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EXECUTIVE SUMMARY 
A request by ROI Property Group, LLC, for approval of a map amendment (rezone) of 824 
acres from the A-35 (Agricultural) zoning district to the RR-2.5 (Residential Rural) zoning 
district. The seven (7) properties are located at the southeast corner of the Judge Orr 
Road and North Curtis Road intersection and are within Sections 3 and 10, Township 13 
South, Range 64 West of the 6th P.M. The property is located within the Falcon/Peyton 
Small Area Master Plan (2008). 
 
If the rezoning request is approved, the applicant is proposing to make a service plan 
application to form a special district. The purpose of the District would be to provide 
services to the future residents within the District boundary. These services would include, 
but not necessarily be limited to, the provision of central water and ongoing maintenance 
of floodplain areas. 
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Meadow Lake Airport has outstanding comments and concerns regarding development 
within proximity of the private airport. Please review the outstanding comments section 
below for additional information.  
 
A. REQUEST/WAIVERS/DEVIATIONS/ AUTHORIZATION 
Request:  A request by ROI Property Group, LLC, for approval of a map amendment 
(rezoning) for 824  acres from A-35 (Agricultural) to RR-2.5 (Residential Rural). 
 
Waiver(s)/Deviation(s):  There are no waiver(s)/deviation(s) associated with the map 
amendment (rezoning) request. 
 
Authorization to Sign:  There are no documents associated with this application that 
require signing. 
 
B. Planning Commission Summary 
Request Heard:    
Recommendation:    
Waiver Recommendation:    
Vote:    
Vote Rationale:    
Summary of Hearing:    
Legal Notice:    
 
C. APPROVAL CRITERIA 
In approving a Map Amendment (rezoning), the Planning Commission and the Board of 
County Commissioners shall find that the request meets the criteria for approval outlined in 
Section 5.3.5, Map Amendment (Rezoning), of the El Paso County Land Development 
Code (2018): 

1. The application is in general conformance with the El Paso County Master Plan 
including applicable Small Area Plans or there has been a substantial change in 
the character of the neighborhood since the land was last zoned; 

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

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

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

 
D. LOCATION (see attached vicinity and zoning map) 
North: A-35 (Agricultural)  Vacant/Agricultural 
South: A-35 (Agricultural)  Vacant/Agricultural 
East: A-35 (Agricultural)  Vacant/Agricultural 
West: RR-5/PUD   Meadow Lake Airport/Rural Residential 
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E. BACKGROUND 
The subject parcel was previously part of a larger proposed development known as Santa 
Fe Springs. The Board of County Commissioners approved the Santa Fe Springs PUD1 
(northeast of the intersection of Curtis Road and Falcon Highway) (PCD File No. PUD-04-
002) on November 18, 2004, which included 1,018.72 acres of property and authorized the 
following land uses: 
 

 2,039 single-family residential lots on 435 acres 
 78 multi-family units on 12.65 acres 
 39.46 acres of commercial land  
 422.39 acres of open space, which includes trails, parks and open space, 

preservation easements, and detention facilities 
 
Santa Fe Springs PUD 1 was a zoning concept plan that required individualized rezoning 
applications for each specific use area/neighborhood prior to subdivision. The PUD was 
never perfected by subsequent rezoning and none of the development allowed within the 
concept PUD was ever established. The Santa Fe Springs PUD 1 was approved with the 
following condition which was never met: 

 
Rezoning requests for property within this project may be considered by the 
Planning Commission and /or Board of County Commissioners. If, however, the 
requisite level of urban services has not been provided within five years of such 
rezonings, applicant agrees the County, after the required public hearing process, 
may reinstate the zoning districts in effect on the date of such approval or otherwise 
zoning it to an Agricultural classification 

 
Pursuant to C.R.S §30-28-116, the Board may amend the number, shape, boundaries, or 
area of any zoning district. Pursuant to Section 5.3.5.E, County Initiated Zoning, of the 
Land Development Code, the County “may initiate the rezoning of any property within the 
unincorporated area of the County”. Staff requested the Board of County Commissioners 
rezone Santa Fe Springs PUD1 back to the A-35 zoning based upon failure to comply with 
the condition of approval. The Board of County Commissioners approved a County 
initiated rezone of the subject parcels on December 12, 2017, to rezone the land from the 
PUD zoning district to the A-35 (Agricultural) zoning district.  

 
F. ANALYSIS 
1. Land Development Code Analysis 

The subject property is zoned A-35 (Agricultural) and is surrounded by other A-35 
(Agricultural) parcels to the north, south, and east, and RR-5/PUD to the west (Meadow 
Lake Estates).  
 
Immediately to the west, across Curtis Road, is the Meadow Lake neighborhood, which 
consists of multiple zoning districts; R-4 (R-4-81-005), PUD (Planned Unit 
Development), RR-5 (Residential Rural), and RR-2.5 (Residential Rural). Meadow 
Lake Airport is a unique private airport that allows for airport runways, hangers, and 
commercial uses, as well as single-family residences to co-exist within the same 
subdivision. The Federal Aviation Administration advises that Meadow Lake Airport 
Authority is a general aviation, public use, airport.  Meadow Lake Airport Filing No. 14, 
for example, includes platted taxiways on the residential lots and allows for hangers as 
well as commercial uses on the same parcel.  The allowed uses and density of the RR-
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2.5 zoning district are compatible with the allowed uses within the Meadow Lake 
neighborhood.  
 
This area of the County was rezoned to A-35 (Agricultural) in 2017. Although much of 
the immediately adjacent parcels are within the A-35 zoning district, the parcels to the 
west are developed and this area of the County continues to grow in population. There 
are three (3) existing RR-2.5 zoned subdivisions within one (1) mile of the subject 
parcels to the east (Sagecreek South), immediately west of Meadow Lake Airport 
(Falcon Heights), and immediately southeast of Meadow Lake Airport and south of the 
subject parcel (Southfork).  
 
Across Highway 24, also located within one (1) mile of the subject parcel, there is 
dense suburban development consisting of 78 dwelling units per acre within the 
Woodmen Hills and Meridian Ranch developments. Similar suburban development is 
not compatible for the subject parcels at this time. As the population of El Paso County 
continues to grow, development continues to creep further to the east. The 
development of these parcels as RR-2.5 (Rural Residential) is a logical extension and 
density transition from the existing development in this area and is compatible in terms 
of uses and densities.  
 

2. Zoning Compliance 
The applicant is requesting to rezone 824 acres to the RR-2.5 (Residential Rural) 
zoning district.  The RR-2.5 (Residential Rural) zoning district is intended to 
accommodate low-density, rural, single-family residential development. The density and 
dimensional standards for the RR-2.5 (Residential Rural) zoning district are as follows: 

 Minimum lot size - 2.5 acres 
 Minimum width at the front lot line - 200 feet 
 Setbacks - 25 in the front and rear, 15 on the sides 
 Maximum height - 30 feet  

 
A preliminary plan and final plat will be required to subdivide the 824 acre area into 
individual lots. The applicants will need to demonstrate compliance with the RR-2.5 
zoning district in association with each of the future preliminary plan and final plat 
applications. 

 
3. Policy Plan Analysis 

The El Paso County Policy Plan (1998) has a dual purpose; it serves as a guiding 
document concerning broader land use planning issues, and provides a framework to tie 
together the more detailed sub-area elements of the County Master Plan. Relevant 
policies are as follows: 

 
Policy 6.1.3- Encourage new development which is contiguous and compatible with 

previously developed areas in terms of factors such as density, land use, and 

access. 

 

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

and aesthetically integrated within the context of adjoining properties and uses.  
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The subject property is zoned A-35 (Agricultural) and is surrounded by other A-35 
(Agricultural) parcels to the north, east, and south, and by RR-5/PUD zoned property to 
the west (Meadow Lake Estates).  
 
This area of the County was rezoned to A-35 (Agricultural) in 2017. Although much of 
the immediately adjacent parcels are within the A-35 zoning district, much of the area 
has developed and continues to grow in population. There are three (3) existing RR-2.5 
zoned subdivisions within one (1) mile of the subject parcels to the east (Sagecreek 
South), west (Falcon Heights), and south (Southfork). Immediately to the west, across 
Curtis Road, is Meadow Lake Airport, which includes rural residential development 
within the private airport.  
 
As the population of El Paso County continues to grow, development continues to 
creep further to the east. The development of these parcels as RR-2.5 (Rural 
Residential) is a logical extension and density transition from the existing development 
in this area and is compatible in terms of uses and densities. The proposed subdivision 
is contiguous to and compatible with the previously developed areas.  

 
4. Small Area Plan Analysis 

The property is located within the Falcon/Peyton Small Area Master Plan (2008). The 
Plan states that “The primary purpose of this plan is to set forth a framework within 
which proposed new land uses may be analyzed. This document describes the 
characteristics and features which are unique to this planning area. The plan is intended 
to serve as an advisory planning tool to guide future land use decisions.” (Page 1) 

 
Figure 4-5 - Recommendations Plan, shows this area as being recommended for urban 
density development. The Plan defines “Urban Density” as: 

“Parcel sizes are less than 2.5 acres, typically less than 1 acre. These areas are 
served by urban level infrastructure, including roadways, water distribution, and 
wastewater treatment.” 

 
The subject parcel is adjacent to the Meadow Lake subarea. Section 4.4.3- Meadow 
Lake Airport, (page 4-23) includes the following goals and policies: 

 
4.4.3.1  

 
Recognize the economic and safety importance of Meadow 
Lake Airport and encourage compatible land uses within and 
around the facility  

4.4.3.2  Promote the Airport property as a center for mixed use 
commercial, business airport-compatible residential uses under 
the assumption that urban services will ultimately be extended 
to the property.  

4.4.3.3  Encourage effective notice of Airport operations and impacts to 
adjoining property owners, preferably in advance of purchase 
and development of these properties.  

4.4.3.4  Recognize the Meadow Lake Airport area as an appropriate 
location for non-residential uses including those industrial uses 
which are compatible with Airport operations and surrounding 
residential areas. 
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The Planning and Community Development Department sent Meadow Lake Airport a 
referral and requested comments on the proposed rezoning request. Please see the 
Status of Major Issues section below for more information on the comments provided.  
 
The Plan does not provide recommendations that would indicate any restrictions on 
potential residential land uses, nor does it provide recommendations that densities in 
this area should differ from the recommendations of Figure 4-5 (page 4-13).  Rather, as 
stated in Policy 4.4.3.4 above, the Plan suggests that the non-residential uses on the 
Airport should be compatible with surrounding residential areas.  Urban density 
residential development is recommended for the subject parcel with the provision of 
central services.  
 
Figure 2-22, Meadow Lake Airport Influence Area, (page 2-62) depicts the potential 
Federal Aviation Administration (FAA) Part 77 obstruction. Part 77 surfaces are 
imaginary surfaces within the airspace that depict aircraft flight patterns to and from the 
runway(s). It is important to note that the Board of County Commissioners has not 
adopted the Part 77 surfaces as a component to of the County’s land use regulations. 
The accompanying description of Figure 2-22 (page 2-63) includes the following 
language: 
 

“In actual practice, these surfaces trend upward at a steep enough rate that they will 
only impact very tall structures such as transmission towers” 

 
Figure 2-22 shows the potential Part 77 surfaces to be 150 feet above the airport 
elevation at Curtis Road, which is the westernmost boundary of the proposed rezone 
area. The RR-2.5 (Residential Rural) zoning district does not allow for structures over 30 
feet in height, which would be 120 feet below the potential Part 77 surface. The proposed 
rezoning request will not have an impact upon any potential future adoption of the Part 
77 surfaces.  
 
In addition to the Part 77 surfaces, properties surrounding the airport may experience 
additional noise from aircraft operations. The El Paso County Board of County 
Commissioners has adopted the Commercial Airport Overlay District for the Colorado 
Springs Airport. Included within this overlay is Airport Noise Sub-Zone (ADNL), which 
limits the allowed uses and requires construction methods to mitigate potential noise 
impacts. However, El Paso County has not adopted such overlay restrictions for 
Meadow Lake Airport. The accompanying description of this map (page 2-63) includes 
the following language:  

 
“Unlike with the Colorado Springs Airport, there are no noise contours adopted for 
this facility. Again, in practice, the noise levels that would require land use 
regulation are currently limited to the airport property.” 
 

The Board of County Commissioners has not adopted the Part 77 surfaces or an 
amendment to the Code pertaining to limiting uses within the vicinity of the Meadow 
Lake Airport, nor has the airport initiated a formal application with the County to do so. 
Please see the Status of Major Issues section below for more information on what would 
be required of Meadow Lake Airport for the County to adopt the Part 77 surfaces.  
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To summarize, the Plan recommends urban density residential development with lot 
sizes being less than 2.5 acres in size when central services can be provided. Should 
the rezoning application be approved, the applicant is proposing to establish a Title 32 
special district to provide central water service to the proposed development. The Plan 
recognizes the existence and importance of Meadow Lake Airport from a land use 
perspective, but does not further limit development near the airport and, furthermore, 
recognizes that the Part 77 surfaces and any noise overlay district for Meadow Lake 
Airport have not been adopted by the Board of County Commissioners..  

 
5. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having 
a low wildlife impact potential.  El Paso County Environmental Health was sent a referral 
and have no outstanding comments.  
 
The Master Plan for Mineral Extraction (1996) identifies potential upland deposits in the 
area of the subject parcels.  A mineral rights certification was prepared by the applicant 
indicating that, upon researching the records of El Paso County, severed mineral rights 
exist. The mineral rights owner has been notified of the application and hearing date.. 

 
G. PHYSICAL SITE CHARACTERISTICS 
1. Hazards 

Please review the Floodplain section below.  
 
2. Wildlife 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having 
a low wildlife impact potential.   

 
3. Floodplain 

Per FEMA Flood Insurance Rate Map (FIRM) panel number 08041CO558G indicates a 
large portion of the development is located within Zone X, areas outside of the 500-year 
floodplain.  Portions of the development (the portions containing the three drainage 
ways) are located with Zone AE, 100 year floodplains where base flood elevations are 
provided on the FIRM Panel. 

 
4. Drainage and Erosion 

A drainage report is not required nor was one provided with this map amendment 
(rezone) application.  The next phase of development for this site, which will be the 
preliminary plan stage, will require the submittal of a preliminary drainage report.  

 
5. Transportation 

The El Paso County Transportation Impact Fee will be applicable to final plats within this 
development.  A list of improvements to the El Paso County Roadway system is 
included in the transportation impact study (table 10).  Improvements that will need to be 
constructed by the developer include auxiliary turn lanes associated with the Falcon 
Highway/Curtis and Judge Orr/Curtis intersections; and intersection improvements, 
when triggered for either/or both of these adjacent intersections.  Staff is recommending 
a condition of approval below that requires Curtis Road be improved to minimum/current 
standards during the development of this site.  
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H. SERVICES 
1. Water 
 Water is proposed to be provided via an anticipated special district. 
 
2. Sanitation 

Wastewater is proposed to be provided by individual onsite wastewater treatment 
systems (OWTS). 

 
3. Emergency Services 

The property is within the Falcon Fire Protection District. 
 
4. Utilities 

Mountain View Electric Association will provide electrical service and natural gas service 
will be provided by Black Hills Energy. 

 
5. Metropolitan Districts 

The property is not included within a metropolitan district at this time, but the applicant is 
proposing to form a special district if the rezoning is approved.  

 
6. Parks/Trails 

Land dedication and fees in lieu of park land dedication are not required for a map 
amendment (rezoning) application.  

 
7. Schools 

Land dedication and fees in lieu of school land dedication are not required for a map 
amendment (rezoning) application. 

 
I. APPLICABLE  RESOLUTIONS 
 Approval Page 27 
 Disapproval Page 28 
 
J.  STATUS OF MAJOR ISSUES 

The Meadow Lake Airport was sent a referral for the rezoning application. They supplied 
two different comment letters. The letter dated December 24, 2018 includes the 
following: 

Should the County consider approving this proposal, we submit that the following 
considerations apply. Given that: 
• The Meadow Lake Airport is not currently requesting any physical or 

operational change to the airport activities;

• The (out-of-state!) applicant requests a rezoning from AG-35 (a 
“compatible” land use) to RR-2.5 (an “incompatible” land use ... ref: FAA 
Airport Assurance #21); 

• The applicant’s Letter of Intent expresses that the proposal for this 
development is "single-family detached manufactured dwelling units"; 

• That El Paso County has a responsibility to adopt and enforce, at a minimum,  
rules and regulations to protect the land areas defined in 14 CFR part 77" 
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[C.R.S. 43-10- 113). 

Therefore, we believe that El Paso County must: 

1. Require that the developer grant and record an “Avigation Easement" to run 
with the land, and a Disclosure Agreement to advise owners and occupants 
(i.e.: renders and tenants of the homes and businesses) that they may be 
subject to noise and/or vibrations from aircraft overflight and acknowledge 
that they waive the right to complain or object. We request the opportunity 
to work with the County in developing these documents. 

2. Require that the sub—division plats be drawn to reflect consideration for 
and not interfere with the approach surfaces to the current and future cross-
wind runway, as depicted on the Meadow Lake Airport Layout Plan (ALP). 

 
Meadow Lake Airport submitted revised comments on February 27, 2019 with the 
following language: 

The Meadow Lake Airport Association (MLAA) continues to be adamantly 
opposed to these development plans. The Falcon area has been under 
tremendous growth for several years, and the MLAA has been attempting to 
work with El Paso County Planning to assist the County in developing zoning 
and planning standards around this public-use relieved airport in accordance 
with the County's obligation under Colorado statutes (reference a). The 
development proposals listed above are directly in line with the existing 
approach and departure paths of the runways at this significant federally-
obligated General Aviation facility. The current AG-35 zoning in the area 
allows for emergency options for aircraft, which are used every year, and is a 
considered to be a “compatible land use”. But construction in accordance with 
these proposals is not compatible (see reference b) and will endanger both 
persons on the ground and occupants of the aircraft and will most probably 
result in serious injuries, if not fatalities. 

At present, without the County's adoption of a “1041" plan for Meadow Lake 
Airport there are no appropriate planning standards with which to evaluate 
development proposals in the “Airport Influence Area”. Reference (b) is the 
letter from the FAA Denver Airport District Office (ADO) (encl 1) that was 
provided to County Planning in response to the Meadowlake Ranch Sketch 
Plan, but applies generically to all three proposals. The Judge Orr PUD 
proposal is even closer and lies within the charted “Runway Protection Zone” 
of Runway 15. The 824 Acres Curtis Road project (aka 629 CO Springs 
Residential Rezone) lies within the approach and departure paths of Runway 
8-26. (see enclosure 2). 

El Paso County must delay any consideration of these proposals, and any 
others within the Meadow Lake Airport Influence Area, until a 1041 plan has 
been developed and published. The most recent correspondence from El Paso 
County Planning requires MLAA to resubmit a 1041 Application with a final 
FAA approved Master Plan and ALP (Airport Layout Plan). These documents 
are under final review at the FAA Denver Airport District Office and will be 
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submitted to El Paso County upon receipt of the signed copies. Continued 
failure to comply with the State statute will result in litigation. 

 
The Board of County Commissioners has not adopted the Part 77 surface overlay for 
Meadow Lake Airport. As such, staff recommends that the County cannot impose 
conditions of approval restricting the applicant’s right to develop the land based upon 
such Part 77 surfaces.  
 
Any request from Meadow Lake Airport of the County to adopt the Part 77 surfaces 
and impose land use restrictions would require the airport to submit an application for 
a 1041 permit as well as applications for an amendment to the Land Development 
Code to create a new overlay zoning district and for a map amendment (rezoning) to 
apply the new overlay zoning district. 
 
The Board of County Commissioners has adopted 1041 Regulations including Site 
Selection and Expansion of Airports.  Staff notes that these regulations require 
applicants for a permit to develop or expand an airport, such as Meadow Lake Airport 
Association, to “. . . provide evidence that sufficient property rights or restrictions 
exist, or alternatively, that adequate measures have been or will be taken and 
property rights have been or will be acquired to demonstrate that the airport site or 
expansion, and uses and activities associated with or generated by it, can be legally 
operated as proposed.”  Guidelines and Regulations for Areas and Activities of State 
Interest, Chapter 7, Site Selection and Expansion of Airports, § 7.202(15). 
 
Meadow Lake Airport was sent a letter dated October 3, 2018, which outlined these 
requirements and the position of the Planning and Community Development 
Department regarding the status of the Part 77 surfaces in substantial detail (see 
attached). Meadow Lake Airport has not submitted a complete application to date to 
initiate the required processes.  

 
The applicant may choose to work with Meadow Lake Airport and accommodate their 
requests with the future applications for a preliminary plan and final plat(s), but staff is 
not recommending a condition of approval to the same effect.   

 
K. CONDITIONS AND NOTATIONS 
Should the Planning Commission and the Board of County Commissioners find that the 
request meets the criteria for approval outlined in Section 5.3.5 (Map Amendment, 
Rezoning) of the El Paso County Land Development Code (2018), staff recommends 
the following conditions and notations. 
 
CONDITIONS 
1. The developer shall comply with federal and state laws, regulations, ordinances, 

review and permit requirements, and other agency requirements. Applicable 
agencies include, but are not limited to: the Colorado Parks and Wildlife, Colorado 
Department of Transportation, Federal Aviation Administration, U.S. Army Corps of 
Engineers and the U.S. Fish and Wildlife Service regarding the Endangered Species 
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Act, particularly as it relates to the Preble's Meadow Jumping Mouse as a listed 
threatened species. 
 

2. Any future or subsequent development and/or use of the property shall be in 
accordance with the use, density, and dimensional standards of the RR-2.5 
(Residential Rural)  zoning district and with the applicable sections of the Land 
Development Code and Engineering Criteria Manual. 

 
3. The adjacent portions of Curtis Road shall be improved to meet the minimum 

standards of an arterial roadway per the Engineering Criteria Manual.  
Improvements will be made as part of the Curtis Road access permitting.  The 
necessary improvements and phasing will be clarified with the future applications for 
Preliminary Plan and Final Plat.  This work may be subject to any reimbursement as 
outlined in the El Paso County Road Impact Fee Program. 
 

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

Commissioners, resubmittal of the previously denied petition will not be accepted for 
a period of one (1) year if it pertains to the same parcel of land and is a petition for a 
change to the same zone that was previously denied.  However, if evidence is 
presented showing that there has been a substantial change in physical conditions 
or circumstances, the Planning Commission may reconsider said petition.  The time 
limitation of one (1) year shall be computed from the date of final determination by 
the Board of County Commissioners or, in the event of court litigation, from the date 
of the entry of final judgment of any court of record. 

 
2. Rezoning requests not forwarded to the Board of County Commissioners for 

consideration within 180 days of Planning Commission action will be deemed 
withdrawn and will have to be resubmitted in their entirety. 

 
L. PUBLIC COMMENT AND NOTICE 
The Planning and Community Development Department notified 32 adjoining property 
owners on February 27, 2019, for the Planning Commission hearing.  Responses will be 
provided at the hearing. 
 
M. ATTACHMENTS 
Vicinity Map 
Letter of Intent 
Rezone Map 
Zoning Map 
Figure 2-22 from the Falcon/Peyton Small Area Master Plan 
Meadow Lake Airport Comment Letter  
Letter to Meadow Lake Airport from PCD dated October 3, 2018 
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EL PASO COUNTY 
 

LETTER OF INTENT FOR: 824 ACRE CURTIS ROAD SUBDIVISION 
REZONE REQUEST FROM A-35 (Agricultural) TO RR-2.5 (Rural Residential 2.5 Acre) 

 
OCTOBER 22, 2018 AMENDED JANUARY 18, 2019 

 

 OWNER/APPLICANT, AND PLANNING CONSULTANT: 
 

Owner/Applicant:  ROI Property Group, LLC 
    Rob Fuller 

     2495 Rigdon Street 
     Napa, CA 94558 
     707-365-6891 

 
Planner:   William Guman & Associates, ltd. 
    Bill Guman, RLA/ASLA 

731 North Weber Street, Suite 10 
    Colorado Springs, CO 80903 
    (719) 633-9700 
 
El Paso County Planner: Nina Ruiz, Project Manager/Planner II 
    El Paso County Development Services 
    2880 International Circle 
    Colorado Springs, CO 80910 
    (719) 520-6313 

 
PROJECT LOCATION/DESCRIPTION AND HISTORY OF PROPERTY: 
 
The 824 Acre Curtis Road Subdivision property to be rezoned is located in El Paso County in 
Peyton, CO, approximately 12 miles east of downtown Colorado Springs, situated east of Curtis 
Road and the Town of Falcon, Colorado, and south of Judge Orr Road. The site is bordered by 
Judge Orr Road on the north and Curtis Road on the west. It is approximately 2-1/2 miles east 
of CO Highway 24.  

731 North Weber Street, Suite 10 | Colorado Springs, CO 80903 | (719) 633-9700  
http://www.gumanltd.com/ 

  

Est. 1982 

Urban Planning | Community Design | Landscape Architecture | Entitlement 

Coordination 

Bill Guman, RLA, ASLA | Principal 
Colorado Springs City Councilman 1993-2001 

Colorado Springs Planning Commissioner 1992-1993 
Regional Building Commissioner 1997-2001 

  
  

Members American society of landscape architects 

Est. 1982 
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824 Acre Curtis Road Subdivision | Application for Rezone from A-35 to RR-2.5 
Letter of Intent      
October 22, 2018 AMENDED JAN 18, 2019 

 

William Guman & Associates, Ltd. 
Page 2 of 11 

 

The property had previously been zoned PUD and had been approved when it was formerly 
known as Santa Fe Springs Ranch until February 2018, when El Paso County rezoned it back to 
its original A-35 zone district. [Note: the subject property is an 824 acre portion of the overall 
former Santa Fe Springs Ranch, which had been approved by the county in 2007 as a PUD zone 
district with an urban density of up to 5,370 dwelling units on 6,300 acres]. 
 
The Applicant proposes to develop the site as a planned community of new single-family 
detached manufactured residential dwelling units that recognizes and respects the character of 
the rural surrounding community. The total acreage of the proposed development is 
approximately 824 acres, of which approximately 629+/- acres will be developed with up to 250 
single family residential lots of not less than 2.5 acre size.  
 
Approximately 135 acres (16.4%) of the 824 acre site is bisected in three distinct areas by 
jurisdictional and non-jurisdictional wetlands, which are identified on the Rezone Plan as 
“floodplain.” The areas will be preserved as open space with limited recreational use with a 
primary emphasis on walking and equestrian trails. None of the proposed residential lots would 
encroach into the floodplain.  
 
Public infrastructure to serve the new lots, including roads, drainage facilities, and utilities will 
all be constructed in compliance with applicable county standards, regulations and criteria in 
effect at the time of this application. In keeping with the rural character of the surrounding 
Peyton and Meadow Lake Estates communities, internal circulation will be comprised of Rural 
Local roads with roadside ditches. 
 
No development has occurred on the site. It is presently used for livestock grazing as it has 
been for decades. A small windmill and water tank related to grazing activity exist on the 
property and will remain to help preserve and promote a rural identity for the proposed 
development. Two existing capped well heads also are located on the site. 
 
Adjacent land to the east of the property is vacant. Land to the south and west of the property 
is zoned A-35. Single family residences exist to the west of the site, across from Curtis Road, 
and to the north of the site across from Judge Orr Road and are zoned RR-5.0, with RR-2.5 zone 
districts located about one mile farther south from the site on Curtis Road, PUD zoning within 
the adjacent Meadow Lake Airport, and RR-2.5 zoning approximately two miles west of the site 
on Judge Orr Road. 
 
DEVELOPMENT REQUEST 
 
The Owner and Applicant request a zone change from A-35 to RR-2.5 to allow for the  
development of rural residential single family residential lots on approximately 629 acres. 
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TOTAL NUMBER OF ACRES IN THE REQUESTED RR-2.5 REZONE AREA: 629.54 acres single 
family residential, 135.23 83 acres jurisdictional and non-jurisdictional wetland 
(floodplain/open space, no-build), and 109.40 acres roads/ROW for a total of 824 acres.   
 
TOTAL NUMBER OF ACRES WITHIN THIS APPLICATION: 824.00+/- acres 
 
JUSTIFICATION FOR REQUEST 
 
The re-zoning request is consistent with the purposes of the EPCLDC including the Falcon/ 
Peyton Small Area Master Plan.  The proposed Rezone Plan is in conformance with subdivision 
design standards and establishes an adequate level of compatibility with surrounding areas of 
the site already constructed and other known surrounding areas currently proposed for 
development.     
 
EXISTING AND PROPOSED IMPROVEMENTS 
 
Proposed improvements will include the construction of county-owned (e.g. public) and 
maintained asphalt roadways (‘Rural Local’ classification with roadside ditches).  Drainage and 
storm water detention facilities will be constructed and maintained in conformance with 
County standards and specifications. Electric, natural gas, and telecommunication service 
points-of-connection will be extended for all new lots. Water will be provided via a central 
water system to be developed by the Owner/Applicant (A Metropolitan District is being 
organized for the project), with individual septic systems to be provided via an On Site 
Wastewater Treatment (OSWT) plan being prepared by the Owner/ Applicant in accordance 
with El Paso County Department of Health policy guidelines.   
 
Grading and earthmoving activities will be limited to roadway, drainage and utility construction 
areas. Individual lot owners will assume responsibility for grading their respective lot; no 
‘overlot’ grading is proposed to occur over most of the site.   
 

LAND DEVELOPMENT CODE, COMPREHENSIVE PLAN AND COUNTY MASTER 
PLAN CONSISTENCY 

 
EL PASO COUNTY LAND DEVELOPMENT CODE 
The Land Development Code Section 5.3.5 (A) states four circumstances in which rezoning is 
justified.  This Application satisfies the first circumstance, which states: “when the requested 
rezoning is in general conformance or consistency with the County’s Master Plan.”  
 
REZONE (MAP AMENDMENT) APPROVAL CRITERIA 

 
Under Section 5.3.5 (B) of the Land Development Code, the County’s approval of a rezone (Map 
Amendment) requires a finding that the following four criteria have been met: 
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1. The application is in general conformance with the El Paso County Policy Plan including 

the Falcon/Peyton Small Area Plan or there has been a substantial change in the 
character of the neighborhood since the land was last zoned. 

 
The application conforms to the El Paso County Master Plan for the project area which provides 
for rural residential use, and is conformance with the Falcon/Peyton Small Area Master Plan. 

 
2. The rezoning is in compliance with all applicable statutory provisions, including but not 

limited to C.R.S.  §30-28-111  §30-28-113, and §30-28-116. 
 

The rezoning is in compliance with all statutory provisions required, including C.R.S  §30-28-
111,  §30-28-113, and §30-28-116. 

 
3. The proposed land use or zone district is compatible with the existing and permitted land 

uses and zone districts in all directions. 
 
The proposed land use will [at full build-out] include single family residential dwelling units on 
lots no smaller than 2.5 acres in size and open space. The balance of the land subject to this 
application (e.g. jurisdictional and non-jurisdictional wetlands/ floodplains) will also be rezoned 
RR-2.5 and will remain as open space.    
 

RR-2.5 zoning is compatible with adjoining zone districts because it is; i) similar in character to 
the zoning of existing communities on Judge Orr Road and Curtis Road; ii) will not negatively 
affect view corridors from the existing homes due to home placement on the new lots; iii) will 
not have negative drainage impacts on the existing neighborhoods because storm water will be 
retained onsite or appropriately discharged in conformance with plans approved by the County; 
iv) will not have significant traffic impacts on the surrounding neighborhood, as shown by the 
Applicant’s traffic report; and v) the project will not introduce incompatible or different land 
uses, as the surrounding Judge Orr Road and Curtis Road neighborhood is predominantly single 
family residential lots similar in size and character to the lots to be developed under this 
Application. The proposed development will retain the feel and character of the existing 
community.   

 
4. The site is suitable for the intended use, including the ability to meet the standards as 

described in Chapter 5: Use and Dimensional Standards of the Land Development Code, 
for the intended zone district. 

 
The site is suitable for the intended use and proposes uses that are compatible with 
surrounding RR-2.5 and RR-5 zones, as defined in Chapter 5 of the Land Development Code, as 
it matches existing single family residential lots and open space uses of all adjacent land.   
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Existing public infrastructure and services, such as roads, utilities, water, sanitation, fire, and 
drainage will be used to the extent available and adequate to meet the needs of the new 
development. New infrastructure, to include drainage improvements, roadways, utilities, 
erosion control, etc. will be been planned and installed in accordance with standards of the 
Land Development Code (LDC), Engineering Criteria Manual and Drainage Criteria Manual 
(ECM).  

 

ADHERENCE WITH THE EL PASO COUNTY POLICY PLAN  
 

Goal 6.1 a Encourage patterns of growth and development which complement the regions' 
unique natural environments and which reinforce community character. 

 

The El Paso County Policy Plan (the “Master Plan”) addresses issues directly related to the 
rezoning and development of the 824 Acre Curtis Road Subdivision development. The policies 
specifically related to the rezone request from A-35 to RR-2.5 include: 
 

Policy 6.1.3  - Encourage new development which is contiguous and compatible with previously 
developed areas in terms of factors such as density, land use and access. 
 

The rezone from A-35 to RR-2.5 to accommodate new single family rural residential lots is 
compatible with the existing adjacent rural residential lots in the Judge Orr Road and Curtis 
Road corridors. New lots will be similar in size to existing lots and roads serving the new lots will 
be compatible with the types of rural roadways in nearby adjacent neighborhoods.  
 

Policy 6.1.5 - Support the development of well-planned mixed use projects which promote all, or 
most, of the following objectives:  

 maximize the economy and efficiency of land use  
 preserve open space or natural areas  
 integrate employment, housing, shopping, schools and other use  
 accommodate multi-modal transportation linkages  
 allow for variations in design and character 

The rezone from A-35 to RR-2.5 preserves approximately 16.4% as natural open space areas; 
jurisdictional and non-jurisdictional wetlands (identified as ‘floodplain on the Rezone Plan) will 
remain as no-build areas. 

Policy 6.1.6  - Direct development toward areas where the necessary urban-level supporting 
facilities and services are available or will be developed concurrently. 
 
The Project is proposed as a development of single family rural residential lots within a non-
urban density area of the Falcon/Peyton community. Utilities and road infrastructure needed to 
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serve the new lots, such as new roads, drainage and detention facilities, erosion control, etc. 
will be constructed as part of the development.  
 

Policy 6.1.8 - Encourage incorporating buffers or transitions between areas of varying use or 
density where possible.  
 
Buffers and transitions between areas of varying use and density will be achieved using lot sizes 
that are no smaller than 2.5 acres. Existing jurisdictional and non-jurisdictional wetlands will be 
used as buffers between residential lots.  
 

Policy 6.1.11 - Plan and implement land development so that it will be functionally and 
aesthetically integrated within the context of adjoining properties and uses. 
 
RR-2.5 zoning proposed for the site is harmonious and compatible with the rural character of 
adjacent and nearby neighborhoods that are also zoned RR-2.5, RR-5, and PUD.  
 
Policy 6.1.14 - Support development which complements the unique environmental conditions 
and established land use character of each sub-area of the County. 
 
The Applicant proposes to avoid overlot grading across the 824 acre site, and instead will limit 
grading to roadways and drainage infrastructure in keeping with the established land use 
character of surrounding sub-areas of the county. Lower density will help to sustain the 
appearance and unique environmental conditions of adjacent properties.  
 

Goal 6.2  
Protect and Enhance Existing and Developing Neighborhoods 

 
Policy 6.2.1 - Fully consider the potential impact of proposed zone changes and development on 
the integrity of existing neighborhoods.  
 
Policy 6.2.2  
Promote the unique identity of neighborhoods through the use of focal points, parks, trails and 
open spaces, preservation of significant natural features, compatible location and design of 
mixed uses, and promotion of pedestrian and other non-motorized means of travel.  

The Applicant proposes to incorporate hiking and equestrian trails in various part of the 
proposed development to promote non-motorized multi-modal transportation linkages within 
the development. Ideally, residents might travel by horseback from their home to their 
neighbor’s home.  

Policy 6.2.12 - Ensure that proposed zone changes and/or use variances in established 
neighborhoods are of compatible scale and physical character.  
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The proposed rezone to the RR-2.5 zone district will permit for lower density development that is 
compatible with the character and use of the non-urban density communities of Falcon/Peyton. 
Jurisdictional and non-jurisdictional wetlands within the floodplain areas of the site will be 
preserved as open space no-build areas, which will also lend themselves well toward sustaining the 
rural nature and character and maintaining the integrity of the surrounding community. 
 
The owner and applicant furthermore propose to introduce a new public trail system within the 824 
Acre Curtis Road Subdivision to include equestrian use to further promote a rural character that is 
compatible with existing adjacent neighborhoods.  
  

Policy 6.2.14 - Encourage the reasonable accommodation of mixed uses within neighborhoods 
for the purposes of promoting land use efficiency and providing housing options. 
 
The Applicant proposes that varying housing types will be developed within the project, 
including the introduction of manufactured housing products to promote attainability by a 
wider segment of home buyers. 
 

Goal 6.4 Develop and maintain rural residential areas in a manner which protects their integrity, 
addresses the carrying capacity of the natural environment and provides for an adequate level 
of non-urban facilities and services. 
 

Policy 6.4.3 - Allow rural residential development in those areas with sufficient "carrying 
capacity" including roadway capacity, water supply, septic suitability, educational facilities and 
organized structural fire protection.  
 
The surrounding area of the proposed Rezone Plan has sufficient carrying capacity to support 
the new development with regard to roadway capacity, water supply, septic suitability, 
educational facilities, and organized structural fire protection. Commitment Letters from 
entities that would supply this development with essential services have been submitted with 
this Rezone Plan application.  
 
Policy 6.4.4 - Encourage new rural residential subdivisions to be located within or contiguous 
with existing rural residential areas or to be incorporated as a buffer between higher density 
and undevelopable areas.  
 
Rezoning from A-35 to RR-2.5 ensures that development of this site will remain compatible and 
contiguous with existing rural residential areas. 
 
Policy 6.4.6 - Allow for the accommodation of necessary supporting commercial uses within or 
in proximity to rural residential areas in a manner that preserves the rural character of these 
areas.  
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Policy 6.4.11 - Support planning and regulatory approaches which limit the adverse impacts of grazing 

on lots of 5 acres and less.  
 
Existing uses on the current site which is zoned A-35 includes livestock grazing operations. The 
proposed rezoning from A-35 to RR-2.5 will not accommodate nor will the Applicant seek 
livestock grazing on lots of 5 acres and less.  
 

ADHERENCE TO THE FALCON / PEYTON SMALL AREA PLAN 
 
The property is within the boundaries of the Falcon Peyton Small Area Plan (2008) [Section 
4.4.7 Stapleton-Curtis Corridor] 
 
With specific regard to the Stapleton-Curtis Road Corridor, the 824 Acre Curtis Road Subdivision 
adheres to the following criteria of the Plan: 
 

3 Goals and Principles 

3.1 Land Use  

3.1.1 Provide a balance of land uses that respects existing and historical patterns while 
providing opportunities for future residents and businesses. 

3.1.3 Preserve the core rural character of the area. 

3.1.4 Provide a variety of different densities of development options. 

The proposed rezone will provide for single-family detached homes on 2.5 acre lots, which is 
compatible with the RR-2.5 and RR-5 zone districts and current uses within the adjacent areas 
of the Plan. This lower density of the development, combined with over 135 acres of non-
jurisdictional and jurisdictional wetlands and floodplain area that are to be preserved in 
perpetuity as no-build open space parcels also help to preserve the core rural character of the 
area. A system of equestrian trails proposed throughout the open space parcels also will help to 
maintain the rural character of the Plan area. 

 3.3 Residential Areas and Densities 

3.3.1 Encourage diversity and variety in housing types, sizes, locations, and prices to meet the 
needs of existing and new residents.  

3.3.2 Promote predictable growth in the housing market that is consistent with the Small Area 
Master Plan.  
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3.3.4 Meet the housing needs of as many existing and new residents of differing ages, incomes, 
and desired living accommodations.  

The proposed Rezone Plan encourages diverse housing types and prices to meet the needs of 
existing and new residents. The applicant envisions manufactured housing products as an 
alternate to stick-built tract housing, which will provide for new homes on 2.5 acre lots that are 
attainably priced (in comparison to tract subdivisions within the Plan area). This will help to 
meet the needs of existing and new residents of differing ages and incomes by providing an 
alternative housing product to that offered elsewhere within the Plan area.  

The Rezone Plan also anticipates a finite quantity of homes that can be built on 2.5 acre lots 
within the 824 acre development, which promotes predictable growth that is consistent with 
the Plan. 

3.4 Facilities and Services (Fire Protection, School Districts, Wastewater Facilities, etc.)  

3.4.1 Encourage development in urban areas where adequate public facilities or services exist 
or can be provided in an efficient manner.  

3.4.2 Provide for the efficient provision of public safety in the area.  

3.4.3 Encourage the availability of facilities and services within the planning area, close to the 
residents. 

Letters of Commitment to Serve all the area within the Rezone Plan have been provided with 
this submittal for public safety, gas, and electric. No new facilities for fire protection or schools 
are proposed or required for this application. 
 
The Applicant is in the process of establishing a Metropolitan District for the creation of a water 
district that will develop two existing wells (located in the southeast vicinity of the 824 acre 
site) to facilitate the construction of a central water supply that will service all new homes 
within the proposed Rezone Map. 

3.5 Transportation  

3.5.1 Recommend land use patterns that make efficient use of existing transportation 
infrastructure and limit the cost of future extensions and upgrades.  

3.5.2 Mitigate congestion by providing flexibility for areas of higher population densities while 
protecting lower density areas from the negative effects of traffic.  

3.5.5 Enhance the future role of Meadow Lake Airport through the recommendation of 
compatible land uses.  
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3.5.6 Balance long term transportation infrastructure needs with current requirements.  

A Traffic Impact Study [TIS] has been prepared and provided with this Rezone Plan application. 
The TIS addresses the use of the two major transportation corridors (e.g. Curtis Road and Judge 
Orr Road) that provide primary access/egress to and from the Rezone Map area. No “negative 
effects” of traffic would be triggered as a result of the need to construct additional major 
arterial infrastructure; all new roads within the Rezone Map area would be a local residential 
category. 
 
With regard to Meadow Lake Airport, as originally indicated on Page 2 of this LOI the Rezone 
Plan area had been approved by the county as a PUD development with up to 5,370 urban-
density dwelling units on 6,300 acres. This Rezone Plan application proposes significantly fewer 
units on 2.5 acre lots within the 824 acre site, and would be very compatible with the character 
and type of residential development that has been allowed to occur immediately adjacent to 
the Airport.   

3.6 Water Supply  

3.6.1 Plan for water resources in a thoughtful way that recognizes the non-renewable nature of 
water resources in the area, accommodates existing and historical uses, and allows for 
sustainable, planned growth.  

The Applicant is in the process of establishing a Metropolitan District for the creation of a water 
district that will develop two existing wells (located in the southeast vicinity of the 824 acre 
site) to facilitate the construction of a central water supply that will service all new homes 
within the proposed Rezone Plan. This will allow for sustainable, planned growth as the Rezone 
Plan area will not rely on development of numerous new wells as a primary source of water for 
new residences. 

3.7 Parks, Trails, and Open Space  

3.7.1 Provide recreational amenities for area residents. 

The Rezone Plan indicates that there are 135 acres of jurisdictional and non-jurisdictional 
wetlands and floodplains that will remain as no-build open space area. The applicant proposes 
that equestrian trails will be developed for area residents within some of these open spaces. 

 3.8 Natural Systems  

3.8.1 Preserve important natural features that are critical to the function of natural systems 
such as watersheds and wildlife corridors.  
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The Rezone Plan indicates that there are 135 acres of jurisdictional and non-jurisdictional 
wetlands and floodplains that will remain as no-build open space area. These areas will remain 
as no-build preservation tracts to protect natural watersheds and wildlife corridors.  

 
END 
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October 3, 2018 
 
RE: Administrative Determination- Meadow Lake Airport 

13625 Judge Orr Road 
Peyton, CO 80831 

 
 
To the Meadow Lake Airport Association and Authorized Representative,  
 
A request on behalf of Meadow Lake Airport has been received by El Paso County for a 
determination of the process, in correspondence dated August 5, 2018, attached under 
Exhibit Cor.1, for County adoption of Meadow Lake Airport’s depicted Federal Aviation 
Administration Part 77 surface overlays in the unincorporated areas of El Paso County, 
Colorado. For a better understanding of the history of this area, a timeline of historical 
events pertaining to Meadow Lake Airport has been attached as Exhibit A hereto.  
 
Compliance with the El Paso County Land Development Code, including Appendix B, 
Guidelines and Regulations for Areas and Activities of State Interest, of the El Paso 
County Land Development Code (aka “1041 Regulations”), and applicable state 
statutes is necessary for any alteration, creation, or deletion of Airport Influence Areas, 
which would include establishment of the Part 77 surface overlays. Specifically the 1041 
regulations Section 7.103 (5) Airport Influence Area provides that: 

 
“(1) for Commercial Airports (CA): the Airport Noise Subzone, the Aircraft 
Navigation Subzone, the Accident Potential Zones I and II, and the Runway 
Protection Zone, all as shown on the County –approved “Commercial Airport 
District Map,” dated September 23, 2003, on file in the office of the Department 
of Development Services, as amended, and which is fully incorporated herein by 
this reference; (2) for all General Aviation Airports-Reliever(GA-R): the Runway 
Protection Zone and the conical surface, as shown on the FAA and/or County 
approved Airport Master Plan or Airport Layout Plan; and (3) for all General 
Aviation Airports (GA): the Runway Protection Zone and/or the conical surface 
shown on the Airport Master Plan or other zones comparable to the Airport 
Navigation Subzone, the Accident Potential Zones I and II, and the Runway 
Protection Zones used by Commercial Airports. The Airport Influence Area is 
included as a part of the designated activity and development thereof is 
controlled under these regulations because of natural or man-made physical 
features, relationships to airport access, effects of secondary impacts, or other 
special circumstances found by the Board of County Commissioners.”   
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The applicable statutory reference is: 
CRS § 43-10-113. Safe operating areas around airports - establishment 
(1)  The general assembly hereby declares commercial service airports, public airports, reliever 
airports, as defined in 49 U.S.C. sec. 47102, and the land areas surrounding such airports, as 
defined in 14 CFR part 77, to be a matter of state interest as provided in article 65.1 of title 24, 
C.R.S. 
(2)  Governmental entities with zoning and building permit authority shall adopt and enforce, at a 
minimum, rules and regulations to protect the land areas defined in 14 CFR part 77. 

 
Meadow Lake has stated that they are classified by the Federal Aviation Administration 
(FAA) as a Private, Reliever, Local airport within their submitted 1041 documents 
related to 2.303, items 1-23, page 17, attached under Exhibit B.  
 
Pursuant to the El Paso County 1041 Regulations, Section 7.103(17), Site Selection 
means: 
 

(1) the process for determining the location of a new Commercial, General 
Aviation-Reliever or General Aviation airport or; (2) the expansion or relocation of 
an existing airport. Expansion of an existing airport also includes extension of 
runways and development or operational changes, and any development or 
operational change which allows, or is likely to lead to any of the following as 
located within unincorporated El Paso County: 
 
(a) Creation, alteration or expansion of the Airport Influence Area applicable to 
the airport in question. 

 
The importance of this discussion, and the necessary procedural steps, are a result of 
County staff finding no records that indicate that El Paso County has ever previously 
adopted zoning overlays reflective of the Meadow Lake Airport Part 77 Surfaces or any 
associated zoning overlays. 
 
1041 Permit 
Based on the County 1041 Regulations, Meadow Lake Airport is required to submit for 
approval a 1041Permit application to create, alter, or expand the Airport Influence Area. 
Prior actions do not negate the need for this application. The prior actions that have 
been taken to expand the Airport Influence Area as previously approved in master 
planning documents or mapped by the County, or by the expired PUD Development 
Plan, no longer match activities which are occurring on the ground.   
 
The previously approved GA-O application (2012) did not approve an Airport Master 
Plan or Layout Plan, adoption and/or enforcement of noise contours, airport accident 
zones, or Part 77 Surfaces. In fact, a condition of the GA-O approval stated that such 
approval did not constitute approval of the Airport Master Plan.  It is the responsibility of 
the applicant to submit a 1041Permit application to modify the Airport Influence Area to 
reflect the addition of the turf runway, as depicted in GA-O-12-1.  
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The Airport Influence Area resulting from the relocation of the turf runway that you have 
depicted on your recently submitted 1041 Permit application does not reflect what was 
approved with the 1990 Master Plan, the 2006 Sketch Plan, or the 2008 Falcon/Peyton 
Small Area Master Plan update. Pursuant to the regulations, the 1041 Permit 
application shall provide the necessary maps to appropriately depict the Airport 
Influence Area. The applicant shall provide evidence of classification of the airport from 
the FAA and the Secretary of Transportation. In addition, the Master Plan that 
accompanies the 1041Permit application shall be approved by the FAA. 
 
The 1041 Permit application shall comply with Section 7.202, Review Criteria, of the 
1041 Regulations, unless a waiver is otherwise submitted and approved. If the Permit 
Authority finds that the application does not comply with each of the criteria, then the 
1041 Regulations state that the Permit application “shall be denied or may be approved 
with conditions.”  Specifically, staff recommends the applicant take particular notice of 
Subsection 15 of Section 7.202, which states: 
 

“The applicant can provide evidence that sufficient property rights or restrictions 
exist, or alternatively, that adequate measures have been or will be taken and 
property rights have been or will be acquired to demonstrate that the airport site 
or expansion, and uses and activities associated with or generated by it, can be 
legally operated as proposed.” 

 
Land Development Code Amendment and Map Amendment (Overlay Rezoning) 
If the 1041 Permit application is approved and the new Airport Influence Area is 
established via the information included in the application, the applicant must then 
request both an amendment to the Land Development Code and the application of the 
amended Code via a map amendment (overlay rezoning) to the land included within the 
Airport Influence Area. Both applications shall be initiated by the applicant and will 
ultimately require review and recommendation by the El Paso County Planning 
Commission as well as review and approval by the El Paso County Board of County 
Commissioners. 
 
The request for a Code amendment is required because the purposes of the current 
GA-O overlay would no longer align with the intended purpose, that being to reflect the 
Part 77 airport surfaces. The current GA-O zoning classification does not prevent 
structures from being built within the overlay. It only restricts any rezoning to one (1) 
dwelling unit per 2.5 acres and lists uses allowed in non-residential areas.  
 
If the required Code amendment is approved, the applicant would then be required to 
submit a request for a map amendment (overlay rezone) for all the subject properties to 
be included in the Meadow Lake Airport Influence Area. The owner(s) of each property 
will be required to sign each application, or to sign an Authority to Represent Form, 
thereby allowing the Airport to submit the map amendment to the County in association 
with each parcel of land.   Please be aware that it may also be necessary to modify the 
base zoning of the current R-4 (Planned District) properties within the airport, which 
could require a separate map amendment (rezoning) application.  
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The current facilities at the airport appear to be different from those identified and 
allowed in the Falcon/Peyton Small Area Master Plan.  For that reason, it may be 
necessary to amend or update that Plan, unless those changes can be incorporated into 
the anticipated upcoming effort to amend the El Paso County statutory master plan.   
 
Payment of all applicable fee(s) will be required for each application. Please note that 
any denied application does not warrant a refund of fees paid.  Payment of fees is 
based upon the cost of service to the County to process each application and is not a 
guarantee of approval. 
 
Please note that per Section 2.2.1.H of the El Paso County Land Development Code, all 
administrative determinations, such as this one, may be appealed to the Board of 
County Commissioners within 30 days of the date of the decision.  
 
If you have any questions or concerns regarding this determination, please contact 
myself or Gabe Sevigny, Planner II, at (719)520-7943 or gabesevigny@elpasoco.com. 
 
 
Sincerely, 
 
 
 
 
Craig Dossey 
Executive Director 
El Paso County Planning and Community Development Department 
Cc: Gabe Sevigny, Planner II 
 
 
Attachments: 
Exhibit COR.1- August 5, 2018 
Exhibit A 
Exhibit B 
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