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EXECUTIVE SUMMARY 

A request by Turkey Canon Quarry Inc. for approval of a map amendment (rezoning) of 

31.44 acres from RR-5 (Residential Rural) to RM-30 (Residential, Multi-Dwelling). The 

property is located immediately adjacent and to the west of Vollmer Road, south of the 

future extension of Marksheffel Road and east of Black Forest Road. Design and 

construction of Marksheffel Road will be a developer requirement. The eastern portion 

of the property is within the CAD-O (Commercial Airport Overlay District) zoning 

overlay; however, the property is not within an Accident Potential Zone (APZ) airport 

subzone.    
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A. WAIVERS/DEVIATIONS/AUTHORIZATION 

Waiver(s)/Deviation(s):  There are no waivers or deviations associated with this 

request. 

 

Authorization to Sign:  There are no documents associated with this application 

that require signing. 

 

B. APPROVAL CRITERIA 

In approving a map amendment (rezoning), the Planning Commission and the Board 

of County Commissioners (BoCC) shall find that the request meets the criteria for 

approval outlined in Section 5.3.5 (Map Amendment, Rezoning) of the El Paso 

County Land Development Code (2022): 

 

o The application is in general conformance with the El Paso County Master 

Plan including applicable Small Area Plans or there has been a substantial 

change in the character of the neighborhood since the land was last 

zoned; 

o The rezoning is in compliance with all applicable statutory provisions 

including, but not limited to C.R.S §30-28-111 §30-28-113, and  

§30-28-116; 

o The proposed land use or zone district is compatible with the existing and 

permitted land uses and zone districts in all directions; and 

o The site is suitable for the intended use, including the ability to meet the 

standards as described in Chapter 5 of the Land Development Code, for 

the intended zone district. 
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C. LOCATION 

 
Figure C1:  Zone Map 

 

North: RS-6000 (Residential Suburban)  Vacant  

South: City of Colorado Springs       Single-family detached residential 

East: RR-5 (Residential Rural)             Vacant  

West: RR-5 (Residential Rural)   Vacant (closed gravel pit) 
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D. BACKGROUND  
The Board of County Commissioners (BoCC) approved the initial zoning of the 

subject property to A-5 (Residential) September 20, 1965. Nomenclature changes 

within the Land Development Code have renamed the district to RR-5 (Residential 

Rural). 

 

On February 24, 1983, a special use was approved for mineral extraction (gravel 

pit), and a variance of use for asphalt recycling and retail sales were approved by 

the Board of County Commissioners.  On January 9, 1992, an additional special use 

to allow for a portable wash plant to wash aggregate was approved by the Board of 

County Commissioners.  The gravel pit and ancillary operations have ceased on the 

property.  

 

The proposed 31.44-acre map amendment (rezone) from RR-5 (Residential Rural) 

to RM-30 (Residential Multi-Dwelling) is located on the eastern portion of the overall 

97-acre site adjacent to single-family residential development to the south.  The 

future extension of Marksheffel Road lies at the northern boundary of the requested 

rezone area which the applicant will be required to construct if the development 

comes to fruition. Vollmer Road is immediately adjacent to the east. The western 

portion of the overall property is not included with the requested rezone.  The 

developer has not provided information regarding the intent for future development 

for that portion of the property.  

 
E. ZONING ANALYSIS 

1. Land Development Code Analysis 

Section 3.2.4 of the Land Development Code (2022) states the following as the 

intent of the RM-30 (Residential Multi-Dwelling District) zoning district: 

 

The RM-30 zoning district is a 30-dwelling unit per acre district primarily 

intended to accommodate moderate-density multi-dwelling development. 

 

Allowed principal uses with the RM-30 zoning district include, but are not limited 

to attached single-family, detached single-family, and multi-family dwelling, 

boarding house, childcare center, retirement center, education facilities and 

emergency facilities. 

 

A maximum of 30 dwelling units per acre is permitted within the requested RM-30 

zoning district.  The applicant has stated in their letter of intent that a multi-family 
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apartment complex with a maximum of 25 dwelling units per acre is proposed on 

the subject property.   

 

The map amendment (rezoning) area is adjacent to properties within 

unincorporated El Paso County zoned RS-6000 (Residential Suburban), RR-5 

(Residential Rural), and single-family residential properties located within the 

incorporated boundaries of the City of Colorado Springs.  

 

Marksheffel Road is planned to connect through the subject property at the 

northern boundary which is anticipated to separate the existing rural single-family 

residential land uses, within the Silver Pond Subdivision, to the northwest, from 

the proposed moderate density residential development.  The land to the north, 

Holiday Hills Subdivision, allows for urban density; however, it is not developed 

due to a lack of water and wastewater infrastructure availability. To the south of 

the property, within the City of Colorado Springs, is the Trails at Forest Meadows 

development which includes urban single-family residential lots.  East of the 

property, across Vollmer Road, it is anticipated that mixed use and urban density 

development will occur within and adjacent to the Sterling Ranch Sketch Plan 

area.  The moderate density residential proposed on the property could be 

considered incompatible with the urban residential density to the south. However, 

the residential use is more compatible than commercial land use; is anticipated to 

have less noise, traffic, odor, and visual impacts.  A minimum 15-foot zone 

district buffer is required between the existing single-family residential 

development to the south and the proposed rezone area.  Additionally, design, 

buffering, and landscaping will be evaluated at the site development plan to 

ensure compatibility. 

 

The property is located within the CAD-O (Commercial Airport Overlay District) 

zoning overlay, but not within the Accident Potential Zone (APZ) airport subzone. 

Multi-family residential is an allowable land use within the CAD-O. The CAD-O 

was adopted by the Board of County Commissioners pursuant to C.R.S §30-28-

113 et seq. and 41-4-101 et seq. The purpose of the CAD-O overlay district is to 

ensure compliance with the Federal Aviation Administration; to ensure free and 

unobstructed passage of all aircraft through and over airspace, and to 

acknowledge that private property owners have a property interest in usable 

airspace above the surface of their property.  A referral was sent to the Colorado 

Springs Airport Advisory Commission (CSAAC) for review and comment.  The 

CSAAC provided a response indicating that they have no concerns.  Section 
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4.3.1 CAD-O, Commercial Airport Overlay District, of the Land Development 

Code requires an Airport Activity Notice and Disclosure to be recorded against 

the title of the property at the time of the final plat but does not require provision 

of an avigation easement. More specifically, Section 4.3.1 of the Code states: 

  

The following are required prior to approval of any rezoning or subdivision 

plat: 

• The request shall be referred to Airport Advisory Commission for 

review and comment.  

• Airport Activity Notice and Disclosure shall be required to be 

recorded against the title of the property as a condition of approval. 

 

The applicant will be required to comply with the above referenced section of the 

Code at the final plat stage of development.  

 

2. Zoning Compliance 

The density and dimensional standards for the RM-30 (Residential Multi-

Dwelling) zoning district are as follows: 

• Maximum density (Dwelling units/acre): 30 

• Minimum lot size: 5,000 square feet1 

• Width at front setback line: 35 feet 

• Setbacks 

o Front: 25 feet2 

o Side: 15 feet2 

o Rear: 15 feet2 

• Maximum lot coverage: 60 percent 

• Maximum height: 40 feet 

• Minimum Internal Landscape requirement: 15 percent 

 
1 Minimum lot area of 5,000 square feet applies to single-family detached 

dwellings, Two-family dwellings and the first 2 units of a multi-family 

development. An additional 1,000 square feet of lot area is required each 

additional dwelling unit within a multi-family development. The maximum 

multi-family density may not exceed 30 dwelling units per acre. All other uses 

are subject to a minimum lot area of 7,000 square feet. Central water and 

wastewater services are required regardless of lot size or conforming status. 

 
2 The minimum distance between buildings shall be 10 feet. 
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In order to initiate any uses on the property, the applicant will need to obtain site 

development plan approval for the multi-family residential structures. County 

review and administrative approval of site development plans will help ensure 

that adequate buffers, setbacks, and screening are implemented to further 

mitigate any potential impacts to the surrounding area. The site development 

plan review will also include compliance with all applicable aspects of the Land 

Development Code and the Engineering Criteria Manual, including but not limited 

to grading and erosion control, parking, and lighting standards. The subdivision, 

and site development plan, will be reviewed to ensure that all proposed 

structures will comply with the zoning district dimensional standards as well as 

the General Development Standards of the Code and Engineering Criteria 

Manual requirements. 

 

F. MASTER PLAN ANALYSIS 

1. Your El Paso Master Plan 

a. Place Type Character: Suburban Residential 

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. 
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Recommended Land Uses: 

Primary 

• Single-Family Detached Residential with lots sizes smaller than 2.5 

acres per lot, up to 5 units per acre 

 

Supporting 

• Single-family Attached 

• Multifamily Residential 

• Parks/Open Space 

• Commercial Retail 

• Commercial Service 

• Institutional 

 

 
      Figure F.1:  Placetype Map 

 

Analysis:  

The property is located within the Suburban Residential placetype. The 

Suburban Residential placetype comprises the County’s traditional residential 

neighborhoods with supporting commercial uses at key intersections. 

Relevant goals and objectives are as follows: 

 

Goal 1.3 - Encourage a range of development types to support a variety of 

land uses. 

 

Goal 2.1 - Promote development of a mix of housing types in identified areas. 

 

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 LU3 – Encourage a range of development types to support a variety of 

land uses. 

 

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

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

 

Goal HC3- Locate attainable housing that provides convenient access to 

goods, services, and employment. 

 

Objective HC4-1 – Denser housing development should occur in Suburban 

Residential, Urban Residential, Rural Center, and Regional Center 

placetypes. 

 

Objective TM1-4 – Encourage sidewalks and other multimodal facilities in all 

new development in placetypes, as appropriate, and upgrade existing 

infrastructure to these types of facilities when maintenance is needed. 

 

Objective TM2-1 – Transportation improvements should prioritize active 

modes of transportation and connections to local destinations over vehicular 

travel and regional trips. 

 

The proposed map amendment (rezone) proposes a moderate density multi-

family residential development which is consistent with the recommended 

density and supporting land use within the Suburban Residential placetype. 

The overall density is limited to 30 dwelling units per acre; however, pursuant 

to required infrastructure necessary to implement the use: design, and 

construction of Marksheffel Road, water and wastewater connectivity, and 

other utilities, the applicant has stated in their letter of intent that a maximum 

of 25 dwelling units per acre is proposed. Additionally, the proposed rezone 

accommodates a mix of housing types to include attainable housing in the 

area. The subject property is adjacent to Vollmer Road and future Marksheffel 

Road which enables future residents to direct access to regional 

transportation corridors without “cutting through” residential neighborhoods, 

and which may provide more direct access to existing commercia/industrial 

development in the area which may provide employment opportunities for 

future residents.  
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The property is anticipated to be served by Falcon Area Water and 

Wastewater Authority (FAWWA).  Black Forest Fire Protection District and 

Academy School District were sent a referral to review the application and 

have no outstanding comments.  

 

       b. Area of Change Designation: New Development 

  The subject parcel is within an area of New Development: These areas will be 

significantly transformed as new development takes place on lands currently 

largely designated as undeveloped or agricultural areas. Undeveloped 

portions of the County that are adjacent to a built-out area will be developed 

to match the character of that adjacent development or to a different 

supporting or otherwise complementary one such as an employment hub or 

business park adjacent to an urban neighborhood. 

 

 
  Figure F.2  

Analysis:  

The subject area is located in an area which is expected to completely or 

significantly change in character. The re-purposing of a portion of the gravel 

pit and associated ancillary uses to a multifamily development is a significant 

character change to the subject property which is anticpated to be a less 

impactful use to the adjacent residential properties. Multifamily development 

is a supporting landuse within the Suburban Residential Placetype, and may 

povide a complimentary land use to the planned commercial nodes in the 

nearby Sterling Ranch development and anticipated Jaynes Sketch Plan area 

which are adjacent to the Briargate/Stapleton Cooridoor, approximately a mile 

to the north.   
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c. Key Areas: Potential for Annexation  

El Paso County represents a vast area composed of many distinct areas. 

These “Key Areas” have their own unique identities and are generally 

localized into smaller geographic areas with distinct characteristics that 

distinguish them from other areas of the County. The subject property is 

located within the Potential or Annexation Key Area.   

 

 

 
 Figure F.3 

 

Analysis: 

The subject property is located within the Potential Areas for Annexation.  The 

key area map demonstrates the anticipated urban growth areas in 

unincorporated El Paso County.  The property is contiguous to the City 

boundary; however, the applicant does not wish to annex into the City at this 

time.  The applicant, City and County are coordinating on the design of 

Vollmer Road and Marksheffel Road. Continued coordination between the 

applicant, City, and County is anticipated to occur to ensure the design and 

construction for the Cottonwood Creek Channel, Marksheffel Road Bridge, 

and trail corridor which will be required when the remainder of the parcel is 

developed. 

 

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

The subject property is located within the Priority Development Area, Falcon 

Community. 
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Figure F. 4: Suburban Residential High Priority Areas 

 

The Falcon community has developed its own unique character and 

functions like a small municipality. New Suburban Residential 

development would not only match the existing development pattern in 

Colorado Springs and Falcon to the east and west but also act as a 

density buffer between more urban development to the south and large-lot 

to the north. The proposed sketch plan is also consistent with the High 

Priority Areas, and the guidelines below: 

 

•  Residential development near the municipal boundaries adjacent 

to this area may include single-family attached and multi-family 

units. 

 

• The County should emphasize Stapleton Road, Woodmen Road 

and Vollmer Road as connectivity corridors that would provide 

important access to necessary goods and services in surrounding 
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communities, generally supporting suburban residential 

development. 

 

•  The County should support the completion of Stapleton Road to 

improve connectivity between Falcon and Colorado Springs.  

 

• Neighborhood-level commercial uses and public services should 

also be considered in these areas at key intersections. 

 

2. 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: 

 

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. 

 

Policy 5.2.4 – Encourage the locating of new development where it can 

take advantage of existing or proposed water supply projects that would 

allow shared infrastructure costs. 

 

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

providers in multiple regions throughout the County. The proposed development 

is proposed to be served by Falcon Area Water and Wastewater Authority 

(FAWWA), a central water provider. The subject property is located in a growth 

area within Region 3, Falcon Area, which is expected to experience significant 

growth by 2040.  Specifically, the Plan states: 

 

Region 3 contains four growth areas west of Falcon projected to be completed by 

2040. Other areas of 2040 growth are projected for the north‐central part of the 
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region west of Highway 24 extending from Falcon to 4-Way Ranch. North of 

Falcon along Highway 24, growth is projected by 2060 on both sides of the 

highway. Just west of Falcon, another small development is projected by 2060 on 

the north and south sides of Woodmen Road. 

 

The Water Master Plan identifies a current water demand of 4,494-acre feet (AF) 

and a current supply of 7,164 AF for this Region, resulting in a surplus of water 

(decreed water rights) of 2,670 AF.  The area included within the rezoning 

request is projected in the Water Master Plan as likely to reach build out by year 

2040.  For year 2040, the Plan projects a water demand of 6,403 AF for Region 3 

versus a projected supply of 7,921 AF, resulting in a reduced surplus of 1,581 

AF.  When considering additional development in Region 3, it is important to note 

that the Plan ultimately projects a water supply deficit for the Region of 1,143 AF 

by 2060. 

 

Findings of sufficiency with respect to water quality, quantity, and dependability 

are not required with map amendment (rezone) approvals but will need to be 

made with subsequent final plat approvals for development within map 

amendment area. 

 

3. Other Master Plan Elements 

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

as having a low wildlife impact potential.  El Paso County Community Services 

Department, and Environmental Services Division, were each sent referrals and 

have no outstanding comments.  

 

b. The Master Plan for Mineral Extraction (1996) identifies upland deposits in the 

area of the subject parcel.  A gravel mine was active on the property until 1995. A 

mineral rights certification was prepared by the applicant indicating that, upon 

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

 

c. The Community Services Department Parks Division has provided the 

response below which includes an analysis regarding conformance with The El 

Paso County Parks Master Plan (2022). 

 

El Paso County Parks Master Plan shows several proposed trails in the 

vicinity of this project. The proposed Marksheffel Road Bicycle Route 

follows the future Marksheffel Road extension on the northern boundary of 
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the site. The proposed Vollmer Road Bicycle Route runs along Vollmer 

Road on the southeast side of the site. The proposed bicycle routes will 

not have an impact on the development as they will be accommodated 

within the public right of way. In addition to the proposed bicycle routes, 

there are proposed regional trails in the area. El Paso County’s proposed 

Sand Creek Regional Trail ends at the intersection of Vollmer Road and 

the future North Marksheffel Road. This proposed trail is on the east side 

of Vollmer Road, across the street from the subject property. There will not 

be any impacts from this trail on the proposed development. There is 

however a proposed City of Colorado Springs trail that follows the south 

and east sides of the development. As the development borders the 

incorporated city limits of Colorado Springs, staff suggests the applicant 

coordinate with City Parks to ensure there are no impacts to planned trails 

in this area. 

 
Figure F. 5: Parks Master Plan 
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d. Please see below for more information regarding the El Paso County 2016 

Major Transportation Corridors Plan Update (MTCP). 

 

G.  PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

A geologic hazards and soils study is not required with a map amendment 

(rezoning).  A geology and soils study meeting the requirements of the Land 

Development Code and Engineering Criteria Manual shall be required with 

subsequent land use applications. 

 

2. Wildlife 

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

having a low wildlife impact potential. 

 

3. Floodplain 

Per FEMA Flood Insurance Rate Map panel number 08041CO764G, the 

proposed rezone portion of the subject property is not located within a regulatory 

floodplain.  

 

The far west side of the subject parcel (not in the rezone area) is located within 

Zone AE, 100-year floodplain with Base Flood Elevations determined.   

 

4. Drainage and Erosion 

The area of the proposed rezone is located within the Sand Creek drainage 

basin, which is included in the El Paso County drainage basin fee program. 

Drainage fees and bridge fees shall be calculated with the final drainage report, 

to be submitted with the final plat, and paid at the time of final plat recordation. 

 

A preliminary drainage report will be required with the preliminary plan. The 

preliminary drainage report provides hydrologic and hydraulic analysis to identify 

and mitigate drainage impacts of the proposed development, typically by 

providing water quality and flood control detention facilities. A grading and 

erosion control plan will also be required with preliminary plan or final plat 

submittals. 
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Figure G.1: Vicinity & Floodplain Map 

 

5. Transportation 

The property is located along the south side of the future Marksheffel Road 

extension, south-west of the intersection of Vollmer Road and Tahiti Drive. Tahiti 

Drive is classified as a Rural Local Road (not County maintained) and the 

segment accessing Vollmer Road will be closed with the construction of 

Marksheffel Road west of Vollmer Road. Vollmer Road and Marksheffel Road 

are classified as Minor Arterial Roadways. Marksheffel is currently being 

constructed east of Vollmer Road and will continue to the west as development 

progresses. Due to the proximity to the City boundary, all segments of 

Marksheffel Road will be owned and maintained by the City of Colorado Springs 

and are being designed and constructed in accordance with the City’s criteria 

and approval processes.  
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The submitted traffic study identifies the primary access to the site to be from 

Marksheffel Road via Vollmer Road. According to the Traffic Impact Study, offsite 

roadway improvements will be required along Vollmer Road, along with the 

construction of Marksheffel Road. A Non-Residential Collector, Brush Top Road, 

is proposed to provide a north-south corridor for the proposed development in the 

rezone area, connecting to the existing City right-of-way stub provided with the 

Trails at Forest Meadows development to the south. 

 

It is anticipated that by development buildout (year 2040), a signal may be 

warranted at the Marksheffel Road and Vollmer Road intersection. This 

intersection will be monitored as development progresses to determine if and 

when traffic signal installation is appropriate, in coordination with the City of 

Colorado Springs. 

 

Further analysis of the improvements, roadway designs, cost estimates and 

escrow amounts will be provided with additional traffic studies associated with 

the subsequent land use applications. The extent of developer responsibility for 

the offsite improvements mentioned above will be determined with the 

subsequent preliminary plan and final plat applications.  

 

All proposed access and roadway locations provided in the rezone application 

are conceptual and subject to change until approved by El Paso County and the 

City of Colorado Springs through the subdivision process. 

 

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

(Resolution 19-471), as amended. Construction of qualifying roads and 

intersections will be eligible for reimbursement under the fee program provisions. 
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  Figure G.2: Major Transportation Corridor Plan (2040 & 2060) 

 

H.  SERVICES 

1. Water 

 The subject parcels are proposed to be served by the Falcon Area Water and 

Wastewater Authority (FAWWA).   

 

2. Sanitation 

Wastewater is anticipated to be provided by Falcon Area Water and Wastewater 

Authority (FAWWA).   

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District. The District was 

sent a referral and has no concerns with the proposed map amendment. 
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4. Utilities 

Electrical service and Natural gas service is provided by Colorado Springs 

Utilities (CSU). CSU was sent a referral and has no outstanding comments. 
 

5. Parks/Trails 

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

map amendment (rezoning) application, but will be due at the time of recording 

the final plat(s).  
 

6. Schools 

Land dedication and fees in lieu of school land dedication are not required for a 

map amendment (rezoning) application, but will be due at the time of recording 

the final plat(s). 
 

I. APPLICABLE RESOLUTIONS 

See Attached Resolution. 
 

J. STATUS OF MAJOR ISSUES 

There are no major issues at this time. 
 

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 5.3.5, Map 

Amendment (Rezoning), of the El Paso County Land Development Code (2022), 

staff recommends the following conditions and notations. 
 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, 

review and permit requirements, and other agency requirements. Applicable 

agencies include but are 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. 
 

2. Any future or subsequent development and/or use of the property shall be in 

accordance with the use, density, and dimensional standards of the RM-30 

(Residential Multi-Dwelling) zoning district and with the applicable sections of the 

El Paso County Land Development Code and Engineering Criteria Manual. 
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3. The applicant/developer and/or property owner(s) shall be required to participate in 

a fair and equitable manner in onsite and offsite transportation improvements 

required by the development’s traffic impacts as identified in each traffic impact 

study (TIS) which shall be submitted with each subsequent land use application.  

This includes but is not limited to improvements to Vollmer Road and Marksheffel 

Road. The developer’s design, construction, and financial obligations and 

responsibilities shall be determined with the preliminary plan and final plat approvals. 

 

NOTATIONS 

1. If a map amendment (rezoning) application has been disapproved by the Board 

of County Commissioners, resubmittal of the previously denied application will 

not be accepted for a period of one (1) year if it pertains to the same parcel of 

land and is an application 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 application.  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. 

 

2. Map amendment (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. 

 
3. Final determinations of all road classifications, alignments, and intersections will 

be made at the time of preliminary plan when more detailed land use, traffic 

impacts, and preliminary road designs are available.   

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 156 adjoining 

property owners on February 10, 2023, for the Planning Commission meeting.   

 

M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Rezone Map 

Colorado Springs Airport Advisory Committee Comments  

Opposition Letters 

Draft PC Resolution 
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SCHMIDT PROPERTY RM-30 MAP AMENDMENT (REZONING) 

LETTER OF INTENT 

 

OWNER:  

TURKEY CANON QUARRY INC 

20 BOULDER CRESCENT ST 2ND FLOOR 

COLORADO SPRINGS CO, 80903-3300 

 

APPLICANT:  

TURKEY CANON QUARRY INC 

20 BOULDER CRESCENT ST 2ND FLOOR 

COLORADO SPRINGS CO, 80903-3300 

FIND  

 

CONSULTANT:  

N.E.S. INC. 

ANDREA BARLOW 

619 N. CASCADE AVE. SUITE 200 

COLORADO SPRINGS, CO 80903 

719.471.0073 

abarlow@nescolorado.com 

 

SITE DETAILS:  

TSN: 5200000264 (PART) 

ACREAGE: 31.4423 ACRES 

CURRENT ZONING: RR-5 CAD-O 

CURRENT USE: VACANT LAND 

REQUEST 

N.E.S. Inc. on behalf of Turkey Canon Quarry Inc requests approval of a Map Amendment (Rezoning) 

from RR-5 CAD-O to RM-30 CAD-O (31.4423 Acres). 

  

mailto:abarlow@nescolorado.com
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LOCATION 

This property is located southwest of Vollmer Road and its proposed intersection of the future 

Marksheffel Road extension, which will form the northern boundary of the site.  Directly north of this 

proposed principal arterial road is the Holiday Hills subdivision, and to the northeast and northwest are 

the Highland Park and Silver Ponds rural residential subdivisions.  The Sterling Ranch master planned 

community is located to the east of Vollmer Road. To the southeast is the Pioneer Sand & Gravel 

industrial use. The Trails at Forest Meadows single-family residential neighborhood within the City of 

Colorado Springs is located to the south.   

 

 

PROJECT DESCRIPTION & CONTEXT 

The Schmidt Property RM-30 map amendment request is for a zone change of 31.4423 acres from RR-5 

to RM-30 with CAD-O. The remainder of the site is to remain as RR-5 and is not part of this rezoning 

application.    

COMPATIBILITY: The Schmidt property accommodated a former sand and gravel mining operation and 

has been substantially disturbed in the past. The proposed rezone area has not historically been part of 

the former mining operations and was released from the mining permit in 2018. It is surrounded by 

existing and planned suburban residential, commercial and industrial development, with a planned 

principal arterial running along its northern boundary.  As such, it effectively represents an infill 

development area.  
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The RM-30 rezone area is surrounded by existing and proposed developments of differing zoning and 

land use intensities.  The undeveloped land to the north is zoned RS-6000 for suburban residential 

development.  Directly to the northeast of the site is a right-of-way tract owned by El Paso County that 

was platted as part of the Highland Park Filing No. 2 subdivision. This tract is to be used for stormwater 

detention as part of the proposed widening of Vollmer Road.  The extension of Marksheffel Road 

together with the detention tract will provide a buffer between the proposed RM-30 zoning and the 

Highland Park rural residential subdivision (zoned RR-2.5) further to the northeast. To the south is the 

Trails at Forest Meadows subdivision in the City of Colorado Springs, which is zoned PUD for single-

family residential with a density of approximately 6 du/ac. To the east, the parcels within Sterling Ranch 

adjacent to Vollmer Road are proposed as Mixed-Use and Medium and High Density Residential (5-8 

du/ac) land uses, with industrial uses to the southeast.    

The proposed RM-30 zoning is located at what will be a major intersection of Marksheffel Road and 

Vollmer Road, both of which are arterials. It is standard land use planning practice to locate more 

intense uses, such as commercial or higher density residential, at busy intersections to provide a buffer 

and transition to less intense uses. The proposed RM-30 zone will provide a physical buffer and land use 

transition from a future busy road intersection and arterial road traffic to the medium density 

residential Trails at Forest Meadows subdivision to the south.   

The RM-30 rezone area includes the future extension of Marksheffel Road to the west. This principal 

arterial, when constructed, will provide a physical separation from the proposed RM-30 zone area and 

existing and planned residential to the northeast and northwest.    

SITE 
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UTILITIES: Water and wastewater will be provided by the Falcon Area Water and Wastewater Authority 

(FAWWA).  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.  

FLOODPLAIN: The proposed RM-30 rezoning area is located on the western side of the Schmidt property, 

which is designated as Zone X, area of minimal flood hazard (FEMA Floodplain Map No. 08041C05296, 

dated 12/07/2018). 

WETLANDS: This proposed rezone area does not include any wetlands.  

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.  The site provides moderate quality habitat for some grassland and 

woodland wildlife, including birds, mammals, reptiles, and possibly amphibians. The expected impact 

from site development to grassland species is classified as relatively low and to woodland species as 

moderately low.  

WILDFIRE: The primary wildland fuel type is grassland with scattered trees. The Colorado State Forest 

Service has determined a lowest-low wildfire hazard potential and listed as a low risk. Development of 

the site will reduce available wildfire fuels in this area. 

DISTRICTS/ENTITIES SERVING THE PROPERTY: 

The following districts will serve the property: 

• Academy School District 20  

• Mountain View Electric Association – Electric 

• Colorado Springs Utilities – Gas 

• FAWWA – water and wastewater 

• Black Forest Fire Protection District  

Traffic:  

The TIS completed by SM Rocha in September of 2022 assumes a max density of 30 DU/AC or 714 units 

on the 23.8 ac site. Considering the conceptual nature of the development, future access will likely 

include multiple access drives along future Brush Top Road (extended form the south). These access 

locations are subject to change and therefore were not considered within this TIS.  The TIS addresses the 

primary points of entry to the overall development area at the following locations:  

• One full-movement access serving as the west leg of Vollmer Road and Marksheffel Road 

intersection 

• One full-movement access on Marksheffel Road at northwest corner of development site 

(approximately 1,480 feet west of Vollmer Road, measured form centerline). This access is 

intended to serve as the future collector roadway (Brush Top Road) connection between 

Marksheffel Road and Trails at Forest Meadows Subdivision.  

It is anticipated that development construction would be phased with completion by end of Year 2040. 

However, specific phasing details are undefined at this time. For the purposes of this analysis, initial 
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development phasing was assumed to include the new construction of 480 multifamily residential 

dwelling units completed by Year 2027, with development buildout completed by Year 2040.  

Analysis of future traffic condition indicates that the addition of site-generated traffic is expected to 

create minimal impact to traffic operations for the existing and surrounding roadway system upon 

roadway and intersection control improvements assumed within this analysis.  

PROJECT JUSTIFICATION 

The request is consistent with the criteria in Section 5.3.5.B for a Map Amendment (Rezoning) as 

follows: 

1.  THE APPLICATION IS IN GENERAL CONFORMANCE WITH THE EL PASO COUNTY MASTER PLAN INCLUDING 

APPLICABLE SMALL AREA PLANS OR THERE HAS BEEN A SUBSTANTIAL CHANGE IN THE CHARACTER OF THE 

NEIGHBORHOOD SINCE THE LAND WAS LAST ZONED; 

The relevant County master plan documents for the Map Amendment (Rezone) are Your El Paso County 

Master Plan, the El Paso County Water Master Plan, the El Paso County Major Transportation Corridor 

Plan, and the El Paso County Parks Master Plan. 

YOUR EPC MASTER PLAN 

The project site is denoted as a Suburban Residential placetype within a priority development area in 

the County Master Plan.  The primary land use in this placetype is single-family detached residential with 

lot sizes smaller than 2.5 acres and up to a 5 du/ac density. Multifamily residential is considered a 

supporting use within the Suburban Residential placetype, 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 in this part of the County is extensive and expands from 

the City boundary to the south and west, north to approximately Burgess Road, and east to highway 24.  

Within this area, the predominant land use is, or is planned to be, single-family detached residential at 

densities of less than 5 du/ac, with small pockets of higher density single-family detached and attached 

residential.  The proposed RM-30 zoning, which can support residential densities up to 30 du/ac, is an 

appropriate supporting use at this location, as it will not be the dominant development type in this 

predominantly suburban residential area.  Furthermore, the location of the site adjacent to a busy 

arterial intersection will be supportive of and compatible with the overall single-family character of the 

area as it will provide a physical buffer and land use transition from the intersection and arterial road 

traffic to the surrounding single-family residential development. This higher density residential will also 

support the Employment Center land use designation to the east of Vollmer Road by providing 

workforce housing.  
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In the Areas of Change chapter of the County Master Plan, the Schmidt Property is identified as a “New 

Development Area”.  The Plan states that New Development Areas will be significantly transformed as 

development takes place. These areas are often on undeveloped or agricultural areas and are expected 

to be complimentary to adjacent development. The proposed RM-30 zoning will bring about the 

transformation of this area as anticipated by the Master Plan, providing a transition from the 

commercial and industrial areas east of Vollmer Road to the medium density residential developments 

to the south and north of the site.   

In the Key Area Influences chapter, this site is designated as a potential area for annexation. This is 

indicative of the sites’ suburban character and need for centralized services.  The Owner has chosen not 

to annex into the City as FAWWA is already created and bonded and will supply water and wastewater 

services to the subject site. 

Core Principle 1, Land Use and Development, seeks to “Manage growth to ensure a variety of 

compatible land uses that preserve all character areas of the county,” and Goal 1.1 seeks to, “Ensure 

compatibility with established character and infrastructure capacity.”  

PLACETYPES MAP 
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The proposed RM-30 zoning continues the suburban density approved with the adjacent subdivisions in 

the County and City and will provide a transition from the commercial and industrial areas east of 

Vollmer Road to the medium density residential developments to the south and north of the site. The 

submitted traffic study indicates that the development can be accommodated with minimal impact to 

traffic operations for the existing and surrounding roadway system, subject to the recommended 

roadway and intersection control improvements.  FAWWA has adequate capacity to serve future 

development with water and wastewater.  

The RM-30 zoning will add to the spectrum of housing options in the immediate area. This achieves Core 

Principle 2, Housing & Communities, which seeks to “preserve and develop neighborhoods with a mix of 

housing types,” as well as Goal 2.1 to “promote development of a mix of housing types in identified 

areas.” In support of this goal Objective HC1-6 of the Plan specifically encourages the use of single-

family attached housing such as townhomes, rowhomes, and multi-unit apartment homes to create 

seamless transitions between low-intensity and high-intensity neighborhoods as well as nonresidential 

uses.  The RM-30 zone will accommodate these higher density housing options and will provide a 

transition from the commercial and industrial areas east of Vollmer Road to the medium density Holiday 

Hills and Trails at Forest Meadows developments to the north and south of the site. The Holiday Hills 

subdivision in turn will provide a transition between the RM-30 zoning, future Marksheffel Road and the 

existing rural residential subdivisions to the northeast and northwest.  

WATER MASTER PLAN 

Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability and quality for 

existing and future development. 

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. 

AREAS OF CHANGE MAP 
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Policy 6.0.11– Continue to limit urban level development to those areas served by centralized 

utilities. 

The RM-30 rezone area falls within the Sterling Ranch Service area of FAWWA.  FAWWA has sufficient 

supply and infrastructure in the area to serve this development. The total commitment of the Sterling 

Ranch System includes 1,975 SFE in the Sterling Ranch Service Area. The total commitments stand at 

852.62 acre-feet and available supply is now 697.39 acre-feet. This net deficit of available water is 

155.23 AF, however, FAWWA has additionally contracted supply of 576.95 AF at Bar-X and 391.33 AF at 

McCune which is more than enough to meet the demands.  

The FAWWA water system has only been in operation for three years, so little-to-no usable historic 

information would be reliable for unique, long-term planning. However, substantial nearby data from 

the Falcon area is available for use. As of the end of 2021, the system had approximately only 300 active 

users. Therefore, initial projections have been based on area-wide water user characteristics and a linear 

buildout rate. The rate considered to be an average annual rate that might be reasonably maintainable 

over a 10-year period. The average growth rate is projected as 180 units added per year.  

2040 Scenario: Based on the above factors, the FAWWA system might conservatively anticipate serving 

3,710 SFEs in the year 2040. This number is a service area projection and included the Retreat and The 

Ranch, as well as the main Sterling Ranch residents. This would require 1,310 annual AF of water.  

2060 Scenario: Based on the same factors, the Sterling system might be expected to served 7,310 SFEs 

within its expanded service area, which includes the Retreat and The Ranch. This would be substantially 

greater than the actual Sterling Ranch. The annual acre-foot requirement might be 2,580 annual AF, but 

supply would include water from The Ranch.  

In order to meet future demands and extend beyond 1,975 SFEs, contractual arrangements have been 

made to obtain additional legal and physical supply to meet growing demands. These include: 

• The most recent water rights added to Sterling Ranch Inventory is case 20 CW 3059, which 

provides for the augmentation of Denver and Arapahoe not non-tributary water on the Schmidt 

and Sterling Ranch properties. This addition will allow for an additional 283.16 AF over 300 years 

to be made available through Sterling Ranch Wells.  

• The McCune Water SR Water LLC has contracted with the McCune Ranch to purchase NT water 

rights in El Paso County. These water rights include Laramie-fox Hills, Arapahoe, and Denver 

formation water, totally 1118,900 AF. 

• The Bar-X water has also been contracted with some water purchased but remaining Laramie-

Fox Hills, Arapahoe, and Denver formation water totals 204,433 AF.  

Both McCune Water SR Water LLC and The Bar-X water acquisitions will require a major pipeline to be 

extended northerly to Hodgen Road. This pipeline will allow for the physical, as well as legal, availability 

and acquisition of both McCune and Bar-X water to Sterling. Preliminary routing, environmental 

assessments and 1041 applications are presently underway for this facility.  
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EL PASO COUNTY MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The 2040 MTCP identifies the extension of Marksheffel Road as a 4-lane Principal Arterial between 

Vollmer Road and Black Forest Road through the Schmidt property.  The RM-30 rezone area accounts for 

this future road extension.  

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan identifies a future primary regional trail connection along the north side of 

the Schmidt property to connect the Sand Creek Regional Trail to Black Forest Road. This generally 

appears to follow the alignment of future Marksheffel Road and will be addressed with the County 

Parks Department at the more detailed road and site planning stage. The build out of Marksheffel 

will include a bike lane. Future connection to the Sand Creek Regional Trail  system within Sterling 

Ranch will be provided at full build-out via pedestrian improvements at the intersection of 

Marksheffel Road and Vollmer Road, and via new sidewalks along the arterial roads and proposed 

residential streets within the future multifamily development.    

2.  THE REZONING IS IN COMPLIANCE WITH ALL APPLICABLE STATUTORY PROVISIONS, INCLUDING BUT NOT LIMITED 

TO C.R.S. §30-28-111 §30-28-113, AND §30-28-116; 

As the proposed rezoning fulfils the goals of the County Master Plan as described under criterion (1) 

above and is a compatible transition between the adjacent uses, as described in criterion (3) below, it 

therefore complies with the statutory provisions that allow County’s to establish, limit, regulate, or 

amend zoning within the unincorporated parts of El Paso County in the interests of public health, safety 

and welfare.   All statutory provisions regarding notifications have been met. 

3.  THE PROPOSED LAND USE OR ZONE DISTRICT IS COMPATIBLE WITH THE EXISTING AND PERMITTED LAND USES 

AND ZONE DISTRICTS IN ALL DIRECTIONS;  

The Schmidt property accommodated a former sand and gravel mining operation and has been 

substantially disturbed in the past. The portion of the property included in the rezone has not 

historically been mined and was removed from the mining permit in 2018. It is surrounded by existing 

and planned suburban residential, commercial and industrial development, with a planned principal 

arterial running along its northern boundary.  As such, it effectively represents an infill development 

area.  

The RM-30 rezone area is surrounded by existing and proposed developments of differing zoning and 

land use intensity.  The undeveloped land to the north is zoned RS-6000 for suburban residential 

development.  Directly to the northeast of the site is a right-of-way tract owned by El Paso County that 

was platted as part of the Highland Park Filing No. 2 subdivision. This tract is to be used for stormwater 

detention as part of the proposed widening of Vollmer Road.  The extension of Marksheffel Road 

together with the detention tract will provide a buffer between the proposed RM-30 zoning and the 

Highland Park rural residential subdivision (zoned RR-2.5) further to the northeast. To the south is the 

Trails at Forest Meadows subdivision in the City of Colorado Springs, which is zoned PUD for single-

family residential with a density of approximately 6 du/ac. To the east, the parcels within Sterling Ranch 
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adjacent to Vollmer Road are proposed as Mixed-Use and Medium and High Density Residential (5-8 

du/ac) land uses, with industrial uses to the southeast.    

The proposed RM-30 zoning is located at what will be a major intersection of Marksheffel Road and 

Vollmer Road, both of which are arterials. It is standard land use planning practice to locate more 

intense uses, such as commercial or higher density residential, at busy intersections to provide a buffer 

and transition to less intense uses. The proposed RM-30 zone will provide a physical buffer and land use 

transition from a future busy road intersection and arterial road traffic to the medium density 

residential Trails at Forest Meadows subdivision to the south.   

The RM-30 rezone area includes the future extension of Marksheffel Road to the west.  This principal 

arterial, when constructed, will provide a physical separation from the proposed RM-30 zone area and 

existing and planned residential to the northeast and northwest.    

While the RM-30 zoning allows up to a maximum of 30 dwelling units per acre, the anticipated 

development on this site is likely to be within the 22-23 dwelling units per acre range on the entire 

rezone area (equating to approximately 25 dwelling units per acre net).  This is due to the need to 

accommodate approximately 3 acres of on-site stormwater detention on the south end of the site.  This 

detention pond will also provide a buffer between the proposed multifamily development and the 

existing single-family neighborhood to the south. 

4.  THE SITE IS SUITABLE FOR THE INTENDED USE, INCLUDING THE ABILITY TO MEET THE STANDARDS AS DESCRIBED 

IN CHAPTER 5 OF THE LAND DEVELOPMENT CODE, FOR THE INTENDED ZONE DISTRICT. 

Future development of this portion of the property will meet the use and dimensional standards for the 

RM-30 zone as set out in Chapter 5 of the Land Development Code (LDC).  The site is suitable for 

proposed residential density and it provides a transition between land use types.  The 31.44-acre site is 

large enough to be able to comfortably accommodate the maximum density, maximum height, 

maximum lot coverage and building setback standards for the RM-30 as specified in the LDC.  The 

required standards of the RM-30 zone will be addressed with a future Site Development Plan The 

proposed land use is “Dwelling, Multifamily” and there are no use-specific standards within Chapter 5 of 

the LDC that apply to this use.   
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PROPOSED RM-30
EXISTING ZONE: RR-5 CAD-O

USE: VACANT
OWNER: TURKEY CANON QUARRY INC.
20 BOULDER CRESCENT ST 2ND FLOOR
COLORADO SPRINGS, CO 80903-3377

31.4423 ACRES

ZONE: PUD-AO
USE: SINGLE FAMILY RESIDENTIAL

SUB: TRAILS AT FOREST MEADOWS FILING NO. 3
REC. NO. 2155713704

ZONE: PUD-AO
USE: SINGLE FAMILY RESIDENTIAL

SUB: TRAILS AT FOREST MEADOWS FILING NO. 3
REC. NO. 2155713704

ZONE: RR-2.5 CAD-O
USE: COUNTY

OWNER:BOARD OF COUNTY COMMISSIONERS
200 S CASCADE AVE

COLORADO SPRINGS, CO 80903
SUB: HIGHLAND PARK FIL NO 2

ZONE: RR-5 CAD-O
USE: VACANT
OWNER: SR LAND LLC

20 BOULDER CRESCENT STE 200
COLORADO SPRINGS, CO 80903
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USE: SPECIAL PURPOSE
OWNER: 8335 VOLLMER ROAD LLC
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ZONE: PUD CAD-O
USE: SINGLE FAMILY RESIDENTIAL

SUB: SILVER PONDS SUB FIL NO. 1

ZONE: RR-5 CAD-O
USE: VACANT

OWNER: TURKEY CANON QUARRY INC.
20 BOULDER CRESCENT ST. 2ND FLOOR

COLORADO SPRINGS, CO 80903

10' RIGHT-OF-WAY EASEMENT
BOOK 2388 AT PAGE 216

ZONE: RS-6000 CAD-O
USE: SINGLE FAMILY RESIDENTIAL

SUB: HOLIDAY HILLS NO. 1
BOOK E-2, PAGE 12

ZONE: RS-6000 CAD-O
USE: SINGLE FAMILY RESIDENTIAL

SUB: HOLIDAY HILLS NO. 1
BOOK E-2, PAGE 12
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SCHMIDT PARCEL REZONE MULTI-DWELLING
A PORTION OF THE SOUTHWEST 14 AND THE SOUTHWEST 14 OF THE SOUTHEAST 14 OF SECTION 32,

TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL MERIDIAN
EL PASO COUTY, COLORADO
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2.7.23 JS County Comments

LEGAL DESCRIPTION
A PARCEL OF LAND, BEING A PORTION OF THE SOUTHWEST 1/4 AND THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH
PRINCIPAL MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BASIS OF BEARINGS: THE SOUTH LINE OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH P.M. BEING MONUMENTED BY A
3-1/4" ALUMINUM CAP STAMPED "LS 10376" AT THE EAST END AND 3-1/4" ALUMINUM CAP STAMPED "LS 4842" AT THE WEST END, SAID LINE BEING ASSUMED TO BEAR S89°14'13"W.

BEGINNING AT THE SOUTH 1/4 CORNER OF SAID SECTION 32;

THENCE ON THE SOUTH LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 32, S89°14'45"W A DISTANCE OF 203.15 FEET;

THENCE DEPARTING SAID SOUTH LINE THE FOLLOWING SEVEN (7) COURSES:

1. N00°45'04"W A DISTANCE OF 61.34 FEET, TO A POINT OF CURVE;

2. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 830.00 FEET, A CENTRAL ANGLE OF 28°50'34" AND AN ARC LENGTH OF 417.82 FEET, TO A POINT OF TANGENT;

3. N28°05'30"E A DISTANCE OF 210.86 FEET, TO A POINT OF CURVE;

4. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 545.00 FEET, A CENTRAL ANGLE OF 28°46'54" AND AN ARC LENGTH OF 273.77 FEET, TO A POINT OF TANGENT;

5. N00°41'24"W A DISTANCE OF 305.54 FEET;

6. N89°18'36"E A DISTANCE OF 393.21 FEET, TO A POINT OF CURVE;

7. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 1253.50 FEET, A CENTRAL ANGLE OF 39°16'05" AND AN ARC LENGTH OF 859.09 FEET, TO A POINT OF NON-TANGENT ON THE
WESTERLY RIGHT-OF-WAY LINE OF TAHITI DRIVE AS PLATTED IN HOLIDAY HILLS NO. 1 RECORDED IN BOOK E-2 AT PAGE 12 IN THE RECORDS OF THE EL PASO COUNTY CLERK AND
RECORDER;

THENCE ON SAID WESTERLY RIGHT-OF-WAY LINE, S00°09'11"E A DISTANCE OF 302.60 FEET, TO A POINT ON THE NORTHERLY RIGHT-OF-WAY LINE OF VOLLMER ROAD;

THENCE ON SAID NORTHERLY RIGHT-OF-WAY LINE, S34°04'17"W A DISTANCE OF 764.06 FEET, TO A POINT ON THE SOUTH LINE OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SAID
SECTION 32;

THENCE ON SAID SOUTH LINE, S89°14'13"W A DISTANCE OF 816.32 FEET, TO THE POINT OF BEGINNING.

CONTAINING A CALCULATED AREA OF 1,369,628 SQUARE FEET OR 31.4423 ACRES.

SITE DATA
Tax ID Number: 5200000264 (Part)
Total Area: 31.4423
Current Zoning: RR-5 CAD-O
Proposed Zoning: RM-30
Current Use: Vacant
Proposed Use: Multifamily Residential

VICINITY MAP

PROJECT TEAM
OWNER: Turkey Canon Quarry Inc.

20 Boulder Crescent St. 2nd Floor
Colorado Springs, CO 80903

APPLICANT: N.E.S. Inc.
619 N. Cascade Ave., Suite 200
Colorado Springs, CO 80903

Engineer: JR Engineering
5475 Tech Center Dr. 235
Colroado Springs, CO 80919
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Colorado Springs Airport Advisory Commission Meeting 

To Be Heard November 16, 2022 
Land Use Review Item #06 

EL PASO COUNTY BUCKSLIP NUMBER(S)/FILE NUMBER(S): 
P222 

RESIDENTIAL REZONE 

PARCEL #(S): 
 
5200000264 

DESCRIPTION: 
Request by N.E.S. Inc. on behalf of Turkey Quarry Inc. for approval of the Schmidt Parcel Rezone Multi-
Dwelling.  The rezone consists of rezoning parcel from RR-5/CAD-O (Residential Rural and Commercial 
Airport Overlay District) to RM-30/CAD-O (Residential Multi-Dwelling and Commercial Airport Overlay 
District).  The site is located southwest of Vollmer Road and proposed intersection of future Marksheffel 
Road extension and consists of 26.7 acres.   

CONSTRUCTION/ALTERATION OF MORE 
THAN1 200 FEET ABOVE GROUND LEVEL? 

No 

DISTANCE/DIRECTION FROM COS: 
9.1 miles northeast of Rwy 17R 

TOTAL STRUCTURE HEIGHT AT THE 
ESTIMATED HIGHEST POINT: 

40 feet above ground level; 7,080 feet above 
mean sea level 

COMMERCIAL AIRPORT OVERLAY SUBZONES 
PENETRATED: 

None 

ATTACHMENTS:  
https://epcdevplanreview.com/Public/ProjectDetails/183526 
CLICK ON VIEW ZONING MAP UNDER REVIEW DOCUMENTS LIST 

; 
 
 

 
 
 
;  
 
 
 
 
 
 
 
 

STAFF RECOMMENDATION/CONDITIONS OF APPROVAL 
Subject to Airport Advisory Commission Action 

Airport staff recommends no objection with the following conditions: 
 

• Avigation Easement:  An avigation easement is requested or provide proof of previous recording 
(book/page or reception number) for development plan/plat. 
 

• FAA Form 7460-1:  If use of equipment (permanent or temporary) will exceed 200 feet above ground level in 
height at this site, the applicant is to file an airspace evaluation case with the Federal Aviation Administration 
(FAA) and provide the results to the Airport before the commencement of construction activities. FAA’s website  
(https://oeaaa.faa.gov/oeaaa/external/portal.jsp). 
 
 

 

https://epcdevplanreview.com/Public/ProjectDetails/183526
https://oeaaa.faa.gov/oeaaa/external/portal.jsp


 
Colorado Springs Airport Advisory Commission Meeting 

To Be Heard November 16, 2022 
Land Use Review Item #06 

Project location exhibit:   

 
 

 
 

9.1 miles 

Portion of Parcel to be 
Rezoned 
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MAP AMENDMENT - REZONE (RECOMMEND APPROVAL)   
 
____________ moved that the following Resolution be adopted:   
 
 

BEFORE THE PLANNING COMMISSION 
 

OF THE COUNTY OF EL PASO 
 

STATE OF COLORADO 
 

RESOLUTION NO. P-22-022 
SCHMIDT RESIDENTIAL MULTI-DWELLING REZONE 

 
WHEREAS, Turkey Canon Quarry Inc. did file an application with the El Paso County Planning 
and Community Development Department for an amendment of the El Paso County Zoning Map 
to rezone property in the unincorporated area of El Paso County as described in Exhibit A, which 
is attached hereto and incorporated herein by reference, from the RR-5 (Residential Rural) 
zoning district to the RM-30 (Residential Multi-Dwelling) zoning district; and  
 
WHEREAS, a public hearing was held by this Commission on March 2, 2023; and  
 
WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the 
unincorporated area of the County, presentation and comments of the El Paso County Planning 
and Community Development Department and other County representatives, comments of 
public officials and agencies, comments from all interested persons, comments by the general 
public, and comments by the El Paso County Planning Commission Members during the 
hearing, this Commission finds as follows:   
 

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

2. Proper posting, publication, and public notice were provided as required by law for the 
hearing before the Planning Commission; 

 
3. The hearing before the Planning Commission was extensive and complete, that all pertinent 

facts, matters, and issues were submitted and that all interested persons and the general 
public were heard at that hearing; 

  
4. All exhibits were received into evidence; 

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

deposit in a manner which would interfere with the present or future extraction of such 
deposit by an extractor;  
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6. All data, surveys, analyses, studies, plans, and designs as are required by the State of 
Colorado and El Paso County have been submitted, reviewed, and found to meet all sound 
planning and engineering requirements of the El Paso County Subdivision Regulations; and 
 

7. For the above-stated and other reasons, the proposed amendment of the El Paso County 
Zoning Map is in the best interest of the health, safety, morals, convenience, order, 
prosperity, and welfare of the citizens of El Paso County. 

 
WHEREAS, when approving a map amendment, the Planning Commission and the Board of 
County Commissioners shall find that the request meets the criteria for approval outlined in 
Section 5.3.5.B (Map Amendment, Rezoning) of the El Paso County Land Development Code 
(2022): 
 
1. The application is in general conformance with the El Paso County Master Plan including 

applicable Small Area Plans or there has been a substantial change in the character of the 
neighborhood since the land was last zoned; 
 

2. The rezoning is in compliance with all applicable statutory provisions, including but not 
limited to C.R.S. § 30-28-111 § 30-28-113, and § 30-28-116; 
 

3. The proposed land use or zone district is compatible with the existing and permitted land 
uses and zone districts in all directions; and 
 

4. The site is suitable for the intended use, including the ability to meet the standards as 
described in Chapter 5 of the Land Development Code, for the intended zone district. 

 
NOW, THEREFORE, BE IT RESOLVED, the El Paso County Planning Commission 
recommends that the petition of  Turkey Canon Quarry Inc. for an amendment to the El Paso 
County Zoning Map to rezone property located in the unincorporated area of El Paso County 
from the RR-5 (Residential Rural) zoning district to the RM-30 (Residential Multi-Dwelling) 
zoning district be approved by the Board of County Commissioners with the following conditions 
and notations: 
 
CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, review 

and permit requirements, and other agency requirements. Applicable agencies include 

but are 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. 

 

2. Any future or subsequent development and/or use of the property shall be in accordance 

with the use, density, and dimensional standards of the RM-30 (Residential Multi-

Dwelling) zoning district and with the applicable sections of the El Paso County Land 

Development Code and Engineering Criteria Manual. 
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3. The applicant/developer and/or property owner(s) shall be required to participate in a fair 

and equitable manner in onsite and offsite transportation improvements required by the 

development’s traffic impacts as identified in each traffic impact study (TIS) which shall 

be submitted with each subsequent land use application.  This includes but is not limited 

to improvements to Vollmer Road and Marksheffel Road.  The developer’s design, 

construction, and financial obligations and responsibilities shall be determined with the 

preliminary plan and final plat approvals. 

 

NOTATIONS 

1. If a map amendment (rezoning) application has been disapproved by the Board of County 

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

a period of one (1) year if it pertains to the same parcel of land and is an application 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 application.  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. 

 

2. Map amendment (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. 

 
3. Final determinations of all road classifications, alignments, and intersections will be made 

at the time of preliminary plan when more detailed land use, traffic impacts, and 

preliminary road designs are available.   

 
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 
 
  Brian Risley    aye / no / abstain / absent 
  Thomas Bailey   aye / no / abstain / absent 
  Tim Trowbridge   aye / no / abstain / absent 
  Becky Fuller    aye / no / abstain / absent 
  Sarah Brittain Jack   aye / no / abstain / absent 
  Jay Carlson              aye / no / abstain / absent 
  Eric Moraes    aye / no / abstain / absent 

Joshua Patterson   aye / no / abstain / absent 
  Bryce Schuettpelz   aye / no / abstain / absent 
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  Christopher Whitney  aye / no / abstain / absent 
Brandy Merriam   aye / no / abstain / absent 
 

The Resolution was adopted by a vote of ___to___ by the Planning Commission of the County 
of El Paso, State of Colorado. 
 
DONE THIS 2nd day of March 2023, at Colorado Springs, Colorado. 
 
EL PASO COUNTY PLANNING COMMISSION 
 
 By: ________________________________ 
       _______________, Chair  
 
 DATED: March 2, 2023 
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EXHIBIT A 
 

PROPOSED REZONE 2 
PROPERTY DESCRIPTION 
 
A PARCEL OF LAND, BEING A PORTION OF THE SOUTHWEST 1/4 AND THE SOUTHWEST 1/4 OF THE 
SOUTHEAST 1/4 OF SECTION 32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH PRINCIPAL 
MERIDIAN, COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE PARTICULARLY DESCRIBED AS 
FOLLOWS:   
 
BASIS OF BEARINGS: THE SOUTH LINE OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SECTION 

32, TOWNSHIP 12 SOUTH, RANGE 65 WEST OF THE 6TH P.M. BEING 
MONUMENTED BY A 3-1/4" ALUMINUM CAP STAMPED "LS 10376" AT THE EAST 
END AND 3-1/4" ALUMINUM CAP STAMPED "LS 4842" AT THE WEST END, SAID 
LINE BEING ASSUMED TO BEAR S89°14'13"W. 

 
BEGINNING AT THE SOUTH 1/4 CORNER OF SAID SECTION 32; 
 
THENCE ON THE SOUTH LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 32, S89°14'45"W A DISTANCE 
OF 203.15 FEET; 
 
THENCE DEPARTING SAID SOUTH LINE THE FOLLOWING SEVEN (7) COURSES: 
 

1. N00°45'04"W A DISTANCE OF 61.34 FEET, TO A POINT OF CURVE; 
 

2. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 830.00 FEET, A CENTRAL ANGLE 
OF 28°50'34" AND AN ARC LENGTH OF 417.82 FEET, TO A POINT OF TANGENT; 

 
3. N28°05'30"E A DISTANCE OF 210.86 FEET, TO A POINT OF CURVE; 

 
4. ON THE ARC OF A CURVE TO THE LEFT, HAVING A RADIUS OF 545.00 FEET, A CENTRAL ANGLE 

OF 28°46'54" AND AN ARC LENGTH OF 273.77 FEET, TO A POINT OF TANGENT; 
 

5. N00°41'24"W A DISTANCE OF 305.54 FEET; 
 

6. N89°18'36"E A DISTANCE OF 393.21 FEET, TO A POINT OF CURVE; 
 

7. ON THE ARC OF A CURVE TO THE RIGHT, HAVING A RADIUS OF 1253.50 FEET, A CENTRAL ANGLE 
OF 39°16'05" AND AN ARC LENGTH OF 859.09 FEET, TO A POINT OF NON-TANGENT ON THE 
WESTERLY RIGHT-OF-WAY LINE OF TAHITI DRIVE AS PLATTED IN HOLIDAY HILLS NO. 1 
RECORDED IN BOOK E-2 AT PAGE 12 IN THE RECORDS OF THE EL PASO COUNTY CLERK AND 
RECORDER; 

 
THENCE ON SAID WESTERLY RIGHT-OF-WAY LINE, S00°09'11"E A DISTANCE OF 302.60 FEET, TO A POINT 
ON THE NORTHERLY RIGHT-OF-WAY LINE OF VOLLMER ROAD; 
 
THENCE ON SAID NORTHERLY RIGHT-OF-WAY LINE, S34°04'17"W A DISTANCE OF 764.06 FEET, TO A 
POINT ON THE SOUTH LINE OF THE SOUTHWEST 1/4 OF THE SOUTHEAST 1/4 OF SAID SECTION 32; 
 
THENCE ON SAID SOUTH LINE, S89°14'13"W A DISTANCE OF 816.32 FEET, TO THE POINT OF BEGINNING. 
 
CONTAINING A CALCULATED AREA OF 1,369,628 SQUARE FEET OR 31.4423 ACRES. 
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