
 

 

 

 

 

 

COMMISSIONERS: 

DARRYL GLENN  (PRESIDENT) 
MARK WALLER (PRESIDENT PRO TEMPORE) 

 

STAN VANDERWERF 

LONGINOS GONZALEZ 
PEGGY LITTLETON 

  

PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 
CRAIG DOSSEY, EXECUTIVE DIRECTOR 

               2880 INTERNATIONAL CIRCLE, SUITE 110                               COLORADO SPRINGS, CO 80910-3127                                              

                                PHONE: (719) 520-6300                                 FAX: (719) 520-6695                                

 
WWW.ELPASOCO.COM  

 

 

 

 

 

 

 

 

TO:  El Paso County Planning Commission 
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RE:  Project File #:  PUDSP-16-003 

Project Name:  Lorson Ranch East Planned Unit Development/ 

Preliminary Plan 

Parcel Nos.:  55000-00-402, 55000-00-403, 55000-00-404, 55000-00-

406, 55000-00-267, 55000-00-268, 55000-00-269, 55144-00-006, 55144-

00-007, 55144-08-088, 55133-01-001, and 55231-00-003 

 

OWNER: REPRESENTATIVE: 

Lorson Conservation Invest I, LLLP. 
Lorson, LLC. Nominee 
Eagle Development Company 
Murray Fountain, LLC. 
212 N. Wasatch Ave., Suite 301 
Colorado Springs, CO. 80903 

Thomas and Thomas 
Jason Alwine 
702 N. Tejon Street 
Colorado Springs, CO. 80903 

 

Commissioner District:  4 

Planning Commission Hearing Date:    1/2/2018 

Board of County Commissioners Hearing Date   1/23/2018 

EXECUTIVE SUMMARY 

A request by Lorson Conservation Invest I, LLLP, Lorson, LLC Nominee, Eagle 

Development Company, and Murray Fountain, LLC, for approval of a combined planned 

unit development (PUD)/preliminary plan for the Lorson Ranch East PUD (Planned Unit 

Development) Development Plan and preliminary plan.  The twelve parcels, totaling 



274.59 acres, are located north of the Peaceful Valley Lake Estates Subdivision, south 

of Bradley Road, west of the anticipated future extension of Meridian Road and east of 

Marksheffel Road, and more specifically located along the east side of the East 

Tributary of Jimmy Camp Creek, and are within Sections 13, 14, 23 and 24, Township 

15 South, Range 65 West of the 6th P.M.  The northernmost portion of the proposed 

PUD area is within the boundaries of the Highway 94 Comprehensive Plan (2003).  The 

remaining southernmost portion is not included within a comprehensive planning area. 

The applicants are proposing to phase the development of 826 single-family lots, rights-

of-way, a 25-acre school facility tract, a 17-acre future development tract, and 30 tracts 

for drainage, utilities, public improvements, easements, landscape, and open space, in 

five (5) phases as depicted on the plan.  

The Lorson Ranch East PUD development plan can meet the submittal and review 

criteria for a map amendment (rezoning) to a PUD (Planned Unit Development) zoning 

district if the requested PUD modifications are approved. The proposed PUD 

development plan also meets the submittal and review requirements for a preliminary 

plan as well as the general development standards of Chapter 6, the preliminary plan 

review criteria of Chapter 7, and the subdivision design requirements of Chapter 8 of the 

El Paso County Land Development Code (2016). The Board of County Commissioners 

has authorized the approval of a PUD development plan that also meets the 

requirements and standards of a preliminary plan to constitute approval of the 

preliminary plan. 

Water and wastewater services will be provided by Widefield Water and Sanitation 

Metropolitan District. A finding of water sufficiency is requested with the preliminary plan 

portion of this application. 

A. REQUEST/WAIVERS/MODIFICATIONS/AUTHORIZATION 

Request:  Approval of a PUD development plan to develop 826 single-family residential 

lots, public rights-of-way, a school facility tract, a future development tract, and 30 tracts 

for drainage, easement, utility, public improvements, landscape, and open space. A 

finding of water sufficiency is also requested with the preliminary plan portion of this 

application. 

 

In accordance with Section 4.2.6.E, of the El Paso County Land Development Code 

(2016), a PUD development plan may be approved as a preliminary plan.  The 

applicants request that the PUD development plan also be approved as a preliminary 

plan. Pre-development site grading approval is also requested with the preliminary plan. 

 

 



Modification of Existing Land Development Code (LDC) or Engineering Criteria 

Manual (ECM) Standard:  

For approval of a modification of a general development standard in the LDC or 

standard of the ECM, the BoCC shall find that the proposal provides for the general 

health, safety, and welfare of the citizens and at least one of the following benefits:  

 Preservation of natural features; 

 Provision of a more livable environment, such as the installment of street 

furniture, decorative street lighting or decorative paving materials; 

 Provision of a more efficient pedestrian system; 

 Provision of additional open space; 

 Provision of other public amenities not otherwise required by the Code; or 

 The proposed modification is granted in exchange for the open space and/or 

amenity designs provided in the PUD development plan and/or development 

guide. 

 

Modification of Section 6.2.2.B.1 of the LDC 

The applicants are requesting approval of a PUD modification of Section 6.2.2.B.1 of 

the LDC (2016) with this application.  This section of the LDC requires roadway 

landscaping and landscape setbacks adjacent to roadways based upon the roadway 

classification.   

 

Section 6.2.2.B.1, Table 6-1, Roadway Landscaping Required by Roadway Classification 

 

 
 

 

The applicants are proposing to reduce the number of trees to be planted adjacent to 

Fontaine Boulevard, a principal arterial, from a requirement of one (1) tree to be planted 

for every 20 feet of linear roadway to one tree per every 30 feet of linear roadway. The 

applicants are constructing Fontaine Boulevard to a collector (non-arterial) standard in 

the interim based on the average daily trips (ADT) that the development is anticipated to 

create.  Fontaine Boulevard is anticipated to be brought up to a principal arterial road 

standard when the ADT warrant the upgrade.  This long-term upgrade is anticipated in 

the El Paso County Major Transportation Corridors Plan Update (MTCP) (2016) and 

would be completed by other developers or the County, depending on long-term 



development in the area east of Lorson Ranch and the construction of the extension of 

Meridian Road along the eastern boundary of Lorson Ranch. 

 

Section 6.2.2.B.2.e, Single-family PUD Roadway Landscaping, of the Code states, 

“Roadway landscaping is not required along local residential roadways (non-arterial) 

within a residential PUD.” 

 

Fontaine Boulevard, which will be constructed as a collector roadway, is not anticipated 

to be upgraded to a principle arterial until the average daily trip generation increases to 

warrant such arterial classification.  It is anticipated the warrant would not be met for an 

undetermined number of years in the future; therefore, the PCD Director has 

recommended the PUD modification for the roadway landscape standards be approved. 

  

Modification of Section 2.3.2 of the ECM 

The applicants are requesting approval of a PUD modification of Section 2.3.2 of the 

ECM.  This section of the ECM summarizes many of the minimum roadway design 

standards by category and functional classification, including intersection spacing and 

paved width.   

 

ECM Section 2.3.2., Table 2-7, Roadway Design Standards for Urban Collectors and Locals 

 



The applicants are proposing to reduce the intersection spacing from 175 feet, as 

required, to 165 feet for urban local residential roadways intersecting with collector 

roadways.  The specific intersections for which the PUD modification is being requested 

include the following: 

 Lamprey Drive and Yamhill Drive 

 Lamprey Drive and Shavers Drive 

 Lamprey Drive and Clarion Drive 

 Lamprey Drive and Aliso Drive 

 Lamprey Drive and Nolin Drive 

 Trappe Drive and Horton Drive 

 

The applicants are proposing to reduce the intersection spacing from 660 feet, as 

required, to 345 feet for urban residential collector roadways intersecting with collector 

roadways.  The specific intersection for which the PUD modification is requested is the 

intersection of Trappe Drive and Magothy Drive. 

 

The applicants are proposing to reduce the intersection spacing from 660 feet, as 

required, to a minimum of 550 feet for urban residential collector roadways intersecting 

with collector roadways.  The specific intersections for which the PUD modification is 

requested are the following: 

 Lorson Boulevard and Willapa Drive (575 foot) 

 Lorson Boulevard and Skuna Drive (550 foot) 

 Lamprey Drive and Clarion Drive (561 foot) 

 

In the letter of intent, the applicants cite the need for the reductions in intersection 

spacing due to the limited development allowed within the Colorado Springs Utilities 

Southern Delivery System (SDS) easement and the powerline easement (both 

easements are depicted on the attached PUD Development Plan). Planning and 

Community Development Staff and the County Engineer/ECM Administrator have 

worked with the applicant to reduce the number of proposed PUD modifications and 

have no objection to the remaining reduced intersection spacing modifications, taking 

into account the Colorado Springs Utilities Southern Delivery System easement and the 

smaller size of the proposed urban lots. In addition, the traffic study supports the 

modifications and identifies that in the event of future improvements to Fontaine 

Boulevard, the accesses are anticipated to be modified to right-in/right-out or removed.   

  

Authorization to Sign:  PUD Development Plan and any other documents required to 

finalize the approval. 

 

 



B. APPROVAL CRITERIA 

The Planning Commission and BOCC shall determine that the following criteria as 
identified in Section 4.2.6 of the El Paso County Land Development Code (2016) have 
been met in order to approve a PUD zoning district: 
 

 The proposed PUD district zoning advances the stated purposes set forth in 
this section. 

 The application is in general conformity with the Master Plan; 

 The proposed development is in compliance with the requirements of this 
Code and all applicable statutory provisions and will not otherwise be 
detrimental to the health, safety, or welfare of the present or future inhabitants 
of El Paso County; 

 The subject property is suitable for the intended uses and the use is 
compatible with both the existing and allowed land uses on the neighboring 
properties, will be in harmony and responsive with the character of the 
surrounding area and natural environment, and will not have a negative 
impact upon the existing and future development of the surrounding area; 

 The proposed development provides adequate consideration for any 
potentially detrimental use to use relationships (e.g. commercial use adjacent 
to single family use) and provides an appropriate transition or buffering 
between uses of differing intensities both on-site and off-site which may 
include innovative treatments of use to use relationships; 

 The allowed uses, bulk requirements and landscaping and buffering are 
appropriate to and compatible with the type of development, the surrounding 
neighborhood or area and the community; 

 Areas with unique or significant historical, cultural, recreational, aesthetic or 
natural features are preserved and incorporated into the design of the project; 

 Open spaces and trails are integrated into the development plan to serve as 
amenities to residents and provide reasonable walking and biking 
opportunities; 

 The proposed development will not overburden the capacities of existing or 
planned roads, utilities and other public facilities (e.g. fire protection, police 
protection, emergency services, and water and sanitation), and the required 
public services and facilities will be provided to support the development 
when needed; 

 The proposed development would be a benefit through the provision of 
interconnected open space, conservation of environmental features, aesthetic 
features and harmonious design, and energy efficient site design; 

 The proposed land use does not permit the use of any area containing a 
commercial mineral deposit in a manner which would unreasonably interfere 
with the present or future extraction of such deposit unless acknowledged by 
the mineral rights owner; 

 Any proposed exception or deviation from the requirements if the zoning 
resolution or the subdivision regulation is warranted by virtue of the design 
and amenities incorporated in the development plan and development guide; 
and 



 The owner has authorized the application. 

The applicants have requested the proposed PUD also be reviewed and considered 

as a preliminary plan.  Compliance with the requirements identified in Chapter 7 and 

Chapter 8 of the El Paso County Land Development Code (2016) for a preliminary 

plan require the Planning Commission and the BoCC find that the following criteria 

for a preliminary plan have also been met.:  

 

 The proposed subdivision is in general conformance with the goals, 
objectives, and policies of the Master Plan; 

 The subdivision is consistent with the purposes of this Code; 

 The subdivision is in conformance with the subdivision design standards and 
any approved sketch plan; 

 A sufficient water supply has been acquired in terms of quantity, quality, and 
dependability for the type of subdivision proposed, as determined in 
accordance with the standards set forth in the water supply standards [C.R.S. 
§30-28-133(6)(a)] and the requirements of Chapter 8 of this Code; 

 A public sewage disposal system has been established and, if other methods 
of sewage disposal are proposed, the system complies with state and local 
laws and regulations, [C.R.S. §30-28-133(6) (b)] and the requirements of 
Chapter 8 of this Code. 

 All areas of the proposed subdivision, which may involve soil or topographical 
conditions presenting hazards or requiring special precautions, have been 
identified and the proposed subdivision is compatible with such conditions. 
[C.R.S. §30-28-133(6)(c)]; 

 Adequate drainage improvements complying with State law [C.R.S. §30-28- 
133(3)(c)(VIII)] and the requirements of this Code and the ECM are provided 
by the design; 

 Legal and physical access is or will be provided to all parcels by public rights-
of-way or recorded easement, acceptable to the County in compliance with 
this Code and the ECM;  

 The proposed subdivision has established an adequate level of compatibility 
by (1) incorporating natural physical features into the design and providing 
sufficient open spaces considering the type and intensity of the subdivision; 
(2) incorporating site planning techniques to foster the implementation of the 
County’s plans, and encourage a land use pattern to support a balanced 
transportation system, including auto, bike and pedestrian traffic, public or 
mass transit if appropriate, and the cost effective delivery of other services 
consistent with adopted plans, policies and regulations of the County; (3) 
incorporating physical design features in the subdivision to provide a 
transition between the subdivision and adjacent land uses; (4) incorporating 
identified environmentally sensitive areas, including but not limited to, 
wetlands and wildlife corridors, into the design; and (5) incorporating public 
facilities or infrastructure, or provisions therefore, reasonably related to the 



proposed subdivision so the proposed subdivision will not negatively impact 
the levels of service of County services and facilities; 

 Necessary services, including police and fire protection, recreation, utilities, 
open space and transportation systems, are or will be available to serve the 
proposed subdivision;  

 The subdivision provides evidence to show that the proposed methods for fire 
protection comply with Chapter 6 of this Code; and  

 The proposed subdivision meets other applicable sections of Chapter 6 and 8 
of this Code. 

 

D. LOCATION 

North: City of Colorado Springs    Vacant 

South: RR-5 (Residential Rural)    Single-family residential 

East: PUD (Planned Unit Development)   Vacant 

West: PUD (Planned Unit Development)   Single-family residential 

 

E. BACKGROUND 

The Lorson Ranch at Jimmy Camp Creek Sketch Plan (SKP-03-002) was approved 

by the Board of County Commissioners on March 25, 2004. The Lorson Ranch 

Overall Development and Phasing Plan (PUD-05-003) was approved by the Board 

of County Commissioners on December 15, 2005. The Overall Development and 

Phasing Plan was subsequently amended in November, 2006 (PUD-06-011).  The 

Overall Development and Phasing Plan approval addressed general land uses, 

overall density, and appropriate transitions and buffers.  It also designated major 

open space, drainage, and transportation corridors.  

  

Approximately 1,737 single-family lots have been platted throughout the Lorson 

Ranch development.  As development has occurred within the Lorson Ranch 

community, the anticipated open space and school locations have changed.  Other 

changes include downgrading some of the roadway classifications within the 

development.  A minor amendment to the Lorson Ranch at Jimmy Camp Creek 

Sketch Plan (SKP-15-1) was approved on April 21, 2016.  The amendment included 

a revision to the location of the anticipated school site and open space as well as 

minor density changes within the planning area and downgrading the classification 

of certain roadways to be determined following review of traffic studies submitted 

with subsequent final plats.  

  

This request for approval of a 274.59 acre development is proposed to include: 826 

single-family residential lots; 30 drainage, open space, utility and easement tracts; a 

future development tract; and an El Paso County owned school site tract.  The 

proposed overall density of 3.55 dwelling units per acre is consistent with the 



approved amended sketch plan. The 25 acre school facility tract and the 17 acre 

future development tract are not included in the density calculation.  

 

The school facility tract depicted on the PUD development plan/preliminary plan is 

served by two roadways, Fontaine Boulevard and Lamprey Drive, and by utility 

infrastructure that the developer is required to construct pursuant to a School Site 

Dedication and Waiver of Fees in Lieu of Land Dedication agreement between 

Lorson, LLC, Widefield School District No. 3, and El Paso County, as originally 

approved by the Board of County Commissioners on April 12, 2012 and as 

amendment by approval of the Board of County Commissioners on August 23, 2016.  

The District is anticipated to submit a site development plan to the Planning and 

Community Development Department for the school facility; however, an exact date 

for that submittal is unknown at this time. 

 

F. ANALYSIS 

1. Land Development Code Analysis 

The Lorson Ranch East PUD development plan and development guidelines comply 
with Section 4.2.6 of the El Paso County Land Development Code (2016), except as 
otherwise altered by the requested PUD modifications.  This application meets the 
Planned Unit Development submittal requirements and the standards for Planned 
Unit Development in Chapter 4 of the Code.   
 
This application also meets the preliminary plan submittal requirements, the General 
Development Standards of Chapter 6, the standards for Divisions of Land in Chapter 
7, and the standards for Subdivision in Chapter 8 of the Code. 

 

2. Zoning Compliance 

The Lorson Ranch East PUD development plan identifies allowed and accessory 

uses; use, density, and dimensional standards such as setbacks, maximum lot 

coverage, and maximum building height; and overall landscaping requirements. The 

Lorson Ranch East PUD Development Plan is consistent with the proposed PUD 

development guidelines and with the submittal and processing requirements of the 

Code. 

 

3. Policy Plan Analysis 

A finding of consistency with the El Paso County Policy Plan (1998) was made with 

the previously approved Lorson Ranch Sketch Plan Amendment. The Lorson Ranch 

East PUD Development Plan/ Preliminary Plan is consistent with the approved 

sketch plan amendment. 

 

 

 



4. Small Area Plan Analysis 

The northern portion of the proposed Lorson Ranch East PUD Development 

Plan/Preliminary Plan is within the Highway 94 Comprehensive Plan (2003) area.  

Specifically, the northern portion of the proposed PUD/preliminary plan is within Sub-

Area 4, Colorado Centre, of the Highway 94 Plan. Fontaine Boulevard is depicted as 

the southern boundary line of the Plan area. The remainder of the proposed 

PUD/preliminary plan is not within the boundaries of a comprehensive planning area.   

 

The Colorado Centre Sub-Area identifies “recommendations” relative to 

development.  The “recommendations” identified within the Plan are as follows: 

 

 “An overriding concern in the Sub-Area is compatibility with City industrial and 

residential areas.” 

 “Urban uses are recommended for County enclaves surrounded by the City of 

Colorado Springs.  Enclaves should be built to City standards and ultimately 

annexed in the City of Colorado Springs.” 

 “Within unincorporated areas of the Sub-Area, five-acre densities are 

recommended.  35-acre densities are recommended east of Jimmy Camp 

Creek. Once City properties are developed, five-acre densities should be 

accommodated east of Jimmy Camp Creek.” 

 

Approval of the original Lorson Sketch Plan (2003) and overall PUD development 

plan (2005) created an inconsistency with the third recommendation for the Sub-

Area regarding densities east of Jimmy Camp Creek.  Near the time of the sketch 

plan and overall PUD plan approval central services for water and wastewater were 

made available by the expansion of, Widefield Water and Sanitation District’s service 

area into the Sub-Area promoting urban development to occur within the County in 

lieu of annexation into the City of Colorado Springs.  The availability of central 

services inherently impacted the character of the Sub-Area from potential rural 

developments to more urban developments at higher densities without requiring 

annexation into the City of Colorado Springs. 

 

5. Other Master Plan Elements 

The proposed PUD development plan/preliminary plan is consistent with or does not 

create negative impacts to elements depicted on the El Paso County Wildlife Habitat 

Descriptors Map (1996), the El Paso County Community Services Parks Master Plan 

(2014), the Master Plan for Mineral Extraction (1996), and the El Paso County Major 

Transportation Corridors Plan Update (2016), which is further addressed below.  

 

 



G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

A geology, soils, and hazards report was submitted with this request.  The applicants 

propose to mitigate the hazards identified in the report by utilizing common 

construction practices to be determined with the issuance of lot specific building 

permits. There is floodplain depicted within the PUD development/preliminary plan. 

The lots that are proposed to be located within the floodplain shall not be platted 

until the Letter of Map Revision (LOMR) is completed. The earthwork and channel 

improvements necessary to complete the LOMR may not be completed until the 

preliminary plan is approved and issuance of pre-site development grading is 

approved by the Board of County Commissioners as requested. 

 

2. Wildlife 

Potential impacts to wildlife are generally low to moderate as depicted in the El Paso 

County Wildlife Descriptors Map (1996).  

 

3. Floodplain 

As indicated on FEMA Flood Insurance Rate Map (FIRM) panel numbers 

08041C0957F and 08041C1000F, of the western edge of this development 

(proposed Tracts D and M) will be within the FEMA 100-year floodplain containing 

the Jimmy Camp Creek East Tributary. The Lorson Ranch developer has processed 

Conditional Letters of Map Revision (CLOMRs) through FEMA for each segment of 

the channel requiring improvements.  Improvements to the portion of the East 

Tributary channel south of Fontaine Boulevard, continuing south of Lorson 

Boulevard have been completed with previous Lorson Ranch plats to the west, and 

a Letter of Map Revision (LOMR) accepting and mapping those improvements has 

been obtained from FEMA.  Improvements to the East Tributary north of Fontaine 

Boulevard and the bridges over Lorson Boulevard and Fontaine Boulevard are all 

required in order to provide a stable drainage way and access to the Lorson Ranch 

East development. Each of these improvements will require floodplain development 

permits from the Regional Floodplain Administrator.  The Lorson Ranch Metropolitan 

District No. 1 will be responsible for ownership and maintenance of the East 

Tributary through the site. 

 

4. Drainage and Erosion 

The Lorson Ranch East development is located within the Jimmy Camp Creek 

drainage basin, which does not have a County-approved Drainage Basin Planning 

Study (DBPS).  The Jimmy Camp Creek Basin has been studied and a DBPS 

adopted by the City of Colorado Springs in 2015.  That study was not complete for 

County purposes; however, its design concepts are appropriate and acceptable and 



are being used by the engineers for the purposes of designing the drainage plan for 

this development.  Drainage and bridge fees are in effect under the “Miscellaneous 

Drainage Basins” (unstudied) category for the Jimmy Camp Creek basin and will 

apply at the time of platting. 

 

A Master Development Drainage Plan (MDDP) and Preliminary Drainage Report 

(PDR) were reviewed with the application for this PUD/preliminary plan.  Developed 

stormwater runoff will be routed through on-site full-spectrum detention/water quality 

ponds which will limit runoff to approximately historic peak flow levels prior to 

discharging to Jimmy Camp Creek East Tributary.  The reports conclude that with 

the proposed improvements, “The proposed development and drainage 

infrastructure will not cause adverse impacts to adjacent properties or properties 

located downstream.” 

 

Proposed improvements to the Jimmy Camp Creek East Tributary include low-flow 

channel grading, drop structures and bank stabilization measures north of Fontaine 

Boulevard.  Improvements south of Fontaine Boulevard through the site have been 

constructed with previous Lorson Ranch subdivisions to the west as mentioned in 

the “Floodplain” section above.   

 

The applicants have requested pre-development site grading approval with the 

Lorson Ranch East PUD/Preliminary Plan.  Grading and Erosion Control plans and a 

Stormwater Management Plan (SWMP) have been provided addressing measures 

to be taken to minimize erosion onsite and control sediment transfer onsite and 

downstream. 

 

5. Transportation 

Lorson Ranch East is located east of Marksheffel Road past the current easternmost 

termination of Fontaine Boulevard.  The development will take access from Fontaine 

Boulevard and Lorson Boulevard, both requiring bridges to be constructed over 

Jimmy Camp Creek East Tributary.   

 

Fontaine Boulevard is classified as a 4-lane principal arterial in the MTCP, 

connecting to Marksheffel Road on the west side of the overall Lorson Ranch 

development and eventually connecting to the future extension of Meridian Road 

along the east edge of the development.  Fontaine Boulevard is currently 

constructed to Old Glory Drive, west of the East Tributary of Jimmy Camp Creek.  

The initial construction of Fontaine Boulevard through Lorson Ranch East will be a 

collector/minor arterial cross-section with a center left-turn lane to accommodate the 



traffic generated by the proposed development as shown on the PUD/preliminary 

plan and the associated traffic impact study.   

 

Lorson Boulevard is proposed as a collector road providing a second point of access 

to Lorson Ranch East and will run from Marksheffel Road east, curving north and 

eventually connecting to Fontaine Boulevard east of the proposed Lorson Ranch 

East development.  The first portion of Lorson Boulevard, which extends from 

Marksheffel Road to Jimmy Camp Creek, is being constructed with the Carriage 

Meadows South final plat.  These existing and proposed roads are adequate to 

serve the Lorson Ranch East development. 

 

In the long-term, if it is necessary to widen Fontaine Boulevard or Lorson Boulevard 

to a 4-lane arterial cross-section, this development has provisions to allow deeding 

of necessary portions of the landscape tracts along these roads from the Lorson 

Ranch Metropolitan District No. 1 to the County at no cost to the County.  This 

requirement is also addressed in the recommended conditions of approval. 

 

As described in Section A of this staff report, the applicants have requested several 

modifications to ECM standards with this PUD/preliminary plan.  Section A also 

includes the recommendations of the LDC and EDM Administrators on each of 

modification requests. 

 

H. SERVICES 

1. Water The site is proposed to be served by the Widefield Water and Sanitation 

District. 

Sufficiency:  Sufficient 

 Quality:  Sufficient 

Quantity:  Sufficient 

Dependability:  Sufficient  

     Attorney’s summary:  The County Attorney’s Office makes a favorable 

recommendation for a finding of sufficiency with regard to water quantity and 

dependability for the preliminary plan portion of this request.  El Paso County Public 

Health has made a favorable recommendation regarding water quality. The Board of 

County Commissioners is anticipated to make a finding for water sufficiency, 

including quality, quantity, and dependability, with approval of the preliminary plan 

portion of this request. 

 

 

 

 



2. Sanitation 

The development is proposed to be served by the Widefield Water and Sanitation 

District. El Paso County Public Health has reviewed the wastewater report submitted 

with this application and has no concerns. 

 

3. Emergency Services 

Security Fire Protection District has committed to serve the development. 

 

4. Utilities 

Mountain View Electric Association will provide electrical service to the development.  

Black Hills Energy will provide natural gas to the development.  Public utility 

easements, as applicable, shall be depicted on all final plats. 

 

5. Metropolitan Districts 

The property is within Lorson Ranch Metropolitan District Nos. 1, 3, 4, and 5.  It is 

anticipated by staff and the applicants that District No. 1 will be responsible for 

maintaining the open space, and landscaped areas along the platted public right-of-

way throughout the development. 

 

6. Parks/Trails 

Regional park (Area 4) fees and Urban park (Area 4) fees in lieu of land dedication 

shall be paid at the time of recordation of all final plats.  The applicants are 

proposing to provide pedestrian connections to the trail corridor along the east 

tributary of Jimmy Camp Creek.  The east tributary of Jimmy Camp Creek trail 

corridor ties into the trail at the northern boundary of the Lorson Ranch development 

heading west to the main branch of Jimmy Camp Creek where a regional trail 

corridor is located.  

 

7. Schools 

This combined PUD development plan/preliminary plan is located within the 

boundaries of Widefield School District No. 3. The developer is not required to pay 

fees in lieu of land dedication for a school site pursuant to a School Site Dedication 

and Waiver of Fees in Lieu of Land Dedication agreement between Lorson, LLC, 

Widefield School District No. 3, and El Paso County, as originally approved by the 

Board of County Commissioners on April 12, 2012 and as amendment by approval 

of the Board of County Commissioners on August 23, 2016. The amendment 

removed the land bank located in the southeast corner of the overall Lorson 

Development, and instead requires an alternate 25 acre school site tract be 

identified, which occurred with the platting of the Pioneer Landing Filing No. 2 



subdivision. The school site is depicted on sheet 4 of 9 of the PUD development 

plan/preliminary plan drawing attached below. 

 

I. APPLICABLE RESOLUTIONS 

 Approval  Page 29 and 25 

 Disapproval Page 30 and 26 

 

J. STATUS OF MAJOR ISSUES 

There are no major issues or concerns with this application. 

 

K. CONDITIONS AND NOTATIONS 

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

the request meets the criteria for approval outlined in Section 4.2.6, and Section 

7.2.1 of the El Paso County Land Development Code (2016), staff recommends the 

following conditions and notations: 

 

CONDITIONS 

1. Development of the property shall be in accordance with the combined PUD 

development plan/preliminary plan.  Minor changes to the Plan, including a reduction 

in residential density, may be approved administratively by the Director of the 

Planning and Community Development Department consistent with the Land 

Development Code.  Any substantial change will require submittal of a formal 

combined PUD development plan/preliminary plan amendment application. 

 

2. Approved land uses are those defined in the PUD development plan and 

development guide. 

 

3. All owners of record must sign the PUD development plan prior to recordation. 

 

4. The PUD development plan shall be recorded in the office of the El Paso County 

Clerk & Recorder prior to scheduling any final plats for hearing by the Planning 

Commission.  The development guide shall be recorded in conjunction with the PUD 

development plan. 

 

5. Developer shall comply with federal and state laws, regulations, ordinances, review 

and permit requirements, and other agency requirements, if any, of applicable 

agencies including, but not limited to, the Colorado Parks and Wildlife, Colorado 

Department of Transportation, U.S. Army Corps of Engineers and the U.S. Fish and 

Wildlife Service regarding the Endangered Species Act, particularly as it relates to 

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



 

6. Applicable park, school, drainage, bridge, and traffic fee shall be paid to El Paso 

County Planning and Community Development at the time of final plat(s) 

recordation. 

 

7. Applicants and Lorson Ranch Metropolitan District agree that, with the respective 

final plat(s), all tracts adjacent to Lorson Boulevard and Fontaine Boulevard shall be 

reserved for potential public improvements to those roads.  The Lorson Ranch 

Metropolitan District No. 1 will own and maintain these tracts until such time, if any, 

that the County requests the deeds conveying the portions of these tracts necessary 

for right-of-way purposes to El Paso County at no cost to the County.  El Paso 

County, its agent(s) or assignee(s) may request the deeds and construct roadway 

improvements within these tracts at any time at the County’s sole discretion.  

Landscaping allowed to remain within the acquired right-of-way shall continue to be 

maintained by Lorson Ranch Metropolitan District No. 1 under a Landscape License 

Agreement allowing maintenance of landscaping within the platted rights-of-way 

within Lorson Ranch East Filing No. 1. 

 
8. The Lorson Ranch Metropolitan District No. 1 shall accept and retain responsibility 

for maintaining detention/water quality facilities in Lorson Ranch East and the Jimmy 

Camp Creek East Tributary through the development.  In accordance with Section 

8.5.5(B) of the Land Development Code, the developer shall plat all tracts in their 

entirety that are deemed by the County to be necessary for drainage improvements 

and maintenance, including the Jimmy Camp Creek East Tributary, associated with 

each respective final plat within the Lorson Ranch East development. 

 
9. In accordance with the Lorson Ranch Sixth Amended Development Agreement, no 

more than 1,750 dwelling units shall be permitted east of Jimmy Camp Creek until 

both bridges over Jimmy Camp Creek have been constructed to provide a second 

point of access. 

 
10. No lots within the limits of the floodplain shall be final platted until the LOMR is 

approved for the affected areas. 

 

NOTATIONS 

1. If a zone or rezone petition has been disapproved by the Board of County 

Commissioners, resubmittal of the previously denied petition will not be accepted for 

a period of one (1) year if it pertains to the same parcel of land and is a petition for a 

change to the same zone that was previously denied.  However, if evidence is 

presented showing that there has been a substantial change in physical conditions 



or circumstances, the Planning Commission may reconsider said petition.  The time 

limitation of one (1) year shall be computed from the date of final determination by 

the Board of County Commissioners or, in the event of court litigation, from the date 

of the entry of final judgment of any court of record. 

 

2. Rezoning requests not forwarded to the Board of County Commissioners for 

consideration within 180 days of Planning Commission action will be deemed 

withdrawn and will have to be resubmitted in their entirety.  

 

3. Preliminary plans not forwarded to the Board of County Commissioners within 12 

months of Planning Commission action shall be deemed withdrawn and shall have 

to be resubmitted in their entirety. 

 

4. Approval of the preliminary plan portion of the combined plan will expire after two (2) 

years unless a final plat has been approved and recorded or a time extension has 

been granted. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified forty – seven (47) 

adjoining property owners on December 14, 2017, for the Planning Commission 

meeting.  Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Development Plan / Preliminary Plan 

Amended Sketch Plan (2016) 

State Engineers Letter 

County Attorney’s Letter   

Widefield Water and Sanitation District  

El Paso County Public Health  
 






































































