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EXECUTIVE SUMMARY
A request by Alice Jolene Owens for approval of a map amendment (rezone) of 38.8
acres from the A-35 (Agricultural) zoning district to the RR-5 (Residential Rural) zoning
district. The subject property is located approximately 3,000 feet northwest of the
Hopper Road and Ranch Hand Road intersection and is within Section 13, Township 11
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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If the rezone request is approved, the applicant is proposing to subdivide the property
into seven (7) residential lots. The applicant would be required to submit a preliminary
plan application and final plat application, receive approval of the same from the Board
of County Commissioners, and record an approved final plat prior to ground
disturbance.
A. REQUEST/WAIVERS/DEVIATIONS/ AUTHORIZATION
Request: A request by Alice Jolene Owens for approval of a map amendment
(rezoning) of 38.8 acres from A-35 (Agricultural) to RR-5 (Residential Rural).
Waiver(s)/Deviation(s): No waivers are requested with this application
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 (2019):
• The application is in general conformance with the El Paso County Master Plan
including applicable Small Area Plans or there has been a substantial change in
the character of the neighborhood since the land was last zoned;
• The 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 proposed land use or zone district is compatible with the existing and
permitted land uses and zone districts in all directions; and
• The site is suitable for the intended use, including the ability to meet the
standards as described in Chapter 5 of the Land Development Code, for the
intended zone district.
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D. LOCATION
North:
A-35 (Agricultural)
South:
RR-5 (Residential Rural)
East:
RR-5 (Residential Rural)
West:
A-35 (Agricultural)

Residential
Residential
Residential
Residential

E. BACKGROUND
The 38.8 acre property was zoned A-35 (Agricultural) on March 25, 1999, when
zoning was initially established for this area of the County. If the map amendment
(rezone) application is approved, then the applicant would also propose to subdivide
the property into seven (7) residential lots, with each lot consisting of a minimum of 5
acres. Approval of a preliminary plan and final plat will be required to subdivide the
parcel, and the recording of the final plat will be required prior to land disturbance or
authorization of issuance of building permits by El Paso County. The applicant may
request approval of pre-development site grading. Such approval may only be
granted by the Board of County Commissioners at the preliminary plan stage or by
approval of a separate preceding request. Approval of early grading would allow
land disturbance to occur prior to approval and recording of the final plat, but would
not authorize vertical construction or issuance of a building permit.
The final plat for the Peyton Pines Filing No. 4 subdivision, which is located directly
to the east of the subject parcel, was recorded on July 7, 1981. Within this adjacent
recorded plat is a platted right-of-way, currently named Red Barn Road. This rightof-way is designated to serve future development to the west of Peyton Pines. The
subject parcel of this application will be required to extend that right-of-way to help
ensure access to future lots.
F. ANALYSIS
1. Land Development Code Analysis
This application for a map amendment (rezone) complies with Section 5.3.5.B of the
Land Development Code (2019).
2. Zoning Compliance
The applicant is requesting to rezone 38.8 acres to the RR-5 (Residential Rural)
zoning district. The RR-5 (Residential Rural) zoning district is intended to
accommodate low-density, rural, single-family residential development. The density
and dimensional standards for the RR-5 (Residential Rural) zoning district are as
follows:
• Minimum lot size – 5 acres
• Setbacks – 25 feet from all property lines
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•
•

Maximum lot coverage –25 percent
Maximum building height – 30 feet

Any future development will require site plan approval from El Paso County to verify
compliance with the above standards.
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 6.1.11 - Plan and implement land development so that it will be
functionally and aesthetically integrated within the context of adjoining
properties and uses.
The applicant is proposing to rezone the subject property to the RR-5 zoning district,
which would be generally compatible with adjacent properties. The adjacent
properties are zoned RR-5 to the south and east. The properties to the west and
north are zoned A-35.
As the population of El Paso County continues to grow, rural residential
development continues to creep further to the north and east. The development of
these parcels as RR-5 (Residential Rural) is a logical extension and density
transition from the existing development in this area and is generally compatible in
terms of uses and densities. The proposed subdivision is contiguous to and
compatible with the previously developed areas. Staff has no outstanding concerns
regarding the map amendment (rezone) application.
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
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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
rural density development. The Plan defines “Rural Density” as:
“Parcel sizes greater than 10 acres, and typically greater than 35 acres, because
this acreage is the threshold above which the subdivision process is not normally
required. Rural areas are most often residential or agricultural in nature, and are
typically developed at low densities.”
Section 4.3.3 of the Plan indicates the proposed area for a map amendment to be
reserved for rural uses and any rezoning with a density greater than A-35
(Agricultural) is discouraged. However, under Section 4.5 General Policies of the
Plan has the following sub notes:
4.5.1.6 - Avoid hard-line boundaries between designated areas for particular
uses and densities unless there are sub-area characteristics that support these
boundaries.
4.5.3.4 – Encourage the use of design standards that enable new development
to fit the surrounding natural, historical, and built context.
The properties to the south and east (Peyton Pines Subdivision) were rezoned to
RR-5 (Residential Rural) in 1973. The average density of Peyton Pines Subdivision
is one dwelling per five (5) acres. The proposed map amendment would allow for
the same density and, therefore, could be found to be generally compatible with the
zoning in the area. Although the Plan shows that the proposed area is to remain A35, the Plan specifically addresses avoiding hard-line boundaries in which a
proposed application may still be compatible with adjacent uses and densities. The
current boundary is separated by the property lines on the south and east of the
subject property. Staff recommends that the proposed map amendment can be
found to be compatible with the historically zoned RR-5 properties to the south and
east.
5. Water Master Plan Analysis
The El Paso County Water Master Plan (2018) has three main purposes; better
understand present conditions of water supply and demand; identify efficiencies that
can be achieved; and encourage best practices for water demand management
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through the comprehensive planning and development review processes. Relevant
policies are as follows:
Goal 1.1 – Ensure an adequate water supply in terms of quantity,
dependability and quality for existing and future development.
Goal 1.2 – Integrate water and land use planning
Goal 6.0.11- Continue to limit urban level development to those areas
served by centralized services.
A request for a finding of water sufficiency in regard to quantity, dependability, and
quality is not being requested and is not required with the proposed map
amendment application, but will need occur at the subdivision stage of development.
6. Other Master Plan Elements
The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcel as having
a moderate wildlife impact potential. El Paso County Community Services
Department, Environmental Division, was sent a referral and have no outstanding
comments.
The Master Plan for Mineral Extraction (1996) identifies conglomerate in the area of
the subject parcel. 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 soils and geology report is not required with a map amendment application. No
other known hazards were found that would prevent approval of the map amendment
application. A soils and geology report will be required with any future preliminary
plan and final plat applications in order to identify any possible hazards that would
preclude development.
2. Wildlife
The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcel as
having a moderate wildlife impact potential.
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3. Floodplain
The property is in FEMA Zone X, areas determined to be outside the 500-year
floodplain per Flood Insurance Rate Map No. 08041C0350G, which has an effective
date of December 7, 2018.
4. Drainage and Erosion
The property is located within the Bijou Creek drainage basin (BIBI0200), which is an
unstudied drainage basin with no drainage or bridge fees. Subsequent preliminary
plan and final plat applications will require a preliminary and final drainage report,
respectively.
5. Transportation
Access to the property is taken from Red Barn Road. If the map amendment
(rezone) is approved, any subsequent subdivision applications will be required to
extend Red Bard Road into the proposed development for lot access. Right-of-ways
may be required to the west and to the north for future access connections. The
2016 Major Transportation Corridors Plan Update does not identify roadway
improvement projects in the vicinity of the property.
Pineview Estates is subject to the El Paso County Road Impact Fee Program
(Resolution 19-471). Obligation to pay Road Impact Fee is triggered with the final
required land use approval.
H. SERVICES
1. Water
Water is anticipated to be provided by wells.
2. Sanitation
Wastewater service is anticipated to be provided via individual onsite wastewater
treatment systems (OWTS). El Paso County Public Health was sent a referral and
has no outstanding comments with this request.
3. Emergency Services
The property is within the Peyton Fire Protection District. The District was sent a
referral and has not provided comments in response.
4. Utilities
Black Hills Energy will provide natural gas service and Mountain View Electric
Association will provide electrical service to the property.
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5. Metropolitan Districts
The property is not located within a metropolitan district.
6. Parks/Trails
Land dedication or fees in lieu of park land dedication are not required for a map
amendment (rezoning) application.
7. Schools
Land dedication or 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
There are no major outstanding issues.
K. RECOMMENDED CONDITIONS AND NOTATIONS
Should the Planning Commission and the Board of County Commissioners find that
the request meets the criteria for approval outlined in Section 5.3.5 (Map
Amendment, Rezoning) of the El Paso County Land Development Code (2019), staff
recommends the following conditions and notations.
CONDITIONS
1. The developer shall comply with federal and state laws, regulations, ordinances,
review and permit requirements, and other agency requirements. Applicable
agencies include but are not limited to: the Colorado Parks and Wildlife, Colorado
Department of Transportation, U.S. Army Corps of Engineers and the U.S. Fish and
Wildlife Service regarding the Endangered Species Act, particularly as it relates to
the Preble's Meadow Jumping Mouse as a listed threatened species.
2. Any future or subsequent development and/or use of the property shall be in
accordance with the use, density, and dimensional standards of the RR-5
(Residential Rural) zoning district and with the applicable sections of the Land
Development Code and Engineering Criteria Manual.
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
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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 twelve (12) adjoining
property owners on February 12, 2020, for the Planning Commission hearing.
Responses will be provided at the hearing.
M. ATTACHMENTS
Vicinity Map
Letter of Intent
Rezone Map
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File Name: P-19-002

El Paso County Parcel Information
PARCEL
4100000428 OWENS ALICE

ADDRESS
18430 LOST RANGER RD

Zone Map No.: --

NAME

CITY
PEYTON

STATE
CO

ZIP
80831

ZIPLUS
7650

Date: February 10, 2020
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SITE

Peyton
Peyton
Pines
Pines
Open
Open
Space
Space

Homestead
Homestead
Ranch
Ranch
Regional
Regional
Park
Park

Please report any parcel discrepancies to:
El Paso County Assessor
1675 W. Garden of the Gods Rd.
Colorado Springs, CO 80907
(719) 520-6600
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BRADSHAW RD

HOPPER RD

SWEET RD

COPYRIGHT 2018 by the Board of County Commissioners, El Paso County, Colorado. All rights reserved. No part of this document
or data contained hereon may be reproduced; used to prepare derivative products; or distributed without the specific written approval
of the Board of County Commissioners, El Paso County, Colorado. This document was prepared from the best data available
at the time of printing. El Paso County, Colorado, makes no claim as to the completeness or accuracy of the data contained hereon.
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