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COMMISSIONERS: 

CAMI BREMER (CHAIR) 

CARRIE GEITNER (VICE-CHAIR) 

HOLLY WILLIAMS  

STAN VANDERWERF  

LONGINOS GONZALEZ, JR. 

  

TO:  El Paso County Planning Commission 

Thomas Bailey, Chair 

 

FROM: Ryan Howser, AICP, Planner III 

  Gilbert LaForce, PE, Senior Engineer 

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Number: SF-22-009 

  Project Name: Winsome Filing No. 3 

  Parcel Nos: 51240-00-003, 51240-00-004, 51000-00-524, and 51000-00-526 

 

OWNER:  REPRESENTATIVE: 

Winsome, LLC 

1864 Woodmoor Drive, Suite 100 

Monument, CO 80132 

N.E.S., Inc. 

619 North Cascade Avenue, Suite 200 

Colorado Springs, CO 80903 

 

Commissioner District:  1 

 

Planning Commission Hearing Date:   7/6/2023 

Board of County Commissioners Hearing Date: 8/1/2023 

 

EXECUTIVE SUMMARY 

A request by Winsome, LLC for approval of a Final Plat to create thirty-eighty (38) single-

family residential lots and five (5) tracts. The 349.47-acre property is zoned RR-5 (Residential 

Rural) and is located at the northwest corner of Hodgen Road and Meridian Road. 

 

A. WAIVERS/AUTHORIZATION 

Waiver:  

There are no waiver or deviation requests associated with the Final Plat. The applicants 

requested and received approval at the Preliminary Plan stage of a waiver to Section 
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8.4.3.B. of the Code to allow for two (2) of the proposed new lots to not have access from 

a public road.  

 

Section 8.4.3.B, Minimum Frontage, of the Code states: 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 waiver granted under Section 8.4.4 (E). 

 

Two (2) of the lots are proposed to have access to Alamar Way via a shared access 

easement, as depicted on the Preliminary Plan. Per the Final Plat, adequate lot 

accessibility can be provided via the proposed access easement.  The applicant has 

depicted a layout that accommodates lot access to Alamar Way, a proposed public road. 

 

Authorization to Sign: Final Plat, Subdivision Improvements Agreement, Detention 

Pond Maintenance Agreement and any other documents necessary to carry out the 

intent of the Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

In approving a Final Plat, the BoCC shall find that the request meets the criteria for 

approval outlined in Section 7.2.1 (Subdivisions) of the El Paso County Land Development 

Code (2021):  

 

• The subdivision is in conformance with the goals, objectives, and policies of the 

Master Plan; 

• The subdivision is in substantial conformance with the approved preliminary plan; 

• The subdivision is consistent with the subdivision design standards and 

regulations and meets all planning, engineering, and surveying requirements of 

the County for maps, data, surveys, analyses, studies, reports, plans, designs, 

documents, and other supporting materials; 

• Either 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, or, with 

respect to applications for administrative final plat approval, such finding was 

previously made by the BoCC at the time of preliminary plan approval; 
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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 

the Code; 

• All areas of the proposed subdivision which may involve soil or topographical 

conditions presenting hazards or requiring special precautions have been 

identified and that the proposed subdivision is compatible with such conditions 

[C.R.S. § 30-28-133(6)(c)]; 

• Adequate drainage improvements are proposed that comply with State Statute 

[C.R.S. § 30-28-133(3)(c)(VIII)] and the requirements of the Code and the ECM; 

• Legal and physical access is provided to all parcels by public rights-of-way or 

recorded easement, acceptable to the County in compliance with the Code and 

the ECM; 

• Necessary services, including police and fire protection, recreation, utilities, and 

transportation systems, are or will be made available to serve the proposed 

subdivision; 

• The final plans provide evidence to show that the proposed methods for fire 

protection comply with Chapter 6 of the Code; 

• Off-site impacts were evaluated and related off-site improvements are roughly 

proportional and will mitigate the impacts of the subdivision in accordance with 

applicable requirements of Chapter 8; 

• Adequate public facilities or infrastructure, or cash-in-lieu, for impacts 

reasonably related to the proposed subdivision have been constructed or are 

financially guaranteed through the SIA so the impacts of the subdivision will be 

adequately mitigated; 

• The subdivision meets other applicable sections of Chapter 6 and 8; and 

• The extraction of any known commercial mining deposit shall not be impeded 

by this subdivision [C.R.S. §§ 34-1-302(1), et seq.]. 

 

C. LOCATION 

North: RR-5 (Residential Rural)   Residential 

South: RR-2.5 (Residential Rural)   Residential 

East: RR-5 (Residential Rural)   Residential 

West: RR-5 (Residential Rural)   Residential 
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D. BACKGROUND 

The property was zoned A-1 (Agricultural) on September 21, 1965, when zoning was first 

initiated for this portion of El Paso County (Board of County Commissioners Resolution 

No. 434870). Due to changes in the nomenclature of the Land Development Code, the A-

1 zoning district was renamed as the RR-5 (Residential Rural) zoning district.  

 

The Board of County Commissioners (BoCC) approved the Winsome Preliminary Plan 

(PCD File No. SP-18-006) on July 9, 2019. The Plan encompasses 766.66 acres and consists 

of 143 single-family residential lots, 1 commercial lot, open space and drainage tracts, 

and public rights-of-way.  

 

The BoCC also approved two (2) concurrent rezoning requests on July 9, 2019, to rezone 

portions of the Winsome Preliminary Plan area from RR-5 (Residential Rural) to RR-2.5 

(Residential Rural) and CC (Commercial Community) (PCD File Nos. P-18-006 and CC-18-

001, respectively).  

 

The BoCC approved an amendment to the Winsome Preliminary Plan (PCD File No. SP-

21-002) on December 21, 2021. The amendment increased the total number of lots within 

the Preliminary Plan area from 143 to 146. The additional lots were proposed to be 

located within Filing No. 3. The applicant is now seeking approval of the Final Plat for 

Winsome Filing No. 3. 

 

E. ANALYSIS 

1. Land Development Code / Zoning 

The Final Plat application meets the Final Plat 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. 

 

The property is zoned RR-5 (Residential Rural). The RR-5 zoning district is intended to 

accommodate low-density, rural, single family residential development. The density 

and dimensional standards for the RR-5 zoning district are as follows: 

 

• Minimum lot size: 5 acres * 

• Minimum width at the front setback line: 200 feet 

• Minimum setback requirement: front 25 feet, rear 25 feet, side 25 feet * 

• Maximum lot coverage: 25% 

• Maximum height: 30 feet  
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* In the event that the land to be partitioned, platted, sold or zoned abuts a section 

line County road, the minimum lot area for lots abutting the road shall be 4.75 acres 

and minimum lot width shall be 165 ft. 

*Agricultural stands shall be setback a minimum of 35 feet from all property lines. 

 

The applicant is not proposing construction of any new structures at this time. In 

order to initiate any new residential uses on the property, the applicant will need to 

obtain site plan approval, which will include confirmation that all site improvements 

will comply with the dimensional standards included in Chapter 5 as well as the 

Development Standards of Chapter 6 of the Code. 

 

F. MASTER PLAN ANALYSIS 

1. Your El Paso County Master Plan 

a. Placetype Character: Rural  

The Rural placetype comprises ranchland, farms, and other agricultural uses. The 

primary land use in this placetype is agriculture however residential uses such as 

farm homesteads and estate residential are allowed as support uses. Residential lot 

development within the Rural placetype typically cover 35 acres or more per two units 

with the minimum lot area consisting of 5-acres per unit. The Rural placetype covers 

most of the eastern half of the County.  

 

Rural areas typically rely on well and septic and parcels for residential development 

tend to be substantial in size. Rural areas are remotely located and distant from high 

activity areas or dense suburban or urban places, making access to regional 

transportation routes, such as Highway 24 and Highway 94, vital to the quality of life 

for rural community residents.  

 

The agricultural lands that Rural areas contain represent a valuable economic 

resource and unique lifestyle that should be preserved. The Rural placetype includes 

agricultural lands which represent a valuable economic resource and allow for a 

unique lifestyle that should be preserved. As growth occurs, some Rural areas may 

develop and transition to another placetype, however leapfrog development should 

be discouraged, by pro-actively permitting changing areas contiguous to existing 

development to another placetype. 
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Recommended Land Uses: 

Primary 

• Agriculture 

• Parks/Open Space 

• Farm/Homestead Residential 

 

Supporting 

• Estate Residential (Minimum 1 unit/5-acres) 

• Institutional 

 

Analysis:  

The property is located within the Rural placetype. According to the Master Plan, 

the Rural Placetype supports the County’s established agricultural and rural identity. 

This placetype is uniquely sensitive to new development due to limited water access 

and infrastructure making sustainable growth a priority. Relevant goals and 

objectives are as follows: 

 

Goal LU1 – Ensure compatibility with established character and 

infrastructure capacity. 

 

Objective LU3-1 – Development should be consistent with the allowable land 

uses set forth in the placetypes first and second to their built form guidelines. 

 

Goal HC2 – Preserve the character of rural and environmentally sensitive 

areas. 

 

The applicant is proposing to subdivide the property with a minimum lot size of 

5 acres, which is consistent with the Rural placetype. In order to preserve the 

sensitive environmental features located on the property, the applicant is 

proposing to incorporate these areas into open space tracts. 

 

b. Area of Change Designation: Minimal Change: Undeveloped 

The character of these areas is defined by a lack of development and presence of 

significant natural areas. These areas will experience some redevelopment of select 

underutilized or vacant sites adjacent to other built-out sites, but such redevelopment 
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will be limited in scale so as to not alter the essential character. New development 

may also occur in these areas on previously undeveloped land, but overall there will 

be no change to the prioritized rural and natural environments. 

 

Analysis:  

The property is located within the Minimal Change: Undeveloped Area of 

Change. The Master Plan identifies that there may be some development in 

these areas; however, such development shall not result in a significant change 

in character for the area. The proposal is not expected to significantly alter the 

character of the surrounding area, as the proposed subdivision is compatible 

with similar developments in the surrounding area and is consistent with the 

zoning in place and the adopted Preliminary Plan for the Winsome development. 

 

A relevant specific strategy is as follows: 

 

Goal LU1 Specific Strategy – The Minimal Change: Undeveloped areas 

should experience some redevelopment of select underutilized or vacant sites 

adjacent to other built-out sites, but such redevelopment will be limited in 

scale so as to not alter the essential character. 

 

c. Key Area Influences: Forested Area 

This Key Area includes parts of the County where natural forests are the predominant 

feature such as Black Forest, areas north of Peyton, and areas along Highway 115 as 

well as lands within Pike National Forest. Pike National Forest is one of the County’s 

largest natural amenities and tourist destinations. Continued coordination with the 

U.S. Forest Service is critical to ensuring future development in areas adjacent to the 

Forest do not negatively impact the natural environment. There are also many 

established communities within Pike National Forest particularly in Ute Pass and 

along Highway 115. New development and any redevelopment in these locations 

should be of a lower intensity to mitigate any impacts on the Forest, properly manage 

stormwater, provide safe access to major roads and state highways for the traveling 

public and emergency response vehicles and adhere to the strictest building codes to 

prevent any hazards such as fires and soil erosion related to poor planning, design, 

and construction. 
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Managed residential growth, along with supportive commercial uses, have helped the 

other forested areas preserve their natural amenities while supporting the daily needs 

of a thriving local community. The seamless connection between the natural 

environment and small-scale, low intensity development is critical to their identity. All 

new development and redevelopment in this Key Area should strictly adhere to the 

transportation and infrastructure, stormwater requirements, built form, and transition 

guidelines outlined in their appropriate placetypes. Each development proposal should 

also be reviewed on a case-by-case basis to determine its specific impact on the 

forested area and the established character of the individual community. 

 

Analysis:  

The property is located within the Forested Area. A relevant specific strategy is 

as follows: 

 

Goal LU1 Specific Strategy – New development and any redevelopment in 

Forested Areas should be of a lower intensity to mitigate any impacts on the 

Forest, properly manage stormwater, provide safe access to major roads and 

state highways for the traveling public and emergency response vehicles and 

adhere to the strictest building codes to prevent any hazards such as fires and 

soil erosion related to poor planning, design, and construction. 

 

The lot sizes and lot layout of the proposed subdivision are consistent with the 

existing development pattern in the area, which largely protects the character of 

the Forested Area, and specifically within Black Forest.  In addition, the proposed 

subdivision will serve as an extension of the existing “small-scale, low intensity 

development” that has already occurred in the area. 

 

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

The property is not located within a priority development area. 

 

2. Water Master Plan  

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. 

 

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

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

demand, efficiency, and conservation. 

 

Goal 1.2 – Integrate water and land use planning. 

 

Goal 4.3 – Collaborate with the State and other stakeholders to extend the 

economic life of the Denver Basin aquifers. 

 

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

providers in multiple regions throughout the County. The property is located within 

Planning Region 4a of the Plan. The following information pertains to water demands 

and supplies in Region 4a for central water providers: 

 

The Plan identifies the current demand for Region 4a to be 725 acre-feet per 

year (AFY) (Figure 5.1) with a current supply of 725 AFY (Figure 5.2). The 

projected demand in 2040 for Region 4a is at 958 AFY (Figure 5.1) with a 

projected supply of 725 AFY (Figure 5.2) in 2040. The projected demand at 

build-out in 2060 for Region is 4a is at 1,170 AFY (Figure 5.1) with a projected 

supply of 725 AFY (Figure 5.2) in 2060. This means that by 2060 a deficit of 445 

AFY is anticipated for Region 4a.  

 

Please see the Water section below for a summary of the water findings and 

recommendations for the proposed subdivision. 

 

3. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having 

a moderate wildlife impact potential.  El Paso County Environmental Division of 

Community Services, Kiowa Conservation District, and Colorado Parks and Wildlife 

were each sent a referral and have no outstanding comments.  
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The Master Plan for Mineral Extraction (1996) identifies potential floodplain deposits, 

valley fill, and upland deposits in the area of the subject parcels.  A mineral rights 

certification was prepared by the applicant indicating that, upon researching the 

records of El Paso County, no severed mineral rights exist. 

 

Please see attached for the Parks Advisory Board review letter regarding 

conformance with The El Paso County Parks Master Plan (2013).  

 

Please see the Transportation Section below for information regarding conformance 

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

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

Geologic hazards were identified during the review of the Final Plat. Downslope creep 

was identified on Lots 7, 8, 10, and 11. Potentially unstable slopes were identified on 

Lots 31 and 32. Potentially seasonally high groundwater was identified on Lots 1-6, 10-

14, 22, 24, 25, and 27-38. The Colorado Geological Survey has reviewed the Final Plat 

documents and has no outstanding comments at this time. Proposed mitigation 

measures include perimeter drains where necessary and engineered OWTS systems 

for all lots. These will be evaluated at the time of building permit for the individual lots. 

 

2. Floodplain 

FEMA Flood Insurance Rate Map (FIRM) panel number 08041C0350G identifies a 100-

year regulatory floodplain along the southeast side of the subdivision. A Conditional 

Letter of Map Revision (CLOMR) was submitted with Winsome Filing No. 1 and approved 

under FEMA Case No. 19-08-0185R. Draft model-backed base flood elevations (BFEs) 

for this area have been developed as part of Phase 1 of the ongoing El Paso County, 

CO Risk Map project. The data has been reviewed and approved through FEMA’s 

QA/QC process on May 11, 2022, and is in the Mapping Information Platform under 

Case No. 19-08-0037S. The BFEs shown on the plat are based on this data. 

 

After construction of the subdivision improvements is completed, the applicant shall 

process and obtain a Letter of Map Revision (LOMR) with FEMA to revise the 

regulatory floodplain and establish the new base flood elevations. The LOMR is 

required prior to recording the plat if the constructed improvements raise the BFEs 

shown on the Plat. 
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3. Drainage and Erosion 

The subdivision is located in West Kiowa Creek drainage basin which is an unstudied 

basin with no drainage or bridge fees. 

 

The subdivision area generally drains to the south. Stormwater runoff is conveyed by 

roadside ditches and natural drainageways into three full spectrum detention ponds, 

one water quality pond and one permanent sedimentation basin. The ponds and 

sedimentation basin are private and will be maintained by the Winsome Metropolitan 

District No. 1. 

 

A grading and erosion control plan has been submitted with this application.  The 

plan calls for permanent and construction control measures to prevent sediment and 

debris from affecting adjoining properties and the public stormwater system before, 

during, and after grading activities. 

 

4. Transportation 

The subdivision is located northwest of Winsome Filing Nos. 1 and 2, northwest of the 

intersection of Hodgen Road and Meridian Road.  Access to Hodgen Road and 

Meridian Road is via extensions of internal local roadways that were constructed with 

Winsome Filing Nos. 1 and 2.  All of the streets within the subdivision are planned to 

be public roads and will be dedicated to the County.  This subdivision will result in the 

dedication of approximately 1.9 miles of developer constructed rural local roadways.  

No off-site improvements are proposed.   

 

The MTCP identifies a 2040 Roadway Improvement Project along Hodgen Road 

(Project ID U6), from an unimproved county road to a minor arterial road.  Traffic 

generated by the overall Winsome development does not warrant construction of the 

MTCP 2040 Roadway improvement Project.  Turn lanes on Hodgen Road going into 

the subdivision were constructed with the previous filings. 

 

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

(Resolution No. 19-471), as amended. 

 

H. SERVICES 

1. Water 

Water will be provided by individual onsite wells. Water sufficiency has been analyzed 

with the review of the proposed subdivision. The applicant has shown a sufficient 
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water supply for the required 300-year period. The State Water Engineer’s Office has 

made a finding of adequacy and has stated water can be provided without causing 

injury to decreed water rights. The County Attorney’s Office is recommending a 

finding of sufficiency with regard to water quantity and dependability. El Paso County 

Public Health is recommending a finding of sufficiency with regard to water quality.  

 

2. Sanitation 

Wastewater is provided by individual onsite wastewater treatment systems (OWTS). 

The applicant submitted an OWTS report which indicated that the lots are suitable for 

the construction of these systems. 

 

3. Emergency Services 

The property is within the Falcon Fire Protection District. The District was sent a 

referral and has no outstanding comments. 

 

4. Utilities 

Mountain View Electric Association (MVEA) will provide electrical service and Black 

Hills Energy (BHE) will provide natural gas service to the area included within the Final 

Plat. Both utility providers were sent referrals for the Final Plat; MVEA has no 

outstanding comments and BHE did not provide a response. 

 

5. Metropolitan Districts 

The property is located within the Winsome Metropolitan District No. 3. The purpose 

of the District is to provide street improvements and safety protection, design, 

construction, and maintenance of drainage facilities, design, construction, and 

maintenance of recreation facilities, mosquito control, and covenant enforcement. 

 

6. Schools 

Fees in lieu of school land dedication in the amount of $9,120.00 shall be paid to El 

Paso County for the benefit of Falcon School District No. 49 at the time of plat 

recording. 

 

I. APPLICABLE RESOLUTIONS 

See attached resolution. 

 

J. STATUS OF MAJOR ISSUES 

There are no major issues. 
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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 (2021) staff recommends the following conditions 

and notations: 

 

CONDITIONS 

1. All Deed of Trust holders shall ratify the plat. The applicant shall provide a current title 

commitment at the time of submittal of the Mylar for recording. 

 

2. Colorado statute requires that at the time of the approval of platting, the subdivider 

provides the certification of the County Treasurer’s Office that all ad valorem taxes 

applicable to such subdivided land, or years prior to that year in which approval is 

granted, have been paid. Therefore, this plat is approved by the Board of County 

Commissioners on the condition that the subdivider or developer must provide to the 

Planning and Community Development Department, at the time of recording the plat, 

a certification from the County Treasurer’s Office that all prior years’ taxes have been 

paid in full. 

 

3. The subdivider or developer must pay, for each parcel of property, the fee for tax 

certification in effect at the time of recording the plat. 

 

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

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

including, but not limited to, the Colorado Parks and Wildlife, Colorado Department of 

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

regarding the Endangered Species Act, particularly as it relates to the Preble's Meadow 

Jumping Mouse as a listed species. 

 

5. Driveway permits will be required for each access to an El Paso County owned and 

maintained roadway. Driveway permits are obtained from the El Paso County Planning 

and Community Development Department. 

 

6. The Subdivision Improvements Agreement, including the Financial Assurance Estimate, 

as approved by the El Paso County Engineer / ECM Administrator, shall be filed at the 

time of recording the Final Plat. 
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7. Collateral sufficient to ensure that the public improvements as listed in the approved 

Financial Assurance Estimate shall be provided when the final plat is recorded. 

 

8. The Subdivider(s) agrees on behalf of him/herself and any developer or builder 

successors and assignees that Subdivider and/or said successors and assigns shall be 

required to pay traffic impact fees in accordance with the El Paso County Road Impact 

Fee Program Resolution (Resolution No. 19-471), or any amendments thereto, at or 

prior to the time of building permit submittals.  The fee obligation, if not paid at Final 

Plat recording, shall be documented on all sales documents and on plat notes to ensure 

that a title search would find the fee obligation before sale of the property. 

 

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

Recommendations, dated April 25, 2023, as provided by the County Attorney’s Office. 

 

10. After construction of the subdivision improvements are completed, the applicant shall 

process and obtain a Letter of Map Revision (LOMR) with FEMA to revise the regulatory 

floodplain and establish the base flood elevations. The LOMR is required prior to 

recording the plat if the constructed improvements raise the BFEs shown on the Plat. 

 

NOTATIONS 

1. Final Plats not recorded within 24 months of Board of County Commissioner approval 

shall be deemed expired unless an extension is approved. 

 

2. Site grading or construction, other than installation or initial temporary control 

measures, may not commence until a Preconstruction Conference is held with Planning 

and Community Development Inspections and a Construction Permit is issued by the 

Planning and Community Development Department. 

 

3. The subdivision is in West Kiowa Creek drainage basin which is an unstudied basin with 

no drainage or bridge fees. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified forty-six (46) property 

owners on June 13, 2023 for the Planning Commission and Board of County 

Commissioner meetings.  Responses will be provided at the hearing. 
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Map 2: Zoning 
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Map 3: Your El Paso Master Plan Placetype 
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Map 5: Your El Paso Master Plan Area of Change 
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WINSOME FILING NO.3 FINAL PLAT 
 
LETTER OF INTENT 
 
JANUARY 2022; REVISED APRIL 2023 
 
PROPERTY OWNER APPLICANT: CONSULTANT: 
Winsome LLC Winsome LLC N.E.S. Inc. 
1864 Woodmoor Dr, Ste 100 1864 Woodmoor Dr, Ste 100  619 North Cascade Ave, 
Monument, CO 80132   Monument, CO 80132  Colorado Springs, CO 80903 
(719) 476-0800    (719) 476-0800   (719) 471-0073 
JDesJardin@proterraco.com  JDesJardin@proterraco.com bswenson@nescolorado.com 
 
 
TSN: 5100000525, 5100000524, 5100000526 
 

 
REQUEST 
 
Winsome LLC requests approval of a Final Plat for Winsome Filing No. 3, comprising 38 residential lots 
and 5 tracts on approximately 350 acres.  A concurrent request for pre-development grading and 
utilities is submitted separately. 
 
SUPPORTING DOCUMENTS 
 
The following reports are submitted in support of this Final Plat and are referenced in this Letter of 
Intent: 
 

• Soils, Geology and OWTS Report prepared by Entech Engineering, Inc. 

• Natural Features and Wetlands Report prepared by Ecosystem Services, LLC (ECOS) 

• Wildland Fire & Hazard Mitigation Plan prepared by Ecosystem Services, LLC (ECOS) 

• Water Resources and Wastewater Report prepared by Entech Engineering, Inc. 

• Final Drainage Report prepared by Kimley Horn. 

• Stormwater Management Plan prepared by Kimley Horn. 

• FEMA CLOMR Report prepared by Kimley Horn. 
 
PROJECT DESCRIPTION 
Winsome Filing No. 3 is part of the 766-acre Winsome subdivision (formerly McCune Ranch) located 
northwest of the intersection of Hodgen Road and Meridian Road in northeast El Paso County. On July 9 
2019, the Board of County Commissioners approved multiple applications to rezone and preliminary 
plan the Winsome property, as follows: 
 

1. A rezone of 350 acres from RR-5 (Residential Rural, 5-Acre Lots) and A-35 (Agricultural, 35-acre 
lots) to RR-2.5 (Residential Rural, 2.5 acre lots); 

2. A rezone of 7.9 acres from A-35 (Agricultural, 35-acre lots) to CC (Commercial Community); and 
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3. A Preliminary Plan for the Winsome subdivision, consisting of 143 single-family lots and one 
commercial lot on approximately 766.66 acres.  

On December 21, 2021, the Board of County Commissioners approved an amendment to the Winsome 
Preliminary Plan, which increased the total number of single-family residential lots from 143 to 146. 
 
 

 
 
 
 
The properties surrounding Winsome Filing No. 3 include: 
 
North: Country Squire Estates Filing No. 1, subdivision of similar rural density development.  
South: Winsome Filing 1 and 2 subdivisions. 
East: Part of the original McCune Ranch, divided into three 40-acre parcels. 
West: Rural residential, generally 20-acre lots. 
 

M
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n
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d
 

Hodgen Road 

Filing No. 1 
RR-2.5 

Filing No. 2 
RR-2.5 

Filing No. 3 
RR-5 
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Through the approval of the Preliminary Plan, it was concluded by County Staff, the Planning 
Commission, and the Board of County Commissioners that the density, lot sizes and transitions in lot 
sizes proposed for the Winsome subdivision are compatible with the neighboring properties. 
 
Winsome Filing No. 3 is the third 350-acre phase of the Winsome subdivision and is located immediately 
north of Filing No. 1. The 38 lots proposed in Filing No.3 are in the area that remained under the existing 
RR-5 zoning after the rezone of part of the property in 2019. The lots meet the minimum zoning 
standards set out in Table 5-4 of the Land Development Code for the RR-5 zone. 
 
The original Preliminary Plan had 35 lots in Filing 3. A Preliminary Plan Amendment is currently under 
review, adding three additional lots to this area. This Filing 3 plat aligns with the Preliminary Plan 
Amendment.  
 
ACCESS AND TRAFFIC  
Access to the Winsome subdivision is from three full movement accesses off Hodgen Road and a full 
movement access off Meridian Road. Twinkling Star Lane and Alamar Way provide access to Filing 3 
through the already approved Filings 1 and 2.  
 
The Traffic Impact Study (TIS) prepared by Kellar Engineering assesses the trips generated by the 
proposed development in the context of 2020 short-term and 2045 long-term background traffic. All 
required road improvements were included in Filings 1 and 2.  
 
This filing will not be entering into a PID, and road impact fees will be paid at time of recording. 
 
Lots 8 and 11 do not have direct access to a public street and has a shared access through the adjacent 
Lots 7 and 12. A waiver to this requirement of Chapter 8.4.3(C)(2)(e) of the Land Development Code was 
approved with the Preliminary Plan Amendment.   
 
OPEN SPACE AND TRAILS 
The overall Winsome subdivision proposes 151-acres as open space to preserve the natural resource of 
the West Kiowa Creek and its associated floodplain and wetlands and to preserve existing vegetation. 
This open space will also provide recreational opportunities for the residents of the proposed 
subdivision and surrounding neighborhoods. A network of looping trails is proposed through the open 
spaces, connecting with the internal rural local roads to provide multiple access points. All open space 
tracts will be owned and maintained by the Winsome Metropolitan District. 
 
Within Filing 3, tracts A-E provide 112 acres of open space containing trails, trail signage and drainage 
facilities. All open space tracts in this filing will be owned and maintained by the Winsome Metropolitan 
District. 
 
DRAINAGE 
The Final Drainage Report prepared by Kimley Horn examines the existing drainage characteristics of the 
site and any required improvements in accordance with the requirements of the LDC and ECM. The 
proposed Winsome Subdivision is part of the West Kiowa Creek Drainage Basin, with Kiowa Creek 
flowing from the southwest to the northeast across the property. Proposed drainage infrastructure 
includes roadside ditches, culverts to convey stormwater under roads, swales, and three full-spectrum 
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detention ponds. Additionally, two box culvert crossings at Alamar Way and Twinkling Star Lane are 
proposed with this filing. 
 
UTILITIES 
Water: The Water Resources Report and Wastewater Disposal Report prepared by JDS Hydro indicate 
that water service will be provided by individual domestic wells for the 38 residential lots. The wells will 
be drilled into the Dawson Aquifer, which has an allocated 300-year supply for this development of 
232.66 acre-feet annually per Water Decree No. 1692-BD.  The 38 lots in Filing 3 will generate an annual 
demand of approximately 22.8 acre-feet per year.  The combined total waster demand for Filings 1, 2 
and 3 is 87.6 acre feet per year, for which there is more than sufficient capacity in the Dawson aquifer. 
Replacement water required to augment depletions from the Dawson aquifer will be available through 
return flows from the OWTS septic fields. A replacement water plan has been reviewed and published 
by the State Water Engineer.  
 
Wastewater: Wastewater service will be provided by onsite wastewater treatment systems (OWTS). 
Entech’s OWTS Report concludes that the property is generally suitable for OWTS and that 
contamination of surface and subsurface water sources should not occur provided the systems are 
installed according to El Paso County and State guidelines.  
 
Gas: Gas Service will be provided by Black Hills Energy and a Will Serve letter is provided. 
 
Electric: Electric Service will be provided by Mountain View Electric Association and a Will Serve letter is 
provided. 
 
NATURAL FEATURES 
The ECOS Natural Features Report prepared for the Preliminary Plan assessed the topography, 
vegetation, wetlands and wildlife. The only constraint imposed on the Winsome development as a result 
of this assessment is the requirement for “no build”/preservation easements where the wetlands are 
within lots. In Filing 3, the two box culvert crossings on Twinkling Star Lane and Alamar Way require a 
Nationwide Permit. The application has been submitted (NWP 29 Application prepared by Bristlecone 
Ecology) and is under review. 
 
The site is mainly native prairie grassland, with a concentration of Ponderosa Pine trees in the northwest 
portion of Filing No. 3. There is the potential to improve the vegetation with the proposed noxious weed 
management plan and native plant restoration outlined in the ECOS Natural Features Report. 
 
NOXIOUS WEEDS 
The noxious weeds on the site are mainly contained with the proposed open space areas. ECOS provided 
a noxious weed management plan within the Natural Features Report, which recommends weed control 
prior to and during construction to eliminate existing weeds and to prevent introducing new weeds. 
Following construction, the Metropolitan District and/or Homeowners Association will be responsible 
for weed control in the open space. With the individual lots, weed control will be the responsibility of 
the individual homeowner and will be enforced through covenants. 
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FLOODPLAIN 
The property is located within a designated FEMA Zone A floodplain with no BFEs as determined by the 
flood insurance rate map, community map number 0800590350G, effective date December 07, 2018. 
Draft model backed BFEs for this area have been developed as part of Phase 1 for the ongoing El Paso 
County, CO, Risk Map Project.  the data has been reviewed and approved through FEMA’s QA/QC 
process (may 11, 2022) and is currently in the MIP (case no. 19-08-0037s).  No structures or fences are 
permitted within the designated floodplain.  FEMA issued a CLOMR dated September 30, 2019 relating 
to the proposed creek crossings. 
 
WILDLIFE 
The ECOS report indicates that the site currently provides good habitat for a variety of wildlife. Birds are 
the most common wildlife, with mammals in the treed areas and reptiles and amphibians in and around 
the creek. The extensive area of open space proposed for the subdivision and within Filing 3 will provide 
a wide upland buffer for wildlife along the creek and the large lot configuration will minimize impact on 
wildlife. There will be low to no impact on protected species. The noxious weed management plan and 
recommended native plant revegetation will improve the wildlife habitat. Post and rail fencing is 
proposed on the perimeter of the subdivision and similar fencing will be the standard for the individual 
lots, which will be enforced by the Metro District and/or Homeowners Association.  
 
SOILS AND GEOLOGY 
The Soils and Geology Report prepared by Entech identifies the geologic conditions that occur 
intermittently on the property, including artificial fill, loose or collapsible soils, expansive soils, slope 
stability, downslope creep, floodplain and potential high ground water. Many of these constraints are 
within the open space area and the floodplain is wholly within the open space. The report indicates that 
these conditions can be mitigated through proper engineering design and construction techniques, 
including special foundation design and subsurface drains. A no build easement is included across parts 
of lots 31 and 32 to address unstable slope conditions in this area. 
 
The following lots may be impacted by geologic hazards. Mitigation measures and a map of the hazard 
area can be found in the report: Soil, Geology, and Geologic Hazard Study-Winsome Filing No. 3 
prepared by Entech Engineering, inc., revised February 15, 2023, in the file Winsome Filing no. 3 Final 
Plat, SF-229 available at the El Paso County services department: 
- downslope creep - lots 7, 8, 10, 11 
- potentially unstable slopes - lots 31, 32 
- potentially seasonally high ground water - lots 1-6, 10-14, 22, 24, 25, 27-38 
 
WILDFIRE HAZARD MITIGATION 
The treed areas within Filing 3 lie within an area mapped as High Hazard for wildfire. The previous 
owners of the property undertook fire mitigation in 2013 and 2015, which included thinning trees, 
removing ladder fuels and modifying stand structure. The covenants for the subdivision have set out 
standards for fire mitigation to ensure that this is a Firewise community and meets the County 
Development Standards for Fire Protection.  Future fire mitigation will be the responsibility of the 
individual lots to bring them into compliance with these standards. The location and type of new 
landscaping on individual lots will also be controlled to minimize wildfire risks. The Wildland Fire & 
Hazard Mitigation Plan prepared by ECOS provides more detail on the potential wildfire fuels on the 
property and suggested mitigation measures.  

PC Report Packet
Page 25 of 51



Winsome Filing No 3 Final Plat  Prepared by NES Inc. 
Letter of Intent  January 2022, Revised April 2023 
 

 

 

 
Page 6 of 9   File #: SF-229 

 

 
 
PROJECT JUSTIFICATION 
 
The Final Plat is consistent with the approval criteria in Section 7.2.1.D.3.f of the LDC as follows: 
 
1. The subdivision is in conformance with the goals, objectives, and policies of the Master Plan;  

 
Your EPC Master Plan 
 
The new County Master Plan denotes the site as a Rural Residential Placetype, which consists of 
predominantly single-family homes occupying 2.5 acres or more. The Filing No. 3 plat proposes lots 
of 5-acres or more, aligning with the master plan placetype.  The site is located in an Area of 
Minimal Change on the Areas of Change map, where new development may occur on previously 
undeveloped land, but overall there will be no change to the prioritized rural and natural 
environments.  The Filing No. 3 plat proposes 5-acre + lot development consistent with its RR-5 
zoning and preserves the floodplain and wetland areas along West Kiowa Creek as open space.  This 
is consistent with the rural character of the surrounding area and preserves the natural environment 
on the property.  The northwestern edge of Filing 3 is within the Forested Area as identified in the 
Your EPC Master Plan Key Areas, where new development should be of a lower intensity to mitigate 
any impacts on the Forest.  No roads or grading is proposed in the forested area and the lot layout 
has been designed to ensure maximum tree retention in this area. 

 
The plat is consistent with Core Principle 1, Land Use and Development, which seeks to “manage 
growth to ensure a variety of compatible land uses that preserve all character areas of the county,” 
in addition to goal 1.1, “ensure compatibility with established character and infrastructure capacity.” 
The plat proposes 5-acre lots which is consistent with the RR-5 zoning of the site and the rural 
residential character of the surrounding area. 
 
It is also consistent with Goal 2, Housing & Communities, which seeks to “preserve the character of 
rural and environmentally sensitive areas”.  The proposed road and lot layout preserves the 
environmentally sensitive areas associated with the creek.  The site design works with the existing 
topography to best preserve vegetation and terrain by reducing over-lot grading.  
 
El Paso County Water Master Plan  

 
The subject property lies within the El Paso County Water Master Planning area, Region #4a. 
Expected buildout of the subject property is 38 residential lots, ranging from 4.998 to 8.343 acres. 
Demands for the entire subdivision are listed in Section 3.0 of the Water Resources Report for 
Winsome Filing No. 3 prepared by JDS-Hydro Consultants, Inc.  
 
Per El Paso County criteria, the 300-year supply of water for the subject property appears to be 
more than adequate for full buildout, which would include both the 2040 and 2060 scenarios. 
However, the proposed supply in the Dawson aquifer is based on non-renewable sources.  If needed 
beyond the 300-year supply in the Dawson formation, the subdivision has water rights in the Denver 
aquifer. Remaining rights in the Denver, Arapahoe, and Laramie Fox-Hills are subject to sale to 
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Sterling Ranch Metropolitan District. The closest source for a potential interconnect is the Park 
Forest Water District – approximately 3.5 miles to the southwest. It is not anticipated (and Park 
Forest Water District has not been contacted) that an interconnect is needed or warranted.  The 
subject property has adequate water supply to meet the needs of the proposed subdivision on a 
300-year basis.   

 
2. The subdivision is in substantial conformance with the approved preliminary plan;  

 
Winsome Filing No. 3 is in conformance with the Preliminary Plan Amendment, which added three 
additional lots to the approved Preliminary Plan. 
 

3. The subdivision is consistent with the subdivision design standards and regulations and meets 
all planning, engineering, and surveying requirements of the County for maps, data, surveys, 
analyses, studies, reports, plans, designs, documents, and other supporting materials;  
 
Winsome Filing 3 is consistent with the subdivision design standards and regulations, other than the 
two waivers that were approved with the Preliminary Plan. All necessary studies, plans, reports and 
supporting material have been submitted. The subdivision design standards set out in Chapter 8 of 
the Land Development Code are met, including but not limited to:  

 

• Adequate provision for traffic, drainage, open space, recreation and parks; 

• provision of properly designed roads to provide for safe and convenient vehicular circulation 
and identification of required road improvements;  

• Adequate provision for water, sewer and other utilities; 

• Ensuring that structures will harmonize with the physical characteristics of the site; 

• Ensuring that land is divided into lots that are of adequate size and configuration for the 
purpose for which they are intended to be used; and 

• Protecting the natural resources, considering the natural vegetation. 
 

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 this 
Code;  
 
Water service will be provided by individual domestic wells for the 38 residential lots. The wells will 
be drilled into the Dawson Aquifer. Water rights in the Dawson Aquifer of 232.50 acre-feet annually 
were allocated in Water Decree No. 1692-BD and will be transferred to the McCune Ranch 
development following the completion of a water contract between McCune Ranch and PT McCune, 
LLC. The 38 lots in Filing 3 will generate an annual demand of approximately 22.8 acre-feet, for 
which there is sufficient capacity in the Dawson aquifer. Replacement water required to augment 
depletions from the Dawson aquifer will be available through return flows from the OWTS septic 
fields. A replacement water plan has been reviewed and published by the State Water Engineer. 
 

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 this Code;  
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Wastewater service will be provided by onsite wastewater treatment systems (OWTS). Entech’s 
OWTS Report concludes that the property is generally suitable for OWTS and that contamination of 
surface and subsurface water sources should not occur provided the systems are installed according 
to El Paso County and State guidelines.  
 

6. All areas of the proposed subdivision which may involve soil or topographical conditions 
presenting hazards or requiring special precautions have been identified and that the proposed 
subdivision is compatible with such conditions [C.R.S. § 30-28-133(6)(c)];  
 
The Soils and Geology Report prepared by Entech identifies the geologic conditions that occur 
intermittently on the property, including artificial fill, loose or collapsible soils, expansive soils, slope 
stability, downslope creep, floodplain and potential high ground water. Many of these constraints 
are within the open space area and the floodplain is wholly within the open space. The report 
indicates that these conditions can be mitigated through proper engineering design and 
construction techniques, including special foundation design and subsurface drains.  
 

7. Adequate drainage improvements are proposed that comply with State Statute [C.R.S. § 30-28-
133(3)(c)(VIII)] and the requirements of this Code and the ECM;  
 
The Final Drainage Report prepared by Kimley Horn analyses the existing drainage characteristics of 
the site and any required improvements in accordance with the requirements of the LDC and ECM. 
The proposed Winsome Subdivision is part of the West Kiowa Creek Drainage Basin with Kiowa 
Creek flowing from the southwest to the northeast across the property. Proposed drainage 
infrastructure includes road side ditches, culverts to convey stormwater under roads, swales, and 
three full-spectrum detention ponds.  
 

8. Legal and physical access is provided to all parcels by public rights-of-way or recorded 
easement, acceptable to the County in compliance with this Code and the ECM;  
 
All lots have direct access to public right-of-way, in some limited cases via a joint driveway access 
and maintenance agreement. 
 

9. Necessary services, including police and fire protection, recreation, utilities, and transportation 
systems, are or will be made available to serve the proposed subdivision;  
 
All necessary services are available to the subdivision and will serve letters form all utility 
providers have been submitted. The site will be served by well and septic as described above. 
Mountain View Electric and Black Hills Energy will provide electric and natural gas services as 
stated in the Will Serve letters included in this submittal. The subdivision will be adequately 
served by public streets and substantial areas of open space and recreational trails are provided. 
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10. The final plans provide evidence to show that the proposed methods for fire protection comply 
with Chapter 6 of this Code;  
 
The Falcon Fire Protection District has adequate capacity to provide fire protection to the proposed 
subdivision. A Fire Protection Report and a Will Serve letter from the Fire Chief is included with this 
submittal.  
 

11. Off-site impacts were evaluated and related off-site improvements are roughly proportional and 
will mitigate the impacts of the subdivision in accordance with applicable requirements of 
Chapter 8;  
 
No off-site improvement is identified for Filing 3. 
 

12. Adequate public facilities or infrastructure, or cash-in-lieu, for impacts reasonably related to the 
proposed subdivision have been constructed or are financially guaranteed through the SIA so 
the impacts of the subdivision will be adequately mitigated;  
 
All public improvements are to be constructed or financially guaranteed through the SIA. Cash in lieu 
of regional park and school land provision will be paid on recordation of the Final Plat. 
 

13. The subdivision meets other applicable sections of Chapter 6 and 8; and  
 
The subdivision meets all applicable sections of Chapter 6 and 8, subject to the waivers approved 
with the Premilitary Plan, which were justified in the context of preserving the existing topography 
and natural features on the site. 

 
14. The extraction of any known commercial mining deposit shall not be impeded by this 

subdivision. 
 
There are no known mineral estate interests associated with this property. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
P:\Pro Terra\McCune Ranch\Admin\Submittals\Winsome Filing 3 Plat\1st Submittal\Winsome Filing 3_Letter of Intent.docx 
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       Colorado Ground Water Commission  

 

 
 

 
1313 Sherman Street, Room 821, Denver, CO 80203 P 303.866.3581 www.colorado.gov/water 

Kevin G. Rein, Executive Director 

 

 
March 2, 2022 
 
John Green 
El Paso County Development Services Department 
DSDcomments@elpasoco.com 
 

RE: Winsome Filing No. 3 
 Part of Sec. 24, T11S, R65W, 6th P.M. and Part of the W ½ of the W ½ of Sec. 19, T11S, 

R64W, 6th P.M. 
 Water Division 1, Water District 1 
 Kiowa-Bijou Designated Basin 

 
Dear Mr. Green: 
 
We have reviewed your February 3, 2022 submittal concerning the above referenced proposal to 
subdivide 366 acres into 38 residential lots.  Our office previously commented on the McCune Ranch 
Preliminary Plan (containing 766.66 acres) in a letter dated May 3, 2019, of which the Winsome 
Filing No. 3 is a portion. 
 
Water Supply Demand 
 
According to the submitted Water Resources Report for Winsome Filing No. 3 dated May 2021 and 
revised September 2021 (“Water Resources Report”) the total estimated water requirement is 22.8 
acre-feet/year.  The estimated water requirement of 0.6 acre-feet/year per residential lot assumes 
that 0.3 acre-foot per year is required for domestic indoor use, 0.25 acre-feet per year is required 
for irrigation of up to 4,000 square feet of lawn, garden and trees, and 0.05 acre-feet per year is 
required for watering of four large domestic animals.   
 
Source of Water Supply 
 
According to the Water Resources Report, the proposed source of water supply for the residential 
lots is individual on-lot wells producing from the not-nontributary Dawson Aquifer that would be 
permitted pursuant to Determination of Water Right no. 1692-BD and the associated Replacement 
Plan No. 1692-RP, No. 4.   
 
Determination of Water Right no. 1692-BD was issued by the Ground Water Commission 
(“Commission”) on June 25, 2008 for an allowed average annual amount of withdrawal of ground 
water of 819 acre-feet from the Dawson Aquifer (based on an aquifer life of 100 years) to be used 
on 900.52 acres (which include the 366 acres of the subject subdivision).  On March 13, 2018, the 
Commission approved Amendment No. 1 of Determination of Water Right no. 1692-BD which 
cancelled an allowed average annual withdrawal of 12 acre-feet from the Determination, leaving 
an allowed average annual amount of withdrawal of 807 acre-feet (based on an aquifer life of 100  
years) in the Determination.  

 
On August 27, 2021, the Commission approved Replacement Plan No. 1692-RP, No. 4, which 
cancelled Replacement Plan No. 1692-RP, No. 3, previously approved on December 1, 2020.  
Replacement Plan No. 1692-RP, No. 4, allows for the withdrawal of 37.8 acre-feet per year of ground 

PC Report Packet
Page 37 of 51

http://www.colorado.gov/water
mailto:DSDcomments@elpasoco.com


Winsome Filing No. 3 

March 2, 2021 

Page 2 of 3 

 

water from the Dawson aquifer for 300 years, through 63 wells to be located on 63 residential lots 
on 479.4 acres, of which the subject 366 acres is a part.  The remaining 25 wells that are the subject 
of Replacement Plan No. 1692-RP, No. 4 are within Winsome Filing No. 2.  Each well may withdraw 
0.6 acre-feet per year of ground water to be used for use in one single family dwelling, the irrigation 
of landscape and lawn and gardens and the watering of domestic animals and stock.  These allowed 
uses are consistent with the proposed uses specified in the Water Supply Report.   

 
The proposed source of water for this development is a bedrock aquifer allocation from the Denver 
Basin.  The State Engineer’s Office does not have evidence regarding the length of time for which 
the bedrock aquifer sources will be a physically and economically viable source of water.  According 
to 37-90-107(7)(a), C.R.S., “Permits issued pursuant to this subsection (7) shall allow withdrawals 
on the basis of an aquifer life of 100 years.”  Based on this allocation approach, the annual amount 
of water determined in Determination of Water Right No. 1692-BD is equal to one percent of the 
total amount, as determined by rule 5.3.2.1 of the Designated Basin Rules, 2 CCR 410-1.  Therefore, 
the water may be withdrawn in those annual amounts 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 allowed 
average annual amount of withdrawal for the 38 wells of 22.8 acre-feet may be withdrawn in that 
amount for a maximum of 300 years, pursuant to Replacement Plan No. 1692-RP, No. 4. 
 
The Water Resources Report submitted makes reference to other water rights, including those in 
the Denver, Arapahoe and Laramie-Fox Hills Aquifers under Determination of Water Right nos. 1691-
BD, 1690-BD and 1689-BD, but those rights are not identified as a sources of water for the 
subdivision. 

 
In our letter dated May 3, 2019 regarding the McCune Ranch Subdivision Preliminary Plan we noted 
that there is an existing small-capacity Dawson Aquifer well, permit no. 162283, with a permitted 
well location that would place it on the 766.6 acres.  Well permit no. 162283 was issued on a tract 
of 40 acres described as the NW ¼ of the SW ¼ of Sec. 19, Twp. 11 S, Range 64 W, 6th P.M., without 
consideration of material injury to other water rights.  According to the January 7, 2019 water 
resources report submitted with that referral request a search for the well structure was conducted 
on January 7, 2019, resulting in no evidence that the structure exists at or near the location depicted 
in the permit.  In addition, the then owner of the property, Mary Sue Liss with McCune Ranch, 
indicated that she has never seen a well casing or structure since she has owned or lived on the 
property.  Therefore it is believed that the well is not located on property.  However, the developer 
agreed to abandon the well per Colorado Well Construction Rules and Regulations should the well 
structure be found during construction of the development.  In the event that the well is located 
and plugged and abandoned the well owner must submit a Well Abandonment Report (Form GWS-
09) available for download at: https://dwr.colorado.gov/services/well-construction-inspection. 

 
State Engineer’s Office Opinion 
Based upon the above and pursuant to Sections 30-28-136(1)(h)(I), C.R.S., it is our opinion that the 
proposed water supply is adequate and can be provided without causing injury to water rights.  
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Winsome Filing No. 3 

March 2, 2021 

Page 3 of 3 

 

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 on the subdivided land 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: 

The Ground Water Commission 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 100 years (or 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.  

 
If you, or the applicant, have any questions, please contact Melissa van der Poel at 303-866-3581 
ext. 8216. 

Sincerely, 
 
 
 
       Joanna Williams 

     Water Resources Engineer 
 
Ec:  Division 1 

Project no. 27576 
Permit no. 162283 

 
Winsome Filing 3.docx  
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April 25, 2023 

 
SF-22-9  Winsome Filing No. 3 Subdivision 
   Final Plat 
 
Reviewed by: Lori L. Seago, Senior Assistant County Attorney 
 

WATER SUPPLY REVIEW AND RECOMMENDATIONS 
 
Project Description 
 

1. This is a proposal for approval of a Final Plat for Winsome Filing No. 3 subdivision by 
Winsome, LLC (“Applicant”) for a 38-lot subdivision on a 347.47-acre parcel of land (the “property”). 
The property is zoned RR-5 (Rural Residential). 

 
Estimated Water Demand 

 
2. Pursuant to the Water Supply Information Summary (“WSIS”), the water demand for the 

subdivision is 22.80 annual acre-feet, comprised of 11.40 acre-feet/year for household use for 38 
single-family dwellings, 9.50 acre-feet/year for irrigation of 9.5 acres, and 1.9 acre-feet/year for animal 
watering for 152 large animals. Based on this total demand, Applicant must be able to provide a supply 
of 6,840 acre-feet of water (22.80 acre-feet/year x 300 years) to meet the Count’s 300-year water supply 
requirement. 
 
Proposed Water Supply 
 

3. The Applicant has provided for the source of water to derive from individual on-lot wells 
producing from the not-nontributary Dawson aquifer as provided in the Determination of Water Rights 
No. 1692-BD and Replacement Plan No. 1692-RP, No. 4 issued by the Colorado Ground Water 
Commission (“Commission”). In the Determination and Replacement Plan, the Commission authorized 
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the withdrawal of 37.8 acre-feet per year for 300 years from the Dawson aquifer, for up to 63 lots.1 The 
Replacement Plan requires the use of septic return flows for replacement water through the installation 
and use of a septic system on each residential lot which has a well. 

 
4. Applicant provided a Water Resources Report for Winsome Filing No. 3 dated January 

2023 (“Report”). The Report estimates the total water demand for the subdivision at 22.8 acre-feet/year, 
or 0.6 acre-feet/year/lot for 38 lots. The Report notes that Determination of Water Rights No. 1692-BD 
approved the withdrawal of 819 acre-feet of water per year from the Dawson aquifer over a period of 
100 years for a 900.52-acre parcel of land, of which this subdivision is a part. Replacement Plan No. 
1692-RP, No. 4 subsequently approved the withdrawal of 37.8 acre-feet per year from the Dawson 
aquifer over a period of 300 years from 63 wells located on 479.4 acres of the original 900.52 acres. 
38 of those 63 wells are proposed for this subdivision. 
 
State Engineer’s Office Opinion 
 

5. In a letter dated March 2, 2022, the State Engineer stated that “…the total estimated water 
requirement is 22.8 acre-feet/year. The estimated water requirement of 0.6 acre-feet/year per 
residential lot assumes that 0.3 acre-foot [sic] per year is required for domestic indoor use, 0.25 acre-
feet per year is required for irrigation of up to 4,000 square feet of lawn, garden and trees, and 0.05 
acre-feet per year is required for watering of four large domestic animals.” The State Engineer noted 
that the proposed source of water supply is individual on-lot wells producing from the not-nontributary 
Dawson Aquifer and permitted pursuant to Determination of Water Right no. 1692-BD and the 
associated Replacement Plan No. 1692-RP, No. 4, which allow 63 wells, including the 38 proposed for 
this Subdivision, to withdraw 0.6 acre-feet/year of ground water each over 300 years.  

 
Finally, the State Engineer provided their opinion “…that the proposed water supply is adequate 

and can be provided without causing injury to water rights.” 
 

Recommended Findings 
 
6. Quantity and Dependability. Applicant’s water demand for the Winsome Filing No. 3 Final 

Plat is 22.80 acre-feet per year for a total demand of 6,840 acre-feet for the subdivision for 300 years. 
Determination of Water Right No. 1692-BD and Replacement Plan 1692-RP, No. 4 allow 38 wells to 
withdraw 0.6 acre-feet per year for 300 years for the uses proposed in this subdivision. 

 
Based on the water demand of 22.80 acre-feet/year for the Winsome Filing No. 3 Final Plat 

and the Determination of Water Rights and Replacement Plan permitting withdrawals in that 
among, the County Attorney’s Office recommends a finding of sufficient water quantity and 
dependability for this subdivision. 

 
7. Quality. The water quality requirements of Section 8.4.7.B.10.g of the El Paso County 

Land Development Code must be satisfied. El Paso County Public Health shall provide a 
recommendation as to the sufficiency of water quality. 

 

 
1 25 of the approved lots are within Winsome Filing No. 2, and the remaining 38 are in this Filing No. 3. 
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8. Basis. The County Attorney’s Office reviewed the following documents in preparing this 
review: the Water Supply Information Summary submitted March 13, 2023, the Water Resources 
Report dated January 2023, the State Engineer’s Office Opinion dated March 2, 2022, and 
Determination of Water Rights No. 1692-BD and Replacement Plan No. 1692-RP, No 4. 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. 

 
9. Reserved 
 

REQUIREMENTS: 
 

A. Applicant and its successors and assigns shall comply with all requirements of the 
Colorado Ground Water Commission Determination No. 1692-BD and Replacement Plan No. 1692-
BD, No. 4, specifically, that water withdrawn from the aquifer by each of the proposed thirty-eight wells 
permitted shall not exceed 0.60 annual acre-feet based on a total combined annual withdrawal of 22.80 
acre-feet. Depletions shall be replaced by individual on-lot non-evaporative septic systems. 

 
B. The County requires that when there is an augmentation/replacement plan, Applicant 

create a homeowners’ association (“HOA”) for the purpose of enforcing covenants and assessing any 
necessary fees related to compliance with the water decrees and augmentation 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 the Colorado Ground Water Commission Determination No. 
1692-BD and Replacement Plan No. 1692-BD, No. 4.    

 
Covenants shall address the following: 
 
1)  Identify the water rights associated with the property.  The Covenants shall reserve 6,840 
acre-feet of Dawson aquifer water pursuant to Colorado Ground Water Commission 
Determination 1692-BD and Replacement Plan No. 1692-RP, No. 4 to satisfy El Paso County’s 
300-year water supply requirement for the 38 lots of the Winsome Filing No. 3 Subdivision. The 
Covenants shall further identify that 180 acre-feet (0.60 AF/year) of Dawson aquifer water is 
allocated to each lot. Said reservations shall not be separated from transfer of title to the property 
and shall be used exclusively for primary 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.  
 
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 more specifically shall require that each 
lot in the subdivision have an occupied single-family dwelling that is generating return flows from 
a non-evaporative septic system before any irrigation or animal watering is allowed. The 

PC Report Packet
Page 42 of 51



Covenants shall also include 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 Determination No. 1692-BD and Replacement Plan No. 1692-RP, No. 4 
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 existing and future wells 
in the Dawson aquifers. 
 
 6)  Require well permits.  The Covenants shall Require that well permits be obtained pursuant 
to the requirements of Determination No. 1692-BD and Replacement Plan No. 1692-RP, No. 4 
and C.R.S. § 37-90-137(4) and (10). 

 
7)  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 the Winsome Filing No. 3 Subdivision 
pursuant to Determination No. 1692-BD and Replacement Plan No. 1692-RP, No. 4.  
Further, written approval of any such proposed amendments must first be obtained from 
the El 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 Colorado Ground Water 
Commission approving such amendment, with prior notice to the El Paso County Planning 
and Community Development Department for an opportunity for the County to participate 
in any such determination.” 

 
8)  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 Determination No. 
1692-BD and Replacement Plan No. 1692-RP, No. 4 are also terminated by the Colorado 
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Ground Water Commission 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 180 acre-feet (0.60 acre-feet per year) per lot. 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 its successors and assigns shall convey by recorded warranty deed these 
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. 

 
 Any and all conveyance instruments shall also 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 water supply, and replacement during pumping, for each of the lots of the 
Winsome Filing No. 3 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 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 Determination No. 1692-BD and Replacement Plan 
No. 1692-RP, No. 4 and shall identify the obligations of the individual lot owners thereunder. 

G. Applicant and its successors and assigns shall record all applicable documents, including, but 
not limited to, Determination No. 1692-BD and Replacement Plan No. 1692-RP, No. 4, 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. 

H. 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.” 
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A. cc: Ryan Howser, Project Manager, Planner 
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 Environmental Health Division 
1675 W. Garden of the Gods Road 
Suite 2044 
Colorado Springs, CO 80907 
(719) 578-3199 phone 
(719) 578-3188 fax 

www.elpasocountyhealth.org 
 

 

 
 
 
 
 

Winsome, Filing No. 3, Final Plat (Major), SF-22-9 
 

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

• The proposed 350-acre, 38-residential lot will be served water by individual 
private wells, and wastewater service by onsite wastewater treatment 
systems (OWTS). 
 

• Water service for the development will be provided by individual private wells. 
El Paso County Public Health has determined there is a finding for sufficiency 
in terms of water quality based on the 05Mar2019 sample results reported by 
Hazen Research, Inc., and the 21Feb2019, Colorado Analytical Laboratories, 
Inc. water quality report. Future residents should be aware that the sample 
result for radium was slightly above the maximum contaminant limit (MCL) of 
the State of Colorado Primary Drinking Water Regulations. In addition, the 
sample result for manganese was above the secondary maximum 
contaminant limit (SMCL).  Future lot owners are encouraged to resample for 
both constituents, as a single sample result is not 100% indicative of source 
water contamination throughout the site. Radium and manganese, if found 
above the MCL, can be removed with the installation of residential reverse 
osmosis (RO) units, or ion exchange water softeners.  

  

• The Entech Engineering, Inc., Soil, Geology, Geologic Hazard Study dated 
21May2021 (revised 15February2023) for Winsome Filing No. 3, and the JDS 
Hydro, Wastewater Disposal Report for Winsome, Filing No. 3, May2021 
(revised January2023) were both reviewed for the determination of suitability 
of the site for onsite wastewater treatment systems (OWTS) installations. The 
overall number of soil test pits performed for the 38 lots proposed for OWTS 
meets the Land Development Code requirement for the soil test requirement 
of 20% of the total number of proposed lots.  

 

• The soil test pits within the reports indicated ground water was not 
encountered; however, the report did show most of the soil in the area will 
likely not be suitable for conventional onsite wastewater treatment systems 
and will require professional engineer designs. The most common reason for 
concern is how shallow the Dawson formation is throughout the area.   

 
• Lots identified on the Entech Engineering 2018 Preliminary Plan Report 

(Figure 9) map show areas “Unsuitable for OWTS’s” on several lots. Per a 
discussion held with Entech Engineering on 01May2019 these unsuitable 
areas can be crossed by a driveway and/or OWTS piping or avoided entirely 
with proper homesite and well planning and placement. 
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Winsome, Filing No. 3, Final Plat (Major), SF-22-9 
 

 

• El Paso County Public Health encourages planned walkability of residential 
communities with sidewalks, walking paths, and bike trails to surrounding 
neighborhood parks, schools, and commercial areas. Walkability features 
promote exercise, help reduce obesity and lower the risk of heart disease. 

 

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

• Earthmoving activities greater than 25 acres require a Construction Activity 
Permit from the Colorado Department of Public Health and Environment, Air 
Pollution Control Division. Go to: 
https://www.colorado.gov/pacific/cdphe/general-air-permits   

 

• Water quality basins must have mosquito control responsibilities included as 
a part of the construction design and maintenance plan to help control 
mosquito breeding habitat and minimize the potential for West Nile Virus. 

 
Mike McCarthy 
El Paso County Public Health 
mikemccarthy@elpasoco.com 
719-332-5771 
28April2023  
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COMMUNITY SERVICES DEPARTMENT  
PARK OPERATIONS ~ ENVIRONMENTAL SERVICES~ RECREATION/CULTURAL SERVICES 

 
 
 
 
February 15, 2022 
 
John Green 
El Paso County Planning and Community Development 
2880 International Circle 
Colorado Springs, CO 80910 
 
Subject: Winsome Filing No. 3 Final Plat (VR222) 
 
John, 
 
The Planning Division of the Community Services Department has reviewed the development 
application for Winsome Filing No.3 Final on behalf of El Paso County Parks. This application and the 
following comments and recommendations will be presented to the Park Advisory Board for 
endorsement on March 9, 2022 and its recommendation provided after the meeting. 
 
This is a request by NES on behalf of Winsome LLC for approval of a final plat for Winsome Filing No. 3, 
comprising 38 residential lots and 3 tracts on approximately 350 acres. Winsome Filing No. 3 is part of 
the 766-acre Winsome subdivision (formerly McCune Ranch) located northwest of the intersection of 
Hodgen Road and Meridian Road in northeast El Paso County. The Winsome Preliminary Plan was 
approved by the Board of County Commissioners on July 9, 2019. Winsome Filing No. 3 is located 
immediately north of Filing No. 1. The 38 lots proposed in Filing No.3 are in the RR-5 zone and will be 
developed as 5 acre residential lots. 
 
The overall Winsome subdivision proposes 151-acres as open space to preserve the natural resource of 
the West Kiowa Creek and its associated floodplain and wetlands and to preserve existing vegetation. 
This open space will also provide recreational opportunities for the residents of the proposed subdivision 
and surrounding neighborhood. A network of looping trails is proposed through the open space, 
connecting with the internal rural local roads to provide multiple access points. All open space tracts will 
be owned and maintained by the Winsome Metropolitan District.  
 
Within Filing 3, tracts A, B, and C provide 118 acres of open space containing trails, trail signage and 
drainage facilities. All open space tracts in this filing will be owned and maintained by the Winsome 
Metropolitan District. 
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The 2013 El Paso County Parks Master Plan shows the proposed Hodgen Road and Meridian Road Bicycle 
Routes located immediately adjacent the southern and eastern boundaries of the property, respectively.  
Dedicated public right-of-ways already exist along the aforementioned bicycle routes, so no trail 
easement requests are necessary in those locations. 
 
The Open Space Master Plan of the Parks Master Plan shows the Black Forest South Candidate Open 
Space encompassing the southern half of the project site.  Natural resource values include montane 
ponderosa pine forests intermixed with permanent and intermittent wetlands and woodland prairie 
communities, serving as habitats for native, relict, and various rare plant species.  This project would not 
conflict with the plan since the open space corridors preserve the West Kiowa Creek corridor. 
 
Since there are no impacts to County trails, staff recommends fees in lieu of land for regional park 
purposes. Again, this application is scheduled for El Paso County Park Advisory Board consideration on 
March 9th and its recommendation will be provided after the meeting. 
 
Recommended Motion - Final Plat 
 
The Park Advisory Board recommends that the Planning Commission and the Board of County 
Commissioners include the following condition when considering and/or approving Winsome Filing 
No. 3 Final Plat: Require fees in lieu of land dedication for regional park purposes in the amount of 
$17,480. 
 
 
 
Sincerely, 
 
Greg Stachon        
Landscape Architect          
Community Services Department 
GregStachon@elpasoco.com 
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PCD Reference #: 350.00
38

Applicant / Owner: Owner's Representative: 0.27
2
3
RR-5
RR-5

NO

Neighborhood: 0.00
0.737 Community: 0.00

0.737 0.00

Neighborhood: $0
$17,480 Community: $0

Total Regional Park Fees: $17,480 $0

Staff Recommendation:

Colorado Springs, CO  80903

VR222
Final Plat

Winsomome LLC

Application Type:  
Total Acreage:  

Total # of Dwelling Units:  
Dwelling Units Per 2.5 Acres:  

Regional Park Area:  
Urban Park Area:  

Existing Zoning Code:  
Proposed Zoning Code:  

March 9, 2022

COMMUNITY SERVICES DEPARTMENT
Park Operations  -  Community Outreach  -  Environmental Services                           

Veterans Services  -  Recreation / Cultural Services

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 
designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 
meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 
Application     
Permit             
Review

PAB Endorsed 03-09-2022

Monument, CO 80132

Name: Winsome Filing No. 3 Final Plat

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS
Regional Park land dedication shall be 7.76 acres of park land per 1,000 

projected residents, while  Urban Park land dedication shall be 4 acres of park 
land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 
density and intensity which is characteristically provided with services of an urban 

nature.  This category of development includes residential uses with densities of more 
than one dwelling unit per 2.5 acres.

Andrea Barlow
1864 Woodmoor Dr, Suite 100

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation:  

  FEE REQUIREMENTS

NES, Inc.

619 North Cascade Ave, Suite 200

The Park Advisory Board recommends that the Planning Commission and the Board of County Commissioners 
include the following conditions when considering and/or approving the Winsome Filing No. 3 Final Plat: require 
fees in lieu of land dedication for regional park purposes in the amount of $17,480.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 38 Dwelling Units =

Regional Park Area: 2

$460 / Dwelling Unit x 38 Dwelling Units =
$114 / Dwelling Unit x 38 Dwelling Units =
$176 / Dwelling Unit x 38 Dwelling Units =

Urban Density (>= 1 Dwelling Unit Per 2.5 Acres):  

     Urban Park Area: 3

     Urban Park Area: 3
0.00375 Acres x 38 Dwelling Units =
0.00625 Acres x 38 Dwelling Units =
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FINAL PLAT (RECOMMEND APPROVAL)   

 

__________________ moved that the following Resolution be adopted:   

 

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. SF-22-009 

WINSOME FILING NO. 3 

 

WHEREAS, Winsome, LLC did file an application with the El Paso County Planning and Community 

Development Department for approval of a final plat for the Winsome Filing No. 3 Subdivision for 

the 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 July 6, 2023; and  

 

WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the 

unincorporated area of the County, presentation and comments of the El Paso County Planning and 

Community Development Department and other County representatives, comments of public 

officials and agencies, comments from all interested persons, comments by the general public, and 

comments by the El Paso County Planning Commission Members during the hearing, this 

Commission finds as follows:   

 

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

 

2. Proper posting, publication, and public notice 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; 

 

5. The proposed land use does not permit the use of an area containing a commercial mineral 

deposit in a manner which would interfere with the present or future extraction of such deposit 

by an extractor;  
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6. 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.  

 

7. 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, when approving a Final Plat, the Planning Commission and Board of County 

Commissioners shall find that the request meets the criteria for approval outlined in Section 

7.2.1.D.3.f of the Land Development Code (2022): 

 

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

 

2. The subdivision is in substantial conformance with the approved preliminary plan; 

 

3. The subdivision is consistent with the subdivision design standards and regulations and meets 

all planning, engineering, and surveying requirements of the County for maps, data, surveys, 

analyses, studies, reports, plans, designs, documents, and other supporting materials; 

 

4. Either 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, or, with respect to applications for administrative final plat approval, such finding was 

previously made by the BoCC at the time of preliminary plan 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 that the proposed 

subdivision is compatible with such conditions [C.R.S. § 30-28-133(6)(c)]; 

 

7. Adequate drainage improvements are proposed that comply with State Statute [C.R.S. § 30-28-

133(3)(c)(VIII)] and the requirements of the Code and the ECM; 

 

8. Legal and physical access is provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with the Code and the ECM; 

 

9. Necessary services, including police and fire protection, recreation, utilities, and transportation 

systems, are or will be made available to serve the proposed subdivision; 
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10. The final plans provide evidence to show that the proposed methods for fire protection comply 

with Chapter 6 of the Code; 

 

11. Off-site impacts were evaluated and related off-site improvements are roughly proportional 

and will mitigate the impacts of the subdivision in accordance with applicable requirements of 

Chapter 8 of the Code; 

 

12. Adequate public facilities or infrastructure, or cash-in-lieu, for impacts reasonably related to 

the proposed subdivision have been constructed or are financially guaranteed through the SIA 

so the impacts of the subdivision will be adequately mitigated; 

 

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

 

14. The extraction of any known commercial mining deposit shall not be impeded by this 

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

 

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. §30-28-133(6)(a)] and the requirements of Chapter 8 

of the Code. 

 

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

petition of  Winsome, LLC for a final plat of Winsome Filing No. 3 be approved by the Board of County 

Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. All Deed of Trust holders shall ratify the plat. The applicant shall provide a current title 

commitment at the time of submittal of the Mylar for recording. 

 

2. Colorado statute requires that at the time of the approval of platting, the subdivider provides 

the certification of the County Treasurer’s Office that all ad valorem taxes applicable to such 

subdivided land, or years prior to that year in which approval is granted, have been paid. 

Therefore, this plat is approved by the Board of County Commissioners on the condition that 

the subdivider or developer must provide to the Planning and Community Development 

Department, at the time of recording the plat, a certification from the County Treasurer’s Office 

that all prior years’ taxes have been paid in full. 

 

3. The subdivider or developer must pay, for each parcel of property, the fee for tax certification 

in effect at the time of recording the plat. 

 

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

requirements, and other agency requirements, if any, of applicable agencies including, but not 

limited to, the Colorado Parks and Wildlife, Colorado Department of Transportation, U.S. Army 
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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 species. 

 

5. Driveway permits will be required for each access to an El Paso County owned and maintained 

roadway. Driveway permits are obtained from the El Paso County Planning and Community 

Development Department. 

 

6. The Subdivision Improvements Agreement, including the Financial Assurance Estimate, as 

approved by the El Paso County Engineer / ECM Administrator, shall be filed at the time of 

recording the Final Plat. 

 

7. Collateral sufficient to ensure that the public improvements as listed in the approved Financial 

Assurance Estimate shall be provided when the final plat is recorded. 

 

8. The Subdivider(s) agrees on behalf of him/herself and any developer or builder successors and 

assignees that Subdivider and/or said successors and assigns shall be required to pay traffic 

impact fees in accordance with the El Paso County Road Impact Fee Program Resolution 

(Resolution No. 19-471), or any amendments thereto, at or prior to the time of building permit 

submittals.  The fee obligation, if not paid at Final Plat recording, shall be documented on all 

sales documents and on plat notes to ensure that a title search would find the fee obligation 

before sale of the property. 

 

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

Recommendations, dated April 25, 2023, as provided by the County Attorney’s Office. 

 

10. After construction of the subdivision improvements are completed, the applicant shall process 

and obtain a Letter of Map Revision (LOMR) with FEMA to revise the regulatory floodplain and 

establish the base flood elevations. The LOMR is required prior to recording the plat if the 

constructed improvements raise the BFEs shown on the Plat. 

 

NOTATIONS 

1. Final Plats not recorded within 24 months of Board of County Commissioner approval shall be 

deemed expired unless an extension is approved. 

 

2. Site grading or construction, other than installation or initial temporary control measures, may 

not commence until a Preconstruction Conference is held with Planning and Community 

Development Inspections and a Construction Permit is issued by the Planning and Community 

Development Department. 

 

3. The subdivision is in West Kiowa Creek drainage basin which is an unstudied basin with no 

drainage or bridge fees. 

 



  SF-22-009  

AND BE IT FURTHER RESOLVED that this Resolution and the recommendations contained herein be 

forwarded to the El Paso County Board of County Commissioners for its consideration.   

 

_________________ seconded the adoption of the foregoing Resolution.    

 

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

 

Thomas Bailey  aye / nay / non-voting / absent / recused 

Sarah Brittain Jack  aye / nay / non-voting / absent / recused  

Jay Carlson   aye / nay / non-voting / absent / recused 

Becky Fuller   aye / nay / non-voting / absent / recused 

Jeffrey Markewich  aye / nay / non-voting / absent / recused 

Brandy Merriam  aye / nay / non-voting / absent / recused 

Eric Moraes   aye / nay / non-voting / absent / recused 

Kara Offner   aye / nay / non-voting / absent / recused 

Bryce Schuettpelz  aye / nay / non-voting / absent / recused 

Wayne Smith   aye / nay / non-voting / absent / recused 

Tim Trowbridge  aye / nay / non-voting / absent / recused 

Christopher Whitney   aye / nay / non-voting / absent / recused 

 

The Resolution was adopted by a vote of ___to___ by the Planning Commission of the County of El 

Paso, State of Colorado. 

 

DONE THIS 6th day of July, 2023, at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 

 By: __________________________________ 

        Thomas Bailey, Chair  

 

 DATED: July 6, 2023 
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EXHIBIT A 

LEGAL DESCRIPTION: WINSOME FILING NO. 3 
 

A TRACT OF LAND BEING A PORTION OF THE SOUTHEAST QUARTER OF SECTION 13 AND A PORTION 

OF SECTION 24, TOWNSHIP 11 SOUTH, RANGE 65 WEST AND A PORTION OF THE SOUTHWEST 

QUARTER OF SECTION 19, TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL MERIDIAN, 

COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 

BASIS OF BEARINGS: THE WEST LINE OF THE NORTHWEST QUARTER OF SECTION 24, TOWNSHIP 11 

SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL MERIDIAN BEING MONUMENTED ON THE 

SOUTHERLY END BY A 2-1/2” ALUMINUM CAP STAMPED “LS 28658” AND AT THE NORTHERLY END BY 

A 3-1/2” ALUMINUM CAP STAMPED “LS 12103” BEING ASSUMED TO BEAR N00°14’25”E A DISTANCE 

OF 2636.99 FEET AS SHOWN IN LAND SURVEY PLAT RECORDED UNDER RECEPTION 218900072 

RECORDS OF EL PASO COUNTY, COLORADO. 
 

COMMENCING AT THE WEST QUARTER CORNER OF SAID SECTION 24, SAID POINT BEING THE POINT 

OF BEGINNING; THENCE N00°14’25”E ON THE WEST LINE OF THE NORTHWEST QUARTER OF SAID 

SECTION 24, SAID LINE ALSO BEING ON THE WEST BOUNDARY OF PARCEL 4, AS RECORDED UNDER 

RECEPTION NUMBER 218900072, A DISTANCE OF 2,636.99 FEET TO THE NORTHWEST CORNER OF 

SAID SECTION 24; THENCE N89°21’38”E ON THE NORTH LINE OF THE NORTHWEST QUARTER OF SAID 

SECTION 24, A DISTANCE OF 2,633.02 FEET TO THE NORTH QUARTER CORNER OF SAID SECTION 24; 

THENCE N00°10'29"E ON THE WEST LINE OF THE SOUTH HALF OF THE SOUTH EAST QUARTER OF 

SECTION 13, TOWNSHIP 11 SOUTH, RANGE 65 WEST, A DISTANCE OF 1,321.95 FEET TO THE 

NORTHWEST CORNER OF THE SOUTH HALF OF THE SOUTHEAST QUARTER OF SAID SECTION 13; 

THENCE N89°20'26"E ON THE NORTH LINE OF THE SOUTH HALF OF THE SOUTHEAST QUARTER OF 

SAID SECTION 13, A DISTANCE OF 1,873.37 FEET; THENCE S00°34'43"W, A DISTANCE OF 2,706.21 FEET; 

THENCE S89°15'17"E,  A DISTANCE OF 155.82 FEET; THENCE S00°17’06”W, A DISTANCE OF 239.06 FEET; 

THENCE N89°42’54”W, A DISTANCE OF 609.60 FEET TO A POINT ON CURVE; THENCE ON THE ARC OF 

A CURVE TO THE LEFT, WHOSE CENTER BEARS N85°44’53”W, HAVING A DELTA OF 05°13’06”, A RADIUS 

OF 1,710.00 FEET, A DISTANCE OF 155.74 FEET TO A POINT ON CURVE; THENCE S89°02’00”W, A 

DISTANCE OF 60.00 FEET; S89°29’13”W, A DISTANCE OF 722.44 FEET; THENCE S15°45’23”W, A 

DISTANCE OF 1,195.74 FEET; THENCE N82°21’05”W, A DISTANCE OF 229.91 FEET; THENCE 

N89°29’30”W, A DISTANCE OF 757.49 FEET; THENCE S20°46’13”W, A DISTANCE OF 758.90 FEET TO A 

POINT ON CURVE; THENCE ON THE ARC OF A CURVE TO THE LEFT, WHOSE CENTER BEARS 

N22°56’03”E, HAVING A DELTA OF 03°42’28”, A RADIUS OF 1,470.00 FEET, A DISTANCE OF 95.13 FEET 

TO A POINT ON CURVE; THENCE S19°13’35”W, A DISTANCE OF 60.00 FEET; THENCE S18°06’10”W, A 

DISTANCE OF 383.72 FEET TO A POINT OF CURVE; THENCE ON THE ARC OF A CURVE TO THE RIGHT, 

HAVING A DELTA OF 02°06’44”, A RADIUS OF 1,790.00 FEET, A DISTANCE OF 65.99 FEET TO A POINT 

ON CURVE; THENCE N69°47’06”W, A DISTANCE OF 306.30 FEET; THENCE N89°45’39”W, A DISTANCE 

OF 128.26 FEET; THENCE S29°41’56”W, A DISTANCE OF 768.98 FEET; THENCE N89°41’23”W, A 

DISTANCE OF 820.25 FEET TO A POINT ON THE WEST LINE OF THE SOUTHWEST QUARTER OF SAID 

SECTION 24; THENCE N00°14’17”E ON THE WEST LINE OF SOUTHWEST QUARTER OF SAID SECTION 

24 A DISTANCE OF 1,684.27 FEET TO THE POINT OF BEGINNING. 
 

CONTAINING A CALCULATED AREA OF 15,222,954 SQUARE FEET OR 349.471 ACRES.  


