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EXECUTIVE SUMMARY
A request by David & Cynthia Smallidge for approval of a variance of use to allow a
business event center. The 41.92-acre property is zoned RR-5 (Residential Rural) and
is located at the southeast corner of the Meridian Road and Falcon Highway
intersection and is within Section 18, Township 13 South, Range 64 West of the 6th
P.M. The property is included within the Falcon/Peyton Small Area Master Plan (2008).
The property is currently used for single-family residential purposes. The applicant is
requesting approval to use approximately 9,000 square feet of the 41.92-acre parcel for
a business event center. The site plan and letter of intent submitted in association with
2880 INTERNATIONAL CIRCLE, SUITE 110
PHONE: (719) 520-6300
1

COLORADO SPRINGS, CO 80910-3127
FAX: (719) 520-6695

WWW.ELPASOCO.COM

the variance of use depicts and describes the activities and intensity of the use.
Initiation of the use would require construction of a 2,400 square foot, single-story
structure to host the use and result in site disturbance associated with parking and
landscaping. The applicant proposes to use the property for private events consisting of
up to 75 people, operating up to three (3) days per week during summer weekends not
to extend past 10:00 PM.
A. REQUEST/WAIVERS/DEVIATIONS/AUTHORIZATION
Request: A request by David & Cynthia Smallidge for the approval of a variance of
use to allow a business event center in the RR-5 (Residential Rural) zoning district.
Waiver(s)/Deviation(s): There are no waivers or deviations associated with this
request.
Authorization to Sign: There are no documents associated with this application
that require signing.
B. PLANNING COMMISSION SUMMARY
Request Heard:
Recommendation:
Waiver Recommendation:
Vote:
Vote Rationale:
Summary of Hearing:
Legal Notice:
C. APPROVAL CRITERIA
Pursuant to Section 5.3.4 of the Land Development Code, the Planning Commission
and Board of County Commissioners may consider the following criteria in approving
a variance of use:
• The strict application of any of the provisions of this Code would result in
peculiar and exceptional practical difficulties or undue hardship.
• The proposed use is compatible with the surrounding area, harmonious with
the character of the neighborhood, not detrimental to the surrounding area,
not detrimental to the future development of the area, and not detrimental to
the health, safety, or welfare of the inhabitants of the area and County;
• The proposed use will be able to meet air, water, odor or noise standards
established by County, State or federal regulations during construction and
upon completion of the project;
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•

•
•
•

•

The proposed use will comply with all applicable requirements of this Code
and all applicable County, State and federal regulations except those portions
varied by this action;
The proposed use will not adversely affect wildlife or wetlands;
The applicant has addressed all off-site impacts;
The site plan for the proposed variance of use will provide for adequate
parking, traffic circulation, open space, fencing, screening, and landscaping;
and/or
Sewer, water, storm water drainage, fire protection, police protection, and
roads will be available and adequate to serve the needs of the proposed
variance of use as designed and proposed.

D. LOCATION
North:
PUD (Planned Unit Development)
Residential/
RR-5 (Residential Rural)
Falcon Elementary School of Technology
South:
RR-5 (Residential Rural)
Residential
East:
RR-5 (Residential Rural)
Residential
West:
RR-5 (Residential Rural)
Residential
E. BACKGROUND
The 41.92-acre property was zoned A-4 (Agricultural) on September 21, 1965, when
zoning was first initiated for this area of unincorporated El Paso County (BoCC
Resolution No. 434870). Due to changes in the nomenclature of the Code, the A-4
zoning district was renamed as the RR-5 (Residential Rural) zoning district. The
41.92-acre property is considered a legal division of land; the property is unplatted
and was created by warranty deed on December 6, 1994. Parcels over 35 acres in
size are not included within the El Paso County subdivision definition and are,
therefore, not subject to the County subdivision standards. The existing singlefamily detached residence was constructed in 1995 and is expected to remain on the
property.
On November 12, 2019, a new well permit was obtained for this property to support
both the existing single-family residence and the proposed business event center
(Permit No. 315720). Wastewater service will be provided by a new onsite
wastewater treatment system (OWTS) adequately sized to support the events. The
El Paso County Public Health Department will need to review and permit the new
OWTS. The OWTS will need to be installed prior to the certificate of occupancy.
Significant portions of the property are located within floodplains designated A and
AE; however, all proposed development will be located outside the floodplain.
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The applicant is requesting approval to use approximately 9,000 square feet of the
41.92-acre parcel for a business event center for private events consisting of up to
75 people and may operate up to three (3) days per week, limited to weekends
primarily during the summer months. The use would include construction of a 2,400
square foot building to host the events.
If the variance of use request is approved, the applicant will be required to submit
and receive approval of a site development plan prior to initiating any land disturbing
activities on the property. The site development plan will need to be substantially
consistent with the concept plan provided with the variance of use application and
provide a more detailed depiction of the proposed use, including landscaping,
parking, and lighting.
F. ANALYSIS
1. Land Development Code Analysis
The El Paso County Land Development Code (2019) does not allow business
event centers in the RR-5 (Residential Rural) zoning district. The requested use
is not consistent with the RR-5 zoning district without approval of a variance of
use.
The Land Development Code (2019) defines “Business Event Center” as:
“A for-profit business whose purpose is to provide a place for people to
assemble for events in the nature of, but not limited to, recreational, social,
cultural, political, or educational purposes.”
A business event center is allowed by special use in the A-35 (Agricultural), A-5
(Agricultural), F-5 (Forestry and Recreation), C-1 (Commercial), and C-2
(Commercial) zoning districts, and as a permitted use in the CC (Commercial
Community), CR (Commercial Regional), CS (Commercial Service), and M
(Industrial) zoning districts. The property is not expected to be utilized for
agricultural purposes and there are no forests located in the proximity of the
property; therefore, rezoning to an agricultural or forestry designation is not
considered appropriate at this time. Additionally, these zoning districts do not
allow for a business event center as a use by right, but instead require special
use approval. Due to the lack of availability of central services necessary for
most commercial and industrial uses, rezoning to a higher intensity commercial
or industrial zoning district is not considered appropriate at this time.
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The property is surrounded primarily by rural residential uses with an elementary
school immediately to the north and is located approximately one (1) mile east of
the Falcon town center. Due to the proximity to rural residential and commercial
uses, this property may be deemed suitable for a mix of rural residential and low
intensity commercial uses which are consistent in character with the other uses
and structures in the area. In addition, staff recommends that the proposed use
will help emphasize the natural environment in the area and act as a buffer
between the higher intensity commercial uses along US Highway 24 and the
rural residential uses to the south and east.
Potential impacts related to the proposed use could include visual, noise, traffic,
and drainage. The applicant is proposing to construct a 2,400 square foot
building to host the business event center use. The new structure will be
designed to resemble a barn in order to help maintain aesthetic compatibility with
the surrounding rural residential properties. The applicant will be required to
provide landscaping to screen the use from adjacent properties. Preliminary
landscaping has been provided with this proposal; however, screening conditions
will be considered with review of the associated site development plan, which is
required to initiate the use.
The use is proposed to occur both indoors and outdoors; however, any aspects
of the use that may generate noise, such as music, dancing, and announcing, will
strictly occur within the proposed building. Additionally, the site plan submitted
shows a proposed building setback of approximately 131 feet from the east
property line and approximately 161 feet from the north property line, with south
and west building setbacks of nearly 1,000 feet. The nearest residential structure
is located approximately 350 feet from the proposed new structure. The
applicant’s letter of intent states that the events are proposed to be limited to
weekends and will not extend past 10:00 PM. Noise related impacts are
anticipated to be mitigated due to the additional setback as well as programming
of the events.
The applicant proposes to use the property for private events consisting of up to
75 people and may operate up to three (3) days per week during summer
weekends. Since operations will not be year-round, and are not proposed to
occur every day, traffic impacts for this use will be limited.
Construction of the proposed business event center and associated driveway are
anticipated to have a minimal impact on existing drainage facilities. Any potential
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impacts to drainage facilities will be considered with review of the associated site
development plan.
Should the variance of use be approved, approval of a site development plan will
be required in order to initiate the use. County review and administrative approval
of a site development plan will help ensure that adequate buffers, setbacks, and
screening are implemented to further mitigate any potential impacts to the
surrounding area. The site development plan review will also include compliance
with all applicable aspects of the Land Development Code and the Engineering
Criteria Manual, including but not limited to grading and erosion control, and
parking and lighting standards.
2. Zoning Compliance
The RR-5 (Residential Rural) zoning district density and dimensional standards
are as follows:
• Minimum lot size: 5 acres
• Minimum width (at front setback line): 200 feet
• Minimum front, side, and rear yard setback: 25 feet
• Maximum lot coverage: 25 percent
• Maximum height: 30 feet
The existing residential structure meets the 25-foot setback from all property
lines and is under 30 feet in height. The applicant has provided a site plan
indicating the location of the proposed business event center and the associated
2,400 square foot accessory structure. The proposed site plan complies with the
RR-5 zoning district density and dimensional standards. The proposed accessory
structure is proposed to be 25 feet in height. The applicant is not proposing any
setback encroachments or dimensional variances.
Should the variance of use request be approved, approval of a site development
plan will be required prior to initiating the use. The site development plan review
will include confirmation that all site improvements (existing and proposed) will
comply with the dimensional standards included in Chapter 5 as well as the
Development Standards of Chapter 6 of the Code. If approved, contingent on
subsequent approval of the site development plan and issuance of building
permit for the accessory structure, the building footprint total (for the purposes of
calculating overall lot coverage) for all of the structures on the property would be
approximately 0.2% of the total lot area.
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3. Policy Plan Analysis
Consistency with the El Paso County Policy Plan (1998) is not a required review
criterion for a variance of use request. For background, 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:
Policy 2.1.11 – Encourage approaches to natural system preservation and
protection which also accommodate reasonable development opportunities.
Policy 2.3.1 – Preserve significant natural landscapes and features.
Policy 2.3.5 – Encourage the use of innovative siting and design techniques to
identify, enhance, and, where appropriate, incorporate and protect significant
natural features and waterways.
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 6.1.1 – Allow for a balance of mutually supporting interdependent land
uses, including employment, housing and services in the more urban and
urbanizing areas of the County.
Policy 6.1.16 – Allow for new and innovative concepts in land use design and
planning if it can be demonstrated that off-site impacts will not be increased and
the health, safety and welfare of property owners and residents will be protected.
Policy 11.4.1 – Strongly discourage land use development from locating in
designated floodplains.
The subject property is zoned RR-5 (Residential Rural) and is surrounded by
properties zoned RR-5 to the south, east, and west and a residential subdivision
zoned PUD to the north. Parcels adjacent to the subject property range in size.
To the north are two residential lots of approximately 12,000 square feet in size,
a 14.48-acre open space tract, and a 39.37-acre school site. To the east is a 49acre residential property. To the south is an 18.96-acre residential property. To
the west is a 7.55-acre residential property and a 4.34-acre residential property.
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The proposed use complements the rural character of the area and preserves
the unique geographic features located on the site. The proposal will avoid
development within the floodplain in order to preserve the sensitive natural
features located on the property. The business event center use is proposed to
utilize approximately 0.4% percent of the overall site, leaving approximately 32
acres preserved and undeveloped.
This area of the County is urbanizing. This property is located in close proximity
to the City of Colorado Springs incorporated boundary and is within one mile of
the Falcon town center and US Highway 24. Properties to the north are
developing or have recently redeveloped in a suburban residential manner, while
properties to the south and east of the subject property retain their rural
residential character. As a result, the proposed use provides a balance, which
mutually supports the burgeoning commercial and suburban interests as well as
the existing rural uses.
The applicant is proposing to reside in the existing residence while operating the
business event center. Allowing the business event center to proceed with the
single-family residence on the same property would be an innovative strategy to
support the transitional nature of the area without exposing the area to the
inevitable compatibility issues and negative impacts that could have otherwise
occurred had a rezoning been sought by the applicant instead of the proposed
variance of use. The variance of use application is not proposed to have
significant off-site impacts. Floodplain and drainageways are proposed to be
avoided and traffic generated by the use is not proposed to significantly impact
transportation facilities. As described in the Land Development Code section of
this report above, the applicant has proposed methods and techniques for
mitigating off-site impacts. County review and administrative approval of a site
development plan will be required to help ensure that adequate buffers,
setbacks, and screening are implemented to further mitigate any potential
impacts to the surrounding area.
4. Small Area Plan Analysis
The property is within the Falcon/Peyton Small Area Master Plan (2008).
Consistency with the Plan is not a required review criterion for a variance of use
request. For background, relevant policies are as follows:
Policy 3.1.1 – Provide a balance of land uses that respects existing and
historical patterns while providing opportunities for future residents and
businesses.
Policy 3.1.3 – Preserve the core rural character of the area.
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Policy 3.8.1 – Preserve important natural features that are critical to the function
of natural systems such as watersheds and wildlife corridors.
The property is located within one mile of the Falcon town center, which is
designated as a “Potential Node and Corridor of Activity” within the Plan. While
not located within the node, the proximity to the node encourages the use of the
property as a transition between the higher intensity activity corridor and nearby
rural residential uses. This approach respects the current rural nature of the area
while also providing opportunities for future growth and development in the area.
The proposed use complements the rural nature of the site. The applicant is
proposing to construct the building to resemble a barn in order to maintain an
aesthetic compatible with the surrounding rural residential properties.
Development will preserve and emphasize the unique geographic features on the
site by avoiding development within the floodplain; this will preserve the sensitive
natural waterway located on the property and mitigate impacts to natural
features.
5. Water Master Plan Analysis
Consistency with the El Paso County Water Master Plan (2018) is not a required
review criterion for a variance of use request. For background, the Water Master
Plan has three main purposes; better understand present conditions of water
supply and demand; identify efficiencies that can be achieved; and encourage
best practices for water demand management through the comprehensive
planning and development review processes. Relevant policies are as follows:
Goal 1.1 – Ensure an adequate water supply in terms of quantity,
dependability and quality for existing and future development.
Policy 1.1.1 – Adequate water is a critical factor in facilitating future
growth and it is incumbent upon the County to coordinate land use
planning with water demand, efficiency and conservation.
Goal 1.2 – Integrate water and land use planning.
Goal 4.3 – Collaborate with the State and other stakeholders to extend the
economic life of the Denver Basin aquifers.
Policy 4.3.6 – Encourage well monitoring throughout the County, with an
emphasis on the Denver Basin aquifer fringe areas.
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The property is located within Planning Region 4c of the Plan and is not located
within an estimated area of development. Region 4c includes a portion of the
Upper Black Squirrel Creek Basin. The Region is identified as potentially having
issues regarding long term sustainable draw from the Denver Basin aquifer. The
Plan identifies the current demands for Region 4c to be 2,970 AFY (Figure 5.1)
with the projected need in 2040 at 3,967 AFY (Figure 5.2) and at build-out in
2060 at 4,826 AFY (Figure 5.3). Region 4c currently has 2,970 AFY in supplies,
which means by 2060 there is anticipated to be a deficiency of 1,799 AFY (Table
5-2).
The applicant has obtained a new well permit in order to ensure that an adequate
supply of water is available for the proposed use and that the proposed use will
be limited on the amount of water that can be withdrawn from the aquifer.
The well permit limits production from the Denver Aquifer to 1 acre-foot per year
and includes provisions requiring well monitoring and installation of a totalizing
flow meter to limit withdrawal from the nonrenewable source. The use of
groundwater is managed by the Upper Black Squirrel Creek Ground Water
Management District, which may establish additional restrictions on the use of
the groundwater. The District was sent a referral and did not have any comments
but supported the requirements of the applicant’s well permit.
6. Other Master Plan Elements
The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcel as
having a low to moderate wildlife impact potential.
The Master Plan for Mineral Extraction (1996) identifies coal 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 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).
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G. PHYSICAL SITE CHARACTERISTICS
1. Hazards
The property contains areas located within the floodplain. The applicant is
proposing to leave the floodplain area undisturbed. Please see the Floodplain
section below for additional detail.
2. Wildlife
The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcel as
having a low to moderate wildlife impact potential. El Paso County Conservation
District and the El Paso County Community Services Department, Environmental
Division, were each sent referrals and have no outstanding comments.
3. Floodplain
As indicated on FEMA Flood Insurance Rate Map (FIRM) panel number
08041C0561G, the property has a flood zone, but the proposed business event
center and existing development are proposed to be located entirely outside of
the flood hazard zone.
4. Drainage and Erosion
Construction of the proposed business event center and associated driveway will
cause less than one acre of disturbance and, therefore, will not require the
submittal of a drainage report and are anticipated to have a minimal effect on
existing drainage facilities.
5. Transportation
The proposed business event center will generate less traffic than the 100 daily
trips required for submittal of a traffic study. The applicant has indicated that the
use will not generate more than 70 daily trips. Prior to issuance of a certificate of
occupancy, the applicant will be required to make improvements to the driveway
entrance to Falcon Highway in order to meet current driveway standards. The
2016 Major Transportation Corridor Plan (MTCP) identifies that Falcon Highway
is anticipated to be a 2 lane Minor Arterial in the 2040 projections requiring an
additional 20’ of ROW; and an additional 40 foot of preservation is shown for the
2060 plan to accommodate a 4 lane arterial. ROW dedication would only be
required with a subdivision request. A condition of approval will be placed on the
variance of use to have all structures set back 60’ from the property line adjacent
to Falcon Highway.
The site is subject to the El Paso County Road Impact Fee program (Resolution
19-471), as amended.

11

H. SERVICES
1. Water
Water is provided by an existing permitted well (Permit No. 315720). The well is
approved for a commercial business in addition to the existing single-family
residence.
2. Sanitation
Wastewater service will be provided by a new onsite wastewater treatment
system (OWTS). Permitting of the new OWTS shall be coordinated with El Paso
County Public Health and will need to be installed prior to the County authorizing
issuance of the certificate of occupancy.
3. Emergency Services
The property is within the Falcon Fire Protection District. The District was sent a
referral and has no outstanding comments.
4. Utilities
Electrical service is provided by Mountain View Electric Association (MVEA) and
natural gas services is provided by Colorado Springs Utilities (CSU). MVEA and
CSU were both sent referrals and have no outstanding comments.
5. Metropolitan Districts
The property is not located within a metropolitan district.
6. Parks/Trails
Land dedication and fees in lieu of park land dedication are not required for a
variance of use application. The El Paso County Parks Master Plan (2013) does
not identify any park lands or trails on the property.
7. Schools
Land dedication and fees in lieu of school land dedication are not required for a
variance of use application.
I. APPLICABLE RESOLUTIONS
Approval
Page 51
Disapproval
Page 52
J. STATUS OF MAJOR ISSUES
There are no major issues.
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K. RECOMMENDED CONDITIONS AND NOTATIONS
Should the Planning Commission and Board of County Commissioners find that the
request meets the criteria for approval outlined in Section 5.3.4 of the El Paso
County Land Development Code (2019), staff recommends the following conditions
and notations:
CONDITIONS
1. Approval is limited to the use of a business event center, as discussed and
depicted in the applicant’s letter of intent and site plan drawings. Any subsequent
addition or modification to the operation or facility beyond that described in the
applicant’s letter of intent and as shown on the site plan shall be subject to
review and approval of a new variance of use request.
2. Prior to building permit authorization or initiation of the use, the applicant shall
apply for and receive approval of a commercial site development plan.
3. Prior to building permit authorization or initiation of the use, the applicant shall
apply for and receive approval of a commercial driveway access permit.
4. Events held at the business event center shall be limited in occupancy to no
more than 75 people at any given time. If the total number of daily trips to and
from the property exceeds 70, the use shall be subject to review and approval of
a new variance of use request.
5. Events shall be limited to weekends and all events shall cease prior to 10:00 PM.
Outdoor activities shall be limited to seating. All functions of the business event
center use that generate excessive noise or odors must occur indoors.
6. Prior to building permit authorization, the applicant shall provide the Planning and
Community Development Department a copy of an approved septic permit for the
business event center use and the existing residential use.
7. All structures on the property shall be set back a minimum of sixty (60) feet from
the north property line adjacent to Falcon Highway.
NOTATIONS
1. The variance of use approval includes conditions of approval and the
accompanying site plan and elevation drawings. No substantial expansion,
enlargement, intensification or modification shall be allowed except upon
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reevaluation and public hearing as specified in the El Paso County Land
Development Code.
2. The Board of County Commissioners may consider revocation and/or suspension
if zoning regulations and/or variance of use conditions are being violated,
preceded by notice and public hearing.
3. If the variance of use is discontinued or abandoned for two (2) years or longer,
the use shall be deemed abandoned and of no further force and effect.
L. PUBLIC COMMENT AND NOTICE
The Planning and Community Development Department notified ten (10) adjoining
property owners on November 16, 2020, for the Planning Commission meeting.
Responses will be provided at the hearing.
M. ATTACHMENTS
Vicinity Map
Letter of Intent
Site Plan
Landscape Plan
Well Permit

14

File Name: VA-20-003

El Paso County Parcel Information

Zone Map No.: --

PARCEL
NAME
4318000028 SMALLIDGE DAVID S

Date: November 12, 2020

PPTT
W
W
SS
VV
GG
IINN
CCKK
W
W
BBEE
OO
YY
AA
M
M

RRDD
N
N
RRDD
IIAA
N
N
D
D
I
I
II
LL
EERR
RRDD GGHH
M
M
EE
Rock
NN
Rock
IICC LLAAUU
V
V
Island
Island
R
R
C
C
Regional
Regional
M
M
SSEE

RIO LN
Falcon

PINTO PONY RD

Trail
Trail

DD
OOLL
RRDD

RIO RD

NN
IIAA
IIDD
EERR
M
M

EE

YY
W
HHW

2244

FALCON HWY

RRDD

G ELBVIEH RD
RD
WATUS I

COLORADO SPRINGS

EE
IINN
L
L
GG
IINN
W
W
SS

CHIEF RD

n
I

Please report any parcel discrepancies to:
El Paso County Assessor
1675 W. Garden of the Gods Rd.
Colorado Springs, CO 80907
(719) 520-6600

15

N CONDOR RD

SUNSET TRL

EGGAR DR

MERIDIAN RD

SITE

COPYRIGHT 2018 by the Board of County Commissioners, El Paso County, Colorado. All rights reserved. No part of this document
or data contained hereon may be reproduced; used to prepare derivative products; or distributed without the specific written approval
of the Board of County Commissioners, El Paso County, Colorado. This document was prepared from the best data available
at the time of printing. El Paso County, Colorado, makes no claim as to the completeness or accuracy of the data contained hereon.

16

17

18

19

20

21

22

23

24

25

26

27

28

29

30

