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  Carrie Geitner, Chair 

 

FROM: Planner Name: Lacey Dean, Associate Planner 

  Engineer Name: Bret Dilts, Senior Engineer 

 

RE:  Project File Number: ANX2412 

  Project Name: Peach Ranch Annexation 

  Parcel Number: 5200000046 

  Commissioner District:  1 

OWNER:  REPRESENTATIVE: 

Peach Ranch, LLC 

1075 Mandevilla Way 

Corona, CA 92879 

City of Colorado Springs Planning Department 

30 South Nevada Avenue, Suite 701 

Colorado Springs, CO 80903 

Board of County Commissioners Hearing Date: 11/4/2025 

 

EXECUTIVE SUMMARY 

Acknowledgment of an Annexation Impact Report for the Peach Ranch Annexation. Pursuant to State 

Statute, the Board of County Commissioners does not approve or deny an Annexation Impact Report. The 

report provided by El Paso County notifies the County of the annexation request and describes potential 

impacts in very general terms.  

 

The property consists of 42.34 acres and is zoned RR-5 (Residential Rural). The property is situated 

approximately 0.5 miles from the intersection of Research Parkway and Powers Boulevard. The area of 
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proposed annexation is an enclave, which is an area of unincorporated El Paso County that is surrounded 

on all sides by the City of Colorado Springs, more specifically, the Wolf Ranch community, which is a largely 

residential master planned community.  The annexation request was reviewed by the City of Colorado 

Springs Planning Commission on December 10, 2024, and recommended to City Council for approval of 

the annexation and zone change as presented. This request is expected to be heard before the Colorado 

Springs City Council on November 10, 2025. 

 

ZONING MAP 
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A. BACKGROUND 

The petition for annexation of the 42.43-acre, RR-5 (Rural Residential) zoned enclave was received in 

November of 2024 (PCD File No. ANX2412). The Land Use Plan provided by the City of Colorado Springs 

indicates the future use shall be Residential Flex Low with Streamside and Airport Overlays (R-

Flex0Low/SS-O/AP-O).  Upon initial review, no comments were returned to the City from County Staff. 

A second submittal of the annexation was received in December of 2024, upon which County Staff 

commented that an Annexation Impact Report would be required since the area of annexation 

exceeded 10 acres. A third submittal was received in February of 2025, upon which County Staff 

commented that an Annexation Impact Report had not yet been submitted for review. The Annexation 

Impact Report and the Notice of Hearing were received in September of 2025.  

 

B. APPROVAL CRITERIA 

Pursuant to Colorado State Statutes, the County does not approve or deny an Annexation Impact 

Report. The Annexation Impact Report provided by the City of Colorado Springs notifies the County and 

describes the potential impacts of the proposed annexation. This request complies with Chapter 10 

(Annexation and Disconnection) of the Land Development Code and with Colorado State Statutes. 

Section 10.1.7 of the Land Development Code provides standards for review of Annexation Impact 

Reports. The Code sections are included below. Following each bullet point, staff has provided an 

analysis of the report requirements and the review criteria as they pertain to this request.  

 

10.1.7. Standards for Review of Annexation Impact Reports 

The Board of County Commissioners shall evaluate the annexation impact report for the following: 

 

• Has the municipality made adequate provisions for the requisite level of utility services to the area? 

 

If the annexation is approved by the City Council, all municipal services (utilities, fire, police, 

streets, etc.) will be provided by the City of Colorado Springs. 

 

• Has the municipality made adequate provisions for the requisite level of police and fire protection? 
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If the annexation is approved by the City Council, all municipal services (utilities, fire, police, 

streets, etc.) will be provided by the City of Colorado Springs. 
 

 

• Will the proposed annexation encourage growth patterns which are inconsistent with the Master 

Plan either in terms of the type of land use or the timing of such growth? 

 

The Placetype found in this area is Urban Residential, which supports single-family and multi-

family residential. Based on the Annexation Impact Report, future use will include detached single-

family residential at 3.66 dwelling units per acre, which would be consistent with the El Paso 

County Master Plan. The parcel is in the designated Area of Change, which supports undeveloped 

portions of the County that are adjacent to a built-out area being developed to match the 

character of adjacent development. The intended residential use of the parcel matches the 

character of the surrounding development. The parcel is in the Enclaves Key Area, which proposes 

that the character and intensity of new development or redevelopment should match that of the 

development in the municipality surrounding. The zoning proposed by the City of Colorado 

Springs includes a Streamside Overlay (SS-O) district, the purpose of which is to guide the 

development and maintenance of the property adjacent to stream corridors in a manner that is 

compatible with the environmental conditions, constraints, and character of these areas. 

 

• Will the proposed annexation create unreasonable roadway maintenance/drainage problems? 

 

A Traffic Impact Study was not submitted with the proposed annexation. The proposed 

annexation will not have unreasonable detrimental impacts upon the land adjoining the area 

proposed to be annexed in terms of County roadway maintenance. There are no County 

roadways within the annexation area and there are no County roads in the vicinity of this 

annexation that will be affected.  

 

A drainage report was not submitted with the annexation application for County review. Future 

development of the annexation area will need to address any off-site drainage impacts in 

unincorporated areas and identify necessary improvements. 
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• Will the proposed annexation have unreasonable detrimental impacts upon land adjoining the area 

proposed to be annexed in terms of land use compatibility, timing of growth or other development 

related concerns? 

 

The proposed annexation will not have unreasonable detrimental impacts upon the land 

adjoining the area proposed to be annexed in terms of land use compatibility, timing of 

growth, or other development-related concerns, as noted previously in the discussion 

regarding consistency between the proposed use with the elements of the Master Plan.  

 

• Will the annexation create County enclaves within the municipality which have little or no possibility 

of future annexation by the municipality? 

 

The proposed annexation will result in a remaining area of approximately 55 acres, to the south 

of the proposed area of annexation, within the existing enclave. According to GIS data, the 

remaining parcels in this enclave are not within the City of Colorado Springs area of Annexation 

interest; however, this area could possibly be annexed in the future by petition for annexation. 

 

• Will the annexation remove land from an existing special district to the extent that the provision of 

service by the special district to the balance of the special district is no longer financially feasible? 

 

The proposed annexation will not remove land from an existing special district, as the subject 

parcel does not belong to an existing special district and will therefore have no impact.  

 

The Annexation Impact Report meets the statutory requirements of the Land Development Code.  

 

C. ATTACHMENTS 

Map Series 

 Annexation Impact Report 

Annexation Plat 
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PEACH RANCH ADDITION NO. 1 
ANNEXATION IMPACT REPORT 

 
September 24, 2025 

 
The Annexor and property owner, Peach Ranch, LLC, have submitted an annexation application request to the 
City of Colorado Springs consisting of 42.43 acres located east of North Powers Boulevard and Research 
Parkway off Tutt Boulevard dead-end. The State of Colorado requires that an Annexation Impact Report (A.I.R.) 
be prepared and submitted to the Board of County Commissioners of El Paso County prior to being heard by the 
City Council of Colorado Springs.  The required elements of the A.I.R. are as follows: 
31-12-108.5. Annexation Impact Report 
The municipality shall prepare an impact report concerning the proposed annexation at least twenty-five days 
before the date of the hearing (November 10, 2025 - City Council Regular meeting) established pursuant to 
section 31-12-108 and shall file one copy with the board of county commissioners governing the area proposed 
to be annexed within five days thereafter. Such report shall not be required for annexations of ten acres or less 
in total area or when the municipality and the board of county commissioners governing the area proposed to be 
annexed agree that the report may be waived. 

 
Such report shall include, as a minimum: 

a) A map or maps of the municipality and adjacent territory to show the following information: 
(I) The present and proposed boundaries of the municipality in the vicinity of the proposed 

annexation; 
(II) The present streets, major trunk water mains, sewer interceptors and outfalls, other utility lines 

and ditches, and the proposed extension of such streets and utility lines in the vicinity of the 
proposed annexation; and 

(III) The existing and proposed land use pattern in the areas to be annexed; 
b) A copy of any draft or final pre-annexation agreement, if available; 
c) A statement setting forth the plans of the municipality for extending to or otherwise providing for, 

within the area to be annexed, municipal services performed by or on behalf of the municipality at the 
time of annexation; 

d) A statement setting forth the method under which the municipality plans to finance the extension of 
the municipal services into the area to be annexed; 

e) A statement identifying existing districts within the area to be annexed; and 
f) A statement on the effect of annexation upon local-public school district systems, including the 

estimated number of students generated and the capital construction required to educate such 
students. 

 
The applicant has prepared the Sands Master Plan, which is attached and which provides most of the requested 
information. The remainder of this report will answer the specifically listed A.I.R. checklist information. 

a) A map or maps of the municipality and adjacent territory to show the following information: 
(I) The present and proposed boundaries of the municipality in the vicinity of the proposed 

annexation; 
The attached Concept Plan and Annexation Plat are contextual maps of the proposed annexation, 
which shows the site, City and County boundaries, and current zoning in both jurisdictions. 

 
(II) The present streets, major trunk water mains, sewer interceptors and outfalls, other utility 

lines and ditches, and the proposed extension of such streets and utility lines in the vicinity 
of the proposed annexation; and 
The attached Concept Plan shows the location of major existing and proposed streets, City utility, 
public improvements and drainage infrastructure and facilities. 

 
(III) The existing and proposed land use pattern in the area to be annexed; 

The attached Concept Plan shows the proposed land use pattern for the area being annexed.  
Currently, this development site is vacant and surrounded by Wolf Ranch residential developments 
at 2-4 dwelling units per acre. If approved, this site would be developed into detached single-family 
residential use at 3.66 dwelling units per acre.  
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b) A copy of any draft or final pre-annexation agreement, if available; 
Attached find the most recent draft of the Peach Ranch Addition No. 1 Annexation Agreement. 

 
c) A statement setting forth the plans of the municipality for extending to or otherwise providing for, 

within the area to be annexed, municipal services performed by or on behalf of the municipality 
at the time of annexation; 
If the annexation is approved by the City Council, all municipal services (utilities, fire, police, streets, etc.) 
will be provided by the City of Colorado Springs. 

 
d) A statement setting forth the method under which the municipality plans to finance the extension 

of the municipal services into the area to be annexed; 
This property will be subject to standard annexation agreement provisions regarding extension of public 
facilities and utilities.  Generally, the owner/developer is responsible for extending these services into the 
annexed land. 

 
e) A statement identifying existing districts within the area to be annexed; and 

According to El Paso County Assessor records, the subject property is in the following districts: 

• Academy School District #20; 

• Pikes Peak Library District; 

• Black Forest Fire Protection District; 

• El Paso County Conservation District 
 

f) A statement on the effect of annexation upon local-public school district systems, including the 
estimated number of students generated and the capital construction required to educate such 
students. 
Academy District 20 is in receipt of File #ANEX-24-0012 for approval of the Annexation of Peach Ranch 
Addition No. 1. The District is requesting fees in lieu of land dedication per the existing City Code for all 
residential units within this development. The District is experiencing ongoing residential development.  
The District gained approximately 12,000 new residential units between 2018 and 2024 which included 
5,278 Single Family, 1,156 Single Family Attached, and 5,576 Apartments as reported to the District by 
local developers.  During that same timeframe, the District only experienced a total membership increase 
of 138 students.  This information is updated annually in October. A drop in the birth rate plus the 
significant increase in the cost of housing has contributed to the slowed student growth in the District. 
The District is able to serve each student who is a resident of District 20. 
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Phone: (303) 713-1898
Littleton, Colorado  80122
300 East Mineral Ave., Suite 1

Fax: (303) 713-1897
www.aztecconsultants.com

AzTec Consultants, inc.
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