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TO:  El Paso County Planning Commission 
  Jim Egbert, Chair  
 
FROM: Nina Ruiz, PM/Planner II 
  Gilbert LaForce, PE Engineer II 
  Craig Dossey, Executive Director 
 
RE:  Project File #:  CS-17-001 
  Project Name:  Hellbusch Rezone 
  Parcel No.:  71151-00-008 
 
OWNER: REPRESENTATIVE: 
David P Hellbusch 
4215 Bobby Kay Place 
Colorado Springs, CO 80908 

Jerry Hannigan 
19360 Spring Valley Road 
Monument, CO 80132 

 
Commissioner District:  1 

Planning Commission Hearing Date:      9/5/2017 
Board of County Commissioners Hearing Date:     9/26/2017 

EXECUTIVE SUMMARY 
A request by David Hellbusch for map amendment (rezone) approval from the RR-5 
(Residential Rural) zoning district to the CS (Commercial Services) zoning district to 
legalize an existing automobile and boat storage yard. The 3.75 acre property is zoned 
RR-5 (Residential Rural) and is located northwest of the intersection of Monument Lake 
Road and  Mitchell Avenue, Section 15, Township 11 South, Range 67 west of the 6th 
Principal Meridian, El Paso County, Colorado.  This property is located within the 
boundaries of the Tri-Lakes Comprehensive Plan (2000).  A variance of use was 
previously approved by the Board of County Commissioners (BoCC) for the same 
parcel to allow a small engine repair business (PCD File No. VA-13-002, BOCC 
Resolution 13-442).  A separate variance of use request to allow an automobile and 
boat storage yard was denied by the BoCC on July 12, 2016, citing incompatibility with 
the surrounding area (PCD File No. VA-15-007).   
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A. REQUEST/WAIVERS/MODIFICATIONS/AUTHORIZATION 
Request:  A request for map amendment (rezone) approval from the RR-5 (Residential 
Rural) zoning district to the CS (Commercial Services) zoning district. 
 
Waiver(s)/Modification(s):  There are no waivers or modifications associated with the 
request 
 
Authorization to Sign:  There are no associated documents requiring a signature by 
the Board of County Commissioners President. 
 
B. Planning Commission Summary 
Request Heard:   
Recommendation:   
Waiver Recommendation:   
Vote:   
Vote Rationale:   
Summary of Hearing:   
Legal Notice:   
 
C. APPROVAL CRITERIA 
In approving a Map Amendment (rezoning), the following findings shall be made: 
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: Town of Monument   Residential 
East: Town of Monument   Recreational vehicle & boat storage 
West: RR-5 (Residential Rural)  Residential 
 
E. BACKGROUND 
The 3.75 acre metes and bounds parcel was created in 1950, prior to subdivision 
regulations being adopted by the El Paso County Board of County Commissioners 
(BoCC) on July 17, 1972, pursuant to C.R.S. §30-28-101. The property was zoned A-5 
(Agricultural) in 1955. Due to changes of the nomenclature of the El Paso County Land 
Development Code (2016), the A-5 zoning district has been renamed as the RR-5 
(Residential Rural) zoning district.  
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The property was used as a nursery with small engine repair as an accessory use 
beginning in the 1970’s. The nursery use has since been discontinued, and the small 
engine repair was legalized through approval of a variance of use in 2013 (PCD file no. 
VA-13-002, BOCC Resolution 13-442). A variance of use request to allow an 
automobile and boat storage yard was submitted in 2015 and received a 
recommendation for approval from the Planning Commission but was later denied by 
the BoCC on July 12, 2016, citing incompatibility (PCD File No. VA-15-007).  The 
majority of the surrounding properties are zoned RR-5 (Residential Rural).  At the 
BOCC hearing, there was testimony provided by the owner of a nearby residential 
property who expressed concerns regarding visual impacts (Resolution No. 16-255 
attached). The automobile and boat storage use on the property continued, and a notice 
of violation was issued February 8, 2017. The automobile and boat storage use is still 
occurring on the site, and the violation file remains open.  
 
The proposed map amendment (rezone) to the CS (Commercial Services) zoning 
district would allow the automobile and boat storage yard to continue as an allowed use. 
Approval of the rezoning would also allow the use of the property to change to any of 
the allowed principal uses identified in Table 5-1 of Code (see attached for a copy of 
Table 5-1).  The small engine repair is also an allowed use in the CS (Commercial 
Services) zoning district, meaning the previously approved variance of use would be 
rendered unnecessary should the map amendment (rezoning) request be approved.  
 
F. ANALYSIS 
1. Land Development Code Analysis 

The adjacent property to the east is within the incorporated boundaries of the Town 
of Monument and is an outdoor recreational vehicle and boat storage facility (Mt. 
Herman RV Storage). The Hellbusch property, which is the subject of this map 
amendment request, has been used for non-residential purposes since the 1970’s 
and no additional impacts are anticipated to adjacent properties beyond those 
currently occurring.  
 
The Code requires outside storage to be 100 percent screened from view (Section 
5.2.38.B of the Code) with the screening to be provided on the subject property. Off-
site landscaping does not count towards the total landscaping requirement since the 
adjacent property owners could remove the vegetation in the future. All visual 
impacts will be addressed through the required site development plan review. The 
landscaping standards require the applicant to install trees along the perimeter of the 
property in those areas where the existing onsite vegetation does not provide 
screening, and to maintain the privacy fence for screening. The site development 
plan must demonstrate that the applicant can provide adequate onsite parking, 
circulation, fencing, and screening to accommodate both the existing small engine 
repair and the desired automobile and boat storage yard.  
 
The attached aerial map of the area depicts the nearby property lines, ownership, 
and structures. Most of the directly adjacent residentially zoned properties are 
vacant. There is an adjacent parcel with a single family residence located directly to 
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the west of the subject property. The residence is on a shared driveway and is under 
the same ownership as the Mt. Herman RV Storage facility. Across the railroad 
tracks to the east is a subdivision within the Town of Monument. Due to the terrain, 
natural vegetation, and screening of the adjacent Mt. Herman storage facility the 
adjacent properties cannot easily view the existing Hellbusch storage facility. 
Approximately 400 feet northwest of the Hellbusch storage facility, across Crystal 
Creek, is another single family residence. Existing vegetation along the creek helps 
screen the storage facility from view at the residential structure; however, the 
storage facility may be viewed from their northern property line.  
 
As mentioned briefly above, the property is adjacent to the railroad. Residential 
development adjacent to a railroad is typically discouraged and undesirable due to 
noise and safety concerns. Section 8.4.2.B.2 of the Land Development Code would 
require a noise study with noise mitigation if a request to rezone this property to a 
residential zoning district were to be submitted today. With that being said, it is very 
likely that the noise contours would render portions of the Hellbusch property 
unusable for residential purposes.  Given that the property is currently zoned for 
residential uses, there would not be a requirement to go through the map 
amendment (rezoning) process; therefore, development of the property for 
residential uses could occur without prior evaluation of the noise impacts associated 
with the railroad.  Furthermore, there is no evidence of existing noise mitigation 
measures (e.g., walls, berms, etc.) onsite that could help minimize the impacts of the 
railroad noise. 

 
2. Zoning Compliance 

The applicant is requesting to rezone the subject property to the CS (Commercial 
Services) zoning district. The CS (Commercial Services) zoning district is intended to 
accommodate retail, wholesale or service commercial uses that serve the general 
public. The density and dimensional standards for the CS (Commercial Services) 
zoning district are as follows: 

 
 Minimum zoning district area- 2 acres 
 Minimum lot size – none 
 Setbacks – 25 foot front, side and rear.  
 Maximum building height – 45 feet 
 Maximum lot coverage – none 

 
A site development plan demonstrating compliance with the dimensional standards 
as well as the development standards included in Chapter 6 of the Land 
Development Code (2016) is required. Approval of this rezoning application will bring 
the existing uses onsite into compliance pending administrative approval of a site 
development plan.  
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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: 

 
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 6.1.10- Ensure that new development will not create a disproportionately 

high demand on public services and facilities by virtue of its location, design or 

timing. 

 

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 6.1.15- Recognize the need for new development and redevelopment to 

respond to changes in demographic, market and technological conditions.  

 

Policy 6.3.4 - Commercial, office, industrial and, residential development 

should be compatible with surrounding land uses in terms of scale, intensity 

and potential impacts. 

 
 
The applicant’s property has been used for non-residential purposes since the 
1970’s. The 1998 aerial (attached) shows a landscaping business, which has since 
been discontinued, that extended into three (3) of the four (4) adjacent parcels. The 
landscaping business included greenhouses as well as the unscreened outside 
storage of landscaping materials. In viewing the 2016 aerial (attached), the site 
appears markedly different with most of the greenhouses being removed and much 
of the area being redeveloped into automobile and boat yards with paved storage 
areas, screening, and established storage spaces.  

 
Since the initial zoning of this portion of the County in 1955 to A-5, this area has 
been urbanized. The Plan encourages a balance of mutually supporting 
interdependent land uses, including employment, housing and services in urbanizing 
areas of the County. The adjacent property to the east is within the incorporated 
boundaries of the Town of Monument and is utilized as an outdoor recreational 
vehicle and boat storage facility. There is an ever-increasing need for storage 
facilities due to the urbanization of El Paso County. Many residents do not have 
space on their urban lot to store a boat or recreational vehicle. The redevelopment of 
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this site from a landscaping business to an automobile and boat storage yard is in 
response to market demand.  
 
The foremost impact associated with the automobile and boat storage yard is visual. 
The development standards found in Chapter 6 of the Land Development Code 
promote aesthetic integration of the use within the context of adjoining properties 
and uses. Some of the screening requirements in Chapter 6 include: 
 

 Outside storage shall be 100 percent screened from view 
 When adjacent to a residential property, a 15 foot buffer is required with 

plantings of 1 tree every 25 feet, with 1/3 of the trees being evergreen, which 
would apply to the southwestern property boundary. 

 
The proposed CS zoning could presumably be considered more compatible with the 
surrounding land uses in terms of visual integration of the existing RV storage into 
the area if the applicant complies with the development standards and mitigates all 
visual impacts to the surrounding properties.  

 
4. Small Area Plan Analysis 

The property is within the Tri-Lakes Comprehensive Plan (2000), specifically 
Subarea 4 - Monument and Jackson Creek. Retail and service uses are 
recommended for this subarea: 
 

“Monument/Jackson Creek lies at the point where the economic spheres of 

influence for both the Colorado Springs area and the Greater Denver Region 
overlap. While this created tremendous opportunities for growth in the residential 
sector, it also creates need in the retail and service sector. Monument will be the 
community which addresses those needs.” (Page 100) 

 
The CS (Commercial Services) zoning district is intended to accommodate retail, 
wholesale or service commercial uses that serve the general public. The Tri-Lakes 
Plan supports retail and service uses in this subarea based upon the citation 
included above if the use is to be located within the Town of Monument. In this 
instance, the application may only be consistent with the Tri-Lakes Plan if the 
property were to be annexed into Town of Monument.  

 
Unlike other sub-areas in the Tri-Lakes Plan, the Monument and Jackson Creek 
subarea analysis does not contain a Land Use Scenario discussion. The Land Use 
Scenarios provided in the Plan for the other sub-areas include recommendations for 
development such as acceptable residential densities, allowances or restrictions for 
non-residential uses, and general land use policies pertaining to other topical areas 
(e.g., transportation, geological conditions, etc.).  The lack of a Land Use Scenario 
discussion for the Monument/Jackson Creek sub-area creates a certain level of 
uncertainty as to the consistency of the proposed rezoning application with the sub-
area and the overall Tri-Lakes Plan. As stated in the applicant’s letter of intent, 
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“Annexing into the Town of Monument was explored again last winter but requires 
water and sewer connections which are currently not available at a cost that the 
owner can bear.”  
 
The lack of a Land Use Scenario discussion leads to ambiguity as to what uses 
should be allowed within the sub-area for properties within unincorporated El Paso 
County.  The property being used for noncommercial purposes for nearly fifty years, 
being located directly adjacent to the Town of Monument where commercial uses 
are supported, and being located adjacent to the railroad where residential uses are 
highly discouraged may indicate that the sub-area was intended to allow for some 
retail and service uses. 
 
For the reasons stated above, staff recommends that any finding of consistency with 
the County master plan in relation to the land use, be based primarily upon a finding 
of consistency with the Policy Plan. 

   
5. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the property as 
having a low wildlife impact potential.   

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

 
G. PHYSICAL SITE CHARACTERISTICS 
1. Hazards 

No physical hazards were identified in the review of the rezone request.  
 
2. Wildlife 

The El Paso County Wildlife Descriptors Map, adopted as an element of the El Paso 
County master plan, shows this area as having low potential impact to wildlife. Both 
the United States Fish & Wildlife Service (USFWS) and El Paso County 
Environmental Services were notified of the request and had no comments. 

 
3. Floodplain 

No portion of the property is located within a FEMA 100-year floodplain as designated 
in the current FEMA Flood Insurance Rate Map (FIRM) Numbers 08041C0276F and 
08041C0260F. 

 
4. Drainage and Erosion 

The site is located within the Crystal Creek (FOMO5300) drainage basin, which is a 
studied basin.  No drainage or bridge fees are assessed with rezoning applications.  
 
A final drainage report and grading and erosion control plan is required with the 
subsequent site development plan application.  The report and plan shall identify 
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permanent best management practices (BMPs) to mitigate water quality and flood 
control impacts generated by the existing automobile and boat storage yard.   

 
5. Transportation 

The applicant provided a copy of the traffic impact study that was submitted with the 
previously approved variance of use for the adjacent Mount Herman Boat and RV 
Storage (located within the incorporated boundaries of the Town of Monument) dated 
February 6, 2014, and prepared by LSC, Incorporated.  The study shows that trip 
generation rates for an automobile and boat storage yard are low (0.09 average 
weekday trips per unit); thus, a traffic impact study was not required.  Based on the 
prior variance of use request for 80 spaces, the automobile and boat storage yard 
would generate approximately 7.2 average daily trips.  Since the automobile and boat 
storage yard is not anticipated to generate over 100 more daily vehicle trips than 
would have been generated under the previous zoning, County Road Impact fees are 
not triggered at this time.   
 
The previous variance of use approval for small engine repair estimated 15 weekday 
trips.  The CS (Commercial Services) zoning allows the applicant to submit land uses 
with a higher trip generation than the automobile and boat storage yard.  Trip 
generation for any site plan applications established under the CS (Commercial 
Services) zoning shall be evaluated to determine if the imposition of fees based on 
zoning actions is triggered.  The road impact fee is triggered when the cumulative 
trips generated by all the land uses established under the CS (Commercial Services) 
zoning exceeds 100 more trips than the previous zoning. 
 
Access to the property is through a shared driveway with Mount Herman Boat and 
RV Storage at the east end of the intersection of Monument Lake Road and Mitchell 
Avenue.  Mount Herman Boat and RV Storage widened, realigned and paved the 
access point as part of their site plan approval in Monument. No further 
improvements are necessary at this time. 

 
H. SERVICES 
1. Water 

Findings concerning water supply are not required with a rezone request. The 
property is currently served by a well.   

 
2. Sanitation 

Wastewater services will be provided by the existing on-site wastewater treatment 
systems (OWTS). El Paso County Public Health had no objection to the proposed 
request. No RV dump station is proposed. 

 
3. Emergency Services 

The site is located within the boundaries of the Tri-Lakes Monument Fire Protection 
District. A referral was sent to the District and no comments were received. 
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4. Utilities 
Mountain View Electric Association currently provides electrical service to the 
property.   

 
5. Metropolitan Districts 

The property is not within a metropolitan district.  
 
6. Parks/Trails 

El Paso County Parks did not identify any planned parks or trails on or near the 
property. 

 
7. Schools 

The development is located within Lewis-Palmer School District No. 38.  
 

I. APPLICABLE  RESOLUTIONS 
 Approval Page 27 
 Disapproval Page 28 
 
J.  STATUS OF MAJOR ISSUES 
 There are no outstanding concerns.  
 
K. CONDITIONS AND NOTATIONS 
Should the Planning Commission and the Board of County Commissioners find that the 
request meets the criteria for approval outlined in Section 5.3.5 (Map Amendment, 
Rezoning) of the El Paso County Land Development Code (2016), staff recommends 
the following conditions and notations. 
 
CONDITIONS 
1. The applicant shall apply for and receive approval of site development plan 

demonstrating compliance with all development standards, to include landscaping 
within 120 days of this action. 
 

2. 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. 

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

accordance with the use, density, and dimensional standards of the CS (Commercial 
Services) zoning district and with the applicable sections of the Land Development 
Code and Engineering Criteria Manual.  

 
4. This map amendment (rezoning) action is subject to compliance with the County 

Road Impact Fee Program, however the initial intended uses of a small engine 
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repair and automobile and boat storage yard do not collectively meet the 100 
additional daily trip threshold for payment of Road Impact fees.  Additional 
development of the site pursuant to the CS (Commercial Services) zoning, including 
but not limited to changes in use or expansion of the existing uses, may trigger 
application of the Road Impact fee.  The fee imposed is on the cumulative trips 
generated by uses not accounted for under the previous RR-5 (Residential Rural) 
zoning. 

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

Commissioners, resubmittal of the previously denied petition will not be accepted for 
a period of one (1) year if it pertains to the same parcel of land and is a petition for a 
change to the same zone that was previously denied.  However, if evidence is 
presented showing that there has been a substantial change in physical conditions 
or circumstances, the Planning Commission may reconsider said petition.  The time 
limitation of one (1) year shall be computed from the date of final determination by 
the Board of County Commissioners or, in the event of court litigation, from the date 
of the entry of final judgment of any court of record. 

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

consideration within 180 days of Planning Commission action will be deemed 
withdrawn and will have to be resubmitted in their entirety. 

 
L. PUBLIC COMMENT AND NOTICE 
The Planning and Community Development Department notified two (2) adjoining 
property owners on August 16, 2017 for the Planning Commission and Board of County 
Commissioners meetings.  Responses will be provided at the hearing. 
 
M. ATTACHMENTS 
Vicinity Map 
Letter of Intent 
Rezone Map 
2016 Arial Map 
1998 Arial Map 
Table 5-1, Principal Uses, of the Land Development Code (2016) 
BoCC Resolution 16-255 
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