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Background Information: 
 
Request by N.E.S. Inc. on behalf of Mule Deer Investments, LLC, for approval of the 
Gardens at North Carefree PUD / Preliminary Plan.  The Gardens at North Carefree is 
currently zoned RR-5 and CS, with this application requesting a rezone to Planned Unit 
Development (PUD). The project is located at the intersection of North Carefree Circle 
and Akers Drive, west of Marksheffel Road.  The proposed 11.64-acre development will 
include 71 single-family residential lots, with a minimum lot size of 3,150 square feet. 
 
The 2013 El Paso County Parks Master Plan shows no impact to regional trails, parks, 
or open space. The proposed Marksheffel Road Bicycle Route and the City of Colorado 
Springs’ proposed extension of the Rock Island Trail are both located approximately 
0.25 mile east of the project.  The project is not located within Candidate Open Space 
Lands. 
 
The open space dedication proposed within The Gardens at North Carefree comprises 
1.98 acres within various tracts, or 17% of the subdivision, and therefore exceeds the 
required open space dedication of 10%.  However, the open space is comprised 
primarily of drainage and detention pond infrastructure, with no apparent recreational 
opportunities for residents and their guests.  The closest neighborhood parks, 
Remington Park and High Meadows Park, and both located approximately 0.75 mile 
from the project site, with no direct street or trail access. 
 
The El Paso County Land Development Code (LDC) states the following: 

• Section 4.2.6 of the LDC states that “Constructed storm water facilities may be 
included in the open space calculation if comprising less than 10% of the 
required open space, recreational areas, trails and greenways.”  

• Section 4.2.6 of the LDC states that “Open space shall be concentrated in large 
usable areas. No less than 25% of the gross land area of the open space shall 
be contiguous and useable.” 

 
Combined, the two detention ponds comprise 0.36 acres, or 18% of the 1.98 acres of 
open space, as listed in the applicant’s Subdivision Summary Form.  The remaining 1.62 
acres is found in landscaping tracts, with 0.10-acre Tract D providing a sidewalk 
connection between the east and west halves of the development.  



Due to the lack of useable and contiguous open space areas, staff strongly recommends 
the establishment of a small, centrally-located neighborhood park within The Gardens at 
North Carefree to allow for exercise and/or play opportunities, neighborhood gatherings, 
as well as shaded areas for relaxation.  As no trail easements dedications are necessary 
for this filing, El Paso County Parks staff recommends regional and urban park fees in 
lieu of land dedication, to be paid at time of the recording of the forthcoming final plat. 
 
 
Recommended Motion (PUD / Preliminary Plan): 
 
Recommend to the Planning Commission and the Board of County Commissioners that 
approval of The Gardens at North Carefree PUD / Preliminary Plan include the following 
conditions: (1) strongly recommend the establishment of a centrally-located 
neighborhood park to allow for outdoor recreational opportunities, and (2) fees in lieu of 
land dedication for regional park purposes in the amount of $30,530 and urban park fees 
in the amount of $19,312 will be required at time of the recording of the 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 final plat. 





The Gardens at North Carefree PUD/Preliminary Plan

PUDSP-18-004

$107.00 / Unit x 71 Dwelling Units = $ 7,597.00
$165.00 / Unit x 71 Dwelling Units = $11,715.00

$19,312.00

Recommend to the Planning Commission and the Board of County Commissioners that approval of The 
Gardens at North Carefree PUD / Preliminary Plan include the following conditions: (1) strongly 
recommend the establishment of a centrally-located neighborhood park to allow for outdoor recreational 
opportunities, and (2) fees in lieu of land dedication for regional park purposes in the amount of $30,530 
and urban park fees in the amount of $19,312 will be required at time of the recording of the 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 final plat. 
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