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EXECUTIVE SUMMARY

Arequest by Atticus Land LLC for approval of a Rezoning (Map Amendment) from RR-5 to RR-2.5 and an 85.99-
acre Preliminary Plan creating 28 single-family lots and 2.5-acres of right-of-way dedication. The properties are
located south of Walker Road and approximately 0.3 miles from the intersection of Walker Road and Thompson
Road. A request for water sufficiency for water quality, quantity, and dependability is also requested with the

Preliminary Plan. (Parcel Nos. 6100000439 & 6100000457) (Commissioner District No. 1)
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A. AUTHORIZATION TO SIGN: Preliminary Plan, with a finding of sufficiency for water quality, quantity,
and dependability, authorizing the Planning and Community Development Department Director to
administratively approve all subsequent Final Plat(s) consistent with the Preliminary Plan as well as

any other documents necessary to carry out the intent of the Board of County Commissioners.

B. APPROVAL CRITERIA

In approving a Map Amendment (Rezoning), the Board of County Commissioners shall find that the
request meets the criteria for approval outlined in Section 5.3.5 Map Amendment (Rezoning) of the

El Paso County Land Development Code (as amended):

The application is in general conformance with the El Paso County Master Plan including applicable
Small Area Plans or there has been a substantial change in the character of the neighborhood since

the land was last zoned;

e The rezoning is in compliance with all applicable statutory provisions including, but not limited to

C.R.5 830-28-111 830-28-113, and 830-28-116;

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

zone districts in all directions; and

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

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

In approving a Preliminary Plan, the BoCC shall find that the request meets the criteria for approval

outlined in Section 7.2.1.D.2 of the El Paso County Land Development Code (as amended):

e The proposed subdivision is in general conformance with the goals, objectives, and policies of the

Master Plan;
e The subdivision is consistent with the purposes of this Code;
e The subdivision is in conformance with the subdivision design standards and any approved sketch plan;

o 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. 830-28-133(6)(a)] and the requirements of Chapter 8 of this Code;
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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)(VIIl)] and the
requirements of this Code and the ECM are provided by the design;

The location and design of the public improvements proposed in connection with the subdivision

are adequate to serve the needs and mitigate the effects of the development;

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 system, 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.
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C. LOCATION

North: RR-5 (Residential Rural) Vacant Land

South:  RR-5 (Residential Rural) Residential Single-Family
East: RR-5 (Residential Rural) Residential Single-Family
West: RR-5 (Residential Rural) Residential Single-Family

D. BACKGROUND

The two subject unplatted properties were initially zoned January 3, 1955, and are currently located
within the RR-5 (Residential Rural) zoning district. The applicant is proposing a Rezoning (Map
Amendment) from RR-5 to the RR-2.5 zoning district. Additionally, the applicant seeks approval of a

Preliminary Plan application which would result in the creation of 28 single-family residential lots.

The proposed lots on the northern parcel will obtain access from a public roadway extension of Brown
Road. In addition, Lots 4, 5, and 7 will be served by a private access easement. The applicant has

requested a Waiver to permit these lots without the required 30 feet of frontage on a public roadway.

The proposed lots on the southeastern parcel will take access from a public roadway extension of
Colt Court. It is of note that the right-of-way stub out of Colt Court was initially delineated in 1998
approval of the Equine Meadows Preliminary Plan (PCD File No. SP98014) and platted as right-of-way
in 1998 Equine Meadows Final Plat approve (PCD File No. SF98035). Please see additional map series

located on Pages 18 and 19 which visually demonstrates the Colt Court right-of-way.

Phasing is proposed with the project beginning with phase one encompassing the parcel to the north,
while phase two includes development of the southern parcel. Lastly, it is noted that the eastern
portion of Parcel 1 (PID 6100000457) totaling 35.14 acres is not part of the Rezoning (Map
Amendment) action or included in the Preliminary Plan. The Land Development Code states “A

remainder parcel is not eligible for use or building permits unless specifically approved by BoCC action.”

E. ZONING DISTRICT COMPARISON

The applicant is requesting to rezone 85.99 acres to the RR-2.5 (Residential Rural) zoning district. The

RR-2.5 (Residential Rural) zoning district is intended to accommodate low-density, rural, single-family
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residential development. The density and dimensional standards for the existing and proposed zoning

districts are as follows:

Existing Zoning District: Proposed Zoning District:
RR-5 (Residential Rural) RR-2.5 (Residential Rural)

Maximum Density N.A N.A

Minimum Lot Size 5 Acres 2.5 Acres

Minimum Width at Front Setback 200 Feet 200 Feet

Front Setback 25 Feet 25 Feet

Rear Setback 25 Feet 25 Feet

Side Setback 25 Feet 15 Feet

Maximum Lot Coverage 25% None

Maximum Height 30 Feet 30 Feet

F. LAND DEVELOPMENT CODE AND ZONING ANALYSIS

The Preliminary Plan application, with the approval of the proposed Waiver, would meet the Preliminary
Plan submittal requirements, the standards for Divisions of Land in Chapter 7, and the standards for

Subdivision in Chapter 8 of the El Paso County Land Development Code (as amended).

The applicant requests a Waiver from Section 8.4.3.B.2.e, lots shall have a minimum of 30 feet of
frontage on and have access from a public road, except where private roads are approved by the
BoCC. Pursuant to Section 8.4.3.B.2.e, lots shall have a minimum of 30 feet of frontage on and have
access from a public road, except where private roads are approved by the BoCC pursuant to a Waiver

granted under Section 8.4.4.E.

In approving a Waiver from any of the subdivision design standards and requirements, the Board of
County Commissioners shall find that the Waiver meets the criteria for approval outlined in Section

7.3.3 (Waivers) of the Code:

e The waiver does not have the effect of nullifying the intent and purpose of this Code;
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e The waiver will not result in the need for additional subsequent waivers;

e The granting of the waiver will not be detrimental to the public safety, health, or welfare or injurious

to other property;

e The conditions upon which the request for a waiver is based are unique to the property for which

the waiver is sought and are not applicable to other property;
e A particular non-economical hardship to the owner would result from a strict application of this Code;
e The waiver will not in any manner vary the zoning provisions of this Code; and

e The proposed waiver is not contrary to any provision of the Master Plan.

G. MASTER PLAN COMPLIANCE
1. Your El Paso Master Plan
a. Placetype Character: Large-Lot Residential

The Large-Lot Residential placetype consists almost entirely of residential development and acts as
the transition between placetypes. Development in this placetype typically consists of single-family
homes occupying lots of 2.5 acres or more, and are generally large and dispersed throughout the
area so as to preserve a rural aesthetic. The Large-Lot Residential placetype generally supports
accessory dwelling units as well. Even with the physical separation of homes, this placetype still
fosters a sense of community and is more connected and less remote than Rural areas. Large-Lot
Residential neighborhoods typically rely on well and septic, but some developments may be served
by central water and wastewater utilities. If central water and wastewater can be provided, then lots
sized less than 2.5 acres could be allowed if; 1.) the overall density is at least 2.5 acres/lot, 2.) the
design for development incorporates conservation of open space, and 3.) it is compatible with the

character of existing developed areas.

Conservation design (or clustered development) should routinely be considered for new
development within the Large-Lot Residential placetype to provide for a similar level of development
density as existing large-lot areas while maximizing the preservation of contiguous areas of open

space and the protection of environmental features. While the Large-Lot Residential placetype is

PC Staff Report Page 7
Page 7 of 70



defined by a clear set of characteristics, the different large-lot areas that exist throughout the County

can exhibit their own unique characters based on geography and landscape.

Recommended Land Uses:

Primary

e Single-family Detached Residential (typically 2.5-acre lots or larger)
Supporting

e Parks/Open Space

e Commercial Retail (Limited)

e Commercial Service (Limited)

e Agriculture

Analysis:

The subject properties are located within the Large-Lot Residential placetype, and the proposed
Rezoning and Preliminary Plan would allow for the creation of twenty-eight 2.5-acre single-family
residential lots. This request is generally consistent with the Large-Lot Residential placetype,
which primarily recommends single-family detached residential development on lots of 2.5
acres or greater. Surrounding developments, including the 2024 approval of Settlers Ranch Filing
No. 3 (SF249) and 2019 approval of the Abert Ranch Subdivision (SF1911), demonstrate a similar
local level and pattern of development. For spatial context, please see additional map series on
Page 17. Additionally, the Large-Lot Residential placetype recommends that development design
incorporate the conservation of open space, which is reflected in the proposed Preliminary Plan

through the inclusion of voluntary private no-build easements.

b. Area of Change Designation: Minimal Change: Developed

These areas have undergone development and have an established character. Developed areas of
minimal change are largely built out but may include isolated pockets of vacant or underutilized land.
These key sites are likely to see more intense infill development with a mix of uses and scale of

redevelopment that will significantly impact the character of an area. For example, a large amount of
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vacant land in a suburban division adjacent to a more urban neighborhood may be developed and
change to match the urban character and intensity so as to accommodate a greater population. The
inverse is also possible where an undeveloped portion of an denser neighborhood could redevelop to
a less intense suburban scale. Regardless of the development that may occur, if these areas evolve to

a new development pattern of differing intensity, their overall character can be maintained.

Analysis:

The subject properties are located within the Minimal Change: Developed Area of Change
designation. This designation identifies areas that are “likely to experience more intense infill
development, with a mix of uses and redevelopment at a scale that may significantly alter the
character of the area.” The region east of the Tri-Lakes area is currently experiencing on-going
redevelopment activity and transition, as evidenced by at least five development applications

that are either under review or have recently received approval.

c. Key Area Influences: The property is not located within a key area.

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

The subject properties are located within the Priority Development Area. The Master Plan
framework for this distinction contemplates these areas as “specific locations throughout the
County that should be prioritized first for new residential development to help accommodate
growth." In addition, the Master Plan contemplates that development within these areas
should be predominantly of the defined by the surrounding placetype, which for this

application is inclusive of 2.5-acre lots as recommended by the Large-Lot placetype.

2. Water Master Plan Analysis

The El Paso County Water Master Plan (2018) has three main purposes; better understand present
conditions of water supply and demand; identify efficiencies that can be achieved; and encourage
best practices for water demand management through the comprehensive planning and

development review processes. Relevant policies are as follows:
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Goal 1.1 - Ensure an adequate water supply in terms of quantity, dependability and quality for
existing and future development.

Goal 4.5 - Plan for water resources in a thoughtful way that recognizes the nonrenewable nature
of water resources in the area, accommodates existing and historical uses, and allows for

sustainable, planned growth

See the water section below for a summary of the water findings and recommendations.

Other Master Plan Elements

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having a moderate
wildlife impact potential. The U.S Fish and Wildlife Service was sent a referral and has no

outstanding comments.

The Master Plan for Mineral Extraction (1996) identifies floodplain deposit 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, severed mineral rights exist. The mineral rights owner

has been notified of the application and hearing date.

H. PHYSICAL SITE CHARACTERISTICS

1.

Hazards

During the review of the Preliminary Plan geological hazards such as seasonal shallow groundwater
were identified. These areas are defined on the Preliminary Plan drawings as “Approximate Area of
Potential Geological Hazards". If the Rezoning (Map Amendment) and Preliminary Plan applications are
approved, these areas will be further detailed and contemplated in subsequent administrative Final Plat
drawings. Full recommendations regarding hazard areas can be found in the submitted Soils and

Geology Report prepared by Entech Engineering dated September 24, 2025.
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2. Floodplain

FEMA Flood Insurance Rate Map (FIRM) panel number 08041C0305G, dated December 7, 2018,

indicates that no portion of the subject property is located within a FEMA floodplain.

3. Drainage and Erosion

The proposed development is within the East Cherry Creek Drainage basin (CYCY0200). This is an
unstudied basin and therefore there are no associated drainage or bridge fees due. An unnamed
tributary of East Cherry Creek bisects the site and flows northeasterly. In general, Parcel 1 slopes
southeasterly towards the unnamed tributary. Parcel 2 drains northwesterly towards the same
tributary. The “Franktown Parker Reservoir FPE-5" is located approximately 850" upstream of

Walker Road. The proposed development will not have impact on the impoundment structure.

A Preliminary Drainage Report (PDR) was provided with the Preliminary Plan submittal. The PDR
analysis and design indicates that the proposed development will not release developed runoff
that will adversely affect downstream drainageways and associated facilities. The PDR concludes
that, “The proposed development will not adversely affect downstream stormwater infrastructure
or surrounding developments.” The drainage report analyzed both off-site and on-site flows for

interim conditions, as well as ultimate buildout.

A total of two private full-spectrum detention ponds are proposed to provide water quality
treatment and detention for the site. Maintenance responsibility will be determined with the Final
Plat(s). The developer's consultants have designed facilities to comply with full-spectrum
detention and water quality requirements with this Preliminary Plan, and the proposed drainage
plan is in general conformance with County criteria. Final design of drainage facilities will be

provided and reviewed with the final drainage report at the Final Plat(s) stage.

4. Transportation

A traffic impact study (TIS) was provided with the Preliminary Plan application. The TIS estimates
the proposed Iron Ridge Preliminary Plan would generate 283 daily vehicle trips. No public

improvements to the surrounding roadway network were identified to be needed in the TIS.
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The development proposes two access points from Walker Road: one new roadway, Brown Court,
and an extension of Colt Court southwest of its current terminus. Walker Road and Colt Court are
owned and maintained by El Paso County. The proposed extension of Colt Court and Brown Court
will be dedicated to the County for ownership and maintenance through the Final Plat(s). The
proposed roads and traffic depicted in the TIS, and the Preliminary Plan are in conformance with
the El Paso County 2024 Major Transportation Corridors Plan Update (MTCP), and the existing

roads serving the proposed development will be adequate, as noted in the TIS.

The Road Impact Fee, as established by Resolution 25-337, will be assessed either at the final land-

use approval stage or when the applicant applies for a building permit, whichever occurs later.

I. SERVICES
1. Water

Water will be provided by individual onsite wells, and water sufficiency has been analyzed with
the review of the proposed Preliminary Plan. The applicant has shown a sufficient water supply
for the required 300-year period. The State Engineer and the County Attorney's Office have
recommended that the proposed subdivision has an adequate water supply in terms of quantity
and dependability. El Paso County Public Health has recommended that there is an adequate

water supply in terms of quality.

2. Sanitation

Wastewater is provided by on-site wastewater treatment systems.

3. Emergency Services

The property is within the Tri-Lakes Monument Fire Protection District, which is committed to
providing fire protection services to the proposed development. The District was sent a referral

and has no further comments.
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4. Utilities

Electric services will be provided by Mountain View Electric Association, Inc. and Black Hills Energy

will provide natural gas.

5. Metropolitan Districts

The subject properties are not located within a Metropolitan District.

6. Parks/Trails

Fees in lieu of park land dedication will be due at the time of recording the Final Plat(s).

7. Schools

The site is within the boundaries of school District #38. Fees in lieu of school land dedication shall

be paid to El Paso County for the benefit of District #38 at time of recording the Final Plat(s).

J. STATUS OF MAJOR ISSUES

No major issues.

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 (Subdivisions) of the El Paso County Land

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

MAP AMENDMENT (REZONING) CONDITIONS AND NOTATIONS
CONDITIONS

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

requirements, and other agency requirements. Applicable agencies include but are not limited to:
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the Colorado Parks and Wildlife, Colorado Department of Transportation, U.S. Army Corps of
Engineers and the U.S. Fish and Wildlife Service regarding the Endangered Species Act, particularly

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

2. Any future or subsequent development and/or use of the property shall be in accordance with the
use, density, and dimensional standards of the Land Development Code and Engineering Criteria
Manual. Specifically, development of the RR-2.5 lot shall be subject to the RR-2.5 (Residential Rural)

zoning district standards.

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.

PRELIMINARY PLAN CONDITIONS AND NOTATIONS
CONDITIONS
1. Applicable drainage, bridge, school, and park fees shall be paid with each Final Plat.

2. Applicant shall comply with all requirements contained in the Water Supply Review and

Recommendations, dated 5/14/2026, as provided by the County Attorney’s Office.

3. All lots within the Preliminary Plan shall be 2.5-acres or greater.
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NOTATIONS

1. Subsequent Final Plat filings may be approved administratively by the Planning and Community

Development Director.

2. Approval of the Preliminary Plan will expire after thirty-six (36) months unless a Final Plat has been

approved and recorded or a time extension has been granted.

3. Preliminary Plans not forwarded to the Board of County Commissioners for consideration within

180 days of Planning Commission action will be deemed to be withdrawn and will have to be

resubmitted in their entirety.

PUBLIC COMMENT AND NOTICE

The Planning and Community Development Department notified 17 adjoining property owners on

June 3, 2026 for the Planning Commission and Board of County Commissioner meetings. Responses

will be provided at the hearing.

. ATTACHMENTS

Map Series

Letter of Intent

Zoning Map Exhibit

Plat Drawing

State Engineer’s Letter

County Attorney's Letter

El Paso County Public Health Letter
Public Comment

Draft Resolution
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Additional Staff Report Specific Map Series

Development Pattern Map

Zoning Map
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Equine Meadows Preliminary Plan (1998) PCD File: SP98014
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Equine Meadows Final Plat (1998) PCD File: SF98035
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MAP SERIES
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Areas of Change Map
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\/ERTEX

Consulting Services
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Iron Ridge Preliminary Plan
Letter of Intent

August 28, 2025

Atticus Land, LLC
Managing Member: Jake Decoto
PO Box 88010
Colorado Springs, CO 80908
decotoj@gmail.com

PCD File No. SP253

Vertex Consulting Services, LLC
5825 Delmonico Drive
Colorado Springs, CO 80919
719-733-8605


mailto:decotoj@gmail.com

Planner: Vertex Consulting Services, LLC, Nina Ruiz
5825 Delmonico Drive
Colorado Springs, CO 80919
719-733-8605
Nina.ruiz@vertexcos.com

Tax Schedule No: 6100000439, 6100000457
Acreage: 85.99 Acres

Current Zoning: RR-5 (Residential Rural)
Requested Zoning: RR-2.5 (Residential Rural)
Request:

Vertex Consulting Services, LLC, on behalf of Atticus Land, LLC, is respectfully submitting an
application for approval of a preliminary plan for 85.99 acres. The preliminary plan depicts 28 lots
of a minimum of 2.5 acres and County dedicated right-of-way. The property is located south of
Walker Road and west of Colt Court.

A request for approval of a 28-lot preliminary plan within the RR-2.5 zoning district.
A request for a finding of water sufficiency in terms of water quality, quantity, and
dependability.
3. Avrequest for approval of a waiver of Section 8.4.3, Minimum Frontage, for Lots 4 and 5.
4. Arequest for a notation to be added that reads “Approval of the Preliminary Plan will
expire after thirty-six (36) months unless a Final Plat has been approved and recorded or a
time extension has been granted.

Utilities:

Mountain View Electric Association (MVEA) provides electric service and Black Hills Energy
provides natural gas service to the area and have provided commitment to serve any new homes
within the subdivision. Dwellings are to be served by individual onsite wastewater treatment
systems and individual wells.

Neighborhood OQutreach:
Several neighbors submitted letters to El Paso County following the initial notice of the application

submission. Vertex reached out to these neighbors to gain a better understanding of the specific
concerns. Below is a summary of the concerns discussed:

e The extension of Colt Court into the proposed subdivision. Several would have preferred
access from an alternative location.

e Lotsizes less than 5 acres adjacent to the existing 5-acre subdivision. No one expressed
concern with density of the portion of the proposed development located further north,
adjacent to Walker Road.

e Sight distance concerns with the extension of Colt Court.

e Reduction of speed limit to 25 MPH (currently 30 MPH)
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e Loss of mountain views when new homes are constructed.
e Limited services in the area and a desire to have internet service.

e Lack of maintenance on existing County roadways (Colt Court, Filly Lane)

Colt Court is the only public roadway adjacent to the southern portion of the proposed
subdivision. Additionally, El Paso County has always planned for Colt Court to extend into the

subject property. El Paso County required the dedication of right-of-way to the property line when
the Equine Meadows Subdivision was platted (see below).

e

- -:-,f_ _7‘

e ¢ =

s

Equine Meadows Subdivision- Colt Court is platted as right-of-way to the end of the Subdivision

The project engineer, All Terrain, along with the El Paso County Department of Public Works
review engineers, will review the construction drawings submitted with the final plat to ensure all

El Paso County roadway standards are met. The preliminary roadway design demonstrates that all
sight distance criteria are satisfied.

The applicant understands that El Paso County has limited resources to maintain roadways.

However, the applicant reached out to El Paso County Department of Public Works to request
they consider roadway improvements to Filly Lane. The County identified they likely could not
improve the roadway this year due to the maintenance schedule already being completed, but

that it may be added next year. If the subdivision is approved, Colt Court will be extended and
improved by the Developer.

The Developer intends to work with local providers to bring internet to the area along with the
other necessary utility extensions. It is ultimately up to the provider to determine the extension.

PC Staff Repor 3
Page 24 of 70



The Developer understands that in Colorado per caselaw you do not own your view and that a
land use application cannot be denied based upon infringement of, or perceived infringement, of
views. However, the Developer has a strong desire to be a good neighbor and is willing to
encumber the Iron Ridge development with view corridor no-build areas in an effort to maintain
views for the neighbors.

In response to the concerns raised by the surrounding property owners, the developer has
adjusted the preliminary plan to include:
e Speed limit adjusted to 25 MPH
o No-build areas have been depicted in an effort to maintain the Pikes Peak views located to
the southwest. The no-build areas comprise of approximately 4-acres total.
e Additional 100’ setback line on Lot 1.
e Reconfigure four lots to create a transition in density from the RR-5 to the RR-2.5.

e Reduction of total lot count

e Four of the lots have been adjusted to create larger lots along the eastern boarder (one
4.68 ac lot, one 3.78 ac lot).

e The total number of lots fronting the eastern boarder has been reduced from 5 lots to 3
lots. This will result in the 3 lots that boarder the proposed development only having one
new neighbor.

Below is a graphical depiction of the revisions made after the initial submission based upon
neighbor concerns. The green hatching depicts the no-build areas, the green line depicts the 100’
setback applied to Lot 1, the red lines depict the revised lot lines.
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*Please note that the above is a summary based upon those conversations that have taken place
at the time of drafting the letter of intent. The owner and applicant intend to continue to discuss
with the surrounding property owners throughout the process. A more detailed and up-to-date
summary of the outreach can be provided at the future public hearings, as appropriate.

COMPLIANCE WITH CRITERIA OF APPROVAL AND SUBDIVISION DESIGN STANDARDS
The proposed subdivision meets the criteria for approval included within Section 7.2.1.D.2 of the
El Paso County Land Development Code as described below:

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

Your El Paso County Master Plan Analysis

Chapter 1 of Your El Paso Master Plan (2021) states that the Plan is “general in nature-it cannot
tackle every issue in sufficient detail to determine every type of necessary action.” In addition,
Chapter 1 goes on to state that the Plan “is intended to provide clearer and more coordinated
policy, resulting in a document that effectively communicates County goals and identifies specific
actions to achieve both County-wide and local area objectives.” When taken together, these two
statements suggest to the reader that the Plan may only address certain issues at a cursory level
and that specific steps or actions for addressing such issues may not be offered within the Plan.
That conclusion is certainly the case in numerous instances and with regard to a variety of topical
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areas. However, where that is not the case is with respect to the requested preliminary plan, as
identified below.

Key Area Analysis

The subject property is not identified in the Plan as being within a Key Area.

Area of Change Analysis
The subject property is identified in the Areas of Change map within the Plan as being within the
“Minimal Change: Developed” area of change.

Page 21 of the_Plan characterizes areas of “Minimal Change: Developed” by stating:

“These areas have undergone development and have an established character. Developed
areas of minimal change are largely built out but may include isolated pockets of vacant or

underutilized land. These key sites are likely to see more intense infill development with a

mix of uses and scale of redevelopment that will significantly impact the character of an

area. For example, a large amount of vacant land in a suburban division adjacent to a more
urban neighborhood may be developed and change to match the urban character and
intensity so as to accommodate a greater population. The inverse is also possible where an
undeveloped portion of a denser neighborhood could redevelop to a less intense suburban
scale. Regardless of the development that may occur, if these areas evolve to a new

development pattern of differing intensity, their overall character can be maintained.”
(Emphasis added)

These parcels are underutilized, vacant land in the path of growth from the west. Immediately
adjacent to the west and north is vacant agricultural grazing land, which will also likely be
developed in the near future as the county continues to grow east. The developments to the west
consists of lot sizes ranging from 0.5 acres to 2.5 acres in size. The development to the east consists
of 5-acre parcels. The preliminary plan depicts a density transition from the 5-acre lots to the 2.5
acre lots. The proposed 2.5 acre lot size is of a similar intensity to those developed areas and is
consistent with the rural character of those undeveloped parcels.

Placetype Analysis

The subject property is shown on the Placetypes map of Your El Paso Master Plan as being within

the Large-Lot Residential Placetype.

Page 26 of the Plan identifies the following land uses as being Primary Land Uses within the Large-
Lot Residential Placetype:
e Single-Family Detached Residential (typically 2.5 acre lots or larger)

In addition, the Placetype includes the following Supporting Land Uses:
e Parks/Open Space
e Commercial Retail
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e Commercial Service
e Agriculture

The Large-Lot Residential Placetype is described further on page 26 as follows:
“The Large-Lot Residential placetype consists almost entirely of residential development and
acts as the transition between placetypes. Development in this placetype typically consists
of single-family homes occupying lots of 2.5 acres or more, and are generally large and

dispersed throughout the area so as to preserve a rural aesthetic. The Large-Lot Residential
placetype generally supports accessory dwelling units as well. Even with the physical
separation of homes, this placetype still fosters a sense of community and is more
connected and less remote than Rural areas. Large-Lot Residential neighborhoods typically
rely on well and septic, but some developments may be served by central water and waste-

water utilities. If central water and wastewater can be provided, then lots sized less than 2.5
acres could be allowed if; 1.) the overall density is at least 2.5 acres/lot, 2.) the design for
development incorporates conservation of open space, and 3.) it is compatible with the
character of existing developed areas.

Conservation design (or clustered development) should routinely be considered for new
development within the Large-Lot Residential placetype to provide for a similar level of
development density as existing large-lot areas while maximizing the preservation of
contiguous areas of open space and the protection of environmental features. While the
Large-Lot Residential placetype is defined by a clear set of characteristics, the different
large-lot areas that exist throughout the County can exhibit their own unique characters
based on geography and landscape.” (emphasis added)

The proposed preliminary plan depicts lots of 2.5 acres or greater, consistent with the Placetype.
Larger lots are included on the eastern boundary in an effort to create a density transition. No-build
areas have been included in an effort to preserve views for the adjacent property owners.

Priority Development Area Analysis
The subject property is located within a Priority Development Area, specifically the Black

Forest/North Central Area. Priority Development areas were specifically identified in an effort to
guide growth towards certain areas of the County first, before developing others.

The Plan states “El Paso County is expecting significant growth over the next 20 years. While large
expanses of undeveloped land exist throughout the County, particularly in the Rural Plactype,
development should be prioritized elsewhere to efficiently utilize and extend existing infrastructure,
conserve water resources, and strengthen established neighborhoods. This framework identifies

specific locations throughout the County that should be prioritized first for new residential

development to help accommodate growth.”

The Black Forest/North Central Area is described further on page 57 as follows:

PC Staff Repor 7
Page 28 of 70



Black Forest is a community with one of the strongest and most well-established
characters in El Paso County. This area is built around protecting the forest and preserving
its rural quality. Due to this natural amenity, many new residents seek to live in this area
when moving to the County.

e Careful planning is required to promote health of natural areas, especially the
forest, while accommodating new development for future residents.

e The County should maintain existing and expand the Large-Lot Residential place
type in this area in a development pattern that matches the existing character of
the developed Black Forest community.

e Commercial nodes should be considered where appropriately served by the
transportation network in the northern area to provide commercial goods and
services within closer proximity to the population in this area. This would reduce
unnecessary travel to other parts of the County and establish key commercial
areas within the communities that need them.

The proposed preliminary plan aligns with the Master Plan recommendations, including
prioritizing development in this area of the County while maintaining and expanding the Large
Lot Residential Placetype.

El Paso County Water Master Plan

The Executive Summary from the Water Master Plan (2018) states that “The Plan Water Master
Plan (WMP) was developed for the Board of County Commissioners, El Paso County officials and
staff, developers, citizens, and water providers within the County for the purpose of identifying and

addressing water supply issues earlier in the land use entitlement process.” A water sufficiency
finding is being requested with subdivision. It should be noted that the Water Master Plan only
contemplates centralized providers and did not provide an analysis for individual well, as is

proposed here.

The subject property is located within Planning Region 2 of the Water Master Plan, pursuant to

Figure 3-1 on page 25. The Plan provides an analysis of water supply for central water providers,
not for developments served by individual wells. Central water service is not proposed and water is
to be provided by individual wells.

A Water Resources Report has been submitted with the preliminary plan application. The report
identifies there is sufficient water in terms of water quantity, quality, and dependability for the lots
included in the subdivision.

El Paso County Parks Master Plan
The El Paso County Parks Master Plan (2022) does not depict any planned or existing trails or open
space on the subject property, but a bike path is planned along Walker Road. El Paso County Parks

has not requested a trail easement on the subject property. Fees in lieu of dedication will be
provided with the final plat(s).
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2024 Major Transportation Corridors Plan (MTCP)
Access to the site is from both Walker Road and Colt Court. The 2024 MTCP depicts Walker Road as
a rural major collector. All roadways are proposed to be public, therefore, right-of-way dedication

will be needed at the time of final plat. A traffic impact study was prepared by SM Rocha and
details the potential traffic impacts of the proposed development. The study concluded that the
proposed development will not trigger any improvements to the surrounding roadway network and
that all surrounding roadways will function at a level of service A.

Other Topical Elements of the County Master Plan

The proposed rezone is in compliance with the other topical elements of the County Master Plan,
including the Master Plan for Mineral Extraction, and the El Paso County Wildlife Habitat Maps and
Descriptors.

The subdivision is consistent with the purposes of the Land Development Code;

The subdivision is consistent with the purposes of the Land Development Code as outlined in
Chapter 1 of the Code including full implementation of the goals and policies of the Master Plan
specific to the property as well as those aimed at addressing many of the housing and land use-
related issues within the County. The subdivision will allow for orderly development of the
property pursuant to the concurrently-requested rezoning.

The subdivision is consistent with the subdivision design standards and any approved sketch plan;

The subdivision meets all of the design standards included within Chapter 8 of the Code as well as
the dimensional standards of the concurrently proposed zoning district (RR-2.5). The reports and
maps submitted in support of the application are in full compliance with the County, State, and
Federal rules and regulations as well as the County adopted checklists. There is no sketch plan for
the property.

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
(this finding may not be deferred to final plat if the applicant intends to seek administrative final
plat approval);

The associated water resources report identifies a sufficient water supply has been acquired in
terms of quantity, quality, and dependability. The source of water supply will be individual wells.
The water resource report identifies a water demand of 24.086 acre-feet per year into the Dawson.

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 lots will be served by individual onsite wastewater treatment systems (OWTS). Entech
Engineering prepared a wastewater report identifying that all lots have at least two potential
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locations for OWTS systems. Future systems will be reviewed and approved by El Paso County
Public Health.

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)];

A Soils and Geology Study was prepared by Entech Engineering and was submitted as a supporting
document to this preliminary plan application. The conclusion of the Study was that “This site was
found to be suitable for the proposed development.” Entech did identify that there were areas on
the property that will impose constraints on development. These areas have been shown as no-
build and include:

e Potential seasonal shallow groundwater
e Season shallow groundwater
e Potentially unstable slopes

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

A drainage report has been submitted addressing the requirements of the Land Development Code

and the Engineering Criteria Manual at the preliminary plan stage of development and all applicable

design criteria requirements have been implemented in the associated preliminary drainage plan.
The drainage report and preliminary grading plan depicts the planned water quality/detention
pond locations. The preliminary plan also depicts the existing and planned natural drainage ways
within drainage easements. A final drainage report, final drainage design and construction
drawings for all necessary drainage infrastructure will comply with the requirements of the Code
and ECM at the final plat stage of development.

The location and design of the public improvements proposed in connection with the subdivision
are adequate to serve the needs and mitigate the effects of the development;

The roadways planned to serve the subdivision include one access off of Walker Road and another
via the extension of Colt Court. Colt Court has not been constructed to the proposed subdivision
and will need to be extended from where it currently terminates. The traffic impact study prepared
by SM Rocha identifies Colt Court, along with the surrounding roadway network, can handle the
anticipated additional traffic. The internal roads to the subdivision are proposed to be publicly
accessible, with the roads being constructed future dedication to El Paso County.

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;

Access will generally be provided by public rights-of-way including Walker Road, Colt Court, and
internal publicly dedicated roadways. All lots depicted on the associated preliminary plan map will
have direct access to a public road.
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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;

A natural features and wetland analysis was prepared by Bristlecone Ecology identifying that
jurisdictional wetlands and riparian areas are within the project area. These areas have been
identified as no-build on the preliminary plan. Human conflict areas are not anticipated due to the
no-build areas, limited ground disturbance, and size of lots. The US Fish and Wildlife have provided
a determination of “No Concern”.

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

Mountain View Electric Association will provide electric service and Black Hill Energy will provide
natural gas service to the development. The property is within the patrol area of the El Paso County
Sheriff’s Office. The property is served by the Tri Lakes Monument Fire Protection District, which
has an obligation to provide fire protection service to the development. The proposed roadways
will be adequate and allow for emergency response access to the site. A 30,000 gallon cistern will
be constructed with the subdivision.

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

A 30,000 gallon fire cistern will be installed within the subdivision. All roadways are designed to
meet the fire apparatus turning radius requirements and minimum width requirements for two-
way travel.

The proposed subdivision meets other applicable sections of Chapters 6 and 8 of the Code;

The proposed subdivision meets all applicable regulations included within Chapters 6 and 8. Please
review the associated soils and geology report, onsite wastewater treatment system report, traffic
study, drainage report, and grading and erosion control plan which document compliance with
both chapters, as applicable.

COMPLIANCE WITH WAIVER CRITERIA OF APPROVAL
The proposed subdivision meets the criteria for approval included within Section 7.3 of the El Paso

County Land Development Code as described below:
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The waiver does not have the effect of nullifying the intent and purpose of this Code.

The proposed waiver applies to lots 4 and 5 only. Lot 7 has 30 feet of frontage and direct access via
a flag. The purpose and intent of the portions of the Code to be waived are to ensure safe, legal
access. Legal access is being provided via an easement to a County roadway. The Tri Lakes
Monument Fire Protection District has provided a commitment letter, and has indicating no
concern with the requested waiver. All other aspects of the Code remain in force.

The waiver will not result in the need for additional subsequent waivers.

The waivers will not result in the need for additional waivers.

The granting of the waiver will not be detrimental to the public safety, health, or welfare or
injurious to other property.

Safe, legal access will be gained to a County roadway via an easement.

The conditions upon which the request for a waiver is based are unique to the property for which
the waiver is sought and are not applicable to other property.

Due to the roadway classification, only one point of access is permitted on Walker Road. This
results in the southern lots being located further away from the roadway extension. A shared
access easement for these two lots will allow the burden of having a longer driveway to be divided
evenly between the lots.

A particular non-economical hardship to the owner would result from a strict application of this
Code.

As stated above, there is only one access point allowed from Walker Road, causing the southern
lots to be further from the proposed road extension.

The waiver will not in any manner vary the zoning provisions of this Code.

All standards of the RR-2.5 zoning district will be met.

The proposed waiver is not contrary to any provision of the Master Plan.

See Master Plan section for further information regarding how the proposed subdivision is in

compliance with the Master Plan. Additionally, the MTCP and ECM standards dictate only one
access point onto Walker Road, which is the cause for the waiver request.

COUNTY ROAD IMPACT FEE

The proposed subdivision will be subject to the County’s Road Impact Fee. Payment of fees will be
required at time of building permit.

PUBLIC AND PRIVATE IMPROVEMENTS
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The proposed public improvements will consist of the construction of public roadways, stormwater
and detention facilities, as well as a fire cistern. The roadways will be dedicated to El Paso County

for maintenance after construction and acceptance. The fire cistern will be dedicated to the Tri
Lakes Monument Fire District after construction.

PC Staff Report

13
Page 34 of 70



avo

d3A0dddv d3dvd3dd

G¢/8¢/80

3lva

1159Zd

‘ON 103rodd

S098-€€L-6TL
£0608 opeJo|o) ‘sgulids opelo|o)
TOT 9MNS ‘@NUBAY Y edd SdYId '3 S
seoinies buiynsuo))

X314

d34vdddd

woo'[rewb®loiooap
€Ear-617-90¢
80608 OO ‘'SONIYAS OAvd010D
avod daxiTvm o
OTTANVITSNIILLY

d3aINMO

3NSSI/NOISIAIY

S3L1ON VHANEO

1159¢d

‘B3 00C = youl |
(1334 NI )

=

00z 00l 0O 002
JTVOS JOIHdVHO

20Us4 o11sSD|d

1

SJUDUWIBY 80Ud 4 <<>>

aous4 auim
ublis jeens o
slod Awimn
}noA ondo—4eqld Ay
9}0o07 ondp—Jaqiy o.._»
2)p207 auoydsjel 4
Ipysepad suoydsjel [I]
aury w083 poaylanQ

HeAny Jemeg wiioyg (-

<>>

0 —

dv¥o WAV b/ ¢
¢L "03as 'v/L S

‘aAN3911
IVILNIAISTIA ATAVLE-3TONIS -ISN ANV
| G-dd ‘ONINOZ \
NV .WMM@_MMU_M ﬁw__IM_/N_H_m_W_M/DO / IVILNZAISTIA ATAVLE-3TONIS -ISN ANV
. . G-dd ‘ONINOZ
6L "03S ‘ 0L0000%2CL9 "ON 1304vd
a9y SILL oo ‘SrLL \ HSOLNIOW QIAVA ‘dIHSYINMO
(M) zre9 3 ,.£5,02.68 N (¥180LL1Z "ON 03y
(W) zr'e9 3 .82.5%.68 N SONTIVIE 30 SI5VE \ Z00000%Z19 ‘ON T130¥vd
‘698/1 S (4) 06'9Z¢L M ,62.L0.68 S -
1d : — =
dvO MOTI3A % ¥vE3Y¥ ¥ "ON P — AAVY‘«AlenA‘z.viwmkwmm,\r M QEvY 88 5 w—t = = = 9V 90 ‘GEe8l S1d
- cez81 S1d ) LL£0) S1d y ooy 2
. V130 ¥3INY0D 53S dvo ANV /L ¢ AN AYVANNOE 40 HLNOS AL €1 '03S 91/ 3
ATNAVI-TTONIS :3SN ANV e €' 035 WINYOO ms (L’0 SI 3ON34
G-dd 'ONINOZ ) 1 .8, V130 YIN¥OO 33S
1SNYL ONIAIT IDAIYATY dIHSHANMO 7 et s ol 538
y MSOY (ULl 1 M99Y ‘Siil
ATINVL-3T9NXTS :3SN ANV )
-3 ‘ONINOZ N
1SNdlL OZ_% J0X % O3Y ‘dIHSH3INM ¥
yd ¥ 1071
v
- q =
— ~—— v nU. pd
— T . . N o ANV ONIZVHO LINVOVA -ISN ANV
- . 8 Q
—— leglo. s oz casonon
TEAdam e < v b} 1SNYL I19YO0ATH ATINVA MINT :dIHSHINMO
ATANVE-ZTONIS -3SN ANV Q9 “ S3AV LveSey ) . .
m-mmo“om_sz / SR A == 266580¥22 "ON O3
HISNIY HLIGYZITT :dIHSYINMO / mm{ ¢ 1308vd =3 oiomw\oo% ‘ O\z oo
: N G g 13S v/ IMS
/ 45 |2 I
7 LR ®
ATAVI-FTONIS -:3SN ANV H 2 3 = \.W/(
-4 :ONINOZ 3_|S —
W_m_><_>_n_0_u\n__><n_ -dIHSH3INMO =y
/ ¥l 107 3
/ P INIWISVA ALMILN % SSIO0V
/ 2 n_o<M,U> ..m%émmmm\ﬂ_ s1d aNY € % Z ‘L SLowal
m o 1 2/t SNINND3IE 40 INIOd oo VLA
S MANYOO ¥ANYOO J3s
S < ~ —— _§OM LT 'S99LL S1d AVANNOE 40 HLAOS (¥) 86'8ZSL M ,S1.80.68 S
O & .. 130 ¥3ING00 335 dv0 WY LZ/L L (d) 86'82¢1 M ,51,80.68 S 408 uozmh_// (W) oL'6Z¢l M GC.L¥.88 S ¥%g Hr S2-Z1-5/850"
-7 (W) 268281 M PE.SY.88 S ) ) st
S S / x " > - ) ) 06852 Sd dvo .23<@Num
M,M / % wmmm.wzﬂm . dv0 WAV 2 ¥ toy 038 91 /1L o-s
\ 1y i ﬁm “ . i m.,QQII
AINGEIT1ONIS 39N anvT B feb 03 woo eu/1 s £ 038 ‘9i/) 39 "
2624 :ONINOZ g
HOLITTHLININ ' dIHSHINMO m m
ER 3 -
[} 4 Q
o ﬂ gl 107 2 N
D oy 3 N
O — .
s 2 y N
& ) (LS3INO3Y SIHL 40 14vd V LON) =
T ~ S ANV ONIZVHDO INVOVA :ISN ANV
= Q RO
% | N S 44 ‘ONINOZ o §'Z-4d :INOZ a3S0dodd
\( - mw. M‘” OT1ANV1SNIILLY :dIHSHY3INMO WU. G-y :INOZ ONILLSIX3
[T B oy o ; iy sy
NO?Z +~m M| g9/l S1d ¢ T304Vd t_ m_mkd,%_
ATINVYA- |_OZ\_m :3SN ANV . $d¥0 MOTI3A ® uvaZy + "ON Odvd
-W_M\“OZ_ZON m o
1SNYL ATIKYA dIINHOS :dIHSHYINMO R (O N
N 9l 107 SE . )
=13 « JUNLONYLS NMOHS SV J3dWVLS dv
\ i 131Un0 NONINATY ,7/L € % dva3y
, ﬂ) ) g "ON ‘ONOT 08 13S IVI3d
/ = o -
\ - 3
N
ATINVA-FTONIS 2SN ANV Z m
G-44 ‘ONINOZ AN % .
NOSHIANY AMOV(l -dIHSHINMO / ¥ T =
X R@ o
L1 1071 / .%
AN < 3. ¥IN¥0O 33s
N MINYOO SSINLIM 09 S
‘64681 ST
.0, V130 ¥INYOD 33S ¥ dvo sswyg /L ¢ DM 2268

1L '03s ¥/1 3
X

ANV ONIZVYO -3SN ANV
G-dd ‘ONINOZ
VdVHO [ d4dVNd39 ‘dIHSHINMO

ANV ONIZVYO :3SN ANV
G-dd ‘ONINOZ
NOSVIN 3371 A3l - dIHSHINMO

BlyeyLlele "ON "03d
9610000019 "ON 1304dvd

(N) 90299 3 FbS.57.88 N
(¥) 11299z 3 ,10,60.68 N

2
o
N Z
Vi ﬁUo -
mﬁ Q ANV ONIZVEO INVIOVA :3SN ANV
NI G- ‘ONINOZ
< Me NAMOYG dTVNOY :dIHSHYINMO
| == 80552220Z "ON 03y
S ¥/£0000019 "ON T13D4Vd
9o $/1MS ¥/ LMN
BN
./_ ~
§ 2
iES
&
%H
o]
>?
il ‘9'd 2°0 Amv /6'6G9C M ,10,60.68 S
$3va3y ¥ "ON

T1TAM INJWNNOW

(W) ¥0°099C M ,6S.57.88 i/ﬁ

(~30VAUNS LIVHASY~)
gL '9d 'V V8
(AVM—40—1HOI 09)

avod dIIIVM ANV ONIZVYO LNVOVA -3SN ANV

G-dd ‘ONINOZ
dIHSY3INL148Vd

ATINVYH dd9NNOA ‘dIHSHINMO
68G71220¢ 'ON 03y

6920000019 "ON 1304vd

‘9’8 20 ‘068¢Z S1d
dvd ROV .2
¢L '03Is ¥/1 0

NI ¥ved3yd 9 "ON
¢L O3S v/1 M

OpDIO|0) JO 8DYS ‘0SD [3 JO AWUNOD “W'd HLI9 By o }S9M 99 obupy

dVIN DNINOZ 39dld NOJdI

Wnog || diysumoy ‘gl uonoss

PC Staff Report
Page 35 of 70



‘071 ‘Buikemng puo pinon gzoze

.m": FHMI_<Om
uda TIVLAA HANYOO 01=,131v0S
ﬂ _ udu MYLIA HINYOD .0l=,13Tv0S
5 ) w@u TIVLIA HINYOD
EICR) N . AN T
wn 1 A
m * AN ﬁo 0T B
7 ‘Buidemung puod
- x N o¢t . pinoy jo joye
m \ "o — X YINYOO SSINLIM ,09 —— 95G8s 'ON JoAamng pup _oco_mmheﬂ_o onvcowoﬂmm
- HW ‘64681 ST |x “ap *pjno
m a0Ua4 O1SD|d O N 06852 STd | - a<omww<mm RTANKS 9 yjauusy
3 ANV 03S ‘¥
SUDUWIBY 8dus <<>> <> ¢£1L '03S ‘9L/1 OMM @ R B - A
H 00¢ = youl | aous4 oy —— . ‘F v » 60
o= - A 1334 NI v X b [ ————
m m.. m % o ubis je8uls o / A 1
- o v .n\g >
m.. @ - 002 Slod AWan - b T
oo 9 001 g
8o 3 g = 0 002 MDA oRd0—15G11 (g w8 20,
a = m QN L = N
& 2 w3 0 F1VOS OIHdVHO 910007 ondo—Jaqly 4 < avoy dAaNTVM |
s £ ) s $ ”:—‘“ml_<0m X *
- . G = Uw__QC(: 10
o 210 . ! poassa. d A
p._M 8 cH. 10207 auoyds|a] hn. wdu TIVLIA HANYHOD 6=, 1:31v0S S 0pDIOOD BUY JO 8E BNIL 1O ‘uoluido pup aijaq ‘eBpsjmous |pu idxs Jaype ‘Ajupbaiom Jo Aupupnb D Jsyysu si jusws
= 3 m Ipysepad auoydsial  [] «du TIVLIA HINHOD G=.1:31V0S PUD 0ppiolod Jo SHIIS aly u m_mouﬁmwﬁwm_:ﬁsmwf 10y} pup _co&mc_“ mmrmww._wnm S 4o 3599 24y 0} Joul U3q anoy 'papUSW . ¥ =l
* | 2 ¢ f
R o sul WV 1IVLIA HANYO Pt T Ll e | BIqbAISSq0 PUD 100191 PUD| 30 10001 PBALOEED S Shob Korminas
7 oL308|3 pos A o] pup snonly o } 0} pup uolsIA 1005} paquose inay
m w 3 poeWIBAG 3y ¢ N | MY 0} 8iD98p puDp B)D}s AgoJay seop Jok adns pup Ayjiqisuodsas 10841p SIY P 3y} smoys £|93pinooD
3 3 HeAIND Jemeg wioys (- 0684 © 4\\ P A0RONINS puon [PHolsse/old nmi#m_m%mgwww”_o_mwo% wco pofonine
= 8¢Z Sd - o s : paubissapun ayj
S— dvo ANV 2 e :
T TERER] €L 035 H0D 91/ « " o T« s ,zsm_mum_\mi " ‘NOLLVOI4ILYTD S, HOATAUNS
v B %X ——— {+H _ JJ/1 € 4
i » - X X L €L "03S “MIANMOD MS s
068¢Z STd » I /
dvo - m -
6l Ge9Geiglc / = S £t .ouom iw:m_vrm \ X Z ssppP D s
03s . ‘'ON O i . — . . Hwwod AJosss0oD U .
MGOY ‘SLLL \s%%m m.vmm__mE. 010000¥¢l9 "ON .E%M_“_/.\n_ / r— /0 o \m‘l 60 O juswnuow AJDpunog pup| Jo juswnuow AsAins vc_uw_OM|¢mw\A_ SINIDIS PISIASY OpDIOI0Y Sy} 0}
(M) zeeg 3.8 ¢ . o ‘uoae lignd Aup saopyep 4 juonsund Joupswe
.£€.02.68 N v Y UMOUS UOI}DONIIR P 40 S49}D ‘ssAowald A|B psiw
(W) zo'g9 3 .88.584.68 N / w }sdly noA Js)p sIDak vauy) c_.ww_;oxw\_,._wsmow_ﬂwov 3y} woly suoak Us) DY} SJow padus Pulmowy ot tosied Auy q
S IU} Ul 30949p Aup uodn pasb Wwoo 8q uoioD Aub Apbw
‘€971 S1d SSNTIVIE 30 SIS / pasbqg uol3ob [pBs| Aup 8oUBWIWOD S NoAk zww__o>oo %LM Ul '}0848p UONs JeA0DSIp
p— - dvD MOTIZA % NVE3Y # ON () 05'9ZEL M 62.L0.68 S - Ly180LL1Z "ON "O3d 0} SO psuwDxe jou som pud esodind WS 8Ly Jupib 0} Jybu Poiole 03 Bupsoooy iaotioN (01
w L SR ImAvv‘A‘E.v,“ww%NM:ﬁ M 0L ¥¥.88 S 00000¥¢19 "ON 130dvd : puD UONDOO| O} SD PaUIWIDXS 3I9M r\_ﬂm.tsmmcu.wo# SD Jo ‘suls} ‘suonpblido ‘suonipuod ‘s
* ¢ = e . ’ 14} uo S H ‘suosnjoxs
V. V130 ¥3NN¥0O F3s mmww_ Sd - = o — o pajou 1o umoys sjuswnoop oygnd o o_ X8 ‘Suoiou}sal
) RLAR LL50L $1d 06852 } Pejooo] AjporsAyd jou sy Joksain Wo pup sjuewespy (6
H \ m"mv O3S "HIANHOD MS AN AYVYANNOE 40 HINOS dvo ‘WA Z/L L v Eﬁﬂ_ﬂ . Po1PdIPUl UOI}DOO| JODXS BY} Ul SID UMO M SIy| °S|QD|{IDAD UOIIDWLIOJUI By} w04y d|gissod
e «£0 S| 3ON34 ¢l 03s ‘9l/1 3 "9V 9°0 ‘S£Z8) Sd - uons o aspdwiod umoys sanipn uﬁ Mwﬁ_zm@ o e pbuon jou Ssop Lm,ﬁeogomo A15304n000 SO Pa3pool 3ip Aeuy Joup Eowm_ﬁ_z: Punosbispun
. a3 WV JupJIONB ou seYDW AINS 8Yy] ‘pauUOPUDgD s ssop 3y ybno
o 8L 03 R4 i Jokanins . qo Jo 1M . ue
A S mesy .mm_ 1 £l '03s 8. WVI3A ¥ANNOO 33 €L "03s ‘¥/L S "s19)W /8700 SUL "uonouLojul Aenins piey ol nﬁ.ooww Ut J9ui® baIp Sy} ul saRljn
\ ; MO9Y 'SLiL 00°L£6€/00ZL SP ARoDxa pauyep si j00} |puUO | U99q 9ADY UMOYS saijl|in Auy (8
M 1 . . fjoutajul uy 3884 |puo! ‘
*JoUJ0d Alopuno |[DUORDUIBIU| BJD A3Ans
w \ \ ) q oYy bunuesasides sp peydecoo pup punosb ypm ys SIY} Ul pasn syun |paul aYyj (
’ : N 18s 4o punoj aue
7 M Sjuswnuow ‘
A n . ||p ‘@simisyio
3 < v 101 9 PoINSDSW JOU SDM UOBISY UMOYs Daly 'sss| Jo wwwﬁE.c:m 40 pBljuDJIDM JOU S| pup uONDINDID 1o perou sseln (9
N \ (seoD QGEL LZL) 1984 w.Lo:Uw Amhv.@.wh_.o 2iDM}Jos Jondwiod D JO }NSal D s pp
e $55990 PUD ¢'G JO DaiD pajoind|pd D SUIDUOD b._wa.oLUa SISt
l — 4 pup seuy [e0iod pasodoid ay 5202 ‘67 |4d suL (s
—~— g 1 ysIqD}S® puD UOBJBY umoys |aoiod o udy uo poj}e|dwod SDM YIom plaly a8y "uo
S T ‘pJosal o U 4O seul AIDpunog sy 90D O} SO 848y UMOYS SD juauiasps
v Jo syuswaesps o di } sSDM AsAns S|y} jo
n _ _ IySIOUMO suILLIB}ep 0} AT] ‘Bulkean Iyl jo ssodind ayy (+
H ~— — 0w Q o= be son ! S pupq pinos Aq Yopes sl D 8)N}ISUOD JoU saop A
~ N Mo ¥ . f * ul ) : °
~Q oLy oM o€ 'S99/l STd N o INUIW G $99.68P 89 UYHON IDSQ O} Paiunssp pup p hoamns sy (¢
A / S S¢dv0 NNV L2/L L %o PUD UMOYs sD pajuswinuow ‘Jeponb 3so .
o R . W ISDBYINOS By} JO JO Bul }SD3 Spuooes
3 \ QoE .Ammmo< \wZSTY) b Il ypou auyy si sbuupbaq Jo sispq @
A \ mmy - 34 'bs 05e'zGe’L = : ! u (z
N N I_uom<n_ = oppl MO .
o y . - s o — o
. ‘ON ‘ D
- T K W ﬁo\oof@ RANSE e oy bO0CSL 79 “aite uyor Aq. ds) N PuLIDaq Painsoay — (W)
\ TR o L3S v/ IMS ys sp paxiow dpd wnuUIWND Dysip % Buupeqg ploday — ()
V ~o© |=Z o, @ .9G58¢ Sd / «¥/1 € pup Buoj g Ipgas g -
= / P g e ‘ . Poow doo opsoid ud % Buol g og S s~ o
~~ F) . ) « al g 'ou _
z psjou s ‘ 18S
/ 24 < e e
vl 107 \ ~ W ‘Juawnuow pa.enods
/ 4- e (1
y :SALONTVYINID
N
/ o) A
O m O'M 87 'G99/L Sd
{ m P dvo "WNw Z2/L L
z= ~ R vy INIWISYZ ALITIN % SS300V
Ot .. WI30_¥3ING0D LT 'G99LL Sd ANV € % 2 ‘L SLOovdl
p 2 33s dvo "WNV L2/ L 4ANYOD BNINNDIg 40 INI
S5 / / /T (4) 86'82¢L M ,51.80.68 S AN ™S Tonay >
— > x AEV N@.@Nm_‘ M :.VM. : ¢ 0 Si MOZMMI/ . :I.*: |__<|_MD
ks o PyS—— " B M .¥E,SY88 S A (4) 86'82EL M .G1.80.68 s NINNOD T3S
o= \ \ m dvd ANV 2 - —Zv 0l'6cel M :mN.N.V.ww S o%g Hr ¢
29 o % ]St 03 W0 9u/L s 06852 ST Z-21-5/8501"
-2 S 3 g T VO WO 2 A
o= R g1 03S ‘9L/L 3S g p YO ANV 2
39 © 69001 o
o T @) ) ” =z A
m <5 < S ~ Q ;
- o I m gl N AV
<o SR T NS
- | n¥
oNe = »
nc m...._ x| »wQ <
mIdw / - 2o
e —~ S o
W ‘8 m \ \ - S m;, W - ‘s8] JO SIOW ‘SPIOD |4ZGZh JO 199 )
—~ = <3 . N wm_o ¢ ¢ alDnNbs ] M
W > T \ Tm M4 G99z .A m%,q oyl s€) o Q= £2€°L ‘gl uonodsg pIps jo Japonb 3spa 0S£°ZG8°L 4O Dalo paiondpo b Butuipjuo
60 Zm \ E 3V I S1d 14 "bs 118'08S°L o Ol yjnos 8y} jo Jopbnb jspaynos @ HIPHIoO
n Q> \ SN O MOTI3A % ¥vg3y ¥ "ON ¢ 7130dvd 5 Gl 2 . Y Jo auy jsem ay) buop 3sap spuodss "BUIUTIDSY Jo juiog 8yy o
m J B o (S3¥oV 289¥'¢Y N 98°'9Z¢‘L ‘¢l uonoes p! ¥ seynuiw gz seaibap (o ¥ 0} 1984
wn A 10935 pips Jo p
w_ o~ \ o R ' 'bs zzv°ce8’L VRSP . : DS 40 Jappnb }sDsYINOS Y} JO JolDNb }spsynos !¢l uoposg pibs Jo J 00 HHON =omot
N N =9 . . . =]
—.l__.“ ma / 91 107 S = BRER Y < M €] UOI}OSS pIDS JO 19UIOD ISDSYINOS 3y} 0} 198 gt sy} jo sul yynos ayy buoip ysepm mncoomwc%mo mmwwm_v U993IXIS—sUO0 }spa 8y} O} 31894
—~ 00 | ™ ‘99¥‘| ‘49upnb tw i ssseubs
om S 2|2 ; 806522202 'ON ° Honb 3SDBLYNOS L) JO Bull 3SDS auj Buop 1sD P 88 thinos eoust
mnex AN z]o ‘ o y/Q N_903d wiod © 0} 393 08'8LEL 3 SPU0O3S 0 seInuIL g7 s9a.b
a4 / (ﬂL + 3UNLONYULS ? 0 & oﬂ@oo_@ ‘ON 11304dvd £¢°L )SDI SPUODsS ZQ SSINUIW /¢ S88.BIp T ‘cL uon . 17%P 00 inos sousl
by : LMS .,v\:s ) 8 YHON sdusy) i¢| uol : 1}09S pips Jo Jsppnb
oom = 1311n0 ISR N 1085 PIDS 0 4BUIO }spaunos sy} jo o
m 3 uOd AN = & znu_w‘ﬁm<m<¢m wamz%m oA > - si0w buieq ‘oppiojoD JO 8ID}S ‘0SDd (3 4o K ° (81/1) Wpuseyxis—auo 3spaunos wﬁ_ wwo%
- 9 ‘oN 'ONOT yve3y ) jo Aunog W’ e
N ‘9 ] Z d H19 8y} jo . .
DI AN z NOT ,O0f 135 =Iivl3d M2 J0 3s9M 99 ebupy ‘yinog || diysumol ‘gl uopo 'SMO||0j SD paquosap Alipjnonind
> mw Q = }oag jo Joppnb jspeyin In213ID
oo AN [ s 1802U}N0S. 4o uoiod 3o
[04]
938 o % & TRER
T - /1 107 N o Vd NOLLdIYDS3d 1v93
— €T 2 Vol \.—
m m AN m,w £
. [ / [0)]
- [7%) > wa 'SS9| JO 8Jow ‘s
- NANMOO SSINLIM 09 m g U 810D ZgoPy'sH 1O jes} eionbs p
‘ . ! . L ‘
0L 130 HENE0D 33 // n_m/\mmwp S o sy 0} 1955 00'SC/ “IeDNb JSOALINOS By 4O JodNb [¥'C68'L 40 Daup paibinopd b BujuibIue)
- ¥ dvO ssvdg . v/L € o : b issmypou auyy jo .
oL aas v/l o) .3, ¥INYOD 33S Lsypnb }speyinos syy Jo Jeppnb 3s } JO aul 3spe sy} Buop }sp3 spuooss .
U 06552 ST1a ¢ 3 A }SeMUMOU 8y} JO BUll }SDS By} U q yZ sewnuiw gz sesibep QO Ynog el
TI3A % o4vE3y ¢ ° Y : o juod b 0} 1994 . . aousy)
ON: ; | pIDS jo Jeul0O IB}iDND B6°TyL "S2M SPUCOSS 9G seIUIW LG sealb
S el cana®an A S e : — 1 . Honb 18D By 0} 3834 90'Z0R‘L ‘Jeppnb °P 8¢ Uinos edusy
— 730 — og zo () L& Honb 3speuynos euy Jo aul
: S6—% pHVEIY ¥ ON ( 659z M «+0,60.68 S FESUES Il YHou ayy buojp 3sp3 spuodes ‘e uonoe
m M AEVA wo.momm T yoch.88 N > W) $0°099Z M ,6G.6+v.88 S 8y} o} 189} 9/°ZZ¢'L ‘48yonb 3ispsyinos sy} jo G soynui Gy sealbep gg ypoN mmwo;my
d) 11299 3 ,10,60.68 N - - - g 7 - - Jeyionb jsemypiou By} Jo .
m S, _ ( FOVAHNS ._.|_<In_w<zv 2’8 ¢0 068£¢ S1d T13M INJFWNNOW 0 aul ‘o] uono Y Jo ouy 3sam eyy Buopp 3sep spuodss €1 UORDISS PpIBS jO JBUIOO JBYID
o g/ 'od ‘v 8 dvd KAV ¢ NI ¥vaayd 9 "ON kS 1| Yyinos sy} Buop ysopm s r_oo_ 1}08S PIDS JO 19UIOD UdBIXIS—8U $Z seynulw ¢¢ seaubep 00 1pnb
2=28 (AYM—40—1HOIY 09) €L 038 ‘¥/1L O €L 03S ¥/L M PuCdes Gz sepnuill £y seelbep gg .ﬁsomowwwwwou.fza 8y} 0} 309y QL'6ZC‘l ‘JoppNnb HHON eote
I 4 avoyd dHXIVM Uy !¢l UORDBS PIDS O JBUIOD HONb 3spayinos oy} o Joyonb
< < ) aJoWw mc_wn T Aw _.\—.v YIuss)Xis—ouo }SDayin }semyyiou ayy
G BLYEYLELZ "ON 03y 139 ‘0pDIOJ0D Jo PYPIS ‘0SDJ (3 Jo AWNO) “Wd HL9 upnos ey3 jo buTIbEY
= 0o °° 9 . 8y} jo 3is9 . .
0 o % S¥0000019 'ON 1304vd }soM 99 obuby ‘yinos || diysSumo) ‘¢l UORDBS JO Lm.m\,\,o__._uou_ §D paqlosep Alpjnoippd
m m o mmmmmiwmom "ON 93y : Honb jspauinos jo uopiod joyy
a Z0000019 - :
oG ON 7304vd 11
P N\ @ —1\ mQ m “ N Oooma w NN 3DUVd NOILdINDSIA TVOI1
Ayunoy ‘iapJo
— 09y PuUD HB[) jo 80
m v sy} Jo jsem 99 abuby * 140 8y Ul £O6¥Z0SZT
Y ‘yno . Z "ON uondess .
&<—\/— S Ll dIysumo| ‘C| UORDBS JO Jo}IDN Y Japun GZOZ ‘/Z YOIDN UO pdodss Uo , ‘OpDIOj0] 4O 8D}S
D 1sDaUINOS 8y 4+ Pally ‘pesg A 1S ‘osbd (3 40
1 Jo JsjDnd 1sbe g AJUDJLIDM Ul paqlId e
} LwDOm 8y} pup LOtOJO 1spay 30. peal sep sb N'd Hi9
INOS 8U} JO JIDH YHON UL
‘NOILLdIYOS
3Ad TVO3ITT130UVd LNIHVd

PC Staff Report
Page 36 of 70




071 ‘Buikemuns pup pinog 9zoz®

SjUsWWOo maIey ‘pg—|Z S3o7 pesmey| 9z/S0/L | 9
seyou pesmed| gz/o0L/zl | S
‘oyur ebouibip msu peppy| S2/S0/2L | ¥
pappp_sJopiiod main pup ‘spueunsnipo 01| sz/0z/11L | € Upim £
SjUsWWLoy MeIney Auno IM pelseA Agesey s| SjusluesDe ©sey} JO doupbua 'sioumo AyJedoud jpnpiipur 8
¥ Aunog Jad pasmey| sz/SL/LL |2 ongnd 3004 0z © yum paepold Agese juow Joy Ayjqisuodses sjos oyl juswesps sboups £ "
TSR Bouin, i geday 84D S8IDPUNOQ UOISIAIPGNS JOBIXa ||y  ‘P@}bo IDJp pup Ajjiyn
S V — sefei/e | Aunop ospg (3 A I1p pup AN ongnd 3004 O D UM pIs Jeuye Uo peold A PeIDOIPUl SSIMIBLRO SSBjUN JUSWSSDS OT1 “Buikens
> :SUOISIADY 1JOU 8JD puDp S}udWaSDd 8}DAIId 8ID S}uUSWSSD . d 13 Ag pedJojus ! ! paiip| geJay JD SaUI| 10| 4D8J pUD ‘JUOJ) ‘SpIS |V ” NS pubp] PINoY JO 4bysg uO pup JO-
m . g pe1bo0o| 8q Apw }wusd mc_v__:n.u b BuLinbou 8 M8\ °DaJD p|INg—OU Byl UIYlMm ! 9GGRSC 'ON JOABAINS puDT |PUOISS8}0ld OpPDJO|O)
£e5Y—61v—(902) €52dS 0 UBYOIYD ‘BUIADOSPUD| ‘BLISYE .. jou sjuswenoidwl Jsyyo pup ‘sdoo :
v 9 ; NITNdAdd o1y uidoospup| ‘swelsAs oljdes o . SLN3IN3
5 0 80608 00 ‘sbuuds oppiojod peop|d oq Abw }wied mc:w__:n %mm”_m_ m%c;mz\_v 319 SPSID PUNG—OU St tiuM mAmEoo G/S1°'Z) 4 bS £86°C6 D3IV M'OY T 9Sbud SV3d3s0doud
X )/ 01088 xo8 "0'd MO BID 97 B /7 ‘ST bT S10 inbal seunjonls ON °Uol}DAJESaId JOPLLIOD ( Mgoo G99¢'0¥) 14 'bS £99°8G/‘L :paly 07 T 8spbyd
M “ T W%%m_ sSnomyY Z S10| uo peloidep sSDeJD p|iINg—OU JOPIIIOD MBIA By] Awwmomhommwmmo.vmv RE| _u._um /+8'99 DAY MO'M | 9sbyd .GZ = Jpay
< aq o _ ' L¥) ‘34 'bs 09908l :paly jo | esp gL = ep!
< 'SV - ud . pIS
4 D HINMO JUV ATING-ON/HOAId40d M3IIA AIS0d0oNd n GZ = )juoud
(NOISIANIENS SIHL 40 L¥vd LON) \ Z43dSHove 135 a3sodoud
GeoGel8le 'ON 'O
= 61 '03S i i El /
% 5 w..; m M NS0y oLl ;mwm ”.me__mﬁ 0L0000¥Z L9 "ON 1304vd ( ‘pai|d
IIdwy 4o pesseud ‘
m @ ) m. .du me zZ,.€9 3 ,££,02.68 N / ZO_m_\Mmmm_mw SIHL 40 1¥vd 1ON) oUD Jo1eq “OBpaIMOY [DUOIS ; pessaidxs Jayye ‘Ajupipm Jo Aupionb D Jsyjeu S| JUSWSIDYS Sy
o & N) ZZ's9 3 .8C.5Y.6 LLLZ "ON O3 : 1Issejoud siy Jo 3seq a8y} o . ’
g 0 o) 8LL7.68 N . d 2|qOAJ8SGO pUD JoBuR Y} O} B US3Q BADY ‘papudwD SD ‘
o @ 3§ W ™ Z00000+Z19 "ON T13DuVd JoouIp SIy Jopun EsEuF c£ puD| jO }ODJ} paquUOSap 8y} SMOYs A[9}DINJ2D pub OpDIO C/Bl 'S8INIDIS PB8SIABY OPDIO|O) B8Y} JO Q¢ B[} JO Sjusw "uoluido
= p pup paAk p poJojo | J0 S} aJinb
a2 £ n_8 a N ‘699/1 Sd SSNTEVIT 30 S5VE puo pakeains spm 3bjd BulKubpdwooop sy} 3Py} "O77 PuUD] m30__ D JO 93p}S 8y} ul siokeains Aq sonooud jo Emvcoym o InbeJ 8y} by} pup ‘Uoalsy} sjuswarosdwl
s8N | — dvO MOTIA % dv83d ¥ "ON (4®n) 98°9Z8L M ,0S,¥.88 S e e e e e Poe listocee
E2 &3 cop— con ot T L o - (W) £6'928L M ,SE.77.88 S 185940.d paJeisibay 0ppiojog paubisiopun Byl
& = gezgl M|_n_ ~ L = = = = « ¢ B
8 © < e . =L LL§0) S1d : 06 :
dvd "WV, - k N 8¢¢ Sld 9y 90 * - *NOI
,m. 3 m oL oms .Nm_.mm\mom; dvo WA L2/L | N % I M2 9V 9°0 ‘6ez8l S1d -UOBIOY UMOUS SD S307 4| O Z B 0215 Ul S9198 &7 J0 WL LVII4ILHYTD S, HOATANUNS
(T ® \ 4 o, M v ] gL ro3s rel/L 3 dvd WMV Lb/L ¢ | Z [22dDd UOISIAIPANS M UDId AuDululijod SIU} JO Z 2SDUd ‘s30T | © . Ui e 3 Jleys sio) pasodoid iy (Te
¢ ’ O ¢l 03s ¢ ‘uoa : : JUl | [90JDd ®
m w \ . : /// S ¥/1's 1S UMOUS SD S]07 4| OjUl Z [99iD4 UOISIAIPQNS [|IM UD|4 AJDulwijsld SIy} Jo d epiaIpgns |im up|d Aloulwijedd siyy 4o | esbyd  (0¢
3 3 yd ;%mw_ n_m_mﬁ 1L o3s | o 1Y} JO Z 9SDUJ ‘S}OT | OUI | [99JDd SPIAIPANS [|iM UD|d Aipuiwijeld sty Jo | aspyd (0
1 Mmooy ‘SiiL o ¢
\ )|
L "UOISIAIPGNS SIY} Ul S10| 8¢ 94D Bue
P ! u (62
X
\ ; X ‘2100 Jod ‘('Q Zg'0 o0 sleyl  (8Z
P ¥ 107 3 N r
O\ Y ‘|plUeJY UD sp paipubisep s| ppoy Jo
\ /.//. VN N 9y} 0} jupbnsund JOUDSWSPSIW ¢ SSP|O D S}HWWOD AJ0Sss0 : o oM (L2
N 7 : : oD JO .
\ _ ] N ~ // “ juswnuow Auppunog pup| JO juswnuow AaAins pup| djiqnd Aup S9ODJOP JO SUS1|D m,omlgnlwfo%:yoym pasiAey OpDJO|0)
o s : SaAOWa uimou
— Y - - N AN =z . . b 1 oum uossed Auy (92
f— — — n Ln A MEOENNW Ll - /H/ N JUSAS OU U| °}08)8P YINS JSA0ISIP 3Sdli} NOA Jslyb supak sauyy uiypm A UOSJaY UMOUS LOIIDOYILISO B} 4O 93DP 8L} woy sipak
H — o A Z ASVYHd " | P - N N m [ 9AJNS sy} ul 10818p Aup uodn paspq uol}op pba| Aub oocmEEowﬁ o mmoE peousWIWOD 8q uonRoD Aud Abw
— N iV | \ W 0 7 . ’ }snw nok mp| oppuojo) o} bu ) .
e _ j W ) suonpinbal so1AI8 } buipioodoy @oiOoN (G
O 7~ iy M‘ $om o hmwwtﬂ g _ ‘, : A n.h m IAJSS |D}SO4 S91P}S Peylun pup uoippodsupd] jo juswppdsg Ajuno) osbd |3 ||IP Yim e
dvo v\ " | JUDPJOOOD Ul
N \ .Vu/%/ A N h,N\”._ ] \ / Yo M‘ (NOISIANIAENS SIHL 40 1¥vd LON) = "uononuisuod Aup o} Joud uonpbnseAul 8opjinsqns b | po|iDsul 8q [|pys SexoqoW  (+Z
i N N : PR ! 8l
H \ m 4 ﬂ///// - \.\_“ (SINOV 1425°2h) | N \\\ . ._.MDW_W F719vO0A3d ATINVA MA3T N g Inbas Abw uosisy umoys sp spelb pupzbH |poIboj0ey ejpuwiixoiddp syl (g7
| . Ay i ~- 66580+¥2Z 'ON ° m fuoday ebouriq ‘od .
o L ¥o / 14 'bS 05¢‘zG68’L * ; — ON "03d IpJg ‘poday 90Jnosay Jajpm “Apn ‘Hods .
- 9 / 0 /i Z 1304vd u oiooo\oo_@ "ON 7304Vd ” M “Koris. [molB0i09 pUD oS Huswodaq seapas wuaLdolaKaq ALMGD Sl 30 Bl o 910 fHoday $91niDa4 [DINON HOdSY PUDZDH Siplim
N il o ¥/13S ‘¥ R ‘0 : PUD papiwgns usaq aAby suodau b AL
9 H \ W ) oy h - / LMS N PDIO|OY JO 83D}S oUy Ul pedsysibel Apuelind ‘iesuibuj |puoissejoiq D A . } umolioy syl  (zz
3 3 \ = \W/ \.\ \_ N o % ! q paubisep pub ps}bo0| 8q ||bys sSwaisAs o13des pup sSUOIRDPUNOS |DIN}ONILS A
5 - - <« : v 4
- ~ i 2 Wnoy osod |3 £
= |3 = &S g pajupub usaq spy jpuwdad
S e \ s |= \\\ o i §S900D UD sss|un paysi|qoise aq |Ibys AbmaAup oN  (
n w \ < ¥ L =3 ul JadojsAs@ syy Ag ps|pIsul 8Q [|IM [|DJINO PUD S4N}O .
YL 107 < L : onns sbouibip v Ausdoud uteyy ybnouyy puo ur sbouipu UOSJ8Y UMOYS SD g 107 UO Pa8Ipoo| juswesps sbpul
, ! IDJp Jo}oM Wloys Jodoud B uibdp 8yy
g N 7 L "sioumo Aypadoid syy ul psyssA si soupusuUDW pup diys HIUIDYUIDW o} slqisuodsal 21D sieumo Aadeld Iy (61
S ) : . Iysisum(Q -uoaus
> R N Yy UMOYs SD / % G S}O7 SSOJID
a Z T N JUSWSSDd SS900D UOWWOO PaJbys D DIA aJD ‘
- V » {... — ‘A Ajuno) osp £ ’ L ® G 'y $307 0} ssedy (8L
A / T O'M ,8'C ‘G99/L S1d \ N d 13 34} Aq psuijuibw pup 3oydso yym pard 3
H >m | dv0 NNV L2/ L AR ’ q ©} HNO) 300 pup HNo) 9bply uol| DA B “Uoro}IodsuD.
« (N . . g ||IPYS SS920D }0 . . 1L O juswpnde(q
i A ulq_ Om e A _ . 10| IV °'PDOY J93|DA\ O} SS220D }0| }024Ip OU 3] ||PYs aJday| (
Ab C ~ -1 ONINNIO3E 40 INIOd . o
= 7 = — = .
P~ d ﬂ wm \% \\ O'M LT "G99L1 m|_n_| — uonDIDOSSY OLIO8|3 MaIA uiDluno Aq paplacid s @dIAUeS oMyoe|g  (
. ¢ : : : * 9l
O - b dvo ‘WNv .2/t
ToZ / Y " l mmumﬁv 16'82¢S | ‘Abisu3z s
B < | lIIH Yop|g Aq pepiaoid si @
N V 0 4 ™ \ \ \\ 0 0 X —X o . Amw%—s‘v O— @an ; :mN.N.v.ww m mec_mcw ub aJinbas Abw ‘UIDJUIDW pUD ‘||D}S w6 | 9JIAI9S SDY Am_‘
n 99 / 68¢¢ Sd Sonez o1 - H— e * - " " Yobe 1o Anpiqisuod : Juswppda( oY) SOSDO BWOS Ul ‘puD We}sAs oo [IDysul ‘ubisep 0} eJowl 3s00 Apw sweisAs essy] ‘|paocidd
N N e % @) \ \ Q dvo "NV aN d ¢ S1d , : N ~ 06852 S1d ll|lgisuocdsal a8yl S| juswiibad} O@Ugmm SIBUMO %#L@QAWLQ yobas aAouddp ISNW JUSWUOJIAUT puUD Y}DOH JO jusw d L ‘|bACd D ..ZEL@Q 0} LO_.LQ E@#M\AW U@CD_WOU
T o = PN ¢l "03S "¥0D 91/1 S VO "Wy .c ; N N dvd WAV .2 IDNpIAIpUL BY} jo esusdxe sy} 30 swieysAs ond yuewindaq Ajunog ospd [3 eyl “Jeumo Apadoid onpia
O = %S \ o . \ €L 038 ‘91/1 38 / . €1 035 ‘91/1 9-s F ijdes 83pAud |pnpiaipul A papiaoid eq M Jemeg AID}UDS .Lm;mm_b:w_u,?_vc_ (
= — * ‘el > b 7 \ - B . ' : ’ N vl
° % 2 . Scoae S Amuwﬁv 08’8 ///./ y ,., s ’ ! \ L sisumo Apedoud |pnpialpul sy} Jo esuadxs sy} 1D s||om o3pAld [pNplAlpul Aq pepiaoud
bd S] dv0 NI % v : N L \ : , . S tnoid 2q M Jerop :Aiddns Jerom
= 8 g34 G 'ON N \ A \ SuUoI}IpuUod ‘suolsn ‘ (€1
N ) \ @) [ ot ISnjoxe ‘suoljol}sel 0) sb p@® .
8 = me_nOJ Sl 101 3 m /./// // . N ,, i /./ //./ w } psulwbxe jou eJem pup ssodind pup UOIDOO| O} SD paulwbxe aiem AseAins siy) cowEow out juptb 0} Jybu By} ©) so Jo ‘swey ‘suonobiigo
m = o NN \ N (04] | ! \ ~N ’ . PeIoU JO UMOYS Sjuswnoop Ol nd X )
o~ > NI \ \ 7W ! | N ~ . 19 J8yl}o pub sjuswsspl AN—.
-c ~ \ A T~ |1 1LGZd ‘ON 3|l
. ~ A VR \ \ - o l4 QOd 4epun papiugns usaq SD
w ﬂ0u % ) /.// //./ M‘ /./ /. - S~ | q spy }senbau suozau sy ‘G—yYy Ppauoz Ajjusaind si |gauod syl (L
TS ” W W i / \ v = 9p0) 9Sd3 [D}OZUOH (1107 Weyshs sou 'C0LG = 8POD 9SdI [DIMAA .
m_ww ol A "\ RN R Yo7 ‘Ioyiog dop sty pup Buiddop pJozeH Mvogowwwﬂy_ﬂwwam IDUORON) £8QVN = WNPQ [DIUOZLIOH :yyM R_E_%W_o>mo.._m_~wmm€oﬁ3w%%_oo_%o> UDOLISWY UMON = Wnd( [DOIMBA ‘9l L1
° . . ~. . J . H | I .
_M A.Zz // \\\ n/_: \||/._.. /, ¥ _\ =z P4DOg UORDAIBSUOD JI9DM OPDJO[O] Bu} LWL, Pays|qpiss SDM uoalay cﬂMMM Mﬂ_o; toSI3U UMOUS PUD P93DSI9 SIN0IUOT
4 L R i : op ¥van ‘ge¢L Qio3o * :
> NN s . 9 ‘88 AAVN :swnp
S ~ o 7 O N ! P! 4 A|@3DINnd . 1ed (o1
7 — QY N2 B3 - j Do v Q [9304n00D 8D Pa}000| S0 Aol 30Uy 93D}S S20P By UBrOLYID pajool senAn puno.biepun ayy paypoo] A|posAud jou spy Jokens :
3 . s / i *| AN ul Jayyse ‘paup 9 po1D2dlpul UOIIDOO| }ODX8 © ns siy] °9|gp|IDAD uoOl
y / ~ — AZO_m_>_Dm_Dw SIHL 40 lavd ._.OZV 7 / ~ ‘ Iy W : Yl ul saniIn yons ||p asudwod umoys sai}l|iin 2y} 1by} Mmyc c% ul 94D UuMOys sSdl}l|l}n Sy} 1Dy} JUDJIDM JOU Sd0p Lm:tﬂ_d.w 10k lpowiiojul 8y} wody ejqissod so
m ~o X ‘ > T pionb ou seypw Jokamins : oAemns ay| -psuopupgp Jo
/ T~ G99/l S OT11 ANV1 SNOILLY e J ~ _ \ N ay| ‘uonbuwuiojul AsAains pia| q 90Inles
L d ) & i . ~ AZO_m_>_DmDm SIHL 40 : p|9l} WoJ) pejbo0| useq 9ADY umoys sainn A
_.$dv0 MOTIIA % : ¢ 1304vd - \ 2| BRSNS ¢ Lyvd LON) 'S10eW ¥/8L00°LE6 i Ay (e
24 svess v oon -7 Y €402 .1L33HS33S _ VN = 1SNYL 9NIddIMS £/00Z1 S0 ARODX® PBULSP S| 300} [PUORDUIGIUL LY 3834 [PUORD
X - [ 13SVHd | N NOILYYINIO NMOYE 1 QTWN 10100 IPUOHDUIBU| 81D ABAINS SIUY UL Pesn syun posul oyl (g
— -7 e | # . “18ul00 AIDpuno : : :
o Y- s , i - 80GGZ220T . 0d punoq sy bupussaidas so peydeddn puo punosb yim ysn
v gl o / J ON 034 IM ysnj|} }9s JO punoj aJsm sjuswnuoul ‘
- 107 00 S 5 (N /5000 . [ID ‘@SIMJBY}0 psalou Ssa|u
o o e W5 NI 9568¢ Sd A RO 001L9 "ON 1304Vd Js3ndwos D Jo }nses D S| ppalsul al (£
M o / = |2 % dvg3d S ON \{ .~ AR u ._\\_‘>>w ._V\_\>>Z : 1SUl }Ng paJnspall }OU SDM UO8I8Y UMOYS Daly 'sse| 1o alow ‘(se ‘pesiubipnB 1o peijuDLIDM jOU S| pup Uo!
) & & o A7 S (sedop £766°'G8) 1994 oIbnbs /£Z8'Gh/‘S 40 DBID : 1}P|NJ|DD SIDMYOS
a Z = / Iy N\ ! v - paIpINoIDd b suipyuod Ajedodd sy (9
7, s \ I 00 SDM >JOM pjal} ay] -uoaJ '
g Q # ‘=z : 9y UMOYsS SD sjusasDd _ ‘
m = m AN M.m \\Q\\ & SN i & pup Aom—jo—1ybry ‘seuy 30| pesodoid iy ysyqoise pup uossey umoys [ao.nd B d 'GZ0T ‘6¢ IMdy uo
Z 9 o i /.no. / (S3™IV 28IV ¢F) :_ 3, ez 106a yy 1pjd oy sI Asauns siyy jo ssodiund sy (s
- = 7 W bs £/¥'c68L : 3 NY ‘ON 49pJ0 ‘Aupdwio) eoupins
e , . KoM ) uj 8} |puonpbN olignds W : ‘
< 0 - / , N s / | 7308vVd i 5 1o sybu ‘syuswesps bulpipbses uonpwoUl [|D JO4 PIOD lIgnday pl|0 Aq peJpdeud ooupINSU| S}IL JO) JUSWHWIWOY D U M_ 0y mNo.N G Joquisidag JO 9IDP SAIOSYS UD UM
; < N i M 4 ‘pJodoas Jo sjuswespbe Jo diysse Y odn paljad o771 ‘Butkemn ‘ :
oNe) T / « * | \ y . « __ 1ysJoumo sulwisldp 0} 077 ‘buikeming puoT v_soo. £q youd : S pupl pINCYH ‘plodad JO S} pub
N m m /1107 \ L , ././ __, YoJpas J[}l} D 9)NUISUOD Jou sdop AdAINS siy| (¥
| . _. - : . Ul Ps1Po0| SI pub| JO . . '
e m / . 7 ,, ~d ,,_ | | 40 |9040d SIy} DY} SSIDOIPUI ‘QLOZ ‘/ JOQUISDS( 9}DP SAINOSLS (uIDjdpoo]} 80UDYD [DNUUD %Z'Q SPISYNO 89 O
., C e ! , e T : g B99445 9 SO£0015080 JoquinN dop “dDJy 230y SOUDINSU| POOLS ‘ADN: 9 ©} pauluuaiap SpalD) X U0z
> 5 / - i e M "}SDJ SPUODSS $G SeNUIW G So8ub | POOId "AONIOV INJWIOVNVA AONIOEING Ivelda
o | < I I i * : ¥ 1bap gg YyoN Jpag 0} pawn 34 (¢
7 T / YANYOO SSIANLIM 09 j C\ 'S } P SSD puUD UMOYS SD pajuswnuow ‘iaypnb 3}spayjnos o
40 w = 00 S \ _ f // | Y} JO JO aull ypou ayy sI Sbudbsg Jo sisbg 8y (z
dv0 Ssvdg v/1 / 9 N A !
wn WP _ . J/1 ¢ o o gg8¢ vid N 4
-] % w 68eT < €L 03s ‘v/1 3 a<oo>> .22°6S ‘9G9GBE Sd dvo ‘WNv /L € M oppI9 mojeg — ‘9°g
X . |
N Qv MOTIIA % VeSS § S'1d — X ——— 2 MNId % dvE3d S "ON X 9L/ 3 « | f . opDI9 BAOQY — O
-0 ON — — L X x — 1 X 98 T0 (¥) £6°659C M ,10,60.68 S (SL0006+0Z "ON ‘ soup3sip % bupaq painsps :
m M c & — I qdv83d ¥ "ON AEV ¥0°0992 0c N 99y ‘#00Z—GL—9 ‘4o|idy uyop A " N = sz
om> ——x—(ypN) 00098 3 .¥GS¥.88 N~ S —— x——— . 9 M 8S.5VE8 ol uor £ dST) eoudieip ® Buioeq piooed — ()
o x wVHe Ve = _(¥®W) 902081 3 FG.SY.88 N — — — e e Tam Pajou SD payIDW ‘jusLINUOW jonblly pPeIancoRy
a3 98 Z'0_‘068¢C S1d NI & ‘Pojou SO DL JuswWNUOW .
m ( N (WINILNY) ~LTVHISY~ dv0 WOV .2 v poloncosy — (1
m oo L1 SIHL ¥3d AINNOD Osvdl 7 (AVM—40—LHOI 09) < 'SALON TVH3N3
o I M (NOISIAIENS SIHL 40 1yvd 1ON) LHOW 08 avod daXTVAM S9| 40 20Ul ‘S9IOD | §ZG'ZY 40 3994 2.onbs 0GE'TGR'L 4O DAL PaRDINO D B 2
NOSY o ey UIUID}UOD
5o @ e oz o ey (NOISIAIQENS SIHL 40 14Vd 1ON) } 1994 BGTECETL 'TL UONO9S PIOS 4O JDND 3SDIUANOS Sy 4O 49HoND 3soayinos
5 .
625 95H0000015 "ON TIONV ISOHL ATYS H39NNOA 1S 91 Jo sul Jsam o) BUOID IS SPUCSRS §E SENUL BZ SaRI69P 0O ION oLl
L2¢0¢ 'ON 03 0] 199 99°'9Z¢‘L ° ' sy}
— . ¢‘l ‘¢l UORO8S PIDS JO JopbDnb }spbe : u
m m (390S 0L 1ON) 6920000019 "ON 1304Vd o uo }sDayinos sy} jo Jsppnb jspsyinos sy} jo aull ynos ayy buojp m%mzowmmwoMMoMMomLocLoo (91/1) usdps—auo 3508 3
: 199G PIDS JO 18UIOD sjnui v seeube
: ﬂ VA A LINIDIA 1SDay}nos 8y} 0} 188} 94°99+‘| ‘4eppnb }spbayjnos yj jo aul yspbe ayj buo P8 s e
- Y 00z = Yyour | o o ; : D }SD3 spuodss (0 ssjnulw ¢z ssaibap Qp yinos aodusyy
. juiod Db 01 199} 08'8Sel \
( 1334 NI ) QC¢‘| ‘ISb3 Spuodas gQ sayulw /¢ saalbep g YHON 22usay} ¢ ‘¢ Uuol}0aS PpIDS Jo Jaypnb 3}spayjnos o
U} ‘gl uonDeS pIDS JO $ Uy Jo sull 3Ispe
! IDS 4O 18u0d (9|/1) YpUSLIXIS—BUO ISDAYINOS By} 3D iﬂm
Alpnoijupd ssow buieq ‘oppiojo) jo 8}D}S ‘OSD s - o
" OON OOF o ﬁ_ _u %O H.CJOO En_ In_nw QIH L.O u.mwg @@ mmcom ;.._ no Q . ”m;O__O% sD oqu
bz 53S 2 c7 535 002 nos || diysumol ‘g| uonoss Jo Jsypnb 1spsyinos Jo co_mow. Nmmw
—— - _ d '
3 — 37vOS OJIHdVYO :
2 INOILLdIYDS3IA 1V93I1
n m C1304UVd LN3YVd
®
- 9O 3 ‘s ‘
- . | Jo @Jow ‘sauoD .
=4 e BUTUUBS Z89Y'¢¥ 40 388} auonbs ¢ ‘
(=] eIl o uuibsg JO JUIOd 8yy 01 198 . ] L/V‘CB8°l JO DaiuDp paip|n
m @ ’ } 193} 00°GG/ ‘4e1DNb }SDBYINOS BU} 4o JolDNb }SBMUMOU BU} JO Bul 3sDe 8y} Buojp peieInoIRS © BueNeo
‘1510nb . 1sD3 Spuodss g seinuiw
[72) m 2 avod ¥IXNTVM HoNb 1sD3UINOS By} JO JSHDND 3SBMUPIOU BUY JO Ul 3SDS By} U julod D 0} 398y 8¢ se2ibap 00 LNOS SoUBLR
> = Z ‘c| uoposs pIbs : 66'CFL ‘}SOM SPUOISS 9G SaNUIW
% .:IO. o ¢l 73S " pIDS JO 18UJOD 18}Dnb 1sbs a8y} 0} 1994 90'ZOK'L ‘JoMDNb }SDaYINOS sy} JO BUI YlO . nulw |G seelbep g¢ ynos esousyy
HS o3s : u sy} bBuojp 3sp3 spuooss
PLAIN +¥G senulw G sealbep gg o
- oav ‘ UOI}0SS PIDS 4O 1BUIOD JopDnb Jsjusd ayj o} }eo N YHON ®ousy}
288 Y010 40 ALVLS ‘0OSVd 13 40 ALNNOD “W'd HL9 FHL 40 M99Y ‘SILL ‘€1 23S } 199} 9/7Zg’L “4oMIDND }SDALINOS BUY Jo JSLIDND JSOMULIOU BUY JO BUY JSOM B} BuOID 159 o
: spuo :
waw Y3.LYVNO LSYVIHLNOS FHL 40 NOILLYOd V S} 4o ahDNb ISBMLIOL U3 Jo Buyl Uinos auy ‘cL uooss pl M SPUOO3S HZ SAANUILL £F 893.09P 00 LHON Soush
) : Uo|D 1S®M) Spuodss Qg sajnulw soo4b : : IDS JO J8UJOD U®8IXIS—aUuo Je9luad—yino
I "ONNOISIAIAGNS d9Ald N . W /4 seaibep 88 UINOS 20UBYY ‘| UORROSS PIDS JO JBUIOD ( ,vu, s 8y} 0} 189} 01'6ZE’L ‘4elonb jspayinos
Z< AON UG plodes o) vo_%\,\,.wn_u_o% Mo poquosep ApiNonupd siow Buieq ‘oppJojo) JO 91D} 91/1) Upuesixis—auo 3ispalnos auyy o buluuibeg
! |d ASAINg pubT 8y} Ul Paguose T S ‘osbd 3 Jo AQunoy ‘e o
! 11osep SD 'W'd HI9 © X PJ0O3Y PuD I3|Q JO 39! .
1d AHVNINIT3¥d 9 oY} Jo 3s9M 99 buDy ‘UINOS || dIYSUMOL ‘C| UORDSS o .‘wmow% m_owﬂmwommﬁ ON uondsdsy Jspun GzoOT ‘9l
S 9U} JO JIPH YMON dy} jo uoipuod vy
‘NOILdIYOS3AA TVOITI TIOUVd LNIHVd

PC Staff Report
Page 37 of 70




071 ‘Buikemuns pup pinog 9zoz®

B 08 = youl |
(1334 N1 )

™ ™

08 O 0 08
F1VOS OIHdVHO

(S3¥ovV 9¢89°¢)
14 'bS 8G¥‘091

g |
omﬁ\./
ﬂﬁzo_m_z%:m SIHL 40 1yvd BZVN\\
266G80%2Z "ON "03Y o A
\ : O¥¥0000019 "ON 130¥vd 5 ﬁ
SNINNDIE 30 INIOD / M ..mmﬁ?wm\“// q >
\\: 3% - : : N ' ! .

\ (¥%®N) 0l'6Z¢L

8
el 4 Ll
— * . 8T LSS \ \ =
06857 Sd JN\I\ —— = — T =
Cdvo NNV 2 ==
€L "03s ‘9l/l 3S

e a\lhw ¥ . ’
= ; ! T ~ 7 S Q
. \ N 7 ) . 0685 STd
s : i AN ; N ~ dvd "WNWV 2
L e _ r \ A . ¢l "03S ‘91/1L O0-S
= . . \ A : & : N
/ 7 _ : , VA : o : AURER
. . . W\ ._ |
. | 7 A K
- , v & .\\, \ 3 . A | | N
7 . 4 ! i N !
= 7z : ,. \ N

1 s
(S34ovV 8569°7) [
14 'bs zvgiLLL

L 107 o

ONIAIAYMNS ANV

‘.

Spuepnog

wod s|pjnosm)ojul
€ZILx0g '0d

S8€8-L89 (61L)

£9808 00 ‘YJed puejpoom

Daly P|ING—ON /JOpLI0O]) M3IA

eun obgeg —— — — ——— — — —

aulq juswespy - ——————————————————— — —

auln 107

wod SuIf3AIN

aur Aippunog

onverca 10 sow sbuoney /TN
pJpzpH |po1boj0s9
|pnpuslod jo aull 9ypuwixodddy — — — — . — . — . — . — . —

(S340v £586'G) \ \
‘14 'bs 81,092 ‘ \
¥ 1071 : .

..... ;
. T (S3¥oV £8/5°%)
) VNN 4 'bs 888'GGlL

90ua4 oBsDId 0 O O— SN 8 107

SjUDUWBaY BdUs4 <> <>> <>

aoua4 aliMm X

i

ubis jeens

ajlod Aynn . L
g % BINENESER;
: / \ 'SSIOV .5

g <

HNDA 2ndo—Jaqiy

eypoo ondo—teqiy 4

810007 suoydejs; &

7

|[pysepad suoydsiel m

SUI7 o087 PDLBYJISAQ 10 t9°g ) —
oc.
WBAIND JeMeS W0l (T

o
N
<
0
N
\
l
00 .0¢

BECER A ove

A
|4 LNIN3SV3 JOVNIVdd
_ a3s0dodd

[T~ N7
/| -
<

vV _NOWW
N

4

61252

V3 SS300
—lSvve.
N

UL

O(nm\\\\/\.

“(NOISINIIENS SIHL 40 1¥vVd LON)
8065¢ZZ0Z 'ON "03Y
“—  ¥/£0000019 "ON 7130¥vd
7/IMS ‘¥/LMN

é%

(NOISIAIdGNS SIHL 40
¢ 130dvd

‘W
o
o
©
©

M 250 N

|
|
N |
N UN(S3YOV vS8S°T)
14 "bs 819CLL
¢ 107 oAl

8

|

| (S3¥OV 2£15°2) ol
_}f\/\x\.t 'bs €9zZ°z1L1 oV
9_ \.\\

Tllf\\ 9 107 |
|

ININ3S
AN

\

l

Y <

Te}
<
N

Il
-

C

N
/\

_ 1352

I

|

|
30377

(S3¥oV 9£05°7)
14 'bs 850‘601

\ i —

@u% 5e15'2)
14 'bs 98v‘601
¢ 101

A= N

BN
(ews’w)< 9,°22%

Q
\

\
0 —

9GG8¢ Sd
dvO MNId % dv83d S "ON“/

¢ 21°0N NOISIAIAANS 39dld NOUYI
NV1d AHVNINWITIYd

. D
vl
\\
W

(s3ov 69252)| | /
= mcw nMmo._o: \ (S34OV £025°T) / . \ 0 G v\_\

10 \ b . .ABN._W< 9026°2) PN/A u._m_o<\wmmm.mv

. 14 :m Mwm_mo_ \ 14 bs 0v9'ZLL

0l 1071

S

(S3¥0V 8905°7)
14 'bs 961601
I 1071

(S3YOV L6YS'T)
14 'bs 8¢0'L 1L
1 1071

"O'M [ ZT°6¢ ‘9GG8¢ Sd

P et
X T7dv0 MNId B ¥vE3y m\.www o

-_— i

1V1d SIHL ¥3d ALNNOD Osvd 4
oL Q31v0la3ad AYM—40—IHON .0¢

—

(i

So——_ . RUR¥ No\v £'9'8 Z°0 ‘068¢Z S1d
) 902081 Sv wwﬂ{z%%ku& w&ﬂxﬁwr e 3 i d0 W T
), ([ (( /7 1 : — — KN ‘
<t 7 (WVI¥3LY) zh_<xm_m<z -0 : R
L 9d V M 4(N
¢<m>iolEo_m 09) WS 2, 5
/ avod dTATVA g 3
_ o ,ou,o On i~
_ .l <
(NOISIAIZENS SIHL 40 Ldvd LON) & .
68512502 "'ON 03y
6920000019 ON 1304vd < R
\/}\/\\\/\\\ \\\\\/\\l\\v\\ a e A lal /MN./J'.

0avy010d 40 ALVLS ‘OSVd 13 40 ALNNOD “W'd HL9 IHL 40 M99Y ‘SILL ‘€1°D3S
H3ILYVNO LSVIHLNOS FHL 40 NOILYOd V

[ 'ON NOISIAIAGNS 39Adid NOYI
NV1d AYVNINWITIYd

0dvHd0100 40 3LVLS ‘OSVd 13 40 ALNNOD
“WdHL93IHL 40 LSIM 99 IONVYH ‘HLNOS L1 dIHSNMO.L
‘€INOILD3S 40 Y3LYVNOT LSVIHLNOS FHL 40 NOILYOd V

G20¢ ‘61 1aquidydas
€€152 :"0N 393f0.d

€J0Z193YyS

PC Staff Report
Page 38 of 70




071 ‘Buikemuns pup pinog 9zoz®

H 08 = youl |

(1324 N (NOISIAIQENS SIHL 40 1¥vd LON) _
ﬂ“ﬂ“ﬂ S£9GE18LZ "ON O3 \ ~ (NOISINGENS SIHL 40 L¥¥d 1ON) . \
$000000202 0L0000¥C19 "ON "130dvd /> (¥180LLLlZ 'ON "O03d /
08 o¥ 0 08 R o gy, ) ¢00000¥Z19 "ON "1304dvd J
[y F1VOS OIHdVHO £58, o Y N v v v N ﬁ
W y .:tl W w, 2 on\ ooo D _J, 2 )% \ \%Vm&/w \0&@ WWA & %@ n.“n.uﬂ.o_\ nAUan_ b
o o < TR SONTEVIE 30 SISVE \ : . - 5
(7)) 9 a4 - o ‘S99/1 S1d ' \N?_ﬁzv 98'9Z¢L M ..om.??wvw S: << - <f> - W= <\ = &
= - KSR dvO MOTI3A % ¥vEg3d ¥ 'ON << <> z VP S ——; . =1 7 — ) N
uAa 0 % O § —_ - " KMWwG\.\ - V V 08'88¢ JUIV B . _Ls501L S —— [ = mmwm.mzm..__q g Q
@ S ) ’ Sez8l STd o> = == Tl dv0 WMWY .2/L ] | €L o3s fa1/1 3
< oumn [ 'avo AnY Lp/L e = Z: _ o _
W p P €1 '03S YINJOO MS : _ .
L < § /1 NN
R VS, . . 7u|\
M ~ 7 s (S3YOV ¥609°2) 8 /_u x M
@5Js>D v7 /5 v 14 DS 999'¢Ll Ve \
mw.,mm.o : ¢z 107 T 5
2@ o 8w / (S3¥IV 59£5°7) :
HUW RB R [ /]! 14 bs 064°0LL
S &€ 1 a N ’ - . ¢¢ 101
EEEE . |
w m (3] ,m._a. Daly P|ING—ON /JOpLIO) M3IA ) i | .,‘, mm.._m_m_WM .WMM.MMW
=3 8 SUM AIDGPSS —— = m = = = — / . ¥Z 107
=] |
e W aum jusWeSDY ————— N\ \
(] LN}
m m aulm 307 o

aur] Auppunog

|Dljusljod Jo Wgwﬂﬂc_lw_wn_vn“m__vw%__mmw M“§§§§
pipzpH |po1bojoas
|pusjod 40 saur] sjpuwixouddy — — . — . — — . — . — . .

(S3¥oV £105°2)
14 'bs /G6°801

90us4 ONBsDId 0 O O—
MH.CUEEQM ®UE®I|_ <>> <>> <>>
N
aousy uIM X (NOISIAIGENS SIHL 40 L¥vd LON)

ubig 81} o

8lod AN

9%
nop ondo—Jeq! b
}NDA ORAQ—J8qly [1Ag IR
S
210007 ondo—ioqly 4 ~ HOQRHO3. MR, [ _, r m (S3MoV £G0S°2)
9)p007 ouoydsja] ¢ : _ e 14 'bS 8¥1‘601
_

S

5
9

|[pysepad suoyds|sl m

U 0LYO3|3 PDAYISAQ 30

BBAIND Jomeg wuols (O

\
A
B ECER N __
_ .
.,

.,

1

AN
N

AN

(N A

N N

AN N

p A
AN

ZS

A
;\, :
O'M9°¢ ‘Ga9/lL sid,

_JS WNW L2/ b
| e ~

_

i

(S3Y0V +¥60L°2)
14 bs 1zo‘gll

¥/13S Vv/LMS

¢66580¥¢¢ 'ON "04d
Ov¥000001l9 "ON 1304vd

3 .,¥0.£2.0 S
i
[

(S3YOV ¥¥+S°2)
14 bs ¢eg‘olLl

SMOAviN 3ININD3

S o
(¥%®N) 6L°¢Z5L
VN

%
ve]
N
|_
(@)
1

0999¢010Z "ON "03d

(S34OV 192Lv)
‘14 'bs 0/8°G0Z

_ ; A
_ 7 Il s -
| ARG N
\\ 1| vadY QUNE-ON || &» S G
jﬁ . | gmoo_mmoo >>>m__> L H >

A ‘ e . (S3OV 1¥05°2)
‘_ _
Y

14 'bs 9/0'601

ol

OM 87 ‘G99/1L S1d —
dvd "WNv L/ S9°0%Z wNI\H\Mu/ _I/IIthotl — —

¢ 21°0N NOISIAIAANS 39dld NOUYI
NV1d AHVNINWITIYd

(NOISIAIGENS SIHL 40 1¥Vd LON)

(S34OV 6959°7)
14 'bs ¢¢/GLL
gl 1071

—__—

>

(S3¥oV 98Y9°C) " -
14 bs ¢/eGL1L

- \

QQVA

.

\

e

1926 S SS'Li¥ M ,00,00.06 N 3<_quo_mu5?<>>||m0|59~_ 09), —
3 .00,00.06 NJ] ||||\N\I)K T T T T T 14009 1709 =)

- YoM LT 699l ST S Zolb— — — L S L gL BV
|avo wav z/1 o o o S —
Mns _ < !
2| ()
X

—~—___(S3dov 9¢89°¢)
4 'bs 8cv'09l

89L

)

Al
IV1d WNI4 Y

HLIM Q3ININY3L3a 38 Ol
NOILYOO1 ANV N9IS3Ia TWNI4 _
"NY3LSIO "Iv9 000°0§ ———
40 NOILYD0T ILVAIXOHddY | 068¢¢C Sd

§ dvO "WNV .2
1ON)

(NOISIAIGENS SIHL 40 1¥vd

\
06852 Sd
dv0 WNY .2

¢l '03S ‘91/1 3S

0dvHd0100 40 3LVLS ‘OSVd 13 40 ALNNOD
“WdHL93IHL 40 LSIM 99 IONVYH ‘HLNOS L1 dIHSNMO.L
‘€INOILD3S 40 Y3LYVNOT LSVIHLNOS FHL 40 NOILYOd V

\
)A
«£0.22.0 S
chl-©m
%\

O

n

1

3
ES O

(NN

\Q\\\

L - -
\S lroscac s1d
1" dv0 MNId % ¥ve \
\\g\\v = < ) s \\ )¢ m,._m_oM&/ ~

0avy010d 40 ALVLS ‘OSVd 13 40 ALNNOD “W'd HL9 IHL 40 M99Y ‘SILL ‘€1°D3S
H3ILYVNO LSVIHLNOS FHL 40 NOILYOd V

[ 'ON NOISIAIAGNS 39Adid NOYI
NV1d AYVNINWITIYd

G202 ‘61 1aquaydas
€€1SZ :"ON 393[0ud

€Jog13ays

PC Staff Report
Page 39 of 70




COLORADO

Division of Water Resources

L O3

April 20, 2026

Department of Natural Resources

Joe Letke, Project Manager
El Paso County Development Services Department

Transmitted via the EPC EDARP Portal: https://epcdevplanreview.com

RE: Iron Ridge Subdivision
Case No. SP253
Part of the SE 4, Section 13, T11S, R66W, 6 P.M.

Water Division 1, Water District 8

Dear Joe Letke,

We have reviewed the submittal documents related to Iron Ridge Subdivision,

concerning the above reference proposal to subdivide approximately 85.99 acres

thirty (30) six single-family residential lots.

Water Supply Demand

Based on the water supply information summary and the Water Supply Plan Report

from Monson, Cummins, Shohet & Farr, LLC (“Report”) the estimated annual water

requirements total 24.086 acre-feet/year for all thirty lots. This amount breaks

down to 7.8 acre-feet/year for in-house use for all thirty lots (based on 0.26

acre-feet/year/unit), and 0.5429 acre-feet/year/unit for other uses (16.287

acre-feet/year).

1313 Sherman Street, Room 821, Denver, CO 80203 P 303,866, 3581  www.colorado. gov/water
Jared 5. Polis, Governor | Dan Gibbs, Executive Director | Jason T. Ullmann, State Engineer/Direcbor
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Iron Ridge Subdivision
April 20, 2026
Page 2 of 5

Source of Water Supply

The proposed water source is individual on-lot wells to be constructed in the
Dawson aquifer operating pursuant to the augmentation plan decreed in case no.
2025CW3042. The decree entered in water court case no. 2025CW3042 seeks to
quantify the amount of water underlying a 120-acre parcel located in the SE V4 of
Section 13, Township 11 South, Range 66 West, 6" P.M. Based on the State
Engineer’s Determination of Fact filed in this case the following amounts of water

were determined to be available underlying the 120-acre parcel:

Annual amount available for 36-acre parcel

(acre-feet)
Aquifer Type

Based on 100 year Based on 300 year

allocation approach | allocation approach
Dawson 113 37.66 Not-Nontributary
Denver 104 34.66 Nontributary
Arapahoe | 52 17.33 Nontributary
Laramie-F | 37.8 12.6 Nontributary
ox Hills

The pending augmentation plan in case no. 2025CW3042 seeks to withdraw a total
annual of 24.09 acre-feet/year (0.783 acre-feet/year/lot) from Iron Ridge Well
Nos. 1 through 30, from the not nontributary Dawson aquifer, based on a 300-year
allocation approach. The indoor household use for one single-family dwelling will
be 0.26 acre-feet/year, for total in-house uses of 7.8 acre-feet annually, with the
remaining 16.29 acre-feet/year pumping entitlement available for other uses on
the Applicant’s Property, including irrigation of lawn and garden, stock water,
recreation (including pool and/or hot tub), landscape, ponds, commercial, fire
protection, and also for storage and augmentation purposes associated with such

uses.
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Iron Ridge Subdivision
April 20, 2026
Page 3 of 5

The proposed source of water for this subdivision is a bedrock aquifer in the
Denver Basin. The State Engineer’s Office does not have evidence regarding the
length of time for which this source will be a physically and economically viable
source of water. According to 37-90-137(4)(b)(l), C.R.S., “Permits issued pursuant
to this subsection (4) shall allow withdrawals on the basis of an aquifer life of one
hundred years.” Based on this allocation approach, the annual amount of water
pending in case no. 2025CW3042 in the Dawson aquifer is equal to one percent of
the total amount, as determined by rules 8.A and 8.B of the Statewide
Nontributary Ground Water Rules, 2 CCR 402-7. Therefore, the water may be

withdrawn in that annual pending amount for a maximum of 100 years.

The El Paso County Land Development Code, Section 8.4.7.(B)(7)(b) states:

“(7) Finding of Sufficient Quantity
(b) Required Water Supply. The water supply shall be of sufficient
quantity to meet the average annual demand of the proposed subdivision

for a period of 300 years.”

The State Engineer’s Office does not have evidence regarding the length of time
for which this source will “meet the average annual demand of the proposed
subdivision.” However, treating El Paso County’s requirement as an allocation
approach based on three hundred years, the proposed annual water demand is
equal with the allowed average annual amount of withdrawal of 24.09
acre-feet/year, proposed by the augmentation plan decreed in case no.
2025CW3042. As a result, the water may be withdrawn in that annual amount for

a maximum of 300 years.
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Iron Ridge Subdivision
April 20, 2026
Page 4 of 5

Additional Comments

The Applicant should be aware that any proposed detention pond for this project
must meet the requirements of a “storm water detention and infiltration facility”
as defined in section 37-92-602(8), C.R.S., otherwise the structure may be subject
to administration by this office. The Applicant should review DWR’s
Administrative Statement Regarding the Management of Storm Water Detention
Facilities and Post-Wildland Fire Facilities in Colorado, attached, to ensure that
the notification, construction and operation of the proposed structure meets
statutory and administrative requirements. The Applicant is encouraged to use
Colorado Stormwater Detention and Infiltration Facility Notification Portal to
meet the notification requirements, located at

https://maperture.digitaldataservices.com/gvh/?viewer=cswdif.

State Engineer’s Office Opinion

Based on the above and pursuant to section 30-28-136(1)(h)(ll), C.R.S., it is our
opinion that the proposed water supply is adequate and can be provided without

causing injury to decreed water rights.

Our opinion that the water supply is adequate is based on our determination that
the amount of water required annually to serve the subdivision is currently

physically available, based on current estimated aquifer conditions.

Our opinion that the water supply can be provided without causing injury is
based on our determination that the amount of water that is legally available on
an annual basis, according to the statutory allocation approach, for the proposed
uses is greater than the annual amount of water required to supply existing water

commitments and the demands of the proposed subdivision.

Our opinion is qualified by the following:
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Iron Ridge Subdivision
April 20, 2026
Page 5 of 5

The Division 1 Water Court has retained jurisdiction over the final amount of water
available pursuant to the above-referenced decree, pending actual geophysical

data from the aquifer.

The amounts of water in the Denver Basin aquifer, and identified in this letter,
are calculated based on estimated current aquifer conditions. The source of
water is from a non-renewable aquifer, the allocations of which are based on a
100-year aquifer life. The county should be aware that the economic life of a
water supply based on wells in a given Denver Basin aquifer may be less than
the 300 years used for allocation due to anticipated water level declines. We
recommend that the county determine whether it is appropriate to require
development of renewable water resources for this subdivision to provide for a

long-term water supply.

Should you or the Applicant have any questions, please contact me at this office at

303-866-3581 x8265 or javier.vargasjohnson®state.co.us

Sincerely,

Javier Vargas-Johnson, P.E.

Water Resource Engineer

Ec: Subdivision file: 34453
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EL PASO COUNTY

Office of the County Attorney
Civil Division

KENNETH R. HODGES, COUNTY ATTORNEY
Nathan J. Whitney, First Assistant County Attorney | Steven A. Klaffky, Chief Deputy County Attorney
e

May 14, 2026
SP-25-3 Iron Ridge Subdivision
Reviewed by: Lori L. Seago, Senior Assistant County Attorney

April Willie, Paralegal
WATER SUPPLY REVIEW AND RECOMMENDATIONS

Project Description

1. This is a proposal by Atticus Land LLC (“Applicant”) to subdivide approximately
85.99 acres into twenty-eight (28) single-family lots (the “property”). The property is zoned RR-
5 (Rural Residential), and there is a pending application to rezone to RR-2.5 (Rural Residential).

Estimated Water Demand

2. Pursuant to the Water Supply Information Summary (“WSIS”), the water demand for
the subdivision is 22.484 acre-feet/year, comprised of 0.26 acre-feet/year for household use for each
of the residential lots totaling 7.28 acre-feet/year, 7.924 acre-feet/year for irrigation of 3.214 acres,
and 0.616 acre-feet/year for stock watering of 56 animals (0.011 acre-feet per animal), with an
additional 6.664 acre-feet for recreation/landscape ponds/commercial or fire protection. Based on
this total demand, Applicant must be able to provide a supply of 6,745.2 acre-feet of water (22.484
acre-feet per year x 300 years) to meet the County’s 300-year water supply requirement.

Proposed Water Supply

3. The Applicant has provided for the source of water to derive from the not-nontributary
Dawson aquifer as provided in Findings of Fact, Conclusions of Law, Ruling of Referee and Decree:
Adjudicating Denver Basin Groundwater and Approving Plan for Augmentation in Division 1 Case
No. 2025CW3042 (“Decree and Augmentation Plan”). The Decree and Augmentation Plan allocate
10,100 acre-feet of water in the Dawson aquifer to the overlying property after a reduction of 1,200
acre-feet to reflect one future exempt well on an adjacent parcel. The Decree and Augmentation Plan
allow the withdrawal of Dawson aquifer water in the amount of 7,227 acre-feet or 24.09 acre-feet
annually for up to 300 years for up to 30 wells.

200 South Cascade Avenue | Colorado Springs, Colorado | 80903
Office: 719.520.6485 | Fax: 719.520.6487
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The approved Decree and Augmentation Plan has a term of 300 years and requires that return
flows from in-house use of groundwater shall occur through individual on-lot non-evaporative septic
systems to augment depletions to affected stream systems during pumping. The Applicant must
reserve the entirety of water from the Laramie-Fox Hills aquifer (3,780 acre-feet) and 3,447 acre-feet
of water from the Arapahoe aquifer for the purpose of replacement of injurious post-pumping
depletions.

State Engineer’s Office Opinion

5. In a letter dated April 20, 2026, the State Engineer reviewed the proposal to
subdivide the 85.99 acres into thirty (30) single-family residential lots. The State Engineer stated
that “[tlhe proposed water source is individual on-lot wells to be constructed in the Dawson
aquifer operating pursuant to the augmentation plan decreed in case no. 2025CW3042.”

The State Engineer stated that “[bJased upon the above and pursuant to section 30-28-
136(1)(h)(Il), C.R.S., it is our opinion that the proposed water supply is adequate and can be
provided without causing injury to decreed water rights.”

Recommended Findings

6. Quantity and Dependability. Applicant’s water demand for Iron Ridge Subdivision
is 22.484 acre-feet per year from the Dawson aquifer for a total demand of 6,745.2 acre-feet for
the subdivision for 300 years. The Augmentation Plan allows for annual withdrawal of up to 24.09
acre-feet or 7,227 acre-feet per year.

Based on the water demand of 22.484 acre-feet/year for Iron Ridge Subdivision and the
Augmentation Plan permitting these withdrawals, the County Attorney’s Office
recommends a finding of sufficient water quantity and dependability for Iron Ridge
Subdivision.

7. Quality. The water quality requirements of Section 8.4.7.B.10 of the Land
Development Code must be satisfied. El Paso County Public Health shall provide a
recommendation as to the sufficiency of water quality.

8. Basis. The County Attorney’s Office reviewed the following documents in preparing
this review: a Water Resources Report dated April 27, 2026, the Water Supply Information
Summary, the State Engineer Office’s Opinion dated April 20, 2026, and Findings of Fact,
Conclusions of Law, Ruling of Referee and Decree: Adjudicating Denver Basin Groundwater
and Approving Plan for Augmentation in Division 1 Case No. 2025CW3042. The
recommendations herein are based on the information contained in such documents and on
compliance with the requirements set forth below. Should the information relied upon be
found to be incorrect, or should the below requirements not be met, the County Attorney’s
Office reserves the right to amend or withdraw its recommendations.
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REQUIREMENTS:

A. Applicant and its successors and assigns shall comply with all requirements of the
Findings of Fact, Conclusions of Law, Ruling of Referee and Decree: Adjudicating Denver Basin
Groundwater and Approving Plan for Augmentation in Division 1 Case No. 2025CW3042,
specifically, that water withdrawn from the Dawson aquifer by each of the proposed 28 wells
permitted shall not exceed a total combined annual withdrawal of 24.09 acre-feet. Depletions
during pumping shall be replaced by individual on-lot non-evaporative septic systems.

B. Applicant must create a homeowners’ association (“‘HOA”) for the purpose of
enforcing covenants and assessing any necessary fees related to compliance with the water
determinations and replacement plans for the property.

C. Applicant shall create restrictive covenants upon and running with the property
which shall advise and obligate future lot owners of this subdivision, their successors and
assigns, and the HOA regarding all applicable requirements of Findings of Fact, Conclusions of
Law, Ruling of Referee and Decree: Adjudicating Denver Basin Groundwater and Approving
Plan for Augmentation in Division 1 Case Nos. 2025CW3042, including the limitations on
diversions and use of water for each well and lot, the requirement to meter and record all well
pumping, and information on how records are to be recorded.

Covenants shall specifically address the following:

1) Identify the water rights associated with the property. The Covenants shall reserve
6,745.2 acre-feet of Dawson aquifer water to satisfy El Paso County’s 300-year water
supply requirement for the 28 lots of Iron Ridge Subdivision. The Covenants shall also
reserve 3,447 acre-feet of Arapahoe aquifer water and 3,780 acre-feet of Laramie-Fox
Hills aquifer water to augment the post-pumping depletions for the property. The
Covenants shall further identify that 240.9 acre-feet (0.803 acre-feet/year) of Dawson
aquifer water is allocated to each of the 28 lots. Said reservations shall not be separated
from transfer of title to the property and shall be used exclusively for primary and
augmentation water supply.

2) Advise of responsibility for costs. The Covenants shall advise the HOA, lot owners
and their successors and assigns of their obligations regarding the costs of operating the
plans for augmentation, which include pumping of the Dawson wells in a manner to
replace depletions during pumping and the cost of drilling Laramie-Fox Hills and
Arapahoe aquifer wells in the future to replace post-pumping depletions.

3) Require non-evaporative septic systems and reserve return flows from the same. The
Covenants shall require each lot owner to use a non-evaporative septic system to ensure
that return flows from such systems are made to the stream system to replace actual
depletions during pumping and shall state that said return flows shall not be separately
sold, traded, assigned, or used for any other purpose. The Covenants shall also include
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the following or similar language to ensure that such return flows shall only be used for
replacement purposes: “Return flows shall only be used for replacement purposes, shall
not be separated from the transfer of title to the land, and shall not be separately
conveyed, sold, traded, bartered, assigned, or encumbered in whole or in part for any
other purpose.”

4) Address future lot conveyances. The following or similar language shall be included in
the Covenants to address future conveyances of the lots subsequent to the initial
conveyance made by Applicant/Declarant:

“The water rights referenced herein shall be explicitly conveyed; however, if a
successor lot owner fails to so explicitly convey the water rights, such water rights
shall be intended to be conveyed pursuant to the appurtenance clause in any deed
conveying said lot, whether or not the Findings of Fact, Conclusions of Law, Ruling
of Referee and Decree: Adjudicating Denver Basin Groundwater and Approving
Plan for Augmentation in Division 1 Case No. 2025CW3042 and the water rights
therein are specifically referenced in such deed. The water rights so conveyed
shall be appurtenant to the lot with which they are conveyed, shall not be separated
from the transfer of title to the land, and shall not be separately conveyed, sold,
traded, bartered, assigned or encumbered in whole or in part for any other
purpose. Such conveyance shall be by special warranty deed, but there shall be
no warranty as to the quantity or quality of water conveyed, only as to the title.”

5) Advise of monitoring requirements. The Covenants shall advise the HOA, future lot
owners of this subdivision and their successors and assigns of their responsibility for any
metering and data collecting that may be required regarding water withdrawals from
Dawson, Laramie-Fox Hills and Arapahoe aquifers.

6) Address amendments to the covenants. The Covenants shall address amendments
using the following or similar language:

“‘Notwithstanding any provisions herein to the contrary, no changes, amendments,
alterations, or deletions to these Covenants may be made which would alter,
impair, or in any manner compromise the water supply for Iron Ridge Subdivision
pursuant to Findings of Fact, Conclusions of Law, Ruling of Referee and Decree:
Adjudicating Denver Basin Groundwater and Approving Plan for Augmentation in
Division 1 Case No. 2025CW3042. Further, written approval of the proposed
amendments must first be obtained from the ElI Paso County Planning and
Community Development Department, and as may be appropriate, by the Board
of County Commissioners, after review by the County Attorney’s Office. Any
amendments must be pursuant to the District Court, Water Divisions 1, approving
such amendment, with prior notice to the EI Paso County Planning and Community
Development Department for an opportunity for the County to participate in any
such adjudication.”
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7) Address termination of the Covenants. The Covenants shall address termination using
the following or similar language:

“These Covenants shall not terminate unless the requirements of Findings of Fact,
Conclusions of Law, Ruling of Referee and Decree: Adjudicating Denver Basin
Groundwater and Approving Plan for Augmentation in Division 1 Case No.
2025CW3042 are also terminated by the Division 1 Water Court and a change of
water supply is approved in advance of termination by the Board of County
Commissioners of El Paso County.”

D. Applicant and its successors and assigns shall reserve in any deeds of the property
Dawson aquifer water in the decreed amount of 6,745.2 acre-feet, as well as 3,780 acre-feet of
water from Laramie Fox Hills aquifer and 3,447 acre-feet from the Arapahoe aquifer. Said
reservation shall recite that this water shall not be separated from transfer of title to the Property
and shall be used exclusively for primary and replacement supply.

E. Applicant and their successors and assigns shall convey by recorded warranty
deed the reserved Dawson aquifer water rights at the time of lot sales. Specifically, Applicant
and future lot owners shall convey sufficient water rights in the Dawson aquifer underlying the
respective lots to satisfy El Paso County’s 300-year water supply requirement, which amount is
240.9 acre-feet (0.803 acre-feet per year) per lot.

Any and all conveyance instruments shall recite as follows:

For the water rights and return flows conveyed for the primary supply (Dawson aquifer):
“These water rights conveyed, and the return flows therefrom, are intended to provide a
300-year supply and replacement during pumping for each lot of Iron Ridge Subdivision.
The water rights so conveyed, and the return flows therefrom, shall be appurtenant to
each of the respective lots with which they are conveyed, shall not be separated from the
transfer of title to the land, and shall not be separately conveyed, sold, traded, bartered,
assigned, or encumbered in whole or in part for any other purpose. Such conveyance
shall be by special warranty deed, but there shall be no warranty as to the quantity or
quality of water conveyed, only as to the title.”

F. Applicant shall convey by recorded warranty deed the reserved Arapahoe and
Laramie-Fox Hills aquifer water to the HOA. The deed shall recite as follows:

“These water rights are intended to augment the post-pumping depletions of the Iron
Ridge Subdivision pursuant to the requirements of Findings of Fact, Conclusions of Law,
Ruling of Referee and Decree: Adjudicating Denver Basin Groundwater and Approving
Plan for Augmentation in Division 1 Case No. 2025CW3042 and may not be used
conveyed, sold, traded, bartered, assigned, or encumbered, in whole or in part, for any
other purpose unless authorized by the Division 1 Water Court.”
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G. Applicant and its successors and assigns shall submit a Declaration of Covenants,
Conditions, and Restrictions, form deeds, and any plat notes required herein to the Planning and
Community Development Department and the County Attorney’s Office for review, and the same
shall be approved by the Planning and Community Development Department and the County
Attorney’s Office prior to recording the final plat. Said Declaration shall cross-reference the
Findings of Fact, Conclusions of Law, Ruling of Referee and Decree: Adjudicating Denver Basin
Groundwater and Approving Plan for Augmentation in Division 1 Case No. 2025CW3042 and
shall identify the obligations of the individual lot owners thereunder.

H. Applicant and their successors and assigns shall record all applicable documents,
including but not limited to Findings of Fact, Conclusions of Law, Ruling of Referee and Decree:
Adjudicating Denver Basin Groundwater and Approving Plan for Augmentation in Division 1
Case No. 2025CW3042, agreements, assignments, and warranty deeds regarding the water
rights, and Declaration of Covenants in the land records of the Office of the Clerk and Recorder
of El Paso County, Colorado.

l. Applications for well permits submitted by persons other than the Applicant must
include evidence that the permittee has acquired the right to the portion of the water being
requested.

J. The following plat note shall be added that addresses the State Engineer’'s
admonition to advise landowners of potential limited water supplies in the Denver Basin:

“Water in the Denver Basin aquifers is allocated based on a 100-year
aquifer life; however, for El Paso County planning purposes, water in the
Denver Basin aquifers is evaluated based on a 300-year aquifer life.
Applicant and all future owners in the subdivision should be aware that the
economic life of a water supply based on wells in a given Denver Basin
aquifer may be less than either the 100 years or 300 years used for
allocation indicated due to anticipated water level declines. Furthermore,
the water supply plan should not rely solely upon non-renewable aquifers.
Alternative renewable water resources should be acquired and incorporated
in a permanent water supply plan that provides future generations with a
water supply.”

cc:  Joe Letke, Project Manager, Planner
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& Environmental Health Division
1675 W. Garden of the Gods Road

El Paso County, CO Suite 2044
Colorado Springs, CO 80907

Pli b ch Y, (719) 578-3199 phone
4 ¥ (ea lth (719) 578-3188 fax
www.elpasocountyhealth.org
Prevent * Promote * Protect

Iron Ridge Preliminary Plan, SP-25-3

Please accept the following comments from El Paso County Public Health
regarding the project referenced above:

e The proposed 30-lot development will be provided with water from
individual private wells. Wastewater treatment service is proposed to
be by onsite wastewater treatment systems (OWTS).

e There is a finding for sufficiency in terms of water quality. September
2025, Monson, Cummins, Shohet and Farr, LLC, Water Resources
Report and water quality sample results from September 12, 2025,
Colorado Analytical Laboratories, Inc., and September 3, 2025, Hazen
Research, Inc., were reviewed and found to be compliant with all the
required drinking water parameters.

e September 24, 2025, Entech Engineering Soil and Geology Study and
September 12, 2025, Entech Wastewater Study were reviewed to
determine the feasibility of using wastewater treatment through onsite
wastewater treatment systems (OWTS). Based on the testing
performed as part of the study engineer designed systems will likely
be required for most of the lots due to a limiting soil condition of
sandy clay and sandy clay loam (Soil Types 4A and 3A). In any case,
all onsite wastewater treatment systems must comply with Chapter 8
of the El Paso County Board of Health Regulations for Onsite
Wastewater Treatment Systems.

e Radon resistant construction techniques/practices are encouraged to
be used in this area. The EPA has determined that Colorado, and
specifically the El Paso County area, have potentially higher radon
levels than other areas of the country.

Mike McCarthy

El Paso County Public Health
719-332-5771
mikemccarthy@elpasoco.com
280ctober2025
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Joe Letke

From: Joe Letke

Sent: Monday, October 13, 2025 12:53 PM

To: ‘arctos696@gmail.com’

Cc: ‘lucinda.leitch@gmail.com’

Subject: RE: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels

6100000439 & 6100000457)

HiJack,

Thank you for your email. | will be including your opposition comments in the EDARP project file. | wanted
to address a few points regarding process:

I respectfully urge the El Paso County Planning and Community Development Department to deny this request.

e Both rezoning and preliminary plan applications require public hearings for approval or denial.

e Once all PCD/DPW/stakeholder review comments have been addressed, the two applications will
be scheduled before the Planning Commission (advisory board) and the Board of County
Commissioners (final decision-making authority).

e El Paso County Planning and Community Development Department’s role is ensuring the
applications meet the Land Development Code. The department is neutral and does not offer a
recommendation of approval or denial.

When the two applications are scheduled before the Planning Commission and the Board of County
Commissioners another mailing will be sent, and the applicant will have to post the properties with
yellow hearing notification posters. The projects are currently under review and have not been scheduled
for hearings. Once they have been scheduled you are welcome to attend and voice your thoughts to the
decision-making bodies. In the meantime, if | can address any questions please let me know.

Thank you,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/

From: Jack Anderson <arctos696@gmail.com>

Sent: Sunday, October 12, 2025 2:10 PM

To: Joe Letke <Joeletke@elpasoco.com>

Cc: Lu L <lucinda.leitch@gmail.com>

Subject: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels 6100000439 & 6100000457)
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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.

This message needs your attention

e This is a personal email address.
o This is their first email to your company.

Mark Safe Report El Paso County Digital, Strategy
& Technology (DST)

Dear Mr. Letke,

I am submitting this letter for inclusion in the official record regarding the zoning change request for the
property located south of Walker Road and east of Steppler Road, identified as Tax ID Parcels
6100000439 and 6100000457. The applicant proposes to amend the existing RR-5 zoning designation to
allow 2.5-acre lots, thereby doubling the residential density on the subject property of approximately
85.99 acres.

| respectfully urge the El Paso County Planning and Community Development Department to deny this
request. The proposed zoning change is inconsistent with the County Master Plan and incompatible with
the existing land use pattern of the surrounding area, which consists entirely of 5-acre lots or larger
parcels. The established RR-5 zoning has successfully preserved the rural, low-density character and
open-space qualities that define this portion of the county. Granting the requested zoning change would
disrupt the existing land use balance and set an undesirable precedent for additional upzoning
applications.

Furthermore, the proposed extension of Colt Court as an access route into the new development
represents a serious public safety and infrastructure concern. Colt Court is a small, unlined rural road
ending in a cul-de-sac that serves only eight existing homes on 5-acre parcels. The road is over twenty
years old and has never been improved or resurfaced. Integrating this inadequate roadway into a higher-
density subdivision would dramatically increase vehicle volume, including heavy construction
equipment and deliveries during the build-out phase. This infrastructure was never designed to support
such traffic. Additionally, the proposed 30 MPH speed limit would create safety hazards for children,
pets, pedestrians, and wildlife. The logical and safer access point for this development is directly from
Walker Road, which already provides appropriate roadway capacity and connectivity.

Environmental and community concerns further demonstrate why this request should be denied:

e Asubstantialincrease in drilled wells would strain already limited groundwater resources in the
area.

o Additional septic systems and leach fields could jeopardize soil and groundwater quality.

e Increased light, noise, and dust pollution would erode the existing rural environment.

2
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e Theincreased density would diminish open space, degrade habitat, and negatively affect property
values in the surrounding community.

e Despite Colorado Springs in our mailing addresses, we are part of Black Forest, zip code 80908.

The cumulative effects of this rezoning and associated infrastructure changes would irrevocably alter the
character of the neighborhood and compromise the quality of life for current residents.

For these reasons, | strongly request that the County maintain the current RR-5 zoning and reject this
proposal inits entirety. Doing so will protect the long-term interests of the community, preserve
environmental resources, and uphold the principles of sound and consistent land use planning.
Thank you for your time and for your careful consideration of these concerns. Please include this
correspondence as part of the public record for this application.

Respectfully submitted,

Jack and Margaret Anderson

17930 Colt Ct.

Colorado Springs, CO 80908

Arctos696@gmail.com 719-640-2970
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Joe Letke

From: Joe Letke

Sent: Monday, October 27, 2025 9:02 AM

To: Sally Dalesandro

Cc: Dr Hector Dalesandro

Subject: RE: Opposition to Zoning Change Request- Walker Rd & Stepler Rd (parcels

6100000439 & 6100000457)

Hi Sally,

Your comments have been received, and | will be uploading them to the project file. Additionally, your
letter will be provided to the Planning Commission and Board of County Commissioners. | wanted to add
that El Paso County Planning and Community Development Department’s role is ensuring the
applications meet the Land Development Code. The department is neutral and does not offer a
recommendation of approval or denial.

When the project is ready for public hearings, (final decision making) another mailing notice will be sent
with the hearing dates.

Thank you,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/

From: Sally Dalesandro <shdalesandro@yahoo.com>

Sent: Friday, October 24, 2025 1:46 PM

To: Joe Letke <Joeletke@elpasoco.com>

Cc: Dr Hector Dalesandro <hhd1987 @att.net>

Subject: Opposition to Zoning Change Request- Walker Rd & Stepler Rd (parcels 6100000439 & 6100000457)

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.
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This message needs your attention

e This is a personal email address.
o This is their first email to your company.

Mark Safe = Report El Paso County Digital, Strategy
& Technology (DST)

Dear Mr. Letke,

We are residents of Equine Meadows specifically our address is 17810 Thompson Road, Colorado Springs, CO 80908.
We are writing you to support the letter from Mr. and Mrs. Jack Anderson.

We were informed that you were under the misconception that no one else opposed this zoning change. Everyone in
our HOA is in opposition as should all residents in the vicinity. This will impact the traffic on Thompson Road with the
addition of large construction trucks.

The planning commission should be concerned with the negative impact this zoning change will have on current
residents and on El Paso County.

We ask you to take our concerns into serious consideration before approving this zoning change.

Respectfully,

Sally and Hector Dalesandro
17810 Thompson Rd
Colorado Springs, CO 80908
cell phone 594-352-5311

From: Jack Anderson
Sent: Sunday, October 12, 2025 2:21 PM
Subject: Re: Our HOA annual water allowance

This Message Is From an External Sender

Please use caution with links, attachments, and any requests for credentials.

Formal Opposition to Zoning Change Request - Walker Rd & Steppler Rd
(Parcels 6100000439 & 6100000457)

Dear Mr. Letke,
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| am submitting this letter for inclusion in the official record regarding the zoning change request for the
property located south of Walker Road and east of Steppler Road, identified as Tax ID Parcels
6100000439 and 6100000457. The applicant proposes to amend the existing RR-5 zoning designation to
allow 2.5-acre lots, thereby doubling the residential density on the subject property of approximately
85.99 acres.

| respectfully urge the EL Paso County Planning and Community Development Department to deny this
request. The proposed zoning change is inconsistent with the County Master Plan and incompatible with
the existing land use pattern of the surrounding area, which consists entirely of 5-acre lots or larger
parcels. The established RR-5 zoning has successfully preserved the rural, low-density character and
open-space qualities that define this portion of the county. Granting the requested zoning change would
disrupt the existing land use balance and set an undesirable precedent for additional upzoning
applications.

Furthermore, the proposed extension of Colt Court as an access route into the new development
represents a serious public safety and infrastructure concern. Colt Courtis a small, unlined rural road
ending in a cul-de-sac that serves only eight existing homes on 5-acre parcels. The road is over twenty
years old and has never been improved or resurfaced. Integrating this inadequate roadway into a higher-
density subdivision would dramatically increase vehicle volume, including heavy construction
equipment and deliveries during the build-out phase. This infrastructure was never designed to support
such traffic. Additionally, the proposed 30 MPH speed limit would create safety hazards for children,
pets, pedestrians, and wildlife. The logical and safer access point for this development is directly from
Walker Road, which already provides appropriate roadway capacity and connectivity.

Environmental and community concerns further demonstrate why this request should be denied:

e Asubstantialincrease in drilled wells would strain already limited groundwater resources in the
area.

o Additional septic systems and leach fields could jeopardize soil and groundwater quality.
¢ Increased light, noise, and dust pollution would erode the existing rural environment.

e Theincreased density would diminish open space, degrade habitat, and negatively affect property
values in the surrounding community.

e Despite Colorado Springs in our mailing addresses, we are part of Black Forest, zip code 80908.

The cumulative effects of this rezoning and associated infrastructure changes would irrevocably alter the
character of the neighborhood and compromise the quality of life for current residents.

For these reasons, | strongly request that the County maintain the current RR-5 zoning and reject this
proposal inits entirety. Doing so will protect the long-term interests of the community, preserve
environmental resources, and uphold the principles of sound and consistent land use planning.
Thank you for your time and for your careful consideration of these concerns. Please include this
correspondence as part of the public record for this application.

Respectfully submitted,

Jack and Margaret Anderson

Sentfrom myiPhone

PC Staff Report
Page 57 of 70



Joe Letke

From: Joe Letke

Sent: Monday, October 27, 2025 8:47 AM

To: kag1982@msn.com

Subject: RE: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels

6100000439 & 6100000457)

Good morning Kirk,

Thank you for your email. | will be including your opposition comments in the EDARP project file. | wanted
to address a few points regarding process:

I respectfully urge the El Paso County Planning and Community Development Department to deny this request.

e Both rezoning and preliminary plan applications require public hearings for approval or denial.

e Once all PCD/DPW/stakeholder review comments have been addressed, the two applications will
be scheduled before the Planning Commission (advisory board) and the Board of County
Commissioners (final decision-making authority).

e El Paso County Planning and Community Development Department’s role is ensuring the
applications meet the Land Development Code. The department is neutral and does not offer a
recommendation of approval or denial.

When the two applications are scheduled before the Planning Commission and the Board of County
Commissioners another mailing will be sent, and the applicant will have to post the properties with
yellow hearing notification posters. The projects are currently under review and have not been scheduled
for hearings. Once they have been scheduled you are welcome to attend and voice your thoughts to the
decision-making bodies. In the meantime, if | can address any questions please let me know.

Thank you,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/

From: KIRK DICKENSON <kag1982@msn.com>

Sent: Thursday, October 23, 2025 8:13 PM

To: Joe Letke <Joeletke@elpasoco.com>

Subject: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels 6100000439 & 6100000457)
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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 Mr. Letke,

| am submitting this letter, in concurrence with another you have received, forinclusion in the official
record regarding the zoning change request for the property located south of Walker Road and east of
Steppler Road, identified as Tax ID Parcels 6100000439 and 6100000457. The applicant proposes to
amend the existing RR-5 zoning designation to allow 2.5-acre lots, thereby doubling the residential
density on the subject property of approximately 85.99 acres.

| respectfully urge the EL Paso County Planning and Community Development Department to deny this
request. The proposed zoning change is inconsistent with the County Master Plan and incompatible with
the existing land use pattern of the surrounding area, which consists entirely of 5-acre lots or larger
parcels. The established RR-5 zoning has successfully preserved the rural, low-density character and
open-space qualities that define this portion of the county. Granting the requested zoning change would
disrupt the existing land use balance and set an undesirable precedent for additional upzoning
applications.

Furthermore, the proposed extension of Colt Court as an access route into the new development
represents a serious public safety and infrastructure concern. Colt Court is a small, unlined rural road
ending in a cul-de-sac that serves only eight existing homes on 5-acre parcels. The road is over twenty
years old and has never been improved or resurfaced. Integrating this inadequate roadway into a higher-
density subdivision would dramatically increase vehicle volume, including heavy construction
equipment and deliveries during the build-out phase. This infrastructure was never designed to support
such traffic. Additionally, the proposed 30 MPH speed limit would create safety hazards for children,
pets, pedestrians, and wildlife. The logical and safer access point for this development is directly from
Walker Road, which already provides appropriate roadway capacity and connectivity.

Environmental and community concerns further demonstrate why this request should be denied:

. A substantialincrease in drilled wells would strain already limited groundwater resources
in the area.

. Additional septic systems and leach fields could jeopardize soil and groundwater quality.
. Increased light, noise, and dust pollution would erode the existing rural environment.

. The increased density would diminish open space, degrade habitat, and negatively affect

property values in the surrounding community.

. Despite Colorado Springs in our mailing addresses, we are part of Black Forest, zip code
80908.
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The cumulative effects of this rezoning and associated infrastructure changes would irrevocably alter the
character of the neighborhood and compromise the quality of life for current residents.

For these reasons, | strongly request that the County maintain the current RR-5 zoning and reject this
proposal inits entirety. Doing so will protect the long-term interests of the community, preserve
environmental resources, and uphold the principles of sound and consistent land use planning.
Thank you for your time and for your careful consideration of these concerns. Please include this
correspondence as part of the public record for this application.

Respectfully submitted,

Kirk Dickenson

President, Equine Meadows HOA
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Joe Letke

From: Joe Letke

Sent: Monday, October 27, 2025 8:57 AM

To: ‘navysandog@gmail.com’; arctos696 @gmail.com; 'Scott.Schneider@GDIT.com'

Cc: Bret Dilts

Subject: RE: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels

6100000439 & 6100000457)

Good morning All,

Thank you for your email. | will be including your opposition comments in the EDARP project file. | wanted
to address a few points regarding process:

I respectfully urge the El Paso County Planning and Community Development Department to deny this request.

e Both rezoning and preliminary plan applications require public hearings for approval or denial

e Once all PCD/DPW/stakeholder review comments have been addressed, the two applications will
be scheduled before the Planning Commission (advisory board) and the Board of County
Commissioners (final decision-making authority).

e El Paso County Planning and Community Development Department’s role is ensuring the
applications meet the Land Development Code. The department is neutral and does not offer a
recommendation of approval or denial.

Regarding your traffic and access related concerns - | have included Bret Dilts, who is reviewing the traffic
portion of the project. He can be reached at BretDilts@elpasoco.com if you would like to connect with
him.

When the two applications are scheduled before the Planning Commission and the Board of County
Commissioners another mailing will be sent, and the applicant will have to post the properties with
yellow hearing notification posters. The projects are currently under review and have not been scheduled
for hearings. Once they have been scheduled you are welcome to attend and voice your thoughts to the
decision-making bodies. In the meantime, please let me know if you have any specific questions | can
address with you.

Thank you,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/
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From: Schneider, Scott A <Scott.Schneider@GDIT.com>

Sent: Friday, October 24, 2025 10:13 AM

To: Joe Letke <Joeletke@elpasoco.com>

Cc: RMS <navysandog@gmail.com>; arctos696 @gmail.com

Subject: RE: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels 6100000439 &
6100000457)

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.

This message needs your attention

« No employee in your company has ever replied to this person.

Mark Safe = Report El Paso County Digital, Strategy
& Technology (DST)

Mr. Letke and Team,
Another view, or statement on the rezoning from RR-5 to RR-2.5.

There are two separate parcels that are not planned to be connected so they may be treated differently in my eyes
and possibly your Team also. The parcel that is really being annexed onto our Equine Meadows by having their
entry/exit “THROUGH?” our property is significant and should be DENIED. Itis directly connected with ORU
property line and should maintain the same Zoning. | would rather have them access Walker Rd directly to
maintain our subdivision road as is (cul de sac), but the zoning of this property should still reflect RR-5 as there is
no distance to soften the density change (50% change). Their property line is our property line.

If the other parcel, which will access Walker Rd directly from that subdivision, wants to control how busy and
congested that they want their 40 acres neighborhood to be - less impact to others. Folks will know when they
move in that they are sharing the road with 34+ other cars and living on 2.5 acres.

Respectfully submitted,
Scott and Robin Schneider
17870 Colt Ct., COS, CO 80908

From: Schneider, Scott A

Sent: Thursday, October 23, 2025 8:17 PM

To: Joeletke@elpasoco.com

Cc: RMS <navysandog@gmail.com>

Subject: Formal Opposition to Zoning Change Request — Walker Rd & Steppler Rd (Parcels 6100000439 & 6100000457)
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El Paso County Planning & Community Development (JoeLetke@elpasoco.com).
Dear Mr. Letke and the El Paso County Planning & Community Development Team,

| am submitting this letter for inclusion in the official record regarding the zoning change request for the
property located south of Walker Road and east of Steppler Road, identified as Tax ID Parcels
6100000439 and 6100000457. The applicant proposes to amend the existing RR-5 zoning designation to
allow 2.5-acre lots, thereby doubling the residential density on the subject property of approximately
85.99 acres.

| respectfully urge the EL Paso County Planning and Community Development Department to deny this
request. The proposed zoning change is inconsistent with the County Master Plan and incompatible with
the existing land use pattern of the surrounding area, which consists entirely of 5-acre lots or larger
parcels. The established RR-5 zoning has successfully preserved the rural, low-density character and
open-space qualities that define this portion of the county. Granting the requested zoning change would
disrupt the existing land use balance and set an undesirable precedent for additional rezoning
applications.

Furthermore, the proposed extension of Colt Court as an access route into the new development
represents a serious public safety and infrastructure concern. Colt Court is a small, unlined rural road
ending in a cul-de-sac that serves only eight existing homes on 5-acre parcels. The road is over twenty
years old and has never been improved or resurfaced. Integrating this inadequate roadway into a higher-
density subdivision would dramatically increase vehicle volume, including heavy construction
equipment and deliveries during the build-out phase. This infrastructure was never designed to support
such traffic and the new extension would quadruple (4X) the traffic on a road that we walk on, ride our
bikes on and feel comfortable having our kids and grandkids playing outside around.

Additionally, the proposed 30 MPH speed limit would create safety hazards for children, pets,
pedestrians, and wildlife. The logical and safer access point for this development is directly from Walker
Road, which already provides appropriate roadway capacity and connectivity.

Environmental and community concerns further demonstrate why this request should be denied:

e Asubstantialincrease in drilled wells would strain already limited groundwater resources in the
area.

e Additional septic systems and leach fields could jeopardize soil and groundwater quality.

¢ Increased light, noise, and dust pollution would erode the existing rural environment.

e Theincreased density would diminish open space, degrade habitat, and negatively affect property
values in the surrounding community.

e Despite Colorado Springs in our mailing addresses, we are part of Black Forest, zip code 80908.

The cumulative effects of this rezoning and associated infrastructure changes would irrevocably alter the
character of the neighborhood and compromise the quality of life for current residents.

For these reasons, | strongly request that the County maintain the current RR-5 zoning and reject this
proposal inits entirety. Doing so will protect the long-term interests of the community, preserve
environmental resources, and uphold the principles of sound and consistent land use planning.
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Thank you for your time and for your careful consideration of these concerns. Please include this
correspondence as part of the public record for this application.
Respectfully submitted,

Scott and Robin Schneider
17870 Colt Ct., COS, CO 80908
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Jessica Cordova

17935 Colt Ct

Colorado Springs, CO 80908
jessrcordova@hotmail.com

719-351-9736

Date: October 27, 2025

To: Members of the El Paso County Planning Commission and Mr. Letke

Subject: Concerns Regarding Proposed Development at the End of Colt Court

Dear Members of the El Paso County Planning Commission,

| am writing as a concerned resident of Colt Court to express my concerns regarding the proposed
development, Iron Ridge, at the end of our cul-de-sac in the Equine Meadows subdivision. The
developer is requesting a zoning change for the property located on the southeast corner of Walker Rd
and Steppler Rd. Colt Court currently consists of seven homes, each situated on five-acre lots in
accordance with our HOA regulations. This low-density design has long contributed to the safety,
environmental balance, and overall character of our community.

The proposed development raises several serious concerns:

1. Safety and Traffic Impact: Colt Court is a quiet, narrow street that was not designed to support
increased traffic. Currently, there are only seven homes on the entire street. 15+ additional homes could
create congestion and raise safety risks for residents, pedestrians, and children who frequently walk or
bike along the road.

2. Zoning and Community Integrity: It is critical that the land at the end of Colt Court remain zoned for
five-acre lots rather than being reduced to 2.5-acre parcels. The five-acre minimum is a foundational
part of our neighborhood’s planning and identity. All of the surrounding properties have at least a 5-acre
minimum. Allowing smaller lots would set a concerning precedent for higher-density development that
conflicts with the established zoning intent, infrastructure capacity, and rural character of our
community. Maintaining the current zoning ensures that future development remains consistent with
existing properties, safeguards open space, and preserves the quiet, spacious atmosphere that residents
highly value.
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3. Neighborhood Character and Aesthetic Standards: Our community has worked hard to maintain a
cohesive and attractive neighborhood that aligns with HOA standards for five-acre properties. Any new
construction should be required to conform to the existing aesthetic and lot-size standards that define
Colt Court. The Iron Ridge developer, Atticus Land, touts a home model that is “competitive with
modular home builds.” Allowing smaller or nonconforming lots and homes would detract from the
established appearance and property values of the area. We request that this development adhere to
the standards set in our current HOA regulations, as they are building in a location that is a continuation
of our neighborhood (extending our street).

| respectfully request that the El Paso County Planning Commission carefully consider these factors
before approving any new development at the end of Colt Court. | strongly request that the county
maintain the current RR-5 zoning and require the developer to adhere to the current community
standards. Maintaining the safety, environmental integrity, and aesthetic consistency of our
community—along with the existing five-acre zoning standard—is essential to preserving the quality of
life for all residents.

Thank you for your time and attention to this matter. | appreciate your dedication to responsible
planning and community stewardship.

Sincerely,
Jessica Cordova

Resident, Colt Court
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Joe Letke

From: Joe Letke

Sent: Monday, November 3, 2025 8:53 AM
To: Shoelark@outlook.com

Subject: FW: File number SP253 Iron Ridge
Attachments: Approval Criteria.docx

Thank you,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/

From: Joe Letke

Sent: Monday, November 3, 2025 8:50 AM

To: 'ShoelLark@outlook.com' <ShoelLark@outlook.com>
Subject: RE: File number SP253 Iron Ridge

Hi Good Morning Robert and Barbara,

| have received your opposition letter, and | will be including it in the public EDARP record and attached
to the staff report packet when the project is ready for public hearings.

| wanted to address some of your comments to provide insight to how we review these projects. The
applicant is not proposing a variance of use, rather a Rezoning (Map Amendment) and Preliminary Plan.
The criterion for approval is different for these two projects vs a variance of use. | attached a word
document which contains Land Development Code citation of the approval criteria, which | hope is useful
to you. Additionally in your comment: “As to specific requirements in the Master Plan, we will address some of
these as follows:” you go on to cite the Land Development Code. The Master Plan and Land Development
Code are two separate documents. The Master Plan can be found at:
https://planningdevelopment.elpasoco.com/#docaccess-
d713102d6b54675f49f23502399862d0eaa01dd68352d2f14e51ec692de151f6

Lastly, when the project has been fully reviewed and staff/stakeholder issues have been addressed, the
project will be schedule for public hearings. This includes the Planning Commission (advisory board) and
Board of County Commissioners (decision-making body). Notification will be sent out, and the properties
will be posted with yellow signs with the hearing dates; | encourage you to attend and speak at these
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public hearings. If the coming weeks if you are curious about application status, feel free to email or call
me.

https://epcdevplanreview.com/Public/ProjectDetails/206132 - Preliminary Plan
https.//epcdevplanreview.com/Public/ProjectDetails/206131 - Rezone

Thank you so much,

Joseph Letke

Planner

Planning & Community Development
El Paso County, Colorado
719.520.7964 (Office)

Hours: Monday-Thursday

https://planningdevelopment.elpasoco.com/

From: BB Shoelark <ShoelLark@outlook.com>
Sent: Sunday, November 2, 2025 6:03 PM
To: Joe Letke <JoelLetke@elpasoco.com>
Subject: File number SP253 Iron Ridge

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.

November 2, 2025
Dear Mr. Letke,

We are submitting this letter for inclusion in the official record regarding the zoning change request for
the property located south of Walker Road and east of Steppler Road, identified as Tax ID Parcels
6100000439 and 6100000457.

Our property is the one adjoining the subject property directly to the south; Tax ID Parcel 6124000010 at
5772 Windridge Point. Our home directly faces the terrain where several houses are proposed.

We purchased our land and home 7 years ago with the knowledge that the adjacent pasture to the north
was zoned RR-5. Of course, we prefer to view the pasture as is but anticipated and could accept the
eventual development of 5 acre lots. As you know, property values are partially based on
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views. Rezoning from 5 to 2.5 acres could only have a negative effect on property values throughout the
neighborhood.

| (Robert Larkin) once served on our Town’s Zoning Board of Adjustment (located in a different

state). Variances were only approved if there was a clear significant advantage to the municipality in
doing so, or not granting the variance was deemed a significant hardship to the applicant. In the case of
Iron Ridge, it’s difficult to see any advantage to the County, significant or otherwise, and the only
hardship to the Iron Ridge applicant would be less revenue. 5 acre lots would still be profitable, but
perhaps less so.

While you may not hear from every surrounding homeowner, we can assure you that nobody we have
talked tois in favor of this rezoning. People have busy lives to live and Planning issues are complex and
can be difficult to understand. This is likely why more folks have not written.

The nearby residents all purchased their land/houses with the understanding that zoning is typically
honored as is, unless just cause justifies rezoning. If the land had already been zoned to 2.5 acres, we all
likely would have paid less for our own properties.

As to specific requirements in the Master Plan, we will address some of these as follows:

1. Inthe Land Development Code (LDC) 5.3.4 (B)(1) — “The power to grant variances shall be
exercised sparingly.” (Our emphasis) -And in 5.3.4(C) - “The strict application of any of the
provisions of this Code would result in peculiar and exceptional practical difficulties or
undue hardship.” Clearly the developer would not suffer undue hardship; he would only
gain somewhat less revenue should the zoning variance be denied.

2. Inthe LDC 5.3.4(C) - “The proposed use is compatible with the surrounding area,
harmonious with the character of the neighborhood, not detrimental to the surrounding
area, not detrimental to the future development of the area, and not detrimental to the
health, safety, or welfare of the inhabitants of the area and County;” Clearly the proposed
rezoning would not be compatible with the surrounding area and character of the
neighborhood, as itis now mostly surround by open pasture land to the north and west, by
35 acre lots to the south, and 5 acre lots to the east.

3. Inthe LDC 5.3.4(C) - “The variance of use is generally consistent with the applicable
Master Plan.” The MP requires use-to-use compatibility and that it support the “overall
character of the area”. Based on the above description of surrounding lands, in no way
conceivable is the proposed rezoning consistent with this criterion, no does it preserve the
“overall character of each Placetype.” The MP also states that the proposed Placetypes
“... are well-connected to adjacent Placetypes.” Again, in no way does the proposed
rezoning comply with this criterion.

4. One stated purpose of the MP is to “... preserve the integrity, stability, and beauty of the
community and the value of the land.” Clearly the proposed rezoning does not in any way
meet this criterion.
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In summary, we ask that the request to rezone from RR-5 t0 2.5 be denied based on the above 4

points. We further ask that the Planning Commission and the Board of County Commissioners honor the
careful thought and effort to develop the Master Plan, and the reasonable RR-5 zoning that

resulted. Please respect the current zoning.

Please include this correspondence as part of the public record for this application.

Sincerely yours,
Robert Larkin

Barbara Shoemaker
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MAP AMENDMENT (REZONING) (RECOMMEND APPROVAL)

moved that the following Resolution be adopted:

BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF EL PASO
STATE OF COLORADO

RESOLUTION NO. P2511
IRON RIDGE REZONE

WHEREAS, Attics Land LLC did file an application with the El Paso County Planning and Community
Development Department for approval of a Map Amendment (Rezoning) to amend the El Paso
County Zoning Map for property in the unincorporated area of El Paso County as described in
Exhibit A and depicted in Exhibit B, attached hereto and incorporated herein by reference, from the
RR-5 (Residential Rural) zoning district to the RR-2.5 (Residential Rural) zoning district; and

WHEREAS, a public hearing was held by this Commission on June 18, 2026; and

WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the
unincorporated area of the County, presentation and comments of the El Paso County Planning and
Community Development Department and other County representatives, comments of public
officials and agencies, comments from all interested persons, comments by the general public, and
comments by the El Paso County Planning Commission Members during the hearing, this
Commission finds as follows:

1. The application was properly submitted for consideration by the Planning Commission;

2. Proper posting, publication, and public notice were provided as required by law for the hearing
before the Planning Commission;

3. The hearing before the Planning Commission was extensive and complete, that all pertinent
facts, matters, and issues were submitted and that all interested persons and the general

public were heard at that hearing;

4. All exhibits were received into evidence;
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5.

That changing conditions clearly require amendment to the Zoning Resolutions;

For the above-stated and other reasons, the proposed amendment of the El Paso County
Zoning Map is in the best interest of the health, safety, morals, convenience, order, prosperity,
and welfare of the citizens of El Paso County.

WHEREAS, this Commission further finds that the request meets the criteria for approval outlined
in Section 5.3.5.B of the El Paso County Land Development Code (as amended), as follows:

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

applicable Small Area Plans or there has been a substantial change in the character of the
neighborhood since the land was last zoned;

The rezoning is in compliance with all applicable statutory provisions, including but not limited
to C.R.S. 8§ 30-28-111, 8 30-28-113, and 8 30-28-116;

The proposed land use or zone district is compatible with the existing and permitted land uses
and zone districts in all directions; and

The site is suitable for the intended use, including the ability to meet the standards as described
in Chapter 5 of the Land Development Code, for the intended zone district.

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

that

the petition of Attics Land LLC for approval of a Map Amendment (Rezoning) to amend the El

Paso County Zoning Map for property located in the unincorporated area of El Paso County from
the RR-5 (Residential Rural) zoning district to the RR-2.5 (Residential Rural) zoning district meets the

crite
be a

ria for approval outlined in Section 5.3.5.B of the El Paso County Land Development Code and
pproved by the Board of County Commissioners with the following conditions and notations:

CONDITIONS

1.

The developer shall comply with federal and state laws, regulations, ordinances, review
and permit requirements, and other agency requirements. Applicable agencies include but
are not limited to: the Colorado Parks and Wildlife, Colorado Department of
Transportation, U.S. Army Corps of Engineers and the U.S. Fish and Wildlife Service
regarding the Endangered Species Act, particularly as it relates to the Preble's Meadow
Jumping Mouse as a listed threatened species.
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2. Any future or subsequent development and/or use of the property shall be in accordance
with the use, density, and dimensional standards of the Land Development Code and
Engineering Criteria Manual. Specifically, development of the RR-2.5 lot shall be subject to
the RR-2.5 (Residential Rural) zoning district standards.

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.

BE IT FURTHER RESOLVED that this Resolution and the recommendations contained herein shall be
forwarded to the El Paso County Board of County Commissioners for its consideration.

seconded the adoption of the foregoing Resolution.

The roll having been called, the vote was as follows: (circle one)

Thomas Bailey aye / no/ non-voting / recused / absent
Blaine Brew aye / no / non-voting / recused / absent
Michael Brewer aye / no/ non-voting / recused / absent
Sarah Brittain Jack aye / no / non-voting / recused / absent
Jim Byers aye / no/ non-voting / recused / absent
Suzanne Casagrande aye / no / non-voting / recused / absent
Mae Emrick aye / no / non-voting / recused / absent
Eric Moraes aye / no/ non-voting / recused / absent
Bryce Schuettpelz aye / no / non-voting / recused / absent
Tim Trowbridge aye / no/ non-voting / recused / absent

P2511



PC Resolution

Page 4 of 8
Christopher Whitney aye / no/ non-voting / recused / absent
Jason Wulf aye / no/ non-voting / recused / absent
The Resolution was adopted by a vote of to by the El Paso County Planning Commission,

State of Colorado.

DONE THIS 18th day of June 2026 at Colorado Springs, Colorado.

EL PASO COUNTY PLANNING COMMISSION

By:
Chair
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EXHIBIT A
LEGAL DESCRIPTION PARCEL 1:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence South 88
degrees 47 minutes 25 seconds West along the south line of the northwest quarter of the

southeast quarter, 1,329.10 feet to the south-center one-sixteen corner of said Section 13;

thence North 00 degrees 33 minutes 24 seconds West along the west line of the northwest
quarter of the southeast quarter, 1,322.76 feet to the center quarter corner of said Section 13;

thence North 88 degrees 45 minutes 54 seconds East along the north line of the southeast
quarter, 1,802.06 feet to the east quarter corner of said Section 13;

thence South 38 degrees 51 minutes 56 seconds West, 742.99 feet to a point on the east line of
the northwest quarter of the southeast quarter;

thence South 00 degrees 28 minutes 24 seconds East along the east line of the northwest quarter
of the southeast quarter, 755.00 feet to the Point of Beginning.

Containing a calculated area of 1,893,477 square feet or 43.4682 acres, more or less.

LEGAL DESCRIPTION PARCEL 2:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence North 82
degrees 37 minutes 02 seconds East, 1,338.80 feet to a point on the east line of the southeast
quarter of said Section 13;

thence South 00 degrees 23 minutes 04 seconds East along the east line of th southeast quarter,
1,466.46 feet to the southeast corner of said Section 13;

thence South 88 degrees 44 minutes 30 seconds West along the south line of the southeast

quarter of the southeast quarter of said Section 13, 1,326.86 feet to the east one-sixteen (1/16)
corner of said Section 13;
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thence North 00 degrees 28 minutes 34 seconds West along the west line of the southeast quarter
of the southeast quarter of said Section 13, 1,323.58 feet to the Point of Beginning.

Containing a calculated area of 1,852,350 square feet or 42.5241 acres, more or less.

LEGAL DESCRIPTION PARCEL 3:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence North 00
degrees 28 minutes 24 seconds West along the west line of the northeast quarter of the northeast

quarter, 755.00 feet;

thence North 38 degrees 51 minutes 56 seconds East, 742.99 feet to a point on the north line of
the southeast quarter;

thence North 88 degrees 45 minutes 54 seconds East along the north line of the southeast
quarter, 860.00 feet to the east quarter corner of said Section 13;

thence South 00 degrees 23 minutes 03 seconds East along the east line of the southeast quarter
of said Section 13, 1,180.01 feet;

thence South 82 degrees 37 minutes 02 seconds West, 1,338.80 feet to the Point of Beginning.

Containing a calculated area of 1,530,811 square feet or 35.1426 acres, more or less.
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EXHIBIT B
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PRELIMINARY 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. SP253
IRON RIDGE PRELIMINARY PLAN

WHEREAS, Atticus Land LLC did file an application with the El Paso County Planning and Community
Development Department for approval of a Preliminary Plan for the Iron Ridge Preliminary Plan
Subdivision 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 June 18, 2026; and

WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the
unincorporated area of the County, presentation and comments of the El Paso County Planning and
Community Development Department and other County representatives, comments of public
officials and agencies, comments from all interested persons, comments by the general public, and
comments by the El Paso County Planning Commission members during the hearing, this
Commission finds as follows:

1. The application was properly submitted for consideration by the Planning Commission;

2. Proper posting, publication, and public notice were provided as required by law for the
hearing before the Planning Commission;

3. The hearing before the Planning Commission was extensive and complete, that all pertinent
facts, matters, and issues were submitted, and that all interested persons and the general

public were heard at that hearing;

4. All exhibits were received into evidence;
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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; and

6. Forthe above-stated and other reasons, the proposed Preliminary Plan is in the best interest
of the health, safety, morals, convenience, order, prosperity, and welfare of the citizens of El
Paso County.

WHEREAS, this Commission further finds that the request meets the criteria for approval outlined
in Section 7.2.1.D.2.e of the Land Development Code (“Code”) (as amended), as follows:

1. The proposed Subdivision is in general conformance with the goals, objectives, and policies
of the Master Plan;

2. The Subdivision is consistent with the purposes of the Code;

3. The Subdivision is in conformance with the subdivision design standards and any approved
Sketch Plan;

4. 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 the Code (this finding may not be deferred to Final Plat if the applicant intends
to seek Administrative Final Plat approval);

5. 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 the Code;

6. 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)];

7. Adequate drainage improvements complying with State law [C.R.S. § 30-28-133(3)(c)(VIlI)] and
the requirements of the Code and the Engineering Criteria Manual ("ECM") are provided by

the design;

8. The location and design of the public improvements proposed in connection with the
Subdivision are adequate to serve the needs and mitigate the effects of the development;
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9. 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 the Code and the ECM;

10. 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;

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

12. The Subdivision provides evidence to show that the proposed methods for fire protection
comply with Chapter 6 of the Code;

13. The proposed Subdivision meets other applicable sections of Chapter 6 and 8 of the Code;
and

WHEREAS, 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. 8 30-28-133(6)(a)] and the requirements of Chapter 8
of the Code;

WHEREAS, the Planning Commission also finds that the proposed Waiver(s) from the Code meet(s)
the criteria for a Waiver outlined in Section 7.3.3 of the Land Development Code and any other
applicable criteria for consideration of a Waiver.

NOW, THEREFORE, BE IT RESOLVED, the El Paso County Planning Commission recommends that the
petition of Atticus Land LLC for approval of a Preliminary Plan for the Iron Ridge Preliminary Plan
Subdivision for property located in the unincorporated area of El Paso County meets the criteria for
approval outlined in Section 7.2.1.D.2.e of the Land Development Code and be approved by the
Board of County Commissioners with the following conditions and notations:
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CONDITIONS

1. Applicable drainage, bridge, school, and park fees shall be paid with each Final Plat.

2. Applicant shall comply with all requirements contained in the Water Supply Review and
Recommendations, dated 5/14/2026, as provided by the County Attorney’s Office.

3. All'lots within the Preliminary Plan shall be 2.5-acres or greater.

NOTATIONS

1. Subsequent Final Plat filings may be approved administratively by the Planning and
Community Development Director.

2. Approval of the Preliminary Plan will expire after thirty-six (36) months months unless a
Final Plat has been approved and recorded or a time extension has been granted.

3. Preliminary Plans not forwarded to the Board of County Commissioners for consideration
within 180 days of Planning Commission action will be deemed to be withdrawn and will
have to be resubmitted in their entirety.

BE IT FURTHER RESOLVED that the El Paso County Planning Commission recommends approval of
the following Waivers from the Land Development Code:

WAIVERS

Section 8.4.3.B.2.e, lots shall have a minimum of 30 feet of frontage on and have access from a
public road, except where private roads are approved by the BoCC. Pursuant to Section
8.4.3.B.2.¢, lots shall have a minimum of 30 feet of frontage on and have access from a public
road, except where private roads are approved by the BoCC pursuant to a Waiver granted under
Section 8.4.4.E.

BE IT FURTHER RESOLVED that this Resolution and the recommendations contained herein shall be
forwarded to the El Paso County Board of County Commissioners for its consideration.

seconded the adoption of the foregoing Resolution.

The roll having been called, the vote was as follows: (circle one)

Thomas Bailey aye / no/ non-voting / recused / absent
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Blaine Brew aye / no/ non-voting / recused / absent
Michael Brewer aye / no/ non-voting / recused / absent
Sarah Brittain Jack aye / no/ non-voting / recused / absent
Jim Byers aye / no/ non-voting / recused / absent
Suzanne Casagrande aye / no / non-voting / recused / absent
Mae Emrick aye / no/ non-voting / recused / absent
Eric Moraes aye / no / non-voting / recused / absent
Bryce Schuettpelz aye / no/ non-voting / recused / absent
Tim Trowbridge aye / no/ non-voting / recused / absent
Christopher Whitney aye / no/ non-voting / recused / absent
Jason Wulf aye / no / non-voting / recused / absent

The Resolution was adopted by avoteof ____to___ by the El Paso County Planning Commission,

DONE THIS 18th day of June 2026 at Colorado Springs, Colorado.

EL PASO COUNTY PLANNING COMMISSION

By:
Chair
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EXHIBIT A
LEGAL DESCRIPTION PARCEL 1:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence South 88
degrees 47 minutes 25 seconds West along the south line of the northwest quarter of the

southeast quarter, 1,329.10 feet to the south-center one-sixteen corner of said Section 13;

thence North 00 degrees 33 minutes 24 seconds West along the west line of the northwest
quarter of the southeast quarter, 1,322.76 feet to the center quarter corner of said Section 13;

thence North 88 degrees 45 minutes 54 seconds East along the north line of the southeast
quarter, 1,802.06 feet to the east quarter corner of said Section 13;

thence South 38 degrees 51 minutes 56 seconds West, 742.99 feet to a point on the east line of
the northwest quarter of the southeast quarter;

thence South 00 degrees 28 minutes 24 seconds East along the east line of the northwest quarter
of the southeast quarter, 755.00 feet to the Point of Beginning.

Containing a calculated area of 1,893,477 square feet or 43.4682 acres, more or less.

LEGAL DESCRIPTION PARCEL 2:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence North 82
degrees 37 minutes 02 seconds East, 1,338.80 feet to a point on the east line of the southeast
quarter of said Section 13;

thence South 00 degrees 23 minutes 04 seconds East along the east line of th southeast quarter,
1,466.46 feet to the southeast corner of said Section 13;

thence South 88 degrees 44 minutes 30 seconds West along the south line of the southeast

quarter of the southeast quarter of said Section 13, 1,326.86 feet to the east one-sixteen (1/16)
corner of said Section 13;
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thence North 00 degrees 28 minutes 34 seconds West along the west line of the southeast quarter
of the southeast quarter of said Section 13, 1,323.58 feet to the Point of Beginning.

Containing a calculated area of 1,852,350 square feet or 42.5241 acres, more or less.

LEGAL DESCRIPTION PARCEL 3:

That portion of southeast quarter of Section 13, Township 11 South, Range 66 West of the 6TH
P.M., County of El Paso, State of Colorado, being more particularly described as follows:

Beginning at the southeast one-sixteenth (1/16) corner of said Section 13; thence North 00
degrees 28 minutes 24 seconds West along the west line of the northeast quarter of the northeast

quarter, 755.00 feet;

thence North 38 degrees 51 minutes 56 seconds East, 742.99 feet to a point on the north line of
the southeast quarter;

thence North 88 degrees 45 minutes 54 seconds East along the north line of the southeast
quarter, 860.00 feet to the east quarter corner of said Section 13;

thence South 00 degrees 23 minutes 03 seconds East along the east line of the southeast quarter
of said Section 13, 1,180.01 feet;

thence South 82 degrees 37 minutes 02 seconds West, 1,338.80 feet to the Point of Beginning.

Containing a calculated area of 1,530,811 square feet or 35.1426 acres, more or less.
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