
 

Appeal of Denial of Dev Request             June 28, 2021     1  

   

 
 

APPEAL OF DENIAL OF DEVIATION REQUEST 
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Cherry Springs Ranch, Inc. 

Stan Searle, Vice President and General  Manager 

18911 Cherry Springs Ranch Dr. 

Monument, CO  80132 

PARCEL NUMBER:  6100000498 

 

CONSULTANTS 

 

 

I. BACKGROUND AND ORIGINAL DEVIATION REQUEST AND DENIAL 

Cherry Springs Ranch is located north of Highway 105 and ¼ mile west of Highway 83. The Cherry Springs 

Ranch (CSR) PUD was approved in 2006 for 42 lots on approximately 231 acres. The Final Plat for Filing 1 

was approved in 2007 for 16 lots and is mostly built out with residences. Cherry Springs Ranch Filing 2 

(CSRF2) is proposed to be located on the southeast portion of the PUD on approximately 42.25 acres to the east 

of Filing 1, adjacent to Highway 105.  

 

In February 2020 applications for a PUD Amendment and a Plat Note Modification were submitted for CSR 

Filing 2.  The 2006 PUD Development Plan indicated the access road for the PUD would be aligned with 

Appaloosa Road. However, the access for Filing 1 was revised during the Final Plat process to create a direct 

access from Highway 105 onto the existing Cherry Springs Ranch Drive. Please see the graphic of the overall 

PUD showing the location of Filings 1 and 2 as well as the remaining portion of the PUD on the north on the 

following page.  

 

The applicant is also requesting a rezone to RR 2.5 for the remaining 113.8 acres of the PUD to the north of 

proposed Filing 2. This is because EPC Planning and Community Development Department Staff have stated 
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that this area would be required to be platted due to the PUD Zoning and Conceptual Plans (ZCP) regulations 

which no longer honor the original PUD approval.  The current PUD allows a total of 42 lots on the entire 

PUD’s 231 acres (overall density of 1 lot/5.5 acres), including the 16 lots existing in Filing 1, leaving 26 to be 

developed. The rezoning  of the 156 acres within the area of CSRF2 and the Remaining PUD Land to RR 2.5 

would allow an additional 61 lots (16 on the area of CSRF2 and 45 on the PUD Remaining Land). However, 

the applicant is willing to restrict the density of CSRF2 to 11 lots and the PUD Remaining Land to the 

already approved maximum of 15 lots, reducing total allowed density under RR 2.5 by a total of 34 lots. 

Additionally, the applicant has no intention of pursuing development of the PUD Remaining Land at this time 

or in the near future. This voluntary density reduction significantly increases open space on the property, 

preservation of sensitive areas, the ranching heritage of the land as well as sensitivity to adjacent residences and 

property.  
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A Deviation Request was also submitted (Attachment 1) for intersection spacing of approximately ¼ mile (vs. 

the ½ mile in the ECM) to allow the existing CSR Drive/Highway 105 intersection to remain open along with 

the proposed Appaloosa Road extension north of Highway 105 to provide access to Filing No. 2.  

The below excerpt from the Deviation Request summarizes the Applicant’s reason for the request:  

 

Below is an excerpt from the ECM Administrator’s Denial of the Deviation Request (Attachment 2):  

 

The applicant is appealing the Deviation Request denial because public safety is best served by allowing the 

existing CSR Drive to remain open while allowing the proposed new access to CSR Filing 2 – the extension of 

Appaloosa Road.  The proposal is for the CSR Drive/Highway 105 intersection to remain open as a full 

movement intersection until such time that Highway 105 is upgraded to the four-lane, Principal Arterial cross 

section per the roadway’s  MTCP classification.  Once this occurs, the CSR Drive/Highway 105 intersection 

would likely be restricted to a right-in/right-out (or possibly a three-quarter movement intersection) with a 

future center median (part of the standard Principal Arterial cross section). The current roadway cross 

section/width is more like a Minor Arterial cross section. Quarter-mile intersection spacing is standard on Minor 

Arterials.  
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II. REASONS FOR APPEAL  

The applicant is appealing the Deviation Request denial because he believes that public safety is best served by 

allowing the existing CSR Drive to remain open while allowing the proposed new access to CSR Filing 2 

(extension of Appaloosa Road). The following are the primary reasons that public safety will be protected by 

allowing CSR Drive to remain open.  

1. CSR Drive/Highway 105 Intersection – Safety Evaluation 

➢ Sight distance to the east and west along Highway 105 is excellent: over 1,000 ft. in each  direction. 

The minimum required is 610 feet.  

➢ A response from the Colorado State Patrol Central Records Unit (in response to an LSC request for 

traffic accident history data) indicated zero reported traffic crashes at this intersection in the past five 

years (Report date: April 22, 2021). Additionally, since the intersection was established as a 

driveway 25 years ago, there have been no accidents that the Applicant is aware of.    

➢ The roadway is paved and slopes to the south, allowing for good winter sun exposure and melting of 

ice on the intersection approach. 

➢ The intersection will likely remain a T intersection (with no south leg of the intersection). T 

intersections are generally less complex, easier for drivers to navigate with significantly fewer 

conflict points than four-leg intersections.  

➢ The intersection turning volumes are relatively light with most individual turning movements less 

than 10 vehicles per hour during peak hours. ECM turning volume thresholds for auxiliary turn lanes 

are not exceeded.  

➢ The intersection level of service is A. 

➢ The intersection spacing to Appaloosa is 1,100 feet, which is close to the quarter-mile spacing for 

minor arterials (see above for MTCP roadway classification vs. current roadway cross section). 

➢ Highway 105 Corridor Study/Corridor Preservation Plan (May 2013) calls for safety improvements 

including a center painted median allowing for left turn lanes at intersections, including CSR Drive 

(see below excerpt from Highway 105 Corridor Plan). The painted median would extend east to the 

existing/proposed Appaloosa Road intersection. Granted, that plan could not assume the extension of 

Appaloosa north of Highway 105, because the timing was unknown and not a public project.  
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2. CSR Drive provides secondary access for Hilltop Pines Subdivision as required by EPC 

Hilltop Pines is a 29 lot subdivision immediately west of Cherry Springs Ranch. EPC granted a waiver in 

2005 to the requirement for no more than 10 lots on a dead-end street, relying upon development to the east 

(Cherry Springs Ranch) to provide the secondary access (see Staff Report on next page). Thus, CSR Drive 

serves as the secondary access required by EPC for Hilltop Pines.  

It appears that a ROW stub was provided for a potential future Peaceful Pines extension north with Peaceful 

Pines Subdivision Filing No. 2. This ROW stub may have been platted to simply allow for access to the 

adjacent property to the north and/or to plan for eventual potential closure of Peaceful Pines at 105 (for 

access management/reducing 105 access points). This ROW was extended north from the previously platted 

stub to Trumpeters with the Hilltop Pines Subdivision. The staff report for Hilltop Pines indicates the ROW 

was platted for potential additional access for Hilltop.  



 

Appeal of Denial of Dev Request             June 28, 2021     6  

   

 
 

 



 

Appeal of Denial of Dev Request             June 28, 2021     7  

   

 
 

 

 

 

 

Adding to the importance of CSR Drive as a secondary access for Hilltop Pines, Trumpeter’s Court is a 

relatively narrow two lane road that was cut through a pine tree forest on and east/west orientation (see 

photos of Trumpeter’s Court on next page).  



 

Appeal of Denial of Dev Request             June 28, 2021     8  

   

 
 

 

 

 



 

Appeal of Denial of Dev Request             June 28, 2021     9  

   

 
 

The tall evergreens cast shade on the road most of the time during the winter months prolonging icy 

conditions lasting many days if not weeks following a snowfall. Also, the dense forest provides a potential 

for wildfire and the necessity of a secondary access for the residents. If the road is blocked so that access to 

Rollercoaster Road is not available and CSR Drive were to be turned into a cul-de-sac, a total of 45 

residences would be without emergency access (see graphic below).  

 
 

3. Excessively long cul-de-sac violating County standard would be created 

If CSR Drive is converted into a cul-de-sac, EPC regulations for a dead-end road would be violated. The 

regulation is a maximum of 25 lots as shown below. As shown in the graphic above, 45 lots would be on a 

cul-de-sac which begins at the Rollercoaster Road/ Trumpeter’s Court intersection.  
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4. Existing intersection spacing on Highway 105 is ¼ mile or less 

The graphic below shows all the intersections and access points and their spacing between Rollercoaster 

Road and State Highway 83, clearly indicating that most of the intersections are spaced ¼ mile or less, 

creating an existing condition that clearly is inconsistent with EPC “standard” of ½ mile spacing for a 

Principal Arterial. Again, the applicant requests a northerly extension of Appaloosa Road into Cherry 

Springs Ranch Filing 2 with a spacing of approximately ¼ mile from the existing CSR Drive. The current 

Highway 105 cross section, access spacing, and speed is below, but more consistent with the ECM Rural 

Minor Arterial classification than the Principal Arterial. Therefore, in the interim until Highway 105 is 

upgraded to a Principal Arterial standard roadway cross section, it is reasonable to allow CSR Drive to 

remain.  In the future, with a project to upgrade the roadway to Principal Arterial standards, CSR would 

likely be limited to a right-turn-only access with a center median or could be factored into an access 

consolidation plan or closed.  
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III. SUMMARY 

The public safety would be best served by approving the requested Deviation and allowing Cherry Springs 

Ranch Drive connection to Highway 105 to remain open. CSR Drive: 

1. Serves as a critical secondary access in case of emergencies for the Hilltop Pines and Cherry Springs 

Ranch Filing 1 residents. 

2. Is proposed to be spaced consistent with the intersections along this portion of Highway 105. 

3. Closure would create an excessively long cul-de-sac in violation of EPC regulations. 

4. Provides a  road option less prone to prolonged snow and ice on the roadway than Trumpeter’s Court 

for Cherry Springs Ranch and some Hilltop Pines residents. 

5. There are no apparent safety issues at the SH 105/Cherry Springs Ranch Drive intersection based on 

the safety evaluation presented herein.  

6.  The current Highway 105 cross section, access spacing, and speed is below, but more consistent 

with the ECM Rural Minor Arterial classification criteria than those of the standard Principal 

Arterial. The spacing between Appaloosa and CSR Drive is nearly ¼ mile.  
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2.3.2, table 2-5

03/30/2020 4:56:15 PM

DISAPPROVED

EPC Planning & Community
Development Department

Engineering Department

dsdnijkamp

The closing of the intersection of Cherry Springs Ranch Drive (CSRD) and 105 is conditioned
with the construction of Appaloosa Drive into the site. The leaving of the CSRD intersection
would create two locations where the intersection spacing would not be in conformance  with
the criteria, creating a compromise in public safety. This road is anticipated to be a 4 lane
principal arterial in which the proposed spacing would not be in the best interest of the safety of
the function of 105.

The statement that there is no additional access is incorrect. CSRD has access at Trumpeters
court, as well, this intersection has no bearing on the creek crossing.  

Due to the safety concerns, the CSRD connection to 105 will need to be closed at the time
Appaloosa Drive is extended into the site. Construction documents for the extension of
Appaloosa should include the construction of the cul-de-sac and the closing of the connection.




