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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, Planner III 

  Daniel Torres, P.E., Senior Engineer 

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Number: SP238 

  Project Name: Overlook at Homestead Preliminary Plan 

  Parcel Number: 4100000255; 4100000256 and 4122000005 

 

OWNER:  REPRESENTATIVE: 

PT Overlook LLC 

1884 Woodmoor Drive 

Monument, CO 80132 

NES, Inc. 

619 North Cascade Avenue 

Colorado Springs, CO 80903 

 

Commissioner District:  2 

 

Planning Commission Hearing Date:   4/18/2024 

Board of County Commissioners Hearing Date: 5/9/2024 

 

EXECUTIVE SUMMARY 

A request by NES, Inc. for approval of a Preliminary Plan consisting of 346.55 acres to create 

62 single-family residential lots. The property is zoned RR-5 (Residential Rural) and is located 

one-half mile north of the intersection of Elbert Road and Sweet Road, and one-half mile 

south of the intersection of Elbert Road and Hopper Road. (Parcel Nos. 4100000255, 

4100000256, and 4122000005) (Commissioner District No. 2) 
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Zoning Map and Location: 
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A. WAIVERS AND AUTHORIZATION 

Waiver(s): 

There are no waivers associated with this request. 

 

Authorization to Sign: Approval by the Board of County Commissioners of the 

Preliminary Plan with a finding of sufficiency for water quality, quantity, and 

dependability, authorizes the Planning and Community Development Department 

Director to administratively approve all subsequent Final Plat(s) consistent with the 

Preliminary Plan as well as the associated Subdivision Improvements Agreements, 

License and Detention Pond Maintenance Agreements, and any other documents 

necessary to carry out the intent of the Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

In approving a Preliminary Plan, Section 7.2.1.D.2 of the El Paso County Land 

Development Code (As Amended) states the BoCC shall find that:  

 

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

policies of the Master Plan; 

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

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

approved sketch plan;  

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

dependability for the type of subdivision proposed, as determined in accordance 

with the standards set forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] 

and the requirements of Chapter 8 of the Code; 

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

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

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

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

presenting hazards or requiring special precautions, have been identified and the 

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

• Adequate drainage improvements complying with State law [C.R.S. § 30-28- 

133(3)(c)(VIII)] and the requirements of the Code and the Engineering Criteria 

Manual (ECM) are provided by the design; 

• The location and design of the public improvements proposed in connection with the 

subdivision are adequate to serve the needs and mitigate the effects of the development; 
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• Legal and physical access is or will be provided to all parcels by public rights-of-way or 

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

• The proposed subdivision has established an adequate level of compatibility by (1) 

incorporating natural physical features into the design and providing sufficient open 

spaces considering the type and intensity of the subdivision; (2) incorporating site 

planning techniques to foster the implementation of the County’s plans, and encourage 

a land use pattern to support a balanced transportation system, including auto, bike and 

pedestrian traffic, public or mass transit if appropriate, and the cost effective delivery of 

other services consistent with adopted plans, policies and regulations of the County; (3) 

incorporating physical design features in the subdivision to provide a transition between 

the subdivision and adjacent land uses; (4) incorporating identified environmentally 

sensitive areas, including but not limited to, wetlands and wildlife corridors, into the 

design; and (5) incorporating public facilities or infrastructure, or provisions therefore, 

reasonably related to the proposed subdivision so the proposed subdivision will not 

negatively impact the levels of service of County services and facilities; 

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

and transportation system, are or will be available to serve the proposed subdivision; 

• The subdivision provides evidence to show that the proposed methods for fire 

protection comply with Chapter 6 of the Code; and 

• The proposed subdivision meets other applicable sections of Chapters 6 and 8 of 

the Code. 

 

C. LOCATION 

North: A-35 (Agricultural)    Vacant Land 

South: RR-5 (Residential Rural)   Single-Dwelling Residential 

East: A-35 (Agricultural)    Vacant Land 

West: PUD (Planned Unit Development)  Single-Dwelling Residential 

 

D. BACKGROUND 

The subject property consists of four unplatted parcels that are a combined 346.55 acres. 

The applicant is proposing a 62-lot single-family residential subdivision with public roads 

and a 25-foot trail easement for the El Paso County Palmer Divide Regional Trail. 

 

The subject property was rezoned from A-35 (Agricultural) to RR-5 (Residential Rural) by 

the Board of County Commissioners on January 11, 2024 (PCD File No. P-23-008). The 

proposed 62 lots will meet the dimensional standards of the RR-5 zoning district.  
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E. ANALYSIS 

1. Land Development Code and Zoning Compliance 

This application meets the Preliminary Plan submittal requirements, the standards 

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

the El Paso County Land Development Code (As Amended).  

 

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

 

• Minimum lot size: 5 acres 

• Minimum width at the front setback line: 200 feet 

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

• Maximum lot coverage: None 

• Maximum height: 30 feet 

 

The requested Preliminary Plan is consistent with the RR-5 (Residential Rural) zoning 

district.  The applicant is required to submit a Final Plat for review, approval and 

recordation prior to initiating new residential uses on the property, the applicant 

will need to obtain site plan approval.  

 

F. MASTER PLAN COMPLIANCE 

The proposed Preliminary Plan is consistent with the Master Plan analysis which was 

provided with the Map Amendment (Rezoning) application P-23-005 and approved by 

the BoCC on January 11, 2024. 

 

1. Water Master Plan Analysis 

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

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 
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Planning Region 4c of the Plan, which is an area anticipated to experience growth 

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

Region 4c for central water providers: 

 

The Plan identifies the current demand for Region 4c to be 2,970 acre-

feet per year (AFY) (Figure 5.1) with a current supply of 2,970 AFY (Figure 

5.2). The projected demand in 2040 for Region 4c is at 3,967 AFY (Figure 

5.1) with a projected supply of 3,027 AFY (Figure 5.2) in 2040. The 

projected demand at build-out in 2060 for Region 4c is at 4,826 AFY 

(Figure 5.1) with a projected supply of 3,027 AFY (Figure 5.2) in 2060. This 

means that by 2060 a deficit of 1,799 AFY is anticipated for Region 4c.  

 

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

recommendations for the proposed subdivision. 

 

2. Other Master Plan Elements 

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

having a moderate wildlife impact potential.  El Paso County Environmental Services 

and Colorado Parks and Wildlife were sent a referral and have no outstanding 

comments. However, Colorado Parks and Wildlife provided a letter (attached to staff 

report) dated November 11, 2023, which outlines numerous mitigation strategies 

that should be followed in order to preserve the natural features and existing 

species in the area. Recommended preservation strategies shall be followed for all 

state and federal requirements. 

 

The Master Plan for Mineral Extraction (1996) identifies upland deposits and 

conglomerates in the subject parcels.  A mineral rights certification was prepared 

by the applicant indicating that, upon researching the records of El Paso County, no 

severed mineral rights exist. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

Geologic hazards and constraints were identified during the review of the Preliminary 

Plan and have been found to impact many of the proposed lots. The Colorado 

Geological Survey (CGS) has reviewed the Preliminary Plan documents and has 

provided mitigation measures within their comment letter (attached to staff report). 
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The applicant has depicted the geologic constraints and hazards on the Preliminary 

Plan map. Proposed geologic mitigation measures include additional structural 

setbacks, labeling of no-build areas,  avoidance of all geologic hazards and constraints, 

and the requirement of engineered structural foundations for all lots at the time of 

building permit for the individual lots. CGS also recommends that the constraints and 

hazards, and corresponding mitigation measures, are depicted on all subsequent Final 

Plats. Condition of approval No. 7 is recommended by staff to ensure that CGS’s 

recommendations are followed at the time of subsequent Final Plat submittals. 

 

2. Floodplain 

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

of the FEMA Flood Insurance Rate Map panel number 08041C0350G, dated 

December 7, 2018. The property is located in Zone X, an area of minimal flood 

hazard determined to be outside the 500-year flood zone. 

 

3. Drainage and Erosion 

The development is located across four different drainage basins: Upper Black 

Squirrel, La Vega Ranch, East Kiowa Creek, and Bijou Creek drainage basin. These 

four unstudied basins do not have associated drainage or bridge fees. 

 

Stormwater runoff will be conveyed via roadside ditches, swales, and culverts to six 

proposed private full-spectrum detention ponds that will mitigate developed runoff 

and provide the necessary permanent stormwater quality for the development. The 

Overlook at Homestead Metropolitan District will provide maintenance for the 

ponds. Per the associated preliminary drainage report, the site’s runoff and storm 

facilities will not adversely affect the downstream and surrounding developments. 

 

A grading and erosion control plan that identifies construction best management 

practices (BMPs) to prevent sediment and debris from affecting adjoining 

properties and the public stormwater system will be required to be submitted with 

the Final Plat applications. 

 

4. Transportation 

The development is located off Elbert Road, a county-maintained paved rural major 

collector roadway. The subdivision will obtain access via two roadways intersecting 

Elbert Road. One access is via Apex Ranch Road, an existing paved rural local county 
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roadway. The second access is via a new paved rural local roadway. The future roadway 

is proposed to be public and will be located over a half mile south of Apex Ranch Road. 

 

The Traffic Impact Study projects the proposed development will generate 

approximately 650 total vehicle trips on the average weekday. Roadway 

improvements will consist of new public rural local roads to serve the development, 

restriping Elbert Road to remove passing zones, and shoulder improvements at the 

proposed intersection of Elbert Road and the new roadway.  

 

El Paso County Road Impact Fees (RIF) as approved by Resolution 19-471 apply to 

the development. The RIF will be assessed at the last land-use approval or when the 

applicant applies for a building permit, whichever is last. The applicant may elect to 

remit road impact fees at the time of plat recordation or participate in a Public 

Improvement District with the County. 

 

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 Preliminary Plan has an adequate water supply in terms of quantity and 

dependability. El Paso County Public Health has recommended that there is an 

adequate water supply in terms of quality. 

 

2. Sanitation 

Wastewater is provided by on-site individual septic systems. 

 

3. Emergency Services 

The property is within the Peyton Fire Protection District.   

 

4. Utilities 

Electric service will be provided by MVEA, and the site exists within their service area. 

Gas will be provided by Black Hills Energy and, if service to this property is not 

feasible, propane tanks will be used to service the development. 
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5. Metropolitan Districts 

The property is not currently within a metropolitan district. The proposed Overlook 

at Homestead Metropolitan District is under review by PCD staff at this time and will 

be required to be approved by the Board of County Commissioners. 

 

6. Parks/Trails 

Fees in lieu of parkland dedication or parkland dedication as discussed and agreed 

upon with EPC Parks will be due at the time of recording the Final Plat(s). EPC 

Department of Parks and Community Services has requested trail easements for this 

Preliminary Plan (Parks letter attached to staff report) and subsequent Final Plat (s). 

 

7. Schools 

The site is within the boundaries of the Peyton 23 School District. Fees in lieu of 

school land dedication shall be paid to El Paso County for the benefit of Peyton 23 

School District at the time of recording the final plat(s). 

 

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 7.2.1 (Subdivisions) of the El 

Paso County Land Development Code (As Amended) staff recommends the following 

conditions and notations: 

 

CONDITIONS 

1. Applicable traffic, drainage, and bridge fees shall be paid with each Final Plat. 

 

2. Applicable school and park fees shall be paid with each Final Plat. 

 

3. 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 
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Wildlife Service regarding the Endangered Species Act, particularly as it relates to 

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

 

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

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

required to pay traffic impact fees in accordance with the Countywide Transportation 

Improvement Fee Resolution (Resolution 19-471), as amended, 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 the sale of the property. 

 

5. Applicant shall comply with all requirements contained in the Colorado Parks and 

Wildlife Department of Natural Resources letter, dated 11/11/2023. 

 

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

Recommendations, dated 2/29/2024, as provided by the County Attorney’s Office. 

 

7. Applicant shall comply with all recommendations by Amy Crandall, Engineering 

Geologist contained in the Colorado Geological Survey’s Review letter, dated 

11/6/2023, as provided by the Colorado Geological Survey.  

 

8. Applicant shall comply with all requested trail easement, construction, and 

dedication requirements related to this Preliminary Plan and in future Final Plats as 

requested by the EPC Parks and Community Services Department in their letter 

dated 11/2/2023. 

 

NOTATIONS 

1. Subsequent Final Plat Filings may be approved administratively by the Planning and 

Community Development Director.  

 

2. Approval of the Preliminary Plan will expire after twenty-four (24) months unless a 

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

 

3. Preliminary Plans not forwarded to the Board of County Commissioners for 

consideration within 180 days of Planning Commission action will be deemed to be 

withdrawn and will have to be resubmitted in their entirety. 
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L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 42  adjoining property 

owners on April 3, 2024, for the Planning Commission and Board of County 

Commissioner meetings. Responses will be provided at the hearing. When the rezoning 

was heard in January 2024, there were a number of letters of opposition received. The 

public opposition stated concerns regarding water sufficiency, traffic, and land-use 

compatibility. Staff has not received additional letters of opposition to date on this 

Preliminary Plan request.  

 

M. ATTACHMENTS 

Map Series 

Letter of Intent 

Preliminary Plan Drawing 

County Attorney’s Letter  

State Engineer’s Letter 

EPC Parks Letter 

CPW Letter 

CGS Letter 

Draft Resolution 

 

PC Report Packet
Page 11 of 56

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


PC Report Packet
Page 12 of 56



PC Report Packet
Page 13 of 56



PC Report Packet
Page 14 of 56



PC Report Packet
Page 15 of 56



Overlook at Homestead Preliminary Plan   Prepared by N.E.S. Inc. 
Letter of Intent  October 2023, Revised December 2023 

PCD File #SP238  1 | P a g e  

 

OVERLOOK AT HOMESTEAD PRELIMINARY PLAN  

LETTER OF INTENT 

 

OWNER/APPLICANT:  

PT OVERLOOK LLC 
1864 WOODMOOR DRIVE, SUITE 100 
MONUMENT CO, 80132 
 

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:  

TSNS: 4122000005, 4100000255, 4100000256 

ACREAGE: 350.83 ACRES 

CURRENT ZONING: RR-5 

CURRENT USE: VACANT LAND 

REQUEST 

PT Overlook LLC requests approval of a Preliminary Plan consisting of 62 single family lots, and 3 tracts 
on 350.83 Acres. 
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LOCATION 

The subject property is located along the east of Elbert Road and south of Apex Ranch Road.  The Apex 
Ranch rural residential subdivision is to the north and west and surrounded on three sides by the 
proposed Overlook at Homestead subdivision. Apex Ranch contains lots ranging in size from 3.099 acres 
to 5.107 acres and has a gross density of 1 D.U. per 4.946 acres – 23 of 25 of the lots are smaller than 5 
acres. One road stub (Apex Ranch Road) from Apex Ranch meets the property boundary giving the 
proposed Overlook at Homestead development access. The Apex Ranch DP also calls out a proposed 
connection from Apex Ranch Road with a north-south directionality; the proposed Quess Ranch Court 
takes advantage of this proposed access. Across Elbert Road to the west the land is in agricultural use. 
Rural residential 5-acre + lots within the Reata Subdivision line the southern boundary and wrap around 
to the east. Northeast of the property is the Homestead Ranch County Regional Park and more 
agricultural grazing land is located to the southeast.  Along the northern boundary are two parcels used 
for agricultural grazing.  

 

 

PC Report Packet
Page 17 of 56



Overlook at Homestead Preliminary Plan   Prepared by N.E.S. Inc. 
Letter of Intent  October 2023, Revised December 2023 

PCD File #SP238  3 | P a g e  

 

 

PROJECT DESCRIPTION 

The Overlook at Homestead Property Preliminary Plan request is for a development of 62 single family 
lots on 350.83 acres. This development is supported by the concurrent rezone application that will 
change the zoning from A-35 to RR-5. The Preliminary Plan will subdivide the property into 5-acre 
residential lots ranging from 5.0 – 7.0 acres, with an average lot size of 5.55 acres and a gross density of 
0.18 dwelling units per acre. The lot widths and acreages vary to accommodate easements, topography 
and existing natural features. The proposed lots meet the minimum zoning standards for the RR-5 zone 
set out in Table 5-4 of the Land Development Code as follows: 

Zone Min. Lot Size Min. Lot 
Frontage 

Min. Front 
Setback 

Min. Rear 
Setback 

Min. Side 
Setback 

Max. Lot 
Coverage 

Max. Building 
Height 

RR-5  5 acres 200 ft  25 ft 25 ft 25 ft 25%  30 ft  
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Access and Traffic:  The TIS completed by LSC in October of 2023, assumes a max density of 0.2 DU/AC 
or 62 units on the 350.83 acre site. The TIS addresses the primary points of entry to the overall 
development area at the following locations:  

 One existing stop-sign controlled intersection between Apex Ranch Road and Elbert Road. This 
assumes use of the two existing public street stubs provided from the Apex Ranch subdivision to 
the Overlook at Homestead property. 

 One new public road connection intersection to be located 1,920 feet north of Sweet Road. This 
intersection will be stop-sign controlled. 

It is anticipated this development would generate about 650 new vehicle-trips on the average weekday 
with 13 vehicles entering and 36 vehicles exiting the site in the morning. 40 vehicles are anticipated to 
enter the site in the afternoon with 23 vehicles exiting. 

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. No modifications would 
be required to the southbound approach on Elbert Road at either Apex Ranch Road or the proposed 
south access. All internal roadways are proposed to be public paved rural local residential streets. The 
restriping on Elbert Road will be addressed at the construction document stage. 

Parcels to the and east, 4100000251, 4126000004, north 4100000031 will be afforded access as follows: 

 4100000251 is part of the El Paso County Homestead Ranch Regional Park, and a trail access is 
proposed as requested by the Parks Department.  No vehicular access will be provided to this 
parcel. 

 4126000004 Right-of-way will be provided at the end of the Campout Drive cul-de-sac per Code 
requirements.  

 4100000031 Right-of-way will be provided at the end of the Apex Ranch Road cul-de-sac per 
Code requirements.  
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Trails:  A 25-foot-wide trail easement is proposed through the Overlook at Homestead development 
along the Palmer Divide Trail alignment and connecting to the Homestead Ranch Park. This trail will 
eventually connect to the Woodlake Trailhead per the El Paso County Parks Master Plan. The trail will 
provide residents and neighbors access to regional open spaces and will promote multi modal travel in 
the area.  The easement shall be dedicated to El Paso County on the future final plat(s), and the trail will 
be constructed and maintained by the County.    

Drainage: The Preliminary Drainage Report prepared by Kimley Horn in August 2023 analyzes the 
existing drainage characteristics of the site and any required improvements. The proposed Overlook at 
Homestead development is part of four major drainage basins: Upper Black Squirrel, La Vega Ranch, East 
Kiowa Creek & Bijou Creek. Six full spectrum detention ponds are proposed along with roadside ditches, 
culverts to convey stormwater under roads, swales. The implementation of these ponds and other 
associated infrastructure are designed to reduce stormwater flows below historic rates. The 
development’s Metro District will maintain the six full spectrum detention ponds. 

Utilities: The following utilities are the current service providers being considered and line extension 
negotiations may be necessary to obtain service for the Overlook at Homestead property. Electric 
service will be provided by MVEA and the site exists within their service area. Gas will be provided by 
Black Hills Energy and, if service to this property is not feasible, propane tanks will be used to service the 
development. Water and sewage will be an individual well and septic system. Proposed communications 
will be provided by Force Broadband. 

Floodplain: The proposed Preliminary Plan is designated as Zone X, area of minimal flood hazard (FEMA 
Floodplain Map No. 08041C0350G, dated 12/07/2018). 

Wetlands: According to the Natural Resources Report done by Kimley Horn dated September 22, 2023 
this proposed Preliminary Plan will keep most of the existing wetland habitats and natural springs as key 
drainageways through the site. The majority of drainage features on the site are spring-fed tributaries to 
Black Squirrel Creek and are non-jurisdictional based on correspondence with USACE. The western 
wetlands are mapped as freshwater emergent wetland and riverine, while the south-central wetland is 
mapped as a freshwater pond and riverine. The wetland area will be incorporated into future lots and 
impacts to these resources may occur depending on project design.  

Natural Features/Vegetation: This proposed Preliminary Plan includes multiple rocky outcrops that sit 
roughly 200 feet above the flatter grassland portions of the site. Stands of evergreen trees hug the 
slopes and are scattered across the higher portions of the site. Two stock ponds are present on the 
southern portion of the site and the site contains four drainage basins (Bijou Creek, East Kiowa Creek, 
Upper Black Squirrel & La Vega Ranch). Rolling grassland hills make up most of the southern and 
western portions of the site. These natural features will be incorporated into future lots and will be 
largely undisturbed other than as needed to accommodate roads and home sites. 

Noxious Weeds: According to the Weed Management Plan prepared by Kimley Horn dated December 4, 
2023 the site contains scattered areas containing two species of noxious weeds.   Noxious weeds 
observed on the project area include Musk thistle (Carduus nutans) and Cheatgrass (Bromus tectorum).  
Milk thistle is categorized as a List B species on the Colorado Noxious Weed list, and should be managed 
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to prevent further spread.  Cheatgrass is categorized as a List C species, which is considered more of a 
localized concern, but the State provides assistance to jurisdictions that choose to manage the species.  
The report also recommends eliminating or minimizing noxious weeds and invasive plants designated as 
“undesirable species” as included in the CDA “watch list.”  The report prescribes chemical and 
mechanical means of managing the noxious weeds.  Following construction, the Metropolitan District 
will be responsible for weed control in the open space tracts.  With the individual lots, weed control will 
be the responsibility of the individual home owner and will be enforced through covenants. 

Wildlife: Based on the Natural Resources Report prepared by Kimley Horn dated September 22, 2023 
wildlife habitat impacts are unavoidable, but the implementation of a stormwater management plan will 
assist in protecting water quality in downstream reaches, which will provide benefits to aquatic species 
including amphibians and invertebrates. In addition, detention facilities may add seasonal water 
features that could support further wildlife like waterfowl.  The plan to remove few trees on the site for 
construction and wildfire hazard reduction will make impacts to forest species negligible. Since 
grasslands are the dominant habitat type, the associated species are expected to experience the 
greatest disturbance. Deer, foxes and bears may experience adverse effects from an increased state of 
urbanization in close proximity to wildland areas in the greater vicinity. 

No impacts are expected for federally or state listed threatened species. 

Wildfire: As stated in the Natural Resources Report prepared by Kimley Horn dated September 22, 2023, 
the wildfire risk and burn probability are not expected to change with development of the project site. 
The site is predominantly “Low Risk” with smaller areas of “Moderate Risk” and “Lowest Risk” according 
to WRAP.  The Peyton Fire Protection District is located approximately 4.5 miles from the site on 
Railroad Street and will service the property. Wildfire fuels are likely to be removed through 
development and the CC&Rs will require Firewise construction and landscaping. 

PROJECT JUSTIFICATION 

The request is consistent with the criteria in Section 7.2.1.D.2.e for a Preliminary Plan as follows: 

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

YOUR EPC MASTER PLAN 
The project site is denoted as a Rural placetype in Your EPC Master Plan.  The primary land uses in 
this placetype are Farm/Homestead Residential, Parks/Open Space & Agriculture. The proposed 5-
acre lots align with the Supporting Use of Estate Residential (Minimum 1-unit/5-acres) of the Your 
EPC Master Plan. This Preliminary Plan provides further contiguity in the County’s land use by 
connecting two currently separated Large-Lot Residential developments – one to the west (Apex 
Ranch) and one to the south (Reata Subdivision). The Rural placetype in this part of the county 
continues to transition towards large-lot residential around the Peyton Rural Center and this 
development would progress that trend.  
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In the Areas of Change chapter of the County Master Plan, the Overlook at Homestead property is 
identified as a “Minimal Change: Undeveloped Area”. The Plan states that Minimal Change: 
Undeveloped Areas will experience some development of select underutilized or vacant sites 
adjacent to other built out sites, but will be limited in scale so as not to alter the essential character. 
The proposed 5-acre lot development would maintain the large lot size currently present to the 
south and would transition the Apex Ranch PUD to the north and west, which is higher density and 
includes lots smaller than 5-acres.  A good portion of the lots exist on top of the rocky outcropping 

PLACETYPES MAP 

AREAS OF CHANGE MAP 
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on the east portion of the site and would do little to change the sites character outside of the 
homes’ footprint and internal roadways.  
 
This site does not have a designation under the Key Areas portion of the County Master Plan. 
 
The project meets the following Core Principles and Goals set forth in the County Policy Plan: 
 
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.”  
 
The proposed 5-acre lot development continues the rural density approved with the adjacent 
subdivisions in the County and will provide a transition from the PUD (Apex Ranch, with a gross 
density of 1 D.U. per 4.946 acres) to the existing RR-5 residences south 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.   
 
Core Principle 4, Transportation & Mobility, seeks to “Connect all areas of the County with a safe 
and efficient multimodal transportation system” Goals 4.1 and 4.2 respectively seek to, “Establish a 
transportation network that connects all areas to one another, emphasizing east-west routes, 
reducing traffic congestion, promoting safe and efficient travel” and, “Promote walkability and 
bikability where multimodal transportation systems are feasible.” 
 
The proposed trail easement would accomplish these goals by connecting more homes to an east-
west trail that directly links with a nearby regional open space. When built, the trail moving through 
the proposed Preliminary Plan and Apex Ranch would be only two parcels away from connecting to 
the EPC Woodlake Trailhead.  

        WATER MASTER PLAN 

This project straddles the 4a and 4c regions of the EPC Water Master Plan. The property is not 
within any of the growth areas identified for Regions 4a and 4c.  The homes proposed at Overlook at 
Homestead will be served by individual domestic wells that pull from the Dawson Aquifer and will 
rely on existing water rights. This provides the proposed subdivision with a sufficient and reliable 
water source to meet the County’s 300-year supply requirement. With much of the vegetation and 
grade on the site to remain largely undisturbed the aquifer should continue to receive infiltration 
across the site at similar to historic levels.  

EL PASO COUNTY MAJOR TRANSPORTATION CORRIDOR PLAN (MTCP) 

The 2040 MTCP identifies Elbert Road, which runs along the western side of the site boundary as a 
Minor Arterial. A future extension of Hodgen Road, which currently dead ends into Eastonville Road, 
is shown to continue to Elbert Road on the 2040 Improvements Map. This portion of Hodgen Road is 
identified as a collector. The 2060 Preservation Map identifies the need to preserve additional right-
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of-way along Elbert Road to accommodate future road improvements.  These requirements of the 
MTCP are taken into account in the proposed Preliminary Plan for the property.  

EL PASO COUNTY PARKS MASTER PLAN 

The Parks Master Plan identifies a future primary regional trail connection through the center of the 
Overlook at Homestead property to connect the surrounding area with the Homestead Ranch Park 
to the east. In order to blend with the Regional Open Space to the east (Homestead Ranch Park) the 
proposed development would have a trail easement spanning from east to west and connecting 
with similar tracts existing in the Apex Ranch development. This trail accommodation aligns with the 
Trails Master Plan put forth by the County. Homestead Ranch Park is currently only accessible from 
the east via Golihar Road. This trail connection would not only improve the overall access to the 
park, but when combined with other future trails it would provide residents with a safer and quicker 
route to the nearby town of Peyton. Conversely, the addition of this public trail also provides 
neighboring residents with exposure to the views and natural features present on the Overlook at  
Homestead property. 
 

2.     The subdivision is consistent with the purposes of this Code; 
 
The stated purpose of the Code is to preserve and improve the public health, safety and general welfare 
of the citizens and businesses of El Paso County. The proposed subdivision of rural residential is 
consistent with the County Master Plan and is compatible with the surrounding 5-acre and PUD single 
family lots and rural character of the area. 

3.     The subdivision is in conformance with the subdivision design standards and any approved sketch 
plan; 
 
There is no approved Sketch Plan for this property.  The proposed subdivision is in conformance with the 
subdivision design standards, which are discussed in more detail below.  The subdivision design 
standards set out in Chapter 8 of the Land Development Code are met, including but not limited to:   

 adequate provision for traffic, drainage, open space, recreation and parks; 
 provision of properly designed roads to provide for safe and convenient vehicular circulation 

and identification of required road improvements;  
 adequate provision for water, sewer and other utilities; 
 Ensuring that structures will harmonize with the physical characteristics of the site; 
 Ensuring that land is divided into lots that are of adequate size and configuration for the 

purpose for which they are intended to be used; and 
 Protecting the natural resources, considering the natural vegetation. 

 
4.     A sufficient water supply has been acquired in terms of quantity, quality, and dependability for 
the type of subdivision proposed, as determined in accordance with the standards set forth in the 
water supply standards [C.R.S. §30-28-133(6)(a)] and the requirements of Chapter 8 of this Code; 
 
Water service will be provided by individual domestic wells on the residential lots. The wells will be 
drilled into the Dawson Aquifer and rely on existing water rights.  Water quality testing of the Dawson 
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Aquifer wells has been completed and is of sufficient quality to serve the proposed residential 
development. The Applicant requests that the finding of sufficiency for water quantity, dependability 
and quality be deferred to the Final Plat. 

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; 
 
Wastewater service will be provided by onsite wastewater treatment systems (OWTS).  The Wastewater 
Disposal Report prepared by RESPEC concludes that the property is generally suitable for OWTS and that 
contamination of surface and subsurface water sources should not occur provided the systems are 
installed according to El Paso County and State guidelines.  The Report identifies floodplains on the site 
and notes that floodplain areas are not suitable for OWTS.  Some lots are impacted but still have 
sufficient space for OWTS due to the size of the lot.  The report concludes that the majority of lots will 
require designed systems and each property will need to be evaluated for this requirement. 

6.     All areas of the proposed subdivision, which may involve soil or topographical conditions 
presenting hazards or requiring special precautions, have been identified and the proposed 
subdivision is compatible with such conditions. [C.R.S. §30-28-133(6)(c)]; 
 
The Soils and Geology Report prepared by Entech in August of 2023 identifies the geologic conditions 
that occur intermittently on the property and will impose some constraints on the proposed 
development, including artificial fill, expansive soils, shallow bedrock, seasonally shallow, potential 
seasonally shallow groundwater areas, and springs.  Potentially unstable slopes, rockfall and debris flow 
susceptible areas will be encountered on lots located at the base of the bluff (Lots 23-35). The report 
indicates that these conditions can be mitigated through proper engineering design and construction 
techniques or avoidance. Areas affected by seasonal shallow and potential seasonally shallow 
groundwater may require drains adjacent to the structure to help prevent intrusion of water into areas 
below grade. Basements should be feasible across the majority of the site, but lot specific subsurface 
soil investigations will be required. The potentially unstable slope areas along the mesa are considered 
stable in their current condition, but care must be exercised in these areas as to not activate instability. 
The steeper slopes should be avoided by development and a minimum of a 30-foot setback from the 
crest of the cliffs/steep slopes is recommended. Once building locations are determined additional 
investigation may be warranted. Site grading should direct surface flows around structures around the 
top of the mesa where recent minor debris fans/erosion have been observed. Drainage culverts and 
other drainage infrastructure should be adequately sized for the potential sediment laden flows during 
significant precipitation events. Lots 23-35 are within the area indicated as Debris Flow Susceptible. In 
areas of concentrated flows channel armoring, including permanent channel armoring should be utilized 
to prevent accelerated erosion which in turn could create unstable conditions. 
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7.     Adequate drainage improvements complying with State law [C.R.S. §30-28- 133(3)(c)(VIII)] and 
the requirements of this Code and the ECM are provided by the design; 
 
These matters are addressed in the Preliminary Drainage Report prepared by Kimley Horn prepared in 
August 2023. Proposed drainage infrastructure includes road side ditches, culverts to convey 
stormwater under roads, swales, and six full spectrum detention ponds. All proposed drainage basins 
have been designed in effort to keep runoff within the same existing basins, as to not transfer runoff 
between basins. The proposed ponds are designed to reduce peak stormwater flow rates, down below 
historic rates before leaving the site. These measures comply with the requirements of the LDC and 
ECM. 

8.     Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 
easement, acceptable to the County in compliance with this Code and the ECM; 
 
Lots will be accessible by new public streets that will comply with the LDC and ECM. Street names have 
been approved by El Paso–Teller County 911 Authority. 

9.     The proposed subdivision has established an adequate level of compatibility by  
1)     incorporating natural physical features into the design and providing sufficient open spaces 
considering the type and intensity of the subdivision; 
 
The site layout incorporates a trail easement which travels the upper portion of the site and traverses 
the slopes down to the Apex Rach boundary where it joins with an existing trail easement. This trail 
gives residents of this and surrounding properties, access to natural features within the site and the 
adjacent Homestead Ranch Park. 

2)     incorporating site planning techniques to foster the implementation of the County’s plans, and 
encourage a land use pattern to support a balanced transportation system, including auto, bike and 
pedestrian traffic, public or mass transit if appropriate, and the cost-effective delivery of other 
services consistent with adopted plans, policies and regulations of the County; 
 
A trail easement is being provided through the development to accommodate a planned trail per the 
EPC Parks Master Plan. This trail will facilitate bike and pedestrian traffic and will act as a connection 
between Apex Ranch and Homestead Ranch Park.   

3)     incorporating public facilities or infrastructure, or provisions therefore, reasonably related to the 
proposed subdivision so the proposed subdivision will not negatively impact the levels of service of 
County services and facilities; 
 
The Traffic Impact Study demonstrates that the development will not materially impact existing levels of 
service on surrounding roads and proposed access improvements on Elbert Road will accommodate the 
site development traffic. The development will be served by well and septic systems and will have no 
negative impact on existing County services and facilities. 
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4)     Necessary services, including police and protection, recreation, utilities, open space and 
transportation system, are or will be available to serve the proposed subdivision; 

The site will be served by well and septic as described above. Mountain View Electric and Black Hills 
Energy will provide electric and natural gas services as stated in the Will Serve letters included in this 
submittal.  Adequate streets are provided to serve the future residents of the subdivision. 

5)     The subdivision provides evidence to show that the proposed methods for fire protection comply 
with Chapter 6 of this Code; and 
 
The Peyton Fire Protection District has adequate capacity to provide fire protection to the proposed 
subdivision. A Fire Protection Report and a Will Serve letter from the Fire Chief is included with this 
submittal. 

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

 

 

P:\Pro Terra\Dooley Parcel\Admin\Submittals\Preliminary Plan\Initial Submittal\OverlookProperty_PrelimPlan_LOI.docx 
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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                      STEVEN W. MARTYN DOREY L. SPOTTS 

 
 

 
February 29, 2024 

 
SP-23-8 Overlook at Homestead  
 Preliminary Plan 
 
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 PT Overlook LLC (“Applicant”) for subdivision of 62 residential 
lots on an existing 346.55-acre parcel of land (the “property”). The property is zoned PUD 
(Planned Unit Development).  

 
Estimated Water Demand 
 

2.   Pursuant to the Water Supply Information Summary (“WSIS”), the water demand for 
the subdivision is 31 acre-feet/year, comprised of 0.26 acre-feet/year for household use for each of 
the residential lots totaling 16.12 acre-feet/year, 0.196 acre-feet per year per lot for 3,463 square feet 
of  irrigation for a total of 12.152 acre-feet/year, and 0.011  acre-feet/year per head for stock watering 
of up to 248 head for a total of 2.728 acre feet per year. Based on this total demand, Applicant must 
be able to provide a supply of 9,300 acre-feet of water (31 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 not-nontributary 
Dawson aquifer as provided in Determination of Water Right no. 4638-BD (“Determination”) and 
Replacement Plan no. 4638-RP (“Replacement Plan”). The Determination allocates 24,518 of water 
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in the Dawson aquifer to the property, and the allowed average annual amount of groundwater to be 
withdrawn from the aquifer is limited to 245.18 acre-feet per year (based on a 100-year aquifer life). 
The Replacement Plan allows the withdrawal of Dawson aquifer water in the amount of 31 acre-feet 
annually (0.5 acre-feet per lot) for up to 300 years. 

The allowed annual amount of groundwater to be withdrawn from the aquifer by all wells 
operating under the Replacement Plan shall not exceed 31 acre-feet. The allowed annual amount to 
be withdrawn per well is 0.5 acre-feet for the following beneficial uses: domestic, livestock, domestic 
animals, irrigation (indoor and outdoor), recreation, fire suppression, wildlife, and replacement, either 
directly or after storage. A totalizing flow meter shall be installed on each well.  

The approved Replacement Plan has a term of 300 years and requires that return flows from 
in-house use of groundwater shall occur through individual on-lot non-evaporative septic systems. 
The Applicant is responsible for ensuring that replacement water is provided to the alluvial aquifer as 
required by the Replacement Plan. The annual amount of replacement water provided must be no 
less than the annual replacement requirement on a yearly basis. 

State Engineer’s Office Opinion 
 
5. In a letter dated February 8, 2024, the State Engineer reviewed the proposal to 

subdivide the 350 +/- acre parcel into 62, 5-acre residential lots.  The State Engineer stated that 
“[t]he proposed water source is individual on lot Dawson wells which will operate pursuant to 
Determination of Water Right no. 4638-BD and Replacement Plan no. 4638-RP. The State 
Engineer identified the total estimated water requirement at 31 acre-feet/year (0.5 acre-
feet/year/lot).  
 
 The State Engineer stated that “[b]ased upon the above and pursuant to section 30-28-
136(1)(h)(I), C.R.S., it is our opinion that the proposed water supply is adequate and can be 
provided without causing injury to decreed water rights.”  
 
Recommended Findings 
 

6. Quantity and Dependability.  Applicant’s water demand for Overlook at Homestead 
is 31 acre-feet per year from the Dawson aquifer for a total demand of 9,300 acre-feet for the 
subdivision for 300 years. The Replacement Plan allows for up to 62 wells limited to an annual 
withdrawal of 0.5 acre-feet per well. 

 
Based on the water demand of 31 acre-feet/year for Overlook at Homestead and the 
Replacement Plan permitting withdrawals approved in that amount, the County 
Attorney’s Office recommends a finding of sufficient water quantity and dependability for 
Overlook at Homestead. 
 

7.  Quality. The water quality requirements of Section 8.4.7.B.10 of the Land 
Development Code must be satisfied. El Paso County Public Health shall provide a 
recommendation as to the sufficiency of water quality. 
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 8. Basis. The County Attorney’s Office reviewed the following documents in preparing 
this review: a Water Resources Report dated January 2024, the Water Supply Information 
Summary, the State Engineer Office’s Opinion dated February 8, 2024, and Determination of 
Water Right no. 4638-BD entered on January 29, 2024, and Replacement Plan no. 4638-RP For 
Determination of Water Right No. 4638-BD entered on January 29, 2024. 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. 
    
REQUIREMENTS: 
 

A. Applicant and its successors and assigns shall comply with all requirements of the 
Colorado Ground Water Commission Determination of Water Right no. 4638-BD and 
Replacement Plan no. 4638-RP, specifically, that water withdrawn from the Dawson aquifer by 
each of the proposed 62 wells permitted shall not exceed 0.5 annual acre-feet, based on a total 
combined annual withdrawal of 31 acre-feet. Depletions during pumping shall be replaced by 
individual on-lot non-evaporative septic systems. 

 
B. Applicant must create a homeowners’ association (“HOA”) for the purpose of 

enforcing covenants and assessing any necessary fees related to compliance with the water 
determinations and replacement plans for the property.   

 
C. Applicants shall create restrictive covenants upon and running with the property 

which shall advise and obligate future lot owners of this subdivision, their successors and 
assigns, and the HOA regarding all applicable requirements of Determination of Water Right No. 
4638-BD and Replacement Plan No. 4638-RP, including the limitations on diversions and use 
of water for each well and lot, the requirement to meter and record all well pumping, and 
information on how records are to be recorded.   

 
Covenants shall specifically address the following: 
 
1) Identify the water rights associated with the property.  The Covenants shall reserve 
9,300 acre-feet of Dawson aquifer water a pursuant to Determination of Water Right No. 
4638-BD and Replacement Plan No. 4638-RP to satisfy El Paso County’s 300-year water 
supply requirement for the 62 lots of Overlook at Homestead. The Covenants shall further 
identify that 150 acre-feet (0.5 acre-feet/year) of Dawson aquifer water is allocated to 
each of the 62 lots. Said reservations shall not be separated from transfer of title to the 
property and shall be used exclusively for primary water supply. 
 
2)  Advise of responsibility for costs. The Covenants shall advise the HOA, lot owners 
and their successors and assigns of their obligations regarding the costs of operating the 
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plans for augmentation, which include pumping of the Dawson wells in a manner to 
replace depletions during pumping.  

 
3)  Require non-evaporative septic systems and reserve return flows from the same.  The 
Covenants shall require each lot owner to use a non-evaporative septic system to ensure 
that return flows from such systems are made to the stream system to replace actual 
depletions during pumping and shall state that said return flows shall not be separately 
sold, traded, assigned, or used for any other purpose. The Covenants shall also include 
the following or similar language to ensure that such return flows shall only be used for 
replacement purposes: “Return flows shall only be used for replacement purposes, shall 
not be separated from the transfer of title to the land, and shall not be separately 
conveyed, sold, traded, bartered, assigned, or encumbered in whole or in part for any 
other purpose.”  

 
4) Address future lot conveyances. The following or similar language shall be included in 
the Covenants to address future conveyances of the lots subsequent to the initial 
conveyance made by Applicant/Declarant:  
 

“The water rights referenced herein shall be explicitly conveyed; however, if a 
successor lot owner fails to so explicitly convey the water rights, such water rights 
shall be intended to be conveyed pursuant to the appurtenance clause in any deed 
conveying said lot, whether or not the Determination of Water Right No. 4638-BD 
and Replacement Plan No. 4638-RP and the water rights therein are specifically 
referenced in such deed. The water rights so conveyed shall be appurtenant to the 
lot with which they are conveyed, shall not be separated from the transfer of title 
to the land, and shall not be separately conveyed, sold, traded, bartered, assigned 
or encumbered in whole or in part for any other purpose.  Such conveyance shall 
be by special warranty deed, but there shall be no warranty as to the quantity or 
quality of water conveyed, only as to the title.” 

 
5)  Advise of monitoring requirements. The Covenants shall advise the HOA, future lot 
owners of this subdivision and their successors and assigns of their responsibility for any 
metering and data collecting that may be required regarding water withdrawals from 
Dawson aquifer.   

 
6)  Address amendments to the covenants.  The Covenants shall address amendments 
using the following or similar language: 

 
“Notwithstanding any provisions herein to the contrary, no changes, amendments, 
alterations, or deletions to these Covenants may be made which would alter, 
impair, or in any manner compromise the water supply for Overlook at Homestead 
pursuant to Determination of Water Right No. 4638-BD and Replacement Plan No. 
4638-RP.  Further, written approval of the proposed amendments must first be 
obtained from the El Paso County Planning and Community Development 
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Department, and as may be appropriate, by the Board of County Commissioners, 
after review by the County Attorney’s Office.  Any amendments must be pursuant 
to Colorado Ground Water Commission approving such amendment, with prior 
notice to the El Paso County Planning and Community Development Department 
for an opportunity for the County to participate in any such adjudication.” 

 
7)  Address termination of the Covenants. The Covenants shall address termination using 
the following or similar language: 
 

“These Covenants shall not terminate unless the requirements of Determination of 
Water Right No. 4638-BD and Replacement Plan No. 4638-RP are also terminated 
by the Colorado Ground Water Commission and a change of water supply is 
approved in advance of termination by the Board of County Commissioners of El 
Paso County.” 

   
 D. Applicants and their successor and assigns shall reserve in any deeds of the 
property Dawson aquifer water in the decreed amount of 150 acre-feet (0.5 acre-feet per year) 
per lot. Said reservation shall recite that this water shall not be separated from transfer of title to 
the Property and shall be used exclusively for primary and replacement supply.  
 
 E. Applicants and their successors and assigns shall convey by recorded warranty 
deed these reserved Dawson aquifer water rights at the time of lot sales. Specifically, Applicant 
and future lot owners shall convey sufficient water rights in the Dawson aquifer underlying the 
respective lots to satisfy El Paso County’s 300-year water supply requirement. 
 
 Any and all conveyance instruments shall recite as follows: 
 

For the water rights and return flows conveyed for the primary supply (Dawson aquifer): 
“These water rights conveyed, and the return flows therefrom, are intended to provide a 
300-year supply, replacement during pumping, and replacement of post-pumping 
depletions for each lot of Overlook at Homestead.  The water rights so conveyed, and the 
return flows therefrom, shall be appurtenant to each of the respective lots with which they 
are conveyed, shall not be separated from the transfer of title to the land, and shall not 
be separately conveyed, sold, traded, bartered, assigned or encumbered in whole or in 
part for any other purpose.  Such conveyance shall be by special warranty deed, but there 
shall be no warranty as to the quantity or quality of water conveyed, only as to the title.” 

 
 F. Applicant and its successors and assigns shall submit a Declaration of Covenants, 
Conditions, and Restrictions, form deeds, and any plat notes required herein to the Planning and 
Community Development Department and the County Attorney’s Office for review, and the same 
shall be approved by the Planning and Community Development Department and the County 
Attorney’s Office prior to recording the final plat.  Said Declaration shall cross-reference the 
Determination of Water Right No. 4638-BD and Replacement Plan No. 4638-RP and shall 
identify the obligations of the individual lot owners thereunder. 
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G. Applicants and their successors and assigns shall record all applicable documents, 

including but not limited to Determination of Water Right No. 4638-BD and Replacement Plan 
No. 4638-RP, agreements, assignments, and warranty deeds regarding the water rights, and 
Declaration of Covenants in the land records of the Office of the Clerk and Recorder of El Paso 
County, Colorado. 

 
H. Applications for well permits submitted by persons other than the Applicant must 

include evidence that the permittee has acquired the right to the portion of the water being 
requested. 

 
I. The following plat note shall be added that addresses the State Engineer’s 

admonition to advise landowners of potential limited water supplies in the Denver Basin: 

“Water in the Denver Basin aquifers is allocated based on a 100-year 
aquifer life; however, for El Paso County planning purposes, water in the 
Denver Basin aquifers is evaluated based on a 300-year aquifer life.  
Applicant and all future owners in the subdivision should be aware that the 
economic life of a water supply based on wells in a given Denver Basin 
aquifer may be less than either the 100 years or 300 years used for 
allocation indicated due to anticipated water level declines.  Furthermore, 
the water supply plan should not rely solely upon non-renewable aquifers.  
Alternative renewable water resources should be acquired and incorporated 
in a permanent water supply plan that provides future generations with a 
water supply.” 

 
J. Prior to recording the hearing on the preliminary plan before the Board of County 

Commissioners, Applicant must upload a corrected Water Supply Information Summary into 
eDARP that identifies Determination of Water Right No. 4638-BD and Replacement Plan No. 
4638-RP in Section 10 under Water Court Decree Case Numbers, rather than the information 
currently included.  

 
cc: Kylie Bagley, Project Manager, Planner 
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February 8, 2024 
 
Kylie Bagley, Project Manager 
El Paso County Planning and Community Development 
Transmitted via EDARP Portal: epcdevplanreview.com  
 
Re:  Overlook at Homestead 
  File #: SP238 

Part of the SE ¼ of Sec. 22 & part of the E ½ NW ¼ & the NE ¼ of Sec. 27, T11S, R64W, 6th P.M. 
Water Division 1, Water District 1 & Water Division 2, Water District 10 
Kiowa-Bijou Designated Basin & Upper Black Squirrel Designated Basin 
CDWR Assigned Subdivision File No. 31004 – 3rd Letter 

 
Dear Kylie Bagley: 
 
We have reviewed the re-submittal concerning the subdivision of approximately 350 acres into 62, 5-acre 
residential lots.  The proposed water supply source is individual on lot Dawson wells which will operate 
pursuant to the Determination of Water Right no. 4638-BD and Replacement Plan no. 4638-RP.  This letter 
supersedes the comments provided by this office on December 15, 2023. 
 
Water Supply Demand 
 
Water will be used for 62 household units (0.260 acre-feet/year/unit or 16.12 acre-feet/year total), 
irrigation (0.0566 acre-feet/year/1,000 square-feet or 12.152 acre-feet/year total), and domestic animal 
watering (0.011 acre-feet/year/animal or 2.728 acre-feet/year total).  The total estimated water demand 
for all 62 lots is 31 acre-feet/year. 
 
Source of Water Supply 
 
The proposed water supply source is individual on lot Dawson wells which will operate pursuant 
Determination of Water Right no. 4638-BD and Replacement Plan no. 4638-RP.   
 
Determination no. 4638-BD was issued on January 29, 2024 pursuant to section 37-90-107(7), C.R.S. and 
allocated 24,518 acre-feet of water from the not-nontributary Dawson aquifer underlying the 350.811-acre 
property to be used for domestic, livestock, domestic animals, irrigation (indoor and outdoor), recreation, 
fire suppression, wildlife, and replacement, either directly or after storage.   
 
Replacement Plan no. 4638-RP was issued on January 29, 2024 pursuant to section 37-90-107.5, C.R.S. for 
62 wells to be located on 62 residential lots.  Under the plan, each Dawson aquifer well can divert 0.5 acre-
foot of water annually for domestic use within single family dwellings, livestock, and irrigation (indoor and 
outdoor), recreation, fire suppression, wildlife, and replacement, either directly or after storage.  The 
replacement plan limits the total annual withdrawal of 31 acre-feet/year for a period of 300 years.  Under 
the plan, withdrawals must be metered and recorded annually, and each lot must have a non-evaporative 
septic system for the in-house water use component.  The proposed water uses and place of use are allowed 
by the determination and replacement plan. 
 
The proposed source of water for this subdivision is a bedrock aquifer in the Denver Basin.  The State 
Engineer’s Office does not have evidence regarding the length of time for which this source will be a 
physically and economically viable source of water.  According to section 37-90-107(7)(a), C.R.S., “Permits 
issued pursuant to this subsection (7) shall allow withdrawals on the basis of an aquifer life of 100 
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years.”  Based on this allocation approach, the annual amount of water allocation in Determination no. 
4638-BD will be equal to one percent of the total as determined by Rule 5.3.2.1 of the Designated Basin 
Rules, 2 CCR 410-1, or 245.18 acre-feet/year.   
 
The El Paso County Land Development Code, Section 8.4.7.(B)(7)(b) states: 
 

“(7) Finding of Sufficient Quantity 
 

(b) Required Water Supply. The water supply shall be of sufficient quantity to meet the average 
annual demand of the proposed subdivision for a period of 300 years.”  

 
The State Engineer’s Office does not have evidence regarding the length of time for which this source will 
“meet the average annual demand of the proposed subdivision.”  However, treating El Paso County’s 
requirement as an allocation approach based on 300 years, the allowed average annual amount of 
withdrawal would be reduced to one third of the allocated amount in Determination no. 4638-BD, or 81.72 
acre-feet/year.  The replacement plan allows a total withdrawal of 31 acre-feet/year for a period of 300 
years.  Therefore, the water may be withdrawn in that amount for a period of 300 years. 
 
The existing, well permit no. 157064-A was re-permitted pursuant to the determination and replacement 
plan under permit no. 88862-F.   
 
Applications for on lot well permits, submitted by an entity other than the current water right holder 
(PT Overlook LLC) must include evidence that the applicant has acquired the right to the portion of 
water being requested on the application. 
 
State Engineer’s Office Opinion 
 
Based upon the above and pursuant to section 30-28-136(1)(h)(I), C.R.S., it is our opinion that the proposed 
water supply is adequate and can be provided without causing injury to decreed water rights.   
 
Our opinion that the water supply is adequate is based on our determination that the amount of water 
required annually to serve the subdivision is currently physically available, based on current estimated 
aquifer conditions. 
 
Our opinion that the water supply can be provided without causing injury is based on our determination 
that the amount of water that is legally available on an annual basis, according to the statutory allocation 
approach, for the proposed uses on the subdivided land is greater than the annual amount of water required 
to supply existing water commitments and the demands of the proposed subdivision.  
 
Our opinion is qualified by the following: 
 
The Ground Water Commission has retained jurisdiction over the final amount of water available pursuant 
to the above-referenced water rights, pending actual geophysical data from the aquifer. 
 
The amounts of water in the Denver Basin aquifer, and identified in this letter, are calculated based 
on estimated current aquifer conditions. The source of water is from a non-renewable aquifer, the 
allocations of which are based on a 100-year aquifer life. The county should be aware that the economic 
life of a water supply based on wells in a given Denver Basin aquifer may be less than the 100 years (or 
300 years) used for allocation due to anticipated water level declines. We recommend that the county 
determine whether it is appropriate to require development of renewable water resources for this 
subdivision to provide for a long-term water supply. 
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Additional Comments 
 
The submittal indicates that a stormwater detention structure will be constructed as a part of this 
project.  The Applicant should be aware that, unless the structure can meet the requirements of a “storm 
water detention and infiltration facility” as defined in Designated Basin Rule 5.11, the structure may be 
subject to administration by this office.  The Applicant should review Rule 5.11 to determine whether the 
structure meets the requirements of the Rule and ensure any notification requirement is met. 
 
Please contact Wenli.Dickinson@state.co.us or 303-866-3581 x8206 with any questions. 
 
Sincerely, 
 
 
Ioana Comaniciu, P.E. 
Water Resources Engineer 
 
Ec:  Upper Black Squirrel Creek Ground Water Management District 
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DEPARTMENT OF PARKS AND COMMUNITY SERVICES 
 

COMMISSIONERS: 
CAMI BREMER (CHAIR) 
CARRIE GEITNER (VICE -CHAIR) 

HOLLY WILLIAMS 
STAN VANDERWERF 

LONGINOS GONZALEZ, JR. 

November 2, 2023 
 

Kylie Bagley 
Project Manager 
El Paso County Development Services Department 

   
Subject:  Overlook at Homestead Preliminary Plan (SP238)  

  
Kylie, 
 
The Parks & Community Services Department has reviewed the Overlook at Homestead Preliminary Plan application 
and has the following preliminary comments of behalf of El Paso County Parks. This application will be presented to 
the Park Advisory Board on November 8, 2023 and its recommendation will be provided after the meeting.  
 
This is a request by NES on behalf of PT Overlook LLC for the Overlook at Homestead Preliminary Plan. The 
property is located along the east of Elbert Road and south of Apex Ranch Road in northern El Paso County. The 
property is approximately six miles northwest of Peyton, CO. The property is surrounded by rural residential 
subdivisions and agricultural grazing land. The County’s Homestead Ranch Regional Park borders the property’s east 
side. The applicant plans to develop 62 residential lots with a minimum size of 5 acres each. 
 
Trails 
 
The El Paso County Parks Master Plans shows a master-planned trail in the vicinity of this project. The proposed 
Palmer Divide Regional trail bisects the Overlook at Homestead property starting on the east side of the property and 
makes a connection to Elbert Road on the west side of the property. An existing trail easement was granted to El Paso 
County on the south side of the Apex Ranch subdivision which will allow for a trail to be constructed from Overlook 
at Homestead to Elbert Road to the west. 
 
County Parks requests trail easements where development projects impact proposed County trails.  As it pertains to 
this application, the County requests that the landowner provide a 25-foot public trail easement along the Palmer 
Divide Regional Trail alignment that allows for the construction and maintenance by El Paso County of a primary 
regional trail, and this easement shall be shown and dedicated to El Paso County on the Final Plat. Due to the 
challenging terrain of this property, County Parks requests the applicant provide a proposed alignment that is 
constructable with average grades less than 10%. County Parks is welcome to an ongoing dialogue regarding trail 
easement location.  
 
Additionally, County Parks requests that the Palmer Divide Regional trail be graded when the subdivision is 
constructed so that the trail can be built in the future. As the applicant’s grading plan currently shows, although 
preliminary, grades for a trail along the proposed alignment would not be possible once tied into existing grades on 
private property outside the trail corridor. It would be best to grade the trail into the hillside when the roads and lots 
are developed to avoid grading beyond the trail easement in the future. 
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2002 CREEK CROSSING STREET 
OFFICE: (719) 520-7529 

 

COLORADO SPRINGS, CO 80905 
WWW.COMMUNITYSERVICES.ELPASOCO.COM 

 WWW.ELPASOCO.COM  
 

 
 
Park Land  
 
Homestead Ranch Regional Park is a 458-acre regional park that the county developed in the early 2000’s. Prior to 
this time, the park was home to ranching activities dating back to the late 1800’s. Today, the park offers the public 
opportunities for hiking, biking, equestrian use, and outdoor education. The site includes a playground, restroom, 
fishing pond, picnic pavilions, a multi-use field, and 5 miles of trails. In addition to active use areas, much of the park 
is preserved as passive use to conserve the plants and animals that are native to the region. 
 
The most predominate vegetative feature is the belt of Ponderosa Pine defined by the bluffs which traverse the park. 
This stand exists mainly as a result of the same high-water table that occurs throughout the Black Forest. Typical 
shrubs found in the understory include mountain-mahogany, wax currant, snowberry, and juniper. Forbes and grasses 
are widespread in the understory as well. According to Colorado Parks and Wildlife’s ‘Species Activity’ mapping, the 
property is in the overall range for numerous species of bats, black bear, mountain lions, pronghorn, mule, and white-
tailed deer. The Swift Fox is listed in Colorado as a species of Special Concern and its range overlaps Homestead 
Ranch. 
 
El Paso County has experienced rapid growth over the last two decades. In the year 2000, the population of El Paso 
County was 519,802. Today it is over 700,000. By the year 2045, the population of the county is projected to reach 
1,000,000 people. With this growth comes more need to preserve unique open spaces and provide recreation 
opportunities for residents of the county. The El Paso County Parks Master Plan and Homestead Ranch Regional Park 
Master Plan include goals to preserve unique landscapes, habitats, trails corridors, and responsibly expand the 
county’s regional parks, trails, and open space system.  
 
As it pertains to this application, the county would welcome the opportunity to discuss expansion of Homestead 
Ranch Regional Park particularly along the bluffs that make the area unique and worthy of preservation. This could be 
done in several ways including dedication of park lands, acquiring additional park land or buffering opportunities. The 
County would also be open to facilitating discussions regarding potential conservation easement options that could 
provide a financial benefit to the applicant for preserving lands.   
 
Regional and urban park fees will be calculated upon reviews of forthcoming preliminary plans and final plats. A park 
land agreement is an acceptable alternative in lieu of park fees provided the agreement is approved by the County and 
executed prior to recording the final plat.  
 
Recommended Motion:  
Recommend that the Planning Commission and the Board of County Commissioners include the following conditions 
when considering and/or approving the Overlook at Homestead Preliminary Plan: (1) fees in lieu of land dedication 
for regional park purposes in the amount of $31,310 will be required at time of the recording of the forthcoming final 
plat. A Park Lands Agreement may be an acceptable alternative to urban park fees provided the agreement is 
approved by the County and executed prior to recording the forthcoming final plat; (2) provide a 25-foot public trail 
easement along the Palmer Divide Regional Trail alignment that allows for the construction and maintenance by El 
Paso County of the Palmer Divide Regional Trail, and this easement shall be shown and dedicated to El Paso County 
on the Final Plat. (3) County Parks requests that the Palmer Divide Regional Trail be graded when the subdivision is 
graded to allow for the construction of the trail in the future. 
 
Please let me know if you have any questions or concerns. 
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2002 CREEK CROSSING STREET 
OFFICE: (719) 520-7529 
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Sincerely, 
 
Greg Stachon 
Landscape Architect 
Community Services Department 
GregStachon@elpasoco.com 
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 PCD Reference #: 350.00

62

 Applicant / Owner:  Owner's Representative: 0.44

2

Joe DesJardin 5

A‐35

RR‐5

NO

Neighborhood:  0.00

1.203 Community: 0.00

1.203 0.00

Neighborhood:  $0

$31,310 Community: $0

Total Regional Park Fees: $31,310 $0

 Staff Recommendation:

Colorado Springs, CO  80903

SP238

Preliminary Plan

PT Overlook LLC

Application Type: 

Total Acreage: 

Total # of Dwelling Units: 

Dwelling Units Per 2.5 Acres: 

Regional Park Area: 

Urban Park Area: 

Existing Zoning Code: 

Proposed Zoning Code: 

November 8, 2023

PARKS AND COMMUNITY SERVICES DEPARTMENT

Park Operations  ‐  Recreation and Cultural Services                              

Parks Planning  ‐  Environmental Services  ‐  CSU Extension Office

Subdivision requirements referenced in Section 8.5.2 of the El Paso County Land Development Code.  Fees are based on average land values within 

designated areas.  See El Paso County Board of County Commissioners (BoCC) Resolution for fees established on an annual basis.  The Park Advisory Board 

meets the second Wednesday of each month, 1:30 p.m., BoCC Auditorium, second floor of Centennial Hall, 200 South Cascade Avenue, Colorado Springs.

Development 

Application     

Permit             

Review

Monument, CO 80132

 Name: Overlook at Homestead 

REGIONAL AND URBAN PARK DEDICATION AND FEE REQUIREMENTS

Regional Park land dedication shall be 7.76 acres of park land per 1,000 

projected residents, while  Urban Park land dedication shall be 4 acres of park 

land per 1,000  projected residents.  The number of projected residents shall 

be based on 2.5 residents per dwelling unit.

The EPC Land Development Code defines urban density as land development of higher 

density and intensity which is characteristically provided with services of an urban 

nature.  This category of development includes residential uses with densities of more 

than one dwelling unit per 2.5 acres.

Andrea Barlow

1864 Woodmoor Drive, Suite 100

  LAND REQUIREMENTS

Regional Park Area: 2

ADDITIONAL RECOMMENDATIONS

Park Advisory Board Recommendation: 

  FEE REQUIREMENTS

NES, Inc.

619 N. Cascade Ave, Suite 200

Recommend that the Planning Commission and the Board of County Commissioners include the following 

conditions when considering and/or approving the Overlook at Homestead Preliminary Plan: (1) fees in lieu of 

land dedication for regional park purposes in the amount of $31,310 will be required at time of the recording of 

the forthcoming final plat.  A Park Lands Agreement may be an acceptable alternative to regional park fees 

provided the agreement is approved by the County and executed prior to recording the forthcoming final plat; (2)

provide a 25‐foot public trail easement along the Palmer Divide Regional Trail alignment that allows for the 

construction and maintenance by El Paso County of a Primary Regional Trail, and this easement shall be shown 

and dedicated to El Paso County on the Final Plat. (3) County Parks requests that the Palmer Divide Regional Trail 

be graded when the subdivision is graded to allow for the construction of the trail in the future.

Total Urban Park Acres:

Total Urban Park Fees:

Total Regional Park Acres:

0.0194 Acres x 62 Dwelling Units =

Regional Park Area: 2

$505 / Dwelling Unit x 62 Dwelling Units =

$119 / Dwelling Unit x 62 Dwelling Units =

$184 / Dwelling Unit x 62 Dwelling Units =

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

     Urban Park Area: 5

     Urban Park Area: 5

0.00375 Acres x 62 Dwelling Units =

0.00625 Acres x 62 Dwelling Units =
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Jeff Davis, Director, Colorado Parks and Wildlife  
Parks and Wildlife Commission: Dallas May, Chair  Richard Reading, Vice-Chair  Karen Bailey, Secretary  Jessica Beaulieau   

Marie Haskett  Jack Murphy  Gabriel Otero  Duke Phillips, IV  Gary T. Skiba  James Jay Tutchton  Eden Vardy 
 

Southeast Region 
4255 Sinton Road 
Colorado Springs, CO 80907 
P 719.227.5200 | F 719.227.5264 
 

November 11, 2023 

El Paso County                  
ATTN: Kylie Bagley                                                                                                            
2880 International Circle,                     
Colorado Springs, CO 80132 

Re: Overlook at Homestead Preliminary Plan 

Dear Kylie Bagley, 

Colorado Parks and Wildlife (CPW) has reviewed the plans for the Overlook at Homestead 
Preliminary Plan near in El Paso County. This area included within the Development 
boundaries will sustain numerous wildlife species including deer, elk, pronghorn, turkey, 
black bear, mountain lion, coyote, fox, raptors, songbirds, and numerous small mammals. 
CPW makes the following recommendations.  

CPW recommends consultation with the Army Corps of Engineers to ensure compliance with 
the Clean Water Act due to the identification of possible jurisdictional wetlands on the site. 
CPW will comment on specific plans for wetland-related issues as part of that 404 permitting 
process, but there are some general recommendations to be considered during the 
development of the wetland mitigation plan prepared as part of section 404 permitting. 

We would request that all areas of disturbance and exposed soils above the ordinary high 
water mark be re-vegetated with a native seed mix. This will contribute to the replacement 
of lost riparian vegetation values and minimize establishment of noxious weeds. The 
placement of willow sprigs or bare root stock should also be considered along the banks, 
especially in those areas which have been disturbed. We recommend planting of vegetation 
along the bank to help reduce and control erosion and contribute to bank stability over the 
long term. The site should be monitored for a period of at least two growing seasons. Any 
stands of noxious weeds that become established should be controlled with appropriate 
mechanical and/or chemical methods suitable for the proposed location. CPW recommends 
using a clean fill material, if needed, that would be conducive to growing native vegetation 
that will help stabilize the banks. Non-native vegetation can overrun native vegetation and 
can become problematic. A seed mixture of native grasses is also recommended to provide a 
good support system in the soil. 

During construction, stream crossing by construction vehicles should be avoided. CPW further 
recommends crossing riparian corridors and streams at a perpendicular angle, in order to 
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reduce impacts to natural resources, as well as spanning the corridors with structures located 
outside the riparian and stream zone. CPW recommends avoiding treed areas of, as these 
areas provide bird and wildlife habitat. CPW requests that any new service roads that are 
proposed for construction in conjunction with the project avoid crossing creeks or stream 
beds to avoid impacts to wildlife and habitat. If any new access or maintenance roads will be 
constructed that cross stream habitat, CPW would like to be consulted on best management 
practices and options for construction to minimize impacts.  A construction design for any 
new or reconstructed riparian crossing that actively minimizes barriers to fish passage at all 
water levels and mitigates any existing barriers where possible would minimize the negative 
impact of the project on native fish species.  
  
CPW recommends the following Best Management Practices when working in or near aquatic 
habitats. 

 Use existing road crossings and existing stream crossings for vehicles and other 
construction equipment instead of building new roads and stream crossings 

 The width of construction should be minimized within the 100-year floodplain, 
 Streambank and wetland restoration/improvement should be performed, where 

necessary 
 Vehicle and equipment crossing of creeks/streams should be made in locations that 

will cause the least erosion of banks and sedimentation. 
 

As for more general construction protocols, CPW recommends low speeds for construction 
vehicles to avoid wildlife collisions. Where new roads are required, CPW recommends that 
these single-purpose roads be gated to reduce traffic disruptions to wildlife. If any temporary 
(e.g., construction) or permanent fencing is proposed, CPW recommends that it is the 
wildlife-friendly fencing that allows young to cross and does not include high-tensile hogwire. 
   
CPW recommends the development and implementation of a noxious weed control plan for 
the site.  All disturbed soils should be monitored for noxious weeds and noxious weeds should 
be actively controlled until native plant revegetation and reclamation are achieved.  Care 
should be taken to avoid the spread of noxious weeds, and all construction equipment should 
be cleaned before leaving the site.  A noxious weed management plan should be developed 
before any disturbance of the site.  
 
CPW recommends that all landscaping in the developed area should be comprised of native 
species. Using native species with high food and cover values in an open space area is 
beneficial to wildlife. This can encourage wildlife to concentrate in areas that minimize 
human conflicts and optimize wildlife-watching opportunities.  Native plant species can also 
provide an aesthetically pleasing landscape that requires little maintenance and are 
frequently more drought-tolerant than non-native species 
  
CPW recommends a 100-foot buffer zone be permanently placed around the creeks and 
ponds.  If a trail is constructed near the creek or ponds, it should be a minimum of 100 feet 
from the edge.  This buffer zone will offer wildlife utilizing the creek and ponds less 
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disturbance by development and decrease the likelihood of human and wildlife 
encounters.  The existing native riparian vegetation around the creeks, the ponds, and the 
drainage ways should be kept intact for wildlife habitat and to increase ground stabilization. 
  
Trails would provide excellent opportunities for wildlife viewing.  However, if trails are 
placed too close to areas utilized by wildlife it creates disturbances resulting in reduced 
wildlife viewing opportunities.  CPW recommends constructing trails on the outer edges of 
open space areas.  This minimizes wildlife disturbance and creates increased wildlife viewing 
opportunities.  Trails near creeks and drainage areas should cross perpendicular rather than 
run parallel to these critical wildlife habitat areas.  Crossings should occur in areas that have 
the least usage by wildlife to have minimal impacts on wildlife. 
  
There is suitable habitat for nesting raptors and migratory birds in the development site. CPW 
recommends the use of preconstruction surveys to identify raptor nests within the project 
area and implement appropriate restrictions. CPW recommends adherence to the 
recommended buffer distances and timing stipulations identified in the attached document 
“Recommended Buffer Zones and Seasonal Restrictions for Colorado Raptors”.  
  
Care should be taken to avoid the destruction of active dens and nests while constructing 
structures, ponds, and trails.  Possible dens or nests should be monitored for species 
activity.  CPW would be concerned if trees and snags were removed for the 
development.  The main concern with removal of trees is that these trees may be currently 
occupied or historic nest sites.  Please take care to avoid removal of trees with occupied 
nests.  For raptors, an active nest is any nest that is frequented or occupied by a raptor 
during the breeding season or which has been active in any of the five previous breeding 
seasons.  Many raptors use alternate nests in various years; therefore, a nest may be active 
even if it is not occupied in a given year. Removal or relocation of any active raptor or 
migratory bird nest will require consultation with CPW and US Fish and Wildlife Service prior 
to disturbance. Both active and potential nest sites, winter night roosts should be considered 
when evaluating disturbance during construction. 
 
US Fish and Wildlife Service should be consulted on any Federally-listed Endangered and 
Threatened Species that might be present at the location. CPW recommends consultation 
with the U.S. Fish and Wildlife Service when permitting any permanent or temporary activity 
within known or potentially occupied habitat Preble’s meadow jumping mouse habitat. 

Fences can cause many problems for wildlife, including death, entanglements, and barriers to 
movements. CPW recommends the developers consult our publication Hanophy, Wendy 
“Fencing with Wildlife in mind.” CPW.state.co.us. 2009 when considering the design of fences 
within the development.  The publication is available on our website and we would be happy 
to provide a link to the PDF specifically. The use of privacy fencing, chain link fencing, and 
other exclusionary fencing should be at least 6 feet high and should be restricted to the 
immediate area surrounding the buildings or within the designated building envelope and 
should not be used as a method to designate boundaries of larger lot sizes (> 1 acre). Fencing 
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outside the immediate building envelope or area surrounding the buildings on larger lots 
within the known range of elk, deer and pronghorn should be a maximum top height of 42” 
with at least 12” spacing between the top two wires or rails and a bottom wire or rail at least 
16” above the ground to allow passage of juvenile animals and pronghorn antelope. It is also 
recommended that the top and bottom wires be a twisted barbless type or smooth wire or rail 
construction. Construction of ornamental wrought iron fencing with closely spaced vertical 
bars (<12”) and sharp projections extending beyond the top horizontal bar should be strongly 
discouraged in areas where deer, elk, and black bear are known to occur. This type of fencing 
typically ensnares deer and elk by the hips when trying to squeeze through and impales 
animals attempting to go over the top. It should be noted that it is very distressing to find 
wildlife in or impaled on fences.  

Due to the potential presence of black bears in the Development, CPW recommends several 
measures to reduce the potential for human/bear conflicts. First, we recommend that the 
owner invests in bear-proof trash containers. Trash containers should be stored in the garage 
or in a solid locked storage shed until the morning of trash collection during those months 
when bears are most active (April – November). Another possible alternative would be the use 
of a centralized and securely fenced trash collection site with the use of bear proof 
dumpsters what employees, customers, and the trash service provider would have access to. 
This would eliminate the need for individual trash cans. Second, residents and food vendors 
should also keep their barbecues and any food locked away in the garage or a secure building. 
Finally, we would recommend that the use of bird feeders and hummingbird feeders be 
discouraged, during the months mentioned above, since they also attract black bears. 
However, if feeders are used, they should be placed so they are inaccessible to black bears, 
raccoons, skunks, deer and other wildlife species that might cause damage or threaten human 
safety. A copy of a brochure entitled, “living with wildlife in bear country” is available for 
reference upon request from CPW.   

The following is a list of general recommendations the CPW would like to be taken into 
consideration with the residential side of this development in order to avoid nuisance 
conflicts with wildlife.  Many times these conditions can be enforced through the local 
Homeowner’s Association or through covenants. 

Pets should not be allowed to roam free and fences should be installed to decrease or 
eliminate this problem.  Dogs and cats chase or prey on various wildlife species.  One benefit 
to keeping animals under control is that they are less likely to bother other people, be in 
roadways or become prey for mountain lions, coyotes, foxes or owls.  

Trash should be kept indoors until the morning of trash pickup.  The CPW recommends using 
bear resistant trash containers.  Bears, skunks, raccoons, and neighborhood dogs are 
attracted to garbage and do become habituated. 

Feeding of all wildlife should be prohibited, with the exception of songbirds.  The use of bird 
feeders, suet feeders, and hummingbird feeders are discouraged.  However, if feeders are 
used, they should be placed so they are inaccessible to bears, raccoons or skunks and other 
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wildlife species that might cause damage or threaten human safety.  It is illegal to feed big 
game including deer, elk, antelope, moose, bear and lion. 

Pets should be fed inside or if pets are fed outside, feeding should occur only for a specified 
period of time and food bowls returned afterwards to a secure site for storage.  Pet food left 
outside attracts various wildlife species which in turn attracts predators. 

When landscaping lots, it is strongly recommended that native vegetation be used that 
wildlife is less likely to be attracted to.  Planting of trees and shrubs that are attractive to 
native ungulates should incorporate the use of materials that will prevent access and damage 
(fencing, tree guards, trunk guards, etc.). 

It is strongly encouraged that dog kennels have a top enclosure, regardless of the height of 
the kennel. 

Barbecue grills should be placed in a secure area when not in use. 

CPW appreciates being given the opportunity to comment. Please Feel free to contact District 
Wildlife Manager Aaron Berscheid at 719-227-5231 or aaron.berscheid@state.co.us should you 
have any questions or require additional information.  

 

Sincerely, 

 

Tim Kroening                  
Area Wildlife Manager 

 

Cc:  SE regional files                                  
Area 14 files               
Aaron Berscheid, DWM          
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EP-24-0022_1 Overlook at Homestead Preliminary Plan 

File Number: SP238 

Location: Section 27, T11S, R64W, 6th P.M. 

39.0681, -104.5456 

 
The available referral documents include a Soil and Geology Study (Entech Engineering Inc., August 2, 
2023), Preliminary Plan (N.E.S., Inc., October 6, 2023), Letter of Intent (N.E.S., Inc., October 2023), 
Preliminary Drainage Report (Kimley Horn and Associates, August 7, 2023), Wastewater Disposal 
Report (RESPEC, September 2023), and other documents.  The site consists of 62 single-family lots 
within 346.55 acres.  Geologic hazards and constraints are associated with this site.  We offer the 
following comments and recommendations. 
 
Entech’s report contains a good description of the site’s geology, surface and subsurface conditions, 
and potential development constraints.  CGS agrees that the site is suitable for the proposed 
development, provided Entech’s recommendations regarding mitigation of artificial fill, expansive 
soils, shallow groundwater, potentially unstable slopes, rockfall, and debris flows are strictly adhered 
to.  Even so, to avoid these hazards, some lots will include a limited area for building envelopes and 
septic systems.  It would be prudent for the county to recommend that proposed building envelopes 
be included in the plat/plans.  Additionally, mitigation measures should be included in the 
preliminary plans.  CGS offers the following comments and recommendations.   

 

Rockfall and potentially unstable slopes.  Entech identified potentially unstable slopes along the mesa 
with rockfall hazards associated with the rock outcrops (lots 23-35).  Entech recommends (p. 9) 
“A minimum setback of 30 feet from the crest of the cliff/steep slopes.”   CGS agrees with Entech 
that due to the size of the lots (~3 to 5 acres), these areas can likely be avoided or mitigated.  
CGS recommends the setback from potentially unstable slopes and “no build easements” 
associated with rockfall hazards be clearly noted on the plat.   

 
Debris fans/debris flow susceptibility.  Based on debris flow susceptibility mapping, drainages 

originating from the steep mesa are areas of debris flow hazards.  Although the site is not within 
a defined floodplain, the drainages with the site may be affected by erosion, flooding, sediment-
laden flows, and erosion following heavy precipitation.  CGS agrees with Entech (p. 9) that 
“Drainage culverts and other drainage infrastructure should be adequately sized for the 
potential sediment laden flows.”  Erosional setbacks from any drainage/channel within the site 
should be established along with site grading that provides positive surface drainage and BMPs 
for stormwater.  CGS recommends the final drainage study analyze bulked flow dynamics 
associated with hyperconcentrated flooding emanating from the drainages for 25- and 100-
year storm events.   

 
Expansive soils and bedrock.  The site is underlain by alluvium and colluvium (silty sands and clays) and 

soils derived from in situ weathering of the underlying Dawson Formation bedrock.  The Dawson 
consists of sandstones interbedded with lenses of siltstone and claystone.  The claystones and 
clayey soils are typically expansive.  Entech provides appropriate mitigation strategies 
(overexcavation and replacement with non-expansive fill placed using specified water content 
and compaction criteria, p. 7) for use if expansive soils or bedrock are encountered beneath 
proposed foundations.  Site-specific, design-level geotechnical investigations, including drilling, 
sampling, lab testing, and analysis, will be needed once building locations are finalized to 
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characterize soil and bedrock engineering properties such as density, strength, swell and 
consolidation potential, and bearing capacity at and below approximate foundation bearing 
depths, and to determine groundwater levels.  This information is needed to determine 
maximum bearing and minimum dead load pressures (if applicable), and to develop final design 
criteria for foundations, floor systems, pavements, and subsurface drainage. 

 

Groundwater, perched water, and foundation drainage recommendations.  The project is in a geologic 
setting and location known for shallow fluctuating groundwater.  Groundwater was 
encountered in the borings at depths of 3 to 18 feet during drilling.  CGS agrees with Entech (p. 
6), “Fluctuations in groundwater conditions may occur due to variations in rainfall and other 
factors not readily apparent at this time.”  Shallow groundwater conditions are expected to 
fluctuate with differing precipitation events and seasons.  No basements should be planned in 
areas where groundwater is within 3 feet of foundation components.  If significant grading or 
below-grade levels are planned, the potential for shallow groundwater will require further 
evaluation.  Investigations for natural fluctuations in shallow groundwater should include 
monitoring and observation programs through winter, spring, summer, and fall.   

 
Entech states (p. 8), “Where shallow groundwater is encountered, underslab drains or 
interceptor drains may be necessary.”  An underdrain system should be allowed ONLY if it can 
gravity discharge to a daylight outfall or is connected to an existing underdrain system that 
gravity discharges to a daylight outfall.  Additionally, Entech states, “In areas where high 
subsurface moisture conditions are anticipated periodically, a subsurface perimeter drain will be 
necessary to help prevent the intrusion of water into areas located below grade.”  Individual 
foundation perimeter drains are intended to handle small amounts of intermittent, perched 
water and may NOT be used to mitigate persistent shallow groundwater conditions. 

 

Artificial fill is present in limited areas within lots 12 and 36-38.   CGS agrees that uncontrolled fill 
will require removal and recompaction beneath foundations.  Any trash, waste, etc., should 
be properly removed from the site.   

 

OWTS suitability.  According to the El Paso County Soil Survey, the northeastern portion of the site 
is very limited in its suitability for conventional on-site wastewater systems (OWTS), 
described as septic tank absorption fields in the soil survey, due to low-permeability soils 
and shallow groundwater.  CGS agrees with RESPEC’s report (p. 5), “It is anticipated that the 
majority of the lots will require designed systems.”  Lot-specific testing will be needed to 
determine the need for and to design conventional or engineered sewage disposal systems. 

 
Submitted 11/6/2023 by Amy Crandall, Engineering Geologist, Colorado Geological Survey (303-384-
2632 or acrandall@mines.edu) 
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PRELIMINARY PLAN (RECOMMEND APPROVAL)   

 

__________________ moved that the following Resolution be adopted:   

 

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. SP238 

OVERLOOK AT HOMESTEAD PRELIMINARY PLAN 

 

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

Development Department for approval of a Preliminary Plan for the Overlook at Homestead 

Preliminary Plan Subdivision for property in the unincorporated area of El Paso County as described 

in Exhibit A, attached hereto and incorporated herein by reference; and  

 

WHEREAS, a public hearing was held by this Commission on April 18, 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. 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 
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6. For the above-stated and other reasons, the proposed Preliminary Plan 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 Preliminary Plan, the Planning Commission and Board of County 

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

7.2.1.D.2.e of the Land Development Code (“Code”) (as amended): 

 

1. The proposed Subdivision is in general conformance with the goals, objectives, and policies 

of the Master Plan; 

 

2. The Subdivision is consistent with the purposes of the Code; 

 

3. The Subdivision is in conformance with the subdivision design standards and any approved 

Sketch Plan; 

 

4. A sufficient water supply has been acquired in terms of quantity, quality, and dependability 

for the type of Subdivision proposed, as determined in accordance with the standards set 

forth in the water supply standards [C.R.S. § 30-28-133(6)(a)] and the requirements of 

Chapter 8 of the Code (this finding may not be deferred to Final Plat if the applicant intends 

to seek Administrative Final Plat approval); 

 

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

disposal are proposed, the system complies with State and local laws and regulations, [C.R.S. 

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

 

6. All areas of the proposed Subdivision, which may involve soil or topographical conditions 

presenting hazards or requiring special precautions, have been identified and the proposed 

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

 

7. Adequate drainage improvements complying with State law [C.R.S. § 30-28-133(3)(c)(VIII)] and 

the requirements of the Code and the Engineering Criteria Manual (“ECM”) are provided by 

the design; 

 

8. The location and design of the public improvements proposed in connection with the 

Subdivision are adequate to serve the needs and mitigate the effects of the development; 

 

9. Legal and physical access is or will be provided to all parcels by public rights-of-way or 

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

 

10. The proposed Subdivision has established an adequate level of compatibility by (1) 

incorporating natural physical features into the design and providing sufficient open spaces 

considering the type and intensity of the Subdivision; (2) incorporating site planning 
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techniques to foster the implementation of the County's plans, and encourage a land use 

pattern to support a balanced transportation system, including auto, bike, and pedestrian 

traffic, public or mass transit if appropriate, and the cost effective delivery of other services 

consistent with adopted plans, policies and regulations of the County; (3) incorporating 

physical design features in the Subdivision to provide a transition between the Subdivision 

and adjacent land uses; (4) incorporating identified environmentally sensitive areas, 

including but not limited to, wetlands and wildlife corridors, into the design; and (5) 

incorporating public facilities or infrastructure, or provisions therefore, reasonably related 

to the proposed Subdivision so the proposed Subdivision will not negatively impact the levels 

of service of County services and facilities; 

 

11. Necessary services, including police and fire protection, recreation, utilities, open space, and 

transportation systems are or will be available to serve the proposed Subdivision; 

 

12. The Subdivision provides evidence to show that the proposed methods for fire protection 

comply with Chapter 6 of the Code; and 

 

13. The proposed Subdivision meets other applicable sections of Chapter 6 and 8 of the Code. 

 

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 NES for approval of a Preliminary Plan for the Overlook at Homestead Preliminary Plan 

Subdivision for property located in the unincorporated area of El Paso County be approved by the 

Board of County Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. Applicable traffic, drainage, and bridge fees shall be paid with each final plat. 

 

2. Applicable school and park fees shall be paid with each final plat. 

 

3. 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. 

 

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

and assigns that Subdivider and/or said successors and assigns shall be required to pay 
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traffic impact fees in accordance with the Countywide Transportation Improvement Fee 

Resolution (Resolution 19-471), as amended, 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 the sale of the property. 

 

5. Applicant shall comply with all requirements contained in the Colorado Parks and Wildlife 

Department of Natural Resources letter, dated 11/11/2023. 

 

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

Recommendations, dated 2/29/2024, as provided by the County Attorney’s Office. 

 

7.  Applicant shall comply with all recommendations by Amy Crandall, Engineering Geologist 

contained in the Colorado Geological Survey’s Review letter, dated 11/6/2023, as provided 

by the Colorado Geological Survey.  

 

8. Applicant shall comply with all requested trail easement, construction, and dedication 

requirements related to this Preliminary Plan and in future Final Plats as requested by the 

EPC Parks and Community Services Department in their letter dated 11/2/2023. 

 

NOTATIONS 

1. Subsequent Final Plat Filings may be approved administratively by the Planning and 

Community Development Director.  

 

2. Approval of the Preliminary Plan will expire after twenty-four (24) months unless a final plat 

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

 

3. Preliminary Plans not forwarded to the Board of County Commissioners for consideration 

within 180 days of Planning Commission action will be deemed to be withdrawn and will 

have to be resubmitted in their entirety. 

 

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

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

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

Eric Moraes   aye / no / non-voting / recused / absent 

Kara Offner   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 18th  day of April 2024  at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 

 By: __________________________________ 

        Thomas Bailey, Chair  
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EXHIBIT A 
 
A TRACT OF LAND BEING A PORTION OF THE SOUTHEAST QUARTER OF SECTION 22, AND A PORTION 
OF THE NORTH HALF OF SECTION 27, TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL 
MERIDIAN, CITY OF COLORADO SPRINGS, COUNTY OF EL PASO, STATE OF COLORADO, BEING MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 
 
 
BASIS OF BEARINGS: THE EAST LINE OF THE SOUTHEAST QUARTER OF SECTION 22, 

TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL 
MERIDIAN, CITY OF COLORADO SPRINGS, COUNTY OF EL PASO, STATE 
OF COLORADO, BEING MONUMENTED ON THE NORTHERLY END BY A 2-
1/2” ALUMINUM CAP STAMPED PLS 27605” AT GRADE, AND AT THE 
SOUTHERLY END BY A 2-1/2” ALUMINUM CAP STAMPED PLS 28658” .3’ 
ABOVE GRADE, BEING ASSUMED TO BEAR S00°19’49”E. 

 
 
THE NORTHEAST QUARTER OF THE NORTHEAST QUARTER; THE SOUTH HALF OF THE NORTHEAST 

QUARTER; AND THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, ALL IN SECTION 27, 

TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH P.M., COUNTY OF EL PASO, STATE OF COLORADO. 

TOGETHER WITH 

THE NORTH HALF OF THE SOUTHEAST QUARTER OF SECTION 22 IN TOWNSHIP 11 SOUTH, RANGE 64 

WEST OF THE 6TH PRINCIPAL MERIDIAN; EXCEPTING THEREFROM THE PORTION OF LAND CONVEYED 

IN DEED RECORDED OCTOBER 4, 2005 UNDER RECEPTION NO. 205156836, COUNTY OF EL PASO, 

STATE OF COLORADO. 

TOGETHER WITH 

THE SOUTHEAST QUARTER OF THE SOUTHEAST QUARTER OF SECTION 22 IN TOWNSHIP 11 SOUTH, 
RANGE 64 WEST OF THE 6TH PRINCIPAL MERIDIAN; THE NORTHWEST QUARTER OF THE NORTHEAST 
QUARTER OF SECTION 27 IN TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL 
MERIDIAN; THE NORTHEAST QUARTER OF THE NORTHWEST QUARTER OF SECTION 27 IN TOWNSHIP 
11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL MERIDIAN, EXCEPT THAT PORTION OF SAID 
QUARTER SECTION LYING NORTHWEST OF THE FORMER RIGHT OF WAY OF THE COLORADO AND 
SOUTHERN RAILWAY COMPANY, COUNTY OF EL PASO, STATE OF COLORADO AND EXCEPTING ANY 
PORTION CONVEYED TO THE DEPARTMENT OF HIGHWAYS IN DEED RECORDED MARCH 26, 1959 IN 
BOOK 1734 AT PAGE 504, BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE NORTHEAST CORNER OF THE SOUTHEAST QUARTER OF SECTION 22, 
TOWNSHIP 11 SOUTH, RANGE 64 WEST OF THE 6TH PRINCIPAL MERIDIAN, CITY OF COLORADO 
SPRINGS, COUNTY OF EL PASO, STATE OF COLORADO; THENCE S00°19’49”E ON THE EAST LINE OF 
SAID SOUTHEAST QUARTER A DISTANCE OF 2,646.38 FEET TO THE SOUTHEAST CORNER OF SAID 
SOUTHEAST QUARTER; THENCE S00°47’36”E ON THE EAST LINE OF THE NORTHEAST QUARTER OF 
SECTION 27, A DISTANCE OF 2,646.44 FEET TO SOUTHEAST CORNER OF THE NORTHEAST QUARTER 
OF SAID SECTION 27, SAID POINT BEING ON THE NORTHERLY BOUNDARY LINE OF REATA FILING NO. 
1, AS RECORDED IN PLAT BOOK A-3 AT PAGE 62; THENCE S88°43’40”W ON THE SOUTH LINE OF THE 
NORTH HALF OF SAID SECTION AND THE NORTHERLY BOUNDARY LINE OF SAID REATA FILING NO. 1, 
A DISTANCE OF 3,943.48 FEET TO THE SOUTHWEST CORNER OF THE SOUTHEAST QUARTER OF THE 
NORTHWEST QUARTER OF SAID SECTION 27; THENCE N00°37’58”W ON THE WEST LINE OF THE 
SOUTHEAST QUARTER OF THE NORTHWEST QUARTER OF SAID SECTION 27, A DISTANCE OF 1,997.73 
FEET TO A POINT ON THE WEST BOUNDARY LINE OF THE FORMER COLORADO AND SOUTHERN 
RAILWAY, SAID POINT ALSO BEING ON THE BOUNDARY LINE OF APEX RANCH ESTATES AS 
RECORDED UNDER RECEPTION NUMBER 208712902; THENCE ON THE WEST BOUNDARY OF THE 
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FORMER COLORADO AND SOUTHERN RAILWAY BOUNDARY AND THE BOUNDARY OF SAID APEX 
RANCH ESTATES THE FOLLOWING TWO (2) COURSES: 
 

1. N35°18’27”E A DISTANCE OF 178.25 FEET TO A POINT OF CURVE; 
2. ON THE ARC OF A CURVE TO THE LEFT HAVING A DELTA OF 17°55’17”, A RADIUS OF 

1,810.08 FEET A DISTANCE OF 566.17 FEET TO A POINT ON CURVE, SAID POINT BEING ON 
THE SOUTH LINE OF THE SOUTHWEST QUARTER OF SAID SECTION 22, ALSO BEING ON 
THE SOUTHERLY BOUNDARY LINE OF APEX RANCH ESTATES, RECORDED UNDER 
RECEPTION NUMBER 208712902; 

 
THENCE N88°37’29”E ON SAID SOUTHERLY LINES A DISTANCE OF 951.90 FEET TO THE SOUTHWEST 
CORNER OF SAID SOUTHWEST QUARTER, SECTION 22; THENCE N88°38’04”E ON THE SOUTHERLY 
BOUNDARY LINE OF SAID APEX RANCH ESTATES AND THE SOUTH LINE OF THE SOUTHEAST 
QUARTER OF SAID SECTION 22, A DISTANCE OF 1,311.89 FEET TO THE SOUTHEAST CORNER OF SAID 
APEX RANCH ESTATES AND THE SOUTHEAST CORNER OF THE SOUTHWEST QUARTER OF THE 
SOUTHEAST QUARTER OF SAID SECTION 22; THENCE N00°23’27”W ON THE EAST LINE OF SAID APEX 
RANCH ESTATES A DISTANCE OF 1,321.92 FEET TO THE NORTHEAST CORNER OF THE SOUTHWEST 
QUARTER OF THE SOUTHEAST QUARTER OF SAID SECTION 22; THENCE S88°37’41”W ON THE 
BOUNDARY LINE OF SAID APEX RANCH ESTATES A DISTANCE OF 11.86 FEET TO AN ANGLE POINT ON 
SAID BOUNDARY LINE SAID POINT ALSO BEING ON THE EASTERLY BOUNDARY LINE OF THE QUIT 
CLAIM DEED RECORDED UNDER RECEPTION NUMBER 205156836; THENCE ON THE EASTERLY 
BOUNDARY LINE OF SAID APEX RANCH ESTATES AND SAID QUIT CLAIM DEED THE FOLLOWING 
FOURTEEN  (14) COURSES: 
 

1. N06°42’44”W A DISTANCE OF 161.04 FEET; 
2. S88°06’46”W A DISTANCE OF 95.20 FEET; 
3. S86°45’34”W A DISTANCE OF 288.72 FEET; 
4. S86°37’02”W A DISTANCE OF 397.37 FEET; 
5. S86°34’15”W A DISTANCE OF 123.39 FEET; 
6. S86°48’59”W A DISTANCE OF 107.19 FEET; 
7. S86°35’53”W A DISTANCE OF 172.60 FEET; 
8. S86°51’02”W A DISTANCE OF 70.34 FEET; 
9. N00°45’36”W A DISTANCE OF 165.40 FEET; 
10. N00°12’12”E A DISTANCE OF 141.82 FEET; 
11. N00°33’05”W A DISTANCE OF 409.91 FEET; 
12. N02°52’37”W A DISTANCE OF 73.32 FEET; 
13. N04°36’23”W A DISTANCE OF 374.86 FEET; 
14. N00°26’39”W A DISTANCE OF 36.96 FEET TO A THE NORTHWEST CORNER OF THE 

SOUTHEAST QUARTER OF SAID SECTION 22; 
 
THENCE N88°34’23”E ON THE NORTH LINE OF THE SOUTH HALF OF SECTION 22, A DISTANCE OF 
2,629.29 FEET TO THE POINT OF BEGINNING. 
 
 
CONTAINING A CALCULATED AREA OF 15,281,308 SQUARE FEET OR 350.811 ACRES MORE OR LESS.  
 

 


