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Enclosures:  Meadow Lake Airport Filing 1 Plat 

1981 R-4 Zoning Board of County Commissioners Staff Report 

Surrounding Commercial Uses Map 

Letters of Support  

 

Planner:  Vertex Consulting Services, LLC, Nina Ruiz 

   455 E Pikes Peak Avenue, Suite 101 

   Colorado Springs, CO 80903  

   719-733-8605 

   Nina.ruiz@vertexcos.com  

 

Tax Schedule Nos: 4304002087, 4304002058 

Acreage: 19,500 SF, 13,000 SF 

Zoning:  R-4 (Planned Development District Obsolete), GA-O (General Aviation 

Overlay District) 

Utilities: Mountain View Electric Association (MVEA) provides electric service and 

Colorado Springs Utilities provides natural gas service to the existing 

structures. Water and wastewater are provided by an individual onsite 

well and onsite wastewater treatment system.  

Site Location: 

Vertex Consulting Services, LLC, on behalf of Sund Estate Management Corporation, is 

respectfully submitting a variance of use application to allow for a “Commercial Vehicle Repair 

Garage” in the R-4, GA-O zone district. The property is located approximately one half of a mile 

southeast of the Judge Orr Road and Highway 24 Intersection, within Meadow Lake Airport. The 

proposed variance of use is compatible with the surrounding planned and existing development 

and is consistent with the Your El Paso Master Plan.   

 

Request:  

The purpose of this application is to: 

1. Request approval of a variance of use to allow a “Commercial Vehicle Repair Garage” in 

the R-4, GA-O zone. Section 1.15 of the Land Development Code defines Commercial 

Vehicle Repair Garage as:  

“An establishment used for the care or repair of passenger vehicles and light 

trucks, including major or minor work such as paint, body and fender work or 

engine and transmission overhaul and incidental storage or parking of repaired 

vehicles, but excluding the dismantling of wrecked vehicles and the storage of 

junk vehicles.”   

 

2. Request to remove the following plat restriction:  

“The property shall be restricted to uses pertaining to hangars and aircraft.”  

 

Justification: 

mailto:Nina.ruiz@vertexcos.com
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The pages that follow address each one of the Variance of Use criteria included within Section 

5.3.4 of the El Paso County Land Development Code: 

The strict application of any of the provisions of this Code would result in peculiar and exceptional 

practical difficulties or undue hardship. 

The Board of County Commissioners added the OA-G (named GA-O today) to the subject parcels on 

May 18, 1970. This overlay added the following permitted uses to the underlying A-3 zone district 

[see attached 1980 OA-G zone]:  

• Aero club facilities 

• Aircraft maintenance facilities  

• Airfields and landing strips 

• Airport terminals and related supporting facilities [e.g. restaurants, hotels, retail] 

• Aviation control towers 

• Hangars and tie-down facilities 

• Navigation instruments and aids 

• Aviation related businesses  

The property was platted as part of Meadow Lake Airport Filing No. 1 on September 14, 1970. The 

plat included the following note, restricting the land uses permitted by the underlying A-3, OA-G 

zone: 

 
[See attached 1970 plat] 

The Board of County Commissioners approved a rezoning of the subject parcels from the A-3/OA-G 

to the R-4/OA-G on November 23, 1981. The R-4 zone district allowed for commercial uses as 

outlined in the PBP zone pursuant to Section 17 of the 1980 Land Development Code [See attached 

1980 R-4 zone]. The Meadow Lake Airport Development Corporation application included the 

following paragraph which further clarifies the R-4 intended uses:  
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[See attached 1981 R-4 BoCC Staff Packet] 

The application submitted by the Meadow Lake Airport Development Corporation did not include a 

list of permitted/excluded uses, nor did it include new dimensional standards for the R-4 zone. The 

R-4 zone specifically permitted those allowed uses in the PBP zone district and the Meadow Lake 

Airport Development Corporation echoed that intent, along with other specific examples of 

acceptable uses in the R-4 zone. The PBP zone permitted the proposed use.  

Unfortunately, the Meadow Lake Airport Development Corporation failed to address any existing 

plat notes with the R-4 zoning action, muddying what uses may be permitted. Over the years 

several of the lots within the Meadow Lake subdivisions have received approval of plat note 

waivers, subdivision exemptions, and replats to remove the use restriction included within the 

Meadow Lake Airport Filing 1. Additionally, special uses have been approved to allow for those uses 

allowed within the PID zone.  

The current El Paso County Planning Department has identified that although the R-4 zoning action 

and GA-O allow for other uses, the plat note further restricts the permitted uses and overrides the 

underlying and subsequent zoning actions. There are other commercial businesses within the 

Meadow Lake Filing 1 subdivision and the other surrounding subdivisions. Pursuant to the plat 

note, only Tracts 1 & 2 may have commercial operation and those tracts are limited to “Aircraft 

Maintenance” only [See attached Commercial Uses Map identifying the numerous other 

commercial operations in place today]. The Department has identified that a plat note waiver, 

subdivision exemption, or replat are no longer options for allowing the proposed use. The variance 

of use has been identified as the process for removing the plat note restriction.  

The Meadow Lake Airport Development Corporation and BoCC in 1981 failing to clarify the allowed 

uses and applicability of any prior plat notes presents a practical difficulty for the current owner. 

Additionally, the Planning Department has identified that administrative actions, such as, plat note 

waivers, subdivision exemptions, and replats are no long available options to allow for other uses 

on the property. It is a hardship for the current property owner that there is no other process 

available to allow the use.   

• The variance of use is generally consistent with the applicable Master Plan; 

Please see the Master Plan analysis beginning on page 8.  
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• The proposed use is compatible with the surrounding area, harmonious with the character of 

the neighborhood, not detrimental to the surrounding area, not detrimental to the future 

development of the area, and not detrimental to the health, safety, or welfare of the inhabitants 

of the area and County; 

Please see the below map and table identifying the numerous commercial uses in the area: 

 

  Business Name Type of Business Zoning 
Associated EPC 

Approval 

1 Tire King of Falcon 
Commercial Vehicle 
Repair Garage  R-4/GA-O R481005Z, EA1938 

2 Smith Farms Agritainment RR-5 AL184, PPR1818 
3 EAA Chapter 72 Experimental Aircraft PUD/GA-O PUD07009 
4 Springs Aviation Flight School R-4/GA-O R481005Z, AASI222 

5 Freeflight Composites 
Airplane 
Repair/Manufacturing  R-4/GA-O R481005Z, EX121 

6 
The Flight School at 
Colorado Springs Flight School R-4/GA-O R481005Z 
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7 Pearce Aircraft 
Airplane 
Repair/Manufacturing  R-4/GA-O 

R481005Z, 
PNW94001 

8 Avionics Upgrades 
Airplane 
Repair/Manufacturing  R-4/GA-O R481005Z 

9 GZ Customs 
Commercial Vehicle 
Repair Garage  R-4/GA-O R481005Z 

10 

Structural Steel 
Solutions and 
Fabrication  Light Manufacturing  R-4/GA-O R481005Z 

11 

Falcon Ultralight 
Mechanic and 
Instructor  

Airplane Repair/ 
Flight School  R-4/GA-O R481005Z, R497004 

12 Verlin's Aviation  Flight School R-4/GA-O R481005Z 

13 Pro Trans Plus  
Commercial Vehicle 
Repair Garage  R-4/GA-O R481005Z 

14 
Blue Line Print & 
Design Sign Shop  R-4/GA-O 

R481005Z, 
PNW85001 

15 
Precision Repair 
Works Inc.  

Contractor 
Equipment Yard  R-4/GA-O 

R481005Z, 
PNW85001 

16 Walker Metal Works Light Manufacturing  R-4/GA-O R481005Z 

17 RV Builder 
Airplane 
Repair/Manufacturing  R-4/GA-O R481005Z 

18 Watts Upfitting  
Commercial Vehicle 
Repair Garage  R-4/GA-O 

R481005Z, 
PNW85001 

19 
Hangar Open 
Performance 

Commercial Vehicle 
Repair Garage  R-4/GA-O 

R481005Z, R497006, 
VR0006 

20 First Logistex Battery Company  R-4/GA-O R481005Z, VA97006 

21 Zebra Productions 
Contractor 
Equipment Yard  R-4/GA-O 

R481005Z, V96007, 
R497003 

22 Window Well Covers  
Contractor 
Equipment Yard  R-4/GA-O 

R481005Z, R498004, 
PPR00003 

23 
Gene Kear Aircraft 
Painting  

Airplane 
Repair/Manufacturing  R-4/GA-O R481005Z, R486015 

24 Veteran Towing 
Contractor 
Equipment Yard  R-4/GA-O R481005Z 

 

The character of the Meadow Lake area is light industrial in nature. The R-4 and GA-O zone districts 

allow for commercial uses, which include airplane repair and maintenance. A Commercial Vehicle 

Repair Garage is compatible with the numerous pre-existing commercial vehicle repair garages, 

light industrial uses, and other commercial service uses in the area.  

The business, AccuFix, contracts with the local military installations, CSPD, SWAT, El Paso Sheriff,  

Fire Departments, and numerous other emergency responders. They bullet-proof vehicles, outfit 
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the interior for emergency response (e.g. gun racks in the interior of the doors), and provide body 

repair to emergency responder vehicles when needed. Approval of the requested variance of use 

will promote the health, safety, and welfare of the inhabitants of the area and County by allowing 

them to continue to serve the military and emergency responders.  

Furthermore, other lot owners within the Meadow Lake Airport have identified that the AccuFix 

operations promote the growth and stability of the Airport. Lastly, the Meadow Lake Airport 

Association has no objection to the requested variance of use identifying that their business is not 

detrimental to future airport operations. [See attached letters of support] 

• The proposed use will be able to meet air, water, odor or noise standards established by 

County, State or federal regulations during construction and upon completion of the project; 

The proposed use meets all air, water, odor, and noise standards.   

• The proposed use will comply with all applicable requirements of this Code and all applicable 

County, State and federal regulations except those portions varied by this action; 

All structures are pre-existing and have previously been permitted. No alterations or additions are 

proposed.  

 

• The proposed use will not adversely affect wildlife or wetlands; 

The structures have been constructed. No additional impacts to wildlife are anticipated as a result 

of the approval of the variance of use. There are no wetlands onsite.  

• The applicant has addressed all off-site impacts; 

The impacts are anticipated to be the same as all other permitted uses within the surrounding R-4, 
GA-O properties.  

• The site plan for the proposed variance of use will provide for adequate parking, traffic 

circulation, open space, fencing, screening, and landscaping; and/or 

The Land Development Code requires one parking space per employee plus 3 spaces per bay or 

stall. There are 3 employees and 3 bays. The site plan depicts 12 parking spaces. No screening, open 

space, fencing, or landscaping are required for properties within the Meadow Lake Airport pursuant 

to the 1981 R-4 zoning.  

• Sewer, water, storm water drainage, fire protection, police protection, and roads will be 

available and adequate to serve the needs of the proposed variance of use as designed and 

proposed. 
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Water is provided by an individual onsite well and septic. The property is within the Falcon Fire 

Protection District. El Paso Sherriff’s Department will respond to any emergency. Access is taken 

from Cessna Drive.  

 

Master Plan Elements 

Below is an analysis of the various El Paso County Master Plan elements.  

 

Your El Paso County Master Plan Analysis 

Chapter 1 of Your El Paso Master Plan (2021) states that the Plan is “general in nature-it cannot 

tackle every issue in sufficient detail to determine every type of necessary action.”  In addition, 

Chapter 1 goes on to state that the Plan “is intended to provide clearer and more coordinated 

policy, resulting in a document that effectively communicates County goals and identifies specific 

actions to achieve both County-wide and local area objectives.”  When taken together, these two 

statements suggest to the reader that the Plan may only address certain issues at a cursory level 

and that specific steps or actions for addressing such issues may not be offered within the Plan. 

That conclusion is certainly the case in numerous instances and with regard to a variety of topical 

areas.  However, where that is not the case is with respect to the variance of use request, as 

identified below. 

 

Key Area Analysis 

The subject property is not identified in the Plan as being within a Key Area.  

 

Area of Change Analysis 

The subject property is identified in the Areas of Change map within the Plan as being within the 

“Minimal Change: Undeveloped” area of change.    

 

Page 21 of the Plan characterizes areas of “Minimal Change: Undeveloped” by stating: 

“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 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.” 

(Emphasis added) 

  

The subject property is currently developed and is surrounded by other commercial and industrial 

properties. The Master Plan anticipates some redevelopment provided the character can be 

maintained. The change in use of the existing building to a Commercial Vehicle Repair Garage 

matches the commercial and industrial character of the Meadow Lake Airport.  

 

Placetype Analysis 

The subject property is shown on the Placetypes map of Your El Paso Master Plan as being within 
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the Employment Center Placetype.  Page 36 of the Plan identifies the following land uses as being 

Primary Land Uses within the Employment Center Placetype: 

• Light Industrial/Business Park  

• Heavy Industrial  

• Office  

 

The following land uses have been identified as being supporting land uses in the Employment 

Center Placetype:  

• Commercial Retail 

• Commercial Services 

• Restaurants  

 

The Employment Center Placetype is described further on page 36 as follows: 

“Employment Centers comprise land for industrial, office, business park, 

manufacturing, distribution, warehousing, and other similar business uses. The 

priority function of this placetype is to provide space for large-scale employers to 

establish and expand in El Paso County. They are typically located on or 

directly adjacent to Interstate 25 and/or other regional corridors to ensure business 

and employee access. 

 

Proximity to other transportation hubs, such as Meadowlake Airport, and rail lines 

is also appropriate for an Employment Center. Uses in this placetype often require 

large swaths of land and opportunity to expand and grow to meet future needs and 

demands. Transitional uses, buffering, and screening should be used to mitigate any 

potential negative impacts to nearby residential and rural areas. Some Employment 

Centers are located in Foreign Trade, Commercial Aeronautical, and Opportunity 

Zones to help incentivize development.” (emphasis added) 

 

Commercial and industrial land uses are recommended within the Employment Center. The vehicle 

repair garage use fits within the commercial and industrial land use category, therefore, the 

proposed variance of use is in general conformance with the Placetype recommendations.  

 

El Paso County Parks Master Plan 

The El Paso County Parks Master Plan (2022) does not depict any planned or existing trails or open 

space on the subject property. Land dedication, or fees in lieu of land dedication are not required 

with a variance of use request. 

 

Other Topical Elements of the County Master Plan 

The proposed variance of use is in compliance with the other topical elements of the County 

Master Plan, including the Master Plan for Mineral Extraction, and the El Paso County Wildlife 

Habitat Maps and Descriptors. 
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