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El Paso County  

Falcon/Peyton Small Area Master Plan Update 
Advisory Committee Meeting 

 
25 July 2007 

3-5 pm 
 

LOCATION:  El Paso County Development Services Department  
 2nd Floor Conference Room 

 2880 International Circle Colorado Springs, CO 80910 
 

ATTENDEES:  David Sealander, Committee Member 
 Jeremy Hammers, Committee Member 
 Dave Elliott, Committee Member 
 David Litzelman, Committee Member 
 Jason Alwine, Committee Member 
 Trent Harwig, Committee Member 
 Tammy Jansma, Committee Member 
 Adrian Stanciu, Committee Member 
 Lynne Bliss, Committee Member 
 Darsey Nicklasson, Committee Member 
 Kevin Butcher, Committee Member 
 David Powell, Planning Commissioner and Liaison 
 Caecilie Ford, Resident 
 Carl Schueler, El Paso County 
 Meggan Yoest, El Paso County 
 Aaron Briggs, HB&A 
 Tasha Norman, HB&A 
 
AGENDA 
 
1) Summary of Previous Meeting & Agenda for this meeting 
 

Meggan and Tasha summarized the last meeting, which included a presentation on the 
population/demographics in the area.  Tasha stated that she thought the group had a 
good, productive discussion about the former plan and the planning process. 
 
Tasha gave an update on a disputed map that seemed to be showing buildings that have 
been constructed vs. not constructed.  It turns out that the data behind the map was for 
building permits issued, so the map showed where permits had been issued, not 
necessarily where construction had already occurred.  
 
Carl mentioned that he has provided HB&A with a more accurate household size number, 
to further enhance the accuracy of the population estimates from last week. 
 
Tasha mentioned that the visioning session would be limited to 1.5 hours, so that we 
have remaining time for the other agenda items. 
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2) Visioning, Goals, and Objectives (50 Minutes – Tasha/Aaron/Meggan) 

 
Tasha explained that the previous plan was organized into Goals, Policies, and Action 
items.  Some of these terms might be dated now, and common practice is to refer to 
Goals, Objectives, and Implementation Strategies. 
 
Goals are the big, broad statement ways to implement the overall vision of the plan. 
Objectives (or Policies) are more specific courses of action that would support individual 
goals. Actions (or Implementation Strategies) are the specific items that would need to be 
accomplished to fulfill the objectives. 
 
The 1993 plan did not include a vision statement, but we may want to include one in this 
plan.  However, because we have previous goals to respond to, it will be more efficient 
for us to think through the goals and then formulate a vision statement that encapsulates 
the goals and principles that were found to be important. 
 
Tasha passed out a questionnaire for the committee members to fill out.  This 
questionnaire will help to define the goals and principles that are most important to the 
community. 

 
At this point, Tasha started a discussion that worked through the 1993 plan goals and 
discussed the principles and ideas that are important to keep, and what may need to 
change for this updated plan’s goals.  The discussion was divided into the broad goal 
categories. 
 
Transportation 

· Although the 2 documents are interdependent, we don’t necessarily want to 
create a circular reference between the Major Transportation Corridors Plan and 
the Master Plan. 

· There will not be a “Small Area Transportation Plan” to accompany the land-use 
focused “Small Area 
Master Plan” 

· Alternative 
Transportation is 
important 

· Funding of 
transportation corridor 
improvements is tied to 
development 

· Maintenance costs are 
borne by the County, 
and the extent of the 
road network should be 
planned to make the 
maintenance efficient. 

· New transportation 
routes should be 
identified and 
reasonably protected, in 
addition to Highway 24. 

· There are already 
significant breaks in the 
integrity of flow on d 
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Highway 24. There may be a desire to accommodate more intersection points in 
identified town center areas. 

· Peyton Highway and the Curtis/Stapleton corridor are other important corridors. 
· Coordinate free flow of traffic on Highway 24 with the idea of an urban core in 

Falcon, which could cause congestion on 24. 
· An environmentally conscious network (both in terms of transportation efficiency 

and the impact of the roads themselves) should be a priority. 
· Air Transportation and the future of Meadowlake Airport should be part of the 

equation also. 
· We need to take into account the difference between the long and short term 

impacts and plans. 

 
Land Use 
 

· It will be important to consider the wording on this one.  Carl mentioned he’s 
been dealing with the 1993 plan’s wording of “rural character” and the disconnect 
with the existing character of the area. Based on the El Paso County Policy Plan 
(1998) and the El Paso County Land Development Code, there is also a 
difference between rural and rural residential. 

· The terms commonly used are rural (>10 acre lots), rural residential (2.5-10 
acres), and urban (<2.5 acres). 

· Subareas will be relevant in this section, because the land use goals will 
probably be somewhat different in different areas.  Objectives can be used to 
hone in on the subareas. 

· Rural residential and urban development are essentially end-states for our 
purposes.  Rural densities may change over time as they are subdivided and 
platted, but it is often less practical to redevelop larger areas or existing  rural 
residential subdivisions, unless there is a lot of market pressure to make the 
change, and/or the uses in rural residential area are of lower economic value or 
are transitional in nature. 
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· There is a need to respect the changes in the character of the area since 1993.  
Infill may be a bigger consideration in this plan than previously. 

· Contiguous development?  Some like the idea and some don’t like the idea of 
promoting contiguous development. 

· The group is concerned with a balance of land uses, and not necessarily a 
dominance of any one over the others.  

· Industrial and unique and 
non-traditional uses should 
be addressed in the plan 

· Rural Commercial uses 
need consideration. 

· Land Use Compatibility is 
important, rather than 
limiting certain types of 
development, we should 
ensure that if they’re done, 
they’re done compatibly 
with surrounding 
development. 

· Airport compatibility will be 
important. 

· Grandfathered areas  (ie. 
Existing approvals) will 
likely need to be viewed as  
a given in our plan providing 
these approvals are 
reasonably current and/or 
are being actively 
implemented. 
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Housing 
 

· Variety of housing types and price ranges 
· “Meet the needs of all residents”.  Needs to be defined somewhat. 
· Recognize the fact that this plan cannot assure the actual provision of any types 

of housing development.  It can only “provide or allow” for it, by encouraging or 
discouraging it.  The market will judge whether it happens or not. 

· Recognize mobile home parks/manufactured housing 
· Recognize other types of housing (multifamily, etc.) 
· The County’s approach to covenants is pretty hands-off, and limited to very 

specific relationships concerning specific topics such as water supply and 
maintenance functions tied to subdivision. 

 
Economic Development 
 

· Economic Development = job base + tax base 
· Primary (basic) employers are key.  These bring dollars from outside the 

community (e.g. military or manufacturing versus school teacher of service 
worker) 

· Is it possible to support economic development through a land-use plan? 
· Plan could accommodate first the non-basic service uses that help balance the 

land uses in the area and also create tax base, and then support the 
accommodation of primary/basic employers providing the market creates a 
potential for these jobs to be created in the area. 

· Quality of Life features (schools, transportation, amenities) enhance economic 
development by attracting jobs.   

· Consider removing this category of goals from the plan.  It’s not a traditional 
category. 
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3) Public Workshop 
At this point, we ended the goals discussion, because it was past 4:30 pm, and we 
needed to move on. 
 
Aaron and Tasha gave a quick summary of the public workshop setup and plan, and 
asked for the involvement and attendance of the committee members.  We will need help 
manning the stations and engaging the visiting public. 
 
The group decided on 5:30-7:30 as an ideal time for the meeting. 
 
We will work on organizing the workshop with the presentation in the middle of two 
informal open-house type sessions. 
 
30 minutes browsing and input stations 
60 minutes presentation 
30 minutes browsing and input stations 
 

4) Committee Chair Election 
Tasha started by briefly explaining the expectations of the chair and the importance of 
avoiding the perception of a conflict of interest in that position, and asked for nominations 
 
Lynne Bliss expressed interest in the chair position. 
 
Jason Alwine expressed interest in the vice-chair position 
 
Carl stated that while Sandra Martin was not present at the meeting, she had asked him 
to put her name in as volunteering for the chair position. 
 
By voice vote, Lynne was elected Chair and Jason was elected vice-chair. 

 
The new chair adjourned the meeting shortly before 5pm. 


