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Commissioner District:  2 

Planning Commission Hearing Date:    10/7/2021 

Board of County Commissioners Hearing Date   10/26/2021 

 

EXECUTIVE SUMMARY 

A request by multiple owners (see PCD File No. SF-20-015), for approval of a final plat 

to create 49 single-family residential lots, one (1) future development tract, and 10 tracts 

for landscaping, drainage, and utilities.  The six parcels, totaling 49.54 acres, are zoned 
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RS-5000 (Residential Suburban) and are located west of Dines Ranch Road at the 

northeast corner of the Vollmer Road and Tahiti Drive intersection and are within 

Sections 32 and 33, Township 12 South, and Section 4, Township 13 South, Range 65 

West of the 6th P.M. The property is located within the boundaries of the Falcon/Peyton 

Small Area Master Plan (2008). 

The proposed Sterling Ranch Filing No. 2 final plat is consistent with the RS-5000 

zoning district, the approved Sterling Ranch Sketch Plan (PCD file no. SKP-07-007), 

and the approved preliminary plan (PCD file no. SP-14-015). The final plat application 

meets the submittal and review criteria for a final plat as well as the general 

development standards of Chapter 6, the final plat review criteria of Chapter 7, and the 

subdivision design requirements of Chapter 8 of the El Paso County Land Development 

Code (2019). 

Water and wastewater services will be provided by Sterling Ranch Metropolitan District. 

The Board of County Commissioners approved the Sterling Ranch Phase 1 Preliminary 

Plan on May 26, 2015. Approval of the preliminary plan did not include a finding of water 

sufficiency in terms of quality, quantity, and dependability. 

Approval of an Intergovernmental Agreement (IGA) between the Sterling Ranch 

Metropolitan District No. 1, the City of Colorado Springs, and El Paso County is also 

being is requested in order to enable the developer to construct the extension of 

Marksheffel Road to City Engineering criteria roadway standards, in lieu of County 

standards, which would allow for City ownership and maintenance of the roadway after 

the applicants complete the required improvements as depicted on the construction 

drawings associated with the requested final plat, and after the final plat has been 

recorded.  

A. REQUEST/WAIVERS/DEVIATIONS/AUTHORIZATION 

Request:  A request by multiple owners, for approval of a final plat to create 49 

single-family residential lots, one (1) future development tract, and 10 tracts for 

landscaping, drainage, and utilities. Approval of an intergovernmental agreement 

between the City of Colorado Springs, El Paso County, and Sterling Ranch 

Metropolitan District Intergovernmental Agreement (IGA) is also being requested in 

order to allow for the extension of Marksheffel Road to be built to City standards.  

 

Waiver(s)/Deviation(s):  No waivers are requested with this final plat. Two 

deviations were requested and approved with the final plat submittal.   
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1. A deviation of Section 2.3.7 of the ECM to allow for the intersection profile grade 

of Alzada Drive at Vollmer Road. Alzada is proposed to have a grade exceeding 

ECM requirements of 4% for at least 100 feet.  A maximum grade of 7.94% sloping 

down from Vollmer Road is proposed due to topographic constraints; however, the 

first 70 feet of Alzada Drive at Vollmer Road will meet the profile criteria. 

 

Section 2.3.7.C of the ECM states: 

“The roadway profile grade shall not exceed the value presented in Table 2-22 on 

the approach to the intersection, as measured along the centerline of the roadway 

for a minimum distance equal to the grade lengths presented in Table 2-23 for each 

of the roadway functional classifications. 

The grade of the roadway with the higher functional classification shall prevail at 

intersections. Grading of lower functional classifications, adjacent property, private 

access shall adapt to the higher functional classification roadway grade. 

 

In cases where the natural grade for which a roadway is to be constructed is steeper 

than 4 percent (hillside areas). A deviation from the presented standards may be 

requested for to accommodate these conditions up to a maximum of 8 percent. 

 

Where crosswalks are provided at intersections, roadway grades shall be set to 

provide compliant crosswalk cross slopes. On approaches with stop or yield control, 

roadway grades shall be 2% maximum. On uncontrolled approaches or at traffic 

signals designed to permit arrival during the green phase, roadway grades shall be 

the maximum permitted for that functional classification, but in no case greater than 

5%. See Section 6.3.2.” 

 

ECM Administrator Recommendation:   

Per the final plat, adequate pedestrian accessibility is provided by access ramps at 

all intersections and mid-block trail crossings.  Additionally, the access ramps are 

within the cross-slope standards outlined by the Federal Americans with Disabilities 

Act (ADA). 

 

2. A deviation of Section 2.2.4 of the ECM to allow for the for a modified Marksheffel 

Road cross-section. The Developer has agreed to construct Marksheffel Road to 

City of Colorado Springs criteria and requirements, with the City to accept ownership 

and maintenance of this road segment after construction is complete. The transfer of 

right-of-way and improvements from the developer to the City is addressed in the 

IGA discussed below.  
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Section 2.2.4 of the ECM states: 

“The Roadway functional classification is one parameter used to determine 

appropriate road design. The function of a road is determined by the volume of 

traffic, length of vehicle trips, and whether the road provides service primarily for 

vehicular movement or access to abutting land uses. For example, arterial roadways 

generally carry significantly greater traffic volumes and variety of traffic types at 

higher speeds than collector roads. Similarly, collector roads will carry greater traffic 

volumes at higher speeds than local roads. 

 

Roadway functional classifications for regional based facilities are established by the 

most recently adopted MTCP. Other roadways are classified by the BOCC based on 

whether the adjoining land uses are rural or urban in nature (i.e. developments with 

lots greater than or equal to 2.5 acres), along with the existing and projected 

objectives of the roadway. 

 

The County recognizes six roadway functional classifications within the rural 

designation: expressways, principal arterials, minor arterials, major collectors, minor 

collectors, and locals. The County recognizes seven roadway functional 

classifications within the urban roadway designation: expressways, principal 

arterials, minor arterials, nonresidential collectors, residential major collectors, 

residential minor collectors, and locals. 

 

These Standards have been developed in support of the County roadway functional 

classification system.” 

 

ECM Administrator Recommendation:   

The ECM does not consider roadways that will be owned and maintained by other 

jurisdictions. Additionally, no adverse safety impacts to the El Paso County’s 

roadway system are anticipated after Marksheffel Road is constructed and accepted 

by the City of Colorado Springs for ownership and maintenance.  

 

Authorization to Sign:  Final plat, intergovernmental agreement (IGA) between the 

City of Colorado Springs, El Paso County and the Sterling Ranch Metropolitan 

District No. 1, and any other documents necessary to carry out the intent of the 

Board of County Commissioners. 

 

 

 

4



 

 

B. PLANNING COMMISSION SUMMARY 

Request Heard:   

Recommendation:   

Waiver Recommendation:   

Vote:   

Vote Rationale:   

Summary of Hearing:   

Legal Notice:   

 

C. APPROVAL CRITERIA 

In approving a final plat, the BoCC shall find that the request meets the criteria for 

approval outlined in Section 7.2.1 (Subdivisions) of the El Paso County Land 

Development Code (2019):  

• The subdivision is in conformance with the goals, objectives, and policies of 

the Master Plan; 

• The subdivision is in substantial conformance with the approved preliminary 

plan; 

• The subdivision is consistent with the subdivision design standards and 

regulations and meets all planning, engineering, and surveying requirements 

of the County for maps, data, surveys, analyses, studies, reports, plans, 

designs, documents, and other supporting materials; 

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

dependability for the type of subdivision proposed, as determined in 

accordance with the standards set forth in the water supply standards [C.R.S. 

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

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

of sewage disposal are proposed, the system complies with State and local 

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

Chapter 8 of this Code; 

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

conditions presenting hazards or requiring special precautions have been 

identified and that the proposed subdivision is compatible with such 

conditions [C.R.S. §30-28-133(6)(c)]; 

• Adequate drainage improvements are proposed that comply with State 

Statute [C.R.S. §30-28-133(3)(c)(VIII)] and the requirements of this Code and 

the ECM; 
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• Legal and physical access is provided to all parcels by public rights-of-way or 

recorded easement, acceptable to the County in compliance with this Code 

and the ECM; 

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

and transportation systems, are or will be made available to serve the 

proposed subdivision; 

• The final plans provide evidence to show that the proposed methods for fire 

protection comply with Chapter 6 of this Code; 

• Off-site impacts were evaluated and related off-site improvements are roughly 

proportional and will mitigate the impacts of the subdivision in accordance 

with applicable requirements of Chapter 8;  

• Adequate public facilities or infrastructure, or cash-in-lieu, for impacts 

reasonably related to the proposed subdivision have been constructed or are 

financially guaranteed through the SIA so the impacts of the subdivision will 

be adequately mitigated; 

• The subdivision meets other applicable sections of Chapter 6 and 8; and 

• The extraction of any known commercial mining deposit shall not be impeded 

by this subdivision [C.R.S. §34-1-302(1), et seq.] 

 

D. LOCATION 

North: RS-5000 (Residential Suburban)  Single-family residential 

South: RS-5000 (Residential Suburban)  Single-family residential 

East: RS-5000 (Residential Suburban)  Vacant 

West: RR-5 (Residential Rural)   Single-family residential 

 

E. BACKGROUND 

The Sterling Ranch Sketch Plan (PCD file no. SKP-07-007), consisting of 1,443.70 

acres, was heard and approved by the Board of County Commissioners on 

November 18, 2008.  The Sketch Plan includes 5,225 residential units, 56 acres of 

commercial development, 57 acres of dedicated school sites, 210 acres of parks and 

open space, and a 2 acre utility site. A five (5) year expiration date was imposed on 

the application, which was subsequently extended via approval by the Board of 

County Commissioners. 

 

The service plan for Sterling Ranch Metropolitan Districts Nos. 1, 2, and 3 was heard 

and approved by the Board of County Commissioners on June 24, 2010.  The 

Sterling Ranch Metropolitan District No. 1 will provide water and wastewater 
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services aided by Meridian Service Metropolitan District via an intergovernmental 

agreement.  

 

An extension of the date of expiration of sketch plan was approved by the Board of 

County Commissioners on November 25, 2014, with retention of the conditions of 

approval and notations except Condition of Approval No. 2, which required all land 

within the sketch plan to be rezoned to a PUD as stated in Resolution No. 08-476.  

Condition No. 2 reads as follows: 

 

 “Rezoning of the property is necessary to implement the sketch plan.  Staff 

support for the sketch plan and the finding of master plan consistency herein 

assumes a proposed rezoning to PUD.  To the extent applicant brings forward a 

rezoning and preliminary plan that contemplates a zoning classification other 

than PUD, Development Services will consider that a material modification of 

the sketch plan and may require applicant to proceed forward with an amended 

sketch plan, which amended sketch plan process may or may not proceed 

simultaneously with a proposed rezoning and preliminary plan.” 

 

Staff agreed with the action to remove Condition No. 2 to allow rezoning of the 

property to conventional single-family and commercial zoning with the understanding 

that it could still function in a manner that would preserve the open space acreage 

and density originally approved in the Sketch Plan. Open space tracts are shown 

throughout the approved preliminary plan. In addition, there is a condition on the 

Sketch Plan requiring the inclusion of a buffer between development within the 

overall Sterling Ranch and the existing residential development to the south.  The 

Sketch Plan also depicts a 50-foot buffer adjacent to the industrial property to the 

west.  

 

Map amendments (rezonings) of the property from RR-5 (Residential Rural) to RS-

5000 (Residential Suburban) (PCD File No. P-15-001) and CS (Commercial Service) 

(PCD File No. CS-15-001) were approved by the Board of County Commissioners 

on March 24, 2015.  A condition of approval requiring a transition buffer along the 

southern property line was placed on the RS-5000 zoning. The condition states:  

 

“Open space buffers shall be no less than what is graphically depicted on the 

October 2008 Amended Sketch Plan Map in subsequent rezoning and 

subdivision submittals.  On the southern border no residence may be 
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constructed within 100 feet, and an average building setback of 150 feet shall be 

maintained from the adjacent property lines.”   

 

A preliminary plan (PCD File No. SP-14-015) was approved by the Board of County 

Commissioners on May 26, 2015.  The preliminary plan included six (6) commercial 

lots, 457 single-family lots, 35 tracts for open space, trail corridors, drainage, and 

public rights-of-way.  Water sufficiency was not addressed with the preliminary plan, 

but instead was deferred to the final plat stage. A 20-foot buffer adjacent to the 

industrial zoned property to the north was depicted on the preliminary plan. 

Landscaping is not required under the Code within the RS-5000 zoning district; 

however, the applicant agreed to provide a landscape plan with the Sterling Ranch 

preliminary plan.   

 

The portion of the property included within the Sterling Ranch Filing No. 2 final plat is 

adjacent to Vollmer Road. The developer has begun pre-development site grading 

and installation of wet utilities within the final plat area.  The plat is in conformance 

with the approved sketch plan, zoning, and preliminary plan.  

 

The subject plat area will be accessed from Vollmer Road and Sterling Ranch Road. 

Sterling Ranch Road intersects with Dines Road.  Dines Road connects to Vollmer 

Road. Dines Road also connects to Wheatland Drive which intersects Briargate 

Parkway. Alzada Drive is anticipated to connect to Vollmer Road as a right-in/right-

out access as depicted on the requested Sterling Ranch Filing No. 2 final plat.  

Sterling Ranch Road is anticipated to connect to Marksheffel Road, to be completed 

by the developers and accepted by the County. Marksheffel Road is proposed to be 

designed and constructed to City of Colorado Springs standards from Vollmer Road 

to Sterling Ranch Road with this filing. Recommended Condition of Approval No. 13 

requires the developers to construct the improvements pursuant to the subdivision 

improvements agreement recorded with the Sterling Ranch Filing No. 1 final plat. 

 

The applicants are anticipated to deed Marksheffel Road to the City of Colorado 

Springs upon completion of the roadway improvements per the proposed 

intergovernmental agreement (IGA) between the City, the County, and the Sterling 

Ranch Metropolitan District No. 1 (see the attached draft IGA). Provisions for 

permanent ownership and maintenance of Marksheffel Road from the intersection of 

Vollmer Road to Sterling Ranch Road have been agreed to by the Sterling Ranch 

Metropolitan District No. 1 and the applicants if Marksheffel Road does not go into 
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final acceptance with the City of Colorado Springs (please see Recommended 

Condition of Approval No. 14 below). 

 

F. ANALYSIS 

1. Land Development Code Compliance 

The final plat application meets the final plat submittal requirements, the 

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

Chapter 8 of the El Paso County Land Development Code (2019). 

 

2. Zoning Compliance 

The property is zoned RS-5000. The RS-5000 zoning district is intended to 

accommodate single-family residential development. The density and 

dimensional standards of the RS-5000 zoning district are as follows:  

• Minimum lot size – 5,000 square feet 

• Setbacks – 25 feet from front and rear lot lines; 5 feet from side lot lines 

• Maximum building height – 30 feet 

• Width at front setback line – 50 feet 

• Maximum lot coverage – 40 percent if two-story; 45 percent if single-story 

 

The proposed plat is in compliance with the standards of the RS-5000 zoning 

district. Individual site plans will need to be submitted for review for each 

proposed single-family dwelling in order to ensure compliance with the applicable 

dimensional 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.  A finding of consistency with the El Paso County Policy Plan (1998) 

was made previously by the Board of County Commissioners with approval of the 

following: The Sterling Ranch Sketch Plan (SKP-07-007); the map amendment 

(rezoning) (P-15-001) from RR-5 (Residential Rural) to RS-5000 (Residential 

Suburban); and with the Sterling Ranch Preliminary Plan (SP-14-15).  The 

proposed final plat application is consistent with each of those prior approvals. 

 

4. Small Area Plan Analysis  

The proposed Sterling Ranch Filing No. 2 final plat is located within both the 

Black Forest Preservation Plan (1987) and the Falcon Peyton Small Area Master 
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Plan (2008) planning areas.  Findings of consistency with the Black Forest 

Preservation Plan and the Falcon Peyton Small Area Master Plan were made 

with the Sterling Ranch Sketch Plan (SKP-07-007); the map amendment 

(rezone) (P-15-001) from RR-5 (Residential Rural) to RS-5000 (Residential 

Suburban); and with the Sterling Ranch Preliminary Plan (SP-14-15).  The 

proposed final plat application is consistent with each of those prior approvals. 

 

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 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. 

 

Policy 1.1.1 – Adequate water is a critical factor in facilitating future 

growth and it is incumbent upon the County to coordinate land use 

planning with water demand, efficiency and conservation. 

 

Goal 1.2 – Integrate water and land use planning. 

 

Policy 5.2.2 – Recognize the water supply challenges and limitations 

inherent in each of the regional planning areas, with particular emphasis 

placed on Regional Planning Area 3 (Falcon), as a result of current 

reliance on non-renewable Denver Basin wells and the renewable, but 

limited and over-appropriated, Upper Black Squirrel Creek alluvium. 

 

The property is located within Planning Region 3 (Falcon Area) of the Plan and is 

located within a future area of development. The Region is identified as 

potentially having issues regarding long term sustainable draw from the Denver 

Basin aquifer. The Plan identifies the current demands for Region 3 to be 4,494 

acre-feet per year (AFY) with a current supply of 7,164 AFY (Figure 5.1). The 

demand in 2040 is projected to be 6,403 AFY with a projected supply of 7,921 

AFY (Figure 5.2). At build-out in 2060, the demand for Region 3 is projected to 

be 8,307 AFY with a projected supply of 8,284 AFY, which means by 2060 there 

is anticipated to be a water supply deficit of 23 AFY (Figure 5.3, Table 5-2).  
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The property is served by the Sterling Ranch Metropolitan District. The District 

has committed to provide 21.59 acre-feet of water per year to serve the 

subdivision.  The District has indicated adequate water supplies are available to 

serve the proposed subdivision. The applicants’ water resources information was 

reviewed by El Paso County Planning and Community Development staff, El 

Paso County Public Health, and the County Attorney’s Office. A recommendation 

of sufficiency regarding water quantity and dependability was made by the 

County Attorney’s Office on March 31, 2021. EPC Public Health made a finding 

of water quality sufficiency on March 16, 2021. 

 

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 Community Services 

Department, Environmental Services Division, was sent a referral and has no 

outstanding comments. 

 

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

floodplain 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, no severed mineral rights exist. 

 

Please see the Parks section below for information regarding conformance with 

The El Paso County Parks Master Plan (2013).  

 

Staff did not identify any inconsistencies with the El Paso County 2016 Major 

Transportation Corridors Plan Update (MTCP) during the review of the proposed 

plat application. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

 The applicants submitted a soil, geologic hazard study, titled, “Copper Chase and 

Sterling Ranch Filing No. 2” report prepared by Entech Engineering, dated March 

18, 2021, in support of the final plat application.  The report concludes that 

shallow ground water impacts all of the lots within the area.  The applicants have 

proposed to mitigate the hazard by proposing a building restriction to disallow 

basements within the development area as discussed in Note No. 27 on the final 

plat map.  
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2. Wildlife 

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

having a low wildlife impact potential. El Paso County Community Service 

Department, Environmental Services Division, was sent a referral and has no 

outstanding comments. 

 

3. Floodplain 

No part of the proposed final plat area is located within a FEMA floodplain as 

depicted on FEMA Flood Insurance Rate Map panel number 08041C0533G, 

dated December 7, 2018. The Sand Creek main tributary flows from north to 

south approximately 100 feet east of the proposed Sterling Ranch Road right-of-

way. 

 

4. Drainage and Erosion 

The proposed subdivision is located within the Sand Creek drainage basin 

(FOFO4000), which was studied in 1996. This basin requires drainage and 

bridge fees to be paid at the time of final plat recording, with amounts as noted 

below and in the Recommended Conditions of Approval. The site generally 

drains from northwest to southeast toward the main tributary of Sand Creek, 

which ultimately outfalls into Fountain Creek. Conveyance of offsite runoff from 

northwest of Vollmer Road and the existing industrial lots north of the plat area 

will be provided through the Sterling Ranch development. 

 

A Final Drainage Report (FDR) was provided with the final plat submittal. The 

FDR analysis and design indicates that the proposed development will not 

release developed runoff in excess of historic rates. The FDR concludes that 

“development of this site will not adversely affect the surrounding development.” 

 

The Sand Creek Drainage Basin Planning Study (DBPS) calls for the 

construction of a regional detention pond known as Pond 3 northwest of the 

intersection of Woodmen Road and Marksheffel Road, which has been 

completed by the City of Colorado Springs. The DBPS accounted for lower 

density development in the Sterling Ranch area than is currently proposed. New 

drainage detention criteria have been adopted by the City and the County, and 

new State permit requirements (discussed below) have been implemented 

requiring water quality treatment of runoff since the adoption of the DBPS and 

review of the Preliminary Drainage Report with the Sterling Ranch Preliminary 
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Plan in 2015. The Master Development Drainage Plan for Sterling Ranch (2018) 

(MDDP) was reviewed after the 2015 County adoption of Full Spectrum detention 

requirements, which addresses water quality treatment and the range of storm 

events from 2-year to 100-year runoff designs, and the State’s adoption of water 

rights requirements for detention facilities (CRS §37-92-602(8)), but prior to State 

MS4 (municipal separate storm sewer system) permit and criteria updates. MS4 

permit requirements regarding detention and water quality facilities include 

treatment of runoff before release to “surface waters of the state” (Sand Creek in 

this case), which were adopted into the ECM in 2019. The developer’s 

consultants have designed facilities to comply with all of the current detention 

and water quality requirements with this final plat, including a large Full Spectrum 

detention basin at the south end of the Sterling Ranch development; therefore 

preliminary plan condition of approval #13 (requiring drainage pond design before 

the 1,500th lot platted with the overall Sterling Ranch Development) is irrelevant 

as there will be no “temporary” pond designs requiring final redesigns or pond 

removal. The proposed drainage plan is in general compliance with the 2018 

MDDP. 

 

Improvements for the Sand Creek channel adjacent to the final plat area will be 

required for the overall Sterling Ranch development at a later date in accordance 

with the subdivision improvements agreement for Sterling Ranch Filing No. 1. 

The proposed Pond W4 and Pond W5 storm drain improvements proposed to 

convey runoff from northwest of Vollmer Road and north of the final plat area 

through Sterling Ranch will be eligible to offset drainage basin fees, as 

recommended by the City-County Drainage Board in June 2021. The drainage 

basin and bridge fees calculated for this final plat are $400,855.70 and 

$163,972.79, respectively.  

 

An erosion and stormwater quality control permit (ESQCP), a grading and 

erosion control plan, the associated financial assurance estimate (FAE) and 

stormwater management plan (SWMP) and wet utility plans were approved with 

a pre-development grading permit.  Construction drawings for the road and 

drainage improvements necessary with Sterling Ranch Filing No. 2 are being 

reviewed concurrently with the final plat submittals.  

 

5. Transportation 

The proposed Sterling Ranch Filing No. 2 development is located immediately 

northeast of the intersection of Vollmer Road and the proposed extension of 
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Marksheffel Road, with access to the development proposed from each of road. 

The applicants are proposing to access Vollmer Road, classified in the El Paso 

County 2016 Major Transportation Corridors Plan Update (MTCP), 2040 

Roadway Plan (Map 14), as a 4-lane Urban Minor Arterial road adjacent to the 

site.  Access is proposed to Vollmer Road via Marksheffel Road, a proposed 

Principal Arterial road; and Alzada Drive, a proposed Urban Local road. 

Construction of this development will allow for traffic flow from the existing 

Sterling Ranch subdivisions to the north, which currently have access to Vollmer 

Road via Dines Boulevard and an emergency access road. Associated 

improvements to existing Vollmer Road are proposed to accommodate the traffic 

generated by Sterling Ranch.   

 

A traffic impact study (TIS) dated June 2021 was provided with the final plat 

submittal and is currently under review, anticipated to be accepted for the project 

file prior to public hearings. Table 4 of the TIS identifies required offsite roadway 

improvements and overall developer responsibilities toward those improvements.   

 

Traffic generated from the 49 proposed dwelling units in this development is 

estimated to be 463 average daily trips. The proposed interior roads will be public 

paved roads dedicated to the County for ownership and maintenance. The 

proposed roads and traffic depicted in the TIS and the final plat are in 

conformance with the MTCP, and the existing roads serving the proposed 

development will be adequate with the improvements noted in the TIS. 

 

Approximately 2,900 linear feet of Urban Local public roads are proposed to be 

constructed with this subdivision, in addition to approximately 1,450 linear feet of 

Marksheffel Road and 2,400 linear feet of Sterling Ranch Road, a proposed 

Urban Non-Residential Collector. Sterling Ranch Road is proposed to extend 

from Marksheffel Road to Dines Boulevard, connecting to the road infrastructure 

constructed with Sterling Ranch Filing No. 1, and will eventually extend northeast 

to the future extension of Briargate Parkway.   

 

Construction plans for the Marksheffel Road and Sterling Ranch Road 

improvements are under review with a separate construction drawing project 

number associated with this final plat and the improvements will need to be 

collateralized if not completed prior to final plat recordation. 
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Two deviations were requested and approved with the final plat submittal and 

another was previously approved with the preliminary plan as discussed in the 

Request/Waivers/Authorization section of this staff report, above.  

The deviation approved with the preliminary plan allows the proposed Alzada 

Drive access to Vollmer Road with a closer intersection spacing than required by 

the El Paso County Engineering Criteria Manual (ECM), which is proposed at a 

distance of 875 feet compared to the require distance of 1,320 feet.  

 

A deviation was approved for the intersection profile grade of Alzada Drive at 

Vollmer Road. Alzada Drive is proposed to have a grade exceeding the ECM 

requirement of 4 percent for at least 100 feet. A deviation was approved for the 

proposed Marksheffel Road cross-section. The developer has agreed to 

construct Marksheffel Road to City of Colorado Springs standards, and the City 

will accept ownership and maintenance of the road after construction is 

completed.  

 

An Intergovernmental Agreement (IGA) between the Sterling Ranch Metropolitan 

District, the City of Colorado Springs, and the County is proposed to enable the 

District to construct Marksheffel Road to City standards and the City to take 

ownership of Marksheffel Road, as mentioned above. The following are notable 

provisions in the IGA: 

- The City will accept ownership, operation, and maintenance 

responsibilities of the Marksheffel Road segments, provided that they are 

constructed to City standards. 

- The District shall construct or provide for the construction of the 

Marksheffel Road segments. 

- The County requires construction of the Marksheffel Road Segment M1 

(from Vollmer Road to Sterling Ranch Road) to provide access to the 

proposed Sterling Ranch Filing No. 2 subdivision and other subdivisions 

within the Sterling Ranch development. 

- For each final plat in Sterling Ranch that contains a Marksheffel Road 

Segment, the County shall require that such segment be placed in a 

separate tract and conveyed to the City within thirty (30) days of plat 

recording in a form acceptable to the City. 

- The County shall require that the Marksheffel Road Segments be 

constructed in accordance with City standards, requirements, and 

specifications.  
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- The County will require the posting of construction collateral for the 

Marksheffel Road Segments and the associated intersection 

improvements with the City if construction has not been completed prior to 

the issuance of any building permits.  

- The County agrees to not issue any building permit associated with the 

Sterling Ranch final plat(s) that contain a Marksheffel Road Segment or 

Intersection Improvement until all required fees have been paid and all 

required associated improvements have been installed as specified by the 

City or alternatively until acceptable financial assurances have been 

provided. A final plat note is required to address this. 

- Until the Marksheffel Road Segments are annexed by the City, the County 

shall retain the authority to provide final construction drawing and plan 

approval, to issue notices to proceed with construction, and to apply and 

enforce stormwater requirements pursuant to its MS4 permit. The County 

shall notify the City of all plan approvals and notices issued and include 

the City on any communications related to stormwater requirements. 

- The Intersection Improvements shall be satisfactory to the County and the 

City prior to opening the Marksheffel Road Segments to public traffic. 

- Within 30 days of recording of each final plat in Sterling Ranch that 

contains a Marksheffel Road Segment, the City shall accept the 

conveyance, in a form acceptable to it, of the tracts within which the 

Marksheffel Road Segments will lie.  

- The City, following notification by the County, shall initiate the annexation 

process for such tracts in the future, after the tracts have been accepted 

and are contiguous to the City. 

- The City shall review and approve all required plans and construction 

drawings for the Marksheffel Road Segments and the Intersection 

Improvements. 

- The City shall follow its normal process for the oversight of construction, 

inspection, and acceptance of public improvements with respect to the 

Marksheffel Road Segments and the intersection improvements. 

- The District shall be responsible for constructing or causing the 

construction of the Marksheffel Road Segments, including all road, trail, 

drainage, and appurtenant improvements, and for diligently working with 

the City to meet all City requirements related to the design, construction, 

inspection, and acceptance of the Marksheffel Road Segments. 
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- The District shall construct the Marksheffel Road Segment M1 between 

Vollmer Road and Sterling Ranch Road within 9 months of recording of 

the final plat for Sterling Ranch Filing No. 2. 

- The District shall construct the Marksheffel Road Segment M2 between 

Sterling Ranch Road and the City boundary within 3 years of recording of 

the final plat for Sterling Ranch Filing No. 2 or within 12 months of 

recording of a final plat for the property adjacent to that portion of the 

Marksheffel Road Segment, whichever occurs sooner. 

- The District shall operate, maintain, and repair the Marksheffel Road 

Segments for each respective two-year probationary period that begins 

with opening each Marksheffel Road Segment for public use and ends 

with City assumption of such responsibilities. 

- For the stormwater facilities identified in IGA Exhibit B, including the 

proposed full-spectrum detention basin and its outfall into the City, District 

shall enter into a stormwater facility maintenance agreement with the City 

and the County in compliance with both jurisdictions’ MS4 permit 

requirements. If there is a conflict between City and County MS4 

requirements, the City MS4 permit requirements shall govern. 

- District shall promptly comply with any City requirements to address offsite 

drainage and erosion impacts to properties within the City. 

- The District understands and agrees that it may apply for credits or 

reimbursement through the El Paso County Road Impact Fee Program for 

the Marksheffel Road Segments and the Intersection Improvements. 

See associated Recommended Condition of Approval Nos. 14, 16, and 17, 

below. 

  

The subdivision is subject to the El Paso County Road Impact Fee Program 

(Resolution 19-471), as amended. The developer intends to enter the subdivision 

into the ten (10) mill Public Improvement District No. 2 (PID No. 2). 

 

H. SERVICES 

1. Water 

The subdivision will be served by Sterling Ranch Metropolitan District. 

Sufficiency:   

 Quality:  Sufficient 

 Quantity:  Sufficient 

 Dependability:  Sufficient 
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Attorney’s summary:  The State Water Engineer’s Office has made a 

recommendation regarding a finding of adequacy and has stated water can be 

provided without causing injury to decreed water rights. The County Attorney’s 

Office recommends a finding of sufficiency with regard to water quantity and 

dependability. El Paso County Public Health has made a recommendation 

regarding a finding of sufficiency for water quality and has no outstanding 

comments. 

 

2. Sanitation 

Sterling Ranch Metropolitan District has committed to provide wastewater service 

to the development. A wastewater line from Sterling Ranch connects into the 

Meridian Service Metropolitan District’s wastewater treatment system pursuant to 

an intergovernmental agreement between the Sterling Ranch Metropolitan 

District and the Meridian Service Metropolitan District.  El Paso County Public 

Health has made a favorable recommendation regarding wastewater disposal. 

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District. The District was 

sent a referral for the final plat and did not provide a response.  

 

4. Utilities 

Mountain View Electric Association will provide electrical service and Black Hills 

Energy will provide natural gas service to the development. Public utility 

easements have been depicted on the final plat.  

 

5. Metropolitan Districts 

The site is within the Sterling Ranch Metropolitan District. Sterling Ranch 

Metropolitan District No. 1 will provide water and wastewater services aided by 

Meridian Service Metropolitan District via an intergovernmental agreement. 

Installation of roads within the rights-of-way, public and private drainage, and 

amenities within the tracts are to be constructed by the Sterling Ranch 

Metropolitan District No. 2.  Sterling Ranch Metropolitan District No. 1 will 

maintain the rights-of-way and public improvements after Sterling Ranch 

Metropolitan District 2 completes construction until preliminary acceptance of the 

Sterling Ranch Filing No. 1 improvements by the County. Sterling Ranch 

Metropolitan District No. 1 will also own and maintain the private drainage 

facilities and other amenities within the tracts. Sterling Ranch Metropolitan 

District No. 3 will collect ad valorem (property) tax revenue in the amount of 50 
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mills for future commercial development and pay Sterling Ranch Metropolitan 

District No. 1 to own and maintain the tracts and private improvements within the 

future commercial development area. 

 

6. Parks/Trails 

The El Paso County Parks Master Plan (2013) does depict a planned 25-foot 

regional trail corridor along the southern boundary of this requested plat adjacent 

to the north side of Marksheffel Road.  The Parks Division of the Community 

Services Department has not requested the easement because Marksheffel 

Road is anticipated to be annexed into the City of Colorado Springs and a 

sidewalk is proposed adjacent to the roadway. Fees in lieu of park land 

dedication in the amount of $22,883.00 for regional parks fees and $14,455.00 

for urban park fees will be due at the time of recording the replat.  

 

7. Schools 

School land dedication was completed with recordation of the Branding Iron 

Filing No. 2 final plat.  Future school land dedication is requested for a second 

school site with future final plats for the benefit of Academy School District No. 

20.    

 

I. APPLICABLE RESOLUTIONS 

Approval   Page 19 

Disapproval  Page 20 

 

J. STATUS OF MAJOR ISSUES 

There are no major issues at this time. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

Should the Planning Commission find that the request meets the criteria for approval 

outlined in Section 7.2.1 (Subdivisions) of the El Paso County Land Development 

Code (2019) staff recommends the following conditions and notations: 

 

CONDITIONS 

1. All Deed of Trust holders shall ratify the plat.  The applicant shall provide a 

current title commitment at the time of submittal of the Mylar for recording. 

 

2. Colorado statute requires that at the time of the approval of platting, the 

subdivider provides the certification of the County Treasurer’s Office that all ad 
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valorem taxes applicable to such subdivided land, or years prior to that year in 

which approval is granted, have been paid. Therefore, this plat is approved by 

the Board of County Commissioners on the condition that the subdivider or 

developer must provide to the Planning and Community Development 

Department, at the time of recording the plat, a certification from the County 

Treasurer’s Office that all prior years’ taxes have been paid in full. 

 

3. The subdivider or developer must pay, for each parcel of property, the fee for tax 

certification in effect at the time of recording the plat. 

 

4. The Applicant shall submit the Mylar to Enumerations for addressing. 

 

5. Developer shall comply with federal and state laws, regulations, ordinances, 

review and permit requirements, and other agency requirements, if any, of 

applicable agencies including, but not limited to, the Colorado Division of Wildlife, 

Colorado Department of Transportation, U.S. Army Corps of Engineers and the 

U.S. Fish and Wildlife Service regarding the Endangered Species Act, 

particularly as it relates to the Preble's Meadow Jumping Mouse as a listed 

species. 

 

6. Driveway permits will be required for each access to an El Paso County owned 

and maintained roadway. Driveway permits are obtained from the El Paso 

County Planning and Community Development Department. 

 
7. The Subdivision Improvements Agreement, including the Financial Assurance 

Estimate, as approved by the El Paso County Planning and Community 

Development Department, shall be filed at the time of recording the Final Plat. 

 

8. Collateral sufficient to ensure that the public improvements as listed in the 

approved Financial Assurance Estimate shall be provided when the final plat is 

recorded. Construction of the Vollmer Road and Sterling Ranch Road 

improvements associated with this final plat and necessary to serve the plat shall 

be complete and preliminarily accepted by the County, or collateral acceptable to 

the County Attorney’s Office shall be provided, prior to plat recordation. 

 

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

successors and assignees that Subdivider and/or said successors and assigns 

shall be required to pay traffic impact fees in accordance with the El Paso County 

Road Impact Fee Program Resolution (Resolution No. 19-471), or any 
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amendments thereto, at or prior to the time of building permit submittals.  The fee 

obligation, if not paid at final plat recording, shall be documented on all sales 

documents and on plat notes to ensure that a title search would find the fee 

obligation before sale of the property. 

10. Park fees in lieu of land dedication for regional parks (Area 2) in the amount of 

22,883.00 and urban park (Area 2) fees in the amount of 14,455.00 shall be paid 

at the time of final plat recordation.  

 
11. Drainage fees in the amount of $400,855.70 and bridge fees in the amount of 

$163,972.79 for the Sand Creek drainage basin (FOFO4000) shall be paid to El 

Paso County at the time of final plat recordation. 

 
12. The County Attorney’s Conditions of Compliance shall be adhered to at the 

appropriate time. 

 
13. The provisions of the subdivision improvement agreement (SIA) approved in 

conjunction with Sterling Ranch Filing No. 1 final plat (SF-16-13) as recorded at 

Reception No. 218061175 remain valid. 

 
14. Applicant may not record the final plat until an intergovernmental agreement 

(IGA) between the County, City of Colorado Springs, and Sterling Ranch 

Metropolitan District No. 1 regarding construction, maintenance, and ownership 

of Marksheffel Road (IGA) has been executed by all parties. In the alternative, 

the applicant must convey Tract K to the City within thirty (30) days of plat 

recordation in a form acceptable to the City, and a fully executed IGA must be 

recorded within sixty (60) days of plat recording. 

 
15. All construction documents must be accepted and signed by the County 

Engineer/ECM Administrator prior to recording the final plat. 

 
16. The Sterling Ranch Metropolitan District No. 1 shall be responsible for 

maintenance of the roads and drainage facilities constructed in association with 

this final plat until preliminary acceptance of the public improvements by the 

County or the City, as applicable. El Paso County will not be responsible for 

maintenance of Marksheffel Road. 

 
17. Note no. 29 on the final plat shall be revised to include the language in paragraph 

3.C.i of the IGA. No building permits shall be issued within the final plat area until 

all City of Colorado Springs requirements regarding Marksheffel Road 
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construction or provision of financial assurances have been met, in accordance 

with amended final plat note no. 29. 

 
18. Any public right-of-way needed for Vollmer Road improvements southwest of the 

Marksheffel Road intersection shall be deeded to the County prior to County 

acceptance of the respective Vollmer Road improvements in that location. 

NOTATION 

1. Final plats not recorded within 24 months of Board of County Commissioner 

approval shall be deemed expired unless an extension is approved. 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 113 adjoining 

property owners on September 17, 2021, for the Planning Commission meeting.  

Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Plat Drawing 

State Engineer’s Letter 

County Attorney’s Letter  

EPC Public Health Letter 

City of Colorado Springs, EPC County, and Sterling Ranch Metropolitan District 

Intergovernmental Agreement (IGA) 
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STERLING RANCH FILING NO. 2: FINAL PLAT 

LETTER OF INTENT 

AUGUST 2021 

 

REQUEST 

SR Land, LLC. requests approval of the Final Plat for Sterling Ranch Filing No. 2 on 49.54 acres. The Final Plat 

includes 49 single-family lots, 1 tract for future residential lots, 9 tracts for landscaping, public 

improvements and public utilities, the widening of Vollmer Road adjacent to the filing, and the construction 

of Marksheffel and Sterling Ranch Road within the filing. This plat requests a finding of water sufficiency. 

LOCATION 

Sterling Ranch Filing No. 2 is located generally east of the intersection of Vollmer Road and Glider Port 

Road, south of the Barbarick industrial subdivision, north of Pioneer Sand construction yard and west of 

Sand Creek.   

 

APPLICANT/OWNER: CONSULTANTS:     

SR Land LLC N.E.S. Inc.     

20 Boulder Crescent St. Suite 102 619 N. Cascade Ave. Suite 200      

Colorado Springs, CO. 80903 Colorado Springs, CO. 80903     
      

OWNERS      

8335 Vollmer Road LLC/Pioneer Sand Co.   

5000 Northpark Dr.    
Colorado Springs, CO. 80918-3822    
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PROJECT DESCRIPTION 

The Sterling Ranch Sketch Plan for 5,225 dwelling units on 1,444 acres was approved November 13, 2008.  

A rezone of 243.14 acres from RR-5 and I-3 to RS-5000 was approved March 24, 2015.  A Preliminary Plan 

for 182.26 acres of the RS-5000 zoned parcel was approved May 26, 2015.  The Preliminary Plan is for 457 

single-family lots, 6 commercial lots and open space/drainage tracts.   

A Final Plat for Sterling Ranch Filing No. 1 for 134.38 acres was approved February 13, 2018.  This includes 4 

future single-family development tracts and 24 open space, drainage, trail corridor and landscape tracts.  

Final Plats for Homestead at Sterling Ranch Filings 1 & 2 (176 lots) and Branding Iron at Sterling Ranch 

Filings 1 & 2 (126 lots) on four of the future single-family development tracts have been approved.   

Sterling Ranch Filing No. 2 plats the remaining area of the approved Preliminary Plan that lies south and 

west of Filing No. 1 and is not included in the Filing 1 future development tracts.  This completes the 

connection of Sterling Ranch Phase 1 to Vollmer Road via the proposed construction of Marksheffel Road 

and Sterling Ranch Road.   

Parks and Open Space   

The Preliminary Plan included an interconnected system of trails, open spaces and neighborhood parks to 

allow for a recreation-oriented community.  This system of open spaces, trails and parks is intended to 

provide a comprehensive off-street pedestrian circulation system to supplement the standard sidewalks 

along streets.  Parks have been located so that residents have a ten-minute walk or less to these facilities.  

Parks will be maintained by the Sterling Ranch Metropolitan District. This plat provides tracts for the 

interconnected system of trails and a 25’ trail easement for a County Trail connecting to the Sand Creek 

Regional Trail system. A trail is provided between the Industrial and the residential lots in Tract H to be 

installed by developer and maintained by District. A Trail is provided in Tract D along Marksheffel Road in 

the trail easement.  Meandering sidewalks are provided along Vollmer Road, and Sterling Ranch Road in 

Tract D.  

Traffic   

A Traffic Impact Analysis was prepared by LSC Transportation Consultants, Inc. for the entirety of the Phase 

One Preliminary Plan (Sterling Ranch Phase One, Traffic Impact Analysis, February 2015).   An updated 

Traffic Study has been prepared in support of Filing No. 2, which incorporates subsequent analysis related 

to Sterling Ranch Filing No. 1, Homestead at Sterling Ranch, Branding Iron at Sterling Ranch Filings, and 

Sterling Ranch Phase 2 (Sterling Ranch Filing No. 2 and Sterling Ranch Phase 2 Traffic Impact Study, 

February 2021).   

Filing No. 2 includes the construction of Marksheffel Road between Vollmer Road and Sterling Ranch Road, 

and Sterling Ranch Road will be constructed from Marksheffel Road to Dines Boulevard, thereby connecting 

it to the southern point of Filing No. 1 and replacing the current emergency only access.  Previous 

Deviations were approved for intersection spacing between Marksheffel and Sterling Ranch Boulevard, for 
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the Alzada site access location between the proposed Marksheffel and Lochwinnoch Lane, the inclusion of 

meandering sidewalks, and for the cross-section of Sterling Ranch Road.  

The City of Colorado Springs intends to take ownership and maintenance of Marksheffel Road when it is 

constructed from Vollmer Road to the east and south to where it connects with the current north end of 

Marksheffel Road in the City. The section of Marksheffel Road adjacent to Sterling Ranch is planned to be 

constructed on 107 feet of right-of-way to the City’s required cross-section(s) and criteria. A copy of the 

proposed cross section approved by Kathleen Krager of the City of Colorado Springs and Jeff Rice of El Paso 

County is included in the Traffic Impact Analysis. 

A deviation request is submitted with this application for the construction of Marksheffel to the City of 

Colorado Springs standards. A deviation request is submitted with this application for the vertical alignment 

of Alzada Road as it approaches Vollmer Road. Alzada Road exceeds the 4% maximum vertical slope criteria 

for approximately 70 feet from its intersection with Vollmer Road. 

A full-movement site access is to be provided at the intersection of Vollmer Road and Marksheffel Road.  

Vollmer Road will be widened to a four-lane section adjacent to the western boundary of the site.  This will 

taper back down to the existing two-lane sections adjacent to the Barbarick subdivision and to the south. 

The short-term and long-term future conditions outlined in the traffic study will trigger improvements and 

widening of Vollmer through the Barbarick subdivision and to the northern boundary of Sterling Ranch. A 

phasing plan of these improvements is included in the traffic study.  

Drainage 

The drainage improvements associated with the Final Plat are consistent with the Master Development 

Drainage Plan and Preliminary Drainage Report for Sterling Ranch Phase One. The drainage improvements 

have been designed based upon the most current El Paso County Engineering Criteria Manual, Sand Creek 

Drainage Basin Planning Study, City of Colorado Springs/El Paso County Drainage Criteria Manual, and the 

Urban Storm Drainage Criteria Manual. Details related to the design, construction and maintenance of the 

required drainage improvements are set forth in the proposed Subdivision Improvements Agreement for 

the Final Plat.   

In order to assure completion of Sand Creek Channel drainage improvements, such as drop structures, 

check structures and similar stabilization or protection improvements, as well as a fair apportionment of 

the costs of said drainage improvements amongst adjacent Sterling Ranch subdividers, the District agrees 

to establish a Sand Creek Channel Drainage Fee to be paid into a District Escrow Fund by adjacent 

subdividers at the time of final platting. The amount of the fee shall be a minimum of One Thousand Dollars 

($1,000.00) per single family lot. The funds in the Escrow Account may only be disbursed for the design and 

construction of regional drainage improvements pursuant to the Sand Creek Drainage Basin Planning Study 

and Sand Creek channel improvements after the prior written approval of the El Paso County Engineer. 

Pond improvements related to the channel are included with the Sand Creek Channel Improvements. 
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Geologic Hazards: The site was found to be suitable for development with proper mitigation techniques. 

Some areas of the proposed subdivision have been found to be impacted by geologic conditions.  These 

conditions impose some constraints on development, which can be mitigated by avoidance, regrading or 

through proper engineering design and construction methods. No basements are allowed in Sterling Ranch 

Filing No. 2. A map of the hazard areas and proposed mitigation measures can be found in the Soil, 

Geology, and Geologic Hazard Study prepared by Entech Engineering Inc., dated September 25, 2020.  

Utilities   

The property is located within the boundaries of Sterling Ranch Metropolitan District No. 2. water, 

wastewater, stormwater, and park/recreational services will be provided by Sterling Ranch Metropolitan 

District No. 1 pursuant to an intergovernmental agreement with Sterling Ranch Metropolitan District No. 2.   

Mountain View Electric Association, Inc. will supply electricity service and Colorado Springs Utilities will 

supply natural gas. The utility commitment letters are submitted in support of the Final Plat for Filing 2. 

Roads  

The following road improvements will be constructed with this subdivision, as required in the Subdivision 

Improvements Agreement and Construction Drawings: 

• Per agreement with the County and City, construction of Marksheffel Road from its intersection 

with Vollmer Road to its intersection with Sterling Ranch Road will be constructed with Filing 2 by 

the Sterling Ranch Metro District. Marksheffel Road will be constructed per City standards to align 

with the future connections to the existing City roadways, and installed improvements will require 

City approval and acceptance. Marksheffel from the intersection of Sterling Ranch Road south to 

the property boundary of Sterling Ranch to connect to Aspen View will be constructed within 3 

years or in conjunction with an adjacent plat. 

• Improvements at the intersection of Marksheffel Road and Vollmer Road required to serve this 

plat.  

• In the short-term future scenario Vollmer from Marksheffel to Lochwinnoch will be constructed to 

a standard 4-lane Urban Minor Arterial cross section. 

• The full cross section of Sterling Ranch Road from its intersection with Marksheffel Road to its 

intersection with Dines Boulevard.  

• A noise wall as depicted in the Noise Study prepared by LSC Transportation Consultants, Inc. will be 

built along Vollmer and at the corner of Vollmer and Marksheffel Road. 

• All local roads within the subdivision. 

It is understood and agreed that applicable traffic impact fees in accordance with the County Road Impact 

Fee Program Resolution (Resolution No. 19-471) will be paid at or prior to the time of building permit 

submittals. The applicant elects to include the property into the 10 mil El Paso County Public Improvement 

District No. 2. The recommended plat note will be added to the Final Plat and all sales documents.   
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Districts Serving the Property. 

• Academy School District 20 

• Mountain View Electric Association 

• City of Colorado Springs Utilities Department - Gas 

• Black Forest Fire Protection District 

• Water, wastewater, stormwater services to be provided by Sterling Ranch Metropolitan District No. 

1 & District No. 2 through intergovernmental agreements. 

• Tracts containing open space, landscaping, trails, detention ponds, entry signs, and mail kiosks will 

be maintained by Sterling Ranch Metropolitan District No. 1. 

 

PROJECT JUSTIFICATION 

Consistency with County Plans 

The relevant County Plans for Sterling Ranch are the County Policy Plan, the Falcon-Peyton Small Area Plan, 

and Black Forest Preservation Plan.  A detailed analysis of the relationship of the Sterling Ranch Sketch Plan 

and the goals and objectives of these plans were previously provided with the Sketch Plan, Zoning and 

Preliminary Plan submittals with findings of consistency having been made by the respective Planning 

Commission and Board of County Commissioners. These include the provision of adequate buffers and 

transitions from lower, rural density residential development, the provision of adequate urban services by 

Sterling Ranch Metropolitan District, an interconnected system of trails, open spaces and neighborhood 

parks, and the preservation of open space. 

Sterling Ranch Filing No. 2 is consistent with the approved Sketch Plan, Zoning and Preliminary Plan.  As 

there have been no changes to the relevant County Plans since these approvals, the Final Plat continues to 

be in compliance with the County Master Plan. 

County Policy Plan 

The following County Polices are relevant to the requested Final Plat: 

 

• 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 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.  

• Policy 13.1.1: Encourage a sufficient supply and choice of housing at varied price and rent levels 
through land development regulations. 

• Policy 13.1.2: Support the provision of land use availability to meet the housing needs of county 
residents. 
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The project is consistent with the policies of the County Plan which encourages contiguous new 

development that is contiguous with existing residential and is incorporated as a buffer between varying 

densities and housing types. The plat provides for a mix of housing densities and types. Buffers are 

provided in the form of tracts with landscaping and open space along the perimeter of the project. The plat 

provides for additional single-family lots for much needed housing in the County. Tract E will be developed 

in the future with single-family attached units providing an additional housing option in the area. 

Falcon Peyton Small Area Plan 

The site is in an area identified as “Proposed Urban Density Development” specifically defined as an area 

suitable for urban density development. The proposed development directly supports this identification 

and the following goals and policies of the small area plan.  

• 3.1.1 Provide a balance of land uses that respects existing and historical patterns while providing 

opportunities for future residents and businesses. 

• 3.1.4 Provide a variety of different densities of development options. 

• 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. 

• 3.3.4 Meet the housing needs of as many existing and new residents of differing ages, incomes, 

and desired living accommodations. 
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Black Forest Preservation Plan 

The Filing 2 area is located within the Southern Transitional Area also identified as the Cooperative 

Planning Area. The area is located along two arterial roadways identified to be identified as four lane 

roadways in the future and will be constructed by the developer. Adequate services including water 

wastewater, electric, natural gas, roadways, and fire protection have been identified. The site provides an 

additional housing type and appropriate densities to transition from the existing rural residential and the 

future development of the area. 

Water Master Plan 

• Goal 1.1 – Ensure an adequate water supply in terms of quantity, dependability and quality for 
existing and future development. 

• Goal 3.1 – Promote cooperation among water providers to achieve increased efficiencies on 
infrastructure. 

• Goal 3.2 – Promote cooperation among water providers to achieve increased efficiencies on 
treatment. 

• Goal 3.7 – Encourage the interconnection of infrastructure owned by water providers and projects 
that will have access to more than one water source, both to foster conjunctive use and to better 
accommodate water supply emergencies. 

• Goal 5.1 – Identify the potential water supply gap at projected full development build-out (2060).  

• Goal 5.4 – Promote the long-term use of renewable water.  

• Goal 5.5 – Identify any water supply issues early on in the land development process. 

• Goal 6.0 – Require adequate water availability for proposed development.  

• Policy 6.0.8 – Encourage development patterns and higher density, mixed use developments in 
appropriate locations that propose to incorporate meaningful water conservation measures. 

• Policy 6.0.11– Continue to limit urban level development to those areas served by centralized 
utilities. 

 

Sterling Ranch Metro District has sufficient supply and infrastructure in the area to serve this development. 

The total current commitment of the existing Sterling Ranch water supply is 592.89 annual acre feet. The 

total Sterling commitments stand at 453.10 annual acre-feet. 

The Sterling Ranch System includes both decrees and determinations. Local groundwater rights are 

associated with three service area portions; Sterling Ranch, The Retreat, and The Ranch. The system 

includes a central system and some well and septic systems. The Water Resources report primarily focuses 

on the central supply and does not include the 41 rural style lots in the Retreat served by wells in the 

calculations. 

The project is located within Region 3, Falcon Area, containing 4 growth areas projected to be completed 

by 2040, three areas to be completed by 2060, and two other growth areas located on the north and south 

sides of Falcon Highway directly east of Falcon. Specifically, the Water Master Plan states: 
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“Region 3 contains four growth areas west of Falcon projected to be completed by 2040. Other areas of 

2040 growth are projected for the north‐central part of the region west of Highway 24 extending from 

Falcon to 4-Way Ranch. North of Falcon along Highway 24, growth is projected by 2060 on both sides of the 

highway. Just west of Falcon, another small development is projected by 2060 on the north and south sides 

of Woodmen Road. On the east side of Highway 24, three separate areas of growth are projected for 

development by 2060, with the largest of the three spanning from south of Judge Orr Road to east of Peyton 

Highway into Region 4c. This development will likely consist of 35-acre lots that will require individual wells 

to use Denver Basin groundwater. The other two growth areas will be located on the north and south sides 

of Falcon Highway directly east of Falcon. See Figure 5.5 for Region 3 growth map projections.” 

Region 3 has a current water supply of 7,164-acre feet per year and a current demand of 4,494-acre feet 

per year. The 2040 water supply is projected to be 7,921-acre feet per year and the project demand is 

6,403-acre feet. The 2060 water supply is projected to be 8,284-acre feet per year and the projected 

demand is 8,307-acre feet. 

The Sterling Ranch System is expected to serve 3,710 single-family equivalent (SFE) homes in the year 2040 

requiring 1,310 annual acre-feet. In the year 2060 the system is expected to serve 7,310 single-family 

equivalent homes requiring 2,580-acre feet per year. 

In order to meet future demands, contractual arrangements have been made to obtain additional legal and 

physical supply including contracts with McCune Water SR Water LLC. And the Bar X Water. In addition to 

adding off-site sources, additional priority is to acquire and invest in additional renewable water supplies. 

Future supply has been contracted for and implementation is under way. A substantial amount of Not Non-

tributary water is available on the Sterling Ranch site and is the purpose of a pending augmentation plan.  

The Sterling System has opportunity to connect with both the Cherokee Metro District and Woodmen Hills 

Metro District storage and delivery facilities. Sterling wastewater is discharged into the Meridian System 

which in turn has potential to convert some reusable flows to available physical supplies 

 

Consistency with Plat Approval Criteria 

The Final Plat is in substantial compliance with the approved preliminary plan and is consistent with the 

County’s subdivision design standards and regulations. All areas of the proposed subdivision that may 

involve soil or topographical conditions presenting hazards or requiring special precautions have been 

identified and the proposed subdivision is compatible with such conditions. Adequate drainage 

improvements are proposed that comply with State Statute C.R.S. 30-28-133 (3)(c)(VIII) and the 

requirements of the Land Development Code and the Engineering Criteria Manual. Necessary services, 

including police and fire protection, recreation, utilities, and transportation systems, are or will be made 

available to serve the proposed subdivision. The final plans provide evidence to show that the proposed 

methods for fire protection comply with Chapter 6 of the Land Development Code. Necessary off-site 

improvements have been evaluated through the various reports submitted with the Final Plat, as well as 
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the previously approved Preliminary Plan, and will mitigate the impacts of the subdivision in accordance 

with the applicable requirements of Chapter 8 of the Land Development Code.  All public facilities and 

infrastructure reasonably related to the Final Plat have either been constructed or are financially 

guaranteed through the Subdivision Improvements Agreement so the impacts of the subdivision will be 

adequately mitigated. The extraction of any known commercial mining deposit will not be impeded by this 

subdivision.   
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March 18, 2021 
 
Ms. Kari Parsons 
El Paso County Development Services Department 
2880 International Circle, Suite 110 
Colorado Springs, CO  80910 

Sent via online portal at: https://epcdevplanreview.com/Agencies/Home  

 
 RE: Sterling Ranch Filing No. 2 
  Final Plat 

Sec. 33, Twp. 12S, Rng. 65W, Sixth P.M. 
  Water Division 2, Water District 10 

CDWR Assigned Subdivision No. 27182 
 
To Whom It May Concern: 
 
We have received the submittal concerning the above referenced proposal to approve a 
Final Plat for Sterling Ranch Filing No. 2. This would approve the proposal to divide 49 +/- 
acres (Tract A, Sterling Ranch Phase No. 1) into 49 single family residential lots. The 
proposed source of water supply and wastewater disposal is to be served by the Sterling Ranch 
Metropolitan District No. 1 (“District”). This office previously provided written comments, 
dated July 8, 2020, regarding the proposed development; the comments contained herein 
shall supersede those prior comments. 
 
Water Supply Demand 
 
According to the Water Supply Information Summary, the estimated water demand for the 
development is as follows: 
 

Use Amount Water Use Rate 
Demand (acre-

feet/year) 

Residential – 
Household 

49 lots 
0.18 acre-feet/year 

per household 
17.30 

Residential – 
Outdoor 

3,000 square-feet 
per lot 

0.06 acre-feet/year 
per 1,000 square-

feet 

Irrigation 1.76 acres 
0.06 acre-feet/year 
per 1,000 square-

feet 
4.29 

  Total 21.59 

 
The total demand is 21.59 acre-feet/year, which is a portion of the total estimated water 
demand of 255.96 acre-feet/year for Sterling Ranch Phase I Preliminary Plan. 
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It should be noted that standard water use rates, as found in the Guide to Colorado Well 
Permits, Water Rights, and Water Administration, are 0.3 acre-foot per year for each 
ordinary household, 0.05 acre-foot per year for four large domestic animals, and 0.05 acre-
foot per year for each 1,000 square feet of lawn and garden irrigation.   
 
Source of Water Supply 
 
The source of water for the proposed development is to be served by the Sterling Ranch 
Metropolitan District No. 1 (“District”). An updated letter of commitment dated February 
10, 2021 from the District was provided with the referral materials. According to the 
submittal, the District will provide water from Arapahoe and Laramie-Fox Hills aquifer wells 
to a central system utilizing the water rights shown in Table 1, below. 
 
Table 1 – Denver Basin Ground Water Rights 

Aquifer Decree 
Tributary 
Status 

Volume 
(AF) 

Annual 
Allocation 
100 Year 
(AF/Year) 

Annual 
Allocation 
300 Year 
(AF/Year) 

Laramie-Fox Hills 86CW19 NT 53,900 539 179.67 

Laramie-Fox Hills 08CW113 NT 40 0.4 0.13 

Arapahoe 86CW18 NT 57,500 575 191.67 

Total   111,440 1,114.4 371.47 

 
According to 37-90-137(4)(b)(I), C.R.S., “Permits issued pursuant to this subsection (4) shall 
allow withdrawals on the basis of an aquifer life of one hundred years.” Based on this allocation 
approach, the annual amounts of water decreed is equal to one percent of the total amount 
available as determined by Rules 8.A and 8.B of the Statewide Nontributary Ground Water 
Rules, 2 CCR 402-7. Therefore, the water may be withdrawn in those amounts for a maximum 
of 100 years. 
 
In the El Paso County Land Development Code, effective November, 1986, Chapter 5, Section 
49.5, (D), (2) states: 
 
“-Finding of Sufficient Quantity – The water supply shall be of sufficient quantity to meet the 
average annual demand of the proposed subdivision for a period of three hundred (300) years.” 
 
The State Engineer’s Office does not have evidence regarding the length of time for which this 
source will “meet the average annual demand of the proposed subdivision.” However, treating 
El Paso County’s requirement as an allocation approach based on three hundred years, the 
allowed average annual amount of withdrawal of 1,114.4 acre-feet/year would be reduced to 
one third of that amount, or 371.47 acre-feet/year, which is greater than the annual estimated 
demand of 255.96 acre-feet/year for Sterling Ranch Phase I. As a result, the water may be 
withdrawn in that annual amount for a maximum of 300 years. 
 
Additional Comments 
 
Should the development include construction and/or modification of any storm water 
structure(s), the Applicant should be aware that, unless the structure can meet the 
requirements of a “storm water detention and infiltration facility” as defined in section 37-
92-602(8), Colorado Revised Statutes, the structure may be subject to administration by 
this office. The applicant should review DWR’s Administrative Statement Regarding the 
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Management of Storm Water Detention Facilities and Post-Wildland Fire Facilities in 
Colorado, to ensure that the notification, construction and operation of the proposed 
structure meets statutory and administrative requirements. The applicant is encouraged to 
use Colorado Stormwater Detention and Infiltration Facility Notification Portal, located at 
https://maperture.digitaldataservices.com/gvh/?viewer=cswdif, to meet the notification 
requirements. 
 
State Engineer’s Office Opinion 
 
Pursuant to the provision of C.R.S. 30-28-136(1)(h)(II), it is the opinion of this office that the 
proposed water supply is expected to be adequate and can be provided without injury to 
existing water rights. 
 
Our opinion that the water supply is adequate is based on our determination that the amount 
of water required annually to serve the subdivision is currently physically available, based on 
current estimated aquifer conditions. 
 
Our opinion that the water supply can be provided without injury is based on our 
determination that the amount of water that is legally available on an annual basis, according 
to the statutory allocation approach, for the proposed uses is greater than the annual amount 
of water required to supply existing water commitments and the estimated demands of the 
proposed subdivision. 
 
Our opinion is qualified by the following: 
 
The Division 2 Water Court has retained jurisdiction over the final amount of water available 
pursuant to the above-referenced decrees, pending actual geophysical data from the aquifer. 
 
The amounts of water in the Denver Basin aquifers, and identified in this letter, are 
calculated based on estimated current aquifer conditions. For planning purposes the 
county should be aware that the economic life of a water supply based on wells in a given 
Denver Basin aquifer may be less than the 300 years used for allocation due to anticipated 
water level declines. We recommend that the county determine whether it is appropriate 
to require development of renewable water resources for this subdivision to provide for a 
long-term water supply. 
 
Should you or the applicant have questions regarding any of the above, please contact Kate 
Fuller of this office.     
 
Sincerely, 

 
Kate Fuller, P.E. 
Water Resource Engineer 
 
ec: Bill Tyner, Division 2 Engineer 
 Doug Hollister, District 10 Water Commissioner 
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 Environmental Health Division 
1675 W. Garden of the Gods Road 
Suite 2044 
Colorado Springs, CO 80907 
(719) 578-3199 phone 
(719) 578-3188 fax 

www.elpasocountyhealth.org 
 

 

Sterling Ranch, Filing No. 2, SF-20-15 
 

Please accept the following comments from El Paso County Public Health 
regarding the project referenced above: 
 

• The proposed 49.54-acre 49 lot residential development will be 
provided water and wastewater by Sterling Ranch Metropolitan District 
No.1, (PWSID # CO0121724) through an Inter-Governmental Agreement 
with Sterling Ranch Metropolitan District No. 2.  
 

• There is a finding for water quality sufficiency for water obtained from 
Sterling Metropolitan District No. 1.  
 

• There are Letters of Commitment to Serve water and wastewater to the 
project from Sterling Ranch Metropolitan District No. 1 dated 
10Feb2021.    

 

• Radon resistant construction building techniques/practices are 
encouraged to be used in this area.  The EPA has determined that 
Colorado, and the El Paso County area, have potentially higher radon 
levels than other areas of the country. 

  
• Earthmoving activity in excess of one acre, but less than twenty-five 

acres, requires a local Construction Activity Permit from El Paso 
County Public Health.  Go to 
https://www.elpasocountyhealth.org/service/air-quality/construction-
activity-application for more information. Earthmoving activities 
greater than 25 acres require a Construction Activity Permit from the 
Colorado Department of Public Health and Environment, Air Pollution 
Control Division. Go to: 
https://www.colorado.gov/pacific/cdphe/general-air-permits 
 

• El Paso County Public Health encourages planned walk-ability of 
residential communities.  Please consider appropriate connections to 
commercial areas through the use of sidewalks, and bike trails.  Walk-
ability features help reduce obesity and associated heart diseases.  

 
Mike McCarthy 
El Paso County Public Health 
719-575-8602 
mikemccarthy@elpasoco.com  
16Mar2021 
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