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TO:  El Paso County Planning Commission 

  Jim Egbert, Chair 

 

FROM: Len Kendall, Planner I 

  Gilbert LaForce, PE Engineer II 

  Craig Dossey, Executive Director 

 

RE:  Project File #:  VA-17-007 

  Project Name:  Murdock Auto Repair 

  Parcel No.:  83262-05-015 

 

OWNER: REPRESENTATIVE: 

Ralph E. Murdock 
8025 Topeka Avenue 
Cascade, CO 80809 

Ralph E. Murdock 
8025 Topeka Avenue 
Cascade, CO 80809 

 

Commissioner District:  3 

Planning Commission Hearing Date:    11/21/2017 

Board of County Commissioners Hearing Date   12/12/2017 

 

EXECUTIVE SUMMARY 

A request by Ralph E. Murdock to allow an auto repair garage in the R-T (Residential 

Topographic) zoning district.  The parcel is located approximately 200 feet east of U.S. 

Highway 24 on Topeka Avenue in Cascade, CO.  The parcel is located within the 

boundaries of the Ute Pass Comprehensive Plan (1982).  The applicant had received 

approval for a variance of use request for an auto repair garage in 1999 (VA-99-010) as 

well as an expansion and extension of that request in 2002 (VA-02-009).  A condition of 

approval for VA-02-009 was that the variance of use would expire on June 24th, 2014.    

A zoning complaint for auto sales on the property led to an inspection by a code 

enforcement officer.  It was found that auto sales were not occurring on the property but 

that the auto repair garage use variance had expired. The property is now seeking 

approval of a Variance of Use to continue the operation of an auto repair garage with 

conditions. The applicant requests the conditions of approval from VA-02-009 remain 



the same, except that there is no expiration date. Pursuant to a Land Development 

Code change in 2012 (LDC-11-004) variances no longer have an expiration date. 

 

A. REQUEST/WAIVERS/AUTHORIZATION 

Request:  Approval of a variance of use to allow an auto repair garage in the R-T 

(Residential Topographic) zoning district.  

 

Waiver(s):  There are no waivers associated with this request. 

 

Authorization to Sign:  There are no documents associated with this application that 

require signing by the Chair. 

 
B. PLANNING COMMISSION SUMMARY 

Request Heard:   

Recommendation:   

Waiver Recommendation:   

Vote:   

Vote Rationale:   

Summary of Hearing:   

Legal Notice:   

 

C. APPROVAL CRITERIA 

 In approving a variance of use, the following criteria may be considered: 

 The strict application of any of the provisions of this Code would result in  

peculiar and exceptional practical difficulties or undue hardship; 

 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; 

 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 will comply with all applicable requirements of this Code  

and all applicable County, State and federal regulations except those  

portions varied by this action; 

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

 The applicant has addressed all off-site impacts; 

 The site plan for the proposed variance of use will provide for adequate  

parking, traffic circulation, open space, fencing, screening, and landscaping;  

and/or 



 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. 

 
D. LOCATION 

 The Property is located at 8025 Topeka Avenue in Cascade, Colorado.   

 

North: R-T (Residential Topographic)   Single Family Residential 

South: R-T (Residential Topographic)   Cascade Fire Protection District 

East: R-T (Residential Topographic)   Single Family Residential 

West: R-T (Residential Topographic)   Single Family Residential 

 
E. BACKGROUND 

The property is located in the Cascade area, which was platted in 1887. The single-
family dwelling unit was built in 1973 and is currently on a 23,488 square foot lot. 
When the house was built in 1973, the minimum lot area for the R-T (Residential 
Topographic) zone district was 10,000 square feet. An original Variance of Use (VA-
99-010) was submitted as a result of a complaint received by the Planning 
Department for a commercial garage operation (C-98-234).  The Board of County 
Commissioners approved, with conditions, VA-99-010 to allow the operation of a 
limited auto repair garage on June 24, 1999. The Board resolution is attached to this 
report. 
 
A subsequent Variance of Use (VA-02-009) was submitted to allow an expansion of 
the auto repair business for a 360 square foot addition, and extension of an 
automotive repair business in the R-T zoning district. On July 18, 2002, this request 
was approved by the Board of County Commissioners.  The Board resolution is 
attached to this report. 
 
A zoning complaint for auto sales on the property led to an inspection by a code 
enforcement officer.  It was found that auto sales were not occurring on the property 
but that the auto repair garage use variance had expired. Code Enforcement notified 
the property owner of the expiration and the owner is now seeking approval of a 
Variance of Use to continue the use of an auto repair garage with conditions. 
 

F. ANALYSIS 
1. Land Development Code Analysis 

The Land Development Code (2016) defines a vehicle repair garage as;  
 
An establishment used for the 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.  



 
The R-T (Residential Topographic) zoning district does not allow a vehicle repair 
garage as a primary use on the property. Although the owner/applicant lives on the 
property, this could not be considered a residential home occupation due to the fact 
that auto repair garages are specifically excluded from the residential home 
occupation regulations.   
 
Since the variance of use from 2002 expired in 2014, the applicant must obtain a 
new Variance of Use to continue operation on the subject parcel. The applicant 
proposes no changes to the auto repair garage.  
 

2. Zoning Compliance 
A Vehicle Repair Garage is not an allowed use in the R-T zoning district. If the 
variance of use is approved, the existing use would be legalized subject to 
compliance with any conditions of approval.  The Vehicle Repair Garage use is 
allowed by right in the CS (Commercial Service), C-2 (Commercial), and M 
(Industrial) zoning districts.  It is allowed by special use in the CC (Commercial 
Community), CR (Commercial Regional), I-2 (Limited Industrial), and I-3 (Heavy 
Industrial) zoning districts.   

 
3. Policy Plan Analysis 

The El Paso County Policy Plan (1998) has a dual purpose; it serves as a guiding 
document concerning broader land use planning issues, and provides a framework 
to tie together the more detailed sub-area elements of the County Master Plan. 
Relevant policies are as follows: 
 
Goal 7.1: Reasonably accommodate unique and special uses which provide value to 
the greater community and which can be made consistent with surrounding uses. 
 
Policy 7.1.1: Accommodate unique combinations of land uses (such as employment 
and residential uses) on the same property if it can be demonstrated that aggregate 
impacts will be limited, adequate facilities and services will be available, and the use 
will be compatible with the character of the surrounding area.  
 
Policy 7.1.4: Accommodate home-based businesses which do not detract from the 
character of residential areas, do not create substantial impacts on facilities and 
services, and do not require the imposition of conditions of approvals difficult to 
enforce.  

 
4. Small Area Plan Analysis 

Ute Pass Comprehensive Plan (1982)  
  
 Land Use Objectives 

 Discourage commercial zone change requests that are not extensions of existing 
commercial zones. 

 Discourage the possibility of U.S. Highway 24 becoming a “strip” corridor. 



 
 Economy Objectives 

 Regard commercial and industrial zone changes as low priority land use 
requests. Any commercial development should primarily serve the local 
populace. 

 

5. Other Master Plan Elements 
The Master Plan for Mineral Extraction (1996) identifies potential decomposed 
granite deposits in the area of the subject property.  A mineral rights certification was 
prepared by the applicant indicating that, upon researching the records with El Paso 
County, no severed mineral rights exist. 

 
G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

No physical hazards were identified in the review of this variance request. 

 

2. Wildlife 

The El Paso County Wildlife Descriptors Map (1996), adopted as an element of the 

El Paso County Master Plan, shows this area as having high potential impact to 

wildlife. There is no anticipated change in the site conditions, therefore no impacts to 

wildlife is anticipated with this variance.  

 

3. Floodplain 

The property is outside the FEMA 100-year floodplain as show on the FEMA Flood 
Insurance Rate Map (FIRM) panel number 08041C0490F. 

 

4. Drainage And Erosion 

The property is located in Williams Canyon drainage basin (FOFO7200) which is 

unstudied.  A drainage report was not required since no site improvement is 

proposed. 

 

5. Transportation 

No road impact fee is required since the variance of use is not anticipated to 

increase the daily vehicle trips by at least 100 more vehicle daily trips than the 

property would be expected to generate under the previous variance of use. There is 

no access permit on file for this property, one will need to be obtained within 30 days 

of decision by the Board of County Commissioners.  

 
H. SERVICES 
1. Water 

Water is provided to the site from Cascade Metropolitan District #1.  No comments 
have been received regarding this project.  

 



2. Sanitation 
 The subject property is serviced by an onsite wastewater treatment system (OWTS).  
3. Emergency Services 

Emergency and fire protection services are provided by Cascade Volunteer Fire 
Department. 

 
4. Utilities 
 Utilities are provided by Colorado Springs Utilities.  
 
5. Metropolitan Districts 
 The property is located within the Cascade Metropolitan District #1 
 
6. Parks/Trails 

No park fees or land dedication in lieu of fees are required for this application.  
 
7. Schools 

No school fees or land dedication in lieu of fees are required with this application.  
 
I. APPLICABLE RESOLUTIONS 

Approval  Page 51 

Disapproval Page 52 

 
J. STATUS OF MAJOR ISSUES 
 There are no major issues that need to be addressed with this property. 
 
K. CONDITIONS AND NOTATIONS 

Should the Planning Commission and Board of County Commissioners find that the 
request meets the criteria for approval outlined in 5.3.4 (Variance of Use) of the El 
Paso County Land Development Code (2016), staff recommends the following 
conditions and notations: 

 
CONDITIONS 
1. Approval is limited to the expansion and extension of an Automobile Repair 

Business, subject to compliance with the following conditions and notations and the 
site plan as approved. 
 

2. Approval of the Variance of Use extension shall not expire. Variance of Use, File No. 
VA-99-010 and VA-02-009 shall be of no further force and effect upon the approval 
of this Variance of Use by the Board of County Commissioners. 

 
3. Variance of Use approval is granted only for an automotive repair garage that holds 

no more than four (4) cars at any given time, as per the enclosed site plan. The 
business shall be conducted by one individual who resides on site, with no outside 
employees. No bodywork or painting shall be performed. 

4. There shall be only one (1) vehicular access to the subject property from Topeka 
Avenue. 



 
5. No vehicles waiting for repair, under repair or waiting for pickup after repair shall be 

allowed to park on Topeka Avenue. 
 
6. Vehicle repair shall not be done outside the garage and no more than two (2) 

vehicles waiting for repair, under repair or waiting for pickup after repair shall be 
stored outside overnight in the area designated by the Planning Department. All 
repairing or dismantling of automobiles or other vehicles and storing of parts and 
accessories shall be conducted within an entirely enclosed building. 

 
7. Storage of rubbish, as defined in Ordinance 92-1, inoperable or unlicensed vehicles 

is prohibited. 
 

8. The drainage of and the subsequent disposal of vehicle fluids shall be accomplished 
pursuant to all applicable local, State and Federal regulations. 

 
9. Any on-site advertising associated with the business shall comply with the provision 

of Section 35.4.F.1.A. of the El Paso County Land Development Code. 
 

10. The hours of operation shall be limited from 8:00 A.M. to 5:00 P.M.  
 
11. The garage shall comply with all applicable Regional Building Department and 

Cascade Fire Department criteria for an automotive repair garage, including storage 
of any possible flammable materials.  

 
12. The facility shall be operated in accordance with the Waste Management Plan as 

approved by the El Paso County Department of Health and Environment.  
 
13. An access permit must be obtained within 30 days of decision by the Board of 

County Commissioners. 
 
NOTATIONS 

1. Variance of Use approval includes conditions of approval and the accompanying site 

plan and elevation drawings. No substantial expansion, enlargement, intensification 

or modification shall be allowed except upon reevaluation and public hearing as 

specified in the El Paso County Land Development Code. 

 

2. The Board of County Commissioners may consider revocation and/or suspension if 

zoning regulations and/or Variance of Use conditions/standards are being violated, 

preceded by notice and public hearing. 

 
3. If the Variance of Use is discontinued or abandoned for two (2) years or longer, the 

Variance of Use shall be deemed abandoned and of no further force and effect. 

 

L. PUBLIC COMMENT AND NOTICE 



The Planning and Community Development Department notified five (5) adjoining 

property owners on November 1, 2017, for the Planning Commission meeting.  

Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

 Vicinity Map 

 Letter of Intent 

 Site Plan 

 Board Resolution VA-99-010 

 Board Resolution VA-02-009 

 
 
 
 
 
 
 
 




























