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TO:  El Paso County Planning Commission 

  Brian Risley, Chair 

 

FROM: Nina Ruiz, Planning Manager 

  Jack Patton, Engineer I 

  Craig Dossey, Executive Director 

 

RE:  Project File #:  CC-20-001 

  Project Name:  Haddock Metal Roof Rezone 

  Parcel No.:  52070-00-004 

 

OWNER: REPRESENTATIVE: 

Black Forest, LLC 

8655 Table Butte Road, 

Colorado Springs, CO, 80908 

PWN Architects and Planners 

4949 South Syracuse Street,  

Denver, CO, 80237 

 

Commissioner District:  1 

Planning Commission Hearing Date:    12/17/2020 

Board of County Commissioners Hearing Date:   1/26/2021 

 

EXECUTIVE SUMMARY 

A request by Black Forest, LLC, for approval of a map amendment (rezoning) from A-5 

(Agricultural) to CC (Commercial Community). The 4.77 acre property is located on the 

west side of Black Forest Road, approximately 980 feet north of the Shoup Road and 

Black Forest Road intersection and within Section 7, Township 12 South, Range 65 

West of the 6th P.M. The property is located within the Black Forest Preservation Plan 

(1987). 

 

 

PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 

CRAIG DOSSEY, EXECUTIVE DIRECTOR 
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A. REQUEST/WAIVERS/DEVIATIONS/ AUTHORIZATION 

Request:  A request by Black Forest, LLC, for approval of a map amendment 

(rezoning) of 4.77 acres from A-5 (Agricultural) to CC (Commercial Community). 

 

Waiver(s)/Deviation(s):  A waiver has been requested for the screening 

requirements under Section 6.2.2.D.2.c, Opaque Fencing or Wall Required, of the 

Land Development Code. Instead of constructing a fence or wall, the applicant is 

proposing to replant the property with various native pines. The pines are intended 

to create a buffer between the proposed CC-zoned property and the adjacent 

residential uses. 

 

Section 6.2.2.D.2.c, Buffer Between Non-Residential, Multifamily Residential and 

Single-Family/Duplex Uses, of the Code states: 

 

“Opaque Fencing or Wall Required. An opaque fence or wall with a minimum 

height of 6 feet is required along the lot, parcel, or tract line except where the 

adjacent single-family or duplex residential zoning district or use abuts a required 

roadway landscaping area.” 

 

This Section requires a solid privacy fence along the perimeter of a commercially 

used parcel when adjacent to a residential parcel.  

 

The applicant intends to utilize approximately 29 percent of the overall 4.77 acre 

property, therefore, an opaque fence along the perimeter would be visually obtrusive 

given the distances shown on the submitted site development plan from the 

proposed commercial activity to the adjacent residential parcels. Additionally, none 

of the nearby properties, even those utilized for commercial purposes, have a solid 

privacy fence along the property line. Compliance with this criteria would cause the 

commercial use to stand out and not be aesthetically compatible with the 

surrounding developed properties, which is the intent of the landscaping provisions 

of the Code. 

 

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

that require signing. 

 

B. PLANNING COMMISSION SUMMARY 

Request Heard:  As a Regular item at the December 17, 2020 hearing. 

Recommendation:  Approval based on recommended conditions and notations. 

Waiver Recommendation:  Approval 

Vote:  9 to 1 
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Vote Rationale:  Nay Vote:  Mr. Moraes – I was opposed due to future possible 
uses versus what was proposed. I would rather see a variance in A-5 instead of the 
rezone to CC 

Summary of Hearing:  The applicant was represented at the hearing.  Planning 

Commission minutes are attached. 

Legal Notice:  Advertised in Shopper’s Press on January 6, 2021. 

 

C. 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 

(2019): 

• 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. 

 

D. LOCATION 

North: RR-5 (Residential Rural)   Residential 

South: RR-5 (Residential Rural)   Residential 

East: RR-5 (Residential Rural)/   Residential/Religious Institution 

  CC (Commercial Community)      

West: RR-5 (Residential Rural)   Residential 

 

E. BACKGROUND 

The subject parcel was initially zoned A-4 (Agricultural) on September 20, 1965 

when that portion of El Paso County was first zoned. In 1984, the property was 

rezoned from A-4 (Agricultural) to A-2 (Agricultural) (PCD File No. P84046Z). Over 

the years, the nomenclature of the Code has changed, and the A-2 zoning district 

was renamed as the A-5 (Agricultural) zoning district. The parcel was created by 

warrantee deed on January 1, 1970 (Warrantee Deed No. 706863) prior to El Paso 

County’s adoption of subdivision regulations on July 17, 1972, therefore, the parcel 

is the result of a legal division of land.  
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A special use was approved on the parcel by the Board of County Commissioners 

for an animal hospital on February 28, 1985 (AL-84-037Z). The animal hospital 

building burned in the Black Forest Fire and the use was never reestablished. There 

is a 3,250 square foot barn that was legally permitted on the 4.77-acre parcel (ADD-

20-095). Barns utilized for agricultural or residential purposes are permitted as 

principle structures within the A-5 zoning district. The barn is currently being 

permitted as a commercial building with the Pikes Peak Regional Building 

Department (PPRBD).  

 

A site development plan has been submitted and is under concurrent review to allow 

for a second, two story, 8,800 square foot (4,400 square foot footprint) office building 

and for the existing barn structure to be repurposed into auxiliary office space. The 

applicant’s site development plan depicts 22 parking spaces where 43 parking 

spaces would be required for a general office per Table 6-2, Minimum Parking 

Requirements by Use, of the Code. The number of employees that will work at this 

site is approximately half of what is predicted within the Code for an office use of this 

size.  An alternative parking plan may be approved by the PCD Director with 

approval of the site development plan pursuant to Section 6.2.5.(D)(vi) of the Code.  

 

Section 6.2.5.C.2.b of the Code requires all parking lots with five (5) or more spaces 

include parking lot lighting. The applicant is requesting administrative approval of an 

alternative lighting plan in association with the site development plan in order to 

reduce the number and lighting levels on the property. The applicant states that this 

is an effort to help make the site more harmonious with adjacent residential 

properties. Alternative lighting plans may be approved by the PCD Director during 

the site development plan phase of the project pursuant to Section 6.2.3.(E) of the 

Code. The associated site development plan will be reviewed for compliance with all 

of the other applicable criteria of Chapter 6 the Code.  

 

F. ANALYSIS 

1. Land Development Code Analysis 

The applicant is proposing a map amendment (rezone) of the 4.77-acre parcel 

from A-5 (Agricultural) to CC (Commercial Community). The parcel is surrounded 

by single family dwellings immediately to the north, east, south and west. 

Northwest of the property is located a PUD (Planned Unit Development) zoned 

development that allows for single family dwellings. Adjacent to the property, 

southeast, across Black Forest Road, is a parcel currently zoned CC 

(Commercial Community). The CC-zoned parcel contains several different 

businesses including an animal hospital, offices, and a retail shop.  There is a 

small commercial node located approximately 980 feet to the south. The 

commercial node includes five (5) parcels zoned CR (Commercial Regional), two 
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(2) parcels zoned C-2 (Obsolete Commercial), and one (1) parcel zoned CC 

(Community Commercial). There are also two (2) churches zoned RR-5 

(Residential Rural) within the commercial node. The entire commercial node, 

including those commercial uses within the RR-5 zoning district, comprises 

approximately 37 acres and includes a gas station, several restaurants, a school, 

a wedding venue, an animal hospital, a lawncare business, an antique shop, a 

feed store, two churches, a fire station, the Black Forest Community Center, and 

the Black Forest Pavilion.  

 

Section 3.2 of the Code states the following as the intent of the CC zoning 

district: 

“[T]o accommodate retail sales and service establishments that generally 

require freestanding or small center type buildings and that primarily serve 

adjoining neighborhoods.” 

 

The CC zoning district includes many uses which would not be limited to serving 

only the clientele in the neighborhood but any public who requires or desires the 

services, such as a bar, restaurant, business event center, or gas station. The 

CC zoning district is the least intensive commercial district in the Code. The CC 

zoning district also permits general offices as a permitted principle use. Staff 

recommended the applicant pursue rezoning to the CC zoning district during the 

early assistance meeting in order to establish the least intensive commercial 

zoning district that also allowed for the applicant’s proposed use, which includes 

the service of mounting a variety of products onto different surfaces such as 

roofs, and because there is an adjacent CC zoning district to the southeast. The 

CC zoning district is a logical transition between the existing commercial 

development included within the commercial node and the adjacent residentially 

zoned areas. 

 

Should the rezone application be approved, the applicant will also be required to 

receive administrative approval of a site development plan by demonstrating 

compliance with the dimensional standards of the CC zoning district as well as 

the development standards included in Chapter 6 of the Code. These 

requirements include landscaping, lighting, signage, and parking standards; and 

are in place to ensure that the potential offsite impacts associated with new uses 

can be adequately mitigated. The applicant’s elevation drawings included in the 

associated site development plan depict that the proposed structure will 

resemble the adjacent single-family dwellings and will have minimal visual impact 

to the area. The applicant has proposed in their letter of intent that they will put in 
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place a restrictive covenant that will require all owners to maintain the residential 

character even if the property is sold and redeveloped by others in the future.  

 

The Code requires specific buffering and landscaping areas along rights-of-way 

and between differing land uses. The development standards are in place to help 

limit potential impacts to adjacent property owners and to promote proper 

buffering and transitions from use to use. A waiver has been requested for the 

screening requirement under Section 6.2.2(D)(2)(c), Opaque Fencing or Wall 

Required, of the Land Development Code. This Section requires a solid privacy 

fence along the perimeter of a commercially used parcel when adjacent to a 

residential parcel. Instead of constructing a fence or wall, the applicant is 

proposing to replant the property with various pines. The pines are intended to 

create a buffer between the proposed commercial use and the adjacent 

residential uses. 

 

2. Zoning Compliance 

The applicant is requesting to rezone the 4.77 acre parcel to the CC (Commercial 

Community) zoning district. The CC (Commercial Community) zoning district is 

intended to accommodate retail sales and service establishments that generally 

require freestanding or small center type buildings and that primarily serve 

adjoining neighborhoods. The density and dimensional standards for the CC 

(Commercial Community) zoning district are as follows: 

 

• Minimum lot size – 1 acre  

• Setbacks - 25 feet from the front, rear, and sides. 

• Maximum height - 40 feet  

 

The applicant’s associated site development plan will be required to demonstrate 

compliance with the applicable dimensional standards of the Code. 

 

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 5.1 - Maintain a land use environment, which encourages quality 
economic development that is compatible with surrounding land uses.  
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Policy 5.1.1 - Encourage economic development that enhances a sense of 

community, provides vigor to the economy and considers the environment 

while contributing to the overall health of the County. 

 
Policy 6.1.11 - Plan and implement land development so that it will be 
functionally and aesthetically integrated within the context of adjoining 
properties and uses. 

 

Policy 6.2.1 - Fully consider the potential impact of proposed zone changes 

and development on the integrity of existing neighborhoods. 

 

Policy 6.4.6 - Allow for the accommodation of necessary supporting 
commercial uses within or in proximity to rural residential areas in a manner 
that preserves the rural character or these areas.   

 
Policy 10.2.2 - Carefully consider the availability of water and wastewater 
services prior to approving new development. 
 

The parcel proposed in this map amendment (rezone) application is immediately 

surrounded by residential properties. As such, it is imperative that the applicant 

mitigate potential visual, noise, and traffic impacts so that the commercial parcel 

may be functionally integrated into the area. The applicant has made a 

substantial effort through siting, landscaping, lighting, parking, exterior design, 

and grading to mitigate potential visual and noise impacts. Please see the 

Transportation section below for an analysis of the anticipated transportation 

impacts. As discussed in the Land Development Code Analysis section above, 

the parcel will be designed in a way that the rural residential character will be 

preserved. The elevation of the land upon which the larger of the two structures 

is located will be lowered approximately 10 feet, and the building will be built into 

the hillside allowing for a lower profile and overall height and should result in 

much of the structure being screened by the natural environment. The larger 

structure being proposed will have timber beams on the east side facing the road 

and the overall appearance will blend in with the area. The existing, smaller 

structure has been designed as a barn which fits into the rural residential 

character of the adjoining properties. 

 

Should the rezone application be approved, the applicant will be required to 

receive approval of a site development plan demonstrating compliance with the 

dimensional standards as well as the development standards included in Chapter 

6 of the Code. These requirements include landscaping, lighting, signage, and 

parking standards; and are in place to ensure that the potential offsite impacts 

associated with new uses can be mitigated as well as to ensure the commercial 
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development is functionally and aesthetically integrated within the context of 

adjoining properties and uses.  

 

Water supply to the parcel will be provided via a commercial well (Permit No. 

168912-A). The well permit allows for indoor water usage only and does not 

allow for exterior irrigation. The applicant has proposed that the xeriscape be 

irrigated utilizing water stored in an onsite cistern. The cistern is proposed to be 

filled with water purchased off site. The applicant is also proposing an onsite 

wastewater treatment system (OWTS) to serve the property. 

 

4. Small Area Plan Analysis 

The property is located within the Black Forest Preservation Plan (1987), 

specifically the community commercial node within the Timbered Area of the 

Visual Unit boundaries as depicted on Map 11.  

 

The Timbered Area is described on page 89, in the Land Use Scenario section of 

the Black Forest Preservation Plan, as “an area with uses to be limited to low 

density residential or open space from the ‘community center.”  

 

Page 51 of the Plan states:  

“All commercially zoned property associated with either center is located 

within one quarter mile of the respective intersections.”  

   

The community center is identified as being within one-quarter of a mile (1320 

feet) from the intersection of Shoup Road and Black Forest Road. The subject 

parcel is located approximately 980 feet from the intersection.  Therefore, the 

proposed rezoning request is within the commercial node of the Plan.  

 

Relevant goals and policies are as follows:   

 

Policy 1.2 - Allow nodes of higher density residential, commercial, and 

industrial development only in those area specifically designated on the 

Concept Plan and described in the Land Use Scenario.  

 

Policy 1.7 - Enhance the function of the area near the intersection of Black 

Forest and Shoup Roads as the “community center” of the planning area. 

 

Goal 4.A - Allow for a limited commercial development which supports and 

enhances the Black Forest Planning Area.  
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Policy 4.1 - Restrict new commercial uses within the forested and low-density 

residential areas to existing or proposed commercial nodes as defined in the 

approved Land Use Scenario and Concept Plan. Within these areas infill 

should be encouraged rather than expansion. Strip commercial development 

is not desired. 

 

Policy 4.4 - Maintain the scale of new commercial uses so that it is in balance 

with existing uses.  

 

Policy 8.1 - Preserve and enhance the natural environment and wildlife of the 

planning area. 

 

Policy 10.1 - Encourage new developments to use innovative siting and 

design techniques to enhance prime visual features such as the Front Range, 

the Timbered Area edge, relict prairie meadows, the grasslands and farm 

structures.   

 

The proposed map amendment (rezoning) is within one-quarter (1/4) of a mile of 

the commercial node identified within the Black Forest Preservation Plan located 

at the intersection of Black Forest Road and Shoup Road. Additionally, the 

applicant is requesting to rezone the parcel to the CC (Commercial Community) 

zoning district, which is intended to accommodate commercial developments that 

primarily serve adjoining neighborhoods.   

 

The proposed building facades, as designed, are generally consistent with 

structures on the surrounding parcels. The plans submitted to the County depict 

careful consideration in siting the structures so that they blend in with adjacent 

properties and appear residential in nature. Alternative lighting, screening, and 

parking plans have also been requested to further blend into adjacent land uses 

and mitigate potential impacts. The applicant has already begun replanting trees 

on the burned parcel to attempt to bring the property back to its pre-fire condition. 

Additionally, the grade of the property will be substantially lowered to further 

reduce visual impacts. The proposed development is consistent with those goals 

and policies pertaining to enhancing the natural environment and preserving 

views.   

  

The Black Forest Land Use Committee was sent a referral for the rezoning 

request and the concurrently submitted site development plan They responded 

with the following statement:  
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“The Black Forest Land Use Committee recommends approval of this 

rezone. The parcel is within the quarter mile of the Shoup Road/Black 

Forest Road intersection that is specified in the Preservation Plan as the 

area for commercial development.” 

 

5. 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: 

 

Policy 6.0.2 - Encourage development to incorporate water efficiency 

principals. 

 

Policy 6.0.10 - Encourage land use proposals to expressly declare water 

source, quality, quantity, and sustainability in terms of years and number of 

single-family equivalents. 

 

Policy 6.1.2.2 - Encourage and accommodate water conservation practices 

for existing and new developments. 

 

Policy 6.1.3.1 - Encourage new developments that incorporate water 

conservation techniques such as xeric landscaping. 

 

The site has made an adequate attempt at incorporating water efficiency 

principals through xeriscaping, cistern usage, and a return flow (augmentation 

plan) wastewater system. The applicant has submitted a copy of their 

commercial well permit that shows where the water is coming from and the 

allowed acre-feet per year.  

 

The Plan identifies the current demands for Region 2 to be 7,332 AFY (Figure 

5.1) with the projected need at build-out in 2060 at 13,254 AFY (Figure 5.3). 

Region 2 currently has 13,607 AFY in supplies, which means by 2060 there is 

anticipated to be a surplus of 353 AFY (Table 5-2).   

 

The applicant is proposing a xeriscape design, which is supported by Policies 

6.1.2.2 and 6.1.3.1 of the County’s Water Master Plan.  
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6. Other Master Plan Elements 

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

having a low wildlife impact potential. El Paso County Community Services, 

Environmental Division, was sent a referral and have no outstanding comments.  

 

The Master Plan for Mineral Extraction (1996) identifies upland deposits in the 

area of the subject parcel. 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 (2013).  
 
Please see the Transportation section below for information regarding 
conformance with the 2016 Major Transportation Corridor Plan (MTCP).  

 

G.  PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

There are no hazards identified on the property that would preclude 

development. 

 

2. Wildlife 

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

having a low wildlife impact potential 

 

3. Floodplain 

The property is not impacted by a designated floodplain (Zone X) as indicated by 

FEMA Flood Insurance Rate Map (FIRM) panel number 08041C0315G, which 

has an effective date of December 7, 2018.  

 

4. Drainage and Erosion 

The development is located within the Kettle Creek drainage basin (FOMO3000), 

which is studied and has associated drainage fees but no bridge fees.  Drainage 

fees are not collected with a rezone. The applicant has submitted a final drainage 

report and grading and erosion control plain with the concurrent site development 

plan review (PCD File No. PPR-20-023).  The development will implement Full 

Spectrum Detention utilizing an Extended Detention Basin (EDB) to capture and 

treat runoff prior to discharge downstream. 
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5. Transportation 

Access to the development is by an existing permitted driveway on Black Forest 

Road, classified as a minor arterial in the 2016 Major Transportation Corridor 

Plan (MTCP).  There are no improvements in the immediate vicinity of the 

development identified in the 2016 Major Transportation Corridor Plan (MTCP).  

A traffic impact study was not required as the proposed development is not 

expected to generate 100 daily vehicle trips. Should the property be repurposed 

in the future with a more intensive use, a traffic study and roadway improvements 

may be required. The development is subject to the El Paso County Road Impact 

Fee program (Resolution No. 18-471.) 

 

H.  SERVICES 

1. Water 

Water supply service is proposed to be provided by a commercial well (Permit 

No. 168912-A).   

 

2. Sanitation 

Wastewater service is proposed to be provided by an onsite wastewater 

treatment system which is currently in review by El Paso County Public Health.  

 

3. Emergency Services 

The property is within the Black Forest Fire Protection District. The District was 

sent a referral and has outstanding comments that will need to be addressed 

during the site development plan phase of this project. The comments are as 

follows:  

“Will the existing building and proposed office have an engineered fire 

suppression system and/or a FACP with smoke detectors and 

combination horn/strobe devices? Parking lot and driveway dimensions for 

Fire Apparatus. If I'm reading this correctly, during quarterly meetings 

there could be a maximum of 22 people in the office?” 

 

4. Utilities 

Mountain View Electric Association will provide electrical service and natural gas 

service will be provided by Black Hills Energy. 

 

5. Metropolitan Districts 

The subject parcel is not within a Metropolitan District. 
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6. Parks/Trails 

Land dedication and fees in lieu of park land dedication is not required for a map 

amendment (rezoning) application. The Parks Master Plan (2013) identifies a 

regional trail along Shoup Road to the south as well as the LaForet Trail to the 

north of the property. El Paso County Community Services Department, Parks 

Division, has been sent a referral and has no outstanding comments.  

 

7. Schools 

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

map amendment (rezoning) application. 

 

1. APPLICABLE  RESOLUTIONS 

See attached Resolution. 

 

I. STATUS OF MAJOR ISSUES 

There are no outstanding major issues. 

 

J. RECOMMENDED CONDITIONS AND NOTATIONS 

Should 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 (2019), staff recommends 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. 

 

2. Any future or subsequent development and/or use of the property shall be in 

accordance with the use, density, and dimensional standards of the CC 

(Commercial Community) zoning district and with the applicable sections of the 

Land Development Code and Engineering Criteria Manual. 

 

NOTATIONS 

1. Any new or change of use that will generate more traffic than the proposed use 

may be required to submit a traffic study to the County to determine if roadway 

improvements are necessary. 
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2. 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. 

 

K. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified eight (8) adjoining 

property owners on November 30, 2020, for the Board of County Commissioners’ 

meeting.  Responses received to date are attached; others may be provided at the 

hearing. 

 

L. ATTACHMENTS 

Vicinity Map 

Letter of Intent 

Preliminary Site Development Plan 

Rezone Map 

Well Permit 

Adjacent Property Owner Responses 

Planning Commission Minutes 

Planning Commission Resolution 

Board of County Commissioners’ Resolution 
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4949 S. Syracuse St | Suite 320 | Denver Colorado 80237 | P: 303.649.9880 | www.pwnarchitects.com 

 
 

 

November 24, 2020 
 
 
El Paso County 
Planning and Community Development Department 
2880 International Circle 
Colorado Springs, CO 80910 
 
RE:    Letter of Intent - Proposed Rezoning of 12740 Black Forest Rd., Parcel #5207000004 
          El Paso County, Colorado 
 
Owner/Applicant and Consultant Representative: 
 
Rob Haddock - Owner 
Black Forest, LLC 
8655 Table Butte Road 
Colorado Springs, CO 80908 
719-325-0382 
 
Planning Firm - Applicant 
PWN Architects and Planners, Inc. 
4949 S Syracuse St., Suite 320 
Denver, CO 80237 
Patrick Nook 303.649.9880, ext. 109, pnook@pwnarchitects.com 
Tom Davis 303.649.9880, ext. 106, tdavis@pwnarchitects.com 
 
Site Location, Size and Zoning 

 

• 4.77 Acres 

• 12740 Black Forest Road, Colorado Springs, CO 80237 

• Current Zoning: A-5 Agricultural 

• Vegetation – this area was formerly forested but was burned in the 2013 Black Forest Fire. 
Burned trees have been removed, and the land surface has native herbaceous vegetation. 

 
Request 
Request to Rezone A-5 to CC (Community Commercial) 
 
Proposed Use of Site 
The Owner proposes to rezone the property to CC- Community Commercial consistent with expected 
commercial uses within the Black Forest Road/Shoup Road Commercial Node identified in the local Small 
Area Plan, the Black Forest Preservation Plan. 
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Letter of Intent 

Rezoning-12740 Black Forest Road 

November 24, 2020 

Page 2 of 13 
 

 
 

 
 
Prior to the 2013 Black Forest Fire, when the heavily forested property and building burned, the site was 
occupied under A-5 zoning by a commercial special use Veterinary Hospital with both large and small 
animal practices.  The Veterinary Hospital was completely destroyed by the fire, and the site was heavily 
littered with a few standing and many downed burned trees. The burned trees were removed by the 
current Owner, and the land is now a recovering meadow. A gambrel barn with overhangs was permitted 
this year under the existing A-5 zoning.  The barn was designed for goat gestation and birthing until 
zoning change permits commercial use. Finishes are natural stone, stucco and metal.   
 
The Owner now proposes to develop a single-story 4,400-square-foot office building with a full, walk-out 
basement of equal size and repurpose the 3,250-square-foot (barn) to a studio/shop building on the 4.77 
acres.  The office building will house the Owner’s corporate functions for Metal Roof Innovations, Ltd.  
(strategic planning, accounting, sales/marketing management). Outside visitors to the office will be rare 
and by appointment only.  
 
Construction of the existing barn that was permitted under the A-5 zoning (Permit M78797) began in the 
spring of 2020 and is being completed. The future plan is for the barn to be re-purposed in use as a 
studio/shop to support the corporate functions of the company under Community Commercial zoning, 
including product video production for the company’s roof specialties. No manufacturing, warehousing, 
shipping, or wholesale sales will take place at this project site. All such functions of the company are and 
will continue to be located out of state. 
 
Scale of Development 
Attached is a preliminary site development plan showing the physical design of the proposed 
development. The size and scale standards used for the proposed building(s) are the same as single- 
family primary residential within the County. Also attached are preliminary building elevations showing 
the proposed architecture and scale of the building(s), which are fashioned after a residence. The use of 
stone and stucco with natural colors and Corten metal accents on the office building provide rustic 
elements, preserving internal cohesion and harmony with the surrounding area. The roofline of the barn 
is traditional gambrel, and the office is traditional gable with an offset ridge. The building entry accent is 
a native log supporting structure. Similar accent is also under consideration for the driveway entrance.  
 
The Owner has no plans or intent to subdivide the property or expand the uses beyond those outlined 
on the preliminary site development plan. 
 
Occupant Load 
The average daily occupant load for this facility will be 8-12 people. Within that number, six are residents 
of Black Forest. (The company is a family-business, and the family is four generations of Black Forest 
inhabitants.) Beyond the foregoing, 4 to 6 others will also “report” to this office, although they are rarely 
physically present due to extensive business-travelling.  
 
At quarterly intervals of the year, the company has corporate staff meetings for a duration of one work 
week from Monday noon through Friday noon. At those times, 6 to 8 remote staff members visit for 
corporate meetings, orientation and collaboration. These individuals reside and work in different states 
and carpool from/to the airport and area hotels or B&Bs for these quarterly meetings. 
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Site Utility 
The site is located in Water Division 2, Water District 10, of the Basin Map in the El Paso County Water 
Master Plan and will be served by a commercial well.  
 
The commercial water well (#168912-A) is currently permitted for 108,600 GPY (gallons per year) from 
the Dawson aquifer. Total water consumption for (a higher-than-average occupant load of) 15 office 
employees is 33,000 GPY (15 x 8.8 GPD x 250 days) and well below the permitted volume of 108,600. 
According to the El Paso County Water Master Plan, a residential lot would require a demand of 0.64 
AF/year = 208,545 GPY. Hence, the commercial office use proposed would require about 84% less 
calculated water than a residence (which is consistent with current zoning). The well allows use for 
indoor water only. Water for Irrigation will be provided via cistern and water imported for the limited 
volume necessary to sustain the xeriscaping proposed. (See “Landscaping” below). 
 
The site is situated in Region 2 (Water Master Plan Basin Map) and is served primarily by Denver Basin 
aquifers (Dawson). Per the El Paso County Water Authority Water Report, development of low-density 
large acreage rural lots in this area of the County will have little impact to the 300-year water supply 
requirements of the County (100-year by state statues) served by this basin and impacts to water quality. 
We also comply with the goal of returning water resources via use of a private sewage system, which is a 
condition of the well permit that reads ”Return flow from use must be through individual waste water 
disposal system of non-evaporative type where the water is returned to the same stream system in which 
the well is located.” 
 
Examples of conformance with specific goals and policies within the water master plan. 
 
Policy 6.0.2 – Encourage developments to incorporate water efficiency principles. 
 
We are using low-flow toilets and lavatory faucet plumbing fixtures. We are designing the landscaping 
to be Xeriscaping fed from an external water source, a cistern storage tank stocked by off-site water. 
 
Policy 6.0.10 – Encourage land use proposals to expressly declare water source, quality, quantity and 
sustainability in terms of years and number of single-family equivalents. 
 
We have acquired a well permit with the state for the use intended, which does not have an expiration 
date and does not exceed the permitted maximum flow rate of 15 GPM as outlined in Chapter 5.5. 
 
Policy 6.1.2.1 – Follow best management practices to maximize aquifer recharge …avoidance of large 
amounts of impervious cover. 
 
Our project has 26,062 square feet of impervious area, which is 13% of the site area of 4.77 acres. The 
building footprint is 4,400 sf, and we have requested less paved parking area than what the zoning code   
requires, subject to County Planning approval for the use intended. 
 
Policy 6.1.2.2 – Encourage and accommodate water conservation practices for existing and new 
developments. 
 
By use of low-flow plumbing fixtures and off-site water sourced Xeriscaping, our project will conserve 
use of water. The office use of the site will use 65% less water than a typical residence, which would 
conserve water usage in lieu of the present zoning. 
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Policy 6.1.2.4 – Review and revise, as appropriate, the standards of the various zoning districts to ensure 
they are consistent with promoting water efficient development. 
By allowing this site to be zoned CC – Community Commercial, which is characterized by small 
development uses such as ours, the water demand and usage is 84% less than the current zoning for 
residential uses. 
 
Policy 6.1.2.12 – Support proposed developments that incorporate water efficiency measures for open 
space and lawns. 
 
Our development is proposing limited use of landscaping that requires low maintenance and watering to 
the minimum required by the zoning code adjacent to the building and parking.  The drip sprinkler 
irrigation system for the building xeriscaping is fed from an off-site sourced water cistern.  The majority 
of the site will remain as native grasses not requiring sprinkling.  
 
Policy 6.1.3.1 – Encourage new developments that incorporate water conservation techniques such as 
xeric landscaping. 
 
Our landscape design implements xeric scaping to the largest extent allowed by the zoning code. We 
have also requested less parking than the zoning code requires thus reducing impervious area. The LDC 
and Manual landscape standards promote water conservation goals, including the use of drought- 
resistant and drought-tolerant plants, and promote the opportunity for decreased development and 
maintenance costs. Reforestation (transplanted trees) and any landscape will be watered with imported 
water by contract only until established; thereafter no watering is required. 
  
The Water Master Plan promotes the conservation and efficiency per the Guidebook Practices for 
Municipal Water Conservation in Colorado that should be applied throughout El Paso County. 
 
Our proposed development implements the methods in this guidebook in the following ways: 
 
•  Using low-water flow faucets for commercial uses. 
•  Importing off-site sourced water to cistern for landscape sprinkling. 
•  Promoting more effective irrigation/sprinkler systems for commercial properties by using water-    
    wise fixtures and moisture sensing to minimize sprinkling when not needed. 
•  The guidebook recommends that water audits be implemented to help the user be more water-wise 
and to detect possible leaks in the irrigation system. As required in our water permit, we will track water 
usage via a meter for State verification of the limit of water usage. 
  
The site will also be served by an existing private sewerage system per County regulations. The existing 
septic system and leach field (currently fire-damaged) will be abandoned, and a new septic system and 
leach field will be constructed in the southwest corner of the site to meet the demands of this 
development (per Health Department regulations). Tandem to water consumption, the sewerage system 
will have significantly less demand than a single-family residence.  

 
Electric power will be supplied by Mountain View Electric and natural gas by Black Hills Energy.  
 

Landscaping 
Landscaping will be provided as required by the El Paso County Land Development Code (LDC) and the 
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recommendations within the Black Forest Preservation Plan. Xeriscaping will be used to the greatest 
extent possible to conserve water usage.  Landscaping irrigation will be provided from off-site sourced 
water to a subterranean cistern. The Owner plans to reforest the site adding numerous trees, which will 
both reduce the visual impact of the buildings proposed and accelerate restoration of the lost forest-
nature. The Owner also plans some berms for screening, water conservation, vegetation and wildlife 
habitat.  
 
Drainage 
A Drainage Plan will be prepared to meet the County and State requirements to only release storm 
drainage at historic rates from the site per LDC and ECM requirements. A detention pond will be 
developed to detain flows to meet historic storm water runoff criteria per Code. There is no FEMA 
floodplain located within this site. 
 
Traffic 
The Early Assistance Meeting Notes from staff stated that a traffic study would not be required based on 
the traffic impact anticipated for the proposed use. It is expected this project would anticipate a trip 
generation less than 100 trips/day and less than 10 trips during the peak hour, which is consistent with 
the Master Plan. It should also be noted that the anticipated daily trips generated from the proposed use 
would be substantially fewer than the veterinary hospital previously in operation on the site. 
 
Schedule of Development 
The anticipated schedule is to begin construction of the office building in the Spring of 2021 after 
rezoning and site development plan approval and building permit approval by Pikes Peak Regional 
Building Department. Construction will be completed by the end of 2021. 
 
Conformance to Master Plan: Black Forest Preservation Plan and County Policy Plan. 
 
County Policy Plan: 
The following items of the current El Paso County Policy Plan (1998) are relevant to the intent 
of this rezone request: 
 

Goal 5.1 Maintain a land-use environment, which encourages quality economic development 
compatible with surrounding land uses. 
 

The land proposed to be rezoned is in the Black Forest Road/Shoup Road Commercial Node of 

the Black Forest Preservation Plan.  Community commercial is a complimentary zoning for 
commercial business development.  The proposed use of a small corporate office in a 
residential sized building supports both strong local economic growth and is compatible with 
residential and smaller-scale commercial buildings. It is also a specifically approved use 
within the code (see Table 5-1). 
 
Nearby land uses are both residential and commercial, such as dining, take-outs, bar, 
convenience/filling station, liquor store, churches, real estate offices, the Black Forest 
Community Center and farmers’ market. As concerns this, the proposed use compliments all 
of these, as this site is closed on weekends, whereas trade and traffic to most others is 
central to weekends. 
 
The proposed building architecture intentionally looks much more like a residence than a 
commercial building. Moreover, exterior finishes combine stone, stucco, metal roof and log 
features that reflect traditional Black Forest construction motifs. Traffic impact will be minimal, 
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lower than the prior use of this site, and much lower than other CC businesses in the area.  
 

Policy 5.1.1 Encourage economic development that enhances a sense of community, 
provides vigor to the economy and considers the environment, while contributing to the 
overall health of the County. 
 
The project rezoning request is from a 48-year resident of Black Forest, representing seven 
families/households spanning four generations in Black Forest. Six of the average on-site 
staff are residents of Black Forest. The others are all Northern El Paso County residents. The 
Owner and his company are active in the BF community, providing financial contributions to 
multiple charitable causes in Black Forest. The Owner is also a member of “Friends of Black 
Forest.” (please see “Summary”). 
 
With respect to the environment, the Owner has already transferred 8’-16’ trees (40 in total) 
to a site that was totally barren and burned completely, restoring habitat, improving vista and 
ecology. Another 20-30 will be transferred post-construction, in addition to numerous 
seedlings. Re-seeding of meadow areas and all disturbed soils will be completed with grass 
seed mixes native to the area and specially formulated for reclamation of Black Forest burn 
scarring. This work as already been done on areas that are not subject to further 
disturbance. 
 
Policy 5.1.9 Encourage appropriate economic development in rural areas of the County as a 
means of providing local employment opportunities, increasing community tax base, and 
reducing long commutes. 
 
The proposed facility will promote both temporary and permanent employment of diverse 
functions.  Aside the maintenance and upkeep functions of building and site which will offer 
part-time or contractual employment to locals, when the company does have occasional staff 
openings, local residents will be strongly preferred.  As stated previously, half the average 
daily on-site staff is resident to Black Forest.  The proposed business use will support the 
county with a vibrant, locally sourced business and expanded tax base. It will also provide 
increased trade with area residents and other businesses in the Black Forest community 
(please see “Summary”). 

 

Black Forest Preservation Plan Update – December 1987 
 
It is the intent of the proposed development to conform to the intents of the Black Forest Preservation 
Plan. 

 
Two Commercial Nodes along Black Forest Road, one at Burgess Road and the other at Shoup Road, were 
identified in the Black Forest Preservation Plan. These commercial use areas were in existence even 
before the original 1974 Black Forest Preservation Plan. The 1987 update recommended commercial 
zoning be located within ¼ mile of each intersection in the Executive Summary Concept Map, providing a 
total of four miles of possible commercial-lot frontage along minor arterial roads in the Black Forest. This 
concept is being carried over into the new 2020 El Paso County Master plan as Rural Center Place types 
in the same locations. 
 
The quarter-section line for T12S R65 W Sec 7 is ¼ mile north of Shoup Road. The quarter section line is 
the north boundary line of this rezone request. It is within the recommended Shoup Road Commercial 
Node in the Black Forest Preservation Plan and is located diagonally across Black Forest Road from Black 
Forest Square, a commercial project with CC zoning, which was built in 2006. 
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Please find a summary of conformance by point from the Black Forest Preservation Plan: 
 

• Chapter 2 – Area Profile and Trend Analysis - Page 50 

• Commercial Land Use 

• Existing and Proposed Uses 
 

Two commercial nodes, which are presently operating within the planning area, were well-established 
prior to 1974. These are the "Community Center” located at the intersection of Black Forest and Shoup 
Roads and "Glover's Corner," which is situated one miIe south of the community center. Each has 
undergone some expansion, but they have managed to maintain much of their rural residential 
character. The 1987 Plan stipulated that new commercial uses in this portion of the planning area only be 
located in proximity to these two intersections...All commercially zoned property associated within either 
center is located within one quarter mile of the respective intersections.  
  
The proposed site for the CC commercial rezone lies in an area defined by the Preservation Plan as being 
within an identified Node for commercial expansion. 
 
COMMERCIAL ZONING 
Chapter 3 – The Plan 
 
LAND USE GOALS, POLICIES AND PROPOSED ACTIONS 
 
Goals 
1.B Uphold the adopted Land Use Scenario and Concept Plan, which identifies areas to be used for 
agricultural and range lands, low and higher-density residential development, commercial and industrial 
uses and mixed recreational, open space and semi-public uses (refer to the approved Land Use Concept in 
the Executive Summary). 
 
Policies 
1.1 Retain the Black Forest Planning Area as primarily a rural-residential community with limited 
supporting commercial and industrial development. 
 
1.2 Allow nodes of higher density residential, commercial and industrial development only in those areas 
specifically designated on the Concept Plan and described in the Land Use Scenario. 
 
Proposed Actions 
1.c All land use items concerning the Black Forest Planning Area should be forwarded to the Black Forest 
Land Use Committee or other appropriate citizens' group for review and comment prior to public hearing. 
This procedure may be formalized through a revision of the Land Development Code. (This was done in 
late June of 2020 with Mr. Terry Stokka who voiced approval) 
 
COMMERCIAL 
 
Goals 
1.A Allow for limited commercial development, which supports and enhances the Black Forest Planning 
Area. 
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Policies 
4.4 Maintain the scale of new commercial uses so that it is in balance with existing uses. 
 
4.6 Encourage all new commercial development within the planning area to be compatible with the 
visual character of existing uses (refer to Visual Analysis in Chapter I I). 
 
PROPOSED ACTIONS 
4.b New commercial uses should be encouraged to compliment the predominant rustic design theme 
(refer to Visual Analysis in Chapter I I). 
 
4.c Within the existing and proposed commercial nodes appropriate landscaping should be introduced for 
the purposes of unifying design and defining vehicle and pedestrian movements. 
 
Neighborhood Involvement 
 
The Owner conducted a neighborhood virtual meeting on Tuesday, August 4, 2020 @ 7pm with the 
adjoining 500’ property owners. This meeting was also open to anyone within the Black Forest area. 
Twenty-plus were in attendance. Actual attendance was organized and advocated by opposition as many 
in attendance were not adjacent property owners. The Owner presented his intent to rezone the 
property and showed his development plans for the site. He and his design team fielded questions and 
surveyed opinions on the site, building design, drainage retention, lighting, water use and landscaping. 
 
Neighborhood Questions and Concerns Discussed: 
 
USE OF PROPERTY – The Owner discussed his intended use of the property and stated that the office 
building will house the Owner’s corporate offices for his (S-5!) Metal Roof Innovations, Ltd. company. 
The studio/shop building (barn) will be used for research and development functions, as well as product 
video demonstrations for the company’s roof specialties. No manufacturing, warehousing, wholesaling 
or shipping will take place at this facility. The Owner proposes to operate at traditional office hours from 
7am to 5pm.  
 
TRAFFIC – It was pointed out that the primary use of the site was for corporate office functions and that 
very little visitor traffic would be generated. Employees here are solely the company’s core people-- 
department heads and their immediate right-hands; the “think-tank” as it were.  There would be no 
manufacturing, warehousing, shipping or distribution functions at this facility. The typical trips generated 
by this development would be morning and end of workday trips to/from work and occasional lunch 
outside the office. The design of the office includes an employee breakroom/ lunchroom as most staff 
will eat lunch at the office. It was pointed out that this office use would generate less traffic than the 
veterinary hospital, which previously operated on the site prior to the fire. 
 

LANDSCAPING – Trees would be planted along Black Forest Road and around the buildings to soften the 
impact of the buildings to surrounding properties. Landscaping would be planted per the requirements 
of the Land Development Code, and Xeriscaping would be used as much as possible to conserve water. 
Landscaping irrigation will be provided by off-site sourced water to a subterranean cistern.  Reseeding 
bare areas of the burn scar with native grasses will help revegetate the property. The Owner offered to 
plant other trees at reasonable neighbor requests and asked to be contacted if they have specific 
requests. (No such requests have been received.) 
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BUILDING SCALE AND DESIGN – The general consensus off opposition was that the office building was 
too tall. Attendees repeatedly referred to the structure as “two-story.” A clarification was communicated 
that this building is a one-story structure with a walk out basement to the west, not a two-story building. 
The building footprint is 4,400 square feet with a walkout basement beneath of equal size. It was noted 
that the building design as presented is permissible in a single-family residential zone within the County. 
Nonetheless, the Owner has since redesigned the building shown to the neighbors at the time per the 
attached. The revisions reduced the building height by 7’ and also eliminated much of the visually 
exposed basement wall by additional earth berming on both north and south elevations. The majority of 
the building elevations on three sides and the entry elevation now have appearances of one-story and 
the basement on the west elevation is walk-out with significant height reduction.  
 
The terrain of the pre-existing site constitutes a hill that slopes within the site gradually to the north and 
east and more severely to the west. It is of significant note that the Owner is actually reducing the profile 
of that hill crest by 10 feet and thereby lowering the finished overall site profile. Thus, the net horizon 
profile (height difference) at the eave line of the proposed finished roof is only 2 feet above the pre-
existing natural grade profile and the highest point of the roof apex adds 13’- 8” to the pre-existing grade 
profile. (The north roof projection is lower still.) 
 
The barn architecture was also discussed, and it was noted that the same building materials proposed 
for the office building would be those used on the barn (stucco, stone and standing seam metal roofing). 
The visible sidewalls of the barn would be 10.5’ and the bulk of the building would be a gambrel roof 
typical of barn architecture in the surrounding area. Many objected to the height of the “big, ugly” barn; 
however, at the time of this meeting only the frame was visible with no exterior walls, roof or finishes on 
the building. Now, with roof and wall finishes complete, we have unsolicited comments from many other 
Black Forest citizens who, have apologized for the deleterious comments of this small group of residents 
via social media and organized petition set-ups.  They have commended that it is “very attractive” and 
the “classiest” barn in Black Forest. The size of the barn is 3,250 square feet—about average in Black 
Forest and there are many much larger than this, not to mention indoor arenas of four to six times this 
size. 
 

BARN PURPOSE AND INITIAL INTENT – Some adjacent neighbors questioned the Owner’s intent of 
building the barn prior to the rezoning of this site (with implication of something nefarious). It was 
explained that it was intended and permitted by the County as a livestock / feed barn and would later be 
repurposed if the rezoning were to be approved. If not, the Owner would use the barn to house his bred 
goats and store feed as the site would not produce enough feed for his livestock. The permit applied for 
was “Barn with Loft”.  Apparently, there was some confusion on the part of Pikes Peak Regional Building 
Department and the permit issued was erroneously entitled “Barn with Living Quarters.”  It was also 
explained that residential occupancy is an allowed use of any barn within the allowed uses, but 
residential occupancy use is not intended or anticipated by the Owner. When a “concerned citizen” 
lodged a complaint follow this meeting, ELP/PPRB staff corrected their error and reissued the permit 
correctly. 
 
PARKING - The amount of parking was discussed. The disseminated site plan showed parking in 
accordance with LDC and far in excess of actual needs.  The Owner explained that he was going to 
request a waiver of the LDC parking standards to build paved parking only as needed for this office 
building and not to the parking ratios in the LDC. This would amount to about half of what the code 
would require and accommodate a surplus of parking for employees and any visitors. He proposes to 
provide paved parking adjacent to the building only and not on both sides of the drive.  An area for 
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overflow parking has been revised on the site plan. 
 
SITE LIGHTING - The site lighting was discussed, and the Owner stated that he did not want to “light the 
sky” and would use low-intensity lighting, mostly to accentuate landscaping. He would need to provide 
minimum lighting levels at the walks and parking by code for safety reasons and would use low level, 
ground-directed, dark-sky friendly fixtures to shield the light source from neighboring properties. He also 
pointed out the lighting impact would be far less than a residence, as its only use is during business 
hours and only 5 days/week along with minimum motion-censored (as permissible) security lighting 
during evening hours. 
 
PROPOSED LAND USE AND ZONE USE/LAND DEVELOPMENT CODE 
The proposed Land Use and Zone District for the proposed project are in line with the Black Forest 
Preservation Plan, the recommended "community center” node located at the intersection of Black 
Forest and Shoup Roads.  The proposed use and development of an office is a small-scale building on a 
4.77-acre lot.  A visual analysis of the adjacent land use in all directions yields similar density of site and 
building size.  Community Commercial zoning intended for small business headquarters use will have 
minimal traffic consistent with use types in all directions. 
 
The proposed rezone to Community Commercial is for an office use.  Land Use Code Table 5-1; Principal 
Uses shows that for “Office, General” within CC zoning, is an allowed use. 
 
Please see excerpt from LDC 5-1; Principal Uses attached as an exhibit to the Letter of Intent. 
 
The Land use code table 5-5. Density and Dimensional Standards for Commercial Districts requires 
Community Commercial zone lot to be a minimum of once acre, setbacks of 25’ for front rear and side 
and maximum building height of 40’.  The 4.77-acre-site well accommodates the land use requirements. 
The proposed height is 23’-10” AFF.  Manipulation of site contours additionally represses the building 
height from the landscape. 
 
REQUIRED SCREENING 
The El Paso Land Development Code section 6.2.2.D.2 under Landscape requirements states that a buffer 
is required between Non-Residential and Single-Family users.  Item C requires that a 6’-0” tall opaque 
fence or wall located at the lot line is required.   The Owner will be seeking a waiver for this requirement.  
The waiver will be submitted with the Site Development Plan first resubmittal. Reasons a waiver is being 
sought are: 
 

• Neighbors will strongly object to an opaque fence. 

• Wildlife in area migrates through neighboring lots and a 6’-0” opaque fence would be 
detrimental to their migratory patterns.  

• Given the topography of the site and adjacent sites, a six-foot tall screen wall or fence won’t 
have much of a screening impact to either site as grades and site circulation will be above the 
top of the fence line. 

• The site is being reforested by the Owner, and landscaping trees are strategically placed to 
screen adjacent sites in lieu of fencing.  Regarding the landscape plan, specifically, a tree screen 
has been designed between the driveway and the south neighbor. The north neighbor is 
screened by existing native locust shrubs approximately 8’ in height and 50’ in breadth along 
property line, in addition to spaded and strategically placed transplanted trees. Screening to the 
east is already accomplished via berms and 30 transplanted spade trees along Black Forest Road. 
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The western tree screening will be specific to property boundaries and building profiles post 
construction and include seedlings and saplings for re-forestation. 

 
SITE LIGHTING 
The El Paso County Land Development Code outlines requirements for Site Lighting in 6.2.3 Lighting.  
Section (B) Design Standards and Requirements provide guidelines for design related to limitations of 
extent of lighting.  Both the project owner and the community of Black Forest would prefer to use the 
least impactful lighting to the site development.  The light levels around the parking lot and building are 
designed in strict accordance with building code required accessibility lighting to light an exit path away 
from the building and to include path to parking. 
 
The project is seeking approval of an alternative lighting proposal for the illumination of the driveway as 
there is a provision under 6.2.3 (E) Alternative Lighting Proposal in the LDC.  The alternative lighting plan 
proposal is to provide five lighting bollards same as the ones site lighting the entry, equally spaced along 
the south edge of the driveway.  The design intent is to provide as minimal amount of light to the drive, 
well under 1 foot candle, while providing light markers approximately every thirty feet to guide vehicular 
traffic after dark. 
 
SUMMARY 
Rezone is Consistent with Area Plans 
This rezoning request to CC – Community Commercial is consistent with the vision and implementation 
plan of the El Paso County Master Plan, Black Forest Preservation Plan and County Policy Plan. It is within 
the recommended "community center” node located at the intersection of Black Forest and Shoup Roads 
for commercial zoning within ¼ mile of the intersection and is compatible with the residential uses 
adjacent to the site, and the Community Commercial zoning across Black Forest Road.  
 
The development as proposed is a low-impact land use and similar in scale and appearance to a 
residence that would be allowed within the existing A-5 zoning. The use would also be less impactful 
than the previously approved veterinary hospital use, and much less impactful than most other 
commercial uses. Water use would be 84% lower than a single-family use and would further the goals of 
the County to preserve water resources. 
 
Owner is sensitive to Black Forest Concerns and Ecology 
Ironically, this Owner has all the same concerns as his opposition. He has both been a Black Forest 
resident and involved with construction related genre his entire adult life (since 1973). Like so many 
others, he does not want to see inappropriate development of the Forest which is why he is proposing 
this small project in the form and spirit put forth herein. 
 
People in Black Forest are understandably chagrined-- even emotional about the devastating losses from 
the fire and the transformation of landscape from forest to barren vistas. The Owner has been proactive 
in that regard with site re-habilitation and reclamation and will far exceed the landscape plan and 
minimum county mandates pertaining to this site. Buffering berms have already been constructed along 
Black Forest Road.  He has already populated 40 desperately needed spaded Ponderosa and Spruce of 
substantial size in lieu of “ball trees” and reseeded disturbed soils. With completion of construction and 
as the site and its transplants become established, many more will be added, completely rehabilitating 
the burn scar on this site. This is to the benefit not only of the Owner and immediate neighbors, but to 
everyone who drives down Black Forest Road or views this property from any direction, which is a 
priority for the Owner. 
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Benefits to Community 
The further benefit to local community and supplemental benefit to other business owners seems 
evident. This site will engage and support local contractors in both the building’s construction and 
ensuing internal and external building, grounds and landscape maintenance and upkeep for decades. 
Plumber, electrician, multiple ongoing grounds keeping functions, snow removal, fuel and food from the 
local shops, vehicular repairs, intermittent lodging from area B&Bs will all benefit existing locals. There is 
little existing opportunity for part or full-time office, clerical, accounting, marketing work or travelling 
employment for residents of the area. This facility would also provide (and prefer) extension of that 
opportunity to locals in coming years, in addition to the seven Black Forest households already 
supported by the company. 
 

The Owner’s company, S-5! (www.s-5.com) is the leading innovator of prudent technologies for the 
attachment of roof-mounted ancillaries to metal roofs. About 1/3 of the roofs in Black Forest are metal 
and that ratio is increasing in the wake of post-fire construction. Uses of S-5’s products include solar PV 
(photovoltaics) and snow retention systems.  The company is offering to all area residents cost-free 
design and engineering services for applications of snow guards, solar PV (and other roof-mounted 
appurtenances) to their roofs with no strings attached. Further, the company is offering factory-direct 
pricing of its goods to area residents (should a purchase be desired) and will also assist in contractor 
alignment or DIY guidance for installation of its products. These sales terms and services are extended to 
all Black Forest neighbors in perpetuity. 
 
Community Service 
The Owner’s company (S-5!) has a community service and charity minded ethos and record as evidenced 
by their many recognition awards from their industry and community, and their generous contributions 
to many 501c3 charities locally, nationally and globally. 
 
Perhaps the greatest benefit and service to the local community is that this project going forward 
presents a tasteful use and improvement of this land, while at the same time precludes a much less 
desirable land use such as a Kum & Go or similar impact business from ever being built on this site 
instead. Such a use/project would easily fit into a CC zoning and produce all the traffic, late night lighting 
and other detractors that no one in the area wants. 
 
The owner has also stated his willingness and desire to voluntarily self-restrict this property via deed 
record or covenant to constrain lighting limits and land use to similar occupancy in the unlikely event it is 
ever sold. 
 
If there is further information required or questions of the Owner or planning team, please do not 
hesitate to contact me at tdavis@pwnarchitects.com or 303.649.9880 extension 106. 
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Letter of Intent 

Rezoning-12740 Black Forest Road 

November 24, 2020 

Page 13 of 13 
 

 
 

 
Sincerely, 
 

 
 
Tom Davis, AIA, NCARB, LEED AP 
Senior Associate Architect 
PWN Architects and Planners 
 

(Color Renderings of Building Elevations and Site have been provided under separate cover) 
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4949 S. Syracuse St. | Suite 320

pwnarchitects.com
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PLANS PREPARED FOR:

BLACK FOREST,  LLC
12740 BLACK FOREST RD.

COLORADO SPRINGS, CO 80908

DATE PREPARED:  09-15-2020

PROJECT NUMBER:  SP0000-00

OVERALL SITE PLAN 1 OF 10

S H E E T   I N D E X

SHEET NUMBER SHEET NAME

1 OF 10 OVERALL SITE PLAN

2 OF 10 LANDSCAPE PLAN

3 OF 10 UTILITY PLAN

4 OF 10 GRADING & DRAINAGE PLAN

5 OF 10 LANDSCAPE DETAILS

6 OF 10 SITE DETAILS

7 OF 10 BUILDING ELEVATIONS

8 OF 10 BUILDING ELEVATIONS

9 OF 10 PHOTOMETRIC PLAN

10 OF 10 PHOTOMETRIC CUT SHEETS

N

1. FLOODPLAIN STATEMENT: THIS SITE, 12740 BLACK FOREST RD. IS NOT WITHIN A 
DESIGNATED F.E.M.A. FLOODPLAIN AS DETERMINED BY THE FLOOD INSURANCE RATE MAP, 
COMMUNITY PANEL NUMBER (08041C0537F), EFFECTIVE (03/17), (1997).

2. THE PARTIES RESPONSIBLE FOR THIS PLAN HAVE FAMILIARIZED THEMSELVES WITH ALL 
CURRENT ACCESSIBILITY CRITERIA AND SPECIFICATIONS AND THE PROPOSED PLAN 
REFLECTS ALL SITE ELEMENTS REQUIRED BY THE APPLICABLE ADA DESIGN STANDARDS AND 
GUIDELINES AS PUBLISHED BY THE UNITED STATES DEPARTMENT OF JUSTICE. APPROVAL OF 
THIS PLAN BY THE CITY OF COLORADO SPRINGS DOES NOT ASSURE COMPLIANCE WITH THE 
ADA OR ANY OTHER FEDERAL OR STATE ACCESSIBILITY LAWS OR ANY REGULATIONS OR 
GUIDELINES ENACTED OR PROMULGATED UNDER OR WITH RESPECT TO SUCH LAWS. SOLE 
RESPONSIBILITY FOR COMPLIANCE WITH FEDERAL AND STATE ACCESSIBILITY LAWS LIES 
WITH THE PROPERTY OWNER.

3. ANY LAND DISTURBANCE BY ANY OWNER, DEVELOPER, BUILDER, CONTRACTOR, OR OTHER 
PERSON SHALL COMPLY WITH THE BASIC GRADING, EROSION & STORMWATER QUALITY 
CONTROL REQUIREMENTS & GENERAL PROHIBITIONS NOTED IN THE DRAINAGE CRITERIA 
MANUAL VOLUME II.

4. ANY AREA WHERE VEGETATION IS REMOVED BY VEHICLE TRAFFIC OR STAGING WILL BE 
SEEDED AND MULCHED. 

5. ALL DISTURBED SOIL OUTSIDE OF BUILDING FOOTPRINT WILL BE SEEDED AND MULCHED IN 
ACCORDANCE WITH EL PASO COUNTY CRITERIA UNLESS SURFACED WITH GRAVEL, 
CONCRETE OR OTHER IMPERVIOUS MATERIAL.

6. ANY CREATED SLOPED STEEPER THAN 4H: 1V WILL BE PROTECTED BY EROSION CONTROL 
BLANKET, SEEDING AND MULCHING

7. ANY STORAGE ITEM(S) OR VEHICLE(S) OVER THE FENCE HEIGHT WILL BE KEPT A MINIMUM 
OF 50' FROM THE RESIDENTIAL DISTRICT.

8. (1) ACCESSIBLE VAN PARKING SPOT HAS BEEN DESIGNATED ADJACENT TO OFFICE 
/WAREHOUSE BUILDING.

9. NO VEHICULAR TRAFFIC AND/OR PARKING OR STORAGE OF CONSTRUCTION EQUIPMENT, 
MATERIALS OR SUPPLIES SHALL OCCUR OVER THE EXISTING ONSITE WASTEWATER 
TREATMENT SYSTEM COMPONENTS.

10. SECURITY LIGHTING SHALL BE LIMITED TO THAT IN EXISTENCE AT THE TIME OF APPROVAL 
OF THE VARIANCE OF USE. NO ADDITIONAL LIGHTING, EXCLUDING STANDARD WALL-
MOUNTED ENTRYWAY LIGHTING, SHALL B INSTALLED WITHOUT PRIOR APPROVAL BY THE 
BOARD OF COUNTY COMMISSIONERS OF AN AMENDED VARIANCE OF USE APPLICATION.

SCALE : N.T.S.

N

1" = 60'-0"
1

OVERALL SITE PLAN

0' 4' 8' 16' 32'
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LOCUST & 
PONDEROSA 
CLUSTERS

EXISTING 
CHOKECHERRIES

LANDSCAPE 
BERMS

LEACH FIELD

2 AUS
3 CHS

3 PON

1 PON

2 AUS
1 PON

1 PON

1 ASP

1 CBS

2 CBS

1 ASP

1 AUS

1 AUS

1 GFC

3 CCF
3 BOU

5 ACJ

13 SFB

3 FSC

1 GFC
6 SQC
10 ACJ

5 SQC
4 WSN

3 FBP

6 SFB

2 CCF

1 GFC
3 ACJ

2 WSN

1 CCF
3 CPB
3 SFB
5 ACJ

4 PON
4 NCH

1 FBS

P L A N T   S C H E D U L E

PINE, PONDEROSA

CHOKECHERRY, SCHUBERT

BOTANICAL NAMESYMBOL QTY SIZE

10 2"BB

#5

Pinus ponderosa

Prunus virginiana 'Schubert'

SPACING NOTES

40-60'+H BY 
25-30'W O.C.

25'H BY 20W 
O.C.

[CHS]

[PON]

ABBREVIATIONS : BB = BALLED & BURLAPPED | # 00 = GAL. SIZE | 0" = CALIPER [ CALIPER MEASURED 6" ABOVE GROUND ]

ASPEN, QUAKING

Populus tremuloides

35'H BY 15'W O.C. [ASP]
SINGLE - STEM

BOULDER

TBD

12"-48" W [BOU]

2

03

2"BB

# 5

[ACJ]

N/A

8" H BY 4'W O.C.

PLANTED

SNOWBERRY, WESTERN
Symphoricarpos occidentalis

5'H BY 5'W O.C. [WSN]6

CURRANT, SQUAW/WAX
Ribies cereum

4'H BY 4'W O.C. [SQC]
DWARF

11

SPREADING FLEABANE
Erigeron divergens

12"H BY 12-15"W 
O.C.

[SFB]22

CUTLEAF CONEFLOWER
Rudbeckia laciniata

4'H BY 4'W O.C. [CCF]6

# 5

# 1

# 1

#--

3

SPRUCE, FASTIGIATE BLUE
Picea pungens 'Fastigiata'

25'H BY 6'W O.C. [FSP]4 1.5"BB

Juniperus communis 'Mondap'
JUNIPER, ALPINE CARPET # 122

BARBERRY, CRIMSON PYGMY

Berberis thunbergii 'Atropurpurea Nana'

8"H BY 3'-4'W O.C. [CPB]3 # 3

3 20'H BY 20'W O.C. [GFC]2"BBMAPLE, GINNALA FLAME 
Acer ginnala 'Flame' SINGLE - STEM

CHOKECHERRY, NATIVE #5

Prunus virginiana

25'H BY 20W 
O.C.

[CHS]7

PINE, FOXTAIL 'SHERWOOD COMPACT'
Pinus aristata 'Sherwood Compact'

10'H BY 4'W O.C. [FSC]3 # 10

PINE, AUSTRIAN 6 2"BB
Pinus nigra

40-50'+H BY 
20'W O.C.

[AUS]

SPRUCE, COLORADO 3 2"BB
Picea pungens

40-60'+H BY 
25'W O.C.

[CBS]

6' H - MINIMUM

6' H - MINIMUM
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1" = 30'-0"
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DO NOT CUT LEADER. PRUNE 
IMMEDIATELY PRIOR TO PLANTING.

USE 3 GUY ASSEMBLIES FOR 
EVERGREENS AND TREES 
OVER 3" CAL. 

USE NYLON TREE STRAPS 
AT END OF WIRE 
(EVERGREEN TREES).

12 GAUGE GALVANIZED WIRE

4" TREE TAPE (DECIDUOUS 
TREES ONLY)

4" DEPTH CEDAR MULCH

24" x 36" P.V.C. 
MARKERS (TYPICAL) 
OVER WIRES.

1/2 SPECIFIED BACKFILL MIX 
& 1/2 PIT SOIL

TREATED WOOD POST W/ 
GROMMETED NYLON STRAPS. 
USE 2 GUY WIRES

24" x 36" P.V.C. MARKERS (TYPICAL) 
OVER WIRES.

NOTE : 
SET TOP OF ROOT BALL 2" TO 3" ABOVE SURROUNDING FINISH GRADE.

PRUNE ALL DEAD OR 
DAMAGED WOOD PRIOR 
TO PLANTING.

SET SHRUB 1" HIGHER 
THAN THE FINISHED BED 
GRADE. DIG PLANT 
PLANT TWICE AS WIDE 
AND TALL. HANDLE ROOT 
BALL WITH CARE.

4" MINIMUM OF 
MULCH DEPTH

LOOSEN SIDES 
OFPLANT PIT & WATER 
IN WELL TO ELIMINATE 
LARGE AIR POCKETS.

COMPACTED BACKFILL MIX
FILL PLANT PIT WITH 1/2 
SPECIFIED SOIL MIX & 1/2 
PIT SOIL

NOTE : BROKEN OR 
CRUMBLING ROOT 
BALLS WILL BE 
REJECTED.

CONCRETE WALK OR CURB WHERE IT OCCURS

1/2" R. TYP. MULCH 4" MINIMUM
FOR TYPE, SIZE, DEPTH

FINISH GRADE

WEED BARRIER PER SPEC'S

5' - 0"

5' - 1 5/8"

5' - 4 1/2"

3
' 
- 

1
 7

/8
"

0' - 1 5/8" 0' - 4 1/2"

3
' 
- 

1
 7

/8
"

SURFACE 
MOUNTED

NOTE : (3) BIKE SPACES

SEED SHALL BE INSTALLED WHEN AT LEAST 3 MONTHS REMAIN IN THE 
GROWING SEASON. IF LESS THAN 3 MONTHS REMAIN IN THE GROWING 
SEASON AT THE TIME OF SEEDING, THE LANDSCAPE CONTRACTOR SHALL 
IMMEDIATELY NOTIFY THE LANDSCAPE PROFESSIONAL AND OWNER. 
ALL SEED APPLICATIONS SHALL BE DRILL SEEDED, WITH HYDROMULCH 
APPLIED OVER THE SEED BED AFTER SEEDING. 

COMMON NAME

N A T I V E   G R A S S   S E E D   M I X

% OF TOTAL PLS PER ACRE HEIGHT/IN.

EPHRAIM CRESTED WHEATGRASS

IDAHO FESCUE 

PERENNIAL RYE 

CHEWINGS FESCUE 

CANADA BLUEGRASS

30%

25%

20%

15%

10%

20-25 12"

8-12"20-25

6-10

20-25

2.5

12-18"

12-24"

8-12"

HYDROMULCH MIX PERCENTAGE

WOOD FIBER MULCH

15-15-15 ORGANIC FERTILIZER

ORGANIC BINDER/ TACKIFIER

% OF TOTAL

85%

10%

05%
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PLANS PREPARED FOR:
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COLORADO SPRINGS, CO 80908

DATE PREPARED:  09-11-2020

PROJECT NUMBER:  SP0000-00

LANDSCAPE DETAILS 5 OF 101" = 1'-0"
1

TREE DETAIL

1" = 1'-0"
2

SHRUB DETAIL

1/8" = 1'-0"
3

MULCH DETAIL

3/4" = 1'-0"
4

BIKE RACK

LANDSCAPE NOTES :

1. THIS LANDSCAPE ARCHITECTURAL SITE PLAN IS TO BE USED IN CONJUNCTION WITH THE EXISTING CIVIL, 
MECHANICAL, ELECTRICAL, ARCHITECTURAL, AND IRRIGATION AS-BUILT SITE PLANS TO FORM COMPLETE 
INFORMATION REGARDING THIS SITE.

2. ALL NEW LANDSCAPE AREAS SHALL BE ROTOTILLES WITH CLASS 1 ORGANIC COMPOST AT A RATE OF 4 CUBIC 
YARDS PER 1,000 SQUARE FEET. THIS PREPARATION SHALL BE THOROUGHLY INCORPORATED INTO THE TOP 6"

3. ALL DECIDUOUS TREES ARE TO BE APPROVED BY THE OWNER'S REPRESENTATIVE PRIOR TO INSTALLATION. 
ANY PLANT NOT MEETING THE LANDSCAPE PROFESSIONAL'S APPROVAL WILL BE REJECTED AT ANY TIME PRIOR 
TO FINAL ACCEPTANCE.

4. ALL TREES TO BE STAKED OR GUYED AS PER PLANT LIST AND DETAILS.
5. ALL TREE AND SHRUB BED LOCATIONS ARE TO BE STAKED OUT ON SITE FOR APPROVAL BY THE OWNER'S 

REPRESENTATIVE PRIOR TO INSTALLATION. 
6. ALL SHRUB / ORNAMENTAL GRASS BEDS SHALL BE MULCHED WITH 4" DEPTH 3/4" CRUSHED GRANITE ROCK 

MULCH OVER SPECIFIED FILTER FABRIC.
7. ALL MULCH AREAS ADJACENT TO THE BUILDING AND SCREEN WALLS SHALL BE MULCHED WITH 4" DEPTH 3/4" 

CRUHSED GRANITE ROCK MULCH OVER SPECIFIED FILTER FABRIC. 
8. ALL PERENNIAL BEDS SHALL BE MULCHED WITH 4" DEPTH SPECIFIED WESTERN RED CEDAR MUCLH. DO NOT 

PLACE FILTER FABRIC UNDER WOOD MULCH.
9. ALL NEW SHRUB BEDS AND MULCH AREA ARE TO BE CONTAINED WITH SPECIFIED ROLL TOP STEEL EDGER (NOT 

REQUIRED AT CURB, WALKS OR BUILDING). PLACE STEEL EDGER BETWEEN ALL ROCK AND WOOD MULCH BEDS. 
COLOR OF EDGER TO BE STAINLESS STEEL.

10. CONTRACTOR SHALL VERIFY LOCATION OF ALL UNDERGROUND UTILITIES, LINES AND STRUCTURES PRIOR TO 
EXCAVATION OR TRENCHING.  DAMAGE TO THESE UTILITIES SHALL BE REPAIRED BY THE CONTRACTOR AT NO 
COST TO THE OWNER OR LANDSCAPE PROFESSIONAL.

11. ALL TREE AND SHRUB LOCATIONS SHALL BE STAKED BY THE CONTRACTOR AND APPROVED  BY THE 
LANDSCAPE PROFESSIONAL.

12. PLANT SUBSTITUTIONS WILL NOT BE PERMITTED WITHOUT APPROVAL BY LANDSCAPE  PROFESSIONAL.
13. PLANTING PITS SHALL BE EXCAVATED TO A MINIMUM OF TWO TIMES THE WIDTH OF THE ROOTBALL. DO NOT 

DISTURB SOIL AT THE BOTTOM OF PIT BUT SCARIFY SIDES TO PREVENT GLAZING.
14. LANDSCAPE CONTRACTOR SHALL GUARANTEE ALL PLANT MATERIAL FOR ONE YEAR FROM DATE OF FINAL 

INSPECTION.
15. RESTORE ANY DAMAGED AREAS BACK TO ORIGINAL CONDITION AT CONTRACTOR'S EXPENSE.
16. LANDSCAPE WARRANTY PERIOD ONE YEAR. ALL MAINTENANCE SHALL BE AT CONTRACTOR'S EXPENSE  

INCLUDING PROPER PRUNING, WEEDING, PLANT REPLACEMENT, SUPPLEMENTAL MULCHING, TRASH REMOVAL 
AND WATERING UNTIL SUBSTANTIAL COMPLETION ACCEPTANCE.

17. ALL NEW LANDSCAPE AREAS WILL BE WATERED BY AN AUTOMATIC UNDERGROUND IRRIGATION SYSTEM. ALL 
TURF AREAS LESS THAN 15' IN WIDTH SHALL HAVE LOW ANGLE SPRAY NOZZLES DESIGNED FOR THE SPECIFIED 
WIDTH. ALL TURF AREAS GREATER THAN 15' SHALL BE IRRIGATED WITH GEAR-DRIVEN ROTORS WITH LOW HEAD 
DRAINAGE. ALL SHRUB/ORNAMENTAL GRASS / VINE BEDS SHALL BE IRRIGATEDWITH SEPERATELY ZONED DRIP 
SYSTEM PROVIDING FULL COVERAGE T OEACH PLANT. A RAIN SENSOR SYSTEM SHALL BE A COMPONENT TO 
THE IRRIGATION SYSTEM AND SUBMITTALS FOR APPROVAL BY THE LANDSCAPE PROFESSIONAL PRIOR TO 
INSTALLATION.

18. THIS PLAN HAS BEEN COMPLETED BY A LANDSCAPE DESIGNER AND SIGNED OFF BY THE PROJECT ARCHITECT 
LANDSCAPE IS DESIGNED TO PROVIDE A  SUSTAINABLE APPROACH TO ENSURE REVEGETATION OF THE 
DISTURBED SITE, AND TO IMPROVE AESTHETICS OF THE BUILT FACILITIES IN A SUSTAINABLE MANNER UPON 
COMPLETION OF A NEW DEVELOPMENT.

LANDSCAPE SOIL NOTES

1. ALL LANDSCAPING SHALL BE IN CONFORMANCE WITH EL PASO COUNTY CH.6 LDC REGULATIONS AND THE 
LANDSCAPE AND WATER CONSERVATION MANUAL.

2. LANDSCAPING SHALL BE PLANTED AND MAINTAINED IN  A LIVING CONDITION BY THE OWNER. ALL LANDSCAPE 
IMPROVEMENTS/MATERIALS MUST HAVE A 100% ONGOING SURVIVAL RATE. ANY DEAD OR DAMAGED PLANT 
MATERIAL, (AS DETERMINED BY THE COUNTY), SHALL BE REPLACED WITHIN 6 MONTHS OF NOTIFICATION BY 
THE COUNTY. ALL LANDSCAPE IMPROVEMENTS/MATERIALS MUST BE MAINTAINED AS REQUIRED BY THE 
LANDSCAPE REGULATIONS AND THIS SITE PLAN AMENDMENT.

4. SOIL REPARATION FOR ALL NON-HARDSCAPE AREAS SHALL INCLUDE TOPSOIL AND/OR ORGANIC MATTER 
(COMPOST OR AGED GROUND
MANURE) AND SHALL BE ADDED AT A RATE OF FIVE (5) CUBIC YARDS PER ONE THOUSAND (1,000) SQUARE 
FEET AND TILLED 8" DEPTH INTO THE
SOIL.  ORGANIC MATERIAL TO HAVE THE FOLLOWING CHARACTERISTICS:
ORGANIC MATTER:                25% OR GREATER

                   SALT CONTENT:                  3.0 MMHOS/CM MAX.
                 PH:                                              8.5 MAXIMUM
              CARBON TO NITROGEN RATIO:    10:1 TO 25:1

SPREAD RATE:  @ 5 CY/1,000 SF
AN INSPECTION AND AFFIDAVIT REGARDING SOIL PREPARATION WILL BE REQUIRED.

6. NO TREE OR SHRUB WILL BE PLANTED WITHIN 5' OF A FIRE HYDRANT.
7. SEED SHALL BE INSTALLED WHEN AT LEAST 3 MONTHS REMAIN IN THE GROWING SEASON. IF LESS THAN 3 

MONTHS REMAIN IN THE GROWING SEASON AT THE TIME OF SEEDING, THE LANDSCAPE CONTRACTOR SHALL 
IMMEDIATELY NOTIFY THE LANDSCAPE PROFESSIONAL AND OWNER. ALL SEED APPLICATIONS SHALL BE DRILL 
SEEDED, WITH HYDROMULCH APPLIED OVER THE SEED BED AFTER SEEDING. 
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PLANS PREPARED FOR:

BLACK FOREST,  LLC

12740 BLACK FOREST RD.

COLORADO SPRINGS, CO 80908

DATE PREPARED:  09-15-2020

PROJECT NUMBER:  SP0000-00

PHOTOMETRIC

PLAN
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 1/32" = 1'-0"

1

PHOTOMETRIC SITE PLAN
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CONC. BASE (SEE BASE
DETAIL THIS SHEET)

SQUARE STEEL
POLE.  PAINT TO
MATCH LUMINAIRE.

1 HEAD WITH
LED LAMPS

FIN. GRADE

2'
-6

"
22

'-6
" P

O
LE

SCALE:  NONE

1. ALL CONCRETE AND REINFORCING SHALL BE BY G.C.

2. ELECTRICAL CONTRACTOR SHALL COORDINATE ALL
REQUIREMENTS AND INSTALLATION PROCEDURES  PER
MANUFACTURE'S RECOMMENDATIONS WITH  GENERAL
CONTRACTOR.

3. PROVIDE A WEATHERPROOF, GFI DUPLEX RECEPTACLE WHERE
SHOWN ON PLAN.  MOUNT TOP OF JUNCTION BOX FLUSH WITH
POLE BASE.

2'-0" Ø CONC.
BASE BY G.C.

3/4"x10" COPPER WELD
GROUND ROD

CONDUIT IN AND OUT
24" BELOW GRADE

FINISHED GRADE

#2 COOPER STRANDED
GROUNG CONDUCTOR

4#4 REBARS W/#4 REBAR
PIN TIES 12" O.C.

ANCHOR BOLT (TYP 4)
REFER TO NOTE 2.

25'-0"  STEEL POLE
GASKETED HAND HOLE

BOLT COVER

1" X 45° CHAMFER

2'
-6

"

SEE NOTE 3.

1/2"C.
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O
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D
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S

PE
R
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O

IL
8'

-0
" M

IN

2'-0"

SCALE:  NONE

NOTES:
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PLANS PREPARED FOR:

BLACK FOREST,  LLC

12740 BLACK FOREST RD.

COLORADO SPRINGS, CO 80908

DATE PREPARED:  09-15-2020

PROJECT NUMBER:  SP0000-00

PHOTOMETRIC

CUT SHEETS

10 OF 10

FIXTURE TYPE "D" FIXTURE TYPE "D" FIXTURE TYPE "E"

FIXTURE TYPE "A & F" FIXTURE TYPE "A & F" FIXTURE TYPE "C" FIXTURE TYPE "C"
1. CONTRACTOR SHALL BE HELD RESPONSIBLE FOR LOCATING, VERIFYING, AND

AVOIDING ANY EXISTING UNDER GROUND SERVICES, OR UTILITIES AND NEW
SERVICES OR UTILITIES BEING INSTALLED.

2. FOR LIGHT FIXTURE CONCRETE BASE, ALL CONCRETE AND REINFORCEMENT
SHALL BE ENGINEERED BY SOIL ENGINEER AND SHALL BE DONE BY GENERAL
CONTRACTOR.

3. FOR LIGHT FIXTURE CONCRETE BASE, DEPTH SHALL BE AND DIAMETER SHALL
VERIFIED AND COORDINATED WITH SOIL ENGINEER PRIOR TO DIGGING.

4. ELECTRICAL CONTRACTOR SHALL PROVIDE MANUFACTURE INFORMATION FOR
INSTALLATION OF ANCHOR BOLTS WITH GENERAL CONTRACTOR PRIOR TO
POURING OF CONCRETE.

5. CONTRACTOR SHALL BE ENSURE ALL UTILITY SERVICES OR SPECIAL SYSTEM
CABLING ARE LOCATED AND MARKED WITHIN THE NEW CONSTRUCTION AREA.
ALL CAUTION SHALL BE TAKEN TO ENSURE UTILITY SERVICES OR SPECIAL SYSTEM
CABLING WILL NOT BE DISTURBED.  IF SERVICES HAVE BEEN DAMAGED,
CONTACT APPROPRIATE DIVISION AND REPAIR CABLING AS REQUIRED FOR A
FULLY OPERATIONAL SYSTEM.

6. COORDINATE ROUTING OF ALL CONDUITS WITH ENVIRONMENTAL
CONTRACTOR AND ARCHITECT.  ELECTRICAL CONTRACTOR IS TO ROUTE
ELECTRICAL SYSTEMS THROUGH TRENCHES PROVIDED BY ENVIRONMENTAL
CONTRACTORS.  ELECTRICAL CONTRACTOR TO PROVIDE ADDITIONAL
TRENCHING IN IMMEDIATE AREAS TO PROVIDE A COMPLETE SYSTEM.

7. UPON COMPLETION OF NEW UTILITY SERVICES INSTALLATION, THE APPROPRIATE
CONTRACTOR SHALL REPAIR OR REPLACE THE DAMAGED SITE AREA TO THE
ORIGINAL CONDITIONS THAT WAS AFFECTED FOR THE INSTALLATION OF THE
NEW UTILITY SERVICE OR AS DIRECTED BY THE ARCHITECT.

8. FOR TELEPHONE COMPANY AND CABLE COMPANY USE; PROVIDE AND INSTALL
SCHEDULE 80 CONDUITS WITH PULL WIRE AND WARNING TAPE.  EXTEND
CONDUIT (S) 5'-0" FROM EXTERIOR OF THE BUILDING UNLESS OTHERWISE DIRECT
BY UTILITY COMPANIES OR GENERAL CONTRACTOR.  CAP AND STAKE EXTERIOR
END OF THE CONDUIT TO BE LOCATE FOR FUTURE USE.  COORDINATE EXACT
TERMINATION POINT LOCATION, SIZE OF CONDUITS, NUMBER OF CONDUITS
AND ADDITIONAL REQUIREMENTS WITH APPROPRIATE  UTILITY COMPANIES AND
GENERAL CONTRACTOR PRIOR TO TRENCHING AND INSTALLATION.

9. INTERCEPT AND EXTEND TELEPHONE/CABLE CONDUITS TO THE THE MAIN
TELEPHONE ROOM.  PRIOR TO STUBBING CONDUIT INTO THE MAIN TELEPHONE
ROOM, CONNECT GRC CONDUIT TO THE DIRECT BURIED SCHEDULE 80 PVC
CONDUIT AS REQUIRED AND STUB GRC CONDUIT INTO THE MAIN TELEPHONE
AND BUSH.  THE SCHEDULE 80 PVC CONDUIT WILL NOT BE EXPOSED INSIDE THE

BUILDING STRUCTURE.  COORDINATE EXACT ROUTING AND TERMINATION
POINTS WITH GENERAL CONTRACTOR PRIOR TO COMMENCING OF WORK.

10. FURNISH AND INSTALL LIGHTING FIXTURES COMPLETE WITH LAMPS, BALLAST(S),
AND REQUIRED MOUNTING HARDWARE.  ELECTRICAL CONTRACTOR SHALL
SUBMIT FIXTURE CUT SHEETS TO OWNER AND ARCHITECT FOR THEIR FINAL
APPROVAL PRIOR TO ORDERING THE FIXTURES.  ELECTRICAL CONTRACTOR
SHALL ALSO VERIFY QUANTITIES, MOUNTING REQUIREMENTS, FINISHES, FIXTURE
AVAILABILITY AND LEAD TIME FOR DELIVERY TO SITE.

11. SUBSCRIPT LOWERCASE LETTER ADJACENT TO FIXTURE INDICATES THE CHANNEL
IN WHICH THE FIXTURES SHALL BE CONTROLLED AND WIRED THROUGH THE
LCP-1 CHANNEL AUTOMATION SCHEDULE WITH POTO-CELL "ON" PER
INDIVIDUAL POLE LIGHT FIXTURE HEAD.  REFER TO FIRST FLOOR LIGHTING PLAN,
E1.0 FOR ADDITIONAL INFORMATION.

12. DASHED LINE WEIGHT INDICATES UNDERGROUND WIRING.  REFER TO
ELECTRICAL BUILDING OUTLINE SPECIFICATIONS FOR ADDITIONAL
INFORMATION.

13. ENSURE VOLTAGE DROP IS CALCULATED FOR FINAL CIRCUITRY ROUTING PRIOR
TO TRENCHING.  ADJUST CONDUIT AND WIRE SIZE PER THE CALCULATIONS.

14. FOR LIGHT FIXTURE CONCRETE BASE, ALL CONCRETE AND REINFORCEMENT
SHALL BE ENGINEERED BY SOIL ENGINEER AND SHALL BE DONE BY GENERAL
CONTRACTOR.

15. ANY PROPOSED LIGHT FIXTURES INSTALLED ON PRIVATE PROPERTY, ADJACENT
TO THE PUBLIC RIGHT-OF-WAY, SHALL BE ORIENTED IN SUCH A MANNER OR
LIMITED IN LUMEN OUTPUT TO PREVENT GLARE PROBLEMS AND SHALL NOT
EXCEED NATIONAL I.E.S. LIGHTING STANDARDS FOR DISABILITY GLARE.

16. CONTRACTOR SHALL POTHOLE AND VERIFY LOCATION OF THE EXISTING
IRRIGATION MAINLINE AND COORDINATE WITH OWNER'S REP. PRIOR TO
INSTALLATION OF THE NEW LIGHT POLE BASE OR CONDUIT RUNS.

17. ALL SITE LIGHTING OR EXTERIOR LIGHTING FIXTURES SHALL BE FULL CUT-OFF OR
SHIELD TO PREVENT LIGHT SPILLAGE ONTO ADJACENT PROPERTIES AND
ROADWAYS.

ELECTRICAL SITE NOTES:
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AutoCAD SHX Text
LUMINAIRE DETAIL (A & F)

AutoCAD SHX Text
LIGHTING POLE BASE DETAIL

AutoCAD SHX Text
(A & F)
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PERMIT TO REPLACE EXISTING WELL

ITOMOF

The we I star Mus H H such away no No cause no lesions Injury to etlstng water rights. The rtwance of NES pcmrt 6xi not
e that no injury varmnLLur another vat l water right or preclude another owner of a vat l water right from seeking

relief In aa" lmun action. 

The construction d this sort star Min canptlmre with the Water Well Constructon Rule 2 CCR 402 2, unless appeal of a

variance has boom grants] N the Stake Pard of Examiners of Water We Construction alk Vulry Installation Contractors in
accordanrewlth Rule 18. 

Approved pursuant W CPS IF 92MRUdc) forthe relocation of an existing well, permit no. 168912. The old vorrment be
plugged In attardance with Rule 16 of the Water WiLL( mswttYn Mies Within ninety me ( 91) G} 5 of canpleNm of menew
well. The enclosed WellAMndnnent Report food must becanplle H and suhmined baf8hm that theoldwellwm plugged. 

Approved as me only weLLon a tract of Lid of 4] 9 acres rescriCcd as Ne N ll2 of the NE 194 of the SE 194 of the SE 194 of
Sec. 9, Tan. 12 S, Prig. 65 W, Stith P. M., EI Paid County. 

The use d ground water foods this well is limited to drinking and sanitary fatlGtes as described in CM 3R92bmD) lQ, fora
cominkinnaL Wsnes. Water form this well shall not M used for IawnJ andscaatgreenhnuse irrigation, dmeste

maVdemands watering, or for my other W rase wniMthe daness WRding structund s). 

The ampng rate of this Wort star nes eateM 15 GPM

The annual amount of ground water Nobe withdrawn by this well daLL not exceed 123 acre Not ( 108, 60D Sahara). 

The Grant Mpm of the well daLL not exceed 6% low, Mich arremparnds to the Case of the WWrson aquifer. At a minimum, 

plan causing shall Muninsured and grouted through all unconsolidated mandrels and shall extend a minimum of ton fret nm the
bedrock formation No prevent production from other mines. 

The refund flow fords me use of this well must bethrough an indmdual waste water dkasal system of the nonsaarame ty} 
Mere me water is refunded No the same stream system in MrM1 me well is located. 

A warning Now inter must be installed on this you alk msnHired in good walking order. Per records of all aversion

must bematnae H by me you owner ( recorded an least annually) and sustain no the Uvkon " under under request. 
This Wort star becrostructed not more than 200 Leet from the Ircatim specmeu on this permit

NOTE: At me prePosed well IocaMn, me WWrson aquifer Is located at or near the ground surface alk enendsas a hpM1 of

approximately MG feel Wells completed In the Dawson aquifer must sed constructed In accordance with Wi Construction Mle
10. 4. 6 R CCR 4322) for a Type II aquiler. 

NOTE: mms permit will expire on the exoratnn date unless me WreO is constructed " at date. A Well Construction and mi

Estimate Report iGWS- 31) must be submitted to me Dessbd of Water Resalon W Wrfy me well has Won enacted. An
ensmod of me amours date may be available Contact me DWR Nor a citbdal information or rete as me ensobd rttKdest

P1nRf 13- 21- 2019 Fvyunlbe boutHe µ nun call lN. P66. lA1 an rob wou, mmetam. m. 0 Peee1 W3

WELL PERMR NUMBER 168913—AAgo
COLORADO
DIVINon of Waht Aewu¢ ea

RECEIPT NUMBER 3695886

ORIGNAL PERMT APPUCANni APPROVED WELL LDCATICM

BLACK FOREST LLC Water DNi51pn: 2 Water DIstrat: 10

Designa[ed Read: NIA

Managemem Dletrla NIA

Century: EL PASD

Parcel Name: NIA

Physical Mdre66: 12740 BLACK FOREST ROAD WLOMDO
SPRINGS, CO80938

SE 114 SE 114 Shicton T TOwneMp 1274 S Range 65.0 W Exit P. M. 

COORDIILTES ( Helen_ IDne`13_ ILD831DTM

GstHg 525861. 7 Nor lg: 4318597. 5

PERMIT TO REPLACE EXISTING WELL

ITOMOF

The we I star Mus H H such away no No cause no lesions Injury to etlstng water rights. The rtwance of NES pcmrt 6xi not
e that no injury varmnLLur another vat l water right or preclude another owner of a vat l water right from seeking

relief In aa" lmun action. 

The construction d this sort star Min canptlmre with the Water Well Constructon Rule 2 CCR 402 2, unless appeal of a

variance has boom grants] N the Stake Pard of Examiners of Water We Construction alk Vulry Installation Contractors in
accordanrewlth Rule 18. 

Approved pursuant W CPS IF 92MRUdc) forthe relocation of an existing well, permit no. 168912. The old vorrment be
plugged In attardance with Rule 16 of the Water WiLL( mswttYn Mies Within ninety me ( 91) G} 5 of canpleNm of menew

well. The enclosed WellAMndnnent Report food must becanplle H and suhmined baf8hm that theoldwellwm plugged. 

Approved as me only weLLon a tract of Lid of 4] 9 acres rescriCcd as Ne N ll2 of the NE 194 of the SE 194 of the SE 194 of
Sec. 9, Tan. 12 S, Prig. 65 W, Stith P. M., EI Paid County. 

The use d ground water foods this well is limited to drinking and sanitary fatlGtes as described in CM 3R92bmD) lQ, fora
cominkinnaL Wsnes. Water form this well shall not M used for IawnJ andscaatgreenhnuse irrigation, dmeste

maVdemands watering, or for my other W rase wniMthe daness WRding structund s). 

The ampng rate of this Wort star nes eateM 15 GPM

The annual amount of ground water Nobe withdrawn by this well daLL not exceed 123 acre Not ( 108, 60D Sahara). 

The Grant Mpm of the well daLL not exceed 6% low, Mich arremparnds to the Case of the WWrson aquifer. At a minimum, 

plan causing shall Muninsured and grouted through all unconsolidated mandrels and shall extend a minimum of ton fret nm the
bedrock formation No prevent production from other mines. 

The refund flow fords me use of this well must bethrough an indmdual waste water dkasal system of the nonsaarame ty} 
Mere me water is refunded No the same stream system in MrM1 me well is located. 

A warning Now inter must be installed on this you alk msnHired in good walking order. Per records of all aversion

must bematnae H by me you owner ( recorded an least annually) and sustain no the Uvkon " under under request. 
This Wort star becrostructed not more than 200 Leet from the Ircatim specmeu on this permit

NOTE: At me prePosed well IocaMn, me WWrson aquifer Is located at or near the ground surface alk enendsas a hpM1 of

approximately MG feel Wells completed In the Dawson aquifer must sed constructed In accordance with Wi Construction Mle
10. 4. 6 R CCR 4322) for a Type II aquiler. 

NOTE: mms permit will expire on the exoratnn date unless me WreO is constructed " at date. A Well Construction and mi

Estimate Report iGWS- 31) must be submitted to me Dessbd of Water Resalon W Wrfy me well has Won enacted. An
ensmod of me amours date may be available Contact me DWR Nor a citbdal information or rete as me ensobd rttKdest

P1nRf 13- 21- 2019 Fvyunlbe boutHe µ nun call lN. P66. lA1 an rob wou, mmetam. m. 0 Peee1 W3
40



WELL PERMIT NUMBER 166912--A RECEIPT NUMBER 3695666

A / _ 

Date meed: 12/ 23/ 2019

kvM k•Zy __ SW NNON PoRIIX
Exglatlon Date: 12/ 23/ 2021

Pl 12 -v -N19 Fmgmn bmltH µ non ull lN.P66. lA1 m eomw.w.weMemte.m.m Pog3o13
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From: Jane Shirley
To: Rad Dickson; Tracey Garcia
Subject: MY PERSONAL LETTER TO OPPOSE THE REZONING OF 12740 BLACK FOREST RD. PARCEL #5207000004
Date: Wednesday, December 16, 2020 3:23:33 PM

CAUTION: This email originated from outside the El Paso County technology network. Do not click links or open
attachments unless you recognize the sender and know the content is safe. Please call IT Customer Support at 520-
6355 if you are unsure of the integrity of this message.

TO: COUNTY PLANNERS AND COMMISSIONERS

Hello Mr. Dickson and Ms. Garcia:

I would like to go on record because I strongly object to the rezoning of this parcel.  If rezoning is approved a
precedent will be set for any large corporation to follow suit.   This project does NOT belong in the heart and
historical district of Black Forest.  It has already had a negative impact on the adjacent RR-5 zoned residents as well
as the visitors who come to this area of the Forest for rest and relaxation.  When major activities are held at the
Community Center, cars are parked along both sides of Black Forest Road in addition to filling the parking lot.  All
of us in the Forest look forward to community events.

While compiling the Forest's opposition to this rezoning, four 'unusual' things occurred.  One may or may not have
been related to this project.  It occurred during the time I was assisting with gathering petition signatures.  At the
Farmer's Market in late July, a gentleman in a three piece suit with a loud abusive voice tried to intimidate me and
another woman into ceasing our legal collection of signatures on the petition against rezoning.  He did not visit the
Market.  After the tirade he got in his car and left.  The following morning I received a phone call.  The man
repeatedly asked what my plans were for the rest day.  The voice was quite suggestive.  Coincidence or not?

On four different occasions, four different men at four different times made the statement: "Well, It's (the project) is
better than a Kum & Go,"  I found that to be highly unusual.

On three different occasions, three different people at three different times made this statement:  "Black Forest is
going to become part of Colorado Springs in the very near future anyway.  What's the big deal?"  Again...this
seemed odd.  Residents in the Forest DO NOT want to be part of the large metropolis of Colorado Springs.  We
moved here to get away from that lifestyle.  (I do possess emails with these two statements.)

 Number four are emails I received from Mr. Stokka and then Mr. Haddock.  A copy of both emails is attached.  I
frankly do not appreciate the biblical references made to me by Mr. Haddock.

Mr. Haddock owns a nice home on Table Butte Road in northern Black Forest.  He also owns 69.5 acres at 8750
Walker Road.  This acreage appears to be grassland.   I could see no structures from the road.  WHY, why couldn't
the S-5! corporate offices be built there?

Thank you for your time and consideration.  Parcel # 5207000004 should not be rezoned to Community
Commercial.

Regards,

M. Jane Shirley

151

mailto:mjaneshirley@yahoo.com
mailto:RadDickson@elpasoco.com
mailto:TraceyGarcia@elpasoco.com


Haddock/Stokka email:  By the way, Haddock is incorrect.  No one would object to a home being built on this
parcel.

Re: S-5! Metal Roofing
Nov 19 at 10:13 PM
PrintRaw message

Rob Haddock <rob@rmhaddock.com>
To: Terry Stokka <terry@friendsofblackforest.org>
Cc: Jane Shirley <mjaneshirley@yahoo.com>
Well said!  Thanks, Terry. I wish more people would understand it as you do.  Simple truth is that the (minority)
opposition just does not want to see ANYTHING built on that site. (And of course that won't happen-- but they have
been dialogued with gross exaggerations and untruths.)  They have been incited by a small group of self-serving
zealots.

I feel the pain of Paul and false teachers.

Thanks again and
Best,

--Rob Haddock
Home    719 495-4036

Cell    719 337-1238

Ofc     719 325-0382

On Thu, Nov 19, 2020 at 7:24 PM Terry Stokka <terry@friendsofblackforest.org> wrote:
Jane,

   Here is the Land Use Committee position on the Haddock Office Building:

1.  The Preservation Plan permits commercial within 1/4 mile of the Shoup/Black Forest intersection and this falls
within that area.  I acknowledge that the Preservation Plan states that commercial should support the BF
community.  While this does not support BF residents in the same way as the BF store or Rockin' B, it is a low
impact use of the property that will bring minimal disturbance to the neighbors on all sides.  The impact of
commercial on that lot is a big issue to the Land Use Committee and we felt this low impact office would be a good
use of the property that would not affect the neighbors with noise, lights, traffic and congestion.  Think of it this
way: that property could be developed into a Kum-n-Go with lights and traffic that would fit more into the "support
BF residents" and yet I don't think anyone wants a Kum-n-Go on that lot.  This Haddock Office Building will be
almost the same as a big house as far as the neighbors are concerned and nothing more.

2.  I know there are many people who signed the petitions against this.  What were they told?  What did the petitions
say?  We will support our neighbors in the Black Forest as long as we are not violating the Preservation Plan.  I can't
support a petition if it goes against the PPlan.  We have fought hard over the years to get our leaders to uphold the
Preservation Plan and I can't choose to violate it myself.

3.  I am convinced that if this office building is built, it will not be an eyesore or a problem any more than if
someone had built a large house on that lot.

4.  In the past there was a Commercial Office zoning that would have fit this proposal very well, but it was
eliminated and folded within the Community Commercial.
5.  The Land Use Committee did not oppose this proposal in our response to the county.  We felt it was proper to
uphold the Preservation Plan and we feel that the impact of this project will not be nearly as significant as people
might think at this point.
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Terry

========================================
On 11/19/2020 2:45 PM, Jane Shirley wrote:
Hi Terry.  I saw your comments for approving the Haddock project at Shoup and Black Forest.   FYI, we have over
350 people who are fighting the rezoning.  This business is a global distributor and does not fit into CC zoning.  It
will not serve the BF community in any way.   Your comments to the Zoning Commission seem to state approval. 
Perhaps I 'goofed' by not informing you of the large amount of people who oppose this.  For that, I apologize.  Any
support from the groups you represent would be most helpful.

Sent from Yahoo Mail on Android
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My property shares the east boundary with the land we are discussing today.    
I was informed by people at the gate of the Black Forest Farmer's Market about the commercial 

project on this land that had been dormant since the Black Forest fire in 2013. They had a table 
set up to sign a petition and there were many others there who, like me, wanted to find out 
about it. To say the least, I was alarmed and concerned by what I was told.  

I had recently purchased my land with plans to build a modest home near peaceful neighbors I 
had met and liked... and still do like. I was told the following about this commercial project: 

• The person who purchased the land was a wealthy developer from out of state who 
didn't care about the community of Black Forest and that he would run possibly 3 

businesses from the property.  
• There would be 2 buildings on the property to run businesses from: one would be for 
metal building distribution and possibly manufacturing. The other building would be used 

for the development of technological security devices for ID recognition like retinal scans 
and hand printing (biometric authentication). I was given a name of a website (I did not 
write down and do not recall any longer) When I looked it up, the technology was 

affiliated with criminal justice and involved similar devices as the FBI uses.  
• I was told there would be much traffic coming in and out of the property such as trucks 
transporting the metal buildings for distribution. The security technology employees 

would be on the premises in the office building for their full-time jobs.  
• This commercial development could cause much disruption in the community and 
decrease land value.   

I was a bit panicked by this and seriously considered selling my land since it was directly 
connected to the west boundary of this proposed commercial property. 
  
Since that time, I have investigated this development plan further and realize it to be very 

different from the information shared with me back in the summer. I have learned that the 
owner and his family have, in fact been residents of Black Forest for almost 50 years, and have 
a family-owned small business-- not a disconnected out of state developer. I have seen first-

hand how tastefully the owner is improving this property.  
I now realize there will be no manufacturing or distribution of metal buildings or anything else, 
nor will there be any mysterious security device development for biometric authentication. I 

am relieved to know that traffic will actually be minimal, and the project is within Black Forest 
Preservation Guidelines.  
As far as the concern of this development causing disruption and decrease in land value, I even 

expect it to increase the value of my lot. The covenant that will follow the land in potential 
future sales will protect this lot from becoming something of the nature I  (and many 
others) were originally informed it would be. I fully support what Mr. Haddock is proposing and 
believe he will be a good neighbor.  

  
Nikki Upchurch  
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From: Rad Dickson
To: Eric Moraes
Cc: Craig Dossey; Tracey Garcia; Lori Seago; Brian Risley; Nina Ruiz
Subject: RE: PC 12/17/2020 Meeting CC-20-001 Questions
Date: Wednesday, December 16, 2020 2:21:20 PM
Attachments: image001.png

 
 

From: Rad Dickson 
Sent: Wednesday, December 16, 2020 1:53 PM
To: Nina Ruiz <NinaRuiz@elpasoco.com>
Subject: FW: PC 12/17/2020 Meeting CC-20-001 Questions
 
 
Mr. Moraes, please see answers below.
 
Going through the package, I noticed the applicant's intent to put a restrictive covenant in
place.  Two questions.  First, how legally binding and lasting is it?  I.e., 100 years from now
can a future owner get out of it somehow?  Second, Is this something the County can
"demand" a owner put in place as a condition of approval?
 
I’m not sue if I can answer this question because covenants are not something that the County
enforces, covenants are enforced civilly. This may be more of a question for a land uses
attorney or the applicant. I also do not think it is wise to condition, or demand them, as we do
not have very much control over restrictive covenants.
 
Big picture questions, does this project align with the Black Forest Preservation Plan Policy
4.3, "Limit commercial activity withing the forested [...] planning units to those which
accommodate the needs of the local residents" and 4.5 "Discourage commercial uses if they
are incompatible with existing or planned residential development"?
 
It is of my opinion that the development aligns to a certain degree. It is within the commercial nodes
and the business does employ residents of Black Forest. The location will also be able to sell the
products that the business creates to the citizens of Black Forest, at a discounted rate, from this site.
The proposed use does not seem very intensive in terms of traffic, visual aspects, noise, or lighting.
This question is really more for the Board to consider and vote on rather than the Planners opinion.
However, it is of my opinion that this use is not overly intense for the area.
 
Next as it pertains to screening.  I have read through everything and am just trying to sort
things out.  First, I understand the opaque wall issue not fitting in with the nature of the land.  I
get it.  (Some may say that a commercial building of this size is not fitting in with the nature
of the land either...and by the looks of EDARP this afternoon, that some may be many.)
 
PCD recommended that the applicant not screen the property. Yes, many people in black forest are
upset with this project, and that is typical of commercial projects within BF.
 
The main issues I have with trees as screening are two fold and I am not sure of the right
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solution.  My first issue is that new trees take a long time to mature an fill out. 
 
The applicant has already brought in many full grown trees from his forested BF property. I
would recommend getting more answers straight from the horse’s mouth during tomorrows
hearing.
 
In the meantime, they provide little screening.  Just take a look at that area of Black Forest
post fire.  Trees take time and in the meantime, neighbors have to live with the view.  Second,
trees like the proposed Ponderosa pines may be great for screening up high, but do very little
for screening down low.  I say this as a resident of the Woodmoor area of northern El Paso
County.  I must have 50 Ponderosas as do my neighbors and I can clearly see their homes and
beyond. (In fact, the Firewise people tell us to keep the lowest branches 6 - 10' off the ground
surface and maintain 18' gaps between the canopies/crowns.  This way a grass fire doesn't
ignite the low hanging branches and there is some hope that the fire doesn't spread tree to tree. 
Therefore, if done properly, there would be no screening down low like a fence would.  In the
end, our code says 6' high fences between non-residential and residential for some reason. 
Why not just get rid of the requirement and say trees are all you need in every area of the
county? 
 
With the size and diversity of the County, I’m not sure that removing screening from all areas of the
County is the best approach. Black forest is a unique, rustic area that is heavily forested and mostly
residential. I believe the applicant is doing everything within reason to blend in. Also, with the
constructions techniques implemented, these building look better than typical commercial
structures.
 
Again I am not sure what the 100% right answer is  At first I was going to say from the
applicant's letter it seems like the 8' high locust shrubs that are along the northern boundary
may be a better solution than pines at least along the sightlines of the neighbors' residences
and the applicant's buildings and parking lot. However, thinking it through, the 8' high shrubs
wouldn't screen the top of this building which may be more intrusive.  I guess I am stuck for
the right answer other than an opaque fence and tall pines, but then that leads me back to the
first issue of why they want trees instead of a fence.
 
Theses are questions that are for the board to consider based upon review criteria. The applicant
does have some very good renderings that will show the lay of that land and the landscaping to be
implemented. Hopefully those renderings will help in making a recommendation towards approval
or denial.

 
Rad Dickson
Planner
El Paso County Planning & Community Development Department
2880 International Circle, Suite 110
Main Office: 719-520-6300
Direct Line: 719-520-6447

Click Here to review all El Paso County projects (EDARP).
Click Here to review the El Paso County Land Development Code 
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Covid-19 Update: Due to concerns regarding the Covid-19 virus we are limiting our face-to-face
public interactions. In person services are available by appointment only on Tuesday and Thursday
from 7:30 to 3:30.
PERSONAL WORK SCHEDULE
Monday - Thursday, 7:00 am to 5:30 pm
DEPARTMENT HOURS 
Monday - Friday, 7:30 am to 4:30 pm
 
 
 
 

From: Eric Moraes <emoraes@yahoo.com> 
Sent: Wednesday, December 16, 2020 1:35 PM
To: Rad Dickson <RadDickson@elpasoco.com>
Cc: Brian Risley <brian@crparchitects.com>
Subject: PC 12/17/2020 Meeting CC-20-001 Questions
 
CAUTION: This email originated from outside the El Paso County technology network. Do not click links
or open attachments unless you recognize the sender and know the content is safe. Please call IT
Customer Support at 520-6355 if you are unsure of the integrity of this message.

Rad -

Sorry I am getting these in last minute; work has been crazy busy.
 
Going through the package, I noticed the applicant's intent to put a restrictive covenant in
place.  Two questions.  First, how legally binding and lasting is it?  I.e., 100 years from now
can a future owner get out of it somehow?  Second, Is this something the County can
"demand" a owner put in place as a condition of approval?
 
Big picture questions, does this project align with the Black Forest Preservation Plan Policy
4.3, "Limit commercial activity withing the forested [...] planning units to those which
accommodate the needs of the local residents" and 4.5 "Discourage commercial uses if they
are incompatible with existing or planned residential development"?
 
Next as it pertains to screening.  I have read through everything and am just trying to sort
things out.  First, I understand the opaque wall issue not fitting in with the nature of the land.  I
get it.  (Some may say that a commercial building of this size is not fitting in with the nature
of the land either...and by the looks of EDARP this afternoon, that some may be many.)
 
The main issues I have with trees as screening are two fold and I am not sure of the right
solution.  My first issue is that new trees take a long time to mature an fill out.  In the
meantime, they provide little screening.  Just take a look at that area of Black Forest post fire. 
Trees take time and in the meantime, neighbors have to live with the view.  Second, trees like
the proposed Ponderosa pines may be great for screening up high, but do very little for
screening down low.  I say this as a resident of the Woodmoor area of northern El Paso
County.  I must have 50 Ponderosas as do my neighbors and I can clearly see their homes and
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beyond. (In fact, the Firewise people tell us to keep the lowest branches 6 - 10' off the ground
surface and maintain 18' gaps between the canopies/crowns.  This way a grass fire doesn't
ignite the low hanging branches and there is some hope that the fire doesn't spread tree to tree. 
Therefore, if done properly, there would be no screening down low like a fence would.  In the
end, our code says 6' high fences between non-residential and residential for some reason. 
Why not just get rid of the requirement and say trees are all you need in every area of the
county?  Again I am not sure what the 100% right answer is  At first I was going to say from
the applicant's letter it seems like the 8' high locust shrubs that are along the northern
boundary may be a better solution than pines at least along the sightlines of the neighbors'
residences and the applicant's buildings and parking lot.  However, thinking it through, the 8'
high shrubs wouldn't screen the top of this building which may be more intrusive.  I guess I
am stuck for the right answer other than an opaque fence and tall pines, but then that leads me
back to the first issue of why they want trees instead of a fence.
 
Ok, that's it for now.
 
I'll hopefully see you virtually online tomorrow.
 
Respectfully -
 
Eric
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Planning Commission Meeting 
Thursday, December 17, 2020 
El Paso County Planning and Community Development Department  

200 S. Cascade Ave – Centennial Hall Hearing Room 
Colorado Springs, Colorado  
 
REGULAR HEARING 

1:00 p.m.  
 
PRESENT AND VOTING: BRIAN RISLEY, TOM BAILEY, SARAH BRITTAIN JACK, TIM 
TROWBRIDGE, BECKY FULLER, JAY CARLSON AND JOAN LUCIA-TREESE 

 
PRESENT VIA ELECTRONIC MEANS AND VOTING: GRACE BLEA-NUNEZ, THOMAS 
GREER, AND ERIC MORAES 
 

PRESENT AND NOT VOTING:  NONE 
 
ABSENT: NONE 
 

STAFF PRESENT:  CRAIG DOSSEY, NINA RUIZ, RYAN HOWSER, LINDSAY 
DARDEN, RAD DICKSON (VIA REMOTE ACCESS), GILBERT LAFORCE, JACK 
PATTON (VIA REMOTE ACCESS), ELIZABETH NIJKAMP (VIA REMOTE ACCESS), 
AND EL PASO COUNTY ATTORNEY LORI SEAGO (VIA REMOTE ACCESS) 

 
OTHERS SPEAKING AT THE HEARING:   SARAH FREER, MIKE HARRIS, CASEY 
LOHRMEYER, TOM DAVIS, ROB HADDOCK, TERRY STOKKA, JAKE SKIFSTAD, 
GREG BELWINE, JUDY VON AHLEFELDT, M. JANE SHIRLEY, JEFF BROCK, 

JEFFREY ZINK, KATHARINE ZINK, MARIA WILSON, NIKKI UPCHURCH, TRIPP 
FALL, GALE GOODMAN FLOYD,  
 
Report Items  

 
1. A. Report Items -- Planning and Community Development Department –       

Mr. Dossey -- The following information was discussed:   
 

PLANNING AND COMMUNITY DEVELOPMENT DEPARTMENT 

CRAIG DOSSEY, EXECUTIVE DIRECTOR 
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a) The next scheduled Planning Commission meeting is for Thursday, 
January 7, 2021 at 1:00 p.m.   

 

b) Mr. Dossey gave an update of the Planning Commission agenda 
items and action taken by the Board of County Commissioners since 
the last Planning Commission meeting.  

 

c) Mr. Dossey gave a brief presentation of the EPC Engage industry-
focused work session series that the PCD department will be 
implementing in 2021, with cooperation from other County 
departments. Learn more at https://bit.ly.EPCengage.com  

 
B.       Public Input on Items Not Listed on the Agenda - NONE 

 
2. Pulled Consent Items to Regular  

A. Approval of the Minutes – December 3, 2020 
The minutes were unanimously approved as presented. (10-0)  

 
B. SF-20-003         RUIZ 

FINAL PLAT 
WINSOME FILING NO. 1 

 
A request by Winsome, LLC, for approval of a final plat to create 47 single-

family residential lots. The 164.4 acre property is zoned RR-2.5 (Residential 
Rural) and is located at the northwest corner of the Hodgen Road and Meridian 
Road intersection  and within Sections 13, 19, and 24, Township 11 South, 
Range 65 West of the 6th P.M. (Parcel No.51000-00-496) (Commissioner 

District No. 1) 
 
Mr. Trowbridge – I’d like more information on the waiver and the Hodgen 
Road access as well as the requested deviation.  Mr. LaForce – The deviation 

request includes a mailbox kiosk, and our criteria noted that type 3 boxes must 
be located within a ROW and pull-off area.  They have submitted that it doesn’t 
have to be inside of a ROW but it will be inside a tract.  People will be able to 
park and get out to get their mail safely.  The parking is for the trailhead within 

their development.  As far as the turn lane off Hodgen, the TIS shows the 
majority of traffic will go Winsome Way first, so a middle left-turn lane will be 
required.  Site distance does meet the requirements.   
 

PC ACTION:  TROWBRIDGE MOVED/LUCIA-TREESE SECONDED FOR 
APPROVAL OF CONSENT ITEM NUMBER 2B, SF-20-003, FOR A FINAL 
PLAT FOR WINSOME FILING NO. 1, UTILIZING RESOLUTION PAGE NO. 

19, CITING 20-060 WITH TWELVE (12) CONDITIONS AND TWO (2) 
NOTATIONS, WITH A FINDING OF WATER SUFFICIENCY FOR WATER 
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QUALITY, QUANTITY, AND DEPENDABILITY, AND THAT THIS ITEM BE 
FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR 
THEIR CONSIDERATION. THE MOTION WAS APPROVED 

UNANIMOUSLY (10-0). 
 

C. CS-20-003               DARDEN     
MAP AMENDMENT (REZONE) 

HIGHWAY 94 AND CURTIS ROAD 
 

A request by Land View, LLC, for approval of a map amendment (rezoning) of 
35.11 acres of a larger 99.97 acre parcel from RR-5 (Residential Rural) to CS 

(Commercial Service). The property is located at the southeast corner of the 
Highway 94 and Curtis Road intersection and within Section 15, Township 4 
South, Range 64 West of the 6th P.M. (Parcel No. 44150-00-021) 
(Commissioner District No. 4) 
 

PC ACTION:  BAILEY MOVED/BRITTAIN JACK SECONDED APPROVAL 
OF CONSENT ITEM 2C, CS-20-003, FOR A MAP AMENDMENT 

(REZONE) FOR HIGHWAY 94 AND CURTIS ROAD UTILIZING 
RESOLUTION PAGE NO. 27, CITING 20-061, WITH THREE (3) 
CONDITIONS, AND TWO (2) NOTATIONS, AND THAT THIS ITEM BE 
FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR 

THEIR CONSIDERATION. THE MOTION WAS APPROVED 
UNANIMOUSLY (10-0). 

 
Regular Items  

3. AL-19-006         HOWSER 
SPECIAL USE 

1425 BURNHAM ST. WORKZONE SPECIAL USE 
 

A request by Work Zone Traffic Control, Inc., for approval of a special use for a 
contractor’s equipment yard. The 0.53-acre property is zoned CS (Commercial 
Service) and is located at the southeast corner of Welton Drive and Burnham Street, 
approximately 500 feet north of the intersection of South Academy Boulevard and 

Interstate 25 and within Section 10, Township 15 South, Range 66 West of the 6th 
P.M. (Parcel Nos. 65102-14-001 and 65102-14-018) (Commissioner District No. 4) 

 
Mr. Howser gave a brief overview of the project and asked Ms. Seago to go over the 

review criteria for a special use.  He then asked the applicants’ representative, 
Ms. Sarah Freer, to give their presentation.   
 
Mr. Trowbridge – I see where the first complaint was filed two years ago.  Ms. Freer 

– There was a lot of confusion and a misunderstanding that they were trying to build 
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something on the property.  They really did attempt to work through this themselves.  
When they knew there was a hearing, they brought me into the process. 
 

Mr. Risley – As far as site circulation and traffic flow, Welton does not continue to 
the west, is that correct?  Typically, is traffic going to the south?  The County staff 
may address this as well.  Mr. Mike Harris – Most of the traffic exits towards I-25, 
Welton dead ends to the west but we take Hartford to I-25 South.  We don’t tie up 

any intersections.  We don’t park on Welton, we leave that area specifically for the 
residents.    
 
Mr. Howser then gave his full presentation and answered questions from the 

Planning Commission. 
 
Mr. Trowbridge – One letter of opposition talks about the traffic going through the 
neighborhood.  Could you point out her property?  Mr. Howser – She (person in 

opposition) is north of the location.  It is not anticipated that there will be any additiona 
impacts.   Mr. Trowbridge – I don’t see a direct access either.  
 
Mr. Carlson – The complainantent mentions trucks parked on Welton.  Mr. Harris – 

The lady that complained was assuming that we were going to do some kind of 
construction and tear up her neighborhood.  We explained to her that it wasn’t the 
case.  The trucks that she mentioned are on Hartford.  Over the road truckers often 
park in the areas she mentions, but they are not our vehicles.   

 
Mr. Carlson – The screening that is required is specifically in what location?  What 
good is a fence if your building is located up gradient of that fence area?  Mr. Harris 
– It is required on the side of our building adjacent to South Academy.  The banners 

cover our chain link fence, but it will be a 6 ft wooden fence.  The fence would shield 
the cones.  Honestly, I think they will feel better that it’s an actual fence.  It’s not ugly 
currently, but we will build at the grade where the building is and not at street grade.   
 

Ms. Fuller – We had an applicant here a couple of weeks ago that did not comply 
with what they were supposed to do.  Is the applicant ready and willing to comply to 
the requirements put forth today?  Mr. Harris – Yes, we are very willing to comply.  
Ms. Casey Lohrmeyer – WE have been very confused. The issue came about from 

the violation we received.  From that point, you go to the website [EDARP] with zero 
instructions.  There’s no link to the applications on the website.  Then you go to their 
site and try to locate the applications.  I basically just had to figure it out.  Due to staff 
turnover we went through several different planners. Then they were wanting 

elevations, and we weren’t’ building anything.  Finally, we were told we needed a 
special use and we are where we are now.  I struggled, and I’m computer savvy.  It 
was not an easy process. 
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Mr. Bailey – I agree staff needs to work with the applicants to identify and address 
problems in the process.  I’d like to address the fencing condition specifically. It says 
to install the fence along Welton Drive to screen the use from residential properties.  

Has it been articulated clearly to the applicants that this condition is what is required 
or is there something more?  Mr.  Howser – As the applicant indicated, this has 
changed hands several times.  I can’t speak to anyone who worked on this in the 
past, but I will make my best effort to communicate those requirements.  It seems like 

the applicant thought a fence was required along two sides and not just on one side.  
Mr. Dossey – I understand this project has changed hands a few times with the 
turnover of staff, but at any point if they feel confused or uninformed, they can contact 
me.  Some conditions are trickier than others, but these are pretty straight forward.  

When we write conditions, we try to impose the least restrictive things possible.  
Certainly, if you feel like an additional side needs to be screened, then you can add 
or revise that condition. 
 

Mr. Carlson – There is fencing up high on the east side, and to the right is a retaining 
wall.  Right now, it is written that the fence will be improved.  Mr. Howser – The 
condition is written to require a fence on the north.   
 

Mr. Trowbridge – The applicant said they store old barrels; is that what they are 
trying to screen?  If they don’t store the barrels there, is a fence still required?  Mr. 
Harris – You can see some yellow material, some barrels.  We could move that 
material. 

 
Mr. Trowbridge – If the applicants move that material, do they still need a fence?  
Mr. Howser – In order to provide 100% screening as required by the Code,, the fence 
guarantees that screening.   

 
Mr. Bailey – Does it have to be a solid wood fence?  Mr. Dossey – It does cost more, 
but it’s more of a long-term solution.  Slats in a chain link fence end up blowing away, 
and then it becomes a code enforcement issue down the road.  They can do any type 

of solid fence- wooden, concrete, or other similar solid fence.  Mr. Bailey – I think it’s 
a good faith effort to have the fence and be a good neighbor to those few neighbors 
who might see some of the material.   

 

IN FAVOR:  NONE 
 
IN OPPOSITION:  NONE 
 

DISCUSSION: NONE 
 
PC ACTION:  FULLER MOVED/LUCIA-TREESE SECONDED FOR APPROVAL 
REGULAR ITEM NUMBER 3, AL-19-006, FOR A SPECIAL USE FOR 1425 

BURNHAM ST. WORKZONE, UTILIZING RESOLUTION PAGE NO. 39, CITING 
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20-062, WITH THREE (3) CONDITIONS, THREE (3) NOTATIONS, AND THAT 
THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS 
FOR THEIR CONSIDERATION. THE MOTION WAS APPROVED (10-0) 

 
4. CC-20-001         DICKSON 

MAP AMENDMENT (REZONE) 
HADDOCK METAL ROOF 

 
A request by Black Forest, LLC, for approval of a map amendment (rezoning) from 
A-5 (Agricultural) to CC (Commercial Community). The 4.77 acre property is located 
on the west side of Black Forest Road, approximately 980 feet north of Shoup Road 

and within Section 7, Township 12 South, Range 65 West of the 6th P.M. (Parcel No. 
52070-00-004) (Commissioner District No. 1) 
 
Mr. Dickson gave a brief overview of the project and asked Ms. Seago to go over 

the review criteria for a map amendment (rezone).  He then asked the applicant and  
representative, Mr. Tom Davis and Mr. Rob Haddock, to give their presentation.   
 
Mr. Trowbridge – What did you hear from neighbors at the community outreach 

meeting and what accommodations you’ve made relative to that meeting?  Mr. 
Haddock -- It was mostly attended by adjacent property owners that were noticed.  
There were 23 people who attended.  They voiced various concerns and we feel like 
we answered all their questions.  The only request was that we should deconstruct 

the barn that we are building.  We are well aware that this has been a very aggressive 
opposition movement.  We are prepared to address all the concerns voiced by the 
opposition.   
 

Mr. Carlson – Were the complaints mostly that they don’t want commercial use 
there?  Mr. Haddock – All the above and much more.  There was mention of 
depleting the aquifer, and many other things, but I think they just don’t want us there.   
 

Mr. Dickson then gave his full presentation and answered questions from the 
Planning Commission. 

 
IN FAVOR:   

Mr. Terry Stokka – Black Forest Land Use Committee – (provided handout)  We look 
at conformance with the preservation plan and impact.  The Plan advocates for 
centralized commercial activity.  The impact of this building will be minimal.  There 
will only be 8-10 people working at any given time.  We look at traffic, lighting, noise, 

and if there is appropriate screening.  The buildings have natural earth tones and 
materials and will blend in nicely.  This has met the criteria of conformance of the 
preservation plan, and has minimal impact, and we recommend you approve this 
rezone. 
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Ms. Fuller – Is the Black Forest Land Use Committee a volunteer committee or 
elected committee?  How many people of the committee participated or were active 
in your review? Mr. Stokka – We are a volunteer committee and we consider 

ourselves guardians of the preservation plan and of the land.  We have 20-25 
members.  I send out pictures and information to them and they give me feedback.  
We look at “Is it more than just I don’t like it, or do they have valid concerns?” We 
measure it against the plan and also the Land Development Code.  I received 

responses from at least half of the members in order to present these findings.   
 
Mr. Greg Belwine – I am in favor of this project.  I believe they have met all zoning 
regulations for this project.  This will provide area residents with a good service.  

Commercial property needs to develop according to the Black Forest Preservation 
Plan and this meets the requirements.  It will support at least 6 families in the area.  
They are a strength and asset to the community.  We have lived there for 7 years.  
Mr. Haddock grew up in this community and he would never do anything that would 

be a detriment to us.  I can attest to his generosity to our community as well.  I fully 
support this request.  
 
Mr. Jake Skifstad – I am a resident of Black Forest.  I am thankful to someone going 

above and beyond to what was there before visually.  This is so superior to what was 
there.   They is a nice looking barn with mature trees.  Rob Haddock and his family 
are of high integrity and moral character.  He has been called a liar among other 
things.  This is not true.   I am thankful they want to bring this to our community.  I’m 

in great support of their application. 
 

Ms. Judy Von Ahlefeldt – I am in favor of this proposal.  I agree with Mr. Stokka.  It 
is basically a request for a rezone and is in conformance with the Black Forest 

Preservation Plan.  (Slides shown)  This will not set a precedent and will not ruin the 
community.  However, I think it’s unfortunate that there was nothing on EDARP until 
September.  All the commotion started because people did not have access to the 
information.  Had they been given the correct information; they might have come 

better informed and not opposed as strongly as they did. 
 
Ms. Nikki Upchurch – (from emailed statement) My property shares the east 
boundary with the land we are discussing today.   I was informed by people at the 

gate of the Black Forest Farmer's Market about the commercial project on this land 
that had been dormant since the Black Forest fire in 2013. They had a table set up 
to sign a petition and there were many others there who, like me, wanted to find out 
about it. To say the least, I was alarmed and concerned by what I was told.  

I had recently purchased my land with plans to build a modest home near peaceful 
neighbors I had met and liked... and still do like. I was told the following about this 
commercial project: 
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• The person who purchased the land was a wealthy developer from out of 
state who didn't care about the community of Black Forest and that he would run 
possibly 3 businesses from the property.  

• There would be 2 buildings on the property to run businesses from: one 
would be for metal building distribution and possibly manufacturing. The other 
building would be used for the development of technological security devices for ID 
recognition like retinal scans and hand printing (biometric authentication). I was 

given a name of a website (I did not write down and do not recall any longer) When 
I looked it up, the technology was affiliated with criminal justice and involved similar 
devices as the FBI uses.  

• I was told there would be much traffic coming in and out of the property such 

as trucks transporting the metal buildings for distribution. The security technology 
employees would be on the premises in the office building for their full-time jobs.  

• This commercial development could cause much disruption in the community 
and decrease land value.   

 
I was a bit panicked by this and seriously considered selling my land since it was 
directly connected to the west boundary of this proposed commercial property.  

Since that time, I have investigated this development plan further and realize it to 

be very different from the information shared with me back in the summer. I have 
learned that the owner and his family have, in fact been residents of Black 
Forest for almost 50 years and have a family-owned small business-- not a 
disconnected out of state developer. I have seen first-hand how tastefully the owner 

is improving this property. I now realize there will be no manufacturing or 
distribution of metal buildings or anything else, nor will there be any mysterious 
security device development for biometric authentication. I am relieved to know that 
traffic will actually be minimal, and the project is within Black Forest Preservation 

Guidelines.  As far as the concern of this development causing disruption and 
decrease in land value, I even expect it to increase the value of my lot. The 
covenant that will follow the land in potential future sales will protect this lot from 
becoming something of the nature I (and many others) were originally informed it 

would be. I fully support what Mr. Haddock is proposing and believe he will be a 
good neighbor.  

 
IN OPPOSITION:  

Mr. Jeff Brock – I live across the road from this property.  My property was the 
highest price property to close in 2020.  I have followed this on every website devoted 
to this project.  I have not heard anyone call Mr. Haddock a liar.  There are 47 non-
duplicated opposition letters and 517 non-duplicated petition signatures.  There were 

only 3 letters supporting it.  Planning seems to think it meets all the criteria, that is 
not accurate.  The CC zone district, according to LDC Section 3.2.5, is intended to 
accommodate retail sales establishments that serves the adjoining and contiguous 
neighborhood.  His business will not serve the community with his wholesale 

business.   His driveway creates a cross-intersection at an already dangerous area.  
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Accidents will increase due to this intersection.  Mr. Haddock downplays the 12,000 
square foot building.  It’s 2.5 times larger than my home.  These buildings will 
absolutely not blend in with the area.  Due to the drought, we are drinking heavily 

sedimented water.  We don’t need more people using that water.  The value of my 
home will decrease.  I’m against this rezone. 
 
Ms. Gayle Goodman Floyd – Since the barn is already built, what will it be used for 

since he mentioned it will be used for meetings.  Will traffic increase because of this 
commercial use?  Does it set a precedent for other zoning changes that would not be 
welcomed?  This is not contributing to the Black Forest Community like we would like 
it to.  I was not notified as a neighbor.  This serves one person and not the community.  

 
In Summary: (sent by email)   
What is the barn used for, if the development use is simply used for “meetings” 
what is the barn for? 

 
Worry about any precedent being set for future businesses wishing to develop 
Black Forest properties. 
 

What tax implications will follow for Black Forest residents? 
 
The business is single server, not providing any service to the community. 
 

This is a special community, not a place for office space or wholesale production.  
 
Once this happens it cannot be undone.  It only opens the door to future problems. 
 

Ms. M. Jane Shirley – (submitted petitions, letters of opposition.  All part of 
permanent record).  There are 517 signatures opposing this project. Mr. Haddock 
company does business with 39 states and 29 foreign companies.  This is over 
12,000 square feet of space.   Construction started prior to permitting.  The well permit 

has several restrictions.  There are no covenants, minutes, hearing notices that we 
can locate.  This impacts all the surrounding neighbors.   
 
Email statement:  I would like to go on record because I strongly object to the 

rezoning of this parcel.  If rezoning is approved a precedent will be set for any large 
corporation to follow suit.   This project does NOT belong in the heart and historical 
district of Black Forest.  It has already had a negative impact on the adjacent RR-5 
zoned residents as well as the visitors who come to this area of the Forest for rest 

and relaxation.  When major activities are held at the Community Center, cars are 
parked along both sides of Black Forest Road in addition to filling the parking lot.  
All of us in the Forest look forward to community events. 
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While compiling the Forest's opposition to this rezoning, four 'unusual' things 
occurred.  One may or may not have been related to this project.  It occurred during 
the time I was assisting with gathering petition signatures.  At the Farmer's Market 

in late July, a gentleman in a three-piece suit with a loud abusive voice tried to 
intimidate me and another woman into ceasing our legal collection of signatures on 
the petition against rezoning.  He did not visit the Market.  Af ter the tirade he got in 
his car and left.  The following morning, I received a phone call.  The man 

repeatedly asked what my plans were for the rest day.  The voice was quite 
suggestive.  Coincidence or not?  On four different occasions, four different men at 
four different times made the statement: "Well, It's (the project) is better than a Kum 
& Go,"  I found that to be highly unusual. 

 
On three different occasions, three different people at three different times made 
this statement:  "Black Forest is going to become part of Colorado Springs in the 
very near future anyway.  What's the big deal?"  Again...this seemed odd.  

Residents in the Forest DO NOT want to be part of the large metropolis of Colorado 
Springs.  We moved here to get away from that lifestyle.  (I do possess emails with 
these two statements.)  Number four are emails I received from Mr. Stokka and 
then Mr. Haddock.  A copy of both emails is attached.  I frankly do not appreciate 

the biblical references made to me by Mr. Haddock. 
 
Mr. Haddock owns a nice home on Table Butte Road in northern Black Forest.  He 
also owns 69.5 acres at 8750 Walker Road.  This acreage appears to be grassland.   

I could see no structures from the road.  WHY, why couldn't the S-5! corporate 
offices be built there?  Thank you for your time and consideration.  Parcel # 
5207000004 should not be rezoned to Community Commercial. 
 

Ms. Maria Wilson – I live next door.  The CC zoning does not accommodate retail 
sales.  This is a corporate office building.  The one that comes after is what worries 
me.  This will set a precedent.  I implore you to consider the repercussions.    This is 
spot zoning.  The Historical Society has indicated that this will negatively impact the 

area.  It will reduce the value of my home.  This project will cause extensive impact 
to the enjoyment of my property.  There are over 500 opposing this project.  It’s 
beyond obvious that this is not acceptable.  The biggest fear is the precedent that it 
will set.  We don’t want corporate office buildings.  We moved here to be away from 

that.   
 
Mr. Jeffrey Zink – My property is across from Black Forest Road.  We have been 
here for 20 years.  We lost our house and all our trees and took 3 ½ years to rebuild.  

To get a commercial building across the street is insult to injury.  Please consider the 
emotional impact that it has on us and our surrounding community.   
 
The applicant had an opportunity for rebuttal.  Mr. Haddock – There have been many 

things posted on EDARP for this project.  The opposition has been extremely 
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aggressive.  Terry Stokka sent out information through the Black Forest Land Use 
Committee.  The historical site comment is completely undocumented.  The 
opposition was very well organized.  However, there were misstatements, and those 

signatures were solicited with their side and no chance for rebuttal.  There are 6500 
households, so it’s a very small number in opposition.  Only 29% were affirmed Black 
Forest residents.  Others were in Calhan and even out of state.  The purpose and 
spirit of the rezone is total transparency.  Opposition used social media to post 

statements.   
 
Mr. Tripp Fall – (from email correspondence) 
 

Re-addressing my concerns for the record: 
1. It does not serve the community  
2. Efforts were made to notify the entire community, not just the immediate 
neighbors. 

3. Are the petitions and letters being properly weighed in the decision? Are they 
valid? 
4. We, as a community, do not want the precedent set that would allow more 
businesses that would not serve the community.  

 
DISCUSSION: 
Mr. Trowbridge -- When I first reviewed this, it seemed like the entrance might not 
be ¼ mile away, and then I looked and saw it was a commercial use there before.  I 

find it ironic that they oppose because it claims retail, but I think a true retail space 
would bring so much more traffic than what this is proposing.  If you look at the zoning, 
he could have many more uses in the A-5 zone district.  He could have a group home, 
or a contractor’s equipment yard, or an inert materials disposal site.  Barns are also 

permitted as a principal structure in A-5.  I think he’s done a lot to help the Forest with 
the effort of replanting trees and reshaping the land.  The structure itself does not 
look much different than a high-end home.  I will be supporting this.   
 

Ms. Lucia-Treese – The presentation was done well.  You are doing above and 
beyond what the Code requires, and the structure does look like a high-end modern 
home and the use is compatible in the CC zone district.  I am in support.   
 

Mr. Moraes – for the Attorney – The applicant says he will put a covenant in place 
requiring that the character of the building will not change in the future.  How hard will 
that be for a future owner to change that covenant?  Ms. Seago – Because the 
County cannot enforce covenants, I’m not sure how it could be removed in the future.  

The document that imposes the restriction will be specified in how it is worded and 
its intent.   
 
Mr. Moraes – In the future, if the business is repurposed into another use that is 

allowed in the CC zoning district, like a retail nursery, a store, or a business events 
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center, which are all alled in CC that requires larger parking and lighting for later 
evening business, can that be modified?  My biggest concerns are for the future. If 
the property gets sold and used as an events center, there would be more traffic, 

more parking, etc.   Mr. Dickson – A site development plan would be required for 
any change in use to address the proposed/future use(s).  We look at the highest and 
best use of the property.  Mr. Moraes – Right now there are 22 spots allocated to this 
project because of the proposed use.  However, the use may intensify like a business 

event center or medical clinic, 22 spots is too few or there might be business hours 
later than the applicant proposes.  Therefore, my concerns are not for this application.  
I am more concerned about the future.  Once rezoned CC, all those uses that are 
allowed in LDC Table 5-1 are allowed.  I want to look ahead to what a rezoning will 

do to that area.   Mr. Dossey – When we look at commercial uses and the site-
specific improvements that are required, we do it based on the proposed use and 
layout of the site.  If the use changes, the new use must accommodate for the parking, 
lighting etc. that is relative to the Land Development Code.  This is not a special use, 

so I think the applicant is prepared to do covenants vs. conditions of approval.  
However, the County does not enforce either.  If a future owner comes in, we would 
look at the Land Use Table to see if it is allowed in CC zoning.  We try to write staff 
the staff report not to the use at hand but look at every use that could be in a 

requesting zoning district.  So that’s the important thing to consider, the Planning 
Commission should be concerned about not only the use presented but also be 
concerned about the future, now.  Those are the uses effectively being requested.  
While we are considering the applicants’ intent today, the intent tends to change, Mr. 

Moraes - That is my concern, while it is A-5 today, a change to CC may present in 
the future all the issues that come with it like traffic and lighting and hours of 
operation.  Mr. Dossey – Quite honestly, some uses allowed in CC by the LDC will 
never happen on this piece of land as the land is too valuable.    

Ms. Brittain Jack – There are three uses that he could use according to the Land 
Use Chart.  I would assume that the impacts were taken into consideration with 
regard to the impacts such as traffic when those allowed uses were tabled as they 
are.  Is that right?   Mr. Dossey – That is correct.  It’s an extensive look at all the 

impacts.  We look at traffic impacts, hours of operation, etc. 
 
Mr. Bailey – I believe that the staff report highlights that the CC zoning district is the 
least impactful zoning districts that the applicant could have requested.  The Black 

Forest Plan at least recognizes the potential for commercial nodes, and the applicant 
bought land  in a commercial node and chose something that wasn’t going to impact 
the neighbors in a negative way.  Mr. Dossey – The CS zone district is more service 
oriented and will have more traffic; CR will be the big box retail.  So yes, CC is 

definitely the appropriate, least impactful zone for the intended use.   
 
Ms. Fuller – I echo what Commissioner Trowbridge was saying.  This is in a pocket 
where commercial uses can go.  For those testifying, we realize that land use, 

particularly commercial going into a neighborhood is very emotional.  When you come 
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into a hearing, it’s not helpful to talk about personalities or how honest someone is or 
is not.  I would encourage going forward that those things are not brought up for either 
side.  I will be in support of this, and I can appreciate the neighbors and the effort 

they put in, but the opposition didn’t change my view.  When you come to a hearing 
with over 500 signatures, it gets our attention.   
 
Mr. Moraes – I am not against this project itself; I think it would be better suited as a 

variance of use vs. a rezone.   
 
Mr. Risley – We are really bound to looking at the review criteria and making a case 
based purely on that.  The only bullet point that can be called into question is “does 

the proposed land use compatible with the surrounding land and zones.”  My opinion 
is that the applicant did a good job at being sensitive to the context and surrounding 
area and mitigated any impacts that it could have had to the surrounding area.   
 

Mr. Carlson – With regard to blending in with adjacent properties, it means 
something that it falls within that commercial development node that was designated 
as such.  I’m in support of this.   
 

PC ACTION:  BRITTAIN JACK MOVED/LUCIA-TREESE SECONDED FOR 
APPROVAL REGULAR ITEM NUMBER 4, CC-20-001, FOR A MAP 
AMENDMENT (REZONE) FOR HADDOCK METAL ROOF, UTILIZING 
RESOLUTION PAGE NO. 27, CITING 20-063, WITH TWO (2) CONDITIONS, 

THREE (3) NOTATIONS, AND ONE (1) WAIVER, AND THAT THIS ITEM BE 
FORWARDED TO THE BOARD OF COUNTY COMMISSIONERS FOR THEIR 
CONSIDERATION. THE MOTION WAS APPROVED (9-1).  MORAES WAS A 
NAY VOTE.  

 
Mr. Moraes – I was opposed due to future possible uses versus what was 
proposed. I would rather see a variance in A-5 instead of the rezone to CC 

 

5. El Paso County Master Plan – Information Update – No Action Needed – No 
update was given at today’s hearing.  

 
NOTE:  For information regarding the Agenda item the Planning Commission is considering, 

call the Planning and Community Development Department for information (719-520-6300). 
Visit our Web site at www.elpasoco.com to view the agenda and other information about El 
Paso County.  Results of the action taken by the Planning Commission will be published 
following the meeting. (The name to the right of the title indicates the Project Manager/ 

Planner processing the request.) If the meeting goes beyond noon, the Planning 
Commission may take a lunch break. 
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MAP AMENDMENT (REZONING)   (RECOMMEND APPROVAL) 
 
 

Commissioner Brittain Jack moved that the following Resolution be adopted:   
 
 

BEFORE THE PLANNING COMMISSION 

 
OF THE COUNTY OF EL PASO 

 
STATE OF COLORADO 

 
RESOLUTION NO. CC-20-001 

Haddock Metal Roof       
 

 
WHEREAS, Black Forest, 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 A-5 (Agricultural) zoning 
district to the CC (Commercial Community) zoning district; and  
 
WHEREAS, a public hearing was held by this Commission on December 17, 2020; 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. Proper posting, publication and public notice was provided as required by law for the 
hearing before the Planning Commission.   

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

pertinent facts, matters, and issues were submitted and that all interested persons were 
heard at that hearing.   

 
4. 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.   

 
5. The proposed land use or zone district is compatible with existing and permitted land 

uses and zone districts in all directions.   
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6. 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 

 

7. The proposed land use does not permit the use of any area containing a commercial 
mineral deposit in a manner which would interfere with the present or future extraction 
of such deposit by an extractor.   

 

8. 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.   

 

NOW, THEREFORE, BE IT RESOLVED that the Planning Commission recommends that the 
petition of John and Linda Jennings for an amendment to the El Paso County Zoning Map to 
rezone property located in the unincorporated area of El Paso County from the A-5 
(Agricultural) zoning district to the CC (Commercial Community) zoning district be approved by 

the Board of County Commissioners:   
 

BE IT FURTHER RESOLVED that the Planning Commisison recommends the following 
conditions, notations, and waiver shall be placed upon this approval:   

 
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. 

 

2. Any future or subsequent development and/or use of the property shall be in 

accordance with the use, density, and dimensional standards of the CC (Commercial 

Community) zoning district and with the applicable sections of the Land Development 

Code and Engineering Criteria Manual. 

 

NOTATIONS 

1. Any new or change of use that will generate more traffic than the proposed use may be 

required to submit a traffic study to the County to determine if roadway improvements 

are necessary. 

 

2. 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 
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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. 

 

3. 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. 

 
Waiver(s)/Deviation(s):  A waiver has been requested for the screening requirements 

under Section 6.2.2.D.2.c, Opaque Fencing or Wall Required, of the Land Development 

Code. Instead of constructing a fence or wall, the applicant is proposing to replant the 

property with various native pines. The pines are intended to create a buffer between the 

proposed CC-zoned property and the adjacent residential uses. 

 

Section 6.2.2.D.2.c, Buffer Between Non-Residential, Multifamily Residential and Single-

Family/Duplex Uses, of the Code states: 

 

“Opaque Fencing or Wall Required. An opaque fence or wall with a minimum height of  6 

feet is required along the lot, parcel, or tract line except where the adjacent single-family 

or duplex residential zoning district or use abuts a required roadway landscaping area.” 

 

This Section requires a solid privacy fence along the perimeter of a commercially used 

parcel when adjacent to a residential parcel.  

 

The applicant intends to utilize approximately 29 percent of the overall 4.77 acre property, 

therefore, an opaque fence along the perimeter would be visually obtrusive given the 

distances shown on the submitted site development plan from the proposed commercial 

activity to the adjacent residential parcels. Additionally, none of the nearby properties, even 

those utilized for commercial purposes, have a solid privacy fence along the property line. 

Compliance with this criteria would cause the commercial use to stand out and not be 

aesthetically compatible with the surrounding developed properties, which is the intent of 

the landscaping provisions of the Code. 

 
 

AND BE IT FURTHER RESOLVED that this Resolution and the recommendations contained 
herein be forwarded to the Board of County Commissioners for its consideration.   
 
Commissioner Lucia-Treese seconded the adoption of the foregoing Resolution.  

 
The roll having been called, the vote was as follows:   
 

Commissioner Risley aye  

Commissioner Bailey aye  
Commissioner Trowbridge aye 
Commissioner Lucia-Treese aye  
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Commissioner Fuller aye  
Commissioner Brittain Jack aye 
Commissioner Blea-Nunez aye  

Commissioner Carlson aye  
Commissioner Greer aye 
Commissioner Moraes nay 
 

 
The Resolution was adopted by a vote of 9 to 1 by the El Paso County Planning Commission, 
State of Colorado.    
 

 
Dated:  December 17, 2020 
 

_________________________________ 

Brian Risley, Chair 
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EXHIBIT A 
 

Legal Description of Property 

N1/2 NE1/4 SE1/4 SE1/4 OF SECTION 7, TOWNSHIP 12, SOUTH RANGE 65 WEST OF 
THE 6th PRINCIPAL MERIDIAN, EL PASO COUNTY, COLORADO 
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RESOLUTION NO. 21- 
 

EL PASO COUNTY BOARD OF COUNTY COMMISSIONERS, STATE OF 

COLORADO 
 

APPROVAL OF THE HADDOCK METAL ROOF  MAP AMENDMENT 
(REZONING) (CC-20-001) 

 
WHEREAS Black Forest, LLC, did file an application with the El Paso County 
Planning and Community Development Department for an amendment to the El 
Paso County Zoning Map to rezone for property located within the 

unincorporated area of the County, more particularly described in Exhibit A, 
which is attached hereto and incorporated by reference from the A-5 
(Agricultural) zoning district to the CC (Commercial Community) zoning district; 
and  

 
WHEREAS, a public hearing was held by the El Paso County Planning 
Commission on December 17, 2020, upon which date the Planning Commission 
did by formal resolution recommend approval of the subject map amendment 

application; and 
 
WHEREAS, a public hearing was held by this Board on January 26, 2021; 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, comments by the El Paso County Planning Commission Members, and 
comments by the Board of County Commissioners during the hearing, this Board 
finds as follows:   

1. The application was properly submitted for consideration by the Board of 
County Commissioners.  
 

2. Proper posting, publication, and public notice were provided as required by 

law for the hearings before the Planning Commission and the Board of 
County Commissioners of El Paso County. 

 
3. The hearings before the Planning Commission and the Board of County 

Commissioners were extensive and complete, all pertinent facts, matters 
and issues were submitted and reviewed, and all interested persons were 
heard at those hearings. 

 

4. The proposed zoning is in compliance with the recommendations set forth in 
the Master Plan for the unincorporated area of the county. 
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5. The proposed land use will be compatible with existing and permitted land 
uses in the area. 

 

6. The proposed land use does not permit the use of any area containing a 
commercial mineral deposit in a manner, which would interfere with the 
present or future extraction of such deposit by an extractor. 

 

7. For the above-stated and other reasons, the proposed Amendment to 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. 

 
8. Changing conditions clearly require amendment to the Zoning Resolutions. 
 
NOW, THEREFORE, BE IT RESOLVED the El Paso County Board of County 

Commissioners hereby approves the petition of Black Forest, LLC, for Haddock 
Metal Roof, to amend the El Paso County Zoning Map  to rezone property 
located in the unincorporated area of El Paso County as described in Exhibit A, 
which is attached hereto and incorporated by reference, from the A-5 

(Agricultural) zoning district to the CC (Commercial Community) zoning district ; 
 
BE IT FURTHER RESOLVED the following conditions and notations shall be 
placed upon this approval: 

 
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. 

 

2. Any future or subsequent development and/or use of the property shall be 

in accordance with the use, density, and dimensional standards of the CC 

(Commercial Community) zoning district and with the applicable sections 

of the Land Development Code and Engineering Criteria Manual. 

 

NOTATIONS 

1. Any new or change of use that will generate more traffic than the 

proposed use may be required to submit a traffic study to the County to 

determine if roadway improvements are necessary. 

 

178



Resolution No. 21- 
Page 3 

2. 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. 

 

Waiver(s)/Deviation(s):  A waiver has been requested for the screening 

requirements under Section 6.2.2.D.2.c, Opaque Fencing or Wall Required, of 

the Land Development Code. Instead of constructing a fence or wall, the 

applicant is proposing to replant the property with various native pines. The 

pines are intended to create a buffer between the proposed CC-zoned 

property and the adjacent residential uses. 

 

Section 6.2.2.D.2.c, Buffer Between Non-Residential, Multifamily Residential 

and Single-Family/Duplex Uses, of the Code states: 

 

“Opaque Fencing or Wall Required. An opaque fence or wall with a 

minimum height of 6 feet is required along the lot, parcel, or tract line 

except where the adjacent single-family or duplex residential zoning 

district or use abuts a required roadway landscaping area.” 

 

This Section requires a solid privacy fence along the perimeter of a 

commercially used parcel when adjacent to a residential parcel.  

 

The applicant intends to utilize approximately 29 percent of the overall 4.77 

acre property, therefore, an opaque fence along the perimeter would be 

visually obtrusive given the distances shown on the submitted site 

development plan from the proposed commercial activity to the adjacent 

residential parcels. Additionally, none of the nearby properties, even those 

utilized for commercial purposes, have a solid privacy fence along the 

property line. Compliance with this criteria would cause the commercial use to 

stand out and not be aesthetically compatible with the surrounding developed 

properties, which is the intent of the landscaping provisions of the Code. 
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AND BE IT FURTHER RESOLVED the record and recommendations of the El 
Paso County Planning Commission be adopted, except as modified herein. 
 

DONE THIS 26th day of January, 2021 at Colorado Springs, Colorado. 
 

 
 

 
BOARD OF COUNTY COMMISSIONERS 
OF EL PASO COUNTY, COLORADO 

 

ATTEST: 
By: ______________________________ 
     Chair 

By: _____________________ 

      County Clerk & Recorder 
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 EXHIBIT A 
 
Legal Description of Property 

N1/2 NE1/4 SE1/4 SE1/4 OF SECTION 7, TOWNSHIP 12, SOUTH RANGE 65 
WEST OF THE 6th PRINCIPAL MERIDIAN, EL PASO COUNTY, COLORADO 
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