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2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 
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PLNWEB@ELPASOCO.COM 
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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: Kylie Bagley, Senior Planner 

  Daniel Torres, P.E., Principal Engineer 

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Number: VR239 

  Project Name: Falcon Ranchettes Filing No. 1A 

  Parcel Number: 5301001001 and 5301001002 

 

OWNER:  REPRESENTATIVE: 

Mike Texer 

6785 Horseshoe Road 

Colorado Springs, CO 80923 

Galloway & Company, Inc. 

1155 Kelly Johnson Boulevard Suite 305 

Colorado Springs, CO 80920 

 

Commissioner District:  2 

 

Planning Commission Hearing Date:   8/15/2024 

Board of County Commissioners Hearing Date: 9/12/2024 

 

EXECUTIVE SUMMARY 

A request by Galloway & Company, Inc., for approval of a 9.604-acre Vacation and Replat 

of two lots, creating two commercial lots and one tract. The property is zoned CS 

(Commercial Service), and is located at 11750 and 11690 Owl Place, and is directly 

northwest of the intersection of Meridian Road and Owl Place. 
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Zoning Map 
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A. WAIVERS AND AUTHORIZATION 

Waiver(s): There are no Waivers associated with this request. 

 

Authorization to Sign: Final Plat and any other documents necessary to carry out the 

intent of the Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

Section 7.2.3.C, Actions Vacating or Altering a Recorded Plat, Replat, of the El Paso 

County Land Development Code (As Amended) states that a replat, “involves two 

actions, the vacation of the portion of the subdivision plat where the change is 

proposed…and approval of a new subdivision plat.”  The Code goes on to define a replat 

as providing a replat of a subdivision or lots in a subdivision, in which the original 

subdivision is substantially modified or additional lots are created.  In approving a 

replat, the following findings shall be made:  

• The replat complies with this Code, and the original conditions of approval 

associated with the recorded plat; 

• No nonconforming lots are created, and in the case of existing nonconforming 

lots, the nonconformity is not increased; 

• The replat is in keeping with the purpose and intent of this Code; 

• The replat conforms to the required findings for a minor or major subdivision, 

whichever is applicable; 

• 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;  

• The approval will not adversely affect the public health, safety, and welfare; and 

• Where the lots or parcels are subject to any CC&Rs or other restrictions, that any 

potential conflict with the CC&Rs or other restrictions resulting from the replat has 

been resolved 

 

C. LOCATION 

North:  CS (Commercial Service)   Commercial Development 

South:  CS (Commercial Service)   Vacant Land 

East:  RR-0.5 (Residential Rural)   Single-Family Residential 

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

 

D. BACKGROUND 

The applicant is requesting to vacate the current two lots and replat them into two lots 

and one tract. In addition, the replat will also dedicate County Right-of-Way, extending 
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Meridian Park Drive to the North to Owl Place. The extension of Meridian Park Drive 

will continue further south to Falcon Marketplace when the lots to the south replat.  

 

The subject property was rezoned to CS, Commercial Service, on September 28, 2023. 

The applicant has submitted a site development plan with the County and intends to 

develop the property for mini warehouse and RV storage.  

 

E. ANALYSIS 

1. Land Development Code and Zoning Compliance 

The proposed replat will create two lots, one tract and additional County Right-of-

Way.  The two lots, as proposed, will conform to the standards of the CS (Commercial 

Service) zoning district. The CS (Commercial Service) zoning district density and 

dimensional standards are as follows: 

 

 Proposed Zoning District: 

CS (Commercial Service) 

Maximum Density  2 acres 

Minimum Lot Size - 

Minimum Width at Front Setback - 

Front Setback 25 feet 

Rear Setback 25 feet 

Side Setback 25 feet 

Maximum Lot Coverage - 

Maximum Height 45 feet 

 

F. MASTER PLAN COMPLIANCE 

The proposed Vacation and Replat is consistent with the Master Plan analysis which 

was provided with the Map Amendment (Rezoning) application CS224 and approved by 

the BoCC on September 28, 2023. 

 

1. Water Master Plan Analysis 

The El Paso County Water Master Plan (2018) has three main purposes; better 

understand present conditions of water supply and demand; identify efficiencies 

that can be achieved; and encourage best practices for water demand management 

through the comprehensive planning and development review processes. Relevant 

policies are as follows: 

PC Report Packet
Page 4 of 27

file:///C:/Users/pcdfields/AppData/Local/Microsoft/Windows/INetCache/Content.Outlook/OA1LDP44/www.elpasoco.com


2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM  

 

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. 
 

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 3 of the Plan, which is an area anticipated to experience growth by 

2040. The following information pertains to water demands and supplies in Region 

3 for central water providers: 

 

The Plan identifies the current demand for Region 3 to be 4,494 acre-feet 

per year (AFY) (Figure 5.1) with a current supply of 7,164 AFY (Figure 5.2). 

The projected demand in 2040 for Region 3 is at 6,403 AFY (Figure 5.1) 

with a projected supply of 7,921 AFY (Figure 5.2) in 2040. The projected 

demand at build-out in 2060 for Region 3 is at 8,307 AFY (Figure 5.1) with 

a projected supply of 8,284 AFY (Figure 5.2) in 2060. This means that by 

2060 a surplus of 32 AFY is anticipated for Region 3.  

 

See the Water section below for a summary of the water findings and 

recommendations. 

 

2. Other Master Plan Elements 

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

a high wildlife impact potential.  El Paso County Environmental Health and Colorado 

Parks and Wildlife  were each sent a referral and have the following comments:  

 

1. A completed U.S. Army Corps of Engineers (USCOE) permit or concurrence of 

non-jurisdictional status from the USCOE shall be provided to the Planning and 

Community Development Department prior to project commencement.  The 

applicant is hereby on notice that the USCOE has regulatory jurisdiction over 

wetlands.  It is the applicant’s responsibility, and not El Paso County’s, to ensure 

compliance with all applicable laws and regulations, including, but not limited 

to, the Clean Water Act.   
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2. Be advised that migratory birds and the nests and eggs of these species are 

protected under the Migratory Bird Treaty Act (MBTA).   The applicant is hereby 

on notice that the U.S. Fish and Wildlife Service has regulatory jurisdiction over 

migratory bird species.  It is the applicant’s responsibility, and not El Paso 

County’s, to ensure compliance with all applicable laws and regulations, 

including but not limited to the MBTA.   

 

The Master Plan for Mineral Extraction (1996) identifies 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, severed mineral rights 

exist. The mineral rights owner has been notified of the application and hearing date. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

There are no hazards identified with the Soils and Geology Report as part of this 

Vacate Replat application. 

 

2. Floodplain 

The property is not located within a defined floodplain as determined by the review 

of the FEMA Flood Insurance Rate Map panel number 08041C0553G, dated 

December 7, 2018. 

 

3. Drainage and Erosion 

The property is located within the Falcon Drainage Basin (CHWS1400), which is a 

studied drainage basin with associated drainage and bridge fees. Drainage fees in 

the amount of $261,499 and bridge fees in the amount of $35,923 will be due at the 

time of plat recordation. 

 

Stormwater runoff from the site will be routed via curb and gutter, internal drive aisles, 

and sheet flow to private and public storm systems that will convey the developed 

runoff to a proposed private full spectrum extended detention basin that will provide 

the necessary detention and water quality mitigation for the development. Detained 

flow from the pond will then be conveyed to the existing sub-regional pond, SR-4, 

located with the Falcon Marketplace development to south of the site. 

 

The Unnamed East Tributary to Black Squirrel Creek flows along the east side of the 

property from north to south adjacent to Meridian Road. Improvements to this 
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channel have been identified in the submitted drainage report and are consistent 

with the amendment to the Falcon Drainage Basin Planning Study by the Bent Grass 

residential subdivision to the north. Per the submitted drainage report, the site 

runoff will not adversely affect the downstream and surrounding developments. 

 

4. Transportation 

The property is located at the northwest corner of the intersection of Meridian Road 

and Owl Place. The submitted Traffic Memorandum is consistent with the previous 

Traffic Impact Study submitted with the rezoning of this site. The primary access to the 

site will be via the approximate 750-foot extension of Meridian Park Drive from its 

current terminus to Owl Place. Meridian Park Drive will be dedicated to the County for 

ownership and maintenance and will be classified as an Urban Local roadway It is 

anticipated that Meridian Park Drive will continue to Eastonville Road with the 

commercial development of parcels to the south of this subdivision.  

 

The intersection of Owl Place with Meridian Road will be converted to a right-in only 

with the commercial development south of this subdivision. It is anticipated that Owl 

Place at the intersection of Meridian Road will be closed in the future with the 

expansion of Meridian Road from a Four-Lane Principal Arterial to a Six-Lane Principal 

Arterial and with future commercial development in this area.   

 

Per the submitted traffic studies, there are no off-site improvements recommended 

nor required due to the proposed development of the site for mini warehouse and 

RV storage. 

 

The 2016 Major Transportation Corridors Plan Update (MTCP) depicts corridor 

preservation for Meridian Road adjacent to the subject property for future widening 

to a Six-Lane Principal Arterial. The development will be subject to the El Paso 

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

 

H. SERVICES 

1. Water 

Water sufficiency has been analyzed with the review of the proposed subdivision. 

The applicant has shown a sufficient water supply for the required 300-year period. 

The State Engineer and the County Attorney’s Office have recommended that the 

proposed subdivision has an adequate water supply in terms of quantity and 
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dependability. El Paso County Public Health has recommended that there is an 

adequate water supply in terms of quality. 

 

2. Sanitation 

Sanitation is provided by Woodmen Hills Metropolitan District. 

 

3. Emergency Services 

The property is within the Falcon Fire Protection District, which is committed to 

providing fire protection services to the proposed development. The District was 

sent a referral and has no outstanding comments. 

 

4. Utilities 

Mountain View Electric Association, Inc. will provide electric services to this site and 

has no outstanding comments regarding this application. 

 

5. Metropolitan Districts 

The subject property is within the Woodmen Hills Metropolitan District. The District 

has committed to providing water and sanitation services to this site. 

 

6. Parks/Trails 

There are no regional or urban park fees required for this application, as the Board 

of County Commissioners have elected to not require park fees for commercial 

applications. 

 

7. Schools 

There are no school fees required for this application, as the Board of County 

Commissioners have elected to not require school fees for commercial applications. 

 

I. APPLICABLE RESOLUTIONS 

See attached resolution. 

 

J. STATUS OF MAJOR ISSUES 

There are no outstanding major issues. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

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

request meets the criteria for approval outlined in Section 7.2.3.C, Actions Vacating or 
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Altering a Recorded Plat, Replat, of the El Paso County Land Development Code (As 

Amended) staff recommends the following conditions and notation: 

 

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. The Applicant shall submit the Mylar to Enumerations for addressing. 

 

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 Division of 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. 

 

6. 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. 

 

7. The Subdivision Improvements Agreement, including the Financial Assurance 

Estimate, as approved by the El Paso County Planning and Community Development 

Department, shall be filed at the time of recording the Final Plat. 

 

8. 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. 
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9. 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. 

 

10. Drainage fees in the amount of $261,499 and bridge fees in the amount of $35,923 

shall be paid for the Falcon Drainage Basin (CHWS1400) at the time of plat 

recordation. 

 

NOTATION 

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

approval shall be deemed expired, unless an extension is approved. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 49 adjoining property 

owners on July 30, 2024, for the Planning Commission and Board of County 

Commissioners meetings. Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Map Series 

Letter of Intent 

Plat Drawing 

County Attorney’s Letter 

Draft Resolution 
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5500 Greenwood Plaza Blvd., Suite 200 
Greenwood Village, CO 80111 
303.770.8884 • GallowayUS.com 

9/18/23 
 

Letter of Intent 

LOI_Plat_MRS.docx 
Page 1 of 7 

 
 

To: 
  

El Paso County  
Community Development 
 

From:  
 

Galloway & Company, Inc 
Brynhildr Halsten, PLA  
 

Re:  FALCON RANCHETTES FILING NO. 1a Final Plat  
 

Owner:  Mike Texer 
Meridian Storage LLC 
11750 Owl Place  
Peyton, CO 80831  
 

Applicant: Mike Texer 
Meridian Storage LLC 
11750 Owl Place  
Peyton, CO 80831 
 

Consultant: Galloway & Company Inc.  
 

PCD File: VR239 
 
Site Details:  
TSN: 5301001001 (Lot 1 Falcon Ranchettes)  
Address: 11750 Owl Place,  
Acreage: 4.61 
Current Zoning: RR-5 
Proposed Zoning: CS 
Current Use: Mobile Home  
 
TSN: 5301001002 (Lot 2 Falcon Ranchettes) 
Address: 11690 Owl Place 
Acreage: 5 
Current Zoning: RR-5 
Proposed Zoning: CS 
Current Use: Mobile Home 
 
 
Request: 
Galloway on behalf of Meridian Storage, LLC requests approval of a Final Plat for Falcon 
Ranchettes Filing No. 1a on 9.604 acres, including 2 lots, tracts, and rights of way. This plat 
requests a finding of water sufficiency. 
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Location 
The Falcon Ranchettes Filing No. 1a includes 9.604 acres and is located west of Meridian 
Road, north of Owl Place and south of Meridian Park Drive.  Bent Grass East Commercial is 
to the north and Falcon Marketplace to the south.   
 
Project Description & Context: 
The Falcon Ranchettes Filing No. 1a property is currently vacant and/or mobile homes on 
site.  North of the property the Bent Grass East Commercial properties are zoned CS.   The 
neighboring property south of Owl Place is under County review for a rezone from RR-5 to 
CS. Further south the Falcon Marketplace is zoned CR.  West of the properties is the Falcon 
Ranchettes zoned RR-5.  
 
Utilities:   
Water and wastewater will be provided by the Woodmen Hills Metropolitan District.  The site 
is within the service area of Mountain View Electric Association, Inc. for electricity supply, and 
within the service area of Colorado Springs Utilities for natural gas supply.   
 
Traffic: 
A Traffic Impact Study prepared by Galloway is included with the submittal.  
 
Drainage: 
The drainage improvements associated with the Final Plat are consistent with the Master 
Development Drainage Plan and Preliminary Drainage Report. The drainage improvements 
have been designed based upon the most current El Paso County Engineering Criteria 
Manual, City of Colorado Springs/El Paso County Drainage Criteria Manual, and the 
Urban Storm Drainage Criteria Manual. Details related to the design, construction and 
maintenance of the required drainage improvements are set forth in the proposed Subdivision 
Improvements Agreement for the Final Plat. 
 
Geologic Hazards: 
The Soils and Geology Report for Falcon Ranchettes Ranch Filing No 1a prepared by 
Universal Engineering Services, dated June 2023, included with submittal, found the site to 
be suitable for development with proper mitigation techniques.  
 
Wetlands & Floodplain:  
There are no wetlands within the project boundaries. The site is located in Zone X (FEMA 
Floodplain Map Nos. 08041C0553G dated December 7, 2018), indicating the flood risk of the 
site is deemed by FEMA to be ‘minimal’.  
 
Wildlife: 
In general, the site provides moderate to poor quality habitat for wildlife. No State-listed or  
State sensitive species were observed on the site. The site is not suitable habitat for any 
Federally-listed threatened and endangered species.    
 
Wildfire: 
The primary wildland fuel type is grassland with scattered trees. The Colorado State Forest  
Service has determined a moderate-high wildfire hazard potential and listed a moderate risk, 
as this area is currently undisturbed grassland. Development of the site will reduce available 
wildfire fuels in this area. 
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Districts Serving the Property:  
The following districts will serve the property:  
• El Paso County School District 49  
• Mountain View Electric Association   
• City of Colorado Springs Utilities Department – Gas  
• Woodmen Hills Metro District – water and wastewater  
• Falcon Fire Protection District 
 
Project Justification: 
 
The Final Plat addresses the Final Plat Review Criteria in Chapter 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.   

 
EL PASO COUNTY MASTER PLAN 

Falcon Ranchettes Filing No. 1a is identified in the County Master Plan Place-Based 
approach as a Suburban Residential Placetype and as an area for New Development 
on the Areas of Change Map. supporting land use type to the surrounding Single-
Family Detached Residential land use. The proposed final plat is consistent with the 
character and objectives of the Suburban Residential Placetype by providing limited 
retail and services along the perimeter street, Meridian Road and near the commercial 
intersection of Meridian Road and Woodmen Road. The properties are adjacent to the 
Regional Center Placetype to the south.  

 

 

 

SITE 
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The properties are bookended to the north and south by Commercial Development 
Areas identified in the Master Plan.  

 
 

 
 
The properties are not in a Key Area, however, the Falcon Marketplace development 
to the south is in a key potential annexation area. The continuity of this proposed 
development with surrounding activity will likely result in the area's future annexation 
and/or classification as a future key area. The rezone and development support the 
character of the key area by providing similar land uses occurring along Meridian 
Road. 

 
WATER MASTER PLAN 

• 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. 

• Goal 3.2 – Promote cooperation among water providers to achieve increased 
efficiencies on treatment. 

• Goal 5.1 – Identify the potential water supply gap at projected full development 
build-out (2060). 

• Goal 5.4 – Promote the long-term use of renewable water. 

• Goal 5.5 – Identify any water supply issues early on in the land development 
process. 

SITE 
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• Goal 6.0 – Require adequate water availability for proposed development. 

• Policy 6.0.8 – Encourage development patterns and higher density, mixed use 
developments in appropriate locations that propose to incorporate meaningful 
water conservation measures. 

 
The project is located in Region 3. The development is included in the Woodmen Hills 
Metro District. district. Woodmen Hills Metro District supplies water and wastewater 
utilities for the proposed parcels. The district meets or exceeds all state and federal 
regulations. They strive to cooperate with surrounding providers and customers to 
ensure proper conservation and storage. Such actions intended to conserve water 
include the construction of a new water treatment facility and seasonal irrigation 
policies for all residential and commercial properties. 
 
The proposed development will meet all standards set by local, state, and federal 
regulations. The developer seeks to maintain quality ground and drinking water, 
contribute to the local economy, and ensure resources use is sustainable. 
 
The applicant understands the water needs for the proposed development. Available 
data and the water commitment letters for the future final plat will allow for predictable 
water demand to be calculated and compared with availability in the surrounding area. 
 
EL PASO COUNTY PARKS MASTER PLAN 
The El Paso County Parks Master Plan does not identify any County master-planned 
facilities that would be impacted by this project. The proposed Meridian Road Bicycle 
Route follows North Meridian Road from north to south. This proposed route would 
not impact the subject property as it would be accommodated within the public right-
of-way. The proposed Eastonville Regional Trail follows Eastonville Road east to 
west. This proposed route would not impact the subject property either, as it is on the 
opposite side of the road and begins on the east side of Meridian Road. 
 

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

The Falcon Ranchettes Filing No. 1a  Final Plat is in substantial compliance with the 
approved preliminary plan and is consistent with the County’s subdivision design 
standards and regulations.   
  

 
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.   

  The Falcon Ranchettes Filing No. 1a Final Plat is in substantial compliance with the 
approved preliminary plan and is consistent with the County’s subdivision design 
standards and regulations.   

 
 

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 this Code, or with respect to applications for 
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administrative  final plat approval, such finding was previously made by the BOCC at 
the time of preliminary plan approval.  
A commitment letter from the Woodmen Hills Metropolitan District to provide 
wastewater service to the Falcon Ranchettes Filing No. 1a Subdivision is included 
with this submittal.  
 

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.  
A commitment letter from the Woodmen Hills Metropolitan District to provide 
wastewater service to the Falcon Ranchettes Filing No. 1a Subdivision is included 
with this submittal. 
 

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)]; 
All areas of the proposed subdivision that may involve soil or topographical conditions 
presenting hazards or requiring special precautions have been identified and the 
proposed subdivision is compatible with such conditions.   

 
7. Adequate drainage improvements and proposed that comply with State statute 

[C.R.S. § 30-28-133(3)(C)(VIII)] and the requirements of this code and the ECM. 
Adequate drainage improvements are proposed that comply with State Statute C.R.S. 
30-28-133 (3)(c)(VIII) and the requirements of the Land Development Code and the 
Engineering Criteria Manual. 
 

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 will be accessible by new public streets that comply with the LDC and ECM. 
Street names have been approved by El Paso–Teller County 911 Authority 
 

9. Necessary services, including Police and Fire Protection, Recreation, Utilities and 
Transportation Systems, are or will be made available to serve the proposed 
subdivision.  
Necessary services, including police and fire protection, recreation, utilities, and 
transportation systems, are or will be made available to serve the proposed 
subdivision as discussed above. 
 

10. The final plans provide evidence to show that the proposed methods for fire protection 
comply with Chapter 6 of this Code. 
The final plans provide evidence to show that the proposed methods for fire protection 
comply with Chapter 6 of the Land Development 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.  
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PCD#: VR239 
Meridian Storage Final Plat 
9/18/23 

 

 
LOI_Plat_MRS.docx 
Galloway & Company, Inc.  Page 7 of 7 

Necessary off-site improvements have been evaluated through the various reports 
submitted with the Final Plat, as well as the previously approved Preliminary Plan, 
and will mitigate the impacts of the subdivision in accordance with the applicable 
requirements of Chapter 8 of the Land Development Code 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 facilities and 
infrastructure reasonably related to the Final Plat have either been constructed or are 
financially guaranteed through the Subdivision Improvements Agreement so the 
impacts of the subdivision will be adequately mitigated. 
 

12. The subdivision meets other applicable sections of Chapter 6 and 8. 
The subdivision complies with all applicable sections of the LDC 
 

13. The extraction of any known commercial mining deposit shall not be impeded by this 
subdivision [C.R.S. §§ 34-1-302(1), ET SEQ.] 
The extraction of any known commercial mining deposit will not be impeded by this 
subdivision. 
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County Attorney 

 

 

Kenneth R. Hodges, County Attorney 
719-520-6485 

Centennial Hall 
200 S. Cascade, Suite 150 

Colorado Springs, CO 80903 
www.ElPasoCo.com 

 

  

Board of County Commissioners 
Holly Williams, District 1  
Carrie Geitner, District 2  
Stan VanderWerf, District 3   
Longinos Gonzalez, Jr., District 4  
Cami Bremer, District 5 

 
 

 
ASSISTANT COUNTY ATTORNEYS 

NATHAN J. WHITNEY          STEVEN A. KLAFFKY LORI L. SEAGO           BRYAN E. SCHMID MERI GERINGER 
CHRISTOPHER M. STRIDER TERRY A. SAMPLE             DOREY L. SPOTTS          STEVEN W. MARTYN ERIKA KEECH 

 
 

 

 
June 13, 2024 

 
VR-23-9 Falcon Ranchettes Filing No. 1A 
 Vacation and Replat  
 
Reviewed by: Lori L. Seago, Senior Assistant County Attorney 
 April Willie, Paralegal 

 
WATER SUPPLY REVIEW AND RECOMMENDATIONS 

 
Project Description 
 

1.  This is a proposal by Mike and Brittany Texer (“Applicant”), to vacate and replat 2 
lots of approximately 9.6 +/- acres into 2 lots (the “Property”). The property is zoned CS 
(Commercial Service).  

 
Estimated Water Demand 
 

2.   Pursuant to the Water Supply Information Summary (“WSIS”), the subdivision demand 
is .096 acre-feet per year for commercial uses and .718 acre-feet per year for irrigation for a total 
demand of .813 acre-feet per year. The Applicant must therefore be able to provide a supply of 243.9 
acre-feet of water (0.813 acre-feet per year x 300 years) to meet the County’s 300-year water supply 
requirement. 

Proposed Water Supply  

3. The Applicant has provided for the source of water to derive from the Woodmen 
Hills Metropolitan District (“District”).  As detailed in the Water Resources Report dated April 
2024 (“Report”), the average annual use will be .10 acre-feet for commercial use and .72 acre-
feet for irrigation for a total demand of .82 acre-feet per year. 
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The Report states that the District has an annual supply of water in the amount of 2,157.4 
acre-feet on a 300-year basis from both renewable and non-renewable sources, and that over 
the last decade the District has used from 48% to 63% of that supply. 

  
4. The District provided a letter of commitment for Falcon Ranchettes Filing No. 1A 

dated May 14, 2024, in which the District stated that it “[t]he estimated water usage demand per 
year is .82 AF-YR (acre-feet per year). The above said development property can be provided 
water and wastewater services by WHMD.” 

State Engineer’s Office Opinion 
 

 5. In a letter dated May 25, 2023 the State Engineer reviewed the proposal to vacate 
and replat two lots in order to dedicate a right of way. The State Engineer stated that the 
proposed supply of water is to be served by Woodmen Hills Metropolitan District (“WHMD”)) and 
advised that this project does not qualify as a subdivision and therefore provided only a cursory 
review, without any comments addressing water adequacy.  
 
Recommended Findings 
 

6. Quantity and Dependability.  Applicant’s water demand for Falcon Ranchettes 
Filing No. 1A is .82 acre-feet per year to be supplied by the Woodmen Hills Metropolitan District. 
Based on the water demand of .82 acre-feet/year and the District’s availability of water 
sources, the County Attorney’s Office recommends a finding of sufficient water quantity 
and dependability for Falcon Ranchettes Filing No. 1A.  
 

7.  Quality. The water quality requirements of Section 8.4.7.B.10 of the Code must 
be satisfied.  Section 8.4.7.B.10.g. of the Code allows for the presumption of acceptable water 
quality for projects such as this where water is supplied by an existing Community Water Supply 
operating in conformance with Colorado Primary Drinking Water Regulations unless there is 
evidence to the contrary.    

 
 8. Basis. The County Attorney’s Office reviewed the following documents in preparing 
this review:  the Water Supply Information Summary, the Water Resources Report dated April 
2024, the Woodmen Hills Metropolitan District letter dated May 14, 2024, and the State Engineer 
Office’s Opinion dated May 25, 2023. The recommendations herein are based on the information 
contained in such documents and on compliance with the requirements set forth below. Should 
the information relied upon be found to be incorrect, or should the below requirements 
not be met, the County Attorney’s Office reserves the right to amend or withdraw its 
recommendations. 
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REQUIREMENTS: 
 

A. Applicant and all future owners of lots within this filing shall be advised of, and 
comply with, the conditions, rules, regulations, limitations, and specifications 
set by the District.   

B. Prior to recording the final plat, Applicant shall upload an updated Commitment 
Letter from WHMD listing the correct name for the development. 

cc.  Kylie Bagley, Project Manager, Planner  
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VACATION AND REPLAT (RECOMMEND APPROVAL)   

 

_________________ moved that the following Resolution be adopted:   

 

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. VR239 

FALCON RANCHETTES FILING NO. 1A 

 

WHEREAS, Galloway & Company, Inc. did file an application with the El Paso County Planning and 

Community Development Department for approval of a Vacation and Replat request to vacate and 

replat two lots, creating two commercial lots and one tract within the CS (Commercial Service) 

zoning district for property in the unincorporated area of El Paso County as described in Exhibit A, 

which is attached hereto and incorporated herein by reference; and    

 

WHEREAS, a public hearing was held by this Commission on August 15, 2024; 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; and 
 

7. For the above-stated and other reasons, the proposed Vacation and Replat is in the best 

interest of the health, safety, morals, convenience, order, prosperity, and welfare of the 

citizens of El Paso County. 
 

WHEREAS, in approving a Vacation and Replat of a Subdivision, the El Paso County Planning 

Commission and Board of County Commissioners shall find that the application meets the criteria 

of approval listed in Section 7.2.3(C)(4) of the Land Development Code (“Code”) (as amended): 
 

1. The Replat complies with the Code and the original conditions of approval associated with the 

recorded Plat; 
 

2. No nonconforming lots are created, and in the case of existing nonconforming lots, the 

nonconformity is not increased; 
 

3. The Replat is in keeping with the purpose and intent of the Code; 
 

4. The Replat conforms to the required findings for a Minor or Major Subdivision, whichever is 

applicable; 
 

5. 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 Engineering Criteria 

Manual (“ECM”); 
 

6. The approval will not adversely affect the public health, safety, and welfare; and 
 

7. Where the lots or parcels are subject to any CC&Rs or other restrictions, that any potential 

conflict with the CC&Rs or other restrictions resulting from the Replat has been resolved. 
 

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 Galloway & Company, Inc. for approval of a Vacation and Replat to allow two lots and 

one tract within the CS (Commercial Service) zoning district be approved by the Board of County 

Commissioners with the following conditions and notation: 
 

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. 



PC Resolution 

Page 3 of 5 
 

VR239 

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. The Applicant shall submit the Mylar to Enumerations for addressing. 
 

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 Division of 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. 
 

6. 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. 
 

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

approved by the El Paso County Planning and Community Development Department, shall be 

filed at the time of recording the Final Plat. 
 

8. 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. 
 

9. 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. 18-471), 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. 
 

10. Drainage fees in the amount of $261,499 and bridge fees in the amount of $35,923 shall be 

paid for the Falcon Drainage Basin (CHWS1400) at the time of plat recordation. 
 

NOTATION 

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

deemed expired, unless an extension is approved. 
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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 / no / non-voting / recused / absent 

Sarah Brittain Jack  aye / no / non-voting / recused / absent 

Jim Byers   aye / no / non-voting / recused / absent 

Jay Carlson   aye / no / non-voting / recused / absent 

Becky Fuller   aye / no / non-voting / recused / absent 

Jeffrey Markewich  aye / no / non-voting / recused / absent 

Brandy Merriam  aye / no / non-voting / recused / absent 

Bryce Schuettpelz  aye / no / non-voting / recused / absent 

Wayne Smith   aye / no / non-voting / recused / absent 

Tim Trowbridge  aye / no / non-voting / recused / absent 

Christopher Whitney   aye / no / non-voting / recused / absent 

 

The Resolution was adopted by a vote of _____ to _____ by the El Paso County Planning Commission, 

State of Colorado.    

 

DONE THIS 15th day of August 2024 at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 

 By: __________________________________ 

        Chair   



PC Resolution 

Page 5 of 5 
 

VR239 

EXHIBIT A 

 

A PARCEL OF LAND IN THE SOUTHEAST QUARTER OF SECTION 1, TOWNSHIP 13 SOUTH, RANGE 65 

WEST, OF THE SIXTH PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO, MORE 

PARTICULARLY DESCRIBED AS FOLLOWS: 

 

LOTS 1 & 2, FALCON RANCHETTES, ACCORDING TO THE PLAT THEREOF RECORDED IN PLAT BOOK 

V-2, PAGE 15, OF THE RECORDS OF EL PASO COUNTY, COLORADO. 

 

CONTAINING 9.604 ACRES, MORE OR LESS. 


