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Site Location, Size, Zoning:

Vertex Consulting Services, on behalf of The Bonnie, Clyde & CO. LLC, is respectfully submitting a
variance of use application for the proposed second dwelling. The property is located east of
Marksheffel Road and north of Peaceful Valley Road. The 0.59 acre property is presently zoned
RR-0.5 (Residential Rural). The proposed variance of use is compatible with the surrounding
existing and planned development and is consistent with the Your El Paso Master Plan.

The property is surrounded by the RR-0.5, CC, and City of Fountain PUD zoning districts:

B TN J7 e N
Y W B

Sl D

Peaceful Valley Rd PeacefulValloviRC
eace alley. C



mailto:Nina.ruiz@vertexcos.com

Request & Justification:
The purpose of this application is to request approval of a variance of use to allow for a second
dwelling in the RR-0.5 zoning district. Although the property owner’s intent is to provide housing

to their mother initially, the variance of use request is to not limit the occupancy of the requested
second dwelling. The pages that follow address each one of the Variance of Use criteria included
within Section 5.3.4 of the El Paso County Land Development Code:

The strict application of any of the provisions of this Code would result in peculiar and exceptional
practical difficulties or undue hardship.

Rezoning the property to a multi-family zoning district, such as the RM-12 zoning district, is
unadvisable as residential development of 12 dwelling units per acre is incompatible with the
existing surrounding development. The surrounding neighborhood is characterized by single-family
estate residential development with large, detached accessory structures. The RR-0.5 zoning district
allows for a two-family dwelling unit as a special use within the zoning district, however, the owner
does not feel as though the massing of an attached structure fits into the character of the
surrounding development, whereas a detached structure of 720 square feet approximates the size
of several of the accessory structures in the neighborhood. Additionally, an attached addition
would require that the irrigation system, HVAC, and gas line be replaced as well as the entire
roofline of the existing dwelling be redesigned to accommodate the addition. The requested
variance of use is the only reasonable request to allow for a second dwelling on the subject

property.

The proposed 720 square foot accessory dwelling is compatible with the massing and scale of other
accessory structures in the surrounding neighborhood. The below map depicts the location and size
of detached accessory structures in the neighborhood:



Approximate footprint:
1.1,600sq.ft. 7600 sq. ft.

2. 830 sq. ft. 8. 330 sq. ft.

3.430 sq. ft 9.1,700 sq. ft.
4. 850 sq. ft. 10. 530 sq. ft.
5. 940 sq. ft. 11. 400 sq. ft.
6. 880 sq. ft. 12. 650 sq. ft.

e The variance of use is generally consistent with the applicable Master Plan;
Please see the Master Plan analysis beginning on page 6.

e The proposed use is compatible with the surrounding area, harmonious with the character of the
neighborhood, not detrimental to the surrounding area, not detrimental to the future development
of the area, and not detrimental to the health, safety, or welfare of the inhabitants of the area and
County;

The property is primarily surrounded by other properties within the RR-0.5 zoning district, with the
exception of the vacant Fountain PUD property located to the south. This vacant property is
anticipated to be urban level development. As described above, the surrounding development is
characterized by estate residential development with large, detached accessory structures.
Additionally, the RR-0.5 zoning district permits a two-family dwelling with special use approval. The
applicant is requesting a detached second dwelling due to the character and massing of a detached
structure being more compatible with the surrounding development than that of an attached
dwelling. Should the structure have been attached to the home, no variance of use would be
required. For this reason, the use is compatible with the surrounding development.

The applicant proposes to build an accessory residence, 18 feet by 30 feet with an overall roof height



not to exceed 26 feet. The second dwelling will face south to match the character and orientation of
the primary residence. The exterior of the proposed second dwelling will have natural stone accents
and the roofing material will be shingle of medium tone to match the primary residence exterior
appearance. Landscaping will be installed with the second dwelling to complement the existing
landscaping onsite. The proposed use is a single-family dwelling which will not be detrimental to the
health, safety and welfare of int inhabitants of the area and County.

e The proposed use will be able to meet air, water, odor or noise standards established by County,
State or federal regulations during construction and upon completion of the project;

The proposed use is a single-family dwelling to be served by central water and sanitation. The
construction of the dwelling will be in compliance with all El Paso County and State air quality
regulations. After construction, the dwelling will meet all air, water, odor or noise standards.

e The proposed use will comply with all applicable requirements of this Code and all applicable
County, State and federal regulations except those portions varied by this action;

The proposed dwelling is within the RR-0.5 zoning district. Table 5-4 of the Land Development Code
identifies the density and dimensional standards of the RR-0.5 zoning district:

Minimum lot size: 21,780 sq. ft.
Front Setback: 25 feet
Side Setback: 10 feet unless the primary structure is setback more than 60 feet, then the
side setback of accessory structures can be reduced to 5 feet

*The home is setback more than 60 feet
Rear Setback: 25 feet for the primary structure and 5 feet for accessory structures
Maximum Height: 30 feet

The proposed dwelling will meet all setback and height requirements of the RR-0.5 zoning district,
as depicted on the variance of use site plan.

El Paso County allows for a detached “Accessory Living Quarters” within the RR-0.5 zoning district.
The variance of use need not meet the use specific standards for an “Accessory Living Quarters”,
however, the owner has chosen to meet all those standards included within Section 5.2.1 of the
Land Development Code, with the exception of the use being limited to temporary occupancy and

the owner installing separate meters. The structure will be a detached structure 720 square feet in
size which will match the character of the existing dwelling onsite.

* The proposed use will not adversely affect wildlife or wetlands;
There are no wetlands or significant wildlife habitat onsite.

e The applicant has addressed all off-site impacts;



There are no anticipated additional off-site impacts except for a minor increase in traffic. The home
is anticipated to generate an additional 10 average daily trips, consistent with typical single-family
development.

e The site plan for the proposed variance of use will provide for adequate parking, traffic
circulation, open space, fencing, screening, and landscaping; and/or

The Land Development Code requires a minimum of 2 parking spaces per dwelling. The site plan

depicts a minimum of 6 parking spaces onsite, which exceeds the parking requirement of 4 spaces.
No screening, open space, fencing, screening, or landscaping is required for single-family
development, therefore, there are none are depicted beyond what is presently onsite. Landscaping
will be installed with the second dwelling to complement the existing landscaping onsite.

e Sewer, water, storm water drainage, fire protection, police protection, and roads will be available
and adequate to serve the needs of the proposed variance of use as designed and proposed.

Water and sewer will be provided by Widefield Water and Sanitation District. The property is within
the Security Fire Protection District. EI Paso Sherriff's Department will respond to any emergency
reported onsite. The proposed second dwelling will take access from Peaceful Valley Road, a
County owned and maintained right-of-way.

Master Plan Elements

Below is an analysis of the various El Paso County Master Plan elements.

Your El Paso County Master Plan Analysis
Chapter 1 of Your El Paso Master Plan (2021) states that the Plan is “general in nature-it cannot
tackle every issue in sufficient detail to determine every type of necessary action.” In addition,

Chapter 1 goes on to state that the Plan “is intended to provide clearer and more coordinated
policy, resulting in a document that effectively communicates County goals and identifies specific
actions to achieve both County-wide and local area objectives.” When taken together, these two
statements suggest to the reader that the Plan may only address certain issues at a cursory level
and that specific steps or actions for addressing such issues may not be offered within the Plan.
That conclusion is certainly the case in numerous instances and with regard to a variety of topical
areas. However, where that is not the case is with respect to the variance of use request, as
identified below in an analysis of Chapter 3 of the Plan.

Key Area Analysis

The subject property is not identified in the Plan as being a Key Area, however, a Key area is in
proximity. The nearest Key Area to the subject property is the Potential Areas for Annexation Key
Area, which is located Approximately 0.5 miles to the east. The Master Plan contemplates that the
Potential Area for Annexation Key Area will see an increase in density and development. The
proposed second dwelling will result in an increase in density for the subject property, even if the
change is insubstantial. The proposed variance of use is in general conformance with the Key Area
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influence.

Area of Change Analysis

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

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

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

intense infill development with a mix of uses and scale of redevelopment that will

significantly impact the character of an area. For example, a large amount of vacant

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

evolve to a new development pattern of differing intensity, their overall character

can be maintained.”
(Emphasis added)

The subject property is currently developed and is surrounded by other residential properties. The
Master Plan anticipates redevelopment to be more intense than the existing development and
identifies that as long as the character can be maintained, redevelopment should occur. As
discussed above, the proposed detached second dwelling is in conformance with the physical
attributes of the surrounding development. Additionally, a two family dwelling is permitted by
special use in the RR-0.5 zoning district, therefore the use can be considered in conformance with
the zoning district.

Placetype Analysis

The subject property is shown on the Placetypes map of Your El Paso Master Plan as being within
the Suburban Residential Placetype. Page 28 of the Plan identifies the following land uses as being
Primary Land Uses within the Suburban Residential Placetype:

o Single-Family Detached Residential with lots sizes smaller than 2.5 acres per lot, up

to 5 units per acre
In addition, the Placetype includes the following Supporting Land Uses:

e Single-family Attached

e  Multifamily Residential

e Parks/Open Space

e Commercial Retail

e Commercial Service

e Institutional



The Suburban Residential Placetype is described further on page 28 as follows:
“Suburban Residential is characterized by predominantly residential areas with mostly
single-family detached housing. This placetype can also include limited single-family
attached and multifamily housing, provided such development is not the dominant
development type and is supportive of and compatible with the overall single-family
character of the area. The Suburban Residential placetype generally supports accessory

dwelling units. This placetype often deviates from the traditional grid pattern of streets and
contains a more curvilinear pattern. Although primarily a residential area, this placetype
includes limited retail and service uses, typically located at major intersections or along
perimeter streets. Utilities, such as water and wastewater services are consolidated and
shared by clusters of developments, dependent on the subdivision or area of the County.
Some County suburban areas may be difficult to distinguish from suburban development
within city limits. Examples of the Suburban Residential placetype in El Paso County are
Security, Widefield, Woodmen Hills, and similar areas in Falcon.”

(emphasis added)

The proposed variance of use would result in an overall density of approximately 3.4 dwelling units
per acre. The placetype specifically identifies accessory dwelling units as being supported within the
placetype. Page 29 states “Accessory Dwelling Units (ADUs) are compatible in this placetype and
should function in the context of the existing neighborhood.” The proposed variance of use is in
conformance with the placetype recommendations.

Housing & Communities

The Housing and Communities chapter specifically contemplates accessory dwelling units and
recommends that the County can proactively promote them as a housing type:

“Allowing alternative forms of density, such as small-lot homes or accessory dwelling units
(“granny flats”), would provide more attainable housing units without altering
neighborhood character. Allowing accessory dwelling units (ADUs), where appropriate,
would be another tool to support more affordable rents. Accessory dwelling units can work
well for people in various life stages, including students, young professionals, and empty
nesters. Proactively promoting the construction of ADUs can take numerous forms
including local fee waivers, pre-approved unit plans, assistance navigating the permit
process, and working with local lenders to ensure construction and permanent financing is
available for homeowners wishing to build ADUs.”

El Paso County Water Master Plan
The Executive Summary from the Water Master Plan states that “The Plan Water Master Plan
(WMP) was developed for the Board of County Commissioners, El Paso County officials and

staff, developers, citizens, and water providers within the County for the purpose of
identifying and addressing water supply issues earlier in the land use entitlement process.”
For that reason, water supply should be discussed even with a variance of use. This does not
mean that a full water sufficiency finding should be made since sufficiency findings in El Paso



County are made at either the preliminary plan or final plat stage of development, both of
which are part of the subdivision stage of development, which has already taken place.

The subject property is located within Planning Region 7 of the Water Master Plan, pursuant
to Figure 3-1 on page 25. Region 7, Fountain Area, is expected to have the largest growth and
demand in the County by 2060.

The Plan states the following with respect to Region 7:

“Areas projected to develop by 2040 are located south of Fountain (City) on the
north and south sides of Link Road. Areas northwest of Fountain along the east and
west sides of Marksheffel Road are also expected to grow by then, as well as the
area south of Fountain on the west side of -25.”

The Plan identifies the current supply and demand forecasts at full build out (year 2060) for
each of the Planning Regions. The Table indicates that the current water supplies for Region
7 amounts to 15,376 AF of water per year. The 2040 water supply is projected to be 25,241-
acre feet per year and the projected demand is 15,846-acre feet. The 2060 water supply is
projected to be 27,840-acre feet per year, whereas the demand is anticipated to be 26,959-
acre feet per year; therefore, there is projected to be a surplus supply of water for central
water providers in this region of the County.

Not only does the Plan identify growth in the area, but it also identifies that there will be
surplus water to support the anticipated growth. Widefield Water and Sanitation currently
serves the existing dwelling and will continue to serve the proposed second dwelling. For
the reasons stated above, the applicant requests that the proposed service plan be found
to be in compliance with the Water Master Plan.

El Paso County Parks Master Plan
The El Paso County Parks Master Plan (2022) does not depict any planned or existing trails or

open space on the subject property. Land dedication, or fees in lieu of land dedication are not
required with a variance of use request.

Other Topical Elements of the County Master Plan

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



