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2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 
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COMMISSIONERS: 

CAMI BREMER (CHAIR) 

CARRIE GEITNER (VICE-CHAIR) 

HOLLY WILLIAMS  

STAN VANDERWERF  

LONGINOS GONZALEZ, JR. 

 

TO:  El Paso County Planning Commission 

  Thomas Bailey, Chair 

  

FROM:  Christian Haas, Planner I 

  Carlos Hernandez, Engineer I 

 Meggan Herington, AICP, Executive Director 

 

RE:  Project File Number: CS-23-001 

  Project Name: Jubilee Group Rezone 

  Parcel Number: 5313001013 

 

OWNER:  REPRESENTATIVE: 

Steve Kang 

Jubilee Group LLC 

520 Edison Street 

Brush, CO 80723 

David Gorman 

M.V.E Inc 

1903 Learay Street, Suite 200 

Colorado Springs, CO. 80909 

 

Commissioner District:  2 

 

Planning Commission Hearing Date:   8/17/2023 

Board of County Commissioners Hearing Date: 9/28/2023 

 

EXECUTIVE SUMMARY 

A request by Jubilee Group, LLC for approval of a Map Amendment (Rezoning) of 14.35 acres 

from RR-5 (Residential Rural) to CS (Commercial Service). The property is located on the south 

side of Falcon Highway, adjacent to the Falcon Highway and U.S. Highway 24 intersection. 

A. WAIVERS/DEVIATIONS/AUTHORIZATION 

Waiver(s)/Deviation(s): There are no waivers/deviations associated with this application. 
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Authorization to Sign:  There are no documents associated with this application that 

require signing. 

 

B. APPROVAL CRITERIA 

In approving a Map Amendment (Rezoning), the Board of County Commissioners shall 

find that the request meets the criteria for approval outlined in Section 5.3.5 (Map 

Amendment, Rezoning) of the El Paso County Land Development Code (as amended): 

 

• 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; 

• The rezoning is in compliance with all applicable statutory provisions including, but 

not limited to C.R.S §30-28-111, §30-28-113, and §30-28-116; 

• The proposed land use or zone district is compatible with the existing and permitted 

land uses and zone districts in all directions; and 

• The site is suitable for the intended use, including the ability to meet the standards as 

described in Chapter 5 of the Land Development Code, for the intended zone district. 

 

C. LOCATION 

North: City of Colorado Springs   Single-family Residential 

South: RR-5 (Residential Rural)   Commercial 

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

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

 

D. BACKGROUND 

The 14.35-acre property was platted in 2006, as Lot 1 of the Abiding Word Lutheran 

Church Subdivision. The property is currently zoned RR-5 (Residential Rural) and is 

unimproved. The applicant is proposing a rezone to CS (Commercial Service) to support 

the development of a self-storage facility, classified as a mini-warehouse use-type.  

 

If the Map Amendment (Rezoning) application is approved, approval of a site 

development plan will be required prior to initiation of any uses on the property. The site 

development plan will need to show compliance with all relevant development standards 

in Chapter 6 and any relevant density and development standards for the CS zoning 

district in Section 5.4 of the Land Development Code (as amended). 
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E. ANALYSIS 

1. Land Development Code Analysis 

The applicant is proposing to rezone the property to CS (Commercial Service). Section 

3.2 of the Code states the following as the intent of the CS zoning district: 

 

“The CS zoning district is intended to accommodate retail, wholesale or service 

commercial uses that serve the general public.” 

 

2. Zoning Compliance 

The applicant is requesting to rezone 14.35 acres to the CS (Commercial Service) 

zoning district. The CS (Commercial Service) zoning district is intended to 

accommodate retail, wholesale or service commercial uses that serve the general 

public. The density and dimensional standards for the CS (Commercial Service) zoning 

district are as follows: 

 

• Minimum zoning district area: 2 acres11 

• Minimum lot size: N/A 

• Setbacks 

o Front: 25 feet1,3,11 

o Side: 25 feet1,2,3,11 

o Rear: 25 feet1,2,3,11 

• Maximum height: 45 feet 

 
1 Gasoline pumps and canopies shall be at least 15 feet from the front property line or 

public right-of-way, except where the landscaping regulations require a greater setback. 
 
2 The minimum setback is 25 feet from the perimeter boundary of the district, but no 

minimum setback is required from any internal side or rear lot line within the same district. 
 
3 Temporary uses shall be setback at least 25 feet from all property lines and 100 feet 

from Residential zoning districts. 
 

11 If the building is established as or converted to condominium units in accordance 

with Chapter 7 of this Code, the building and lot shall meet the minimum lot area and 

setbacks, but the individual units are not required to meet the minimum lot area, 

maximum lot coverage, or setback requirements. 
 

To initiate any uses on the property, the applicant will need to obtain subsequent site 

development plan approval. The site development plan will be reviewed to ensure 

that all proposed and existing structures will comply with the zoning district 
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dimensional standards as well as the General Development Standards of the Land 

Development Code (As Amended) and Engineering Criteria Manual requirements. 

 

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 

wastewater 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.  

 

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 with lot sizes typically 2.5 acre lots or larger. 

Supporting 

  Parks/Open Space 

  Commercial Retail (limited) 

  Commercial Service (limited) 

  Agricultural  
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Analysis:  

The Large-Lot Residential placetype supports the rural character of the County 

while providing for unique and desirable neighborhoods. 

 

Goal LU3 – Encourage a range of development types to support a variety of land uses. 
 

Objective LU3-1: Development should be consistent with the allowable land uses 

set forth in the placetypes first and second to their built form guidelines. 
 

Specific Strategies – The Transition areas are fully developed parts of the County 

that may completely or significantly change in character. In these areas, 

redevelopment will be intense enough to transition the existing development 

setting to an entirely new type of development. 
 

Objective ED3-1 – Continue promoting commercial development to serve 

increasing residential neighborhoods in the Falcon area. 
 

Objective ED3-5 – Prioritize commercial development within or near rural 

communities and within the rural Center placetype to limit barriers to shopping 

districts and employment centers. 
 

Objective ED3-6 – Prioritize commercial use as development opportunities arise 

in order to support the growing residential base in the rural areas. 
 

The proposed rezone would convert approximately 14.35 acres from the RR-5 

zoning district to the CS zoning district, which would support commercial 

development. Limited Commercial Retail and Commercial Services are consistent 

with the supporting land uses of the Large-Lot Residential placetype.  

 

The subject property is located south of Highway 24 and could serve as a 

transition between RR-5 zoning to the south and a variety of PUD’s, commercial 

and residential zoning districts to the north. 

 

b. Area of Change Designation: Transition 

These areas have undergone development and have an established character. 

Developed areas of minimal change are largely built out but may include isolated 

pockets of vacant or underutilized land. These key sites are likely to see more intense 

infill development with a mix of uses and scale of redevelopment that will significantly 

impact the character of an area. For example, a large amount of vacant land in a 

suburban division adjacent to a more urban neighborhood may be developed and 
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change to match the urban character and intensity so as to accommodate a greater 

population. The inverse is also possible where an undeveloped portion of an denser 

neighborhood could redevelop to a less intense suburban scale. Regardless of the 

development that may occur, if these areas evolve to a new development pattern of 

differing intensity, their overall character can be maintained. 
 

Analysis:  

The proposed rezone would bring commercial development to an area that has 

commercial development approximately one mile to the north. The rezone would 

be consistent with the description of the Transition Area of Change Use 

Designation in the El Paso County Master Plan.  
 

c. Key Area Influences: The property is not located within a key area. 
 

2. Water Master Plan Analysis 

The El Paso County Water Master Plan (2018) has 3 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. 
 

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 4c of the Plan. Water will be supplied for a well in which sufficiency 

was found during subdivision. The following information pertains to water demands 

and supplies in Region 3 for central water providers: 
 

The Plan identifies the current demand for Region 4c to be 2,970 acre-feet 

per year (AFY) (Figure 5.1) with a current supply of 2,970 AFY (Figure 5.2). The 

projected demand in 2040 for Region 4c is at 3,967 AFY (Figure 5.1) with a 

projected supply of 3,027 AFY (Figure 5.2) in 2040. The projected demand at 
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build-out in 2060 for Region 4c is at 4,826 AFY (Figure 5.1) with a projected 

supply of 3,027 AFY (Figure 5.2) in 2060.  
 

A finding of water sufficiency is not required with a map amendment; however, 

sufficient water rights for the proposed use have been secured by the owner which 

include 3.9 acre-feet of annual groundwater to be withdrawn from the Denver Aquifer. 
 

3. Other Master Plan Elements 

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

a high  wildlife impact potential.  El Paso County Environmental Services was sent a 

referral and have the following comments:  
 

“The applicant is hereby on notice that the U.S. Army Corps of Engineers and 

the U.S. Fish and Wildlife Service have regulatory jurisdiction over wetland and 

threatened and endangered species issues, respectively.  It is the applicant’s 

responsibility, and not El Paso County’s, to ensure compliance with all 

applicable county, state, and federal laws and regulations, including, but not 

limited to, the Clean Water Act, Endangered Species Act, Migratory Bird Treaty 

Act, Colorado Noxious Weed Act and El Paso County Weed Management Plan.” 
 

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. 

 

Please see the Parks Section below for information regarding conformance with The 

El Paso County Parks Master Plan (2022).  

 

Please see the Transportation Section below for information regarding conformance 

with the El Paso County 2016 Major Transportation Corridors Plan (MTCP). 
 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

No hazards were identified during the review of the map amendment (rezoning). 
 

2. Floodplain 

The FEMA Flood Insurance Rate Map, 08041C0561G, indicates that the property is 

outside of a floodplain. There are no expected impacts from the proposed rezone and 

future use to a floodplain. 
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3. Drainage and Erosion 

The property is located within the Falcon Drainage Basin (CHWS1400) and Sand Creek 

Drainage Basin (FOFO2000). The property was platted as Lot 1, Abiding World Lutheran 

Church Subdivision in 2006. Drainage and bridge fees were paid at the time of plat, 

$3,953 and $1,225 respectively. Drainage and bridge fees are not assessed with Map 

Amendment (Rezone) requests. 
 

Due to the change in land use and development, an updated final drainage report and 

grading and erosion control plan will be required at the Site Development Plan stage. 

The final drainage report shall provide hydrologic and hydraulic analysis to identify and 

mitigate the drainage impacts of the development to downstream properties and 

stormwater runoff.  
 

4. Transportation 

The property is located at the southeast corner of the intersection of Highway 24 and 

Falcon Highway. Highway 24 is a Colorado Department of Transportation (CDOT) 

owned and maintained roadway classified as an Expressway. Due to the classification 

of Highway 24, no direct access will be allowed. Falcon Highway is a City of Colorado 

Springs (COS) owned and maintained roadway classified as a Principal Arterial. The 

submitted traffic impact study identifies that the primary access to the site will be via 

Falcon Highway. The proposed access and all public improvements adjacent to Falcon 

Highway will be required to be built and meet City of Colorado Springs standards. 

Further specifications will be provided by COS at the subsequent stage.  
 

CDOT will require the applicant to obtain an access permit and will specify required 

improvements at the site development stage plan state and/or as part of the Access 

Permit process. Anticipated improvements include but are not limited to construction 

of a frontage road as specified in the SH24G Access Control Plan. 
 

The proposed development is projected to generate 180 vehicle trips per day (ADT) at 

buildout per the submitted traffic impact study. The development will be subject to the 

El Paso County Road Impact Fee program (Resolution 19-471), as amended.   
 

H. SERVICES 

1. Water 

Water will be provided by an onsite well. The applicant intends to seek State 

authorization for commercial withdrawal from the proposed well. Water sufficiency 

has been determined for the site at a rate of 3.9 acre-feet per year. 
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2. Sanitation 

Wastewater will be provided by an onsite wastewater treatment system designed to 

conform to County requirements.  

 

3. Emergency Services 

The property is within the Falcon Fire Protection District.  

 

4. Utilities 

Electricity is provided by Mountain View Electric Association. The City of Colorado 

Springs had the following comment: 

 

“The property has contiguity to the north for city of Colorado Springs 

boundary, if utilities are to be provided by CSU, annexation would be required. 

If utilities are provided by other means then the city would recommend 

annexation but would not be required.” 

 

5. Metropolitan Districts 

The subject property is not within a metro district.  

 

5. Parks/Trails 

Land dedication and fees in lieu of park land dedication are not required for a Map 

Amendment (Rezoning) application. 

 

6. Schools 

Land dedication and fees in lieu of school land dedication are not required for a Map 

Amendment (Rezoning) application. 

 

I. APPLICABLE RESOLUTIONS 

See attached resolution. 

 

J. STATUS OF MAJOR ISSUES 

There are no outstanding major issues. 

 

K. RECOMMENDED CONDITIONS AND NOTATIONS 

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

request meets the criteria for approval outlined in Section 5.3.5 (Map Amendment, 

Rezoning) of the El Paso County Land Development Code (as amended), staff 

recommends the following conditions and notations: 

PC Report Packet
Page 9 of 23

file:///C:/Users/pcdfields/AppData/Local/Microsoft/Windows/INetCache/Content.Outlook/OA1LDP44/www.elpasoco.com


2880 INTERNATIONAL CIRCLE 

OFFICE: (719) 520 – 6300 

 

COLORADO SPRINGS, CO 80910 

PLNWEB@ELPASOCO.COM 

   

 WWW.ELPASOCO.COM  

 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, 

review and permit requirements, and other agency requirements. Applicable 

agencies include but are not limited to: the Colorado Parks and Wildlife, Colorado 

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

Wildlife Service regarding the Endangered Species Act, particularly as it relates to the 

Preble's Meadow Jumping Mouse as a listed threatened species. 

 

NOTATIONS 

1. If a zone or rezone petition has been disapproved by the Board of County 

Commissioners, resubmittal of the previously denied petition will not be accepted for 

a period of one (1) year if it pertains to the same parcel of land and is a petition for a 

change to the same zone that was previously denied.  However, if evidence is 

presented showing that there has been a substantial change in physical conditions or 

circumstances, the Planning Commission may reconsider said petition.  The time 

limitation of one (1) year shall be computed from the date of final determination by 

the Board of County Commissioners or, in the event of court litigation, from the date 

of the entry of final judgment of any court of record. 

 

2. Rezoning requests not forwarded to the Board of County Commissioners for 

consideration within 180 days of Planning Commission action will be deemed 

withdrawn and will have to be resubmitted in their entirety. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified ten (10) adjoining 

property owners on July 31, 2023, for the Planning Commission and Board of County 

Commissioners meetings. Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Map Exhibits 

 Vicinity Map 

 Letter of Intent 

 Rezone Map 

 Draft Resolution 

 

PC Report Packet
Page 10 of 23

file:///C:/Users/pcdfields/AppData/Local/Microsoft/Windows/INetCache/Content.Outlook/OA1LDP44/www.elpasoco.com


Map Exhibit #1: Aerial 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

PC Report Packet
Page 11 of 23



Map Exhibit #2: Zoning 
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Map Exhibit #3: Placetype  
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Map Exhibit #4: Area of Change 
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CS-23-001 

MAP AMENDMENT - REZONE (RECOMMEND APPROVAL)   

 

___________________ moved that the following Resolution be adopted:   

 

 

BEFORE THE PLANNING COMMISSION 

 

OF THE COUNTY OF EL PASO 

 

STATE OF COLORADO 

 

RESOLUTION NO. CS-23-001 

JUBILEE GROUP REZONE 

 

WHEREAS, Jubilee Group, LLC did file an application with the El Paso County Planning and 

Community Development Department for an amendment of the El Paso County Zoning Map to 

rezone property in the unincorporated area of El Paso County as described in Exhibit A, which is 

attached hereto and incorporated herein by reference, from the RR-5 (Residential Rural) zoning 

district to the CS (Commercial Service) zoning district; and  

 

WHEREAS, a public hearing was held by this Commission on August 17, 2023; and  

 

WHEREAS, based on the evidence, testimony, exhibits, consideration of the Master Plan for the 

unincorporated area of the County, presentation and comments of the El Paso County Planning and 

Community Development Department and other County representatives, comments of public 

officials and agencies, comments from all interested persons, comments by the general public, and 

comments by the El Paso County Planning Commission Members during the hearing, this 

Commission finds as follows:   

 

1. The application was properly submitted for consideration by the Planning Commission; 

 

2. That proper posting, publication, and public notice was provided as required by law for the 

hearing before the Planning Commission; 

 

3. That the hearing before the Planning Commission was extensive and complete, that all 

pertinent facts, matters, and issues were submitted, and that all interested persons and the 

general public were heard at that hearing; 

  

4. That all exhibits were received into evidence; 

 

5. That the proposed land use does not permit the use of an area containing a commercial 

mineral deposit in a manner which would interfere with the present or future extraction of 

such deposit by an extractor;  
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6. That all data, surveys, analyses, studies, plans, and designs as are required by the State of 

Colorado and El Paso County have been submitted, reviewed, and found to meet all sound 

planning and engineering requirements of the El Paso County Subdivision Regulations; and 

 

7. That for the above-stated and other reasons, the proposed amendment of the El Paso County 

Zoning Map is in the best interest of the health, safety, morals, convenience, order, prosperity, 

and welfare of the citizens of El Paso County. 

 

WHEREAS, when approving a map amendment, the Planning Commission and the Board of County 

Commissioners shall find that the request meets the criteria for approval outlined in Section 5.3.5.B 

(Map Amendment, Rezoning) of the El Paso County Land Development Code (as amended): 

 

1. 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; 

 

2. The rezoning is in compliance with all applicable statutory provisions, including but not limited 

to C.R.S. § 30-28-111, § 30-28-113, and § 30-28-116; 

 

3. The proposed land use or zone district is compatible with the existing and permitted land uses 

and zone districts in all directions; and 

 

4. The site is suitable for the intended use, including the ability to meet the standards as described 

in Chapter 5 of the Land Development Code, for the intended zone district. 

 

NOW, THEREFORE, BE IT RESOLVED, the El Paso County Planning Commission recommends that the 

petition of  Jubilee Group, LLC for an amendment to the El Paso County Zoning Map to rezone 

property located in the unincorporated area of El Paso County from the RR-5 (Residential Rural) 

zoning district to the CS (Commercial Service) zoning district be approved by the Board of County 

Commissioners with the following conditions and notations: 

 

CONDITIONS 

1. The developer shall comply with federal and state laws, regulations, ordinances, review and 

permit requirements, and other agency requirements. Applicable agencies include but are not 

limited to: the Colorado Parks and Wildlife, Colorado Department of Transportation, U.S. Army 

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

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

 

NOTATIONS 

1. If a zone or rezone petition has been disapproved by the Board of County Commissioners, 

resubmittal of the previously denied petition will not be accepted for a period of one (1) year if 
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it pertains to the same parcel of land and is a petition for a change to the same zone that was 

previously denied.  However, if evidence is presented showing that there has been a substantial 

change in physical conditions or circumstances, the Planning Commission may reconsider said 

petition. The time limitation of one (1) year shall be computed from the date of final 

determination by the Board of County Commissioners or, in the event of court litigation, from 

the date of the entry of final judgment of any court of record. 

 

2. Rezoning requests not forwarded to the Board of County Commissioners for consideration 

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

resubmitted in their entirety. 

 

AND BE IT FURTHER RESOLVED that this Resolution and the recommendations contained herein be 

forwarded to the El Paso County Board of County Commissioners for its consideration.   

 

_________________ seconded the adoption of the foregoing Resolution.    

 

The roll having been called, the vote was as follows: (circle one) 

 

Thomas Bailey  aye / no / non-voting / recused / absent 

Sarah Brittain Jack  aye / no / non-voting / recused / absent 

Jay Carlson   aye / no / non-voting / recused / absent 

Becky Fuller   aye / no / non-voting / recused / absent 

Jeffrey Markewich  aye / no / non-voting / recused / absent 

Brandy Merriam  aye / no / non-voting / recused / absent 

Eric Moraes   aye / no / non-voting / recused / absent 

Kara Offner   aye / no / non-voting / recused / absent 

Bryce Schuettpelz  aye / no / non-voting / recused / absent 

Wayne Smith   aye / no / non-voting / recused / absent 

Tim Trowbridge  aye / no / non-voting / recused / absent 

Christopher Whitney   aye / no / non-voting / recused / absent 

 

The Resolution was adopted by a vote of ___to___ by the Planning Commission of the County of El 

Paso, State of Colorado. 

 

DONE THIS 17th day of August 2023 at Colorado Springs, Colorado. 

 

EL PASO COUNTY PLANNING COMMISSION 

 

 By: __________________________________ 

        Thomas Bailey, Chair  
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EXHIBIT A 

 

LOT 1, ABIDING WORD LUTHERAN CHURCH SUBDIVISION, RECORDED UNDER RECEPTION NO. 206712443, 

RECORDS OF EL PASO COUNTY, STATE OF COLORADO,  

 

CONTAINING AN AREA OF 14.35 ACRES, MORE OR LESS. 

 


