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AGENDA 
 

Board of County Commissioners (“BOCC”) Land Use Meeting 
Thursday, May 28, 2026 - 9:00 AM 

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 
The Commissioners welcome communication in various forms; however, the public 
comment period is not intended for dialogue, and Commissioners do not engage in 
conversation during this time. Members of the public seeking responses to specific 
questions are encouraged to submit inquiries through Citizen Connect at 
https://citizenconnect.elpasoco.com. 

  

6. Land Use Consent Calendar 

a. MINOR SUBDIVISION - NABULSI-ABUSHABAN SUBDIVISION - A request by 
Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-acre 
parcel to create four single-family residential lots. The property is within the RR-5 
(Residential Rural) zoning district and is located at the intersection of Old Ranch 
Road and Black Forest Road. The item was heard as a consent item at the May 7, 
2026, Planning Commission meeting, and was recommended for approval with a 
vote of 8-0. There is no public opposition to the request. (Parcel No. 5219000101) 
(Commissioner District No. 1) (MS-22-011) (Joseph Letke, Planner - Planning and 
Community Development) 

b. MAP AMENDMENT (REZONING) - COLORADO SPRINGS EXCHANGE MAP 
AMENDMENT (I-2) - A request by Vertex Consulting Services, LLC for approval of 
a Map Amendment (Rezoning) of 48.025 acres from CR (Commercial Regional) 
and A-5 (Agriculture) with a CAD-O (Commercial Airport Overlay District) to I-2 
(Industrial) with a CAD-O (Commercial Airport Overlay District). The property is 
located on the southwest corner of the intersection of Milton E. Proby Parkway and 
Hancock Expressway. The item was heard as a consent item at the May 7, 2026, 
Planning Commission meeting, and was recommended for approval with a vote of 
8-0. There is no public opposition to the request. (Parcel Nos. 6502000122, 
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6502000123, 6502000118, 6502000068, and 6502000135) (Commissioner District 
No. 4) (I-26-001) (Lisa Elgin, Planner - Planning and Community Development) 

c. PRELIMINARY PLAN - ANTLER RANGE - A request by Antler Range, LLC for 
approval of a 244.496-acre Preliminary Plan illustrating 84 single-family residential 
lots, 1 tract, and 21.982 acres of right-of-way dedication. The property is zoned RR-
2.5 (Residential Rural) and is located at the northeast corner of the intersection of 
Ayer Road and Meridian Road. The item was heard as a regular item at the May 7, 
2026, Planning Commission meeting, and was recommended for approval with a 
vote of 8-0. One citizen spoke in opposition to the request stating concerns about 
traffic and too much development in the area. (Parcel No. 4218000022) 
(Commissioner District No. 1) (SP-25-001) (Lisa Elgin, Planner - Planning and 
Community Development) 

7. Called-Up Consent Calendar 

8. Department and Committee Reports/Non-Action Items 

9. Addendum 

10. Executive Session 

 

Adjourn 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 



 
 
 
 
 
 
 
 

 

EL PASO BOARD OF COUNTY COMMISSIONERS 

 
AGENDA ITEM SUMMARY 

 

 
Date: Thursday, May 28, 2026 Item No. 6.a. 
 
To: 

 
Board of County Commissioners 

 
From: 

 
Joseph Letke, Planner - Planning and Community Development 

 
Agenda 
Wording: 

 
MINOR SUBDIVISION - NABULSI-ABUSHABAN SUBDIVISION - A request by 
Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-
acre parcel to create four single-family residential lots. The property is within the 
RR-5 (Residential Rural) zoning district and is located at the intersection of Old 
Ranch Road and Black Forest Road. The item was heard on the consent agenda 
for May 7, 2026, Planning Commission meeting, and was recommended for 
approval with a vote of 8-0. There is no public opposition to the request. (Parcel 
No. 5219000101) (Commissioner District No. 1) (MS-22-011) 

 
 

SUMMARY (including information on budgeted matters) 
A request by Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-
acre parcel to create four single-family residential lots.  The property is within the RR-5 
(Residential Rural) zoning district and is located at the intersection of Old Ranch Road and 
Black Forest Road. (Parcel No. 5219000101) (Commissioner District No. 1) 
 
BACKGROUND (including information on budgeted matters) 
 
ESTIMATED TIME FOR PRESENTATION 
5 minutes 

FINANCIAL IMPLICATIONS 

Business Year: 2026 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 

MS-22-011 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:  05/28/26 

RE:  MS2211; Nabulsi-Abushaban Subdivision  

 

Project Description 

A request by Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-acre parcel to 

create four single-family residential lots.  The property is within the RR-5 (Residential Rural) zoning district 

and is located at the intersection of Old Ranch Road and Black Forest Road. (Parcel No. 5219000101) 

(Commissioner District No. 1) 

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 

Brittain Jack moved and Byers seconded for Approval of the Final Plat 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 on May 7, 2026. The item was heard as a consent agenda item. 
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Discussion 

A brief discussion was held regarding the provided water quality finding letter issued by El Paso County 

Public Health. PCD staff provided clarification that there has been a finding of water quality. Lastly, it is 

noted in the letter provided that EPCPH recommends, but does not require, the use of reverse osmosis 

filtration unit.   

 

Attachments 

1. Planning Commission Minutes from 05/07/26. 

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, May 7th, 2026, 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: Blaine Brew, Sarah Brittain Jack, Jim Byers, Jay Carlson, Maribeth 

Emrick, Bryce Schuettpelz, Tim Trowbridge, and Christopher Whitney.  

PC MEMBERS PRESENT AND NOT VOTING: Becky Fuller, Suzanne Casagrande, and Jason Wulf. 

PC MEMBERS ABSENT: Michael Brewer and Eric Moraes. 

STAFF PRESENT: Meggan Herington, Justin Kilgore, Gilbert LaForce, Kari Parsons, Joe Letke, Bret Dilts. 

Joseph Sandstrom, Erika Keech, Tara Younger, and Jessica Merriam. 

OTHERS PRESENT AND SPEAKING: Nina Dossey, Grant Langdon, Tim LeRoy, and Nicole Peykov. 

1. REPORT ITEMS 

Ms. Herington advised the board that the next PC Hearing is Thursday, May 21st, 2026, at 9:00 A.M. 

and on the agenda for this hearing will be the Land Development Code amendment for Fire Protection 

and Wildfire Mitigation. 

Planning Commissioner Ms. Becky Fuller requested that the Board accept her resignation from her 

position as a regular member due to her active campaign for County Assessor. 

PC ACTION: TROWBRIDGE MOVED / WHITNEY SECONDED TO APPROVE THE RESIGNATION. THE 

MOTION WAS PASSED (8 - 0). 
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IN FAVOR: (8) Brew, Brittain Jack, Byers, Carlson, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

2. PUBLIC COMMENT FOR ITEMS NOT ON THE HEARING AGENDA 

NONE 

3. CONSENT ITEMS 

A. Adoption of Minutes for meeting held on April 16th, 2026. 

PC ACTION: THE MINUTES WERE APPROVED AS PRESENTED (8 - 0). 

IN FAVOR: (8) Brew, Brittain Jack, Byers, Carlson, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

B. MS2211                     LETKE 

MINOR SUBDIVISION 

NABULSI-ABUSHABAN SUBDIVISION 

A request by Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-acre parcel 

to create four single-family residential lots. The property is within the RR-5 (Residential Rural) zoning 

district and is located at the intersection of Old Ranch Road and Black Forest Road. (Parcel No. 

5219000101) (Commissioner District No. 1) 

PC ACTION: THIS ITEM WAS PULLED TO BE HEARD AS A CALLED-UP CONSENT ITEM PER REQUEST BY 

MR. WHITNEY. 

 

C. I261               ELGIN 

MAP AMENDMENT (REZONING) 

COLORADO SPRINGS EXCHANGE MAP AMENDMENT 

A request by Vertex Consulting Services, LLC for approval of a Map Amendment (Rezoning) of 48.025 

acres from CR CAD-O (Commercial Regional Commercial, Airport Overlay District) / A-5 CAD-O 
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(Agriculture, Commercial Airport Overlay District) to I-2 CAD-O (Limited Industrial, Commercial Airport 

Overlay District). The property is on the southwest corner of the intersection of Milton E Proby Parkway 

and Hancock Expressway. (Parcel Nos. 6502000068, 6502000118, 6502000135, 6502000123, 

6502000122) (Commissioner District No. 4) 

NO STAFF OR APPLICANT PRESENTATIONS OR DISCUSSION 

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

ITEM 3C, FILE NUMBER I261 FOR A MAP AMENDMENT (REZONING), COLORADO SPRINGS EXCHANGE MAP 

AMENDMENT, 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 (8 - 0).  

IN FAVOR: (8) Brew, Brittain Jack, Byers, Carlson, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

4. CALLED-UP CONSENT ITEMS:  

3B. MS2211                     LETKE 

MINOR SUBDIVISION 

NABULSI-ABUSHABAN SUBDIVISION 

A request by Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-acre parcel 

to create four single-family residential lots. The property is within the RR-5 (Residential Rural) zoning 

district and is located at the intersection of Old Ranch Road and Black Forest Road. (Parcel No. 

5219000101) (Commissioner District No. 1) 

NO STAFF OR APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Whitney inquired about comments contained in the Health Department review 

regarding radon, reverse osmosis systems, filtration units, and other engineered water treatment 

recommendations, and asked whether such measures would be required for the development. Mr. 

Letke responded that, to his understanding, the water quality findings did not exceed thresholds 

considered harmful to public health, though the Health Department had provided recommendations for 
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future homeowners to consider installing reverse osmosis systems. Mr. Letke noted that such 

recommendations are common in similar reviews and explained that the Health Department is currently 

revising portions of its review letter language and internal processes, which may result in different 

wording in future correspondence. He further stated that discussions with El Paso County Public Health 

staff indicated the comments were intended as recommendations rather than mandatory requirements. 

PC ACTION: SCHUETTPELZ MOVED / TROWBRIDGE SECONDED TO RECOMMEND APPROVAL OF 

CONSENT ITEM 3B, FILE NUMBER MS2211 FOR A MINOR SUBDIVISION, NABULSI-ABUSHABAN 

SUBDIVISION, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH EIGHT (8) 

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 (8 - 0).  

IN FAVOR: (8) Brew, Brittain Jack, Byers, Carlson, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

5. REGULAR ITEMS 

A. SP251              ELGIN 

PRELIMINARY PLAN 

ANTLER RANGE PRELIMINARY PLAN 

A request by Antler Range LLC for approval of a 244.496-acre Preliminary Plan creating 84 single-family 

lots, one tract and 21.982 acres of right-of-way dedication. The property is zoned RR-2.5 (Residential 

Rural) and is located on the Northeast corner of the intersection of Meridian Road and Ayer Road. A 

request for water sufficiency for water quality, quantity, and dependability is also requested with the 

Preliminary Plan.  (Parcel No. 4218000022) (Commissioner District No. 1) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Trowbridge expressed concerns regarding the spacing and placement of the 

easternmost access points, noting potential traffic congestion and public safety issues during emergency 
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evacuations. Mr. Dilts and Mr. Kilgore explained that three access points were proposed, including an 

extension to Ayre Road, and clarified that a future stub connection to Meridian Road had been requested 

by Staff but was not included by the applicant due to site constraints and existing development. Mr. 

Trowbridge further questioned whether an additional eastern access point could be provided. Staff 

responded that natural features and nearby developed lots limited additional connectivity options. 

Mr. Trowbridge inquired whether an additional southbound roadway connection could be provided 

further east to help disperse traffic during an emergency evacuation. Ms. Nina Dossey, with Vertex 

Consulting, explained that the adjoining developments and surrounding parcels to the east do not 

contain connecting roadway access to Ayre Road, limiting opportunities for additional connectivity. Ms. 

Dossey also noted that White Antler Trail provides secondary access for lots to the south, but not for 

the proposed development. Mr. Trowbridge further asked whether any evacuation timing studies had 

been conducted to determine how long it would take residents from interior lots to exit during an 

emergency. Ms. Dossey stated that no such study had been completed, as evacuation timing analyses 

are not currently required as part of the County’s traffic study requirements. 

Mr. Byers questioned whether Ayre Road could be extended further east and south based on aerial 

mapping shown on the County’s website. Mr. Grant Langdon, developer for Antler Range and the 

adjacent Antlers Ridge subdivision, explained that the existing right-of-way dedication extends east and 

west of Meridian Road, but beyond that point access is limited to easements serving adjacent A-35 

parcels and does not constitute a dedicated roadway. Mr. Langdon further stated that there is no 

roadway connection through the adjacent Lago subdivision and no northern connection due to Black 

Squirrel Creek, resulting in the majority of traffic utilizing the Ayre Road and Meridian Road intersection. 

He noted that some traffic could utilize the Antlers Ridge subdivision connection to Meridian Road. 

Regarding emergency evacuation concerns, Mr. Langdon also stated that the property primarily 

consists of grassland with limited tree coverage concentrated near the creek corridor, and therefore 

does not present the same type of wildfire hazard conditions experienced during the Black Forest Fire. 

Mr. Carlson questioned whether General Note 17 on the preliminary plan, which states there will be 

no direct lot access to Meridian or Ayre Road, conflicted with the proposed access arrangement for Lots 

6, 7, and 8. Mr. Kilgore confirmed that revisions to the plat note would be necessary to reflect the 

shared access proposed for those lots. Ms. Dossey further explained that, based on the roadway 
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classification, the lots are permitted to have direct access onto Ayre Road and confirmed that the plat 

note could be revised if necessary. 

Mr. LaForce confirmed that, based on the roadway classification criteria, direct access onto Ayre Road 

is permitted for the four identified lots. He stated that Staff intended to revise the plat note to clarify 

that no direct lot access would be permitted except for those four lots, in an effort to minimize the 

number of access points along the roadway and encourage the remaining lots to take access from the 

internal local roads. Mr. LaForce also addressed prior concerns regarding the large loop roadway 

design and explained that Staff had worked with the applicant to revise the original layout. He noted 

that the initial design aligned directly opposite an existing intersection along Ayre Road, which created 

concerns regarding a single point of access. The revised configuration shifted the access points to 

provide multiple means of ingress and egress in the event one access point becomes blocked. He 

further stated that the westernmost access point meets intersection spacing requirements, while the 

eastern access point required approval of a deviation request, though Staff determined sufficient 

separation still exists between the two intersections. 

PUBLIC COMMENTS: Mr. Tim LeRoy, resident of 12015 Ayre Road, spoke regarding concerns with the 

proposed development located across from his property. Mr. LeRoy stated that while he and his 

neighbors were not opposed to the Antler Range development itself, they were concerned about the 

projected increase in traffic volume, estimated at approximately 800 trips per day, traveling along Ayre 

Road directly in front of their residence. He expressed concerns related to safety, quality of life, and 

potential impacts to property values. Mr. LeRoy referenced written comments and conceptual 

alternative roadway layouts previously submitted into the record. He stated that the alternatives were 

intended to preserve the required two points of access for the subdivision, eliminate the need for flag 

lots, address direct access concerns related to Ayre Road, and reduce through traffic impacts on existing 

residents. Mr. LeRoy further stated that one proposed alternative would provide direct access from 

Meridian Road into the development north of Ayre Road, while additional alternatives proposed 

modified roadway connections between internal roads identified as Roads A and B. He requested that 

the Board consider the submitted alternatives as part of the review process. 

APPLICANT REBUTTAL: Ms. Dossey acknowledged the alternative roadway concepts submitted by 

neighboring residents but stated that the proposed alternatives would not significantly reduce the overall 
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traffic impacts associated with the development. Ms. Dossey explained that the alternatives would 

ultimately result in similar traffic patterns and noted that the proposed northern access option would 

require substantial improvements within the drainageway and floodplain, which Staff generally does not 

recommend. She further stated that the proposed development complies with all applicable County rules 

and engineering requirements and, from a regulatory standpoint, no redesign was necessary. 

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

REGULAR ITEM 5A, FILE NUMBER SP251 FOR A PRELIMINARY PLAN, ANTLER RANGE PRELIMINARY 

PLAN, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH THREE (3) CONDITIONS, 

FOUR (4) NOTATIONS, A RECOMMENDED FINDING OF SUFFICIENCY WITH REGARD TO WATER 

QUALITY, QUANTITY, AND DEPENDABILITY, AND A CORRECTION TO ITEM 17 ON THE PLAT, THAT THIS 

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

MOTION TO RECOMMEND APPROVAL PASSED (8 - 0).  

IN FAVOR: (8) Brew, Brittain Jack, Byers, Carlson, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

B. ID258                   PARSONS 

SPECIAL DISTRICT SERVICE PLAN 

AMENDED AND RESTATED ROCK CREEK METROPOLITAN DISTRICT 

A request from Spencer Fane, P.C., for approval of a Colorado Revised Statutes Title 32 Special District 

Service Plan for Amended and Restated Rock Creek Metropolitan District. The District is 70.77 acres and 

is located west of Highway 115 and south of Cheyenne Mountain Air Force Base.  The 22.53- acre portion 

included within the request is zoned RM-30 (Multi-dwelling Residential), RS-5000 (Residential 

Suburban), RS-6000 (Residential Suburban), and F-5 (Forestry); 48.24 acres is within the City of Colorado 

Springs.  The service plan includes the following: a maximum debt authorization of $48,000,000.00, a 

debt service mill levy of 50 mills for residential, 35 mills for commercial, an operations and maintenance 

mill levy of 20 mills for residential, and a 5 mills special purpose mill levy for a total maximum combined 

mill levy of 75 mills for residential. 
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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. 

(Commissioner District No. 4) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Whitney questioned the significant increase in projected infrastructure costs from 

approximately $4.6 million to $37 million and asked whether the original estimate dated back to the 

initial 2006 service plan. Ms. Parsons confirmed that the earlier estimate originated from the original 

financial plan associated with the filed service plan in 2006. 

Ms. Brittain Jack asked whether future utility extensions would require annexation of additional 

portions of the property into the City of Colorado Springs. Ms. Nicole Peykov of Spencer Fane stated 

that it was her understanding that portions of the project would remain within unincorporated El Paso 

County, though additional annexations into the City were likely to occur. 

Mr. Whitney further requested clarification regarding the comparison between the original cost 

estimates and the updated $37.8 million projection presented in the amended and restated service 

plan. Ms. Peykov explained that the original $4.6 million estimate included the same general categories 

of improvements, including streets, sanitary sewer, water, and drainage infrastructure, but lacked the 
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detailed cost breakdowns included in the updated service plan. She stated that the scale and scope of 

the required improvements had expanded and evolved since 2018. 

Mr. Whitney also referenced provisions contained within correspondence from Spencer Fane regarding 

proposed mill levy adjustments and language updates to conform with the County’s current model 

service plan. He questioned whether language related to commercial-only properties and eminent 

domain authority remained applicable. Ms. Peykov confirmed that the commercial property reference 

was a carryover provision from the original service plan and further stated that the amended service plan 

included language addressing eminent domain limitations consistent with County requirements. 

NO PUBLIC COMMENTS OR APPLICANT REBUTTAL 

PC ACTION: SCHUETTPELZ MOVED / BYERS SECONDED TO RECOMMEND APPROVAL OF REGULAR ITEM 

5A, FILE NUMBER ID258 FOR A SPECIAL DISTRICT SERVICE PLAN, AMENDED AND RESTATED ROCK 

CREEK 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 (7 - 0).  

IN FAVOR: (7) Brew, Brittain Jack, Byers, Emrick, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

RECUSED: (1) Carlson. 

 

6. NON-ACTION ITEMS 

NONE. 

 

MEETING ADJOURNED at 10:22 A.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: Joseph Letke, Planner  

  Joseph Sandstrom, Associate Engineer  

 

RE:  Project File Number: MS2211 

  Project Name: Nabulsi-Abushaban Subdivision  

  Parcel Number: 5219000101 

Commissioner District:  1 

OWNER:  REPRESENTATIVE: 

Nabulsi-Abushaban Family Trust  

C/O Abushaban Rola Co-Trustee 

Nabulsi Taher Co-Trustee 

14384 Whispering Ridge Road 

San Diego, CA 92131 

Land Development Consultants, Inc. 

C/O David V. Hostetler 

3898 Maizeland Road 

Colorado Springs, CO 80909 

Planning Commission Hearing Date:   5/7/2026 

Board of County Commissioners Hearing Date: 5/28/2026 
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EXECUTIVE SUMMARY 

A request by Nabulsi-Abushaban Family Trust for approval of a Minor Subdivision of a 24.8-acre parcel to 

create four single-family residential lots. The property is within the RR-5 (Residential Rural) zoning district 

and is located at the intersection of Old Ranch Road and Black Forest Road.  
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A. AUTHORIZATION TO SIGN: Final Plat and any other documents necessary to carry out the intent of the 

Board of County Commissioners. 

 

B. APPROVAL CRITERIA 

In approving a Minor Subdivision, the BoCC shall find that the request meets the criteria for approval 

outlined in Section 7.2.1 (Subdivisions) of the El Paso County Land Development Code (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 consistent with the subdivision design standards and regulations and meets all 

planning, engineering, and surveying requirements of the County for maps, data, surveys, analyses, 

studies, reports, plans, designs, documents, and other supporting materials; 

• A sufficient water supply has been acquired in terms of quantity, quality, and dependability for the type 

of subdivision proposed, as determined in accordance with the standards set forth in the water supply 

standards [C.R.S. § 30-28-133(6)(a)] and the requirements of Chapter 8 of this Code (this finding may 

not be deferred to Final Plat if the applicant intends to seek administrative Final Plat approval); 

• 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; 

• 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 
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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 identified 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 

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

mitigate the impacts of the subdivision in accordance with applicable requirements of Chapter 8; 

• Adequate public facilities or infrastructure, or cash-in-lieu, for impacts reasonably related to the 

proposed subdivision have been constructed or are financially guaranteed through the SIA so the 

impacts of the subdivision will be adequately mitigated; 

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

• The extraction of any known commercial mining deposit shall not be impeded by this subdivision [C.R.S. 

§§ 34-1-302(1), et seq.] 

 

C. LOCATION 

North: RR-5 (Residential Rural)   Single Family Residential  

South: City of Colorado Springs   Active Residential Suburban Development  

East: RR-5 (Residential Rural)   Single Family Residential  

West: RR-5 (Residential Rural)   Single Family Residential 

 

D. BACKGROUND 

The subject property was initially zoned on September 20, 1965. The current Residential Rural zoning 

district permits the creation of lots of 5-acres or more. Lot 1 is 4.76 acres, and Lot 4 is 4.9 acres. The 

reduced lot sizes are permitted because both lots abut a section line County road, allowing a minimum 
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of 4.75 acres instead of the standard 5-acre requirement, in accordance with Chapter 5 Table 5-4 of the 

Land Development Code. Lot 2 is 5 acres in size, and Lot 3, which contains an existing residence, is 9.2 

acres in size. Access to the proposed lots will be by a private road.  

 

Lastly, the subject property is adjacent to the city limits of the City of Colorado Springs, where 

substantial residential development is actively occurring within the Wolf Ranch Subdivision. This active 

phase of development is located in the city's Planned Development Zoning district and consists of 

approximately 70 lots, which range in size from 1.7 acres to 16,000 square feet (City file: SUBD-25-0023).  

 

 

E. LAND DEVELOPMENT CODE AND ZONING ANALYSIS 

The Minor Subdivision application meets the Final Plat submittal requirements, the standards for 

Divisions of Land in Chapter 7, and the standards for Subdivision in Chapter 8 of the El Paso County 

Land Development Code (as amended). 

 

The applicant requests a Waiver from Section 8.4.4.C of the Code to allow a private road to be 

constructed in lieu of a public road. Pursuant to Section 8.4.3.B.2.e, lots shall have a minimum of 30 

feet of frontage on and have access from a public road, except where private roads are approved by 

the BoCC pursuant to a Waiver granted under Section 8.4.4.E. In approving a Waiver for private roads, 

the Board of County Commissioners shall find that the Waiver meets the criteria outlined in Section 

8.4.4.E of the Code. 

 

Generally, private roads shall be constructed and maintained to ECM standards except as may be 

otherwise determined in the waiver. Private road Waivers may only include design standards for the 

following: 

• Right-of-way width where suitable alternative provisions are made for pedestrian walkways and utilities; 

• Design speed where it is unlikely the road will be needed for use by the general public; 

• Standard section thickness minimums and pavement type where suitable and perpetual 

maintenance provisions are made; 
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• Maximum and minimum block lengths; and 

• Maximum grade. 

In approving a Waiver from any of the subdivision design standards and requirements, the Board of 

County Commissioners shall find that the waiver meets the criteria for approval outlined in Section 

7.3.3 (Waivers) of the Code: 

• The waiver does not have the effect of nullifying the intent and purpose of this Code; 

• The waiver will not result in the need for additional subsequent waivers; 

• The granting of the waiver will not be detrimental to the public safety, health, or welfare or injurious 

to other property; 

• The conditions upon which the request for a waiver is based are unique to the property for which 

the waiver is sought and are not applicable to other property; 

• A particular non-economical hardship to the owner would result from a strict application of this Code; 

• The waiver will not in any manner vary the zoning provisions of this Code; and 

• The proposed waiver is not contrary to any provision of the Master Plan. 

 

F. MASTER PLAN COMPLIANCE 

1. Your El Paso County Master Plan 

a. Placetype Character: Large-Lot Residential  

The Large-Lot Residential placetype consists almost entirely of residential development and acts as 

the transition between placetypes. Development in this placetype typically consists of single-family 

homes occupying lots of 2.5 acres or more, and are generally large and dispersed throughout the 

area so as to preserve a rural aesthetic. The Large-Lot Residential placetype generally supports 

accessory dwelling units as well. Even with the physical separation of homes, this placetype still 

fosters a sense of community and is more connected and less remote than Rural areas. Large-Lot 

Residential neighborhoods typically rely on well and septic, but some developments may be served 

by central water and waste-water utilities. If central water and wastewater can be provided, then 

lots sized less than 2.5 acres could be allowed if; 1.) the overall density is at least 2.5 acres/lot, 2.) 

the design for development incorporates conservation of open space, and 3.) it is compatible with 

the character of existing developed areas.  
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Conservation design (or clustered development) should routinely be considered for new 

development within the Large-Lot Residential placetype to provide for a similar level of development 

density as existing large-lot areas while maximizing the preservation of contiguous areas of open 

space and the protection of environmental features. While the Large-Lot Residential placetype is 

defined by a clear set of characteristics, the different large-lot areas that exist throughout the County 

can exhibit their own unique characters based on geography and landscape. 

 

Recommended Land Uses: 

Primary 

• Single-family Detached Residential (Typically 2.5-acre lots or larger) 

 

Supporting 

• Parks/Open Space 

• Commercial Retail (Limited) 

• Commercial Service (Limited) 

Agriculture 

 

Analysis:  

The proposed Minor Subdivision is generally consistent with the Large-Lot Residential 

Placetype. This consistency is reflected in the placetype’s primary land use recommendation 

of single-family detached residences on lots typically 2.5 acres or larger. The Master Plan 

further emphasizes that development within this Placetype should preserve the area’s rural 

character. Although substantial suburban development exists immediately to the south within 

the City of Colorado Springs, the proposed subdivision maintains the rural aesthetic defined 

in this Placetype. 

 

b. Area of Change Designation: Minimal Change: Undeveloped 

The character of these areas is defined by a lack of development and presence of significant natural 

areas. These areas will experience some redevelopment of select underutilized or vacant sites 
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adjacent to other built-out sites, but such redevelopment will be limited in scale so as to not alter 

the essential character. New development may also occur in these areas on previously undeveloped 

land, but overall there will be no change to the prioritized rural and natural environments. 

 

Analysis:  

The Minimal Change: Undeveloped designation contemplates two main relevant components 

to this development proposal: the redeveloped of underutilized land and ensuring that 

development remains “limited in scale as to not alter the essential character.” As discussed in the 

Placetype analysis, significant suburban level development and aesthetic changes are 

occurring within the properties directly to the south of the subject parcel. It is also important 

to recognize that the Master Plan is not site-specific but rather provides broad guidance and 

predictability for development within unincorporated El Paso County. Overall, the proposed 

request is generally consistent with the intent of the Minimal Change: Undeveloped area of 

change designation. 

 

c. Key Area Influences: Forested Area 

This Key Area includes parts of the County where natural forests are the predominant feature such 

as Black Forest, areas north of Peyton, and areas along Highway 115 as well as lands within Pike 

National Forest. Pike National Forest is one of the County’s largest natural amenities and tourist 

destinations. Continued coordination with the U.S. Forest Service is critical to ensuring future 

development in areas adjacent to the Forest do not negatively impact the natural environment. 

There are also many established communities within Pike National Forest particularly in Ute Pass 

and along Highway 115. New development and any redevelopment in these locations should be of 

a lower intensity to mitigate any impacts on the Forest, properly manage stormwater, provide safe 

access to major roads and state highways for the traveling public and emergency response vehicles 

and adhere to the strictest building codes to prevent any hazards such as fires and soil erosion 

related to poor planning, design, and construction. 

Managed residential growth, along with supportive commercial uses, have helped the other forested 

areas preserve their natural amenities while supporting the daily needs of a thriving local 

community. The seamless connection between the natural environment and small-scale, low 

intensity development is critical to their identity. All new development and redevelopment in this Key 
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Area should strictly adhere to the transportation and infrastructure, stormwater requirements, built 

form, and transition guidelines outlined in their appropriate placetypes. Each development proposal 

should also be reviewed on a case-by-case basis to determine its specific impact on the forested 

area and the established character of the individual community. 

 

Analysis:  

The subject property is located within the Forest Area Key Area. Specific strategies for this area 

emphasize that all new development and redevelopment must adhere to established 

guidelines for transportation and infrastructure, stormwater management, built form, and 

transitions as defined by the relevant placetypes. In addition, each development proposal 

should be evaluated on a case-by-case basis to assess its specific impacts on the Forest Area 

and the established character of the surrounding community.  

 

2. 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.  

 

Goal 4.5 – Plan for water resources in a thoughtful way that recognizes the nonrenewable nature 

of water resources in the area, accommodates existing and historical uses, and allows for 

sustainable, planned growth 

 

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 2 of the 

Plan, which is an area anticipated to experience growth by 2040. This project will be supplied with 

water from individual wells. See the water section below for a summary of the water findings and 

recommendations. 
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3. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcels as having a low wildlife 

impact potential.  Colorado Parks and Wildlife and El Paso County Conservation District were each 

sent a referral and have no outstanding comments.  

 

The Master Plan for Mineral Extraction (1996) identifies floodplain deposit 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 

During review of the Minor Subdivision, geological hazards and constraints were identified on lots 

2, 3, and 4. These hazards and constraints include areas of artificial fill, downslope creep, expansive 

soils, and potentially seasonal and shallow groundwater areas. These hazards are identified in 

writing as note #19 on the face of the plat and graphically on the plat drawings. Full 

recommendations regarding these hazard areas can be found in the submitted Soils and Geology 

Report dated September 9, 2022.  

 

2. Floodplain 

The FEMA Flood Insurance Rate Map (FIRM) panel number for this area is 08041C0527G, effective 

December 7, 2018. This property is in Zone X, an area of minimal flood hazard.  

 

3. Drainage and Erosion 

This subdivision is located within the Cottonwood Creek Drainage Basin (FOMO2200), which is a 

studied basin with drainage and bridge fees. Fees are due at the time of Final Plat recordation. 

Stormwater from the site drains to the south and is conveyed under Old Ranch Road by two existing 

culverts. A drainage report as well as a grading and erosion control plan were submitted with this 

application. Permanent water quality is not required as the lots are larger than 2.5 acres and meet 

the permanent water quality exemption identified in the Engineering Criteria Manual I.7.1.B. 

Permanent water quality for the proposed roadway is addressed through the runoff reduction 

method identified in the Engineering Criteria Manual I.7.1.C. 
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The drainage report identifies a small increase in flows generated by the subdivision and detention 

was not required. The drainage report states that there is no erosion downstream of the 

development and that there will be no adverse impact to downstream properties.  

 

4. Transportation 

This subdivision is located at the intersection of Black Forest Road and Old Ranch Road, which are 

both County owned-and-maintained roadways. Access to the lots will be obtained via a proposed 

private local roadway connecting to Old Ranch Road, a major collector. The Major Transportation 

Corridors Plan depicts improvements to Black Forest Road adjacent to this subdivision, to widen the 

existing roadway from two lanes to four lanes.  

 

A fair share escrow contribution for the paving of Old Ranch Road was required. A Traffic Impact 

Study was submitted with this application, and no additional public improvement contributions are 

required. This subdivision is dedicating 20’ of right-of-way along Black Forest Road and 15’ of right-

of-way along Old Ranch Road. This application is subject to the El Paso County Road Impact Fee 

Program (Resolution No. 25-337), as amended.   

 

H. SERVICES 

1. Water 

Water will be provided by individual onsite wells. Water sufficiency has been analyzed with the review 

of the proposed subdivision. 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 is provided by on-site wastewater treatment systems.  

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District, which is committed to providing 

fire protection services to the proposed development. The District was sent a referral and 
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provided several conditions of approval. The Black Forest Fire District has provided comments 

and a supporting letter which is reflective of the applicant supplied fire protection report. This 

report contemplates the absence of sufficient on-site central water infrastructure for fire 

suppression. Specific implementing restrictions and plat notes addressing the absence of 

sufficient on-site central water infrastructure for fire suppression include limits on residential 

structure size and require that all future residential structures be equipped with NFPA 13D fire 

sprinkler systems. All fire related comments can be found within the project file on EDARP.  

 

4. Utilities 

Electric services will be provided by Mountain View Electric Association, Inc. and Black Hills Energy 

will provide natural gas.  

 

5. Metropolitan Districts 

The subject property is not located within a metropolitan district.  

 

5. Parks/Trails 

Fees in lieu of park land dedication in the amount of $1,840 for regional park fees (Regional Park 

Area: 2) will be due at the time of recording the Final Plat. 

 

6. Schools 

Fees in lieu of school land dedication in the amount of $1,224.00 shall be paid to El Paso County for 

the benefit of School District #20 at the time of recording the Final Plat. 

 

I. STATUS OF MAJOR ISSUES 

No major 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: 
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CONDITIONS 

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

at the time of submittal of the Mylar for recording. 

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

certification of the County Treasurer’s Office that all ad valorem taxes applicable to such subdivided 

land, or years prior to that year in which approval is granted, have been paid. Therefore, this plat is 

approved by the Board of County Commissioners on the condition that the subdivider or developer 

must provide to the Planning and Community Development Department, at the time of recording the 

plat, a certification from the County Treasurer’s Office that all prior years’ taxes have been paid in full. 

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

effect at the time of recording the Final Plat. 

4. Driveway permits will be required for each access to an El Paso County owned and maintained 

roadway. Driveway permits are obtained from the appropriate El Paso County staff. 

5. The Subdivision Improvements Agreement, including the Financial Assurance Estimate, as approved 

by the El Paso County Planning and Community Development Department, shall be filed at the time 

of recording the Final Plat. 

6. Collateral sufficient to ensure that the public improvements as listed in the approved Financial 

Assurance Estimate shall be provided when the Final Plat is recorded. 

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

Recommendations, dated November 13, 2024, as provided by the County Attorney’s Office. 

8. The applicant shall complete an escrow agreement with El Paso County in the amount of $10,216 

to be applied toward the paving of Old Ranch Road between the subdivision and Black Forest Road. 

 

NOTATIONS 

1. The following fees are required to be paid to El Paso County at the time of Final Plat recordation: 

a. Drainage Fees in the amount of $29,017 and bridge fees in the amount of $2,116 for the 

Cottonwood Creek basin. 

b. Park fees in lieu of land dedication for regional parks (Area 2) in the amount of $1,840.00  

c. Fees in lieu of school land dedication in the amount of $1,224.00 shall be paid for the benefit 

of School District #20. 
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2. Final Plats not recorded within 24 months of Board of County Commissioner approval shall be 

deemed expired unless an extension is approved. 

3. Site grading or construction, other than installation or initial temporary control measures, may not 

commence until a Preconstruction Conference is held with Department of Public Works Inspections 

and a Construction Permit is issued by the Department of Public Works. 

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

assignees that Subdivider and/or said successors and assigns shall be required to pay traffic impact 

fees in accordance with the No. 25-377), or any amendments thereto, at or prior to the time of 

building permit submittals. The fee obligation, if not paid at Final Plat recording, shall be 

documented on all sales documents and on plat notes to ensure that a title search would find the 

fee obligation before sale of the property. 

 

K. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified sixteen (16) adjoining property 

owners on April 23, 2026 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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