022
A. BARLOW

A. LANGHANS

JAYNES
PROPERTY

VOLLMER ROAD

TAX ID: 5228000024 &
5228000025

P:
\C

la
ss

ic
2\

Ja
yn

es
 P

ro
pe

rt
y\

D
ra

w
in

gs
\P

la
nn

in
g\

M
P\

Ja
yn

es
 S

K
P.

dw
g 

[C
O

V
ER

-1
] 

  
3/

8/
20

23
 1

1:
06

:4
1 

A
M

  
Je

nn
ife

r 
S
ha

gi
n

SKP225

1/5/23 JS COUNTY COMMENTS

JAYNES PROPERTY
SECTION 28 and 33, IN TOWNSHIP 12 SOUTH, RANGE 65 WEST OF

 THE 6TH PRINCIPAL MERIDIAN, EL PASO COUNTY, COLORADO
SKETCH PLAN

GENERAL NOTES

NORTH

SITE

SCALE: NTS

ZONING MAP

1. SIDEWALKS OR WALKWAYS WILL BE PROVIDED ALONG ALL STREETS AND INTERIOR TO DEVELOPMENT PARCELS, LINKING SCHOOL, PARKS, AND TRAIL SYSTEMS.
2. PHASING WILL BE GENERALLY FROM THE NORTH-EAST CORNER TO THE SOUTH-WEST CORNER OF THE PROPERTY, SUBJECT TO CHANGE WITHOUT A SKETCH PLAN AMENDMENT.
3. AS DEVELOPMENT OCCURS WITHIN THE PROJECT, CARE WILL BE TAKEN TO MINIMIZE HUMAN AND WILDLIFE CONFLICTS WITHIN REASONABLE LIMITS. QUALITY SITE PLANNING

AND DESIGN WILL BE UTILIZED IN ORDER TO AVOID POTENTIAL IMPACTS TO WILDLIFE HABITAT IN ACCORDANCE WITH THE RECOMMENDATIONS OF THE IMPACT IDENTIFICATION
REPORT PREPARED BY CORE CONSULTANTS DATED MAY 2022.

4. A MAXIMUM OF 450 DWELLING UNITS ARE ALLOWED WITHIN THE RANCH SKETCH PLAN.
5. FLOODPLAIN STATEMENT:  THE SKETCH PLAN IS ENTIRELY WITHIN AN AREA MAPPED AS ZONE X OF THE FEMA FLOODPLAIN MAP NO. 08041C0535G, DATED DECEMBER 7, 2018

WHICH DENOTES AN AREA OUTSIDE THE 500-YEAR FLOODPLAIN.
6. A METROPOLITAN DISTRICT OR HOME OWNERS ASSOCIATION WILL BE ESTABLISHED TO PROVIDE FOR THE ONGOING OWNERSHIP AND MAINTENANCE OF BUFFERS, OPEN SPACE,

DRAINAGE FACILITIES, PARKS, AND TRAILS AND ANY PRIVATE ROADS WITHIN THE PROPOSED SUBDIVISION.
7. IN ACCORDANCE WITH THE 2040 MAJOR TRANSPORTATION CORRIDOR PLAN THE DEVELOPER WILL CONSTRUCT THE EXTENSION OF STAPLETON/BRIARGATE THROUGH THE

PROPERTY TO A 4-LANE PRINCIPAL ARTERIAL FUNCTIONAL CLASSIFICATION.
8. ARCHITECTURAL & LANDSCAPE STANDARDS WILL BE ESTABLISHED BY A METROPOLITAN DISTRICT OR HOME OWNERS ASSOCIATION WHICH WILL MEET OR EXCEED THE

LANDSCAPE STANDARDS IN THE LAND DEVELOPMENT CODE.
9. UNTIL APPROVED BY THE COUNTY, ALL PROPOSED ACCESS LOCATIONS, ROAD LOCATIONS, WIDTHS AND ALIGNMENTS, ROUNDABOUT LOCATIONS AND DESIGN SHOWN ON THIS

SKETCH PLAN ARE CONCEPTUAL AND SUBJECT TO CHANGE.  FINAL LOCATION AND DESIGN WILL BE DETERMINED THROUGH THE SUBDIVISION PROCESS.
10. ALL STREETS WILL MEET THE STANDARDS OF THE EL PASO COUNTY ENGINEERING CRITERIA MANUAL.  A DEVIATION REQUEST AND/OR PUD MODIFICATION MUST BE APPROVED

FOR ANY DESIGN THAT DOES NOT CONFORM WITH THESE STANDARDS.
11. IF ADDITIONAL RIGHT-OF-WAY IS REQUIRED TO WIDEN VOLLMER ROAD, THIS WILL BE TAKEN OUT OF THE 50-FOOT BUFFER AREA DEPICTED ON THE SKETCH PLAN ALONG

VOLLMER ROAD.
12. SPECIFIC DEVELOPMENT STANDARDS, INCLUDING SETBACKS, LOT COVERAGE AND BUILDING HEIGHT, WILL BE ESTABLISHED THROUGH SUBSEQUENT ZONING OF THE PROPERTY.
13. THE FOLLOWING DISTRICTS ARE ANTICIPATED TO SERVE THE PROPERTY:

· FALCON AREA WATER & WASTEWATER AUTHORITY
· COLORADO SPRINGS UTILITIES AND BLACKHILLS ENERGY (NORTH OF BRIARGATE/STAPLETON) FOR NATURAL GAS.
·MOUNTAIN VIEW ELECTRIC ASSOCIATION INC. FOR ELECTRICITY.
·BLACK FOREST FIRE PROTECTION DISTRICT
· ACADEMY SCHOOL DISTRICT 20.
· EL PASO COUNTY CONSERVATION DISTRICT.
·UPPER BLACK SQUIRREL GROUND WATER DISTRICT

14. PROPOSED BUFFERS:
· VOLLMER ROAD: 30FT
·BRIARGATE ROAD: 50FT
· WEST PROPERTY BOUNDARY: 50FT
· AROUND SMITH LOT: 50FT

RR-5

EL PASO COUNTY 2040 MAJOR TRANSPORTATION CORRIDOR PLAN  ROAD CLASSIFICATIONS:

130' ROW PROPOSED 4 LANE PRINCIPAL ARTERIAL

100' ROW PROPOSED 4 LANE MINOR ARTERIAL

SITE DATA
Tax ID Number: 5228000024 & 5228000025
Total Area: 142.127 AC
Current Zoning: RR-5

Current Use: Vacant/Single Family Residential

Maximum Number of Units:  450
Maximum Gross Density: 4.2 DU/AC

Total Areas (See Land Use Legend on Sheet 2):

SHEET INDEX
Sheet 1 of 4: Cover Sheet
Sheet 2 of 4: Sketch Plan
Sheet 3 of 4: Adjacent Land Owners
Sheet 4 of 4: Hazards & Constraints Map

PROJECT TEAM
OWNERS: Jaynes Amiee R Living Trust, Henry Kenneth Jaynes, Jane E McCollor,

City of Manitou Springs, John R Jaynes
524 Onate Pl Unit C,
Santa Fe, NM 87501

DEVELOPER: Classic Homes
2138 Flying Horse Club Dr.
Colorado Springs, CO 80921
(719) 592-9333

APPLICANT: N.E.S. Inc.
619 N. Cascade Ave., Suite 200
Colorado Springs, CO 80903
(719) 471-0073

ENGINEER & SURVEYOR: Classic Consulting
Engineers & Surveyors, LLC
619 N. Cascade Ave., Suite 200
Colorado Springs, CO  80903
(719) 785-0790

RR-5

RR-5

RR-5

RR-2.5

RR-5

VICINITY MAPLEGAL DESCRIPTION
THAT PORTION OF THE E 1/2 OF THE SW 1/4 AND THAT PORTION OF THE W 1/2 OF THE SE 1/4 OF SECTION 28 AND THAT PORTION OF THE E 1/2 OF THE NW 1/4 OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF
THE 6TH P.M., EL PASO COUNTY, COLORADO, LAYING NORTHWESTERLY OF THE EXISTING COUNTY ROAD (VOLLMER ROAD), BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE EAST-WEST CENTERLINE OF SAID SECTION 28, SAID LINE ALSO BEING THE SOUTH LINE OF POCO ROAD AS DESCRIBED IN BOOK 2274 AT PAGE 314, SAID POINT ALSO BEING THE CENTER
WEST 1/16 CORNER OF SAID SECTION 28, FROM WHICH THE WEST QUARTER CORNER OF SAID SECTION 28 BEARS S89°45'22"W (BEARING BASED ON THE LINE BETWEEN THE WEST QUARTER CORNER OF SAID SECTION 28,
MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842 AND THE NORTHWEST CORNER OF JAYNES SUBDIVISION, MONUMENTED WITH A NO.4 REBAR AND PLASTIC CAP MARKED WITH PLS
NO.4842, SAID LINE BEARS N89°45'22"E), A DISTANCE OF 1310.67 FEET;
THENCE N89°45'22"E, ALONG SAID EAST-WEST CENTERLINE, A DISTANCE OF 717.48 FEET, TO THE NORTHWEST CORNER OF LOT 1, JAYNES SUBDIVISION (AS ESTABLISHED ON THAT PLAT OF JAYNES SUBDIVISION, FILED ON
DECEMBER 20, 1984 IN THE EL PASO COUNTY CLERK AND RECORDERS OFFICE AT RECEPTION NO. 1194948 IN PLAT BOOK X-3 AT PAGE 96);
THENCE S00°14'39"E, ALONG THE WEST LINE OF LOT 1, A DISTANCE OF 544.41, TO THE SOUTHWEST CORNER OF SAID LOT 1;
THENCE N89°46'02"E ALONG THE SOUTH LINE OF SAID LOT 1, A DISTANCE OF 400.10 FEET;
THENCE S00°15'34"E, A DISTANCE OF 598.01 FEET;
THENCE N 89°45'22"E, A DISTANCE OF 1217.67 FEET TO A POINT ON THE APPARENT NORTHWESTERLY RIGHT OF LINE OF EXISTING VOLLMER ROAD;
THENCE ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE OF VOLLMER ROAD THE FOLLOWING FOUR (4) COURSES;

1.            ALONG THE ARC OF A NON-TANGENTIAL CURVE TO THE RIGHT, WHOSE CENTER BEARS N78°14'10"W, HAVING A CENTRAL ANGLE OF 27°06'29" AND A RADIUS OF 603.83 FEET, A DISTANCE OF 285.69 FEET;
2.            THENCE S38°51'49"W, A DISTANCE OF 1375.53 FEET;
3.            THENCE S39°37'46"W, A DISTANCE OF 376.52 FEET;
4.            THENCE S41°07'37"W, A DISTANCE OF 1729.65 FEET, TO THE INTERSECTION OF SAID  NORTHWESTERLY RIGHT OF WAY LINE AND THE WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID SECTION 33;

THENCE N00°25'04"E ALONG SAID WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID SECTION 33, A DISTANCE OF 1440.99 FEET;
THENCE N00°14'40"E ALONG THE WEST LINE OF THE E ½ OF THE SW ¼ OF SAID SECTION 28, A DISTANCE OF 2611.39 FEET, TO THE POINT OF BEGINNING.

CONTAINING A CALCULATED AREA OF 107.005 ACRES.

PARCEL B:

THAT PORTION OF THE SOUTH HALF OF SECTION 28, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH P.M., EL PASO COUNTY, COLORADO DESCRIBED AS FOLLOWS:
BEARINGS ARE RELATIVE TO NORTH AND ARE REFERENCED TO A PORTION OF THE EAST AND WEST CENTERLINE OF SAID SECTION 28. THE WEST END OF SAID CENTERLINE IS THE WEST QUARTER CORNER OF SAID SECTION
28 AND IS MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842. THE EAST END IS THE NORTHEAST CORNER OF JAYNES SUBDIVISION AND IS MONUMENTED WITH A NO. 4 REBAR WITH A PLASTIC
CAP MARKED WITH PLS NO. 4842. SAID LINE BEARS N 89°45'22"E, 2428.08 FEET.
COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 28, SAID CORNER MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842; THENCE N 89°45'22"E, ALONG THE EAST AND WEST
CENTERLINE OF SAID SECTION 28 A DISTANCE OF 2428.08 FEET TO THE NORTHEAST CORNER OF SAID JAYNES SUBDIVISION, SAID POINT BEING THE POINT OF BEGINNING:

1.            THENCE N89°45'22"E, CONTINUING ALONG SAID EAST AND WEST CENTERLINE, 1457.61 FEET TO THE WEST RIGHT-OF-WAY LINE OF SAID VOLLMER ROAD AS DETERMINED BY AN EXISTING FENCE (THE
FOLLOWING TWO COURSES ARE ALONG THE SAID WEST RIGHT-OF-WAY LINE);
2.            THENCE S10°11'12"W, 114.56 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439;
3.            THENCE S11°45'20"W. 1052.84 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439;
4.            THENCE S89°45'22"W, 1217.67 FEET TO A SET NO. 5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439 AT THE INTERSECTION OF THE SOUTHERLY PROLONGATION OF THE EAST LINE OF LOT 1, JAYNES
SUBDIVISION AS DETERMINED BY FOUND MONUMENTATION;
5.            THENCE N0°15'34"W, 598.01 FEET TO A NO. 4 REBAR AND PLASTIC CAP MARKED WITH PLS NO. 4842 AT THE SOUTHEAST CORNER OF SAID LOT 1;
6.            THENCE N0°15'34"W, CONTINUING ALONG SAID EAST LINE, 544.49 FEET TO THE POINT OF BEGINNING.

CONTAINING A CALCULATED AREA OF 35.122 ACRES.

FOR A TOTAL SITE AREA OF 142.127 ACRES

PARCEL B

PARCEL A

RR-5

SOILS & GEOLOGY CONDITIONS, CONSTRAINTS & HAZARDS
A "GEOLOGY AND SOILS STUDY" FOR THE SKETCH PLAN WAS COMPLETED BY ENTECH ENGINEERING INC. ON APRIL 5 2022

GEOLOGIC HAZARD NOTE:
AREAS OF THE PROPOSED SUBDIVISION HAVE BEEN FOUND TO BE IMPACTED BY GEOLOGIC CONDITIONS.  MITIGATION MEASURES AND A MAP OF THE HAZARD AREA CAN BE FOUND
IN THE SOIL, GEOLOGY, AND GEOLOGIC HAZARD STUDY BY ENTEDCH ENGINEERING INC. ON APRIL 5 2022
· ARTIFICIAL FILL
· COLLAPSIBLE SOILS
· EXPANSIVE SOILS
· AREAS OF EROSION
· SEASONAL SHALLOW GROUNDWATER
· PONDED WATER AREAS
· RADON

GROUNDWATER & FLOODPLAIN AREAS:
THE SITE IS NOT MAPPED WITHIN FLOODPLAIN ZONES ACCORDING TO FEMA MAP NOS. 08041CO533G AND 05041CO535G.
IN AREAS OF HIGH GROUNDWATER, FOUNDATIONS MUST HAVE A MINIMUM 30-INCH DEPTH FOR FROST PROTECTION. IN AREAS WHERE HIGH SUBSURFACE MOISTURE CONDITIONS
ARE ANTICIPATED PERIODICALLY, SUBSURFACE PERIMETER DRAINS ARE RECOMMENDED TO HELP PREVENT THE INTRUSION OF WATER INTO AREAS BELOW GRADE. ADDITIONAL SITE
INVESTIGATION WILL BE CONDUCTED AS CONCEPT/DEVELOPMENT PLANS AND GRADING ARE PREPARED FOR THE SITE. ADDITIONAL INVESTIGATION WILL BE CONDUCTED ACROSS
THE SITE AND WITHIN AREAS IDENTIFIED WITH THE POTENTIAL FOR SHALLOW OR SEASONAL GROUNDWATER CONDITIONS. THE SCOPE OF THE INVESTIGATION WILL BE BASED ON
THE PROPOSED GRADING.

ENTECH ENGINEERING INC. CONCLUDES IN THEIR REPORT THAT DEVELOPMENT OF THE SITE CAN BE ACHIEVED IF THE ITEMS MENTIONED ABOVE ARE MITIGATED.  THESE ITEMS CAN
BE MITIGATED THROUGH PROPER DESIGN AND CONSTRUCTION OR THROUGH AVOIDANCE.  INVESTIGATION ON EACH LOT IS RECOMMENDED PRIOR TO CONSTRUCTION.

1
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PLANNING COMMISSION 
 

MEETING RESULTS (UNOFFICIAL RESULTS) 
 
Planning Commission (PC) Meeting 
Thursday, February 16, 2023 
El Paso County Planning and Community Development Department 
2880 International Circle – Second Floor Hearing Room 
Colorado Springs, Colorado 
 
REGULAR HEARING, 9:00 A.M.  
 
PC MEMBERS PRESENT AND VOTING: TOM BAILEY, SARAH BRITTAIN JACK, JAY CARLSON, 
BECKY FULLER, ERIC MORAES, BRYCE SCHUETTPELZ, AND CHRISTOPHER WHITNEY. 
 
PC MEMBERS VIRTUAL AND VOTING: TIM TROWBRIDGE. 
 
PC MEMBERS PRESENT AND NOT VOTING: NONE. 
 
PC MEMBERS ABSENT: BRIAN RISLEY, BRANDY MERRIAM, AND JOSHUA PATTERSON,  
  
STAFF PRESENT: MEGGAN HERINGTON, JUSTIN KILGORE, KARI PARSONS, JEFF RICE, MIRANDA 
BENSON, AND EL PASO COUNTY ATTORNEY LORI SEAGO. 
 
OTHERS VIRTUAL AND SPEAKING: RAUL REYES, ANGELIKA BUSH, CHRISTINE REYES, MIKE 
ROKES, RACHONNE SMITH, DAN MAS, PHILIP PENNINGTON, ANTHONY HICKS, GARY 
BEIERLE, AND DANIEL SMITH.  
 
1. REPORT ITEMS  
 

A. Planning Department. Next PC Hearing is Thursday, March 2, 2023, at 9:00 A.M. 
 

Ms. Herington stated she had no items to report. Neither did Mr. Kilgore. 
 

B. Call for public comment for items not on hearing agenda. NONE. 
 
2. CONSENT ITEMS 

 
A. Adoption of Minutes of meeting held February 2, 2023. 

 
 

Meggan Herington, AICP, Executive Director 

El Paso County Planning & Community Development   

O: 719-520-6300 

MegganHerington@elpasoco.com  

2880 International Circle, Suite 110 

Colorado Springs, CO 80910 

 
 

Board of County Commissioners 

Holly Williams, District 1  

Carrie Geitner, District 2  

Stan VanderWerf, District 3   

Longinos Gonzalez, Jr., District 4  

Cami Bremer, District 5 

 



PC ACTION: THE MINUTES WERE APPROVED AS PRESENTED BY UNANIMOUS CONSENT (8–0). 
 
3. CALLED-UP CONSENT ITEMS. NONE. 
 
4. REGULAR ITEMS 

 
A. SKP225                        PARSONS 

SKETCH PLAN 
JAYNES SKETCH PLAN 

 
A request by Classic Communities, for approval of a sketch plan consisting of a maximum of 450 
single-family residential lots (101 acres), approximately 4.5 acres of commercial, 13.7 acres of future 
right-of-way, and approximately 22.9 acres of open space. The 142.1-acre property is zoned RR-5 
(Residential Rural) and is located at the southwest corner of Vollmer Road and Poco Road. There is 
opposition to the requested Plan which includes: increased density and traffic to area, water supply, 
and loss of habitat. (Parcel Nos. 52280-00-024 and 52280-00-025) (Commissioner District No. 2). 
 
To view full staff report: https://epcdevplanreview.com/Public/ProjectDetails/178314. 
 

STAFF PRESENTATION 
 
Ms. Fuller asked when Stapleton/Briargate Road would be built? 
 
Mr. Rice answered that there is no timeline yet. A portion of the plan is in the PPRTA3 update and 
they are currently finishing a corridor study to see what the design will be. Once that concept for the 
corridor plan is done, they’ll get more into the design of the road. It could take many years. 
 
Ms. Fuller asked if it would be a decade?  
 
Mr. Rice answered that it would not likely take a decade, but it may take up to that long. It depends 
on funding. 
 
Ms. Fuller asked if easements had been identified? The concept plans are showing a significant 
road, but there is no road there currently, so she explained that she is trying to understand when 
that road will be built. The neighbors are concerned about the added traffic that will need access to 
these proposed lots.  
 
Mr. Rice the portion of Briargate that serves this development will likely be constructed by the 
developer when they need to provide that capacity to provide access points to the development. 
Most of the portions to the west have about 120 feet of right-of-way which has already been platted. 
The area to the east is part of Sterling Ranch. He stated that assuming the same developer is 
involved, they will have no problem building right-of-way as it goes to the east. 
 
Mr. Kilgore advised that this item will be heard at the BOCC hearing on March 21st, 2023.  
 

APPLICANT PRESENTATION 
 

Mr. Carlson asked how about the results of the meetings with the neighborhood members. Were 
people generally pleased? 



Mr. Moreland, with Classic Homes, answered that they were not pleased. They tried to find a win-
win in the middle of everyone’s suggestions and concerns. Presentation continued. 
 
Mr. Carlson asked Ms. Barlow to explain the decision to establish .5-acre lots on west side of Plan? 
The sketch plan may accommodate the 5-acre properties at northern end of the property, but 5-acre 
lots are also on more than half of the western side. Why is there a .5-acre wrap around the Smith 
property, and why is there .5-acre instead of 1-acre on the west? 
 
Ms. Barlow explained that the west side includes 5-acre zoning at the northern end and then 2.5-
acre zoning in the middle, and 5-acre zoning again at the southernmost part. The detention pond 
and park align with most of the southern 5-acre section. The applicant thought that the buffer plus 
.5-acre zoning would be equivalent to the 1-acre lot size. Representatives of the HOA to the west 
seemed to be satisfied with that change from the original submittal. 
 
Mr. Carlson asked if the HOA representatives were pleased with the .5-acre plus buffer plan? 
 
Ms. Barlow answered that it had seemed like they were happy with it at that time. She added that 
there was previously a 50-foot buffer along the north, along Poco, but the applicant was asked to 
remove the buffer because the community members did not want that to be used as a trail corridor 
adjacent to Poco Road. The trail was removed from the sketch plan and was replaced with 1-acre 
lots and a 35-foot setback within the 1-acre lots. 
 
Mr. Carlson stated he appreciated the efforts by staff and the applicant to provide a density buffer. 
He asked about the area surrounding the Smith property.  
 
Ms. Barlow answered that the .5-acre lots on the east of the Smith property provide a transition 
from the 1-acre lots into the higher density of the development. They felt the most sensitive part of 
the Smith property was the western side because of the views of the mountains, and that is why the 
western edge is adjacent to 1-acre lots. Presentation continued.  
 
Mr. Moraes stated that this is a Suburban Residential placetype which is defined as anywhere from 
1 dwelling unit per 2.5 acres up to 5 dwelling units per acre in the Master Plan. He asked what the 
‘dwelling units per acre’ calculation for this project will be when considering the proposal of 450 
dwelling units? 
 
Ms. Barlow answered that she believes the residential portion of the proposal is 102 acres. With 
450 dwelling units, that should calculate around 4.5 dwelling units per acre. 
 
Mr. Moraes pointed out that there are areas in the sketch plan that propose more than 5 dwelling 
units per acre. 
 
Ms. Barlow agreed that it is included in the proposal and added that they consider it to be part of 
the Supporting Uses identified in the Suburban Residential placetype of the Master Plan. Supporting 
Uses should not be the predominant Land Use, which this is not. Regarding the commercial type of 
land use within Suburban Residential, it should be limited and only found at major intersections, 
which this sketch plan has done. In the orange areas of the sketch plan, which are identified as 5-
12 dwelling units per acre, there’s a good chance that some of those will be single-family detached 
just at a higher density. There may also be single-family attached in the form of townhomes. 
 



Mr. Moraes clarified that they are proposing to go more dense within Suburban Residential.  
 
Ms. Barlow affirmed, as within the Supporting Use recognized in that placetype of the Master Plan. 
 
Mr. Moraes then asked why Ms. Barlow said in her presentation that 5-acre and 2.5-acre lots were 
not appropriate for Suburban Residential? 
 
Ms. Barlow stated she believes she said that about 5-acre lots on the north part of the property. 
She added that 1 dwelling unit per 2.5 acres is the lower limit of the Suburban Residential range for 
single-family detached. She thinks the applicant is providing an appropriate transition with the buffer 
and the .5-acre and 1-acre lots proposed going down to the higher density residential area.  
 
Mr. Moraes asked if 2.5-acre lots could be appropriate? 
 
Ms. Barlow said 2.5-acre lots could be appropriate in terms of the supporting land-use density 
range of the Suburban Residential placetype. 
 
Mr. Moraes asked PCD staff how large the lots are north of Poco Road. He thought he read they 
range from 5 to 12 acres. 
 
Ms. Parsons answered that the zoning is RR-5, but some properties are combined and can be 10 
acres. The minimum lot size is 5 acres.  
 
Mr. Moraes reiterated that the zoning is RR-5, but the use of the land is bigger than just 5-acre 
properties. 
 
Ms. Parsons stated the land-use type is single-family detached. The size of the property, the 
dimensional standard, is greater than the zoning would require.  
 
Mr. Whitney asked for clarification on Ms. Barlow’s quote that the area is “not built out yet”. Is Mr. 
Moraes’ observation of lot sizes what Ms. Barlow meant by that statement? 
 
Ms. Parsons affirmed and continued that she also applied that line of thought in her presentation 
when talking about the Master Plan identifying the areas to the north, south, and east of this proposal 
as being high priority areas to be redeveloped to the Suburban Residential placetype. 
 
Mr. Whitney added that he was interested in the comment because it presumes that it will be built 
out. If he were the owner of 12 acres, he may not want it to be built out. 
 
Ms. Parsons replied that he would not need to go through an application process, then. No one 
would require a landowner to develop their property. If the landowner wanted that opportunity, they 
could pursue that entitlement through El Paso County. 
 
Mr. Whitney replied that the statement connotes a notion of inevitability that not everyone is 
comfortable with.  
 
Ms. Parsons also reminded the board that the Master Plan is a guiding document. 
 



Mr. Bailey added that he understands how the interpretation of inevitability might be made, but 
realistically, the characterization came about because this area is within that 10% of the County 
where development is most likely to occur. It should not be construed as inevitable that it will be 
developed in a certain way, it’s that this is the most logical place to put that certain type of 
development (Suburban Residential) when looking at the macro-view, county-wide. 
 

PUBLIC COMMENT 
 
Mr. Bailey reminded the room that they are reviewing a sketch plan at this time. The criteria for 
approval is broad and less restrictive than what comes later in the process. The PC’s responsibility 
is to focus on the specific review criteria. He stated that unfortunately for some people opposing, 
the reasons mentioned in opposition that are important to an individual may not be included in the 
application’s review criteria. He thanked members of the public for attending the meeting. He 
mentioned that the applicant’s process may also require or allow for public engagement and 
neighborhood meetings. Making comments during the public hearing is the opportunity to express 
concerns or support, not a back-and-forth discussion. All PC members were given and read the 
responses that PCD received. They are familiar with and understand the concerns. He then 
explained the public comment protocol. 
 
Ms. Fuller asked for review criteria to be shown on the screen. She added that the board read all 
letters of public comment. She read one letter aloud and stated that she disliked the way PCD staff 
was spoken to. Accusatory emails are not convincing or persuasive. 
 
Mr. Reyes lives on one of the 5-acre parcels north of Poco Road. He stated that he didn’t realize 
his 5-acre lot with home, outbuildings, animals, and family was considered undeveloped land. He 
understands the PC only considers rules and regulations, but his concerns relate to people and 
family. His family saved all their lives to move to the country. Poco Road is a dirt road. He 
understands “NIMBY” (not in my backyard), but people need to live somewhere, so it comes down 
to compromise. Having spoken to others on Poco Road, where everyone knows each other, the 
neighbors would tolerate 2.5-acre lots on the south side of Poco Road. His lot is one of the smaller 
ones at 5 acres; most others have 10-12 acres. He stated the reality is that over 400 homes will be 
built across their street. They understand no one is getting everything they want, but he asks that 
one adjustment be made and the lots along Poco Road be 2.5 acres. 
 
Ms. Bush lives in The Retreat at TimberRidge and opposes the application. She listed the 
responsibilities of the PC and stated they shouldn’t just go along with any petition received. The 
people, the neighbors should be considered. She stated this application goes against what Black 
Forest is about. Black Forest is not Colorado Springs; it is rural in character and should be protected 
and maintained. Black Forest faces different issues than Colorado Springs with water, wildlife, and 
country lifestyle. Traffic is a big concern after the approval of Homestead North Filing No. 3 which 
brings an additional 4,200-7,300 trips per day. She stated she used to live in Colorado Springs but 
moved to be in the country near peace and quiet. She observed that Classic Homes is building in 
many other places, and the homes are all the same design. She thinks apartments, townhomes, 
and multi-family dwelling units do not need to be in Black Forest and should stay in the city. She 
would like Black Forest to maintain its acreage sites, natural wonders, and wildlife habitat. She 
stated Classic Homes is not the savior of the housing crisis; They are in the business of making 
money. She believes what the proposed development would destroy is priceless and irreplaceable. 
She thinks Classic should go back to the drawing board and build “Black Forest style”, to respect 
people and wildlife, and be mindful of water and environmental consequences.  



Ms. Reyes stated she understands the need for development; however, she didn’t realize they 
would need to go through this when they bought their property. She requests this proposal match 
the communities of TimberRidge and Highlands Park that have 2.5-acre properties. She doesn’t 
think that would be unreasonable along Poco Road, and she would consider that to be a transition. 
North of Poco Road has lot sizes of 5, 10, and 12 acres. She asks that the transition of 2.5-acre lots 
along Poco be considered. 
 
Mr. Rokes lives immediately west of the proposed development. He is surprised by the County’s 
disregard for existing zoning. He also stated he is not against development. He did not assume the 
land around him would remain cow pastures, but he did think he was protected by the RR-5 zoning 
that characterized the area around his property. He thinks anyone would be upset by a gas station 
being put next to your house, but what protects someone from that change in land-use is being 
surrounded by residential zoning. He expected that same level of protection by being surrounded 
by RR-5. He anticipated the 142 acres of Jaynes property to consist of less than 28 houses, but 
Classic Homes is proposing 450 homes and commercial. The Master Plan states twice (sections 3 
and 14) that, “Undeveloped portions of the County that are adjacent to a built-out area will be 
developed to match the character of that adjacent development…” The representative from N.E.S. 
categorized Mr. Rokes’ home (west) and the homes north of this proposal as undeveloped. He feels 
that comment infers that in the future they can anticipate being developed differently. He stated the 
450 homes proposed by Classic is more than 15 times the density of those already developed 
properties bordering 2 of the 3 sides of their development. He stated the increase to density does 
not match the character of the adjacent development. For that reason, along with the disregard to 
current zoning and the written intent of the Master Plan, he asks for disapproval of this proposal. 
 
Ms. Smith lives in the 5-acre parcel cut out of the northern boundary of the proposal. She mentioned 
that the representative of Classic Homes (Loren) indicated she was happy with the buffer around 
their property after a meeting, but she feels that buffer is inadequate. She doesn’t think 1-acre or 
.5-acre lots around their property is an appropriate transition from their 5-acre lot. She appreciates 
that Loren came out to meet with them, but they would like 2.5-acre adjacent lots and along Poco 
Road. She thinks Classic should redraft their sketch plan and can make up the lost revenue of 
putting 2.5 acre lots on the northern boundary by making it more dense further south where it will 
not directly affect the existing residents.  
 
Mr. Mas (called-in) stated he lives in Black Forest. He made comments on the Quasi-Judicial type 
of hearing. He reviewed PC Minutes from the Flying Horse North proposal on Nov. 3, 2022, for 
example reasons of approval or denial recommendations.  
 
Mr. Bailey asked Mr. Mas to make a point relevant to this proposal.  
 
Mr. Mas continues to give examples of decision reasons from past meeting minutes. He stated that 
the criterion for this project asks if the proposed subdivision is compatible with existing and adjacent 
property. Several people argue that it is not compatible with the RR-5 to the north, west, and south. 
Another item of criterion is that it protects natural resources and unique landforms. The representative 
stated they moved the park in an attempt to try to preserve those features, but that does not fulfill the 
criterion. In LDC 7.2.1.D.1.C the 11 criteria are not optional but are required to be met.  
 
Ms. Seago responded that each PC member received training in the Quasi-Judicial process. The 
excerpts quoted by Mr. Mas are not the official record, they are a summary prepared by staff and 
approved by this board. She has served as legal counsel for this board for 18 years. If she has 



concerns about the process, she raises those concerns at the appropriate time. She ensures the 
board is following correct procedures, abides by Quasi-Judicial principals, and that the decision 
made is legally defensible. It is the burden of the applicant to ensure the review criteria has been 
met. It is not their burden to overcome objections raised by opposition. If the commission is satisfied 
by the evidence presented that the criteria has been met, they are legally authorized to approve that 
application. If it is felt that one or more of the criteria has not been met, they can and should vote 
against approval. The criteria which you feel has not been met may be identified. The decision that 
is reviewed is by the whole body, not picked-apart individual votes. As previously stated, this is a 
recommending body. This is not the final decision-making body on this type of application, so it is 
not the PC’s decision that is reviewable by court. 
 
Mr. Bailey commented that Mr. Mas’ comments were noted. 
 
Mr. Pennington stated he lives west of the proposal. He stated he was unable to participate in any 
previous neighborhood meetings. He feels his property is one of the more affected 2.5-acre parcels 
north of the Briargate easement. The buffer zone Classic has proposed would detract from why he 
purchased his property. He believes it would create an encumbrance to him because he would need 
to pick up things left behind from others using the trail Classic has proposed. He does not wish to 
be a custodian of that buffer. He believes this proposal will detract from his property value. He 
agrees with the previous comments that the land should be developed in the same character as the 
existing developments. He also reiterated that Highlands Park is not undeveloped. 
 
Mr. Hicks (called in) lives in Highlands Park and owns two 2.5-acre parcels (5 acres). He did attend 
the October neighborhood meeting. He agrees with the Black Forest Land-Use Committee that a 
transition or step down from 5-acre zoning should be 2.5 acres. A step down from his zoning district 
(RR-2.5) to the west of this proposal should be 1-acre lots. He thinks what Classic is proposing is a 
cliff, not a step down. He asks for a better transition from what is proposed.  
 
Mr. Beierle lives on 12 acres touching the northeast corner of this proposal. He feels like they are 
fighting off urban density. He presented page 3 of the Master Plan and asked how it would feel to 
put urban density on the unique natural feature found on that page? He then showed a vicinity map 
from 2004. There is no Sterling Ranch or TimberRidge. Highlands Park was in the beginning stages. 
He anticipated nothing less than 5 acres to surround his property and the carved-out parcel where 
the Smith’s live seemed a logical progression of what would happen. He thinks the parcel being 
discussed does contain a unique natural feature which should be protected. He described unique 
features of Black Forest. He believes the bluff/butte on the Jaynes property is the southernmost 
occurrence in the Black Forest area. He mentioned LDC 8.4.1.G and stated elevation, pine trees, 
and topography should remain unaffected. He believes that land is the only remaining natural 
element that blocks and protects the existing residents from the noise, light, and commotion of the 
city and future Briargate Highway. He referenced LDC 8.4.2, stating the bluff/butte should remain 
intact, and LDC 8.4.5, that existing drainage should be maintained. He is concerned about the 
existing drainage. He showed pictures of the area. He referenced LDC 7.2.1.D.1.C (SKP Criteria 
for Approval) stating developments are supposed to be compatible with existing land-uses. He does 
not think 1-acre lots next to 5 to 12-acre lots is acceptable. The original sketch plan showed 1 to 3 
(-acre) lots at the north end. The revised sketch plan just reshapes the outlines but does not change 
the general density. That was not a compromise. He showed an aerial image from Highlands Park 
to the west. Between Highlands Park, TimberRidge, and Homestead, he feels that current residents 
have continued to compromise when the developer has not. He stated that if any compromise or 
consolation needs to be given, it should be more heavily weighted and borne by those imposing. 



Classic’s TimberRidge 2.5-acre lots are selling and filling up. Neighbors fought to keep RR-5 zoning 
for TimberRidge but were unsuccessful. He stated that its approval opened the floodgates for urban 
density to move northward via Sterling Ranch. With TimberRidge, they were able to keep 2.5-acre 
lots from Vollmer Rd east to the creek. That area is about the same as Poco Rd to the bluff they 
would like to maintain. Being that Poco Rd is a rural dirt road, he asked if it wouldn’t make more 
sense to have lower density along that arterial road? He hopes the PC recommends the sketch plan 
be modified to protect existing, adjoining, and adjacent rural parcels to maintain the lifestyle they 
have experienced for decades. 
 
Mr. Smith lives in the 5-acre parcel cut out of the northern boundary of the proposal. He mirrored 
the previous concerns regarding the lack of transition from the existing RR-5 zoning. As a 
commission member stated earlier, there is an inconsistency in the types of transition around his 
property. He doesn’t think there is an adequate transition and he does not believe the current sketch 
plan addresses the problem. He mentioned that the bluff Mr. Beierle spoke about is part of his 
backyard. He was told it wasn’t likely to be affected, but he doesn’t know if he can believe that. It 
was implied that the landowners to the west were happy with the transition, but at the last meeting, 
only two people were in attendance from that side and neither of them have large lots. He stated 
that to make the claim of happiness along that entire border cannot be accurate when not all 
landowners were represented. 
 
Ms. Barlow began by addressing Mr. Beierle’s comment that The Retreat at TimberRidge paved 
the way for Sterling Ranch. She stated it was the opposite. Sterling Ranch sketch plan was approved 
in 2008 and The Retreat at TimberRidge was approved in 2018 because of the urban residential 
permitted in Sterling Ranch. He was correct that there was a lot of push-back and that 2.5-acre lots 
were preserved between Vollmer and the creek, but that was north of Poco Rd. She stated that 
everything south of Poco on the east side is suburban residential development. Regarding the 
discussion of natural features, state and federal agencies have reviewed and analyzed the area and 
did not identify anything as being a significant natural feature. She stated that it must first be 
identified as a significant natural feature before there can be discussion about preservation and be 
held to the standards of the Code Mr. Beierle referenced. She disagrees that this area be identified 
as “in the Black Forest”. The Sterling Ranch area was developed and approved in the context of the 
Black Forest Preservation Plan (which is no longer part of the Master Plan for El Paso County) and 
provided a transition area north of Briargate for ¼ mile up to Poco Road. Beyond that, there was 
further transition to Black Forest, but this area is not “in the Black Forest”. One person mentioned 
that he would need to pick up trash in the buffer, but the trails and buffer areas would be maintained 
by the metro district. The person who commented on the past meeting minutes was talking about a 
project which has much different circumstances. The primary complaint was the need for greater 
transition. Mr. Beierle’s vicinity map shows that this area is developing as a suburban residential 
area. The Master Plan identified that this area would change over time, not that it is a requirement 
for anyone to rezone their property, but it provides the opportunity to do so. It was said in the past 
that the entire area should be 2.5-acres, but the extension of Briargate Highway through this 
property also needs to be considered. Having a four-lane principal arterial road will significantly 
change the character of this area. Where there is urban arterial roadway, urban or suburban-level 
development adjacent is expected. She stated that someone needs to pay for that road, and the 
County expects the developer to pay for it. This cannot be afforded if the developer is only permitted 
2.5-acre lots on the entire property. She thinks people generally understood that at the 
neighborhood meeting. The next suggestion was to have 2.5-acre lots just along the northern 
boundary, but after discussion with PCD staff, those would be considered rural lots. Having 2.5-acre 
lots is allowed in the Suburban Residential placetype’s range, but are considered more Rural 



Residential, so would not meet the Suburban Residential placetype. If 2.5-acre lots are established 
along Poco, she thinks they should take access from Poco instead of within the urban development 
to the south, which would upgrade the development of Poco Road. She stated they did not want to 
put 2.5-acre lots along the northern boundary so that Poco Road would remain a rural road. She 
stated the proposed development will turn its back to Poco Road in order to preserve its rural 
character. She believes the developer has addressed the concerns for a transition with the current 
proposal and the reasons 2.5-acre lots would not be preferable even to the neighbors. She finished 
by saying that the applicant is not proposing apartments but may include townhomes or higher 
density single-family attached units. 
 
Mr. Moraes asked for clarification regarding the comment that 2.5-acre lots is considered rural. 
 
Ms. Barlow said that the RR-2.5 zoning type stands for Rural Residential. The rest of the 
development proposal follows the density standard of RS-6000 or RS-5000 for Suburban 
Residential zones. She explained the reason [for distinction between suburban and rural] includes 
the requirement to be on urban services like water and wastewater versus being on well and septic.  
 

DISCUSSION 
 
Mr. Carlson thanked PCD staff for expanding the noticing procedure so that more people received 
the mailing. He also thanks PCD staff and the applicant for recognizing there needs to be a density 
buffer. Regarding the sketch plan, there have been comments that the sketch plan isn’t as important 
as later steps, but he thinks it is very important. Later decisions can be made administratively based 
on what was approved in the sketch plan, so it is very important and shouldn’t be taken lightly. He 
thinks the density transition is the most important factor of this proposal and he doesn’t see the 
compatibility with adjacent properties. He stated neighbors did not have input on placetypes within 
the Master Plan unless they wanted to attend public meetings during COVID. He believes it is also 
the PC’s job to stand up for communities and their recommendation to the BOCC should reflect that. 
He appreciates the efforts by the applicant but doesn’t think 5 acres to 1 acre is a reasonable 
transition. He thinks 2.5-acre lots would be reasonable at least on the northern boundary. He isn’t 
sure the western neighbors agree that a .5-acre transition is reasonable. He calculated that the 
proposed 85-foot combined buffer and setbacks in the sketch plan equal about 13 acres that could 
be available to be put into the 2.5-acre parcels to offset any lost profit if the applicant is able to make 
that change.  
 
Ms. Fuller agreed with Mr. Carlson. She doesn’t see the compatibility of this sketch plan with the 
northern properties. She also believes a sketch plan is important and is referenced for later 
decisions. Although this area is located within an area of anticipated development, it is currently 
rural residential, RR-5. To present it as an area of urban development is not accurate. She doesn’t 
think 2.5-acre to .5-acre lots is a good transition along the west either. She stated having a certain 
number of houses within a development in order to pay for a road is not part of review criteria, 
though she understands the intent to spread the cost throughout more parcels. Not wanting lots to 
access Poco Road is likely because that road would have to be improved too, which is another cost. 
She isn’t bothered by the RS-6000 in the center of the project, but it shouldn’t be by the neighbors 
with the larger lots. 
 
Mr. Moraes also thanked PCD staff for increasing the notification procedure. He understands the 
need for development within the County, but he doesn’t see the compatibility of the bordering 
densities around this property. He thinks it could be said that the area is considered Large-Lot 



Residential, but many lots on the north border are larger than the Rural Residential minimum. He 
read criteria of approval number 3 and said he can see the compatibility to the east, but not to the 
north. He thinks that 2.5-acre lots within Suburban Residential is appropriate. He isn’t sure .5-acre 
lots on the west side is quite right, and that may be the appropriate place for 1-acre lots. He agrees 
that the closer you get to Briargate Parkway, the density should increase. He thinks there is still 
work to do on the sketch plan. He understands RR-2.5 zoning means Rural Residential, but he 
doesn’t think the 2.5-acre lot size is inappropriate in Suburban Residential considering the proposed 
1-acre lots would be larger than the Rural Residential RR-0.5 zoning type. With 2.5-acre lots 
considered the least dense side of Suburban Residential, he doesn’t believe the argument that 2.5-
acre lots don’t fit in the Suburban Residential placetype and should be considered Rural Residential.  
 
Mr. Whitney thanked PCD staff for increasing the noticing. He liked the new presentation 
procedure. He agrees with most of what the other commission members have said. He agreed with 
Mr. Carlson’s statement that the sketch plan stage is important, even if the developer changes their 
mind multiple times before final approval. The sketch plan is the concept and very important. He 
worries about the domino effect of approving a sketch plan, thinking it’s not as important, and then 
it spirals into something much larger down the road. He doesn’t think this sketch plan is compatible 
for the same reasons stated by others. He appreciates the efforts that have happened so far. He 
understands development will happen here but it should be as compatible as possible. He stated 
that as the sketch plan looks now, he will vote against. 
 
Mr. Trowbridge (online) agreed that the transitions could be different, perhaps larger, but he thinks 
the sketch plan is in general conformance with the Master Plan, so he is in favor. 
 
Mr. Bailey commented that he thinks compatibility is a matter of perspective. From the north looking 
south, or from the west looking east, there is going to be different opinion of transition. That 
persuades him of the compatibility of this plan. He thinks the applicant has done a good job of 
creating transitions. He stated this is an area of the County where there is likely to be development 
that doesn’t make everyone happy. He believes the transitions are compatible and he agrees with 
Mr. Trowbridge. He understands the perspectives of the other board members and stated that’s why 
there is a commission and a criteria that relies on judgement to decide. He doesn’t think it’s as cut 
and dry as the online member of the public may have implied.  

 
PC ACTION: BRITTAIN JACK MOVED / TROWBRIDGE SECONDED FOR APPROVAL OF 
REGULAR ITEM 4A, SKP-22-005 FOR A SKETCH PLAN, JAYNES SKETCH PLAN, UTILIZING THE 
RESOLUTION ATTACHED TO THE STAFF REPORT, WITH THREE (3) CONDITIONS AND TWO (2) 
NOTATIONS, THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS 
FOR THEIR CONSIDERATION. THE MOTION FAILED (3–5). THIS RESULTS IN THE APPLICATION 
MOVING FORWARD WITH A RECOMMENENDATION FOR DENIAL.  
 

IN FAVOR: MR. BAILEY, MR. TROWBRIDGE, AND MS. BRITTAIN JACK. 
IN OPPOSITION: MS. FULLER, MR. CARLSON, MR. MORAES, MR. SCHUETTPELZ, AND MR. 
WHITNEY. 
COMMENTS: MR. CARLSON – Later administrative decisions can be made using an approved 
sketch plan, so this stage is very important. He doesn’t think RR-5 to 1-acre lots is a reasonable 
transition and thinks 2.5-acre lots would be reasonable on the northern boundary. He calculated 
that the proposed 85-foot combined buffer and setbacks in the sketch plan equal about 13 acres 
that could be used in the 2.5-acre parcels to offset any lost profit. MS. FULLER – Doesn’t see the 
compatibility of this sketch plan with the northern properties. The land is currently zoned RR-5. She 



also doesn’t think 2.5-acre to .5-acre lots is a good transition along the west. She stated that having 
a certain number of houses within a development to pay for a road is not part of review criteria. She 
approves of the RS-6000 density in the center of the project but doesn’t think it should be by the 
neighbors with the larger lots. MR. MORAES – Doesn’t see the compatibility of the bordering 
densities around this property, and pointed out that many lots on the north border are larger than 
the Rural Residential minimum. He doesn’t think the sketch plan meets criteria of approval number 
3. He said he can see the compatibility to the east but not to the north. He isn’t sure about .5-acre 
lots on the west side and thinks that may be the appropriate place for the 1-acre lots. He thinks that 
2.5-acre lots within the Suburban Residential placetype is appropriate. MR. WHITNEY – Doesn’t 
think this sketch plan is compatible for the same reasons stated by others. The sketch plan is the 
concept and very important. He worries about the domino effect of approving a sketch plan, thinking 
it’s not as important, and then it spirals into something much larger down the road. MR. 
TROWBRIDGE – Thinks the sketch plan is in general conformance with the Master Plan. He agreed 
the transitions could be different. MR. BAILEY – Thinks the transitions are compatible with the 
surrounding area. 

 
MEETING ADJOURNED at 11:57 AM. 
 

Minutes Prepared By: Miranda Benson 
 



PLANNING & COMMUNITY DEVELOPMENT 
 

2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM  

 

COMMISSIONERS: 

CAMI BREMER (CHAIR) 

CARRIE GEITNER (VICE-CHAIR) 

HOLLY WILLIAMS  

STAN VANDERWERF  

LONGINOS GONZALEZ, JR. 

TO:  El Paso County Planning Commission 

  Brian Risley, Chair 

 

FROM: Kari Parsons, Senior Planner  

  Jeff Rice, PE Senior Engineer 

  Meggan Herington, AICP, Executive Director 

 

RE:  Project File #:  SKP-22-005 

  Project Name:  Jaynes Sketch Plan 

Parcel Nos.:  52280-00-024 and 52280-00-025 

  

APPLICANT: REPRESENTATIVE: 

Classic Communities 

2138 Flying Horse Club Drive 

Colorado Springs, CO, 80921 

NES, INC 

Cascade Avenue, Suite 230 

Colorado Springs, CO, 80920 

 

Commissioner District:  2 

Planning Commission Hearing Date:    2/16/2023 

Board of County Commissioners Hearing Date   3/21/2023 

 

EXECUTIVE SUMMARY 

A request by Classic Communities for approval of a sketch plan for a maximum of 450 single-

family residential lots (101 acres), 4.5 acres of commercial, 13.7 acres of future right-of-way, 

and 22.9 acres of open space. The 142.1-acre property is currently zoned RR-5 (Residential 

Rural) and is located at the southwest corner of Vollmer Road and Poco Road, adjacent to the 

Sterling Ranch development area. 

The sketch plan depicts a combination of 35-foot building setbacks and open space along the 

north and west perimeter along with modest lot size transitions of 0.5 to 1 acre lots to serve as 

a transition from the rural properties to the north and west. Urban density increases towards the 
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center of the sketch plan area.  Parks, open space, greenways, and detention areas are provided 

to be an amenity within the development.   

Per the 2040 Major Transportation Corridors Plan, the Briargate Parkway/Stapleton corridor is 

a major east/west roadway connection through the property. This is depicted as a principal 

arterial with a 130-foot right-of-way requirement. Construction of this roadway through the 

development is the responsibility of the developer.  

A. WAIVERS/DEVIATIONS/AUTHORIZATION 
 

Waiver(s)/Deviation(s):  There are no waivers or deviations associated with this request. 

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

 

B. APPROVAL CRITERIA 

The Planning Commission and BOCC shall determine that the following criteria for approval 

outlined in Section 7.2.1, Sketch Plan, of the El Paso County Land Development Code (2022) 

have been met to approve a Sketch Plan: 

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

policies of the Master Plan; 

• The proposed subdivision is in conformance with the requirements of this Code; 

• The proposed subdivision is compatible with existing and proposed land uses within 

and adjacent to the sketch plan area; 

• The water supply report provides sufficient information to identify probable compliance 

with the water supply standards and identifies any need for additional water supplies;  

• Services are or will be available to meet the needs of the subdivision including, roads, 

police and fire protection, schools, recreation facilities, and utility service facilities;  

• The soil is suitable for the subdivision;  

• The geologic hazards do not prohibit the subdivision, or can be mitigated; 

• The subdivision will not interfere with the extraction of any known commercial mining 

deposit [C.R.S. §34-1-302(1), et seq.];  

• The design of the subdivision protects the natural resources or unique landforms;  

• The proposed methods for fire protection are adequate to serve the subdivision; and  

• The subdivision is appropriate and the design is based on mitigating the constraints of 

topography, soil types, geologic hazards, aggregate resources, environmental resources, 

floodplain, airplane flight overlays, or other constraints. 

 

C. LOCATION 

North: RR-5 (Residential Rural)   Single-family Residential 

South: RS-5000/6000 (Residential Suburban) Single-family Residential  

East: RS-5000/6000 (Residential Suburban) Single-family Residential 
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           CS (Commercial Service)    Vacant 

West: RR-2.5/RR-5 (Residential Rural)  Single-family Residential 

 

 
  Figure D, Zoning Map 

 

D. BACKGROUND 

The Board of County Commissioners (BoCC) approved the initial zoning of the subject 

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

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

 

The subject property is west of the existing Sterling Ranch Development which includes a 

mix of urban residential densities and commercial uses.  The Sterling Ranch Development 

is capped at 4,650 dwelling units within the 1,444-acre development area.  Lots with a 

minimum size of 5,000 to 6,000 square feet are developed adjacent to Vollmer Road and 

across from the proposed Jaynes Sketch Plan area.  

 

The Retreat at TimberRidge Planned Unit Development is to the northeast of the subject 

property which includes lot sizes from 5 acres at the northern boundary, within the forested 

area of the Black Forest, north of Arroya Road, tapering to 2.5-acre lots adjacent to Vollmer 
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Road (western boundary), and 12,000 square foot lots to the center and south portion of the 

PUD.   

 

The applicant is proposing to establish the 142.1-acre Jaynes Sketch Plan which depicts a 

mix of housing densities, open spaces, and commercial uses within the project area. The 

maximum number of single-family residential dwelling units is capped at 450 units. To the 

west of the Plan area the properties are zoned RR-2.5 (Residential Rural) and RR-5 

(Residential Rural).  The applicant has depicted one-half acre lots along the western 

boundary and adjacent to the parcel surrounded by the proposed sketch plan on three sides, 

known as the “Smith parcel”, which is adjacent to Poco Road. In addition to the larger lot 

sizes, a 35-foot building setback combined with a 50-foot buffer will serve as a buffer and 

transition to the adjacent rural properties.  One acre lots which include a 35-foot setback are 

proposed adjacent to Poco Road along the northern boundary of the Plan area. The applicant 

has depicted a 50-foot buffer adjacent to the existing Vollmer Road right-of-way in addition 

to the aforementioned buffers which are anticipated to provide pedestrian connections to the 

parks and open space within the sketch plan area. 

 

Higher density land use areas ranging from 3 to 5 dwelling units per acre to 5 to 12 dwelling 

units per area are proposed in the internal portions of the sketch plan and near the 

commercial areas along the future Briargate Parkway/Stapleton Corridor.  

 

In addition to residential uses, the sketch plan proposes to incorporate 13.7 acres of future 

right-of-way, 22.9 acres of open space, and 4.5 acres of commercial uses. Please see the 

attached sketch plan exhibit for a complete breakdown of land use types and areas.  

 

E. ANALYSIS 

1. Land Development Code  

Per the Land Development Code, The sketch plan is the first step of the approval process 

for larger or more complex divisions of land. The sketch plan process reviews, at a 

conceptual level, the feasibility and design characteristics of the proposal based on the 

standards set forth in the El Paso County Land Development Code (2022).  The review 

examines the feasibility of the division of land including review of the schematic design, 

ability to obtain water and sanitation, location of geologic hazards, identification of 

environmentally sensitive areas and wildlife habitat areas, source of required services, 

vehicular and pedestrian circulation, relationship to surrounding land uses, evaluation of 

wildfire hazards and conformance with the requirements of the Code and Your El Paso 

County Master Plan (2021). During this step, public hearings are held before the Planning 

Commission and the Board of County Commissioners. 
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The applicant has provided various reports not limited to: Master Traffic Study, Master 

Development Drainage Plan, Geology and Soils Report, Habitat Assessment Report, 

Ecological Features Report, Impact Identification Report, and a will-serve letter for water 

and wastewater services in support of the requested Jaynes Sketch Plan.  The natural 

features and sensitive habitat areas, which have been identified as non-jurisdictional 

wetlands, have been placed in open space. The goal is to preserve the significant 

environmental features within the subject area and to provide parkland amenities and 

pedestrian opportunities. The applicant has demonstrated that the approval criteria have 

been met, provided the density transitions combined with building setbacks and buffers 

are found to be adequate.  Further analysis of the proposed sketch plan in relation to the 

criteria of approval is discussed below.  

 

F. MASTER PLAN ANALYSIS 

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. 
 

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 

•Multi-family Residential 
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•Parks/Open Space 

•Commercial Retail 

•Commercial Service 

•Institutional 

 

 
Figure G.1: Placetype Map 

 

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. The applicant has depicted the 

commercial areas adjacent to the Briargate Parkway/Stapleton Corridor, and the 

applicant has proposed a majority of the residential densities within the sketch plan area 

to be 5 dwelling units or less per acre which is consistent with the Placetype.  The 

Placetype does allow for higher densities as supporting land uses.  The applicant has 

proposed approximately 13 percent of the sketch plan area to include a density ranging 
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from 5-12 dwelling units per acre which is consistent with the supporting land uses within 

the placetype. Relevant goals and objectives are as follows: 

 

Goal 1.3 – Encourage a range of development types to support a variety of land uses. 

 

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

Urban Residential, Rural Center, and Regional Center placetypes. 

 

Objective E2-1 – Promote conservation design techniques for any future development 

near riparian areas to protect them through incorporation into the development. 

 

Objective HC2-6 – Continue to carefully analyze each development proposal for their 

location, compatibility with the natural environment, and cohesion with the existing 

character. 

 

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

transportation and connections to local destinations over vehicular travel and regional 

trips. 

 

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

development in placetypes, as appropriate, and upgrade existing infrastructure to these 

types of facilities when maintenance is needed. 

 

The Jaynes Sketch Plan is consistent with the goals and objectives of the Suburban 

Residential Placetype. The two non-jurisdictional ponds and potential rapture nesting 

sites are proposed to be preserved and are depicted as open space. The applicant has 

provided pedestrian connectivity throughout the development with sidewalks, which will 

connect to the trail corridors within the development.  The sketch plan also depicts a 

transition from the rural lots to the north and west by providing an average lot size of 

approximately of 1-acre adjacent to Poco Road to 0.5-acre lots along the western 

boundary in combination with a defined building setback and buffer width. The higher 

density supportive land uses are located central to the development area.  The Briargate 

Parkway/Stapleton Corridor bisects the sketch plan, which will provide a regional east-

west connection.  
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The mix of housing densities and the mix of uses proposed with the sketch plan are 

consistent with several of the Plan’s Goals and Objectives. All residential uses proposed 

with the sketch plan are single-family housing products, which are consistent with the 

Plan’s recommendations for the Suburban Residential placetype. The placetype identifies 

commercial retail and attached single-family as recommended supporting land uses, as 

well as parks and open space as a recommended supporting land use. 

 

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. 

 

 
Figure G.2: Area of Change Map 
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Analysis:  

The subject area is located in an area which is expected to completely or 

significantly change in character. A relevant priority is as follows: 

 

Goal LU3 Specific Strategy Priority - The New Development areas will be 

significantly transformed as new development takes place on lands currently 

largely designated as undeveloped or agricultural areas. Undeveloped portions of 

the County that are adjacent to a built-out area should be developed to match the 

character of that adjacent development or to a different supporting or otherwise 

complementary one such as an employment hub or business park adjacent to an 

urban neighborhood. 

 

c. Key Area Influences:   

El Paso County represents a vast area composed of many distinct areas. These 

“Key Areas” have their own unique identities and are generally localized into 

smaller geographic areas with distinct characteristics that distinguish them from 

other areas of the County. The subject property is located within the Potential or 

Annexation Key Area.   

 

Potential Areas for Annexation 

This Key Area outlines the portions of the County that are anticipated to be 

annexed as development occurs. It is imperative that the County continue to 

coordinate with the individual cities and towns as they plan for growth. 

Collaboration with the individual communities will prevent the unnecessary 

duplication of efforts, overextension of resources, and spending of funds. The 

County should coordinate with each of the municipalities experiencing substantial 

growth. 
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Figure G.3: Key Area Map 

 

Analysis: 

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.  However, this property is not contiguous to the City boundary. The 

applicant, City and County are coordinating on the design of Vollmer Road and 

Briargate Parkway/Stapleton Corridor. Densities within the City of Colorado 

Springs are typically greater than developing areas in the County.  The sketch plan 

depicts densities and land uses consistent with the key area.  

 

d. Other Implications (Priority Development, Housing, etc.) 

The subject property is located within the Priority Development Area, Falcon 

Community. 
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Figure G. 4: Suburban Residential High Priority Areas 

 

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

considered in these areas at key intersections. 
 

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: 

 

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

and quality for existing and future development. 

 

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

is incumbent upon the County to coordinate land use planning with water demand, 

efficiency and conservation. 

 

Goal 1.2 – Integrate water and land use planning. 

 

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

advantage of existing or proposed water supply projects that would allow shared 

infrastructure costs. 

 

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

smaller average lot sizes, especially in the near-surface aquifers, when there is a 

reasonable opportunity to connect to an existing central system, alternatively, or 

construct a new central water supply system when the economies of scale to do 

so can be achieved. 

 

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

of water, as appropriate, for proposed development. 

 

The Water Master Plan includes demand and supply projections for central water 

providers in multiple regions throughout the County. The proposed development is 

proposed to be served by Falcon Area Water and Wastewater Authority (FAWWA), a 

central water provider. The subject property is located in a growth area within Region 3, 

Falcon Area, which is expected to experience significant growth by 2040.  Specifically, 

the Plan states: 
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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. 

 

Findings of sufficiency with respect to water quality, quantity, and dependability are not 

required with sketch plan approvals, but will need to be made with subsequent preliminary 

plan and/or final plat approvals for development within the sketch plan amendment area.  
 

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 Environmental Services, Colorado Parks 

and Wildlife, Colorado State Forest Service, U.S. Fish & Wildlife Service, and U.S. Army 

Core of Engineers were each sent referrals and have no outstanding comments.  

 

The Master Plan for Mineral Extraction (1996) identifies no significant resources in the 

area of the subject parcels.  A mineral rights certification was prepared by the applicant 

indicating that, upon researching the records of El Paso County, no severed mineral rights 

exist. 

 

The Park Advisory Board recommendations which include an analysis regarding 

conformance with The El Paso County Parks Master Plan (2013) include the following:  

 

The Park Advisory Board recommends that the Planning Commission and the Board of 

County Commissioners include the following conditions when considering and/or 

approving the Jaynes Property Sketch Plan Amendment: 

 

(1) Consistent with design plans for Briargate Parkway, develop two 10-foot-wide 

trails on either side of the future Briargate Parkway through the project area and 
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provide a safe crossing to the Sand Creek Regional Trail across Vollmer Road to 

the east;  

(2) 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. 

 

The recommendation related to fees in lieu of land dedication has not been added as a 

condition of approval of the sketch plan because fees are collected with final plat. A 

notation related to fee payment is included with the staff recommended notations.  

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

A Soil, Geology, & Geologic Hazard Study, dated April 5, 2022, and a Soil, Geology, and 

Geologic Hazard Study – Addendum, dated November 17, 2022, prepared by Entech 

Engineering were submitted in support of the proposed sketch plan request. The 

Colorado Geological Survey (CGS) stated (in part): 

 

CGS agrees with Entech that the proposed lots do not contain geologic hazards or 

unusual geotechnical constraints due to the geology that would preclude the proposed 

residential use and density… 

 

A more detailed soils and geology report meeting the Land Development Code and 

Engineering Criteria Manual will be required at the time of subsequent preliminary plan 

submittals. Pursuant to State Statute, the soils and geology reports will be sent to the 

Colorado Geological Survey (CGS) for a detailed review; the CGS recommendations will 

be incorporated into the preliminary plan(s) design and notes as standard practice.  

 

2. Floodplain 

Per FEMA Flood Insurance Rate Map (FIRM) panel numbers 08041C0533G and 

08041C0535G, the proposed Jaynes development is not located within a regulatory 

floodplain. 

 

3. Drainage and Erosion 

The proposed Jaynes development is located within the upper portion of the Sand Creek 

drainage basin, which is included in the El Paso County drainage basin fee program. 

Drainage and bridge fees apply at the time of final plat recordation. The Sand Creek 

Drainage Basin Planning Study (1996) does not address specific improvements in the 

subject area northwest of Vollmer Road and did not consider the urban development 

density proposed with the Jaynes sketch plan. 
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The site generally drains to the south through two natural drainageways. Per the Master 

Development Drainage Plan (MDDP), the northeast portion of the site’s developed 

stormwater will be conveyed to planned storm facilities along Vollmer Road that flow to 

Pond C within the Homestead North at Sterling Ranch development (PCD File No. SF-

22-013). This off-site pond accounted for flows from upstream contributing areas including 

the Jaynes property and will provide water quality and flood control mitigation prior to 

discharging to Sand Creek. The remaining stormwater from the site’s western and 

southern areas will be conveyed to a proposed onsite full spectrum detention facility at 

the south end of the property to mitigate water quality and flood control. The onsite pond 

outfall will be routed to an existing storm facility installed by the Sterling Ranch 

development that accounted for these flows and discharges to Sand Creek. Additional 

details for the storm drainage facilities and detention basin designs will be required with 

each preliminary plan and final plat application within the proposed Jaynes development. 

 

A grading and erosion control plan is not required at the time of a sketch plan submittal.  

 
Figure H.1: Transportation and Drainage Overview 
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4. Transportation 

The proposed Jaynes development is located along the west side of Vollmer Road at the 

intersection with Briargate Parkway.  Vollmer Road is classified as a Minor Arterial and 

Briargate Parkway is classified as a Principal Arterial in the El Paso County 2016 Major 

Transportation Corridors Plan Update (MTCP) 

 

The master traffic impact study (TIS) provided with the sketch plan estimates the 

development will generate approximately 7,335 average daily trips. Primary access to the 

development areas is proposed via extension of Briargate Parkway through the site and 

a new public collector road that traverses the site from intersections on Vollmer Road, 

intersecting Briargate Parkway west of Vollmer Road.  

 

Upon assumed development build-out by year 2040, signalization of the intersections of 

Briargate Parkway and Vollmer Road, and Briargate Parkway and the proposed site 

access road may be warranted. Said intersections should be monitored as development 

progresses to determine if and when traffic signal installation is appropriate. The 

submitted TIS provides recommended roadway and intersection control improvements in 

Table 9, consisting of auxiliary turn lanes, roadway construction, and signalization of 

intersections along Vollmer Road and Briargate Parkway. The anticipated extension of 

Briargate Parkway and the recommended and potential improvements provided in the 

TIS are consistent with the MTCP. 

 

All proposed access and roadway locations shown on the sketch plan are conceptual and 

subject to change until determined and approved by El Paso County through the 

subdivision process. 

 

The proposed Jaynes development is subject to the El Paso County Road Impact Fee 

program (Resolution No. 19-471), as amended. Construction of qualifying roads and 

intersections, including Briargate Parkway, will be eligible for reimbursement under the 

fee program provisions.   
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Figure H.2: Sketch Plan Overlay 
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Figure H.3: Major Transportation Corridors Plan (2040 and 2060) 

 

H. SERVICES 

1. Water 

Findings of sufficiency with respect to water quality, quantity, and dependability are not 

required with consideration of a sketch plan. Findings of sufficiency will be made with 

subsequent preliminary plan and/or final plat approvals for development within the sketch 

plan area. Falcon Area Water and Wastewater Authority (FAWWA) has provided a 

general intent to provide water service; however, sufficient information to identify probable 
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compliance with the water supply standards and identification of any need for additional 

water supplies is required pursuant to Section 7.2.1 of the Code. 

 

Water feasibility has been analyzed with the review of the proposed sketch plan; the 

applicant has provided a general intent to serve letter from FAWWA and a water 

resources report. The State Engineer’s Office has identified that the following information 

shall be provided at subsequent stages of development to obtain a finding of water 

sufficiency: 
 

1. The District must provide a complete summary of the water rights owned and 
controlled by the District, accounting for relinquishment requirement, and 
evidence of that ownership and control. Most importantly, the District shall 
provide evidence that the firm supply exceeds the committed supply.  
 

2. The District shall supply information that supports the position that the 
anticipated supply will be physically adequate to serve the proposed 
development. Jaynes Property Sketch Plan September 12, 2022, Page 4 of 4.  
 

3. The District must provide a letter that commits to providing the amount of water 
that is consistent with the estimated demand for the development. 

 
4. The Applicant must clarify whether the existing wells on the property will be 

plugged and abandoned. 
 

2. Sanitation 

Falcon Area Water and Wastewater Authority (FAWWA) has provided a general intent to 

provide wastewater service. Findings of sufficiency with respect to adequacy of the 

proposed methods of wastewater disposal are not required with sketch plan approvals.  

 

3. Emergency Services 

Fire protection and emergency services are provided by Black Forest Fire Protection 

District. The District was sent a referral and has no outstanding comments. 

 

4. Utilities 

Mountain View Electrical Association (MVEA) currently provides electrical service to 

properties in the area of the development. Black Hills Energy provides natural gas service 

to properties in the area north of the future Briargate Parkway, and Colorado Springs 

Utilities (CSU) provides natural gas service to properties in the area south of the future 

Briargate Parkway. MVEA, CSU, and Black Hills Energy were each sent referrals; MVEA 

and CSU have no outstanding comments and Black Hills Energy did not provide a 

response. 
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5. Schools 

The subject property is within the Academy School District No. 20. The District is 

requesting fees in lieu of land dedication for all residential units within the Sketch Plan. 

The fees will be collected at the time of subsequent plat(s) recordation.  

 

I. APPLICABLE RESOLUTIONS 

See attached resolution. 

 

J. STATUS OF MAJOR ISSUES 

Pursuant to the Master Plan, Suburban Residential Placetype, urban densities and the 

generalized land uses as depicted on the sketch plan are appropriate at this location.   

 

Staff emphasized the need for buffer and density transition adjacent to the rural residential 

properties along the north and western boundaries, preservation of natural features, and 

sensitive habitat, including more pedestrian connectivity, and locating the commercial node 

at key intersections during the review process.  

 

Staff has acknowledged that higher densities central to the development in combination with 

rural lot sizes within the northern and western portion of the property help support urban 

services necessary to support the overall project.   

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

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

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

Development Code (2022) staff recommends the following conditions and notations: 

 

CONDITIONS 

1. Applicant shall work with the El Paso County Community Services to establish trail 

corridors along Briargate Parkway, through the project area and provide a safe crossing 

to the Sand Creek Regional Trail across Vollmer Road to the east at the time of 

subsequent preliminary plan application(s). 

 
2. The overall cap for residential uses in this project shall be a maximum of 450 dwelling 

units.   

 
3. The applicant/developer and/or property owner(s) shall be required to participate in a fair 

and equitable manner in onsite and offsite transportation improvements required by the 

development’s traffic impacts as identified in each traffic impact study (TIS) which shall 

be submitted with each subsequent rezoning, preliminary plan and subdivision 

application.  This includes but is not limited to, Vollmer Road, Briargate Parkway, and 
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Dines Boulevard.  The developer’s design, construction, and financial obligations and 

responsibilities shall be determined with preliminary plan and final plat approvals. 

 

NOTATIONS 

1. Applicable park, school, transportation, drainage, bridge, and traffic fees shall be paid to 

the El Paso County Planning and Community Development Department at the time of 

recording any final plat. 

 

2. Road locations, intersections, and classifications on the sketch plan are based on the 

best information available at the time of reviewing the proposed sketch plan and 

associated traffic study.  Final determinations of all road classifications, alignments, and 

intersections will be made at the time of preliminary plan when more detailed land use, 

traffic impacts, and preliminary road designs are available.  Minor changes to road 

classifications, intersections, and road locations shall not require an amendment to the 

sketch plan or a new sketch plan. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified ninety-nine (99) adjoining 

and nearby property owners on January 30, 2023, for the Planning Commission meeting.  

Responses are attached.  Concerns include increase density, traffic, loss of undeveloped 

land, demands on education facilities, and concerns related to water availability. 

 

M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Sketch Plan 

Public Responses 

Draft PC Resolution 
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JAYNES PROPERTY SKETCH PLAN 

LETTER OF INTENT  

AUGUST 2022, REVISED JANUARY 2023  

OWNER:  

MANITOU SPRINGS CITY OF 

606 MANITOU AVE., MANITOU 

SPRINGS, COLORADO 80829 

JAYNES KENNETH HENRY 

524 ONATE PL UNIT C  

SANTA FE NM, 87501-3601 

JAYNES JOHN R 

8455 POCO RD  

COLORADO SPRINGS CO, 80908-4723 

MCCOLLOR JANE E 

524 ONATE PL UNIT C  

SANTA FE NM, 87501-3601 

JAYNES AMIEE R LIVING TRUST 

524 ONATE PL UNIT C  

SANTA FE NM, 87501-3601 

 

APPLICANT:  

CLASSIC COMMUNITIES 

6385 CORPORATE DR. SUITE 200 

COLORADO SPRINGS, CO 80919 

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: 5228000024 &5228000025 

ADDRESS: 8455 POCO RD AND 9650 VOLLMER RD 

ACREAGE: 142.127 ACRES 

CURRENT ZONING: RR-5  

CURRENT USE: MOBILE HOME AND SINGLE FAMILY RESIDENTIAL 

FILE #:  SKP-22-005

REQUEST 

N.E.S. Inc. on behalf of Classic Communities requests approval of a Sketch Plan for Jaynes Property. 
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LOCATION 

The approximately 142-acre project site lies southwest of the intersection of Poco Road and Vollmer Rd 

in northeast El Paso County. The Jaynes Property Sketch Plan is located in a growing area of northeast El 

Paso County, in close proximity to the boundary of the City of Colorado Springs.   

To the east of Vollmer Road is the Sterling Ranch development, which is a growing suburban residential 

community supported by areas of higher density residential and commercial development. In the 

Homestead and Homestead North Filings of Sterling Ranch to the west of the Vollmer Road are single-

family residential lots that transition gradually from a minimum of 6,000 sq.ft lots in the south to larger 

lots in Homestead North Filing 3 averaging 12,400 sq.ft.  Homestead North Filing 3 also includes 0.5 acre 

lots and a 25 foot buffer along its north boundary adjacent to Poco Road.  These single-family lots are 

either occupied, under construction, or approved by the County.  

Sterling Ranch also includes a commercially zoned property southeast of the intersection of Vollmer 

Road and the future extension of Briargate/Stapleton.   

To the north of Sterling Ranch and northeast of the Jaynes’s Property is the Retreat at TimberRidge PUD.  

This includes a variety of lot size ranging from 2.5 acre lots on the western part of the site between 

Vollmer Road and Sand Creek and an average of 12,000 sq.ft. lots east of Sand Creek.  
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The properties to the west and north of the Jaynes property are rural residential developments, 

including the 2.5-acre lot Highland Park Subdivision, the 5-acre lot Wildridge subdivision and the Sunrise 

Meadow Subdivision, which includes 5 rural residential lots of varying size.  The northern boundary of 

the site is adjacent to Poco Road and includes a single 5-acre lot on the south side that is surrounded by 

the Jaynes property (“the Smith lot”). North of Poco Road is the Edgewood Subdivision, which calls for a 

minimum 5 acre lot size, and two 10 + acre parcels that appear not to have been subdivided.  Directly to 

the south of the southern tip of the Jaynes property is the McClintock Industrially zoned subdivision.  

 

PROJECT DESCRIPTION 

The Jaynes Property Sketch Plan is an urban character mixed residential development with a variety of 

densities interspersed throughout the property, a 4.5-acre neighborhood commercial center, and 8.1-

acres of neighborhood park space.  The parks have been located so that all residents will be within 

approximately ¼ mile distance from the park to allow for easy pedestrian access.  While the density 

ranges proposed on the Sketch Plan would allow for a maximum of 626 units, these density ranges are 

intended to provide flexibility in product type and the Applicant has established a density cap for the 

Sketch Plan of 450 units as a more realistic target. 

LAND USE ACRES (AC) % LAND AREA DWELLING UNITS 

Single-Family Residential Low Density:                   
Minimum 1 Acre Lots (Single-family detached) 

12.3 AC 8.7% 12 DU 

Single-Family Residential Low Density:             
Minimum ½ Acre Lots (Single-family detached) 

13.6 AC 9.6% 27 DU 

Single-Family Residential Medium Density:             
2-5 DU/AC (Single-family detached) 

56.5 AC 39.8% 102-255 DU 

Single-Family Residential High Density:                    
5-12 DU/AC (Single-family detached and attached) 

18.6 AC 13.0% 138-332 DU 

Neighborhood Commercial 4.5 AC 3.2%  

Neighborhood Parks 8.1 AC 5.7%  

Open Space/Greenway/Buffer 8.1 AC 5.7%  

Open Space/Detention 6.7 AC 4.7%  

ROW 13.7 AC 9.6 %  

Total 142.1 AC 100% 450 DU Density Cap 
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ACCESS AND CIRCULATION: The Sketch Plan includes the extension of Briargate Parkway in an east-west 

direction through the site. This will connect to the portion of Briargate Parkway being constructed to the 

east on Sterling Ranch and in the future will connect through Highlands Park to the west to Black Forest 

Road.  The extension of Briargate Parkway between Black Forest Road and Meridian Road has been a 

County & City priority for many years.   

Access to the site is proposed via a new urban residential collector through the northern and southern 

sections of the property, with connections to Briargate Parkway to Vollmer Road.  No access is proposed 

off Poco Road.  A roundabout is included in the northern section of the property to improve internal 

circulation. There will be multiple local access points off the collector road to serve the proposed 

residential and commercial development.  An additional local road intersection off Briargate Parkway is 

proposed on the west side of the property to provide adequate access and circulation through the site.  

The potential for a right-in/right-out access is anticipated on Briargate Parkway to serve the 

neighborhood commercial center. All proposed access points, including access to Briargate Parkway, and 

the design of the proposed roundabout will be reviewed with the subsequent preliminary plan.   
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COMPATIBILITY/TRANSITIONS:  The following measures have been implemented to ensure the proposed 

Sketch Plan is compatible with the adjacent zoning and provides effective land use transitions:  

• The lots along Poco Road are restricted to a minimum of 1 acre in size and there will be a 
required rear building setback of 35-feet on the north site of these lots. This will ensure an 
appropriate transition and buffer from the existing rural residential to the north of Poco Road to 
the medium and high density single-family residential zones internalized within the Sketch Plan. 

• The single 5-acre Smith lot on the south side of Poco that is surrounded by the Jaynes property 
will be bounded by a 50-foot buffer and 1 acre and ½ acres lots. In addition, the adjacent 
building setback for these lots will be 35-feet, creating a total 85-foot building setback from the 
Smith lot on all sides. This will provide a purposeful buffer for this rural residential property 
from the suburban densities within the rest of the Sketch Plan area. 

• Adjacent to the western boundary of the Sketch Plan a 50-foot buffer and minimum of ½ acre 
lots with a rear building setback of 35-feet is proposed, creating a total 85-foot setback from the 
west property boundary. This will provide a transition from the lower density Rural Residential 
west of the site to the more intense land uses within Jaynes property. 

• A 50-foot buffer extends the length of Vollmer Road to provide separation from Vollmer Road 
and a 25-foot buffer is proposed along Briargate Parkway to buffer the roadway from the 
proposed land uses within Jaynes property.   

This transition in land use intensity is continued internally within the Sketch Plan area. The area between 

the perimeter 1 and ½ acre lots and the internal proposed urban residential collector road is proposed 

as Medium Density Single-Family Residential at 2-5 DU/AC. In the area between the proposed internal 

urban collector and Vollmer Road the density increases to Medium Density Single-Family Residential at 

5-12 DU/AC. A 4.5-acre Commercial parcel is proposed at the intersection of Briargate parkway and 

Vollmer Road. This configuration of land uses and densities will create a gradual transition from the 

Rural Residential areas to the north and west through the Jaynes property to the Briargate Parkway and 

Vollmer Road intersection and the suburban density Sterling Ranch community on the east side of 

Vollmer Road.  

PARKS AND OPEN SPACE:  A 5.5-acre neighborhood park is located southwest of the northern intersection 

of Vollmer Road and the proposed urban residential collector.  This is situated to preserve two ponded 

non-jurisdictional wetlands and a row of Ponderosa Pines along Vollmer Road that have potentially 

active raptor nests.  A smaller 2.6-acre neighborhood park is proposed in the south portion of the Sketch 

Plan, adjacent to the detention basin.  The 50’ buffer along the western edge of the site will include a 

community trail that will connect to the southern park and to Poco Road to the north, where a proposed 

bike trail is to be located. Sidewalk connections will be provided along Briargate Parkway to Vollmer 

Road and the Sand Creek Regional Trail.  

AIR QUALITY: The proposed residential use will not negatively impact air quality. The proposed 

development is located within a developing area with convenient access Vollmer Road, E Woodmen 

Road and Highway 24, providing shorter travel time to employment and commercial facilities.  
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FLOODPLAINS: A review of El Paso County FEMA FIRM panels indicates the entire site is within Flood Zone 

X, meaning it is an area of minimal flood hazard risk. 

GEOLOGIC & SOIL HAZARDS: A Soil, Geology, and Geologic Hazard report for the proposed residential 

development, prepared by Entech Engineers, is included in this submittal. Geologic hazards expected at 

the site include seasonal shallow groundwater, drainage areas, artificial fill, and expansive soils. The 

geologic conditions of the site are common, and mitigation can be accomplished by implementing 

common engineering and construction practices. None of these conditions are anticipated to preclude 

the proposed development (Soils, Geology, and Geologic Hazard Study prepared by Entech Engineering 

Inc April 2022).  

The mapped wetlands located on the site are non-jurisdictional and the majority will likely be regraded 

during the site preparation. An area of ponded wetlands adjacent to Vollmer Road will be preserved 

within the proposed 5.5-acre neighborhood park.  Additional investigation will be conducted across the 

site and within the areas identified with the potential for shallow or seasonal shallow ground water 

conditions. The scope of the investigation will be based on the proposed grading.  

Entech Engineering Inc. concludes in their report that development of the site can be achieved though 

hazard mitigation, proper design and construction or through avoidance. Subsequent preliminary plans 

will require a more in-depth analysis to determine the appropriate mitigation techniques per the Land 

Development Code. Investigation on each lot is recommended by Entech prior to construction.  

VEGETATION & WILDLIFE: Core Consultants prepared an Impact Identification Report and a Habitat 

Assessment Memo for the initial submittal of the Sketch Plan, with a supplemental Ecological Features 

Memo to address County comments prepared in October 2022. The area is within the Foothill 

Grasslands ecoregion, composed of a mixture of tall and mid-grasses and isolated pine trees. No 

globally-sensitive vegetation communities are present on site. The site provides a moderate quality 

habitat for some grassland and riparian wildlife, and while development would inevitably affect some 

potential habitat for wildlife, expected impact is relatively low.  

The project is not anticipated to result in any impacts to federally- or state-listed threatened and 

endangered species or their habitats. The U.S. Fish and Wildlife Service (USFWS) and Colorado Parks and 

Wildlife (CPW) have reviewed the habitat assessment report for the Project, and both agencies indicated 

that they have no concerns about the project resulting in impacts to listed or other sensitive wildlife 

species.  

A site visit by Core consulting in October of 2022 found raptor nests in three locations and concluded 

the following:  

• Northern Ridge: The ridge hosts two small areas of ponderosa pines which may provide 

potential roosting and nesting habitat for raptors, although there are no existing raptor nests at 

this time.  A large, fallen nest suggests historic raptor nesting in these trees, though this nest 

could not be re-used in its current state on the ground.  
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• Pines Along Vollmer: A planted row of pines along the eastern boundary of the Project Area, 

adjacent to Vollmer Road, currently hosts two raptor nests. The row is approximately 820 feet 

long, and both raptor nests are in the southern half. A raptor nest survey for this Project has not 

been conducted during the raptor breeding season; however, based on the good condition of 

both raptor nests and the presence of a clump of mammalian fur at the base of one of the nests, 

one or both nests may have been active in 2022. If possible, it would be beneficial to maintain 

the row of pines along the eastern Project boundary for continued use by raptors.  

• Other Existing Nests: Two other nests were identified, and it was determined that these nests 

were likely built by and best suited for black-billed magpies. Neither nest was in a condition that 

would suggest it was used this year. One nest along Vollmer was found to be in good condition, 

based on the structure and position in the pine, the nest was likely built and used by common 

ravens. 

The proposed neighborhood park adjacent to Vollmer Road and the 50’ buffer along the length of 

Vollmer Rd incorporate the existing Ponderosa Pines that house potentially active raptor nest(s), which 

will ensure these raptor nesting opportunities are preserved. Should the existing nests or new nests 

become active during the breeding season and when the construction is anticipated to occur, Classic 

Communities should coordinate with CORE and CPW to employ appropriate restriction buffers to 

minimize potential impact the nesting raptors (CPW 2020).  

The property includes a very small area of milkweed plants that provide potential egg-laying habitat for 

the Monarch Butterfly, which is a candidate species for federal listing. There are no Endangered Species 

Act Section 7 requirements for candidate species.  The surveyed area of milkweeds is only 20 sq.ft. and 

the potential impacts to this species are therefore limited. In addition, the location of the area of 

milkweeds is adjacent to the proposed alignment of future Briargate Parkway, so would ultimately be 

impacted by the road construction, irrespective of the proposed development of the Jaynes property. 

USE OF, OR CHANGES IN PREEXISTING WATERFORMS, WATERCOURSES OR BODIES OF WATER:  

There are two unnamed tributaries of Sand Creek 

draining through the site in a southerly direction and 

some pockets of wetland areas. In a letter dated June 

30,2022 the US Army Core of Engineers determined that 

the site does not contain waters of the United States that 

are subject to regulation under Section 404 of the Clean 

Water Act.  This means that all wetlands within the 

project area are non-federally jurisdictional and do not 

require a USACE permit or mitigation. The Jurisdictional 

Determination is included in this submittal. The non-

jurisdictional wetland area adjacent to Vollmer Road 

includes two ponded areas and it is proposed to preserve 

this feature as part of a 5.5 acre neighborhood park.  
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DISTRICTS/ENTITIES SERVING THE PROPERTY: 

• Mountain View Electric Association will provide electric service. 

• Black Hills Energy (generally north of Briargate Parkway) and Colorado Springs Utilities 

(generally south of Briargate Parkway) will provide natural gas service.  

• Black Forest Fire Protection District will provide fire protection and emergency services. 

• The property is within Academy School District 20. 

RELATIONSHIP TO THE ADOPTED COUNTY MASTER PLANS: 

Applicable plans for the County comprises the Your Master Plan, the Water Master Plan, the 2040 Major 

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

YOUR EL PASO MASTER PLAN  

The Jaynes property is denoted as “Suburban Residential” on the Placetypes Map (below) in the Master 

Plan.  The primary land use in the Suburban Residential placetype is single-family detached residential, 

with lot sizes smaller than 2.5 acres per lot and up to 5 units per acres. Single-family attached, 

multifamily, commercial and parks and open space are identified as a supporting land uses in the 

Suburban Residential placetype.  
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The Master Plan states that “this placetype can also include limited single-family attached and multi-

family 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 proposed Sketch Plan meets the spirit and intent of the Suburban Residential placetype as it 

includes 12.3 acres of 1 acre lots, 13.6 acres of ½ acre lots, and 56.5 acres of single family residential at a 

density of 2-5 DU/AC.  Based on the minimum lot size and/or density of these areas they will 

accommodate single-family detached residential at densities of less than 5 DU/AC.  This equates to 

almost 58% of the Sketch Plan area and is clearly the predominant land use within the Sketch Plan.  

Approximately 18.9 acres (13%) of the Sketch Plan is designated as 5-12 du/ac which may include higher 

density/smaller lot single-family detached or single-family attached residential.  This proportion of 

single-family attached residential is appropriate as a non-primary supporting use for this placetype. 

Commercial is also a supporting use in the Suburban Residential placetype. As described in the Master 

Plan, the function of commercial is to allow for small-scale standalone businesses that serve the 

neighborhood population and these areas should be located at key intersections. The 5.5-acre 

neighborhood commercial fulfills the intent of commercial within the Suburban Residential placetype as 

its smaller size will accommodate neighborhood scale commercial and it is sited in an accessible location 

to the community at the key intersection of Briargate Parkway and Vollmer Road.   

The Sketch Plan designates 8.1 acres as neighborhood park space with 6.7 acres as stormwater 

detention. These are also supporting uses that are consistent with the Suburban Residential placetype. 

In the Key Area Influences chapter, this site is designated as a Potential Area for Annexation. While the 

Applicant does not propose to annex the Jaynes Property into the City, the site’s status as a Potential 

Area for Annexation is indicative of its urban character and the need for urban level of utility services, 

which will be provided by the Falcon Area Water and Wastewater Authority (FAWWA). 

In the Areas of Change chapter of the County Master Plan, the Sketch Plan area is identified as a “New 

Development Area”.  The Plan states that New Development Areas will be significantly transformed as 

development takes place. These areas are often on undeveloped or agricultural areas and are expected 

to be complimentary to adjacent built out areas. The proposed new development within Jaynes 

Property will bring about the transformation of this area as anticipated by the Master Plan, and will be 

complimentary to the adjacent built-out area of Sterling Ranch and will provide a gradual transition from 

Sterling Ranch to the more rural residential development to the north and west.   

The mix of residential and supporting commercial, parks and open space proposed in this Sketch Plan is 

consistent with Core Principle 1, Land Use and Development, which seeks to “manage growth to ensure 

a variety of compatible land uses that preserve all character areas of the county.” This Sketch Plan is 

supportive of Goal 1.1 to “ensure compatibility with established character and infrastructure capacity,” 

and Goal 1.3 which seeks to “encourage a range of development types to support a variety of land 

uses.” The Sketch Plan buffers the adjacent rural residential areas with transitional density, open space 

and trail corridors. The infrastructure improvements and extension of Briargate Parkway proposed by 

the Sketch Plan will provide the required capacity to support the planned level of development. 
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The Sketch Plan is also consistent with Core Principle 2, Housing & Communities, which seeks to 

“preserve and develop neighborhoods with a mix of housing types” and Goal 2.3 to “locate attainable 

housing that provides convenient access to goods, services, and employment”.  This Sketch Plan 

encourages a variety of housing types to meet the needs of present and future El Paso County residents. 

WATER MASTER PLAN 

The proposed residential development satisfies the following policies of the Water Master Plan. 

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

existing and future development. 

Goal 4.2 – Support the efficient use of water supplies. 

Policy 4.3.6 – Encourage well monitoring throughout the County, with an emphasis on the 

Denver Basin aquifer fringe areas. 

Policy 4.1.2 – Encourage more systematic monitoring and reporting of water quality in individual 

wells. 

Goal 6.0 – Require adequate water availability for proposed development. 

The project is located within Region 3, the Falcon area. This growth area is projected to experience 

significant growth by 2040. By 2060, the AF per year is expected to nearly double in Region 3. Region 3 

has sufficient supply and existing infrastructure in the area to serve this development. By 2060, a 14% 

increase in supply is needed.  

A Water Feasibility Report and a Wastewater Feasibility Report, prepared by JDS Hydro in December of 

2022, are included in this submittal. It is assumed that the sketch plan has an upper limit of 450 

residential units. Resulting, the maximum total annual demand for the area is 181.58 AF a year. Water, 

wastewater, storm water will be provided by Falcon Area Water and Wastewater Authority 

(FAWWA)/Sterling.  FAWWA/Sterling has additional contractual arrangements to purchase water from 

three major well fields; being McCune, Bar-X and Shamrock West. 

The total of all supplies currently available to Sterling/FAWWA is 1901.83 AF300 year which would allow 

for over 5388 SFE which is greater than the 450 residential units anticipated. FAWWA/Sterling are in a 

very feasible position to be able to easily provide for the water needs of the Jaynes Property Sketch 

Plan. It is reasonable and feasible that FAWWA/Sterling will easily have adequate water supply for the 

full buildout.   

Per El Paso County criteria, the 300-year supply of water for the subject property appears to be more 

than adequate for full buildout, which would include both the 2040 and 2060 scenarios.  However, the 

proposed supply in the Dawson aquifer is based on non-renewable sources.   If needed beyond the 300-

year supply, the subdivision has water rights in the Denver, Arapahoe, and Laramie-Fox Hills (LFH) 

formations, although a portion of the LFH water right is dedicated to augmentation to offset post-

pumping depletions.  
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2040 MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The 2040 Functional Classification map in the MTCP shows the new Briargate Parkway connection as a 

4-lane principal arterial by 2040.  Vollmer Road is depicted as a 4-lane minor arterial south of Briargate 

Parkway and 2-lane minor arterial to the north of Briargate Parkway. The 2060 Corridor Preservation 

Plan shows no changes to the classification of Briargate Parkway but includes the widening of Vollmer 

Road north of Briargate Parkway to 4-lanes by 2060. 

Briargate Parkway is currently an integral part of mobility and access to I-25 from the north and 

southern areas of Colorado Springs. The Briargate Parkway-Stapleton Road project is currently being 

studied to verify and develop the master plan requirements for the roadway. The MTCP indicates that 

the Briargate-Stapleton corridor is expected to be a four-lane principal arterial from the eastern City 

Limits of Colorado Springs (Black Forest Road) to Judge Orr Road. It is anticipated that this segment will 

plan for interim improvements and that interim phases of capacity along Briargate Parkway may be 

warranted based upon findings of this study. Furthermore, multi-modal transportation opportunities will 

be evaluated along this stretch as well. Outcomes of this study and ultimate build out will be to improve 

the public health, safety and welfare of the overall area.  

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan shows a proposed bike route on Vollmer Road and Poco Rad to the north. The 

Master Plan does not identify any proposed parks or candidate open space on this site or in the vicinity. 

A 5.5-acre neighborhood park is located on the Sketch Plan southwest of the northern intersection of 

Vollmer Road and of the proposed urban residential collector.  This is situated to preserve two ponded 

non-jurisdictional wetlands and a row of Ponderosa Pines along Vollmer Road that have active raptor 

nests.  A smaller 2.6-acre neighborhood park is proposed in the south portion of the Sketch Plan, 

adjacent to the detention basin.  The 50’ Buffer along the western edge of the site will include a 

community trail that will connect between the southern park and Poco Road to the north where the 

proposed bike trail is to be located. A meandering sidewalk is proposed along Briargate Parkway within a 

25’ landscape tract. The intersection of Briargate Parkway and Vollmer Road will be signalized in the 

future which will provide a safe pedestrian crossing facility for residents within the Sketch Plan area to 

connect to the Sterling Ranch parks and open space and the Sand Creek Regional Trail to the east.  
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PROJECT JUSTIFICATION 

The Jaynes Property Sketch Plan addresses the Sketch Plan Review Criteria in Chapter 7.2.1.D.1.C 

of the LDC as follows: 

1. THE PROPOSED SUBDIVISION IS IN GENERAL CONFORMANCE WITH THE GOALS, OBJECTIVES, AND POLICIES OF THE 

MASTER PLAN; 

The development is consistent with the intent of the El Paso County Master Plan as outlined above.  

2. THE PROPOSED SUBDIVISION IS IN CONFORMANCE WITH THE REQUIREMENTS OF THIS CODE; 

The Sketch Plan meets all technical submittal requirements of the Land Development Code. The 

stated purpose of the Code is to preserve and improve the public health, safety and general welfare 

of the present and future residents of El Paso County. The Jaynes Property Sketch Plan achieves this 

by proposing new development consistent with the policies of the El Paso County Master Plan in a 

manner that provides a gradual transition from the Rural Residential areas to the north and west to 

the Briargate Parkway and Vollmer Road intersection and the suburban density Sterling Ranch 

community on the east side of Vollmer Road. The Sketch Plan also achieves the goal of 

accommodating a variety of housing types to meet the needs of present and future El Paso County 

residents with supporting commercial services and parks. The 5.5-acre neighborhood park has been 

located to preserve the limited natural resources of the property. 

3. THE PROPOSED SUBDIVISION IS COMPATIBLE WITH EXISTING AND PROPOSED LAND USES WITHIN AND ADJACENT TO 

THE SKETCH PLAN AREA; 

This property and the rural residential part of the County to the west lies between the urbanized 

City of Colorado Springs to the west and the growing Sterling Ranch community to the east.  In 

recognition of the changing character of this part of the County, the El Paso County Master Plan 

incorporates most of the surrounding area within the Suburban Residential placetype and much of 

the area is also classified as a New Development Area in anticipation of this future growth. The 

proposed Sketch Plan is reflective of the Suburban Residential Placetype and New Development 

Area. 

The lots along Poco Road, adjacent to the Smith lot and on the west boundary are restricted to a 

minimum 1 acre and ½ acres. A 50-foot buffer is also provided around the Smith property and along 

the west boundary. An additional 35-foot building setback is also imposed on these perimeter lots, 

providing a total setback of 85-foot around the Smith lot and along the west boundary. These 

measures effectively transition the existing rural residential to the more intense land uses within 

Jaynes property.  

The medium and high density single-family residential zones and proposed commercial uses are 

internalized within the Sketch Plan, with the proposed commercial parcel appropriately located at 

the intersection of Briargate Parkway and Vollmer Road. This configuration of land uses and 

densities will create a gradual transition from the Rural Residential areas to the north and west 
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through the Jaynes property to the Briargate Parkway and Vollmer Road intersection and the 

suburban density Sterling Ranch community on the east side of Vollmer Road.  

A 50-foot buffer extends the length of Vollmer Road to provide separation from Vollmer Road and a 

25-foot buffer is proposed along Briargate Parkway to buffer the roadway from the proposed land 

uses within Jaynes property.  

4. THE WATER SUPPLY REPORT PROVIDES SUFFICIENT INFORMATION TO IDENTIFY PROBABLE COMPLIANCE WITH THE 

WATER SUPPLY STANDARDS AND IDENTIFIES ANY NEED FOR ADDITIONAL WATER SUPPLIES; 

Region 3 has sufficient supply and existing infrastructure in the area to serve this development. 

Discussions of water quantity sufficiency and dependability of supply for this project are included in 

the submitted Water Feasibility Report, prepared by RESPEC.  

FAWWA will be the water service provider to the property.  Please see the District Boundary 

Descriptions and the Water Feasibility Report submitted with this application. Finding of water 

sufficiency is not required at the Sketch Plan level but will be requested with subsequent 

entitlement submittals.  

5. SERVICES ARE OR WILL BE AVAILABLE TO MEET THE NEEDS OF THE SUBDIVISION INCLUDING, ROADS, POLICE AND FIRE 

PROTECTION, SCHOOLS, RECREATION FACILITIES, AND UTILITY SERVICE FACILITIES; 

The proposed Sketch Plan lies within the service area boundaries for the Black Forest Fire Protection 

District, School District 20, Colorado Springs Utilities (south of Briargate) and Black Hills Energy 

(north of Briargate) for gas service, and Mountain View Electric Association. Letters of commitment 

from these service providers are included in the application. New District 20 school sites are being 

provided in the adjacent Sterling Ranch community and it is not anticipated that additional school 

sites will be required within Jaynes property.  Accordingly, fees in lieu of land dedication with be 

paid with future subdivisions on the property.  A total of 8.1 acres of neighborhood park space is 

proposed to serve the residents of the development.  The parks have been located so that all 

residents will be within approximately ¼ mile distance from the park to allow for easy pedestrian 

access.  

6. THE SOIL IS SUITABLE FOR THE SUBDIVISION; 

The soils and geology and geologic hazard study completed by Entech Engineering in April of 2022, 

found this site suitable for the proposed development. Geologic constraints encountered on the site 

include artificial fill, potentially expansive soils, shallow bedrock, ponded water, shallow 

groundwater, seasonal shallow groundwater, potentially seasonally shallow groundwater areas and 

radon. Sufficient mitigation for each of these constraints is described in Entech’s report.  

Three soils types were found on site. Generally, these were all classified as coarse sandy loam. The 

soils can be described as Pring Course Sandy Loam (Type 71) with slopes ranging from 3-8%. The 

report prepared by Entech Engineering concludes that these soils present typical constraints on 
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development and construction, which may be overcome by proper engineering design and 

construction.   

7. THE GEOLOGIC HAZARDS DO NOT PROHIBIT THE SUBDIVISION, OR CAN BE MITIGATED; 

The soils and geology and geologic hazard study completed by Entech Engineering in April of 2022, 

found this site suitable for the proposed development. Geologic constraints encountered on the site 

include artificial fill, potentially expansive soils, shallow bedrock, ponded water, shallow 

groundwater, seasonal shallow groundwater, potentially seasonally shallow groundwater areas and 

radon. The geologic conditions of the site are common and mitigation can be accomplished by 

implementing common engineering and construction practices. None of these conditions are 

anticipated to preclude the proposed development (Soil, Geology, and Geologic Hazard Study 

prepared by Entech Engineering Inc. April 2022). The mapped wetlands located on the site are non-

jurisdictional and the majority will be removed with overlot grading, public roadway and utility 

construction. The wetlands through the large lots on the north end of the development and existing 

stock pond will be saved to the greatest extent possible. Final site plan and lot layouts will ultimately 

determine the ability to save these areas. Additional investigation will be conducted across the site 

and within the areas identified with the potential for shallow or seasonal shallow ground water 

conditions. The scope of the investigation will be based on the proposed grading and proposed lot 

locations. The future final drainage report(s) will better define the extent of any wetland mitigation 

along with possible monitoring/mitigation on the high groundwater areas.  

8. THE SUBDIVISION WILL NOT INTERFERE WITH THE EXTRACTION OF ANY KNOWN COMMERCIAL MINING DEPOSIT 

[C.R.S. §§ 34-1-302(1), ET SEQ.]; 

There are no known mineral deposits on this site.  

9. THE DESIGN OF THE SUBDIVISION PROTECTS THE NATURAL RESOURCES OR UNIQUE LANDFORMS; 

There are no unique landforms on the property. A northwest-southeast oriented ridgeline crosses 

the northern portion, spanning most of the width of the Project Area. The ridge is relatively gently 

sloped on all sides and does not provide any significant topographic features such as rock 

outcroppings or bluffs. 

There are two unnamed tributaries of Sand Creek draining through the site in a southerly direction 

and some pockets of wetland areas. The USACE determined that the site does not contain waters of 

the United States that are subject to regulation under Section 404 of the Clean Water Act.  This 

means that all wetlands within the project area are non-federally jurisdictional and do not require 

mitigation. A Jurisdictional Determination is included in this submittal. Adajcent to Vollmer Road are 

two ponded areas and it is proposed to preserve this wetland feature as part of a 5.5 acre 

neighborhood park. The proposed neighborhood park adjacent to Vollmer Road and the 50’ buffer 

along the length of Vollmer Rd incorporate existing Ponderosa Pines that house potentilaly active 

raptor nest(s), which will ensure these raptor nesting opportunities are preserved. 
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10. THE PROPOSED METHODS FOR FIRE PROTECTION ARE ADEQUATE TO SERVE THE SUBDIVISION; AND 

The Jaynes Property Sketch Plan lies within the Black Forest Fire Protection District. A will serve 

letter from the Fire Department is provided. The closest fire station is Black Forest Fire and Rescue 

at 11445 Teachout Rd. This station is 0.37 miles from the site (6-minute drive). Fire hydrants will be 

included and will be identified as part of future preliminary plans.  

11. THE SUBDIVISION IS APPROPRIATE AND THE DESIGN IS BASED ON MITIGATING THE CONSTRAINTS OF TOPOGRAPHY, 

SOIL TYPES, GEOLOGIC HAZARDS, AGGREGATE RESOURCES, ENVIRONMENTAL RESOURCES, FLOODPLAIN, AIRPLANE 

FLIGHT OVERLAYS, OR OTHER CONSTRAINTS. 

The report prepared by Entech Engineering for the Sketch Plan concluded that the geo-technical 

conditions present typical constraints on development and construction, which may be mitigated by 

avoidance, regrading, or by proper engineering design and construction. Specific Geohazard and 

Engineering reports will be required with future Preliminary Plan and/or Final Plats and will identify 

specific constraints and either mitigate or avoid them. There are no other identified constraints to 

developing the property. 

The 5.5-acre neighborhood park and 50’ buffer along Vollmer Road are situated to preserve two 

ponded non-jurisdictional wetlands and a row of Ponderosa Pines along Vollmer Road that have 

active raptor nests.  This property has been evaluated by Core Consulting, USFWS and CPW and no 

significant and/or unique natural features were found on site. The USFWS has no concerns with this 

project resulting in impacts to species listed, candidate, proposed, threatened or endangered. CPW 

is familiar with the site and had no concerns.  

Public Outreach 

Approximately 50 opposition letters were received, and a neighborhood meeting was hosted on 

10/06/22 with nearly 40 individuals in attendance. Overall concerns expressed included increases in 

traffic, preservation of natural features, impact on wildlife, infrastructure, density and neighborhood 

compatibility to existing properties along Poco Road. Based on these comments, the applicant has 

revised the SKP plan to include 1 AC lots along the length of Poco Road and the western side of the 

Smith parcel, and ½ acre lots to the northeast of the Smith parcel and along the length of the west 

boundary. A 50’ buffer and 35’ building setback has also been added around the Smith parcel and 

along the western boundary. The applicant is proposing a 5.5-acre park to preserve the two ponded 

non-jurisdictional wetlands and row of Ponderosa Pines along Vollmer Road that have potentially 

active raptor nests. Please see above response to neighborhood compatibility/transitions. 
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1/5/23 JS COUNTY COMMENTS

JAYNES PROPERTY
SECTION 28 and 33, IN TOWNSHIP 12 SOUTH, RANGE 65 WEST OF

 THE 6TH PRINCIPAL MERIDIAN, EL PASO COUNTY, COLORADO
SKETCH PLAN

GENERAL NOTES

NORTH

SITE

SCALE: NTS

ZONING MAP

1. SIDEWALKS OR WALKWAYS WILL BE PROVIDED ALONG ALL STREETS AND INTERIOR TO DEVELOPMENT PARCELS, LINKING SCHOOL, PARKS, AND TRAIL SYSTEMS.
2. PHASING WILL BE GENERALLY FROM THE NORTH-EAST CORNER TO THE SOUTH-WEST CORNER OF THE PROPERTY, SUBJECT TO CHANGE WITHOUT A SKETCH PLAN AMENDMENT.
3. AS DEVELOPMENT OCCURS WITHIN THE PROJECT, CARE WILL BE TAKEN TO MINIMIZE HUMAN AND WILDLIFE CONFLICTS WITHIN REASONABLE LIMITS. QUALITY SITE PLANNING

AND DESIGN WILL BE UTILIZED IN ORDER TO AVOID POTENTIAL IMPACTS TO WILDLIFE HABITAT IN ACCORDANCE WITH THE RECOMMENDATIONS OF THE IMPACT IDENTIFICATION
REPORT PREPARED BY CORE CONSULTANTS DATED MAY 2022.

4. A MAXIMUM OF 450 DWELLING UNITS ARE ALLOWED WITHIN THE RANCH SKETCH PLAN.
5. FLOODPLAIN STATEMENT:  THE SKETCH PLAN IS ENTIRELY WITHIN AN AREA MAPPED AS ZONE X OF THE FEMA FLOODPLAIN MAP NO. 08041C0535G, DATED DECEMBER 7, 2018

WHICH DENOTES AN AREA OUTSIDE THE 500-YEAR FLOODPLAIN.
6. A METROPOLITAN DISTRICT OR HOME OWNERS ASSOCIATION WILL BE ESTABLISHED TO PROVIDE FOR THE ONGOING OWNERSHIP AND MAINTENANCE OF BUFFERS, OPEN SPACE,

DRAINAGE FACILITIES, PARKS, AND TRAILS AND ANY PRIVATE ROADS WITHIN THE PROPOSED SUBDIVISION.
7. IN ACCORDANCE WITH THE 2040 MAJOR TRANSPORTATION CORRIDOR PLAN THE DEVELOPER WILL CONSTRUCT THE EXTENSION OF STAPLETON/BRIARGATE THROUGH THE

PROPERTY TO A 4-LANE PRINCIPAL ARTERIAL FUNCTIONAL CLASSIFICATION.
8. ARCHITECTURAL & LANDSCAPE STANDARDS WILL BE ESTABLISHED BY A METROPOLITAN DISTRICT OR HOME OWNERS ASSOCIATION WHICH WILL MEET OR EXCEED THE

LANDSCAPE STANDARDS IN THE LAND DEVELOPMENT CODE.
9. UNTIL APPROVED BY THE COUNTY, ALL PROPOSED ACCESS LOCATIONS, ROAD LOCATIONS, WIDTHS AND ALIGNMENTS, ROUNDABOUT LOCATIONS AND DESIGN SHOWN ON THIS

SKETCH PLAN ARE CONCEPTUAL AND SUBJECT TO CHANGE.  FINAL LOCATION AND DESIGN WILL BE DETERMINED THROUGH THE SUBDIVISION PROCESS.
10. ALL STREETS WILL MEET THE STANDARDS OF THE EL PASO COUNTY ENGINEERING CRITERIA MANUAL.  A DEVIATION REQUEST AND/OR PUD MODIFICATION MUST BE APPROVED

FOR ANY DESIGN THAT DOES NOT CONFORM WITH THESE STANDARDS.
11. IF ADDITIONAL RIGHT-OF-WAY IS REQUIRED TO WIDEN VOLLMER ROAD, THIS WILL BE TAKEN OUT OF THE 50-FOOT BUFFER AREA DEPICTED ON THE SKETCH PLAN ALONG

VOLLMER ROAD.
12. SPECIFIC DEVELOPMENT STANDARDS, INCLUDING SETBACKS, LOT COVERAGE AND BUILDING HEIGHT, WILL BE ESTABLISHED THROUGH SUBSEQUENT ZONING OF THE PROPERTY.
13. THE FOLLOWING DISTRICTS ARE ANTICIPATED TO SERVE THE PROPERTY:

· FALCON AREA WATER & WASTEWATER AUTHORITY
· COLORADO SPRINGS UTILITIES AND BLACKHILLS ENERGY (NORTH OF BRIARGATE/STAPLETON) FOR NATURAL GAS.
·MOUNTAIN VIEW ELECTRIC ASSOCIATION INC. FOR ELECTRICITY.
·BLACK FOREST FIRE PROTECTION DISTRICT
· ACADEMY SCHOOL DISTRICT 20.
· EL PASO COUNTY CONSERVATION DISTRICT.
·UPPER BLACK SQUIRREL GROUND WATER DISTRICT

14. PROPOSED BUFFERS:
· VOLLMER ROAD: 30FT
·BRIARGATE ROAD: 50FT
· WEST PROPERTY BOUNDARY: 50FT
· AROUND SMITH LOT: 50FT

RR-5

EL PASO COUNTY 2040 MAJOR TRANSPORTATION CORRIDOR PLAN  ROAD CLASSIFICATIONS:

130' ROW PROPOSED 4 LANE PRINCIPAL ARTERIAL

100' ROW PROPOSED 4 LANE MINOR ARTERIAL

SITE DATA
Tax ID Number: 5228000024 & 5228000025
Total Area: 142.127 AC
Current Zoning: RR-5

Current Use: Vacant/Single Family Residential

Maximum Number of Units:  450
Maximum Gross Density: 4.2 DU/AC

Total Areas (See Land Use Legend on Sheet 2):

SHEET INDEX
Sheet 1 of 4: Cover Sheet
Sheet 2 of 4: Sketch Plan
Sheet 3 of 4: Adjacent Land Owners
Sheet 4 of 4: Hazards & Constraints Map

PROJECT TEAM
OWNERS: Jaynes Amiee R Living Trust, Henry Kenneth Jaynes, Jane E McCollor,

City of Manitou Springs, John R Jaynes
524 Onate Pl Unit C,
Santa Fe, NM 87501

DEVELOPER: Classic Homes
2138 Flying Horse Club Dr.
Colorado Springs, CO 80921
(719) 592-9333

APPLICANT: N.E.S. Inc.
619 N. Cascade Ave., Suite 200
Colorado Springs, CO 80903
(719) 471-0073

ENGINEER & SURVEYOR: Classic Consulting
Engineers & Surveyors, LLC
619 N. Cascade Ave., Suite 200
Colorado Springs, CO  80903
(719) 785-0790

RR-5

RR-5

RR-5

RR-2.5

RR-5

VICINITY MAPLEGAL DESCRIPTION
THAT PORTION OF THE E 1/2 OF THE SW 1/4 AND THAT PORTION OF THE W 1/2 OF THE SE 1/4 OF SECTION 28 AND THAT PORTION OF THE E 1/2 OF THE NW 1/4 OF SECTION 33, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF
THE 6TH P.M., EL PASO COUNTY, COLORADO, LAYING NORTHWESTERLY OF THE EXISTING COUNTY ROAD (VOLLMER ROAD), BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT ON THE EAST-WEST CENTERLINE OF SAID SECTION 28, SAID LINE ALSO BEING THE SOUTH LINE OF POCO ROAD AS DESCRIBED IN BOOK 2274 AT PAGE 314, SAID POINT ALSO BEING THE CENTER
WEST 1/16 CORNER OF SAID SECTION 28, FROM WHICH THE WEST QUARTER CORNER OF SAID SECTION 28 BEARS S89°45'22"W (BEARING BASED ON THE LINE BETWEEN THE WEST QUARTER CORNER OF SAID SECTION 28,
MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842 AND THE NORTHWEST CORNER OF JAYNES SUBDIVISION, MONUMENTED WITH A NO.4 REBAR AND PLASTIC CAP MARKED WITH PLS
NO.4842, SAID LINE BEARS N89°45'22"E), A DISTANCE OF 1310.67 FEET;
THENCE N89°45'22"E, ALONG SAID EAST-WEST CENTERLINE, A DISTANCE OF 717.48 FEET, TO THE NORTHWEST CORNER OF LOT 1, JAYNES SUBDIVISION (AS ESTABLISHED ON THAT PLAT OF JAYNES SUBDIVISION, FILED ON
DECEMBER 20, 1984 IN THE EL PASO COUNTY CLERK AND RECORDERS OFFICE AT RECEPTION NO. 1194948 IN PLAT BOOK X-3 AT PAGE 96);
THENCE S00°14'39"E, ALONG THE WEST LINE OF LOT 1, A DISTANCE OF 544.41, TO THE SOUTHWEST CORNER OF SAID LOT 1;
THENCE N89°46'02"E ALONG THE SOUTH LINE OF SAID LOT 1, A DISTANCE OF 400.10 FEET;
THENCE S00°15'34"E, A DISTANCE OF 598.01 FEET;
THENCE N 89°45'22"E, A DISTANCE OF 1217.67 FEET TO A POINT ON THE APPARENT NORTHWESTERLY RIGHT OF LINE OF EXISTING VOLLMER ROAD;
THENCE ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE OF VOLLMER ROAD THE FOLLOWING FOUR (4) COURSES;

1.            ALONG THE ARC OF A NON-TANGENTIAL CURVE TO THE RIGHT, WHOSE CENTER BEARS N78°14'10"W, HAVING A CENTRAL ANGLE OF 27°06'29" AND A RADIUS OF 603.83 FEET, A DISTANCE OF 285.69 FEET;
2.            THENCE S38°51'49"W, A DISTANCE OF 1375.53 FEET;
3.            THENCE S39°37'46"W, A DISTANCE OF 376.52 FEET;
4.            THENCE S41°07'37"W, A DISTANCE OF 1729.65 FEET, TO THE INTERSECTION OF SAID  NORTHWESTERLY RIGHT OF WAY LINE AND THE WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID SECTION 33;

THENCE N00°25'04"E ALONG SAID WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID SECTION 33, A DISTANCE OF 1440.99 FEET;
THENCE N00°14'40"E ALONG THE WEST LINE OF THE E ½ OF THE SW ¼ OF SAID SECTION 28, A DISTANCE OF 2611.39 FEET, TO THE POINT OF BEGINNING.

CONTAINING A CALCULATED AREA OF 107.005 ACRES.

PARCEL B:

THAT PORTION OF THE SOUTH HALF OF SECTION 28, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH P.M., EL PASO COUNTY, COLORADO DESCRIBED AS FOLLOWS:
BEARINGS ARE RELATIVE TO NORTH AND ARE REFERENCED TO A PORTION OF THE EAST AND WEST CENTERLINE OF SAID SECTION 28. THE WEST END OF SAID CENTERLINE IS THE WEST QUARTER CORNER OF SAID SECTION
28 AND IS MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842. THE EAST END IS THE NORTHEAST CORNER OF JAYNES SUBDIVISION AND IS MONUMENTED WITH A NO. 4 REBAR WITH A PLASTIC
CAP MARKED WITH PLS NO. 4842. SAID LINE BEARS N 89°45'22"E, 2428.08 FEET.
COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 28, SAID CORNER MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842; THENCE N 89°45'22"E, ALONG THE EAST AND WEST
CENTERLINE OF SAID SECTION 28 A DISTANCE OF 2428.08 FEET TO THE NORTHEAST CORNER OF SAID JAYNES SUBDIVISION, SAID POINT BEING THE POINT OF BEGINNING:

1.            THENCE N89°45'22"E, CONTINUING ALONG SAID EAST AND WEST CENTERLINE, 1457.61 FEET TO THE WEST RIGHT-OF-WAY LINE OF SAID VOLLMER ROAD AS DETERMINED BY AN EXISTING FENCE (THE
FOLLOWING TWO COURSES ARE ALONG THE SAID WEST RIGHT-OF-WAY LINE);
2.            THENCE S10°11'12"W, 114.56 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439;
3.            THENCE S11°45'20"W. 1052.84 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439;
4.            THENCE S89°45'22"W, 1217.67 FEET TO A SET NO. 5 REBAR AND PLASTIC CAP MARKED WITH PLS NO.32439 AT THE INTERSECTION OF THE SOUTHERLY PROLONGATION OF THE EAST LINE OF LOT 1, JAYNES
SUBDIVISION AS DETERMINED BY FOUND MONUMENTATION;
5.            THENCE N0°15'34"W, 598.01 FEET TO A NO. 4 REBAR AND PLASTIC CAP MARKED WITH PLS NO. 4842 AT THE SOUTHEAST CORNER OF SAID LOT 1;
6.            THENCE N0°15'34"W, CONTINUING ALONG SAID EAST LINE, 544.49 FEET TO THE POINT OF BEGINNING.

CONTAINING A CALCULATED AREA OF 35.122 ACRES.

FOR A TOTAL SITE AREA OF 142.127 ACRES

PARCEL B

PARCEL A

RR-5

SOILS & GEOLOGY CONDITIONS, CONSTRAINTS & HAZARDS
A "GEOLOGY AND SOILS STUDY" FOR THE SKETCH PLAN WAS COMPLETED BY ENTECH ENGINEERING INC. ON APRIL 5 2022

GEOLOGIC HAZARD NOTE:
AREAS OF THE PROPOSED SUBDIVISION HAVE BEEN FOUND TO BE IMPACTED BY GEOLOGIC CONDITIONS.  MITIGATION MEASURES AND A MAP OF THE HAZARD AREA CAN BE FOUND
IN THE SOIL, GEOLOGY, AND GEOLOGIC HAZARD STUDY BY ENTEDCH ENGINEERING INC. ON APRIL 5 2022
· ARTIFICIAL FILL
· COLLAPSIBLE SOILS
· EXPANSIVE SOILS
· AREAS OF EROSION
· SEASONAL SHALLOW GROUNDWATER
· PONDED WATER AREAS
· RADON

GROUNDWATER & FLOODPLAIN AREAS:
THE SITE IS NOT MAPPED WITHIN FLOODPLAIN ZONES ACCORDING TO FEMA MAP NOS. 08041CO533G AND 05041CO535G.
IN AREAS OF HIGH GROUNDWATER, FOUNDATIONS MUST HAVE A MINIMUM 30-INCH DEPTH FOR FROST PROTECTION. IN AREAS WHERE HIGH SUBSURFACE MOISTURE CONDITIONS
ARE ANTICIPATED PERIODICALLY, SUBSURFACE PERIMETER DRAINS ARE RECOMMENDED TO HELP PREVENT THE INTRUSION OF WATER INTO AREAS BELOW GRADE. ADDITIONAL SITE
INVESTIGATION WILL BE CONDUCTED AS CONCEPT/DEVELOPMENT PLANS AND GRADING ARE PREPARED FOR THE SITE. ADDITIONAL INVESTIGATION WILL BE CONDUCTED ACROSS
THE SITE AND WITHIN AREAS IDENTIFIED WITH THE POTENTIAL FOR SHALLOW OR SEASONAL GROUNDWATER CONDITIONS. THE SCOPE OF THE INVESTIGATION WILL BE BASED ON
THE PROPOSED GRADING.

ENTECH ENGINEERING INC. CONCLUDES IN THEIR REPORT THAT DEVELOPMENT OF THE SITE CAN BE ACHIEVED IF THE ITEMS MENTIONED ABOVE ARE MITIGATED.  THESE ITEMS CAN
BE MITIGATED THROUGH PROPER DESIGN AND CONSTRUCTION OR THROUGH AVOIDANCE.  INVESTIGATION ON EACH LOT IS RECOMMENDED PRIOR TO CONSTRUCTION.
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1,000FT SEPARATION FROM
VOLLMER ROAD.

*3/4 OR RI/RO
TO BE DETERMINED
WITH PRELIMINARY
PLAN

*POTENTIAL ACCESS TO
BE DETERMINED  WITH
PRELIMINARY PLAN

LAND USE ACRES (AC) % LAND AREA DWELLING UNIITS

SINGLE�)A0ILY RESIDENTIAL L2W DENSITY:
             0INI0U0 � AC L2TS (SINGLE )A0ILY DETAC+ED)   ���� AC ���% �� D�U�

SINGLE�)A0ILY RESIDENTIAL L2W DENSITY:
0INI0U0 �� AC L2TS (SINGLE )A0ILY DETAC+ED)    ���� AC ���% �� D�U�

SINGLE�)A0ILY RESIDENTIAL 0EDIU0 DENSITY:
��� DU�AC (SINGLE�)A0ILY DETAC+ED AND ATTAC+ED) ���� AC ����% ��� � ��� D�U�

SINGLE�)A0ILY RESIDENTIAL +IG+ DENSITY:
���� DU�AC (SINGLE�)A0ILY DETAC+ED AND ATTAC+ED) ���� AC ����% ��� �  ��� D�U�

NEIG+%2R+22D C200ERCIAL ��� AC 3.2%

NEIG+%2R+22D PAR. ��� AC ���%

2PEN SPACE � GREENWAY � %U))ER ��� AC ���%

2PEN SPACE � DETENTI2N ��� AC ���%

R2W ���� AC ���%

T2TAL: ������ AC ����� AC ���% ��� DU DENSITY
CAP

LINE TYPE LEGEND:

R2AD

PR2P2SED ACCESS P2INT

AREA %2UNDARY

PR2PERTY LINE

)UTURE SIGNALI=ED INTERSECTI2N

C200UNITY TRAIL � 0EANDERING SIDEWAL.

0INI0U0 ��
 %UILDING SET%AC.

PR2P2SED REGI2NAL TRAIL IN STERLING RANC+
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Miranda Benson2

From: Kari Parsons
Sent: Friday, March 17, 2023 1:13 PM
To: PCD Hearings
Subject: FW: Opposition to the latest revision of Jaynes' Property Sketch Plan skp225

 
 
 
From: Anthony Hicks <tony.hicks@att.net>  
Sent: Friday, March 17, 2023 10:28 AM 
To: Kari Parsons <kariparsons@elpasoco.com> 
Subject: Opposition to the latest revision of Jaynes' Property Sketch Plan 
 

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. 

 

Dear Kari, 
 
I just had a chance to review Classic Homes' latest revision of the Jaynes' Property Sketch Plan and I 
am still objecting to the steepness of the transition step-down area adjacent to Highland Park 3 and 
part of Poco Rd area. 
 
Stepping down from RR5 to 2.5 acres in their latest revision for south of Poco road is acceptable 
which represents a 50% down transition. But to go from RR2.5 to 0.7 acre is too steep which is a 72% 
drop down and that is not a transition. It is still a cliff, especially for me coming from 5 acres (a 
combined parcel of two RR2.5 parcels) which is a 86% drop down. 
 
To be consistent with their new revised transition for south of Poco Road, they should also change 
the transition area to 2.5 acres for part of the Rokes' parcel and for me (Platinum Aurora Trust). 
 
However, if they can at least meet the recommendation from the Black Forest Land Use Committee in 
December 2022 for 1-acre lots adjacent to Highland Park 3, and that could be a REAL transition. The 
current proposal does not qualify to be called a transition from Highland Park 3. 
 
In addition, Classic Homes should install a 6-feet wall around their new development border for a 
good separation from Highland Park 3. 
 
 
Here is the recommendation from the Black Forest Land Use Committee in December: 
 

Black Forest Land 
Use Committee 

The Black Forest Land Use Committee recommends that the Poco Road lots be 2.5 acres to provide a more 
gradual reduction in density from the 5-20 acre lots on the north side of Poco Road
when moving out of the treed area with 5-acre lots to step down to 2.5-acre lots so this would be in keeping with that 
pattern. This would also be a more gradual transition from the Smith lot on the south side of Poco Rd.
 
In addition, the lots on the western boundary would provide a better transition if 



2

this would be a more logical transition from the 2.5-acre and larger lots in Highland Park and adjoining 
developed areas. 

I beg and pray that the Board of Commissioners would accept this request and reject or modify the 
current Sketch Plan from Classic Homes in the compliant spirit with the Master Plan for a TRUE 
TRANSITION from Highland Park 3. 
 
Warmest regards, 
 
Anthony Hicks 
Adjacent Owner / Highland Park 3 
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Miranda Benson2

From: Lori Yoder <crafty1462@aim.com>
Sent: Friday, March 10, 2023 4:42 PM
To: Kari Parsons
Subject: Jaynes Property

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. 

 

            First I would like to thank Classic for somewhat 
listening to our concerns and that of the Planning 
Commission in regards to the transition from our 
5+ acre homes to 2.5acre along Poco. With that 
said, the zero set back and the orientation of the 
properties from the corner of Vollmer and Poco, to 
the changed orientation just short of the Smith 
property, they still fall short.  

      TimberRidge right across Vollmer had to have 100’ setback from 
the road, so there should be no difference here.  Instead they have 
completely removed the setback along Poco to (in their minds) 
accommodate the 2.5 acre homes in a long narrow stretch.  

       Where we also believe they severely dropped the ball is at the 
south border of the Smith property.  Removing the setback in its 
entirety there also, and going from the Smith’s 5 acres to .05 acres 
is not a transition. This needs to be adjusted, even if it’s taking 
those three .05 acre homes proposed and make it a 1.5 acre home 
instead.  This would only lower their rooftop count by 2 homes and 
gives a slightly more acceptable transition behind the Smith home.  

       We respectfully ask that you send them back to the drawing 
board for appropriate transitions. Thank you. 

   Lori Yoder 
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Marcella Maes

From: Kari Parsons
Sent: Tuesday, March 28, 2023 7:49 AM
To: PCD Hearings
Cc: Loren Moreland
Subject: FW: Jaynes' Property skp225

 
 
 
 
From: Marie Berwick <mberwick6@gmail.com>  
Sent: Thursday, March 23, 2023 10:44 PM 
To: Kari Parsons <kariparsons@elpasoco.com> 
Cc: Lori Yoder <crafty1462@aim.com>; rachonne@gmail.com; psrokes@gmail.com; debchristian7@gmail.com; 
mdrokes@gmail.com; jjowoudstra@gmail.com; cymreyes@gmail.com; kyleandchristina@hotmail.com; 
lbdellac@gmail.com; jrokes14@gmail.com; Garyb4Lee@hotmail.com; millieoco@hotmail.com; 
dberwick@berwickelectric.com; SLG2007@yahoo.com; rick@ricklychristian.com; rrraulreyes@gmail.com; 
dwsmith600@gmail.com; ashleyvalone99@gmail.com; mberwick6@gmail.com; calebvanwinkle@gmail.com 
Subject: Jaynes' Property 
 

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. 

 

Dear Ms. Parsons, 
 
I reside at 8015 Poco Road, Colorado Springs, and am writing to express my thoughts on the proposed plans for the 
Jaynes Property by Classic Homes. 
 
Like most of the residents of our neighborhood, when we chose to live in this area we knew there would be eventual 
development of the vacant land around us, but felt assured that the RR5 zoning would protect us from city sprawl. The 
original Black Forest development plan was put in place long ago to protect against this happening. To me that plan was 
the equivalent of the "last will and testament" of those who, with great foresight, thoughtfully and carefully set up a 
development plan to maintain the rural nature of our area. 
 
Now we find that the original plan ("will") was altered and diluted without the public's knowledge or consent, and even 
beyond that, developers appear to be allowed to manipulate the new plan to fit their own agendas and ambitions. The 
Board of County Commissioners should be operating as "executors" of the original development plan ("last will and 
testament"). In a position of trust such as they hold, it ought to be obligatory to fulfill the true intent and purpose of the 
will/plan as it was originally written, regardless of any other opinion or consideration. Integrity matters. 
 
Sincerely, 
Marie Berwick 
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SKETCH PLAN (RECOMMEND APPROVAL) 
 
_____________ moved that the following Resolution be adopted:   
 
 

BEFORE THE PLANNING COMMISSION 
 

OF THE COUNTY OF EL PASO 
 

STATE OF COLORADO 
 

RESOLUTION NO. SKP-22-005  
JAYNES SKETCH PLAN 

 
 

WHEREAS, Classic Communities did file an application with the El Paso County Planning and 
Community Development Department for the approval of a sketch plan for property in the 
unincorporated area of El Paso County as described in Exhibit A, which is attached hereto and 
incorporated herein by reference; and   
 
WHEREAS, a public hearing was held by this Commission on April 6, 2023; 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 was 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 were heard at that 
hearing;  

 
4. All exhibits were received into evidence; 
 
5. 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.    
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6. For the above-stated and other reasons, the proposed Sketch Plan is in the best interest of 
the health, safety, morals, convenience, order, prosperity, and welfare of the citizens of El 
Paso County.    

 
WHEREAS,  the Planning Commission and the Board of County Commissioners shall determine 
that the following criteria for approval, outlined in Section 7.2.1, Sketch Plan, of the El Paso 
County Land Development Code (2022) have been met to approve a Sketch Plan: 
 
1. The proposed subdivision is in general conformance with the goals, objectives, and policies 

of the Master Plan; 
 
2. The proposed subdivision is in conformance with the requirements of this Code; 
 
3. The proposed subdivision is compatible with existing and proposed land uses within and 

adjacent to the sketch plan area; 
 
4. The water supply report provides sufficient information to identify probable compliance with 

the water supply standards and identifies any need for additional water supplies;  
 
5. Services are or will be available to meet the needs of the subdivision including, roads, police 

and fire protection, schools, recreation facilities, and utility service facilities;  
 
6. The soil is suitable for the subdivision;  
 
7. The geologic hazards do not prohibit the subdivision, or can be mitigated; 
 
8. The subdivision will not interfere with the extraction of any known commercial mining deposit 

[C.R.S. §34-1-302(1), et seq.];  
 
9. The design of the subdivision protects the natural resources or unique landforms;  
 
10. The proposed methods for fire protection are adequate to serve the subdivision; and  
 
11. The subdivision is appropriate and the design is based on mitigating the constraints of 

topography, soil types, geologic hazards, aggregate resources, environmental resources, 
floodplain, airplane flight overlays, or other constraints. 

 
NOW, THEREFORE, BE IT RESOLVED, the El Paso County Planning Commission 
recommends that the application of Classic Communities for a sketch plan approval for property 
in the unincorporated area of El Paso County as described in Exhibit A, be approved by the El 
Paso County Board of County Commissioners with the following conditions and notations:   
 
CONDITIONS 
1. Applicant shall work with the El Paso County Community Services to establish trail corridors 

along Briargate Parkway, through the project area and provide a safe crossing to the Sand 
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Creek Regional Trail across Vollmer Road to the east at the time of subsequent preliminary 
plan application(s). 

 
2. The overall cap for residential uses in this project shall be a maximum of 450 dwelling units.   

 
3. The applicant/developer and/or property owner(s) shall be required to participate in a fair 

and equitable manner in onsite and offsite transportation improvements required by the 
development’s traffic impacts as identified in each traffic impact study (TIS) which shall be 
submitted with each subsequent rezoning, preliminary plan and subdivision application.  
This includes but is not limited to, Vollmer Road, Briargate Parkway, and Dines Boulevard.  
The developer’s design, construction, and financial obligations and responsibilities shall be 
determined with preliminary plan and final plat approvals. 

 
NOTATIONS 
1. Applicable park, school, transportation, drainage, bridge, and traffic fees shall be paid to the 

El Paso County Planning and Community Development Department at the time of recording 
any final plat. 

 
2. Road locations, intersections, and classifications on the sketch plan are based on the best 

information available at the time of reviewing the proposed sketch plan and associated traffic 
study.  Final determinations of all road classifications, alignments, and intersections will be 
made at the time of preliminary plan when more detailed land use, traffic impacts, and 
preliminary road designs are available.  Minor changes to road classifications, intersections, 
and road locations shall not require an amendment to the sketch plan or a new sketch plan. 

 
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 
 
  Brian Risley     aye / no / abstain / absent 
  Thomas Bailey   aye / no / abstain / absent 
  Tim Trowbridge   aye / no / abstain / absent 
  Becky Fuller     aye / no / abstain / absent 
  Sarah Brittain Jack    aye / no / abstain / absent 
  Jay Carlson    aye / no / abstain / absent 
  Eric Moraes    aye / no / abstain / absent 

Joshua Patterson   aye / no / abstain / absent 
  Bryce Schuettpelz   aye / no / abstain / absent 
  Christopher Whitney  aye / no / abstain / absent 

Brandy Merriam   aye / no / abstain / absent 
Kara Offner    aye / no / abstain / absent 
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The Resolution was adopted by a vote of         to         by the Planning Commission of the County 
of El Paso, State of Colorado. 
 
DONE THIS 6th day of April 2023, at Colorado Springs, Colorado. 
 
EL PASO COUNTY PLANNING COMMISSION 
 
 By: __________________________________ 
 Brian Risley, Chair  
 
 DATED: April 6, 2023 
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EXHIBIT A 
 
THAT PORTION OF THE E 1/2 OF THE SW 1/4 AND THAT PORTION OF THE W 1/2 OF THE SE 1/4 OF 
SECTION 28 AND THAT PORTION OF THE E 1/2 OF THE NW 1/4 OF SECTION 33, TOWNSHIP 12 SOUTH, 
RANGE 65 WEST OF THE 6TH P.M., EL PASO COUNTY, COLORADO, LAYING NORTHWESTERLY OF THE 
EXISTING COUNTY ROAD (VOLLMER ROAD), BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
BEGINNING AT A POINT ON THE EAST-WEST CENTERLINE OF SAID SECTION 28, SAID LINE ALSO BEING 
THE SOUTH LINE OF POCO ROAD AS DESCRIBED IN BOOK 2274 AT PAGE 314, SAID POINT ALSO BEING 
THE CENTER WEST 1/16 CORNER OF SAID SECTION 28, FROM WHICH THE WEST QUARTER CORNER 
OF SAID SECTION 28 BEARS S89°45'22"W (BEARING BASED ON THE LINE BETWEEN THE WEST 
QUARTER CORNER OF SAID SECTION 28, MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED 
WITH PLS NO. 4842 AND THE NORTHWEST CORNER OF JAYNES SUBDIVISION, MONUMENTED WITH A 
NO.4 REBAR AND PLASTIC CAP MARKED WITH PLS NO.4842, SAID LINE BEARS N89°45'22"E), A 
DISTANCE OF 1310.67 FEET;  
THENCE N89°45'22"E, ALONG SAID EAST-WEST CENTERLINE, A DISTANCE OF 717.48 FEET, TO THE 
NORTHWEST CORNER OF LOT 1, JAYNES SUBDIVISION (AS ESTABLISHED ON THAT PLAT OF JAYNES 
SUBDIVISION, FILED ON DECEMBER 20, 1984 IN THE EL PASO COUNTY CLERK AND RECORDERS 
OFFICE AT RECEPTION NO. 1194948 IN PLAT BOOK X-3 AT PAGE 96);  
THENCE S00°14'39"E, ALONG THE WEST LINE OF LOT 1, A DISTANCE OF 544.41, TO THE SOUTHWEST 
CORNER OF SAID LOT 1;  
THENCE N89°46'02"E ALONG THE SOUTH LINE OF SAID LOT 1, A DISTANCE OF 400.10 FEET;  
THENCE S00°15'34"E, A DISTANCE OF 598.01 FEET;  
THENCE N 89°45'22"E, A DISTANCE OF 1217.67 FEET TO A POINT ON THE APPARENT NORTHWESTERLY 
RIGHT OF LINE OF EXISTING VOLLMER ROAD; 
THENCE ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE OF VOLLMER ROAD THE FOLLOWING 
FOUR (4) COURSES; 
 
1.            ALONG THE ARC OF A NON-TANGENTIAL CURVE TO THE RIGHT, WHOSE CENTER BEARS 
N78°14'10"W, HAVING A CENTRAL ANGLE OF 27°06'29" AND A RADIUS OF 603.83 FEET, A DISTANCE OF 
285.69 FEET; 
2.            THENCE S38°51'49"W, A DISTANCE OF 1375.53 FEET; 
3.            THENCE S39°37'46"W, A DISTANCE OF 376.52 FEET; 
4.            THENCE S41°07'37"W, A DISTANCE OF 1729.65 FEET, TO THE INTERSECTION OF SAID  
NORTHWESTERLY RIGHT OF WAY LINE AND THE WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID 
SECTION 33; 
 
THENCE N00°25'04"E ALONG SAID WEST LINE OF THE SAID E ½ OF THE NW ¼ OF SAID SECTION 33, A 
DISTANCE OF 1440.99 FEET;  
THENCE N00°14'40"E ALONG THE WEST LINE OF THE E ½ OF THE SW ¼ OF SAID SECTION 28, A 
DISTANCE OF 2611.39 FEET, TO THE POINT OF BEGINNING. 
 
CONTAINING A CALCULATED AREA OF 107.005 ACRES.  
 
PARCEL B: 
 
THAT PORTION OF THE SOUTH HALF OF SECTION 28, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 
6TH P.M., EL PASO COUNTY, COLORADO DESCRIBED AS FOLLOWS: 
BEARINGS ARE RELATIVE TO NORTH AND ARE REFERENCED TO A PORTION OF THE EAST AND WEST 
CENTERLINE OF SAID SECTION 28. THE WEST END OF SAID CENTERLINE IS THE WEST QUARTER 
CORNER OF SAID SECTION 28 AND IS MONUMENTED WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH 
PLS NO. 4842. THE EAST END IS THE NORTHEAST CORNER OF JAYNES SUBDIVISION AND IS 
MONUMENTED WITH A NO. 4 REBAR WITH A PLASTIC CAP MARKED WITH PLS NO. 4842. SAID LINE 
BEARS N 89°45'22"E, 2428.08 FEET. 



 

SKP-22-005 

COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 28, SAID CORNER MONUMENTED 
WITH A 3 ¼ INCH ALUMINUM CAP MARKED WITH PLS NO. 4842; THENCE N 89°45'22"E, ALONG THE EAST 
AND WEST CENTERLINE OF SAID SECTION 28 A DISTANCE OF 2428.08 FEET TO THE NORTHEAST 
CORNER OF SAID JAYNES SUBDIVISION, SAID POINT BEING THE POINT OF BEGINNING: 
 
1.            THENCE N89°45'22"E, CONTINUING ALONG SAID EAST AND WEST CENTERLINE, 1457.61 FEET 
TO THE WEST RIGHT-OF-WAY LINE OF SAID VOLLMER ROAD AS DETERMINED BY AN EXISTING FENCE 
(THE FOLLOWING TWO COURSES ARE ALONG THE SAID WEST RIGHT-OF-WAY LINE); 
2.            THENCE S10°11'12"W, 114.56 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH 
PLS NO.32439; 
3.            THENCE S11°45'20"W. 1052.84 FEET TO A SET NO.5 REBAR AND PLASTIC CAP MARKED WITH 
PLS NO.32439; 
4.            THENCE S89°45'22"W, 1217.67 FEET TO A SET NO. 5 REBAR AND PLASTIC CAP MARKED WITH 
PLS NO.32439 AT THE INTERSECTION OF THE SOUTHERLY PROLONGATION OF THE EAST LINE OF LOT 
1, JAYNES SUBDIVISION AS DETERMINED BY FOUND MONUMENTATION; 
5.            THENCE N0°15'34"W, 598.01 FEET TO A NO. 4 REBAR AND PLASTIC CAP MARKED WITH PLS 
NO. 4842 AT THE SOUTHEAST CORNER OF SAID LOT 1; 
6.            THENCE N0°15'34"W, CONTINUING ALONG SAID EAST LINE, 544.49 FEET TO THE POINT OF 
BEGINNING. 
 
CONTAINING A CALCULATED AREA OF 35.122 ACRES. 
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