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AGENDA 
 

Board of County Commissioners (“BOCC”) Land Use Meeting 
Thursday, August 28, 2025 - 9:00 AM 

Participate remotely through Facebook Live on the El Paso County Facebook page. 
(Meeting may be held telephonically at the Chair’s discretion.) 

Centennial Hall Auditorium 
200 S. Cascade Avenue 

Colorado Springs, Colorado 
 

 
Call to Order 
 

1. Invocation 

2. Pledge of Allegiance to the Flag of the United States of America 

3. Staff Emergency Items 

4. Changes/Postponements/Notice of Next Meeting 

5. Public Comment on Items Not Scheduled on the Agenda 

6. Land Use Consent Calendar 

a. PRELIMINARY PLAN - WINDERMERE PRELIMINARY PLAN MINOR 
AMENDMENT PHASE 2 - A request by Kimley-Horn and Associates, Inc. for 
approval of a 9.26-acre Preliminary Plan amendment creating 150 multi-family 
units. The property is zoned RM-30 (Residential Multi-Dwelling) and is located at 
7653 Mardale Lane, directly northeast of the intersection of North Carefree 
Circle and Marksheffel Road. The item was heard at the July 17, 2025, Planning 
Commission meeting and recommended for approval 5-0 on the consent 
agenda. (Parcel No. 5329416011) (Commissioner District No. 2) (SP-22-003) 
(Kylie Bagley, Principal Planner - Planning and Community Development) 

b. SKETCH PLAN - JANE DAVIS RANCH - A request by Jane Davis Living Trust 
for approval of a 397.32-acre Sketch Plan consisting of approximately 215.97 
acres of residential uses with a minimum lot size of 5 acres, 133.67 acres of 
residential uses with a minimum lot size of 2.5 acres, 4.61 acres of commercial 
uses, 6.44 acres of park and open space areas, 9.45 acres of stormwater 
detention areas, 2.69 acres for a regional trail, 21.41 acres for rights-of-way, and 
31.88 acres of land set aside for preservation of the natural floodway that flows 
through the property. At full build-out, the maximum development potential 
contemplated within the Sketch Plan area consists of 93 dwelling units. The 
property is zoned A-35 (Agricultural) and is located on the north side of Judge 
Orr Road, at the northwest corner of the intersection of Judge Orr Road and 
Elbert Road. The item was heard on the regular agenda at the July 17, 2025, 
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Planning Commission meeting, and was recommended for approval with a vote 
of 5-0. (Parcel Nos. 4233000031, 4200000354, 4200000359, 4200000469, 
4200000470, 4200000492, 4200000493, 4200000494, and 4200000495) 
(Commissioner District No. 2) (SKP-23-002) (Ryan Howser, Principal Planner - 
Planning and Community Development) 

c. FINAL PLAT - TABLE ROCK HOMESTEADS FINAL PLAT - A request by 
Thaddeus J. Jarosz for approval of a 107-acre Final Plat creating 10 single-
family lots. The property is zoned RR-5 (Residential Rural) and is located a third 
of a mile east of the intersection of East Thunder Road and Gamblers Place. 
The item was heard on the consent agenda at the July 17, 2025, Planning 
Commission meeting, and was recommended for approval with a vote of 5-0. 
(Commissioner District 1) (Parcel Nos. 5100000012 & 5100000026) (SF-25-004) 
(Joe Letke, Planner - Planning and Community Development) 

d. MAP AMENDMENT (REZONING) - TRIPLE H RANCH REZONE - A request by 
P760 Land, LLC for approval of a Map Amendment (Rezoning) of two properties 
totaling 752.68 acres from A-35 (Agricultural) to RR-2.5 (Residential Rural). The 
properties are located north of Jones Road, 0.23 miles east of the intersection of 
Murr Road and Jones Road, and 0.49 miles west of the intersection of North 
Peyton Highway and Jones Road. The item was heard as a regular item at the 
August 7, 2025, Planning Commission meeting, and was recommended for 
approval with a vote of 7-0. (Parcel Nos. 3300000168 and 3300000388) 
(Commissioner District No. 2) (Joe Letke, Planner - Planning and Community 
Development) 

7. Called-Up Consent Calendar 

Land Use Regular Items 

8. WAIVER - MARIAH TRAIL WAIVER - A request by Wayne Anthony Custom Homes for 
approval of a Waiver of Section 8.5.1.C of the El Paso County Land Development 
Code. Section 8.5.1.C requires land being dedicated to the County to be free and clear 
of encumbrances. The property is located at 19205 Mariah Trail and is located 0.20 
miles south of the intersection of Mariah Trail and Thunder Road West. This item was 
heard by the Planning Commission on August 21, 2025, and was recommended for 
approval by the Boad of County Commissioners with a vote of 4-1. (Parcel No. 
5100000511) (Commissioner District No. 1) (WV-25-001) (Kylie Bagley, Principal 
Planner - Planning and Community Development) 

9. SPECIAL DISTRICT SERVICE PLAN - FALCON FIELD METROPOLITAN DISTRICT, 
FALCON FIELD RESIDENTIAL METROPOLITAN DISTRICT NO. 1,  AND  FALCON 
FIELD RESIDENTIAL METROPOLITAN DISTRICT NO. 2 - A request from Icenogle 
Seaver Pogue, P.C., for approval of a Colorado Revised Statutes Title 32 Special 
District Service Plan for the Falcon Field Metropolitan District, Falcon Field Residential 
Metropolitan District No. 1 and Falcon Field Residential Metropolitan District No. 2. The 
57.67-acre area included within the request is zoned CR (Commercial Regional), RS-
5000 (Residential Suburban), and RM-12 (Residential Multi-Dwelling), and is located 
immediately east of the intersections of Woodmen Road and Highway 24. The service 
plan includes the following: a maximum debt authorization of $35,000,000.00, a debt 
service mill levy of 50 mills for residential, and a debt service mill levy of 30 mills for 
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commercial, operations and maintenance mill levy of 10 mills for residential, and 5 mills 
for commercial, and a special purpose mill levy of 5 mills for a total maximum combined 
mill levy of 65 mills for residential and total maximum combined mill levy of 40 mills for 
commercial. The item was heard on the regular agenda at the July 17, 2025, Planning 
Commission meeting, and was recommended for approval with a vote of 5-0.  There is 
no public opposition to the request. (Multiple Parcel Nos.) (Commissioner District No. 2) 
(ID-25-002) (Kari Parsons, Principal Planner - Planning and Community Development) 

10. SPECIAL DISTRICT SERVICE PLAN - STONEBRIDGE METROPOLITAN DISTRICT 
NOS. 1-6 - A request from White Bear Ankele Tanaka & Waldron, for approval of a 
Colorado Revised Statutes Title 32 Special District Service Plan for the Stonebridge 
Metropolitan District Nos. 1-6. The 160-acre area included within the request is zoned 
RR-5 (Residential Rural), RS-5000 (Residential Suburban), RM-12 (Residential Multi-
Dwelling), RM-30 (Residential Multi-Dwelling), and I-3 (Heavy Industrial) and is located 
north of  Cowpoke Road, east of Black Forest Road, and south of the future extension 
of Marksheffel Road. The Service Plan includes the following: a maximum debt 
authorization of $26,000,000.00, a debt service mill levy of 50 mills for residential and 
commercial, and an operations and maintenance mill levy of 10 mills, and 5 mills for 
special purpose, for a total maximum combined mill levy of 65 mills. . The item was 
heard on the regular agenda at the July 17, 2025, Planning Commission meeting, and 
was recommended for approval with a vote of 5-0. There is no public opposition to the 
request. (Multiple Parcel Nos.) (Commissioner District Nos. 1 and 2) (ID-24-001) (Kari 
Parsons, Principal Planner - Planning and Community Development) 

11. SPECIAL DISTRICT SERVICE PLAN - MONUMENT RIDGE METROPOLITAN 
DISTRICT NOS. 1-3 - A request from White Bear Ankele Tanaka & Waldron, for 
approval of a Colorado Revised Statutes Title 32 Special District Service Plan for the 
Monument Ridge Metropolitan District Nos. 1-3. The 64-acre area included within the 
request is zoned RS-6000 (Residential Suburban) and RM-12 (Residential Multi-
Dwelling), and is located east of Monument Hill Road, and south of County Line Road. 
The Service Plan includes the following: a maximum debt authorization of 
$20,000,000.00, a debt service mill levy of 0 (zero), 25 and 50 mills for residential, and 
an operations and maintenance mill levy of 10 mills, and 5 mills for special purpose, for 
a total maximum combined mill levy of 65 mills. The item was heard on the regular 
agenda at the July 17, 2025, Planning Commission meeting, and was recommended 
for approval with a vote of 5-0.  There is no public opposition to the request. (Multiple 
Parcel Nos.) (Commissioner District No. 1) (ID-24-005) (Kari Parsons, Principal Planner 
- Planning and Community Development) 

12. SPECIAL DISTRICT SERVICE PLAN - HAVEN VALLEY METROPOLITAN DISTRICT 
- A request from Spencer Fane LLP, for approval of a Colorado Revised Statutes Title 
32 Special District Service Plan for the Haven Valley Metropolitan District. The 13-acre 
area included within the request is zoned PUD (Planned Unit Development) and is 
south of Bradley Road and southeast of the intersection of Main Street and Cable 
Lane. The Service Plan includes the following: a maximum debt authorization of 
$9,000,000.00, a debt service mill levy of 50 mills for residential, and an operations and 
maintenance mill levy of 10 mills, and 0 mills for special purpose, for a total maximum 
combined mill levy of 60 mills. The item was heard on the regular agenda at the July 
17, 2025, Planning Commission meeting, and was recommended for approval with a 
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vote of 5-0. There is no public opposition to the request. (Multiple Parcel Nos.) 
(Commissioner District No. 4) (ID-25-001) (Kari Parsons, Principal Planner - Planning 
and Community Development) 

13. SKETCH PLAN - FLYING HORSE EAST PHASE 1 - A request by Flying Horse Land 
Company, LLC for approval of a 1,821.3-acre Sketch Plan consisting of approximately 
818 acres of residential uses, 31.2 acres of commercial uses, 89.9 acres of institutional 
uses, 521.1 acres of land designated as mixed-use, 47.7 acres of right-of-way, 30.6 
acres of open space/parks, 96.6 acres of land dedicated to stormwater detention, and 
186.1 acres of land set aside for preservation of the natural floodway that flows through 
the property. At full build-out, the maximum development potential contemplated within 
the Sketch Plan area consists of 4,973 dwelling units, a maximum potential gross 
density of 6 dwelling units per acre. The property is zoned RR-5 (Residential Rural), 
CR (Commercial Regional), CC (Commercial Community), RS-5000 (Residential 
Suburban), and I-2 (Limited Industrial), and is located at 16661 Highway 94, Colorado 
Springs, CO, 80930. The item was heard on the regular agenda at the June 19, 2025, 
Planning Commission meeting, and the motion for a recommendation of approval failed 
with a vote of 3-5, resulting in a recommendation for denial. (Parcel Nos. 4400000438, 
4400000360, and 4400000374) (Commissioner District No. 4) (SKP-24-002) (Ryan 
Howser, Principal Planner - Planning and Community Development) 

14. Department and Committee Reports/Non-Action Items 

15. Addendum 

16. Executive Session 

 

Adjourn 
 
 
 
 
 
 
 

 
 
 
 

 



 
 
 
 
 
 
 
 

 

EL PASO BOARD OF COUNTY COMMISSIONERS 

 
AGENDA ITEM SUMMARY 

 

 
Date: Thursday, August 28, 2025 Item No. 6.a. 
 
To: 

 
Board of County Commissioners 

 
From: 

 
Kylie Bagley, Principal Planner - Planning and Community Development 

 
Agenda 
Wording: 

 
SP-22-003 - PRELIMINARY PLAN - WINDERMERE PRELIMINARY PLAN 
MINOR AMENDMENT PHASE 2 - A request by Kimley-Horn and Associates, Inc. 
for approval of a 9.26-acre Preliminary Plan Amendment creating 150 multi-family 
units. The property is zoned RM-30 (Residential Multi-Dwelling) and is located at 
7653 Mardale Lane and is directly northeast of the intersection of North Carefree 
Circle and Marksheffel Road. The item was recommended for approval 5-0, on the 
consent agenda. (Parcel No. 5329416011) (Commissioner District No. 2) (SP-22-
003) 

 

SUMMARY (including information on budgeted matters) 
A request by Kimley-Horn and Associates, Inc. for approval of a 9.26-acre Preliminary Plan 
Amendment creating 150 multi-family units. The property is zoned RM-30 (Residential Multi-
Dwelling) and is located at 7653 Mardale Lane and is directly northeast of the intersection of 
North Carefree Circle and Marksheffel Road. The item was recommended for approval 5-0, on 
the consent agenda. 
 
BACKGROUND (including information on budgeted matters) 
 
ESTIMATED TIME FOR PRESENTATION 
5 minutes 

FINANCIAL IMPLICATIONS 

Business Year: 2025 Subject to TABOR? NO 
Fund:  
Funding Amount: $0.00 
Increase to original 
adopted Budget 

 
$0.00 

Net Cost to County: $0.00 
Total Project Cost: $0.00 
Vendor Information  
 

ATTACHMENTS 

SP-22-003 BOCC MEMO PACKET 
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MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

PLANNING AND COMMUNITY DEVELOPMENT 

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

 

SUMMARY MEMORANDUM 

TO:  El Paso County Board of County Commissioners   

FROM:  Planning & Community Development  

DATE:  8/28/2025 

RE:  SP223; Windermere Preliminary Plan Minor Amendment Phase 2 

 

Project Description 

A request by Kimley-Horn and Associates, Inc. for approval of a 9.26-acre Preliminary Plan Amendment 

creating 150 multi-family units. The property is zoned RM-30 (Residential Multi-Dwelling) and is located at 

7653 Mardale Lane and is directly northeast of the intersection of North Carefree Circle and Marksheffel 

Road. The item was recommended for approval 5-0, on the consent agenda. 

 

Notation 

Please see the Planning Commission Minutes for a complete discussion of the topic and the project 

manager’s staff report for staff analysis and conditions. 

 

Planning Commission Recommendation and Vote 

Byers moved / Moraes seconded for Approval of the Preliminary Plan utilizing the resolution attached to the 

staff report, that this item be forwarded to the Board of County Commissioners for their consideration. The 

motion for Approval was approved (5-0). The item was heard as a consent agenda item. 
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Discussion 

The item was heard as a consent agenda item; there was no discussion. 

 

Attachments 

1. Planning Commission Minutes from 7/17/2025. 

2. Signed Planning Commission Resolution. 

3. Planning Commission Staff Report. 

4. Draft BOCC Resolution. 
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MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

  PLANNING AND COMMUNITY DEVELOPMENT   

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

  

EL PASO COUNTY PLANNING COMMISSION 

MEETING RESULTS (UNOFFICIAL RESULTS) 

Planning Commission (PC) Meeting 

Thursday, July 17, 2025, El Paso County Planning and Community Development Department 

2880 International Circle, Colorado Springs, Colorado – Second Floor Hearing Room  

REGULAR HEARING at 9:00 A.M.  

PC MEMBERS PRESENT AND VOTING: SARAH BRITTAIN JACK, JIM BYERS, BECKY FULLER (VIRTUAL), ERIC 

MORAES, TIM TROWBRIDGE, AND CHRISTOPHER WHITNEY. 

PC MEMBERS PRESENT AND NOT VOTING: NONE. 

PC MEMBERS ABSENT: JAY CARLSON AND BRYCE SCHEUTTPELZ. 

STAFF PRESENT: MEGGAN HERINGTON, JUSTIN KILGORE, JOE LETKE, KYLIE BAGLEY, KARI PARSONS, RYAN 

HOWSER, BRET DILTS, EDWARD SCHOENHEIT, GILBERT LAFORCE, ERIKA KEECH, AND JESSICA MERRIAM. 

OTHERS PRESENT AND SPEAKING: SCOTT SOUDER, BENJAMIN VOGELSONG, BILL GUMAN, ALICIA CORLEY, 

AND ERIN STUTZ. 

1. REPORT ITEMS 

Ms. Herington advised the board that the next PC Hearing is Thursday, August 7th, 2025, at 9:00 A.M. 

2. PUBLIC COMMENT FOR ITEMS NOT ON THE HEARING AGENDA 

NONE 

3. CONSENT ITEMS 

A. Adoption of Minutes for meeting held on June 19th, 2025. 
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PC ACTION: THE MINUTES WERE APPROVED AS PRESENTED (6 - 0) 

IN FAVOR: (6) Brittain Jack, Byers, Fuller, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

B. SF254                      LETKE 

FINAL PLAT 

TABLE ROCK HOMESTEADS FINAL PLAT 

A request by Thaddeus J. Jarosz for approval of a 107-acre Final Plat creating ten single-family lots. The 

property is within the RR-5 (Residential Rural) zoning district and is located a third of a mile east of the 

intersection of East Thunder Road and Gamblers Place. (Parcel Nos. 5100000012 & 5100000026) 

(Commissioner District No. 1) 

NO STAFF OR APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Moraes referenced a citizen concern regarding the driveway for Lot 10. Mr. Letke 

responded that both planning staff and the applicant had reached out to the concerned neighbor. Mr. 

Schoenheit added that all driveway access points will require a driveway access permit, which includes 

inspection for grading requirements and potential culvert installation. Spacing and design must comply 

with County Engineering Criteria. Mr. Moraes confirmed the issue will be addressed as the project 

proceeds, and Mr. Schoenheit affirmed. 

PUBLIC COMMENTS: Mr. Scott Souders, adjacent property owner, confirmed he submitted the 

concern regarding Lot 10. He noted the driveway appears adequately spaced and the elevation drop 

should prevent drainage issues. While he acknowledged the presence of antelope on the site, he 

understands development is moving forward and hopes the future neighbors will be respectful. 

PC ACTION: BRITTAIN JACK MOVED / BYERS SECONDED TO RECOMMEND APPROVAL OF CONSENT 

ITEM 3B, FILE NUMBER SF254 FOR A FINAL PLAT, TABLE ROCK HOMESTEADS FINAL PLAT, UTILIZING 

THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH SEVEN (7) CONDITIONS, FOUR (4) 

NOTATIONS, ONE (1) WAIVER, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH REGARD TO 

WATER QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO THE BOARD 
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OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL 

PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

C. SF246                              BAGLEY 

FINAL PLAT 

SILVERADO RANCH FILING NO. 2 

A request by Silverado Ranch Inc. for approval of a 48.94-acre Final Plat creating fifteen single-family 

lots. The property is zoned PUD (Planned Unit Development) and is located directly southeast of the 

intersection of Drennan Road and Peyton Road and directly southwest of the intersection of Drennan 

Road and Harding Farm Lane. (Parcel No. 3516000001) (Commissioner District No. 4) 

NO PRESENTATIONS OR DISCUSSION 

PC ACTION: MORAES MOVED / WHITNEY SECONDED TO RECOMMEND APPROVAL OF CONSENT ITEM 

3C, FILE NUMBER SF246 FOR A FINAL PLAT, SILVERADO RANCH FILING NO. 2, UTILIZING THE 

RESOLUTION ATTACHED TO THE STAFF REPORT WITH FIVE (5) CONDITIONS, FOUR (4) NOTATIONS, 

ONE (1) WAIVER, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH REGARD TO WATER 

QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO THE BOARD OF 

COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL 

PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 
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D. SP223                              BAGLEY 

PRELIMINARY PLAN 

WINDERMERE PRELIMINARY PLAN MINOR AMENDMENT PHASE 2 

A request by Kimley-Horn and Associates, Inc. for approval of a 9.26-acre Preliminary Plan Amendment 

creating 150 multi-family units. The property is zoned RM-30 (Residential Multi-Dwelling) and is located 

at 7653 Mardale Lane and is directly northeast of the intersection of North Carefree Circle and 

Marksheffel Road. (Parcel No. 5329416011) (Commissioner District No. 2) 

NO STAFF OR APPLICANT PRESENTATIONS 

PUBLIC COMMENTS:  Mr. Benjamin Vogelsong, a Windermere resident, expressed support for the 

concept of mixed housing but raised concerns about inadequate infrastructure for the proposed 300+ 

units—significantly more than the 203 originally planned for the community. He cited traffic congestion, 

insufficient access points, and worsening parking issues as key concerns, especially given the high 

number of rental properties and sublet homes already contributing to overflow parking. He also noted 

limited public notification (only 8 Windermere properties were contacted) and the lack of building 

drawings in the EDARP system, making it difficult for residents to fully evaluate the project’s impact. 

STAFF COMMENTS: Mr. LaForce confirmed that internal access is planned for the proposed 

development and the traffic study shows all access points meet Level of Service D or better, satisfying 

required criteria. Mr. Trowbridge clarified that only two access points are required, which Mr. LaForce 

affirmed. 

Regarding the traffic signal at Antelope Ridge Drive and North Carefree, Mr. LaForce explained that 

signal installation will be determined by future traffic counts. The City of Colorado Springs requested 

escrow for the signal, but will control the warranting and installation process. 

Mr. Trowbridge asked about missing plan documents in EDARP. Ms. Bagley clarified that the site 

development plan is filed under a separate application (PPR2442), which is searchable by parcel 

number but not under "Windermere" due to system limitations. 
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Mr. Whitney noted a discrepancy between the proposed 150 multifamily units and the 277 units stated 

in the year-old Letter of Intent. Ms. Bagley responded that the current site development plan includes 

104 single-family attached units. 

Mr. Moraes inquired about differences in traffic impacts between the original RS-5000 zoning and the 

proposed RM-30. Mr. LaForce indicated significant differences are unlikely since the use remains 

multifamily. Variations may exist between assumed and actual unit counts, but rezoning reviews 

typically use conservative estimates. 

Mr. Moraes also asked about jurisdiction over the Antelope Ridge and North Carefree intersection. Mr. 

LaForce confirmed that while surrounding land is in the county, the City of Colorado Springs controls 

Carefree and the intersection itself. 

Mr. Moraes inquired about the public notification process. Ms. Bagley explained that surrounding 

property owners within a 500-foot radius are notified, and a minimum 15-day notice period is provided. 

PC ACTION: BYERS MOVED / MORAES SECONDED TO RECOMMEND APPROVAL OF CONSENT ITEM 3D, 

FILE NUMBER SP223 FOR A PRELIMINARY PLAN, WINDERMERE PRELIMINARY PLAN MINOR 

AMENDMENT PHASE 2, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH TWO (2) 

CONDITIONS AND FOUR (4) NOTATIONS, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH 

REGARD TO WATER QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO 

THE BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO 

RECOMMEND APPROVAL PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

E. ID241                           PARSONS 

SPECIAL DISTRICT SERVICE PLAN 

STONEBRIDGE METROPOLITAN DISTRICT NOS. 1-6 

A request from White Bear Ankele Tanaka & Waldron for approval of a Colorado Revised Statutes Title 

32 Special District Service Plan for the Stonebridge Metropolitan District Nos. 1-6.  The 160-acre area 
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included within the request is zoned RR-5 (Residential Rural), RS-5000 (Residential Suburban), RM-12 

(Residential Multi-Dwelling), RM-30 (Residential Multi-Dwelling), and I-3 (Heavy Industrial) and is located 

north of Cowpoke Road, east of Black Forest Road, and south of the future extension of Marksheffel 

Road. The service plan includes the following: a maximum debt authorization of $26,000,000.00, a debt 

service mill levy of 50 mills for residential and commercial, an operations and maintenance mill levy of 

10 mills, and a special purpose, covenant enforcement, mill levy of 5 mills for a total maximum 

combined mill levy of 65 mills. The statutory purposes of the district include the provision of the 

following: 

1) Street improvements, transportation, safety protection; 

2) Design, construction, and maintenance of drainage facilities; 

3) Design, land acquisition, construction, and maintenance of recreation facilities; 

4) Mosquito control; 

5) Design, acquisition, construction, installation, and operation and maintenance of television relay and 

translation facilities; 

6) Design, construction, and maintenance of water including fire hydrants;  

7) Sanitation systems;  

8) Solid waste disposal 

9) Security services; and 

10) Covenant enforcement. 

(Parcel Nos. 5200000570, 5200000575, 5200000576, 5200000577, 5232400001, 5232400003, 

5305104001, 5305105001, and 5305105002) (Commissioner District No. 4) 

NO PRESENTATIONS OR DISCUSSION 

PC ACTION: MORAES MOVED / BYERS SECONDED TO RECOMMEND APPROVAL OF CONSENT ITEM 3E, 

FILE NUMBER ID241 FOR A SPECIAL DISTRICT SERVICE PLAN, STONEBRIDGE METROPOLITAN DISTRICT 

NOS. 1-6, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH SIX (6) CONDITIONS AND 
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ONE (1) NOTATION, THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR 

THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

F. ID251                           PARSONS 

(Item Heard as Second Consent Item) 

SPECIAL DISTRICT SERVICE PLAN 

HAVEN VALLEY METROPOLITAN DISTRICT 

A request from Spencer Fane LLP for approval of a Colorado Revised Statutes Title 32 Special District 

Service Plan for the Haven Valley Metropolitan District.  The 13.05-acre area included within the request 

is zoned PUD (Planned Unit Development) and is located south of Bradley Road, and adjacent to Cable 

Lane. The service plan includes the following: a maximum debt authorization of $9,000,000.00, a debt 

service mill levy of 50 mills for residential, an operations and maintenance mill levy of 10 mills for a 

total maximum combined mill levy of 60 mills. The statutory purposes of the district include the 

provision of the following: 

1) Street improvements, transportation, safety protection; 

2) Design, construction, and maintenance of drainage facilities; 

3) Design, land acquisition, construction, and maintenance of recreation facilities; 

4) Mosquito control; 

5) Design, acquisition, construction, installation, and operation and maintenance of television relay and 

translation facilities; 

6) Design, construction, and maintenance of water including fire hydrants;  

7) Sanitation systems;  

8) Security services; and 
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9) Covenant enforcement. 

(Parcel Nos. 6512200011, 6512200003, and 6512200001) (Commissioner District No. 4) 

NO STAFF OR APPLICANT PRESENTATIONS 

DISCUSSION: Ms. Parsons clarified the role of the overlapping special districts in response to a 

question from Ms. Fuller. She explained that the Security Water District and Security Sanitation District 

do not provide the full range of services requested under the proposed Title 32 district. Specifically, 

Security Water provides only water service, and the Sanitation District handles only wastewater 

services. Under the proposed arrangement, the new district would be responsible for designing and 

constructing the water and wastewater infrastructure. Upon completion, Security Water and Security 

Sanitation would inspect and accept the infrastructure for ownership and ongoing maintenance. 

However, these existing districts are not authorized to design or construct roads or drainage systems, 

which fall outside their statutory scope. 

PC ACTION: MORAES MOVED / WHITNEY SECONDED TO RECOMMEND APPROVAL OF CONSENT ITEM 3F, 

FILE NUMBER ID251 FOR A SPECIAL DISTRICT SERVICE PLAN, HAVEN VALLEY METROPOLITAN DISTRICT, 

UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH SIX (6) CONDITIONS AND ONE (1) 

NOTATION, THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR THEIR 

CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL PASSED (5 - 0). 

IN FAVOR: (5) Brittain Jack, Fuller, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

RECUSED (1) Byers. 

 

4. CALLED-UP CONSENT ITEMS:  

NONE 
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5. REGULAR ITEMS 

A. SKP232                    HOWSER 

SKETCH PLAN 

JANE DAVIS RANCH 

A request by Jane Davis Living Trust for approval of a 397.32-acre Sketch Plan consisting of 

approximately 215.97 acres of residential uses with a minimum lot size of 5 acres, 133.67 acres of 

residential uses with a minimum lot size of 2.5 acres, 4.61 acres of commercial uses, 6.44 acres of park 

and open space areas, 9.45 acres of stormwater detention areas, 2.69 acres for a regional trail, 21.41 

acres for rights-of-way, and 31.88 acres of land set aside for preservation of the natural floodway that 

flows through the property. At full build-out, the maximum development potential contemplated within 

the Sketch Plan area consists of 93 dwelling units. The property is zoned A-35 (Agricultural) and is 

located on the north side of Judge Orr Road, at the northwest corner of the intersection of Judge Orr 

Road and Elbert Road. (Parcel Nos. 4233000031, 4200000354, 4200000359, 4200000469, 4200000470, 

4200000492, 4200000493, 4200000494, and 4200000495) (Commissioner District No. 2) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Trowbridge asked for clarification on the roadway color coding in the presentation. 

Mr. LaForce explained that red indicates a principal arterial (Stapleton), blue represents a minor 

collector, and green denotes a rural local road. Judge Orr Road, shown in orange, is classified as a minor 

arterial. For public understanding, Mr. Trowbridge asked for an overview of roadway classifications. 

Mr. LaForce noted that classifications are based on anticipated daily traffic volumes, starting with local 

roads (around 300 vehicles/day) and increasing as more roads connect into higher-capacity corridors. 

Mr. Trowbridge confirmed the hierarchy shown: green (lowest), then blue, orange, and red (highest). 

Mr. Whitney asked for clarification regarding the projected 2,800 daily trips. Mr. LaForce responded 

that those trips will be distributed across three or four proposed access points, with specific distribution 

shown in the traffic study. 

Mr. Byers asked whether the CLOMR/LOMR applications were intended to bring additional land out of 

the floodplain for development. Mr. Bill Guman, with William Guman & Associates, clarified that there 
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is no development proposed within the floodplain and confirmed that there is no intent to remove 

additional land from the floodplain through the application process. 

Mr. Moraes inquired about the phasing plan and when the crossing across the floodplain would occur 

during the development process. Mr. Guman explained that the phasing is conceptual at this stage 

and would depend on access points, communication with neighboring developments, and the 

extension of sanitary sewer lines. He noted that the crossing across the floodplain is anticipated to 

occur around 50-60% completion of the project, with a focus on providing this connection sooner rather 

than later. Mr. Moraes expressed concern that two communities could be cut off from each other until 

the very end if not addressed earlier. 

Mr. Byers asked whether there would be a maximum number of lots eligible for building permits 

before the second point of connection is established. Mr. Guman confirmed that there would be a 

maximum but was unsure of the exact number at this time. Mr. Howser clarified that, per County 

standards, a maximum of 25 lots is allowed on a single access road. If the development is relying on a 

second access point across the floodplain, only 25 lots can be developed prior to establishing that 

crossing unless an additional access point is provided onto Elbert Road. 

Mr. Byers asked about future expansion plans for Judge Orr Road in light of nearby developments. Mr. 

Guman stated that while there are no current plans for road construction, the plan includes a 180-foot 

right-of-way to accommodate future expansion, as required. 

NO PUBLIC COMMENT 

PC ACTION: BRITTAIN JACK MOVED / MORAES SECONDED TO RECOMMEND APPROVAL OF REGULAR 

ITEM 5A, FILE NUMBER SKP232 FOR A SKETCH PLAN, JANE DAVIS, UTILIZING THE RESOLUTION 

ATTACHED TO THE STAFF REPORT WITH TWO (2) CONDITIONS AND TWO (2) NOTATIONS, THAT THIS 

ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE 

MOTION TO RECOMMEND APPROVAL PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 
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B. VR235                    KILGORE 

(Continued from June 19th, 2025, Planning Commission Hearing) 

VACATION AND REPLAT 

PEYTON RANCHES FILING NO. 1A 

A request by Fridah Joanitah Wood for approval of an 8.59-acre Vacation and Replat creating one single-

family lot. The lot was illegally created when it was split without going through the subdivision process 

per El Paso County Code and State Statute. The property is zoned RR-5 (Residential Rural) and is located 

at 15330 East Chaparral Loop. (Parcel No. 3133002011) (Commissioner District No. 2) 

PC ACTION: THIS ITEM WAS WITHDRAWN BY THE APPLICANT. 

 

C. ID252                   PARSONS 

SPECIAL DISTRICT SERVICE PLAN 

FALCON FIELD METROPOLITAN DISTRICT, FALCON FIELD RESIDENTIAL METROPOLITAN DISTRICT 

NO. 1, AND FALCON FIELD RESIDENTIAL METROPOLITAN DISTRICT NO. 2 

A request from Icenogle Seaver Pogue, P.C., for approval of a Colorado Revised Statutes Title 32 Special 

District Service Plan for the Falcon Field Metropolitan District, Falcon Field Residential Metropolitan 

District No. 1 and Falcon Field Residential Metropolitan District No. 2.  The 57.67-acre area included 

within the request is zoned is zoned CR (Commercial Regional), RS-5000 (Residential Suburban), and 

RM-12 (Residential Multi-Dwelling), and is located immediately east of the intersections of Woodmen 

Road and Highway 24. The service plan includes the following: a maximum debt authorization of 

$35,000,000.00, a debt service mill levy of 50 mills for residential, and a debt service mill levy of 30 mills 

for commercial, operations and maintenance mill levy of 10 mills for residential, and 5 mills for 

commercial, and a special purpose mill levy of 5 mills for a total maximum combined mill levy of 65 

mills for residential and total maximum combined mill levy of 40 mills for commercial.  

The statutory purposes of the district include the provision of the following: 

1) Street improvements, transportation, safety protection; 
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2) Design, construction, and maintenance of drainage facilities; 

3) Design, land acquisition, construction, and maintenance of recreation facilities; 

4) Mosquito control; 

5) Design, acquisition, construction, installation, and operation and maintenance of television relay and 

translation facilities; 

6) Design, construction, and maintenance of water including fire hydrants;  

7) Sanitation systems;  

8) Solid waste disposal; 

9) Security services; 

10) Covenant enforcement; and 

11) Business recruitment, management and development. 

(Parcel Nos. 43072000015 and 4307000001) (Commissioner District Nos. 2) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Whitney questioned the nearly $13 million contingency for a 2025–2031 buildout, 

suggesting it seemed high for a six-year timeline. Ms. Parsons responded that among the four districts 

under consideration on the agenda, two include contingencies exceeding 20%, indicating this is not 

uncommon. 

Mr. Moraes asked for clarification on the zoning and special district structure, noting that the Falcon 

Fields Metropolitan District originally encompassed the entire area as commercially zoned. With the 

introduction of RS-5000 and RM-12 residential areas, two new special districts are proposed, reducing 

the Falcon Fields District to the CR-zoned area. Ms. Parsons confirmed this aligns with County policy 

and the model service plan, allowing residential property owners more localized control. She added 

that, in theory, the downsized Falcon Fields District should not impact residents within the new 

residential districts, though the County does not manage district operations. 

Mr. Whitney sought clarification regarding the role of the Falcon Fields District after infrastructure is 

built, specifically questioning the purpose of the mills breakdown for operations, residential, and 

BOCC Report Packet
Page 14 of 55



 
 Page 13 

 

commercial. Ms. Alicia Corley, with Icenogle Seaver Pogue P.C., explained that the districts will still be 

responsible for maintaining certain improvements, including non-dedicated streets and specific 

drainage infrastructure not turned over to Woodmen Hills. She confirmed that the mill levies are 

appropriate for the scope of these maintenance responsibilities. 

Mr. Byers asked for clarification regarding overlapping mill levies with Woodmen Hills, noting his 

understanding that Woodmen Hills uses a fee-in-lieu system. Ms. Corley confirmed that Woodmen Hills 

currently has a zero-mill levy, as outlined in the service plan. If approved, the proposed districts would 

impose a one-mill levy to be remitted to Woodmen Hills Metropolitan District for park and recreation 

improvements. 

NO PUBLIC COMMENT 

PC ACTION: MORAES MOVED / WHITNEY SECONDED TO RECOMMEND APPROVAL OF REGULAR ITEM 

5C, FILE NUMBER ID252 FOR A SPECIAL DISTRICT SERVICE PLAN, FALCON FIELD METROPOLITAN 

DISTRICT, FALCON FIELD RESIDENTIAL METROPOLITAN DISTRICT NO. 1, AND FALCON FIELD 

RESIDENTIAL METROPOLITAN DISTRICT NO. 2, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF 

REPORT WITH SIX (6) CONDITIONS AND ONE (1) NOTATION, THAT THIS ITEM BE FORWARDED TO THE 

BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND 

APPROVAL PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

D. ID245                   PARSONS 

SPECIAL DISTRICT SERVICE PLAN 

MONUMENT RIDGE METROPOLITAN DISTRICT NOS. 1-3 

A request from White Bear Ankele Tanaka & Waldron for approval of a Colorado Revised Statutes Title 

32 Special District Service Plan for the Monument Ridge Metropolitan District Nos. 1-3.  The 64-acre 

area included within the request is zoned RS-6000 (Residential Suburban) and RM-12 (Residential Multi-

Dwelling), and is located east of Monument Hill Road, and south of County Line Road. The service plan 
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includes the following: a maximum debt authorization of $20,000,000.00,  District No. 1 zero debt 

service mill, District No. 2 debt service mill levy of 50 mills for residential, District No. 3 debt service mill 

levy of 25 mills for residential, all districts have an operations and maintenance mill levy of 10 mills, and 

a special purpose, covenant enforcement, mill levy of 5 mills for a total maximum combined mill levy 

of 65 mills. The statutory purposes of the district include the provision of the following: 

1) Street improvements, transportation, safety protection; 

2) Design, construction, and maintenance of drainage facilities; 

3) Design, land acquisition, construction, and maintenance of recreation facilities; 

4) Mosquito control; 

5) Design, acquisition, construction, installation, and operation and maintenance of television relay and 

translation facilities; 

6) Design, construction, and maintenance of water including fire hydrants;  

7) Sanitation systems;  

8) Solid waste disposal 

9) Security services; and 

10) Covenant enforcement. 

(Parcel Nos. 7102200013, 7102200008, 7102200006, 7102201001, 7102201014, and 

7102200010) (Commissioner District No. 1) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Trowbridge questioned whether there was an error in bullet C regarding overlapping 

services, asking if each district would have the authority to provide services like water without 

duplicating efforts in the same area. Ms. Parsons clarified that the new districts intend to enter into an 

intergovernmental agreement (IGA) with Woodmoor Water and Sanitation District to provide water and 

wastewater services. The new districts will design and construct the infrastructure, which will then be 

transferred to Woodmoor for ownership and maintenance. Misty Acres will continue to provide 
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services—such as private roads, drainage, and open space—within its existing boundaries. However, 

for the area proposed under District 3, the new service plan will govern those provisions. 

Mr. Trowbridge asked whether property owners would be subject to overlapping maintenance mill 

levies due to the existing Misty Acres district. Ms. Erin Stutz, with WBA P.C., clarified that once 

properties are excluded from Misty Acres, its operations and maintenance mill levy will no longer apply. 

NO PUBLIC COMMENT 

PC ACTION: MORAES MOVED / BRITTAIN JACK SECONDED TO RECOMMEND APPROVAL OF REGULAR 

ITEM 5D, FILE NUMBER ID245 FOR A SPECIAL DISTRICT SERVICE PLAN, MONUMENT RIDGE 

METROPOLITAN DISTRICT NOS. 1-3, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT 

WITH SIX (6) CONDITIONS AND ONE (1) NOTATION, THAT THIS ITEM BE FORWARDED TO THE BOARD 

OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL 

PASSED (5 - 0).  

IN FAVOR: (5) Brittain Jack, Byers, Moraes, Trowbridge, Whitney. 

IN OPPOSITION: (0) None. 

 

6. NON-ACTION ITEMS 

A. Informal Presentation - A presentation by Clarion Associates, LLC regarding the Land 

Development Code Update process. 

 

MEETING ADJOURNED at 12:03 P.M. 

Minutes Prepared By: Jessica Merriam 
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MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

PLANNING AND COMMUNITY DEVELOPMENT 

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

 

TO:  El Paso County Planning Commission 

  Jay Carlson, Chair 

 

FROM: Kylie Bagley, Principal Planner 

  Daniel Torres, P.E., Principal Engineer 

 

RE:  Project File Number: SP223 

  Project Name: Windermere Preliminary Plan Minor Amendment Phase 2 

  Parcel Number: 5329416011 

Commissioner District:  2 

OWNER:  REPRESENTATIVE: 

Colorado Windermere #2 LLC 

4146 Austin Bluffs Parkway #361 

Colorado Springs, CO 808918 

Kimley-Horn and Associates, Inc. 

2 North Nevada Avenue, Suite 300 

Colorado Springs, CO 80903 

Planning Commission Hearing Date:   7/17/2025 

Board of County Commissioners Hearing Date: 8/28/2025 
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EXECUTIVE SUMMARY 

A request by Kimley-Horn and Associates, Inc. for approval of a 9.26-acre Preliminary Plan Amendment 

creating 150 multi-family units. The Amendment serves to bring the previously approved Preliminary Plan 

into compliance with the recently approved Rezoning. The property is zoned RM-30 (Residential Multi-

Dwelling) and is located at 7653 Mardale Lane and is directly northeast of the intersection of North 

Carefree Circle and Marksheffel Road. 

Zoning Map 
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A. AUTHORIZATION TO SIGN: Preliminary Plan, with a finding of sufficiency for water quality, quantity, 

and dependability, authorizing the Planning and Community Development Department Director to 

administratively approve all subsequent Final Plat(s) consistent with the Preliminary Plan as well as 

any other documents necessary to carry out the intent of the Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

In approving a Preliminary Plan, the BoCC shall find that the request meets the criteria for approval 

outlined in Section 7.2.1.D.2 of the El Paso County Land Development Code (as amended):  

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

Master Plan; 

• The subdivision is consistent with the purposes of this Code;  

• The subdivision is in conformance with the subdivision design standards and any approved sketch plan;  

• 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 the proposed subdivision is 

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

• Adequate drainage improvements complying with State law [C.R.S. §30-28- 133(3)(c)(VIII)] and the 

requirements of this Code and the ECM are provided by the design; 

• The location and design of the public improvements proposed in connection with the subdivision 

are adequate to serve the needs and mitigate the effects of the development; 

• Legal and physical access is or will be provided to all parcels by public rights-of-way or recorded 

easement, acceptable to the County in compliance with this Code and the ECM; 
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• The proposed subdivision has established an adequate level of compatibility by (1) incorporating 

natural physical features into the design and providing sufficient open spaces considering the type 

and intensity of the subdivision; (2) incorporating site planning techniques to foster the 

implementation of the County’s plans, and encourage a land use pattern to support a balanced 

transportation system, including auto, bike and pedestrian traffic, public or mass transit if 

appropriate, and the cost effective delivery of other services consistent with adopted plans, policies 

and regulations of the County; (3) incorporating physical design features in the subdivision to 

provide a transition between the subdivision and adjacent land uses; (4) incorporating identif ied 

environmentally sensitive areas, including but not limited to, wetlands and wildlife corridors, into 

the design; and (5) incorporating public facilities or infrastructure, or provisions therefore, 

reasonably related to the proposed subdivision so the proposed subdivision will not negatively 

impact the levels of service of County services and facilities; 

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

transportation system, are or will be available to serve the proposed subdivision; 

• The subdivision provides evidence to show that the proposed methods for fire protection comply 

with Chapter 6 of this Code; and 

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this Code. 

 

C. LOCATION 

North:  RS-5000 (Residential Suburban)   Single-Family Residential 

South:  RR-5 (Residential Rural)    Utility Land Use 

East:  City of Colorado Springs    Vacant Land 

West:  RS-6000 (Residential Suburban)   Single-Family Residential 

 

D. BACKGROUND 

The property was previously rezoned from RR-5 (Residential Rural) to RS-5000 in 2014 (PCD File No. P144). 

The Windermere Preliminary Plan (PCD File No. SP193) was approved for 55.58 acres with the intent to plat 

201 single-family lots. All the lots within the Windermere Preliminary Plan have been platted as single-family 
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lots except for the remaining 9.26 acres. The property was rezoned from RS-5000 to RM-30 (Residential 

Multi-Dwelling) in 2024 (PCD File No. P229). The applicant is currently requesting an amendment to the 

previously approved Preliminary Plan to allow multi-family structures on the 9.26-acre property. 

 

E. LAND DEVELOPMENT CODE AND ZONING ANALYSIS 

The Preliminary Plan application meets the Preliminary Plan 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 (as amended). 

 

F. MASTER PLAN COMPLIANCE 

The proposed Preliminary Plan is consistent with the Master Plan analysis which was provided with 

the Map Amendment (Rezoning) application (PCD File No. P229) and approved by the Board of County 

Commissioners on September 12, 2024. 

 

A. 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. 
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The Water Master Plan includes demand and supply projections for central water providers in 

multiple regions throughout the County. The property is located within Planning Region 5 of 

the Plan, which is an area anticipated to experience growth by 2040. The following information 

pertains to water demands and supplies in Region 5 for central water providers: 

 

The Plan identifies the current demand for Region 5 to be 4,396 acre-feet per year (AFY) 

with a current supply of 4,849 AFY. The projected demand in 2040 for Region 5 is at 

6,468 AFY with a projected supply of 68,000 AFY in 2040. The projected demand at build-

out in 2060 for Region 5 is at 9,608 AFY with a projected supply of 10,131 AFY in 2060. 

This means that by 2060 a surplus of 523 AFY is anticipated for Region 5. 

 

See the water section below for a summary of the water findings and recommendations. 

 

3. 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 Environmental Services was sent a referral and have no 

outstanding comments.  

 

The Master Plan for Mineral Extraction (1996) identifies upland 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. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

The applicant is amending the previously approved Preliminary Plan which was approved in 2019. 

An addendum to the previously submitted soils and geology report was provided and reviewed. 

The subject property does not have any associated hazards. 
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2. Floodplain 

The FEMA Flood Insurance Rate Map panel number 08041C0734G which has an effective date of 

December 7, 2018, indicates that the site is not located within a regulatory floodplain. 

 

3. Drainage and Erosion 

The property is located within the Sand Creek drainage basin (FOFO4000), which is a studied 

drainage basin with associated drainage and bridge fees. Drainage and bridge fees will be due at 

the time of Final Plat recordation. 

 

Per the submitted preliminary drainage report, the site generally drains to the east and southeast 

toward an existing full spectrum detention pond that was constructed with Windermere Filing No.1. 

The existing pond was sized to account for this development's flow. A final drainage report was 

submitted and is currently in review with the site development plan application (PCD File No. 

PPR2442) for this site. Additionally, a grading and erosion control plan providing the necessary 

control measures is currently in review with the site development plan application. 

 

4. Transportation 

The submitted traffic study identifies that access to the site will be provided through two full 

movement access points on Mardale Lane, which is classified as an urban local roadway. 

 

The development is projected to generate 1,080 average daily vehicle trips. Roadway improvements 

have been identified in the traffic study including the installation of a traffic signal at the intersection 

of Antelope Ridge Drive and North Carefree Circle. As indicated in the traffic study and comments 

provided by the City of Colorado Springs, $100,000 in escrow shall be provided for this 

development’s proportional share of the signal improvement at Antelope Ridge Drive and North 

Carefree Circle with the subsequent Final Plat application. 
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The El Paso County Major Transportation Corridors Plan does not depict roadway improvement 

projects in the immediate vicinity of the development. The property is subject to the El Paso County 

Road Impact Fee program (Resolution 24-377), as amended.  

 

H. SERVICES 

1. Water 

Water sufficiency has been analyzed with the review of the proposed Preliminary Plan. The 

applicant has shown a sufficient water supply for the required 300-year period. The State Engineer 

and the County Attorney’s Office have recommended that the proposed subdivision has an 

adequate water supply in terms of quantity and dependability. El Paso County Public Health has 

recommended that there is an adequate water supply in terms of quality. 

 

2. Sanitation 

Wastewater service is provided by Cherokee Metro District. 

 

3. Emergency Services 

The property is within the Falcon Fire Protection District, which is committed to providing fire 

protection services to the proposed development. The District was sent a referral and has no 

outstanding comments. 

 

4. Utilities 

Mountain View Electric Association will provide electricity to the subject property and Colorado 

Springs Utilities will provide natural gas services. 

 

5. Metropolitan Districts 

The subject property is located within the Cherokee Metropolitan District. The District will provide 

municipal water and sewer services 
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6. Parks/Trails 

Fees in lieu of park land dedication will be due at the time of recording the Final Plat(s). 

 

7. Schools 

The site is within the boundaries of the Falcon School District. Fees in lieu of school land dedication shall 

be paid to El Paso County for the benefit of Falcon School District at time of recording the Final Plat(s). 

 

I. STATUS OF MAJOR ISSUES 

There are no major outstanding issues. 

 

J. RECOMMENDED CONDITIONS AND NOTATIONS 

Should the Planning Commission and Board of County Commissioners find that the request meets 

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

Development Code (as amended) staff recommends the following conditions and notations: 

 

CONDITIONS 

1. Applicable drainage, bridge, school, and park fees shall be paid with each Final Plat. 

 

2. Applicant shall comply with all requirements contained in the Water Supply Review and 

Recommendations, dated 5/22/2025, as provided by the County Attorney’s Office. 

 

NOTATIONS 

1. Subsequent Final Plat filings may be approved administratively by the Planning and Community 

Development Director. 
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2. Approval of the Preliminary Plan will expire after twenty-four (24) months unless a Final Plat has 

been approved and recorded or a time extension has been granted. 

 

3. Preliminary Plans not forwarded to the Board of County Commissioners for consideration within 

180 days of Planning Commission action will be deemed to be withdrawn and will have to be 

resubmitted in their entirety. 

 

4. The developer shall provide escrow for this developments’ proportional share of the signal 

improvements identified by the City of Colorado Springs with the subsequent Final Plat application. 

 

K. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 62 adjoining property owners on 

July 1, 2025 for the Planning Commission and Board of County Commissioner meetings. Responses 

will be provided at the hearing. 

 

L. ATTACHMENTS 

Map Series 

Letter of Intent 

Plat Drawing 

State Engineer’s Letter 

County Attorney’s Letter 

Draft Resolution 
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kimley-horn.com 2 N. Nevada Avenue, Suite 300, Colorado Springs, CO 80903 719 501 3039 

 

June 19, 2024 
 
 
El Paso County Planning & Community Development 
Attn: Kylie Bagley, Planner 
2880 International Circle 
Colorado Springs, CO 80910 
719-373-8562 direct 
 
RE: Letter of Intent & Justification Statement 
 Windermere Filing No. 2, Parcel Nos. 53294-16-011 
 Preliminary Plan Amendment 
 
 
Dear Ms. Bagley, 
 
Please accept this letter of intent and the enclosed supplemental material as Kimley-Horn’s application 
and request for approval of an amendment to the Preliminary Plan for Windermere, on behalf of James 
Todd Stephens, Eagle Development Company, YES Antelope Ridge, LLC, and JTS Family Trust to be 
developed as a mixed-density residential property. The previously approved Preliminary Plan proposed 
203 single-family lots on the approximately 55.58-acre site. This amendment proposes to convert 40 
single-family lots to a multi-family lot for up to 277 dwelling units. The amended Preliminary Plan area 
will consist of 163 single-family lots on 46.32 acres and up to 277 multi-family units on 9.26 acres. We 
request approval of this amendment to the Preliminary Plan which has been prepared in accordance 
with El Paso County criteria.  We also request pre-development overlot grading, utility installation, water 
sufficiency and administrative plat approval.  No deviations or variances are requested at this time. 
 
The site was considered for annexation to the City of Colorado Springs, however significant off-site 
utility connections required to make the project work in the City/CSU water, wastewater and electric 
services territory were not feasible. 
 
Location 
 
The site is located at the northwest corner of Marksheffel Road and North Carefree Circle. Antelope 
Ridge Drive forms the western boundary, and Chateau at Antelope Ridge subdivision lies to the north.  
The site contains the 9.13-acre, identified as Tract B, Windermere Filing No. 1. 
 
Zoning / Land Use 
 
The site is currently zoned for RS-5000 CAD-O (Residential Suburban / Commercial Airport District) 
and is currently undeveloped.  The land to the west of the site is zoned as suburban RS-6000, and a 
PUD zoned subdivision lies to the north.  The land to the south opposite N. Carefree Cir. is zoned RR-
5 and owned by the City of Colorado Springs.  The land to the east of Marksheffel Road is zoned R5/CR 
PIP2/CR SS AO and R1-6 PBC/CR PIP2/CR R5/CR SS AO for use as part of the Banning Lewis Ranch 
Master Plan with the City of Colorado Springs.   
 
 
Existing Facilities 
 
Sanitary Sewer is located at the east central portion of the site.  Water mains are located in Antelope 
Ridge Drive.  Existing electric and communication facilities are located on the site perimeter.  A natural 
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gas main is located along Antelope Ridge Drive on the west end of the site.  An existing detention 
facility at the north end of the project has already been temporarily capturing flows from the north.  This 
pond is owned by Yes! Communities and will be expanded to meet current design criteria.  The new 
pond is to be maintained by Windermere Metropolitan District.  Coordination with the adjacent property 
owners is currently in progress. 
 
Preliminary Plan 
 
The project consists of 203 single family lots at a minimum of 5,000 s.f. each.  These single family lots 
will be located in parcels currently zoned RS-5000. The gross density of the RS-5000 parcels will be a 
minimum of 3.6 units per acre to a maximum of 6.2 units per acre, according to RS-5000 zoning 
standards.  There is a concurrent rezone application being submitted for the southernmost parcel in the 
preliminary plan area. This rezone proposes to convert 9.26 acres of RS-5000 zoning to RM30 in order 
to facilitate multi-family development. The project will be constructed in two phases.   
 
Phase 1 consists of approximately 26 acres and includes 163 residential lots, a neighborhood park and 
a detention facility.  The Tracts in Phase 1 are A, C, D, F and G (5 Tracts).  These tracts are all used 
for landscape and public utilities & improvements.  Tract A is also to be used for drainage and a private 
detention pond.  Tract C is also to be used for a park, mail kiosks and drainage.  Tract D and Tract F 
are also to be used for drainage. 
 
Phase 2 will consist of approximately 9.13 acres and include up to 277 multi-family units and a detention 
facility. 
 
Road ROW consists of approximately 7.46 acres and Tracts consist of approximately 8.55 acres.  The 
detention facility in Phase 1 captures flows from the Chateau at Antelope Ridge subdivision to the north 
and from Pronghorn Meadows subdivision to the west.  The existing facility is being replaced with an 
expanded pond of larger capacity meeting current drainage criteria to include a concrete trickle channel 
at the bottom, an outlet structure and pipe that will reduce the release of flows, and a reinforced spillway 
on the east side of the facility. 
 
Criteria for Approval 
 

• The application is in general conformance with the El Paso County Master Plan including 
applicable Small Area Plans or there has been a substantial change in the character of 
the neighborhood since the land was last zoned; 
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The site is captured in the Key Areas and Areas of Change within the “Your El Paso County” Master 
Plan: 
 

         
Key Areas (The Enclaves)                           Areas of Change (Transition) 
 

 
 
Housing and Community Framework (Urban Residential/Priority Development) 
 
The project site also falls within the noted “Housing and Community Framework” zone of the Master 
Plan’s Place-Type category.  Based on these maps, the proposed zone change and proposed use is 
supported by the Master Plan.  The site is identified as an Urban Residential use, in an area of proposed 
change and in an area of development.  
 
The project will build on the framework of the existing and currently developing neighborhoods and will 
provide an appropriate transition in use between the single family residential and the adjacent corridors 
and light industrial uses. 
 
While the site is within the annexation “Priority Zone”, access to the major City utilities is limited in this 
area.  At this time, it is not cost effective to seek the needed extensions for water and wastewater while 
Cherokee Metro District continues to provide the local services.  
 
Per section 7.2.1.D.2 in the Land Development Code, this project meets the following criteria: 
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• The proposed subdivision is in general conformance with the goals, objectives, and 
policies of the Master Plan.  The development is consistent with the intent of the Policy Plan as 
it is intended to provide additional housing at various densities in an urbanizing area. Annexation 
into the City of Colorado Springs was explored, but found to be cost prohibitive due to offsite 
utility extensions needed, wastewater in particular. 

• The subdivision is consistent with the purposes of this Code.  The stated purpose of the 
Code is to preserve the improve the public health, safety, and general welfare of the citizens and 
businesses of El Paso County.  This development will provide additional housing options in the 
area in a location that is appropriate for higher density residential development. 

• The subdivision is in conformance with the subdivision design standards and any 
approved sketch plan.  There is no approved sketch plan for this property.  The subdivision 
design standards are met. 

• 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.  Cherokee Metropolitan District has a sufficient water 
supply to support this development.  The raw water supplied to the District is generally of good 
quality.  The quality of the water is monitored, and the District has been successful in complying 
with regulatory limits.  (Water Resources Report, June 2020).  See commitment letter from 
Cherokee Metropolitan District 

• 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.  Cherokee 
Metropolitan District will serve the project and has sufficient capacity.  Public sewage disposal is 
addressed in the "Wastewater Report for Windermere" prepared by Drexel, Barrell & Co.  See 
commitment letter from Cherokee Metropolitan District. 

• All areas of the proposed subdivision, which may involve soil or topographical conditions 
presenting hazards or requiring special precautions, have been identified and the 
proposed subdivision is compatible with such conditions. [C.R.S. § 30-28-133(6)(c)].  The 
geologic hazards anticipated to affect this site are potentially seasonally high groundwater at lots 
72-74 and Tract B, expansive soils, compressible soils, hard bedrock, floodplain and drainage 
areas, corrosive minerals, fill soils, proposed grading, erosion control, cuts and masses of fill and 
radon.  The most significant geologic constraints to development recognized at this site are high 
groundwater and hard bedrock.  The geologic conditions encountered at this site are relatively 
common to the immediate area and mitigation can be accomplished by implementing common 
engineering and construction practices.  None of these conditions are anticipated to preclude the 
proposed development.  See geotech reports by RMG, dated October 26, 2020 and March 30, 
2022 for mitigation measures. 

• Adequate drainage improvements complying with State law [C.R.S. § 30-28-133(3)(c)(VIII)] 
and the requirements of this Code and the ECM are provided by the design.  Drainage 
improvements are addressed in the Preliminary Drainage Report and in the grading and erosion 
control plans prepared by Drexel Barrell, Inc.  Detention and water quality are provided on site 
and meets the DCM criteria. 
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• The location and design of the public improvements proposed in connection with the 
subdivision are adequate to serve the needs and mitigate the effects of the development.  
Public infrastructure is to be constructed with the development to include roads, drainage and 
utilities and are adequate to serve and mitigate the demand produced by the development. 

• Legal and physical access is or will be provided to all parcels by public rights-of-way or 
recorded easement, acceptable to the County in compliance with this Code and the ECM.  
Legal access to the site is provided off of existing Antelope Ridge Dr., a collector roadway, and 
via public roads within the development. 

• The proposed subdivision has established an adequate level of compatibility by  

 (1) incorporating natural physical features into the design and providing sufficient open 
spaces considering the type and intensity of the subdivision; There are no natural physical 
features on the site.  Open space is provided throughout the development including 
approximately 8.55 acres. 

 (2) incorporating site planning techniques to foster the implementation of the County's 
plans, and encourage a land use pattern to support a balanced transportation system, 
including auto, bike and pedestrian traffic, public or mass transit if appropriate, and the 
cost effective delivery of other services consistent with adopted plans, policies and 
regulations of the County; Appropriate provision is made in this regard given the context of the 
site and surrounding area.  The plan was designed to minimize cost of transportation and utility 
infrastructure improvements. 

 (3) incorporating physical design features in the subdivision to provide a transition 
between the subdivision and adjacent land uses; Landscaping is included to buffer the 
development from adjacent uses where appropriate.  The development provides a transition 
between the smaller single-family lots to the north and commercial uses to the south. 

 (4) incorporating identified environmentally sensitive areas, including but not limited to, 
wetlands and wildlife corridors, into the design; There are no identified environmentally 
sensitive areas on the project site. 

 (5) incorporating public facilities or infrastructure, or provisions therefore, reasonably 
related to the proposed subdivision so the proposed subdivision will not negatively 
impact the levels of service of County services and facilities.  The Traffic Report prepared by 
LSC Transportation Consultants requires that Antelope Ridge be restriped to provide a 
southbound left-turn lane for each of the two site access points and that a northbound right turn 
land be added to the northern access point.  Once improved as such, the proposed access points 
will function within acceptable traffic engineering parameters.  The reports relating to water 
supply, wastewater treatment, and drainage demonstrate that there will be no negative impact on 
the levels of service of County services and facilities. 

• Necessary services, including police and protection, recreation, utilities, open space and 
transportation system, are or will be available to serve the proposed subdivision.  Water 
and sanitary sewer service are to be provided by Cherokee Metropolitan District.  Mountain View 
Electric Association Inc. and Colorado Springs Utilities will provide electric and natural gas 
services to the subdivision respectively.  Falcon Fire Protection District will provide fire protection 
and emergency services. A neighborhood park will be provided as a tract within the subdivision.  
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• The subdivision provides evidence to show that the proposed methods for fire protection 
comply with Chapter 6 of this Code.  The site lies within the Falcon Fire Protection District.   

• The proposed subdivision meets other applicable sections of Chapter 6 and 8 of this 
Code.  The proposed subdivision meets the applicable sections of these parts of the Code for 
R5-5000 and RM-30 zoning. 

Traffic / Access / Noise 
 
It is requested the Windermere Subdivision be placed in the 10 mill Traffic Improvement District. 
 
The Windermere subdivision is accessed via two full-movement access points from Antelope Ridge 
Drive on the west side of the subdivision.  The southern access lines up with the existing intersection 
with Pronghorn Circle, approximately 540 feet north of North Carefree Circle.  The north access point 
will be approximately 770 feet north of the southern access point.   
 
A Traffic Analysis prepared by LSC Transportation Consultants Inc. shows that all site access points 
will operate at satisfactory levels of service as stop-sign-controlled intersections based on the projected 
short term and 2040 total traffic volumes.  The intersection of North Carefree Circle & Antelope Ridge 
does not currently operate at an acceptable level of service for the southbound left-turn AM peak flow.  
Warrants for a signal however, are not currently met.  Warrants for a signal are anticipated to be met 
by, but not before 2040.  See the TIS for further explanation.  The proposed road improvements 
required for site development will be restriping on Antelope Ridge to provide southbound left-turn lanes 
approaching each of the two site access points and adding a northbound right-turn lane at the north 
access.  No other offsite traffic improvements are proposed. 
 
LSC has also produced a noise study to analyze the impact of projected road traffic noise from traffic 
on Marksheffel Road and North Carefree Circle on the proposed residential development.  The report 
concludes that the 2040 noise levels will exceed the 67 decibel req threshold in two places, and it is 
recommended that an 6-8 foot precast concrete panel noise fence be installed along the back of lots 
abutting Marksheffel Road. Further noise analysis will be completed at the final plat stage to determine 
whether the noise fence needs to be extended along N. Carefree Circle.   
 
The developer agrees to provide escrow or direct contribution to the City of Colorado Springs for the 
future anticipated signal at the intersection of Marksheffel Rd and N. Carefree Circle. The developer 
will comply with the City’s requirements at the final plat stage. 
 
Utilities 
 
Water and sanitary sewer services will be provided by Cherokee Metropolitan District.  Electric and 
natural gas will be provided by Mountain View Electric Association Inc. and Colorado Springs Utilities 
(Gas) respectively.  The communications provider will be contracted by the developer.   
 
Schools 
The project is located within Falcon District No. 49.  Sand Creek High School and Evans Elementary 
School are located approximately ¾ mile to the west of the site, and Springs Ranch Elementary School 
is located approximately ¾ mile to the north west of the site.  No land dedication is required at this time; 
fees in lieu of land are required. 
Drainage 
The site currently lies within the Sand Creek Drainage Basin.  Drainage improvements will be 
constructed in accordance with the approved Final Drainage Report and Construction Documents as 
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applicable, including a sub-regional WQ/Detention pond on the north end of the site and a local 
WQ/Detention pond on the south end.  The ponds will be graded at the time of pre-development overlot 
grading, as well as the installation of wet utilities. The detention ponds and onsite drainage shall be 
owned and maintained by the Sands Metropolitan District #4 
 
Parks / Open Space 
The 1.00 acre park to be constructed in Tract C will serve the entire development project.  As the park 
is less than 3 acres, it does not qualify as an urban park for the purposes of meeting the dedication 
requirements as outlined in the El Paso County Parks and Open Space Standards in Section 8.5.3 of 
the Land Development Code.  The fees per subdivision lot in lieu of park land dedication are $116 for 
Urban Parks and $467 for Regional Parks.  The required fees in lieu for this project are: 
 

  
2020 

Fees/dwelling unit 
Total (440 

dwelling units) 

Urban 
Neighborhood $116  $51,040  

Urban 
Community $179  $78,760  

Regional $467  $205,480  

Total $744  $335,280  

 
Require fees in lieu of land for regional park purposes in the amount of $205,480, and urban park 
purposes in the amount of $58,464.  Dedication of urban park improvements under a park lands 
agreement is an acceptable alternative to urban fees, provided that the agreement is approved by the 
County and executed prior to recording the final plat. 
. 
Metropolitan District 
 
The property is located within the Cherokee Metropolitan District. Sands Metropolitan District #4 will be 
responsible for the stormwater detention pond and maintenance.  
 
Deviation Requests 
 
No deviations are requested at this time. 
 
Contact Information 
 
Kimley-Horn and Associates, Inc. and Drexel, Barrell & Co. represent Windsor Ridge Homes.  Following 
is the contact information for all parties. 
 
Owner/Developer: 
Windsor Ridge Homes 
James Todd Stephens 
4164 Austin Bluffs Pkwy #36 
Colorado Springs, CO 80918 
719-499-6136 phone 
719-200-9594 cell 
todd@windsorridgehomes.com 
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Owner: 
Eagle Development Company 
212 N. Wahsatch Ave., Suite #301 
Colorado Springs, CO 80903 
719-635-3200 phone 
jmark@lanhuisco.com 
 
Current North Pond Owner: 
Yes Antelope Ridge, LLC 
Craig Schellbach 
5605 N. MacArthur Blvd, Suite 280 
Irving, TX 75038 
972-379-9616 phone 
cschellbach@yescommunities.com 
 
Planning Consultant: 
Kimley-Horn and Associates, Inc.  
Mr. Jim Houk, PLA, Associate 
2 North Nevada Avenue, Suite 300 
Colorado Springs, CO 80903 
719-284-7280 phone 
jim.houk@kimley-horn.com 
 
Engineering Consultant: 
Drexel, Barrell & Co. 
Mr. Tim McConnell, P.E., Principal, Regional Manager 
3 South 7th Street 
Colorado Springs, CO 80905 
719-260-0887 phone 
719-260-8352 fax 
tmcconnell@drexelbarrell.com 
 
 
We trust you find our application for the Windermere Preliminary Plan Amendment acceptable.  We 
look forward to working with the County in processing the application and submittal package.  Please 
call if you have any questions or require any additional information. 
 
 
Respectfully, 
 
 
 
 
 
Kimley-Horn and Associates, Inc. 
Jim Houk, PLA 
Associate 
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