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EXECUTIVE SUMMARY
A request by Daniel Ferguson for approval of a sketch plan for 307 acres to include 89
acres of urban density single-family residential, 69 acres of rural residential singlefamily, 27 acres of open space, 25 acres of commercial, and 97 acres industrial land
uses. The subject parcel is within the A-35 (Agricultural) zoning district and is located at
the northwest corner of the Judge Orr Road and Highway 24 intersection, and is within
Sections 32 and 33, Township 12 South, Range 64 West of the 6th P.M. The property is
located within the Falcon/Peyton Small Area Master Plan (2008).
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The applicant anticipates including the development into the Woodmen Hills
Metropolitan District upon approval of the proposed sketch plan. The purpose of the
District would be to provide services to future residential and non-residential users
within the District boundaries. These services would include, but not necessarily be
limited to the provision of central water and wastewater services. A finding of water
sufficiency is not being requested at this time nor is it required at the time of sketch plan
approval.
If the sketch plan is approved the applicant will be required to process subsequent land
use applications including, but not necessarily limited to, a map amendment (rezoning),
preliminary plan, and final plat(s).
Meadow Lake Airport has 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 Daniel Ferguson for approval of a sketch plan for 307 acres
zoned A-35 (Agricultural).
Waiver(s)/Deviation(s): There are no waiver(s)/deviation(s) associated with the sketch
plan request.
Authorization to Sign: There are no items requiring signature associated with this
request.
B. PLANNING COMMISSION SUMMARY
Request Heard:
Recommendation:
Waiver Recommendation:
Vote:
Vote Rationale:
Summary of Hearing:
Legal Notice:
C. APPROVAL CRITERIA
The Planning Commission and BOCC shall determine that the following criteria for
approval outlined in Section 7.2.1, Sketch Plan, of the El Paso County Land
Development Code (2019), have been met to approve a sketch plan:
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The proposed subdivision is in general conformance with the goals, objectives, and
policies of the Master Plan;
The proposed subdivision is in conformance with the requirements of this Code;
The proposed subdivision is compatible with existing and proposed land uses within
and adjacent to the sketch plan area;
The water supply report provides sufficient information to identify probable
compliance with the water supply standards and identifies any need for additional
water supplies;
Services are or will be available to meet the needs of the subdivision including,
roads, police and fire protection, schools, recreation facilities, and utility service
facilities;
The soil is suitable for the subdivision;
The geologic hazards do not prohibit the subdivision, or can be mitigated;
The subdivision will not interfere with the extraction of any known commercial mining
deposit [C.R.S. §34-1-302(1), et seq.];
The design of the subdivision protects the natural resources or unique landforms;
The proposed methods for fire protection are adequate to serve the subdivision; and
The subdivision is appropriate and the design is based on mitigating the constraints
of topography, soil types, geologic hazards, aggregate resources, environmental
resources, floodplain, airplane flight overlays, or other constraints.

D. LOCATION
North: RR-2.5 (Residential Rural)
South: M (Industrial)/RR-5/R-4/PUD
East: A-5 (Agricultural)/CS (Commercial)/PUD
West: RR-5 (Residential Rural)

Single-family residential
Industrial/vacant/airport
Commercial/vacant
Single-family residential/school

E. BACKGROUND
The subject property is zoned A-35 (Agricultural) and is surrounded by a multitude of
different zoning districts reflecting the continuous growth in this area of the County.
RR-2.5 (Residential Rural) single-family development is located to the north and is
separated from the subject property by Bandero Drive. M (Industrial), RR-5
(Residential Rural), R-4 (Obsolete) and PUD (Planned Unit Development) zoned
properties are located south of Judge Orr Road; these areas include a variety of land
uses including Meadow Lake Airport. CS (Commercial Service), A-5 (Agricultural),
and PUD zoned properties are located east of Highway 24. RR-5 (Residential
Rural) zoned parcels are located adjacent to the western property boundary of the
subject parcel. One-half (1/2) acre single-family lots are located further to the west,
on the other side of Eastonville Road. These lots provide a transition to urban
density single-family development within the Woodmen Hills development.
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Meadow Lake Airport is a private airport that includes and allows airport runways,
hangers, commercial uses, and single-family residences to co-exist within the same
subdivision. The Federal Aviation Administration (FAA) identifies Meadow Lake
Airport as a general aviation, public use airport.
The sketch plan depicts rural residential, commercial, and industrial uses which are
compatible with the allowed uses within the Meadow Lake neighborhood as well as
the properties located to the north, south, and east of the proposed sketch plan area.
The sketch plan also depicts urban single-family residential density which is
compatible with density and land uses to the west of the subject property. Meadow
Lake Airport has provided comment that the proposed urban single-family residential
densities are not compatible with the operations of the general aviation, public use
airport.
There is an existing avigation easement, which was granted in 1969, that covers
approximately fifty percent of the subject property. Staff encouraged the applicant to
work with Meadow Lake Airport to re-locate the avigation easement to contain the
airport’s operational flight path, which is located outside of the existing avigation
easement. To staff’s knowledge, relocation of the easement has not occurred at the
time this staff report was finalized. The urban single-family residential component of
the sketch plan is not proposed to be located within the operational flight path;
however, commercial, industrial, and rural residential single-family uses are
proposed to be located under the operational flight path.
The 1969 avigation easement is in the nature of a general overflight and noise
easement. Development and uses may be affected by Meadow Lake Airport
operations and the avigation easement. The applicability and effect of the avigation
easement is a matter between the parties to the easement: Meadow Lake Airport,
the Meadow Lake Airport Association, and the applicant as successor in title to a
portion of its property that is burdened by the avigation easement. El Paso County
is not a party to the avigation easement.

F. ANALYSIS
1. Land Development Code Compliance
The sketch plan process allows for review, at a conceptual level, of the feasibility
and design characteristics of the proposal based on the standards set forth in the
El Paso County Land Development Code (2019), and the review and approval
criteria listed above. The request is compatible with the existing commercial,
industrial, and residential uses in the area.
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Rural residential single-family is proposed to be located within the northern
portion of the property which is anticipated to transition the urban and industrial
land uses from the existing rural residential properties to the north. The industrial
land uses are proposed adjacent to the Highway 24 corridor. Industrial land uses
are shown as being adjacent to rural residential single-family and urban
residential single-family. The applicant will be required to depict a buffer
separating the varying land uses on development plans to be provided with
subsequent land use applications. Commercial uses are depicted adjacent to
Judge Orr Road. The sketch plan depicts a clustering of urban density
development between the rural residential single family and commercial land
uses, thus providing a transition of land uses from north to south. The sketch
plan depicts urban single-family density along the western boundary, which is
compatible with the existing residential neighborhoods located within the
Woodmen Hills development. For the above reasons, staff recommends that the
request is in compliance with the Code.
2. Zoning Compliance
The property included in the sketch plan is currently zoned A-35 (Agricultural). If
the sketch plan is approved by the Board of County Commissioners, the
applicant will then be required to go through the appropriate entitlement process
by submitting a map amendment (rezoning) of the property for the depicted land
uses via subsequent land use 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 6.1.1- Allow for a balance of mutually supporting interdependent land
uses, including employment, housing, and services in the more urban and
urbanizing areas of the County.
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 6.1.5 Support the development of-well-planned mixed use projects which
promote all, or most, of the following objectives:
o Maximize the economy and efficiency of land use
o Preserve open space or natural areas
o Integrate employment, housing, shopping, schools and other uses
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o Accommodate multi-modal transportation linkages
o Allow for variations in design and character
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.
Policy 10.2.2- Carefully consider the availability of water and wastewater
services prior to approving new development.
Goal 13.1- Encourage an adequate supply of housing types to meet the needs of
County residents.
The subject property is zoned A-35 (Agricultural) and is surrounded by a
multitude of zoning districts allowing for mixed land uses in the area of the
subject property. The sketch plan proposes mixed land uses consistent with the
surrounding area which also reflects the urbanization of this area in the County.
The urban single-family residential development depicted on the western portion
of the sketch plan is a compatible extension of existing single-family residential
development.
The plan also includes rural residential density which is anticipated to include
various housing types. The applicant has depicted the non-residential land uses
along both Highway 24 and Judge Orr Road, which should serve as both a land
use transition and buffer between the proposed urban single-family and rural
residential land uses and the afore mentioned regional transportation corridors.
The commercial and industrial uses may provide for localized employment
opportunities. A connection from the Rock Island Regional trail to the open
space corridor, which is anticipated to preserve the natural features and nonjurisdictional wetlands on the subject property, is depicted on the sketch plan.
According to the water and wastewater resources reports submitted in support of
the sketch plan, Woodmen Hills Metropolitan District has available water
resources and wastewater treatment capacity to provide adequate service to the
development within the sketch plan area.
4. Small Area Plan Analysis
The property is located within the Falcon/Peyton Small Area Master Plan (2008).
The Plan states:
“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
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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.”
More specifically the subject parcel is within the Highway 24 Corridor. Section
4.4.5, (page 4-24) includes the relevant following goals and policies:
4.4.5.2

Recognize the importance of Highway 24 as the primary
transportation artery serving the existing and future needs of the
area. Maintain options for stringent access control, adequate
right-of-way preservation and adjacent land uses which will
complement a higher speed, higher traffic expressway corridor

4.4.5.3

Maintain the integrity of the Rock Island Trail Corridor through the
planning area by limiting at-grade crossings, encouraging
compatible adjacent uses which complement the trail, and
encouraging interconnecting non-motorized trails and adjacent
open space

The proposed sketch plan depicts both urban lot sizes anticipated to be served
by central water and sewer and rural residential lots with a minimum of a 2.5 acre
lot size which is consistent with the above recommendations, goals, and policies
regarding density. The rural residential lots are proposed to be adjacent the
existing rural residential development to the north and adjacent to Highway 24,
an expressway road. Further noise studies will be required to establish a buffer
from the noise impacts of the expressway road to the residential development at
the preliminary plan stage of development as required by the Land Development
Code (2019). The sketch plan also depicts industrial land uses adjacent to
Highway 24 which is more compatible with the higher speeds and traffic counts
generated by the expressway road classification. The applicant has depicted
internal trail connections to the Rock Island Regional Trail corridor on the sketch
plan as recommended by the Plan.
The subject property is also subject to the policies of the Stapleton-Curtis
Corridor sub-area. Section 4.4.7, of the Plan states that, “The Stapleton-Curtis
corridor includes several existing and proposed road extensions that form a
unified corridor through the Planning Area. Curtis Road enters the Planning Area
on the southern end and extends up to Judge Orr Road. A planned extension of
Curtis will bend westward, intersect with US Highway 24, and connect with
Stapleton Road… Generally, the corridor would include areas within 1/4 mile of
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the road, but could include other areas influenced by road noise, traffic impacts,
or access controls.”
The subject property is located approximately one-tenth of a mile from Stapleton
Road, therefore, staff recommends that the property is also be considered to be
within the Stapleton/Curtis Corridor. Section 4.4.7, (page 4-26), includes the
relevant following goals and policies:
4.4.7.1

Allow for the Stapleton/Curtis corridor to develop as a focus for
commercial and mixed use development.

4.4.7.2

Recognize the greater Falcon Town Center as the primary
commercial center in the planning area, and allow for reasonable
expansion with integrated compatible mixed uses. Allow for some
logical extension of this commercial area. Consistent with
approved plans and consistent planning.

While the subject property is not immediately adjacent to the Stapleton-Curtis
corridor, it is only one-tenth of a mile south of the Stapleton Road alignment, and
is the largest remaining undeveloped property located near the intersection of
Stapleton/Curtis Road and US Highway 24. The sketch plan depicts residential,
commercial, and industrial uses, which are consistent with the policies listed
above. US Highway 24 and Eastonville Road are regional north-south travel
corridors from the Falcon Town Center. Siting both commercial and industrial
uses on the subject property could be considered a logical extension of the
existing mix of uses within the Falcon Town Center Planning Area.
Although direct access to Highway 24 from the subject property is not depicted
on the State of Colorado’s US Highway Access Management Plan, the regional
traffic proposed to be generated by the development is proposed to access
Judge Orr Road which does intersect with US Highway 24 as well as Eastonville
Road. Both roadways intersect with Stapleton Road and Curtis Road to the
north. The traffic study (TIS) submitted by the applicant in support of this sketch
plan application identifies both residential and non-residential (commercial and
industrial) development impacts to the Stapleton/Curtis corridor. Forty-five
percent of the non-residential traffic generated by this development is anticipated
to access the Stapleton-Curtis corridor.
The subject parcel is adjacent to the Meadow Lake subarea. Section 4.4.3Meadow Lake Airport, (page 4-23) includes the following goals and policies:
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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.

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 nonresidential uses on the Airport should be compatible with surrounding residential
areas.
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
transitional and approach surfaces to and from the runway(s). It is important to
note that the Board of County Commissioners has not adopted Part 77 surfaces
for Meadow Lake Airport as a component 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 horizontal surfaces to be 150, and
conical surfaces to be 150 to 355 feet above the airport elevation at Judge Orr
Road, which is the southernmost boundary of the sketch plan area. The sketch
plan depicts residential, commercial and industrial land uses in this area. The
maximum height for each land use category will be defined when these land use
areas of the sketch plan are rezoned.
Recommended Condition of Approval No. 7 states that the applicant shall add
the following note to the face of the sketch plan:
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“Notice of potential aircraft overflight and noise impact associated with
airport: This serves as notice of potential aircraft overflight and noise
impacts on this property due to its close proximity to an airport, which is
being disclosed to all prospective purchasers considering the use of this
property for residential and other purposes. This property may be subject
to the overflight and associated noise of arriving and departing aircraft
during the course of normal airport operations.
All property within this development may be subject to an Avigation
Easement as recorded at Book 2285 and Page 310, of the records of the
El Paso County Clerk and Recorder.”
In addition to the Part 77 surfaces, properties surrounding the airport may
experience additional noise from aircraft operations. There is no existing airport
overlay zoning district for Meadow Lake Airport, however, for reference 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 in that
area and requires construction methods to mitigate potential noise impacts. To
establish a similar overlay zoning district for Meadow Lake Airport would require
application by the Airport to the County to create the zoning district and as well
as an application to rezone the respective off-airport properties to apply the
overlay zoning district. 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 Code amendment or
rezoning 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 to establish the Part 77 surfaces.
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. Colorado Parks and Wildlife and Colorado
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State Forest Service were each sent a referral and have no outstanding
comments.
The Master Plan for Mineral Extraction (1996) identifies upland deposits and has
been mapped as “good” for industrial minerals 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, no severed mineral rights exist
G. PHYSICAL SITE CHARACTERISTICS
1. Hazards
A Soil, Geology, and Geologic Hazard Study for the Meadowlake Ranch Sketch
Plan prepared on July 30, 2018, by Entech Engineering was reviewed with this
request. The report identifies constraints and hazards which are located
throughout the development. These constraints and hazards include areas of
shallow bedrock, expansive soils, artificial, fill, erosion, floodplain, ponded water,
shallow ground water, seasonal shallow groundwater, and potentially seasonally
shallow groundwater areas. Constraints and hazards that are not proposed to be
mitigated have been identified as open-space corridors on the sketch plan map.
Additional analysis will be required with subsequent entitlement processes,
including, but not limited, to the preliminary plan.
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 08041C0554G,
dated December 7, 2018, the Meadowlake Ranch development site is located
within Zone X, areas outside the 500-year floodplain.
4. Drainage and Erosion
The overall development area generally drains from the northwest to southeast
toward Judge Orr Road and U.S. Highway 24, and is tributary to the Bennett
Ranch and Haegler Ranch drainage basins. Subdivision development within
these drainage basins requires drainage and bridge fees to be paid at the time of
final plat recordation.
Bennett Ranch Drainage Basin improvements in the area of Meadowlake Ranch
are in place. The Haegler Ranch Drainage Basin Planning Study identified the
Meadowlake Ranch property for the location of a proposed regional detention
pond. The regional detention pond and full-spectrum/water quality detention will
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be required for development of the site. Two full-spectrum detention ponds have
been identified in the master development drainage plan (MDDP) submitted with
the sketch plan.
5. Transportation
The proposed development is located northwest of the intersection of Judge Orr
Road and U.S. Highway 24 and also has frontage on Eastonville Road along the
northwest portion of the site and Bandanero Drive along the north property
boundary. Direct access to the site is proposed from Eastonville Road,
Bandanero Drive and Judge Orr Road. The Stapleton/Curtis corridor is also
directly impacted as all three roads immediately intersect with this corridor. All of
the roads are shown in the Major Transportation Corridors Plan Update (MTCP)
(2016). The MTCP identifies Stapleton/Curtis as a principal arterial and Judge
Orr Road and Eastonville Road as minor arterials and are on both the 2040
Roadway Plan and 2060 Corridor Preservation Plan. Bandanero Drive is a rural
local road. U.S. Highway 24, a principal arterial, is separated from the site by the
Rock Island Regional Trail. The surrounding roads are all adequate to serve the
proposed development, with the improvements discussed below. The developer
will dedicate rights-of-way for roadways as appropriate with the final plats
throughout the overall development.
Transportation improvements necessary due to site development will be
addressed with each subsequent preliminary plan and final plat. A traffic impact
analysis (TIS) was received with the sketch plan application addressing the
proposed project’s anticipated traffic generation, impacts, and necessary
improvements. The TIS indicates that the proposed development is expected to
generate approximately 10,100 daily trips added to the regional transportation
system. The impacts of the traffic generated by the proposed development will
require mitigation by the developer (if not previously provided by others) as
addressed in Table 6 of the TIS. Mitigation of the impacts may include either
construction or financial contribution toward improvements including, but not
limited to, the following:
1. Widening of Judge Orr Road to provide two through lanes in each
direction.
2. Improvement of Eastonville Road from Snaffle Bit Road to Stapleton
Road including auxiliary turn lanes at the site access.
3. Construction of auxiliary turn lanes on Eastonville Road approaching
Stapleton Drive and signalization of the intersection.
4. Construction of auxiliary turn lanes and signalization, or roundabout,
on Judge Orr Road approaching the site access.
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5.

Construction of auxiliary turn lanes and signalization, or roundabout, at
the Judge Orr Road/Eastonville Road intersection.
6. Intersection reconfiguration improvements at Stapleton/Bandanero.
7. Construction of auxiliary turn lanes and realignment of the US
24/Judge Orr Road intersection.*
* - CDOT access permit improvements; CDOT has a preliminary design
for the Judge Orr Road and U.S. Highway 24 Intersection realignment
and the developer will be required to participate in that improvement as
CDOT determines appropriate with its access permit review.
The Meadowlake Ranch development is subject to the El Paso County Road
Impact Fee Program (resolution 18-471), as amended.
H. SERVICES
1. Water
Woodmen Hills Metropolitan District has provided documentation that the District
does have the capability to provide services to the proposed development.
Findings of sufficiency with respect to water quality, quantity, and dependability
are not required with sketch plan approvals. Findings of sufficiency will be made
with subsequent preliminary plan and/or final plat approvals for development
within the sketch plan area.
2. Sanitation
Woodmen Hills Metropolitan District has provided documentation that the District
does have the capability to provide wastewater service to the development.
3. Emergency Services
Fire protection and emergency services are provided by Falcon Fire Protection
District. The District was notified of the submittal and did not identify any
concerns with the proposed sketch plan.
4. Utilities
The sketch plan area is within the service area of Mountain View Electrical
Association (MVEA), which provides electrical service. The sketch plan area is
also within the service area of Black Hills Energy, which provides natural gas
service.
5. Metropolitan Districts
The Woodmen Hills Metropolitan District was notified of the submittal and
provided a comment that the sketch plan area is adjacent to the Woodmen Hills
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Metropolitan Service District boundaries. Inclusion into the District is required to
obtain services.
6. Parks/Trails
Land dedication and fees in lieu of park land dedication are not required for a
sketch plan application.
7. Schools
Land dedication and fees in lieu of school land dedication are not required for a
sketch plan application.
I. APPLICABLE RESOLUTIONS
Approval
Page 25
Disapproval
Page 26
J. STATUS OF MAJOR ISSUES
The Meadow Lake Airport was sent a referral for the sketch plan application. The
Airport supplied two different comment letters. The letter dated February 25, 2019,
includes the following:
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).
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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 submitted to El Paso County upon receipt of the signed copies.
Continued failure to comply with the State statute will result in litigation.
The revised comment letter dated March 28, 2019, includes the following:
The Meadow Lake Airport Association (MLAA) continues to be adamantly
opposed to consideration of the development plans listed above, and any
others that may arise within the Meadow Lake Airport Influence Area
(AIA), until such time as El Paso County develops, approves, and
publishes a Land Use Plan for the Airport Influence Area in accordance
with the requirement of C.R.S. 43-10-113 (ref a) and the County adoption
of references (c) and (d).
The Falcon-Peyton 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 reliever airport in accordance with the
County’s obligation under Colorado statutes (reference a). Several
development proposals listed above are directly in line with the existing
approach and departure paths of the runways at this significant federallyobligated General Aviation facility. The current AG-35 zoning in the area
allows for emergency landing options for aircraft, which have been used
every year, and is considered to be a “compatible land use”. But
construction in accordance with these proposals is not compatible 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”.
References (e) and (f) are correspondence from the FAA Denver Airport
District Office (ADO) that was provided to County Planning in response to
the Meadowlake Ranch Sketch Plan and the 824 Acres Curtis Road (aka
629 CO Springs) Residential Rezone projects expressing opposition to the
re-zoning and development of those areas.
El Paso County must defer any consideration of these proposals, and any
others within the Meadow Lake Airport Influence Area, until a Land Use
Plan has been developed and published. We would remind all that our
1041 application was accepted and paid for in April 2018 and vetted via
the EDARP website during May 2018. The Administrative Determination
of October 2018 requires MLAA to resubmit an application with a final FAA
approved Master Plan and ALP (Airport Layout Plan) (reference g). These
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documents are under final review at the FAA Denver Airport District Office
and will be submitted to El Paso County upon receipt of the signed copies.
Continued failure to comply with the State statute will more than likely
result in legal action.
The Board of County Commissioners has not adopted the Part 77 surfaces 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
exclusively 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 resubmit the
application for a 1041 permit, so as to address all submittal and review
requirements. In addition, the Airport will need to submit applications for an
amendment to the Land Development Code to create a new overlay zoning district
specific to Meadow Lake Airport and for a map amendment (rezoning) to apply the
new overlay zoning district to the appropriate properties near the Airport.
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 in
the form of a resubmittal of the original documentation submitted to the County 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 map amendment (rezoning),
preliminary plan and final plat(s), but staff is not recommending a condition of
approval to the same effect.
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, Sketch Plan, of the
El Paso County Land Development Code (2019) staff recommends the following
conditions and notations:
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CONDITIONS
1. Additional analysis of the geological constraints and hazards shall be required with
subsequent entitlement processes including but not limited to the preliminary plan.
2. Rezoning of the property is necessary to implement the sketch plan.
3. The applicant/ developer and/or property owner shall be required to participate in a
fair and equitable manner in the upgrading of the surrounding roads and
intersections including, but not necessarily limited to, Judge Orr Road, Eastonville
Road, and U.S. Highway 24. The developer’s general design and financial
responsibilities regarding the final Judge Orr Road and U.S. Highway 24 intersection
configuration and improvements, as well as other offsite improvements shall be
determined with preliminary plan approval(s).
4. Road locations, intersections, and classifications on the sketch plan are based on
the best information available at this time. Final determinations of all road
classifications and alignments will be made at the time of preliminary plan when
more detailed land use, traffic and road designs are available. Minor changes to
road classifications, intersections, and locations shall not require a new sketch plan.
The applicant shall coordinate with CDOT on the ultimate alignment of the Judge Orr
Road connection to U.S. Highway 24.
5. A County access permit will be required for the connection of new roads to Judge
Orr Road. A CDOT access permit will be required for improvements to the Judge
Orr/Highway 24 intersection. The applicant shall comply with all CDOT access
permit requirements.
6. The master development drainage plan (MDDP) shall be approved prior to approval
of a preliminary plan or final plat.
7. Applicant shall depict the following notes on the cover sheet for all land use
approvals by the County (sketch plan map, preliminary plan map, final plat map,
etc):
“Notice of potential aircraft overflight and noise impact associated with airport:
This serves as notice of potential aircraft overflight and noise impacts on this
property due to its close proximity to an airport, which is being disclosed to all
prospective purchasers considering the use of this property for residential and
other purposes. This property may be subject to the overflight and associated
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noise of arriving and departing aircraft during the course of normal airport
operations.
All property within this development may be subject to an Avigation Easement as
recorded at Book 2285 and Page 310, of the records of the El Paso County Clerk
and Recorder.”
8. Applicant shall delineate the boundaries of the avigation easement on the applicant’s
property and the common flight path over the applicant’s property (to the extent
known) for all airplanes taking off from and landing at Meadow Lake Airport, on and
for all land use approvals by the County (sketch plan map, preliminary plan map,
final plat map, etc.):
NOTATIONS
1. Applicable park, school, transportation, drainage, bridge, and traffic fees shall be
paid to the El Paso County Planning and Community Development Department at
the time of recording any final plats.
2. Access locations and roadway classifications are conceptual only and will be
determined at the time of preliminary plan review. Final locations and classifications
of roadways will be subject more detailed land use design and subdivision review.
L. PUBLIC COMMENT AND NOTICE
The Planning and Community Development Department notified 34 adjoining
property owners on May 15, 2019, for the Planning Commission and Board of
County Commissioners hearing. Responses will be provided at the hearing.
M. ATTACHMENTS
Vicinity Map
Letter of Intent
Sketch Plan
Figure 2-22 from the Falcon/Peyton Small Area Master Plan
Meadow Lake Airport Comment Letters
FAA Letter
Adjacent Property Letters
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Meadowlake Ranch Sketch Plan
Letter of Intent
August 2018
(Revised December 2018; April 2019)
Owner /Developer: Dan Ferguson
12302 Judge Orr Road
Peyton, CO
Planner:

N.E.S. Inc.
619 North Cascade, Suite 200
Colorado Springs, CO 80903
(719) 471-0073

Engineer:

Terra Nova Engineering Inc.
721 S. 23rd Street
Colorado Springs, CO 80904
719-635-6422

SITE LOCATION: The Meadowlake Ranch property is located at the northwest corner of State
Highway 24 and Judge Orr Road. Bandanero Drive borders the north boundary, and Eastonville
Road borders a portion of the western boundary. The Meadowlake Ranch consists primarily of
prairie grassland, bisected by a wetland area. Adjacent land uses include commercial/industrial
and the Meadow Lake Airport to the southeast; rural residential to the north and north east;
urban residential to the west; and vacant land owned by the applicant to the south. The
County Rock Island Trail borders the eastern property line. The Ferguson home is in the south
central portion of the property, accessed from Judge Orr Road. The property is zoned A – 35.
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THE PLAN: Proposed access to the Meadowlake Ranch will be from Judge Orr Road a minor
arterial; from Eastonville Road also a minor arterial; and from Bandanero Drive a local road.
Access to State Highway 24 is restricted and not available. Access spacing restrictions on the
minor arterials – ¼ mile – dictate the internal circulation system. An internal street is planned
to connect Judge Orr to Eastonville in a north/south direction. Two east/west internal roads
will need to cross the wetlands to provide adequate circulation.
THE primary site influences that affect the proposed land use are the Meadow Lake Airport, and
the wetlands within the property. Both run generally north south through the property. Low
intensity industrial land use is proposed beneath the airport runway flight path. Adjacent
wetlands to the west will frame urban residential land use to be served by the Woodmen hills
Metropolitan District. Annexation to the District will be requested with future applications.
Meadow Lake Airport and commercial land use is proposed at the intersection of Judge Orr and
Highway 24 fronting the length of Judge Orr Road. Rural residential land use is proposed in the
north eastern quarter of the property with access to Bandanero Drive. This land use will be
served by well and septic systems.
According to the property owner Dan Ferguson “The ponds within the wetlands are manmade
features of the site. All the water is spring fed from the top pond, with the spring being
adjacent to the old Railroad Right of Way along Eastonville Road. The railroad was probably
located where it was to take advantage of the existence of the spring, and then the spring was
improved and piped down into the series of ponds (dug by horse drawn equipment around
1912). This series of ponds terminates in Drake Lake (the county park to the south), and they
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are all variously piped or French-drained one into the other. Ponds 2 and 3 are French-drained,
not pipe connected, so that's why they can be seasonal during dry years. Otherwise, it's all
about a 2.5 inch pipe system that feeds the wetland which exists in an odd place along the ridge
between the Bennet and Haegler basins. The wetland should be in the bottom of a basin, not
along the high ground between basins, but that's the artifact of them being totally manmade.”
Buffers will be provided between non-residential and residential uses. The details of buffers,
which may include berms, walls, fencing and/or setbacks will be defined with the Preliminary
Plan and Zoning of the parcels shown on the Sketch Plan. Note that environmentally sensitive
areas on proposed Industrial land use will be used as buffers.
JUSTIFICATION:
Conformance with the El Paso County Policy Plan
The Meadowlake Ranch conforms to the following goals and Policies of the El Paso County
Policy Plan.
PURPOSE AND INTENT. Holistic Application.
The applicable policies in this document should be considered and applied comprehensively
rather than singularly. Most development proposals will naturally be consistent with some
policies while inconsistent with others. The appropriate approach is to evaluate all of the
relevant policies and then make a land use decision with respect to overall consistency based
on a preponderance of policies within this Policy Plan.
Policy 2.1.10 Encourage preservation of open space in subdivisions Open space has been
shown on this plan.
Policy 2.1.11 Encourage approaches to natural system preservation and protection which also
accommodate reasonable development opportunities Wetland and pond areas have been
shown as open space on the plan.
Policy 2.3.1 Preserve significant natural landscapes and features. This Sketch Plan has
identifies and preserves most of the natural features of this site.
Goal 6.3 Continue to support existing and carefully planned future urban density development
in the unincorporated County, provided the requisite level of urban services is available or will
be available in a timely fashion. Urban services will be available to serve the urban land use
portion of this project.
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Policy 6.3.2 Rely on the Small Area Planning process to define the subarea specific boundaries
for urban density development. This Sketch Plan reflects the Falcon/Peyton Small Area Plan,
which recommends urban development for this property.
Policy 6.1.6 Direct development toward areas where the necessary urban-level supporting
facilities and services are available or will be developed concurrently. . Urban services will be
available to serve the urban land use portion of this project.
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. The land plan
promotes this policy.
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. This proposed
development is similar in terms of land use and density to adjacent Woodmen Hills and Four
Way Ranch.
Policy 6.1.14 Support development which compliments the unique environmental conditions
and established land use character of each sub-area of the County. See conformance with the
Falcon/Peyton Small Area Plan discussed below.
Policy 8.3.3 Address protection of natural features beginning with the initial stages of
development review process. This Sketch Plan has identifies natural features of this site which
are proposed to be preserved as open space.
Policy 9.2.3 Strictly limit direct access onto major transportation corridors in order to preserve
their functional capacity. The Sketch Plan proposes access in conformance with County
policies. Access spacing on adjacent streets meets County criteria.
Policy 9.4.5 Encourage processes by which development can contribute a reasonable and fair
share toward off-site transportation improvements. This project will pay its fair share of
transportation costs through the Countywide Transportation Fee Program.
Policy 11.1.14 and Policies 11.3. And Policy 11.4.8.Require development plans to effectively
address both quantitative and qualitative impacts of drainage within the project site. This
property has off-site flow passing through it. The intent is to provide improvements for this
off-site flow as needed to prevent erosion and mitigate sediment transfer through the
property. All on-site developed flow will be treated prior to release by either routing the flow
across a landscaped area or directly conveying the flow to a proposed detention/SWQ
facility. The post-development flow exiting the property will not be significantly altered from
the pre-development flow. Full spectrum detention will be employed.
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Policy 11.3.1 Where feasible, support the use of natural or naturalistic drainage approaches
rather than hard line solutions. Onsite drainage channels will be preserved, if possible. Where
modifications are necessary, grass lined channels are proposed.

Policy 11.3.3 and Policy 11.3.4.Fully evaluate the relative impact of proposed drainage
improvements on the maintenance of water quality. All on-site developed flow will be treated
prior to release by either routing the flow across a landscaped area or directly conveying the
flow to a proposed detention/SWQ facility. Per ECM 1.7.1.B, all proposed lots 2.5 acres or
larger do not require WQCV per ECM 1.7.1.B. however, roadway improvements will require
sediment BMPs.
Policy 11.3.5 Protect the integrity of wetlands, riparian areas and associated wildlife habitat
through a combination of careful land development and drainage system design. The Sketch
Plan shows wetlands in open space land use.
Policy 12.1.3 Approve new urban and rural residential development only if structural fire
protection is available. Fire protection is available from the Falcon Fire Protection District.
Policy 15.3.3 Encourage innovative approaches to the problem of financing solutions to the offsite fiscal impacts of development. This project will be required to participate in the El Paso
County Road Impact Fee Program. The decision to join one of the two fee program PID
districts or to exercise the opt-out (of the PID) option will be provided at the Final Plat
stage. The fee required up-front with each subdivision will be payable at the time of building
permit.
Conformance with the Falcon/Peyton Small Area Plan
The Meadowlake Ranch is within the Falcon/Peyton Small area Plan. As shown of Figure 4-5 of
the Plan, this property is shown as appropriate for urban development. It is located at a
Potential Node and Corridor of Activity, defined as an “area where future development and
infrastructure is expected to be concentrated in the future.” More specifically, the property is
within the Meadow Lake Airport Area. The Plan has conflicting policies which both promote
urban development and protection of the Meadow Lake Airport.
This application proposes to both respect the Airport flight influences to the property while
providing for reasonable land uses including appropriate interface with existing adjacent land
development. To that end, the plan places non-residential uses under the majority of the
airport flight path but also provides a land use transition internal to the property to rural
residential lots to the north along Bandanero Drive.
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The applicant has discussed proposed land uses with the airport, the FAA, and neighbors on
Bandanero Drive. In response to neighbors on Bandanero Drive, rural residential has replaced
the original proposal to extend non-residential uses up to Bandanero Drive. This land use
transition within the Meadowlake Ranch property results in a buffer to existing rural residential
uses along Bandanero.
In response to the airport and the FAA, the amount and extent of the industrial proposed land
use has been increased over the initial county submittal to minimize the amount of residential
land and to reduce the overall density within this Sketch Plan. These changes represent a
compromise between the competing Falcon/Peyton Plan recommendations.
It should be noted that in discussions with the FAA, all residential land use is routinely
discouraged in the vicinity of any airport, a comment which includes existing residential land
uses in the Falcon area.
The following policies of the Plan relate to this area:
•
•

4.4.3.1 Recognize the economic and safety importance of Meadow Lake Airport and
encourage compatible land uses within and around this facility.
4.4.3.4 Recognize the meadow Lake Airport area as an appropriate location for nonresidential uses including those industrial uses which are more compatible with Airport
operations and surrounding residential uses.

Section 4.4.5 of the Falcon/Peyton Plan refers to the Highway 24 Corridor. The following policy
recommendation applies to the Meadowlake Ranch
•

4.4.5.2 Recognize the importance of Highway 24 as the primary transportation artery
serving the existing and future needs of the area. Maintain options for stringent access
control, adequate right-of-way preservation and adjacent uses which will compliment
higher speed, high traffic expressway corridor.

Several of the General Policies of the Falcon/Peyton Small Area Plan also pertain to this stage of
planning for the Meadowlake Ranch:
•

•
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4.5.2.1 Incorporate areas for mixed non-residential uses within planned urban
developments, and specifically set aside areas for future non-retail employment uses as
a part of the Sketch Plan process for larger urban developments. The inclusion of
industrial land use in the Sketch Plan accomplishes this.
4.5.5.7 More intense uses that would result in more traffic should be confined to high
volume transportation routes designated on the MTCP. Commercial and industrial uses

•

•

within the proposed Sketch Plan are located adjacent to Highway 24 and Judge Orr
Road both of which ae high volume transportation routes.
4.5.8.1 Identify major stream corridors within the planning area with opportunities for
integration as centerpieces for linear open space, park, recreation, trail and wildlife
corridor uses in conjunction with surrounding development. Although the drainage
system that traverses the site is not a major stream corridor, the ponds associated
with this drainage provide a recreational opportunity that is reflected in the Sketch
Plan.
4.5.11.1 Integrate development with natural features and natural systems with special
attention toward preserving floodplains and riparian corridors. The most significant
natural system is the drainage and ponds that are shown on the Sketch Plan as open
space. Minor drainages are shown at the boundary of land uses with the intention of
using them as buffers within those land use parcels.

IMPACT REPORTS:
•
•
•
•
•
•

Wetlands. Wetland delineation by CORE Consultants is included in their Impact Report
for the property. This data has been used to inform the land use plan.
T&E Species. CORE Consultants evaluated the site for potential habitat for Threatened
and Endangered species and found it highly unlikely that such species exist on site.
A Visual Analysis was prepared by NES, Inc.
A Noise Study of Highway 24 impacts to residential land use will be prepared with the
Preliminary Plan.
A Traffic Impact Analysis by LSC accompanies this application
A MDDP by Terra Nova accompanies this application

TRAFFIC: A Traffic Impact Analysis has been prepared by LSC Transportation Consultants, Inc.
and is included in this submittal as a separate document.
MINERAL DEPOSITS: Entech Engineering, Inc. has evaluated the site for the presence of
commercially viable mineral deposits and has found that such deposits are either absent or are
not commercially viable. See Page 13 of their July 2018 Report for details.
JURISDICTIONAL IMPACTS
Districts Serving the Property
•
•
•
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Natural Gas – Colorado Springs Utilities. A Service letter is provided in the application
Electricity – Mountain View Electric. Will Serve Letter included in application.
Water – Proposed Woodmen Hills Metropolitan District. Annexation to the District will
be pursued.

•
•
•
•
•

Wastewater – Proposed Woodmen Hills Metropolitan District. Annexation to the District
will be pursued.
Fire Protection – Falcon Protection District
Schools – Falcon District #49
El Paso County Conservation District
Upper Black Squirrel Ground Water District

Meadowlake Airport Association (MLAA) Issues.
Meadowlake Airport Association (MLAA) has corresponded with El Paso County in
opposition to the Meadowlake Ranch Sketch Plan request. MLAA asserts that El Paso
County must adopt restrictive land use regulations over large portions of Meadowlake
Ranch in order to benefit MLAA aviation operations. It is relevant to note that MLAA has
only a limited avigation easement over a portion of Meadowlake Ranch. The easement
does not reflect the current flight operations from their primary runway (15/33) going north
from the airport. The easement only acknowledges that airplanes fly over the easement
area; it does not restrict land use.
Both MLAA and Meadowlake Ranch are privately owned. MLAA has made no effort to
obtain avigation easements over adjacent private property that it states are critical to its
operations. Nor has MLAA offered to discuss with private landowners the acquisition of the
private property it needs, or to offer to purchase the landowners’ development rights, or to
request an avigation easement which would protect their flight operations. MLAA is
demanding that El Paso County deprive Meadowlake Ranch of its development rights
without compensation - the very definition of a regulatory taking.
There is an existing very general avigation easement on a portion of Meadowlake Ranch as
shown on the following exhibit. The easement was recorded on only a portion of
Meadowlake Ranch in 1969. The easement only acknowledges that airplanes fly over the
easement area; it does not restrict land use. The exhibit also shows the flight path of the
existing MLAA runway over Meadowlake Ranch, the majority of which is outside of the
avigation easement. MLAA has not requested an avigation easement for their flight
operations over the portions of Meadowlake Ranch over which no avigation easement
exists. There is no right for aircraft to fly over Meadowlake Ranch below 500 feet, or to land
on Meadowlake Ranch property where no express right to do so exists.
The MLAA has previously asserted, erroneously, that federal and state laws obligate the
County to initiate the regulatory action to protect the Meadow Lake Airport flight paths
from adjacent development, with no responsibility by the private airport operator (MLAA)
to obtain such County approval on its own behalf. That is not how the County’s 1041
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process operates. The landowner, not the County, must initiate the 1041 process. The
County’s 1041 regulations arise out of C.R.S. §24-65.1-201, et seq., concerning the
administration by local governments of areas of state interest. The state statute authorizes
the local government to designate both areas and activities of state interest and to adopt a
public process for the designation of those matters of state interest.
MLAA has strongly objected to the failure of El Paso County to adopt a 1041 plan for the
airport. When MLAA last approached the County over six years ago seeking a rezoning and
approval of a General Aviation Overlay (GAO) for the airport property, El Paso County
approved the request but specifically noted that approval of the GAO was limited, did not
extend beyond the property owned by MLAA, and that future approval of a broader GAO
would require MLAA to have or obtain easements over adjacent private properties, and
provide proof of the same (see Condition #9, Resolution No. 12-390), before any progress in
extending the GAO beyond airport property or obtaining 1041 designations could
occur. MLAA never took the required steps, as shown by the Administrative Determination
for Meadow Lake Airport authored by Craig Dossey on October 3, 2018. The MLAA now
complains that the County has failed its obligation to protect the airport from surrounding
development. Until the MLAA completes its 1041 regulatory process, to include the
acquisition of needed avigation easements, the County is not in any position to enforce
development restrictions on adjacent properties that the MLAA desires. For the County to
do so would constitute a taking of private property without compensation.
Merely because the MLAA has obtained significant funding from the FAA over the years for
Meadow Lake Airport does not mean that the desire to protect its private interest in
operating a private airport takes precedence over the County’s land use process – and
adjacent property owners’ property rights. The FAA has no authority to supersede or
override the local government’s regulatory processes, including the County’s 1041 process.
The FAA has left land use decisions to local government.
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MEADOWLAKE RANCH SKETCH PLAN
LOCATED IN SECTION 32 & SECTION 33, TOWNSHIP 12 SOUTH,
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VICINITY MAP

SITE DATA

PARCEL A:
THAT PORTION OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, THE EAST HALF OF THE SOUTHWEST
QUARTER, THE SOUTHEAST QUARTER, AND THE SOUTH HALF OF THE NORTHEAST QUARTER OF SECTION 32,
TOGETHER WITH THAT PORTION OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER, AND THE
NORTHWEST QUARTER OF THE THE SOUTHWEST QUARTER SECTION 33, ALL IN TOWNSHIP 12 SOUTH, RANGE 64
WEST OF THE 6TH PRINCIPAL MERIDIAN, EL PASO COUNTY, COLORADO, MORE PARTICULARLY DESCRIBED AS
FOLLOWS:
BEGINNING AT THE SOUTHWEST CORNER OF SAID EAST HALF OF THE SOUTHWEST QUARTER OF SECTION 32,
THENCE NORTH ALONG THE WEST LINE OF SAID EAST HALF TO THE SOUTHWEST CORNER OF SAID SOUTHEAST
QUARTER OF THE NORTHWEST QUARTER, THENCE NORTH ALONG THE WEST LINE OF SAID SOUTHEAST QUARTER
OF THE NORTHWEST QUARTER TO ITS INTERSECTION WITH THE NORTHWESTERLY RIGHT OF WAY LINE OF THE
COLORADO AND SOUTHERN RAILROAD, SAID LINE ALSO BEING THE SOUTHEASTERLY RIGHT OF WAY OF
EASTONVILLE ROAD, THENCE NORTHEASTERLY ALONG SAID SAID SOUTHEASTERLY RIGHT OF WAY TO ITS
INTERSECTION WITH THE NORTH LINE OF SAID SOUTHEAST QUARTER OF THE NORTHWEST QUARTER, THENCE
EAST ALONG SAID NORTH LINE OF THE SOUTHEAST QUARTER OF THE NORTHWEST QUARTER TO THE NORTHWEST
CORNER OF SAID NORTH (SOUTH) HALF OF THE NORTHEAST QUARTER, THENCE EAST ALONG THE NORTH LINE OF
SAID NORTH (SOUTH) HALF TO THE NORTHWEST CORNER OF SAID SOUTHWEST QUARTER OF THE THE
NORTHWEST QUARTER OF SAID SECTION 33, THENCE EAST ALONG THE NORTH LINE OF SAID SOUTHWEST
QUARTER OF THE NORTHWEST QUARTER TO THE WEST LINE OF THAT TRACT OF LAND DESCRIBED IN DEED
RECORDED NOVEMBER 26, 1971 IN BOOK 2451 AT PAGE 758 OF THE RECORDS OF SAID COUNTY, THENCE SOUTH
ALONG SAID WEST LINE TO ITS INTERSECTION WITH THE NORTH LINE OF SAID NORTHWEST QUARTER OF THE
SOUTHWEST QUARTER OF SECTION 33, THENCE CONTINUE SOUTH ALONG SAID WEST LINE TO ITS INTERSECTION
WITH THE NORTHWESTERLY RIGHT OF WAY LINE OF THE CHICAGO, ROCK ISLAND AND PACIFIC RAILROAD,
THENCE SOUTHWESTERLY ALONG SAID NORTHWESTERLY RIGHT OF WAY LINE TO ITS INTERSECTION WITH THE
EAST LINE OF SAID SECTION 32, THENCE CONTINUING SOUTHWESTERLY ALONG SAID NORTHWESTERLY RIGHT OF
WAY LINE TO ITS INTERSECTION WITH THE SOUTH LINE OF SAID SECTION 32, THENCE WEST ALONG SAID SOUTH
LINE TO THE POINT OF BEGINNING; EXCEPTING THEREFROM THE SOUTH 38 FEET OF THE NORTHWEST QUARTER
OF THE SOUTHEAST QUARTER OF SECTION 32.

SITE

Tax ID Number:
Master Plan:
Existing Land Use:
Existing Zoning:

4200000264
Falcon/Peyton Plan
Agriculture/Residential
A-35

Site Acreage:
Number of Units:
Gross Density:

307.469 AC (13,393,349 SF)
338
1.11 DU/AC

Total Areas (See Land Use Table):
Residential:
Rural Residential:
Urban Residential:
Total Residential:
Commercial:
*Industrial:
Open Space:
Total:

PLANNER / LANDSCAPE ARCHITECT

LEGAL DESCRIPTION

N.E.S. Inc.
619 N. Cascade Avenue, Suite 200
Colorado Springs, CO 80903
Tel. 719.471.0073
Fax 719.471.0267
www.nescolorado.com
© 2012. All Rights Reserved.

69 AC
89 AC
158 AC
25 AC
97 AC
27.4 AC
307.4 AC

*Low intensity industrial use is proposed.
NORTH

PARCEL B:
THE SOUTHEAST QUARTER OF THE SOUTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 32,
TOWNSHIP 12 SOUTH, RANGE 64 WEST OF THE 6TH P.M., COUNTY OF EL PASO, STATE OF COLORADO, LYING
EASTERLY OF EASTONVILLE ROAD ALSO SHOWN AS TRACT 16 ON THE LAND SURVEY PLAT OF HUGH BENNETT
ESTATES RECORDED SEPTEMBER 23, 1997 UNDER RECEPTION NO. 97111407 AND APRIL 8, 1998 UNDER
RECEPTION NO. 98045158.

SCALE: NTS
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TOTAL ACERAGE IS 307.469 AC.
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A NOXIOUS WEED MANAGEMENT PLAN WILL BE PROVIDED WITH THE PRELIMINARY PLAN.
A NOISE STUDY FOR HIGHWAY 24 WILL BE PROVIDED WITH THE PRELIMINARY PLAN.
THE PROPERTY IS SUBJECT TO FINDINGS OF A GEOLOGIC HAZARD REPORT BY ENTECH DATED JULY 30, 2018.
CONTACT EL PASO COUNTY PLANNING & COMMUNITY DEVELOPMENT IF YOU WOULD LIKE TO REVIEW A COPY
OF SAID REPORT. FURTHER DETAILED REPORT SHALL BE PROVIDED WITH SUBSEQUENT PRELIMINARY PLAN.
4. NO ACCESS PERMITTED TO HIGHWAY 24.
5. INTERNAL SETBACKS AND BUFFERS BETWEEN INDUSTRIAL LAND USE AND RESIDENTIAL LAND USE WILL BE
ESTABLISHED WITH ZONING AND PRELIMINARY PLAN.
6. NO PORTION OF THE MEADOWLAKE RANCH SITE FALLS WITHIN THE FEMA 100-YEAR FLOODPLAIN AS
DESIGNATED ON MAP NO. 08041C575F.
7. ALL PROPOSED ACCESS LOCATIONS AND PROPOSED ROADS ON THIS SKETCH PLAN ARE CONCEPTUAL AND
SUBJECT TO CHANGE. DEVIATION REQUESTS MUST BE APPROVED FOR TRANSPORTATION AND ACCESS
DESIGN THAT IS NOT IN CONFORMANCE WITH EPC ENGINEERING CRITERIA MANUAL STANDARDS.
8. INTERNAL TRAIL CONNECTION TO THE ROCK ISLAND TRAIL WILL BE SHOWN ON PRELIMINARY PLANS FROM
RESIDENTIAL LAND USE AS SHOWN.
9. A 25' EASEMENT WILL BE PROVIDED FOR COUNTY TRAILS ALONG THE NORTH SIDE OF JUDGE ORR RD. AND
THE EAST SIDE OF EASTONVILLE RD., TO BE SHOWN ON PRELIMINARY PLANS.
10. TERMS, CONDITIONS, PROVISIONS, BURDENS, OBLIGATIONS AND EASEMENTS AS SET FORTH AND GRANTED
IN AVIGATION EASEMENT GRANTED TO MEADOW LAKE AIRPORT, RECORDED APRIL 08, 1969, IN BOOK 2285
AT PAGE 310.
11. IT IS ANTICIPATED THAT HIGH GROUNDWATER LEVELS WILL REQUIRE AN UNDERDRAIN SYSTEM, IN OR NEXT
TO THE PUBLIC STREETS. LOCATION AND MAINTENANCE OF ANY UNDERDRAIN SYSTEMS WILL BE
DETERMINED WITH FUTURE DESIGN.
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