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TO:  El Paso County Planning Commission 

  Brian Risley, Chair 

 

FROM: Kari Parsons, Planner III 

  Jeff Rice, PE Engineer III 

  Craig Dossey, Executive Director 

 

RE:  Project File #:  PUDSP-19-005 

  Project Name:  Carriage Meadows South Filing No. 2 at Lorson Ranch 

  Parcel Nos.:  55221-05-006 

 

OWNER: REPRESENTATIVE: 

Lorson, LLC, Nominee for Heidi, LLC 
Jeff Mark 
212 N. Wasatch Ave 
Colorado Springs, CO 80903 

 

James Houk 
3 N. Nevada Ave 
Colorado Springs, CO 80903 

 

 

Commissioner District:  4 

Planning Commission Hearing Date:    3/3/2020 

Board of County Commissioners Hearing Date   3/24/2020 

 

EXECUTIVE SUMMARY 

A request by Lorson, LLC, Nominee for Heidi, LLC, for approval of a map amendment 
(rezoning) of 5.4 acres from PUD (Planned Unit Development) to PUD (Planned Unit 
Development) pursuant to a site specific PUD development plan to allow for the 
development of 49 attached single-family residential lots, rights-of-way, drainage, open 
space, and utility tracts.   The request also includes approval of the PUD development 
plan as a preliminary plan with a finding of water sufficiency for water quality, 
dependability and quantity.  Approval by the Board of the preliminary plan with a finding of 
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sufficiency for water quality, quantity, and dependability authorizes the Planning and 
Community Development Department Director to administratively approve all subsequent 
final plat(s). The applicant is also requesting approval to perform pre-development site 
grading.  The parcel is located north of Lorson Boulevard, south of Fontaine Boulevard, 
East of Marksheffel Road, and is within Sections 22 and 23, Township 15 South, Range 
65 West of the 6th P.M.  The subject property is not located within the boundaries of a 
small area plan. 
 

A. REQUEST/MODIFICATIONS/AUTHORIZATION 

Request:  Approval of a map amendment (rezoning) from PUD (Planned Unit 

Development) to PUD (Planned Unit Development) to develop 49 residential lots within a 

5.4 acre development area.  The applicant is requesting the PUD development plan be 

approved as a preliminary plan in accordance with Section 4.2.6.E, a PUD Development 

Plan May be Approved as a Preliminary Plan, of the El Paso County Land Development 

Code (2019). The applicant is also requesting approval to perform pre-development site 

grading.  In addition, a finding of water sufficiency for water quality, dependability and 

quantity is being requested. 

 

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

Manual (ECM) Standard:  

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

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

and welfare of the citizens and at least one of the following benefits:  

• Preservation of natural features; 

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

decorative street lighting or decorative paving materials; 

• Provision of a more efficient pedestrian system; 

• Provision of additional open space; 

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

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

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

 

The applicant is requesting approval of the following modification(s) of the LDC: 

1. The applicant is requesting a PUD modification to Sections 8.4.4.C. and 8.4.4.E.3 

of the Code to allow for private roads that are not proposed to be built to public 

road standards.  

 

• Section 8.4.4.C, Public Roads Required, of the Code states: 

“Divisions of land, lots and tracts shall be served by public roads.” 

 

• Section and 8.4.4.E.3, Private Road Allowances, of the Code states: 
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“Generally, private roads shall be constructed and maintained to ECM 

standards except as may be otherwise determined in the waiver.  Private road 

waivers may include design standards for the following:  

 

▪ Right-of-way width where suitable alternative provisions are made for 

pedestrian walkways and utilities;  

▪ Design speed where it is unlikely the road will be needed for use by 

the general public; 

▪ Standard section thickness minimums and pavement type where 

suitable and perpetual maintenance provisions are made;  

▪ Maximum and minimum block lengths; and  

▪ Maximum grade. 

 

2. The applicant is requesting a PUD modification to Section 8.4.6.1.g. and 8.4.6.2.d.i 

of the Code to allow for blanket utility easements because of the small lot size (no 

greater than 1,750 square feet).  

 

• Section 8.4.6.1.g, Blanket Utility Easement Prohibited, of the Code states: 

“Blanket utility easements shall be prohibited.” 

 

• Section 8.4.6.2.i, Standard Easement Widths and Location, of the Code states: 

“Unless otherwise required by the utility provider, the standard utility easements 

for urban lots shall be provided as follows:  

▪ Side Lot Lines: 5-feet;  

▪ Rear Lot Lines: 7-feet.” 

 

PCD Executive Director Recommendation:   

The PCD Executive Director recommends approval of the requested PUD modifications.  

Per the proposed PUD/Preliminary Plan, adequate lot accessibility can be provided via the 

proposed private roadway.  The applicant has depicted a sidewalk design and layout that 

accommodates pedestrians throughout the proposed PUD/preliminary plan and allows for 

connections to the adjacent existing sidewalks and trail corridor. 

The development proposes alley-loaded attached single-family lots which are less than 

1,800 square feet.  Side-yard utility easements are not practical with attached single-family 

development because structures are not allowed to be erected with the easements.  Many 

of the homes the applicant proposes to construct will extend to the rear lot line which are 

proposed to abut private road (alley) tracts and rear loaded units.   

 

As summarized in the applicant’s letter of intent, reducing the requirement of constructing 

private roads to public road standards to a lesser standard is proposed to provide for a 
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more livable environment and provision of more efficient pedestrian spaces. Allowing 

blanket utility easements is proposed to provide more flexibility for the utility providers to 

install the infrastructure.  There has been no objection from any utility provider to the 

requested modification. 

 

ECM Administrator Recommendation: The ECM Administrator recommends approval of 

the requested PUD modifications since the applicant has obtained written endorsement 

from the Security Fire Protection District regarding the private roadways.   

 

Modifications from the Engineering Criteria Manual (2019) (ECM) which do not qualify as a 

PUD modification as identified in Section 4.2.6.F.2 of the Land Development Code are 

required to be requested as deviations of the ECM.  The applicant is requesting the 

following deviations(s) from the ECM: 

 

3. The applicant requests a deviation from Section 2.2.5.E of the ECM to allow for 

shortened intersection spacing of private roads along the proposed public road, 

Rubicon Drive.  The proposed spacing of Paluxy Heights (private) between 

Firesteel Drive (public) and Ambling Heights (private) is approximately 75 feet from 

centerline to centerline. 

 

• Section 2.2.5.E of the ECM states:   

“Roads shall not intersect Urban Local roadways closer than 175 feet from 

each other (centerline to centerline) …” 

 

ECM Administrator Recommendation: The ECM Administrator recommends approval of 

the requested PUD modifications since the applicant has obtained written endorsement 

from Security Fire Protection District and the maintenance entity for the private roads is a 

Home Owners Association. 

 

Authorization to Sign:  Approval by the Board of the preliminary plan with a finding of 

sufficiency for water quality, quantity, and dependability authorizes the Planning and 

Community Development Department Director to administratively approve all subsequent 

final plat(s) consistent with the preliminary plan as well as the associated Subdivision 

Improvements Agreements, Detention Pond Maintenance Agreements and any other 

documents necessary to carry out the intent of the Board of County Commissioners. 
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B.  PLANNING COMMISSION SUMMARY 

Request Heard:   

Recommendation:   

Waiver Recommendation:   

Vote:   

Vote Rationale:   

Summary of Hearing:   

Legal Notice:   

 

C. APPROVAL CRITERIA 

The Planning Commission and BOCC shall determine that the following criteria for 
approval outlined in Section 4.2.6, and Section 7.2.1 of the El Paso County Land 
Development Code (2019), have been met to approve a PUD zoning district: 
 

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

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

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

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

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

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

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

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

• The proposed development will not overburden the capacities of existing or 
planned roads, utilities and other public facilities (e.g. fire protection, police 
protection, emergency services, and water and sanitation), and the required 
public services and facilities will be provided to support the development when 
needed; 
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• The proposed development would be a benefit through the provision of 
interconnected open space, conservation of environmental features, aesthetic 
features and harmonious design, and energy efficient site design; 

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

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

• The owner has authorized the application. 

The applicant has requested the proposed PUD also be reviewed and 

considered as a preliminary plan.  Compliance with the requirements identified 

in Chapter 7 and Chapter 8 of the El Paso County Land Development Code 

(2019) for a preliminary plan requires the Planning Commission and the BoCC 

shall find that the additional criteria for a preliminary plan have also been met.:  

• The proposed subdivision is in general conformance with the goals, objectives, 

and policies of the Master Plan; 

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

• The subdivision is in conformance with the subdivision design standards and 

any approved sketch plan;  

• A sufficient water supply has been acquired in terms of quantity, quality, and 

dependability for the type of subdivision proposed, as determined in 

accordance with the standards set forth in the water supply standards [C.R.S. 

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

• A public sewage disposal system has been established and, if other methods of 

sewage disposal are proposed, the system complies with state and local laws 

and regulations, [C.R.S. §30-28-133(6) (b)] and the requirements of Chapter 8 

of this Code; 

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

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

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

• Legal and physical access is or will be provided to all parcels by public rights-
of-way or recorded easement, acceptable to the County in compliance with this 
Code and the ECM; 
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• The proposed subdivision has established an adequate level of compatibility by 
(1) incorporating natural physical features into the design and providing 
sufficient open spaces considering the type and intensity of the subdivision; (2) 
incorporating site planning techniques to foster the implementation of the 
County’s plans, and encourage a land use pattern to support a balanced 
transportation system, including auto, bike and pedestrian traffic, public or 
mass transit if appropriate, and the cost effective delivery of other services 
consistent with adopted plans, policies and regulations of the County; (3) 
incorporating physical design features in the subdivision to provide a transition 
between the subdivision and adjacent land uses; (4) incorporating identified 
environmentally sensitive areas, including but not limited to, wetlands and 
wildlife corridors, into the design; and (5) incorporating public facilities or 
infrastructure, or provisions therefore, reasonably related to the proposed 
subdivision so the proposed subdivision will not negatively impact the levels of 
service of County services and facilities; 

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

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

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

 

D. LOCATION 

North: PUD (Planned Unit Development)   Single-family Residential 

South: PUD (Planned Unit Development)   Single-family Residential 

East: PUD (Planned Unit Development)   Single-family Residential 

West: PUD (Planned Unit Development)   Commercial/Vacant 

 

E. BACKGROUND 

The proposed Carriage Meadows Filing No. 2 at Lorson Ranch development is within 

the Lorson Ranch at Jimmy Camp Creek Sketch Plan (SKP-03-002), approved by the 

Board of County Commissioners on March 25, 2004. The subject site is identified in 

the Lorson Ranch Overall Development and Phasing Plan (PUD-05-003), approved by 

the Board of County Commissioners on December 15, 2005. The Overall 

Development and Phasing Plan was subsequently amended in November of 2006 

(PUD-06-011).  The Overall Development and Phasing Plan approval addressed 

general land uses, overall density, transitions and buffers.  It also designated major 

open space, drainage, and transportation corridors.  

  

A minor amendment to the Lorson Ranch at Jimmy Camp Creek Sketch Plan (SKP-

15-001) was approved on April 21, 2016.  The amendment included a revision to the 

location of the anticipated school site and open space as well as minor density 
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changes within the planning area and downgrading the classification of certain 

roadways to be specifically determined following review of traffic studies submitted 

with subsequent final plats.  

  

Carriage Meadows Filing No. 2 at Lorson Ranch PUD development plan is located in 

the western portion of the Lorson Ranch at Jimmy Camp Creek Sketch Plan (SKP-15-

001), which established a density of 10 - 13 dwelling units per acre in the subject area.  

The proposed PUD rezoning includes the development of 49 attached single-family 

lots (1.68 acres), 0.42 acres of public rights-of-way, 0.95 acres of private right-of-way, 

and 2.38 acres of drainage, utilities, public improvements, associated easements, 

landscape, and open space tracts.  Lorson Ranch Metropolitan District No. 1 is 

anticipated to own and maintain the tracts adjacent to the public right-of-way and 

Jimmy Camp Creek.  A homeowners association is anticipated to own and maintain 

the balance of the tracts. The minimum lot size proposed within the PUD development 

plan is 1,288 square feet.  The applicant is providing 1.02 acres of designated open 

space outside of the required landscape areas, totaling 18.8 percent of the plan area, 

which exceeds the minimum PUD development standard of ten (10) percent, which 

would be 0.54 acres. 

       

 If the Carriage Meadows Filing No. 2 PUD Development Plan and preliminary plan are 

approved, and a finding of water sufficiency for water quality, quantity, and 

dependability is made by the Board of County Commissioners, it is anticipated that the 

applicant will request administrative approval by the Planning and Community 

Development Department Executive Director of all subsequent final plats.   

 

F. ANALYSIS 

1. Land Development Code Analysis 

This application meets the preliminary plan submittal requirements, the standards for 

Divisions of Land in Chapter 7, and the standards for Subdivision in Chapter 8 as well 

as the Planned Unit Development (PUD) requirements outlined in Chapter 4 of the El 

Paso County Land Development Code (2019). 

 

2. Zoning Compliance 

The PUD Development Plan identifies allowed and permitted uses; use, density, and 

dimensional standards such as setbacks, maximum lot coverage, and maximum 

building height; and overall landscaping requirements. The PUD Development Plan is 

consistent with the proposed PUD development guidelines and with the submittal and 

processing requirements of the Land Development Code. 
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3. Policy Plan Analysis 

The El Paso County Policy Plan (1998) has a dual purpose; it serves as a guiding 

document concerning broader land use planning issues and provides a framework to 

tie together the more detailed sub-area elements of the County Master Plan. Relevant 

policies are as follows: 

 

Policy 6.1.4 – Encourage the logical timing and phasing of development to allow 

for the efficient and economical provision of facilities and services.   

 

Policy 6.1.11 - Plan and implement land development so that it will be functionally 

and aesthetically integrated within the context of adjoining properties and uses. 

 
Policy 10.2.2- Carefully consider the availability of water and wastewater services 

prior to approving new development. 

 

Policy 11.3.2- When possible, safely design and incorporate drainage facilities as 

an aesthetic element with developments. 

 

Policy 12.1.3-Approve new urban and rural residential development only if 

structural fire protection is available. 

 

Goal 13.1- Encourage an adequate supply of housing types to meet the needs of 

County residents.  

 

The Lorson Ranch Sketch plan depicts RMH (Residential Medium High, 10-13 
dwelling units per acre) on the subject property and is predominately surrounded by 
lower density, 7-10 dwelling units per acre, except for the western boundary of the 
development where commercial land uses are anticipated. The development proposes 
an overall density of 9.8 dwelling units per acre, which is less than the maximum 
density allowed for this area in the approved sketch plan. 
 
The attached single-family residential development depicted on the PUD development 
plan and preliminary plan is a compatible and practical extension of urban single-
family residential development from the north, south, and east.  According to the water 
and wastewater resources reports submitted in support of the plan, Widefield Water 
and Sanitation District has available water supply and wastewater treatment capacity 
to provide adequate water service to the development. The applicant has consulted 
with Security Fire Protection District to ensure the District could adequately serve the 
development via the proposed  private roadways (alleys) if the PUD modification, as 
requested, is approved.  
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The proposed PUD and preliminary plan include multiple tracts that are anticipated to 
serve as open space areas for the subject property. The plans depict internal sidewalk 
connections and a connection to the trail along Jimmy Camp Creek.   
 
Staff recommends that the layout and design of the PUD development plan and 

preliminary plan is consistent with the policies pertaining specifically to the concept of 

integrating new compatible land uses in terms of density and access in order to 

promote conservation of open space and to promote the efficient development of the 

property by minimizing infrastructure costs. 

 

4. Small Area Plan Analysis 

The proposed Carriage Meadows South Filing No. 2 at Lorson Ranch PUD 

Development Plan and Preliminary Plan is not within the boundaries of a small area 

plan. 

 

5. Other Master Plan Elements 

The Master Plan for Mineral Extraction (1996) identifies valley fill (sand and gravel) 
which is anticipated to have little resource value in the area of the subject parcel.  A 
mineral rights certification was prepared by the applicant indicating that, upon 
researching the records of El Paso County, no severed mineral rights exist.   
 
The Major Transportation Corridors Plan (MTCP) (2016) identifies adjacent Fontaine 
Boulevard as a principal arterial; no additional right-of-way for Fontaine Boulevard is 
required with this development proposal.   
 
The El Paso County Water Master Plan (2019) encourages water efficiency, identifies 
the future water supply demands, and identifies that water suppliers should diversify 
their supply portfolios with additional renewable water sources.  The relevant goals and 
policies of the Plan includes the following: 
 
 

Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability 
and quality for existing and future development. 
 
Goal 3.1 – Promote cooperation among water providers to achieve increased 
efficiencies on infrastructure.  
 
Policy 4.1.4 – Work collaboratively with water providers, stormwater management 
agencies, federal agencies, and State agencies to ensure drinking water sources 
are protected from contamination and meet or exceed established standards. 

 
It is anticipated that the proposed development will be served by the Widefield Water 

and Sanitation District.  The applicant’s water resource report indicates the District has 

ample supply of water to serve this development and future developments within the 
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District.  The District has recently upgraded their water infrastructure by replacing 

water lines in the area to increase efficiency for deliverable water to the 374-acre 

Pikes Peak National Cemetery to the north, the overall Lorson Ranch Development, 

and to the Pleasant Valley Subdivision to the south of Lorson Ranch.  

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards  

A geology, soils, and hazards report was prepared and submitted with this request by 

RMG Engineering dated December 19, 2019.  The report identifies constraints within 

the subject property to include moisture-sensitive (expansive and hydrocompactive) 

soils. The applicant proposes to mitigate the constraints identified in the report by 

following RMG Engineering’s recommendations to include: additional geotechnical 

investigation, testing and analysis for design of individual foundations, floor systems, 

and subsurface drainage to be completed prior to the issuance of lot specific building 

permits as identified in Recommended Condition of Approval No. 7. 

 

2. Wildlife 

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

having a high wildlife impact potential.  Colorado Parks and Wildlife (CPW) did not 

provide comments on the proposal. The U.S. Fish and Wildlife Service (USFWS) did 

provide a comment on July 14, 2016, regarding the adjacent development to the south 

which depicted this parcel as a future development tract. The USFWS noted the 

approved LOMR, Case Number 06-08-B643P, in the comment letter and stated the 

agency has no concerns. 

 

3. Floodplain 

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

08041C0957G, the property is located entirely outside of the 100-year regulatory 

floodplain.  The FEMA 100-year floodplain of the Jimmy Camp Creek main channel is 

approximately 125 feet east of this property. 

 

4. Drainage and Erosion 

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

basin, which is a fee basin with a surety component. The basin does not have a 

County-approved Drainage Basin Planning Study (DBPS). 

 

Carriage Meadows South Filing No. 2 generally drains to the south to an existing 

storm drain system that eventually outfalls to the Jimmy Camp Creek main channel. 

Jimmy Camp Creek is approximately 150 feet east of this proposed subdivision. An 

existing full-spectrum detention and water quality capture volume (WQCV) detention 
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basin constructed with Carriage Meadows South Filing No. 1 serves this area of 

Lorson Ranch.  The Preliminary & Final Drainage Report for Carriage Meadows South 

at Lorson Ranch Filing No. 2 concludes that stormwater runoff from this development 

“will not cause adverse impacts to adjacent properties or properties located 

downstream.” 

 

Drainage and bridge fees for this subdivision were accounted for in the Carriage 

Meadows South Final Plat which platted this parcel as Tract O.  

 

5. Transportation 

The proposed Carriage Meadows South Filing No. 2 development is located at the 

southeast corner of the intersection of Fontaine Boulevard and Carriage Meadows 

Drive, east of Marksheffel Road and west of Jimmy Camp Creek.  The development is 

proposed to take access from new roads connecting to Carriage Meadows Drive from 

the west and Rubicon Drive extended from the south.  The roads within this 

development are proposed to be public and private local, paved roads.  As outlined in 

the traffic impact study submitted with this project, the developer agrees to provide a 

fair share of the cost of future intersection improvements at the intersections of 

Marksheffel Road and Lorson Boulevard, and Fontaine Boulevard and Carriage 

Meadows Drive at the time of final plat recording.  Conditions of approval address the 

timing of the future intersection improvements and escrow contribution requirements. 

 

The development of Carriage Meadows South Filing No. 2 is anticipated to add 

approximately 370 linear feet of developer-dedicated public urban local roads, 

including Fire Steel Drive and the extension of Rubicon Drive, to the County road 

system, and 1,110 linear feet of private roads.  The private roads, including Ambling 

Heights, Chagrin Heights, Paluxy Heights, and Rubicon Heights will be maintained by 

the Lorson Ranch Metropolitan District No. 1. 

 

As noted in the Request/Modifications/Authorization Section of this report above, PUD 

modifications allowing for private roads have been requested.  A deviation requesting 

reduced intersection spacing along Rubicon Drive has also been requested.  Deviation 

from Section 2.2.5.E of the ECM, Roadway Access Criteria, Rural and Urban Local 

Roadways, is requested with the PUD-Preliminary Plan, including reduction in 

intersection spacing from 175 feet to approximately 75 feet for urban local residential 

roadways where the ECM requires that, “Roads shall not intersect urban local 

roadways closer than 175 feet from each other.”  Otherwise, the proposed public 

roadways are anticipated to meet El Paso County criteria and to be in conformance 

with the MTCP. 
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Traffic generated from this development’s proposed 49 multifamily dwelling units will 

be approximately 359 average daily trips (ADT).  This development is subject to the El 

Paso County Road Impact Fee Program (Resolution 19-471), as amended.   

 

H. SERVICES 

1. Water 

Sufficiency:  Sufficient 

 Quality:  Sufficient 

Quantity:  Sufficient 

Dependability: Sufficient 

Attorney’s summary:  The County Attorney’s Office has made a favorable 

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

dependability.  El Paso County Public Health has made a favorable recommendation 

regarding water quality. The applicant is requesting a finding by the Board of County 

Commissioners for water sufficiency, including quality, quantity, and dependability, 

with approval of this preliminary plan.   

 

2. Sanitation 

Widefield Water and Sanitation District provides wastewater service and has 
committed to serve the property.  El Paso County Public Health has reviewed the 
wastewater report submitted with this application and has no concerns. 

 

3. Emergency Services 

The property is within the Security Fire Protection District.  The District was sent a 
referral of the applications and provided recommendations which the applicant has 
incorporated into the PUD development plan and preliminary plan. 

 

4. Utilities 

Mountain View Electric Association will provide electrical service and Black Hills 

Energy will provide natural gas service to the development.  Blanket public utility 

easements have been depicted on the PUD development plan and preliminary plan. 

 

5. Metropolitan Districts 

The property is within Lorson Ranch Metropolitan District No. 3, and is also anticipated 

to be included into District No. 1  The applicant has stated that District No. 1 will be 

responsible for maintaining the detention ponds, open space and landscaped areas 

along the platted public right-of-way, and the Homeowners Association will maintain 

the landscape and private internal roadways throughout the development.  
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The property is anticipated to be within Public Improvement District No. 2.  Traffic 

impact fees associated with the District shall be paid in accordance with Resolution 

19-471. 

 

6. Parks/Trails 

Land dedication or fees in lieu of park land dedication are not required for a map 

amendment (rezoning) or preliminary plan application. Fees in lieu of park land 

dedication will be due at the time of recording subsequent final plat(s).  

 

The applicants are proposing to provide pedestrian connections to the trail corridor 

along the main stem of the Jimmy Camp Creek, which will connect to the overall trail 

system within the Lorson Ranch development. 

 

7. Schools 

The subject property is located within the boundaries of Widefield School District No. 3. 

The applicant is not required to pay fees in lieu of land dedication for a school site 

pursuant to a School Site Dedication and Waiver of Fees in Lieu of Land Dedication 

agreement between Lorson, LLC, Widefield School District No. 3 and El Paso County 

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

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

 

The amendment removed the land bank (land set aside in lieu of fees to be paid) 

located in the southeast corner of the overall Lorson development and required an 

alternate 25 acre school site tract be identified, which occurred with recordation of the 

Pioneer Landing Filing No. 2 at Lorson Ranch final plat.  The Lorson Ranch East Filing 

No. 1 final plat adjusted the boundary of the school tract to accommodate the Fontaine 

Boulevard and Lamprey Road roundabout which is in preliminary acceptance.  The 

construction of the school is complete.   

 

I. APPLICABLE RESOLUTIONS 

 Approval Pages 29 and 25 

 Denial Pages 30 and 26 

 

J. STATUS OF MAJOR ISSUES 

There are no concerns or issues regarding this proposed PUD development plan and 

preliminary plan. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

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

the request meets the criteria for approval outlined in Section 4.2.6, and Section 7.2.1 
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of the El Paso County Land Development Code (2019), staff recommends the 

following conditions and notations: 

 

CONDITIONS 

1. Development of the property shall be in accordance with this PUD development plan.  

Minor changes in the PUD development plan, including a reduction in residential 

density, may be approved administratively by the Director of the Planning and 

Community Development Department consistent with the Land Development Code.  

Any substantial change will require submittal of a formal PUD development plan 

amendment application. 

 

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

guide. 

 

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

 

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

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

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

plan. 

 

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

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

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

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

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

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

 

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

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

 

7. The developer shall mitigate the constraints identified in RMG Engineering’s geology, 

soils, and hazards report dated December 12, 2019 prior to the issuance of lot specific 

building permits.  RMG Engineering’s recommendations include additional 

geotechnical investigation, testing and analysis for design of individual foundations, 

floor systems, and subsurface drainage to be completed prior to the issuance of lot 

specific building permits.  
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8. The developer shall collateralize and complete the sidewalk/trail connections as 

shown on the Carriage Meadows South Filing No. 2 PUD/Preliminary Plan with the 

final plat(s). 

 

9. The developer shall collateralize and complete the sidewalk/trail connections shown 

as “existing” on the Carriage Meadows South PUD/Preliminary Plan (east of the 

Fontaine bridge) if not previously completed at the time of plat recording(s). 

 

10. The developer shall participate in a fair and equitable manner in the design and future 

construction of intersection improvements at the intersections of Lorson Boulevard / 

Marksheffel Road and Fontaine Boulevard / Carriage Meadows Drive, which shall be 

constructed by the developer at the time warrants are met.   

 

a. The fair share attributed to Carriage Meadows South Filing No. 2 shall be 

deposited as escrow in the amounts of $10,453 and $10,909 respectively 

for the intersections identified above, as identified in the Traffic Impact 

Analysis dated January 13, 2020, showing the proportionate impacts of the 

Lorson Ranch subdivision filings that are anticipated to add traffic to these 

intersections to a level warranting signalization or other improvements.  An 

escrow agreement, including a financial assurance estimate for the 

intersection signalization improvements, as approved by the Planning and 

Community Development Department Director and the County Attorney’s 

Office, shall be completed and escrow deposited prior to recording the final 

plat. 

 

b. A decision regarding the County’s preferred intersection option (signal, 

roundabout or channelized tee) for the Lorson Boulevard / Marksheffel Road 

intersection will be provided upon receipt of future warrant studies. 

c. Within one year of final plat recording or upon buildout of Carriage Meadows 

South Filing No. 2, whichever occurs first, Developer shall provide signal 

warrant analyses for the Fontaine Blvd./Carriage Meadows Drive and 

Lorson Blvd./Marksheffel Road intersections to EPC PCD and EPC 

Department of Public Works (DPW) for review.  If signal warrants are met 

for one or both intersections, developer shall submit construction plans for 

the intersection(s) needing improvements to PCD for review prior to 

approval of any additional development within Lorson Ranch that will add 

traffic to the corresponding intersection(s).  If signal warrants are not met 

within one year of final plat recording or upon buildout of Carriage Meadows 

South Filing No. 2, whichever occurs first, for either intersection, warrant 

analyses shall be updated every six months or as otherwise directed in 
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writing by the County Engineer.  The improvements to either intersection for 

which warrants have been met shall be fully collateralized within one month 

of receiving written direction from the County Engineer.  The intersection 

improvements are not currently reimbursable under the requirements of the 

Road Fee program (see No. 3 on page 19 of the implementation document).  

11. Developer shall obtain approval of the necessary pre-development site grading 

construction documents prior to scheduling a preconstruction meeting with PCD staff. 

 

NOTATIONS 

1. Subsequent final plat filings may be approved administratively by the Planning and 
Community Development Executive Director.  
 

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

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

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

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

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

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

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

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

entry of final judgment of any court of record. 

 

3. PUD rezoning requests not forwarded to the Board of County Commissioners for 

consideration within 180 days of Planning Commission action will be deemed 

withdrawn and will have to be resubmitted in their entirety.  

 

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

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

be resubmitted in their entirety. 

 

5. Approval of the preliminary plan will expire after two (2) years unless a final plat has 

been approved and recorded or a time extension has been granted. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 11 adjoining property 

owners on March 3, 2020, for the Planning Commission hearing.  Any responses 

received will be provided at the hearing. 
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M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Development Plan / Preliminary Plan 

State Engineers Letter 

County Attorney’s Letter   

Security Fire Protection District Letter 

Mountain View Electric Association Letter  
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PARCEL NAME
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