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AGENDA 
 

Board of County Commissioners (“BOCC”) Land Use Meeting 
Thursday, November 13, 2025 - 9:00 AM 

Participate remotely through Facebook Live on the El Paso County Facebook page. 
Centennial Hall Auditorium 
200 S. Cascade Avenue 

Colorado Springs, Colorado 
 

 
Call to Order 
 

1. Invocation 

2. Pledge of Allegiance to the Flag of the United States of America 

3. Staff Emergency Items 

4. Changes/Postponements/Notice of Next Meeting 

5. Public Comment on Items Not Scheduled on the Agenda 

6. Land Use Consent Calendar 

a. SPECIAL USE - 7950 INDUSTRY ROAD NEW ELECTRONIC MESSAGE 
DISPLAY BILLBOARD - A request by Lamar Advertising for Special Use approval 
to allow for a new Electronic Message Display (EMD) billboard. New billboards 
proposing EMD require Board of County Commissioners approval. Two existing 
billboards will be removed in exchange for billboard credits to be used for this 
proposal. The property is zoned I-3 (Heavy Industrial) and is located along 
Marksheffel Road at 7950 Industry Road. The item was heard as a called-up 
consent item at the October 16, 2025, Planning Commission meeting, and was 
recommended for approval with a vote of 8-0. One citizen with Scenic Colorado 
spoke in opposition based on safety concerns with EMD billboards. (Parcel No. 
5333201011) (Commissioner District No. 2) (AL-25-015) (Miranda Benson, 
Associate Planner - Planning and Community Development) 

b. VACATION AND REPLAT - MANLEY SUBDIVISION FILING NO. 2 - A request by 
Land Development Consultants for approval of a 22.18-acre Vacation and Replat 
creating two single-family lots. The property is zoned RR-5 (Residential Rural), and 
is located at 4645 Curtis Road and 15010 Jones Road, 0.17 miles east of the 
intersection of Curtis Road and Jones Road. The item was heard on the consent 
agenda at the October 16, 2025, Planning Commission meeting and was 
recommended for approval with a vote of 8-0. (Parcel Nos. 4322000013 and 
4322005002) (Commissioner District No. 2) (VR-23-010) (Kylie Bagley, Principal 
Planner - Planning and Community Development) 

BILL WYSONG 

CORY APPLEGATE 

LAUREN NELSON 

COMMISSIONERS: 

CARRIE GEITNER (CHAIR) 

HOLLY WILLIAMS (VICE-CHAIR) 



Board of County Commissioners (“BOCC”) Land Use Meeting 
Thursday, November 13, 2025 
 

2 
 

c. VACATION AND REPLAT - CLAREMONT BUSINESS PARK 2 FILING NO. 3 - A 
request by Brian Zurek for approval of a 1.808-acre Vacation and Replat creating 
two commercial lots sized 0.855 acres and 0.771 acres, and a tract of 0.182 acres. 
The property is zoned CS (Commercial Service) and is located at 1541 El Jefe 
Heights. The item was heard on the consent agenda at the November 6, 2025, 
Planning Commission meeting and was recommended for approval with a vote of 5-
0. (Parcel No. 5405412013) (Commissioner District No. 2) (VR-25-001) (Lisa Elgin, 
Planner - Planning and Community Development) 

d. SUBDIVISION EXEMPTION - TOWN OF MONUMENT TANK SITE EXEMPTION - 
A request by Interstate 25 Properties, LTD; Cableco Holdco Exchange 1, LLC; and 
the Town of Monument for approval of a Subdivision Exemption. The application 
encompasses 5.87 acres to be divided into one lot and four tracts as well as the 
dedication of 7,290 square feet for public road right-of-way.  Per §7.2.2.B 
Subdivision exemptions are not heard by the Planning Commission and are heard 
by the Board of County Commissioners only. The property is zoned C-1 
(Commercial) and is located immediately southeast of the intersection of Beacon 
Lite Road and Bricker Road. (Parcel Nos. 7102200003, 7102200004, and 
7102300010) (Commissioner District No. 1) (EX-25-001) (Lisa Elgin, Planner - 
Planning and Community Development) 

7. Called-Up Consent Calendar 

8. Department and Committee Reports/Non-Action Items 

9. Addendum 

10. Executive Session 

a. Request for executive session pursuant to C.R.S. 24-6-402(4)(b) and (e) for the 
purpose of holding a conference with the County Attorney’s Office to receive legal 
advice on specific legal questions and determining positions relative to matters that 
may be subject to negotiations regarding compliance with C.R.S. 30-28-133 (4). 
(Kenneth Hodges, County Attorney) 

 

Adjourn 



 
 
 
 
 
 
 
 

 

EL PASO BOARD OF COUNTY COMMISSIONERS 

 
AGENDA ITEM SUMMARY 

 

 
Date: Thursday, November 13, 2025 Item No. 6.a. 
 
To: 

 
Board of County Commissioners 

 
From: 

 
Miranda Benson, Associate Planner - Planning and Community Development 

 
Agenda 
Wording: 

 
SPECIAL USE - 7950 INDUSTRY ROAD NEW ELECTRONIC MESSAGE 
DISPLAY BILLBOARD - A request by Lamar Advertising for Special Use approval 
to allow for a new Electronic Message Display (EMD) billboard. New billboards 
proposing EMD require Board of County Commissioners approval. Two existing 
billboards will be removed in exchange for billboard credits to be used for this 
proposal. The property is zoned I-3 (Heavy Industrial) and is located  along 
Marksheffel Road at 7950 Industry Road. This item was heard as a Called-Up 
Consent item at the October 16, 2025, Planning Commission meeting, and was 
recommended for approval with a vote of 8-0. One citizen with Scenic Colorado 
spoke in opposition based on safety concerns with EMD billboards.  (Parcel No. 
5333201011) (Commissioner District No. 2) (AL-25-015) 

 
 

SUMMARY (including information on budgeted matters) 
A request by Lamar Advertising for Special Use approval to allow for a new Electronic Message 
Display (EMD) billboard. New billboards proposing EMD require Board of County 
Commissioners approval. Two existing billboards will be removed in exchange for billboard 
credits to be used for this proposal. The property is zoned I-3 (Heavy Industrial) and is located 
along Marksheffel Road at 7950 Industry Road. 
 
BACKGROUND (including information on budgeted matters) 
 
 
ESTIMATED TIME FOR PRESENTATION 
5 minutes 

FINANCIAL IMPLICATIONS 

Business Year: 2025 Subject to TABOR? NO 
Fund:  
Funding Amount: $0.00 
Increase to original 
adopted Budget 

 
$0.00 

Net Cost to County: $0.00 
Total Project Cost: $0.00 
Vendor Information  
 

BILL WYSONG 

CORY APPLEGATE 

LAUREN NELSON 

COMMISSIONERS: 

CARRIE GEITNER (CHAIR) 

HOLLY WILLIAMS (VICE-CHAIR) 



ATTACHMENTS 

AL-25-015 BOCC MEMO PACKET 
 
 
 



 

MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

PLANNING AND COMMUNITY DEVELOPMENT 

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

 

SUMMARY MEMORANDUM 

TO:  El Paso County Board of County Commissioners   

FROM:  Planning & Community Development  

DATE:  11/13/2025 

RE:  AL2515; 7950 Industry Road New Electronic Message Display Billboard 

 

Project Description 

A request by Lamar Advertising for Special Use approval to allow for a new Electronic Message Display 

(EMD) billboard. New billboards proposing EMD require Board of County Commissioners approval. Two 

existing billboards will be removed in exchange for billboard credits to be used for this proposal. The 

property is zoned I-3 (Heavy Industrial) and is located along Marksheffel Road at 7950 Industry Road. 

 

Notation 

Please see the Planning Commission Minutes for a complete discussion of the topic and the project 

manager’s staff report for staff analysis. 

 

Planning Commission Recommendation and Vote 

Mr. Schuettpelz moved / Mr. Byers seconded the recommendation for approval of the Special Use 

application, utilizing the resolution attached to the staff report, with 1 condition and 4 notations, that this 

item be forwarded to the Board of County Commissioners for their consideration. The motion to 

recommend approval passed (8-0). The item was heard as a Called-Up Consent agenda item. 
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Discussion 

One member of the public spoke in opposition. Topics included the billboard credit exchange program and  

advertisement display times. The Planning Commission discussed the functionality of electronic displays 

during operation and in case of mechanical failure. They also discussed the Electronic Messaging Display 

review standards within the Land Development Code.  

 

Attachments 

1. Planning Commission Minutes from 10/16/2025. 

2. Signed Planning Commission Resolution. 

3. Planning Commission Staff Report. 

4. Public Comment. 

5. Draft BOCC Resolution. 
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MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

  PLANNING AND COMMUNITY DEVELOPMENT   

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

  

EL PASO COUNTY PLANNING COMMISSION 

MEETING RESULTS (UNOFFICIAL RESULTS) 

Planning Commission (PC) Meeting 

Thursday, October 16th, 2025, El Paso County Planning and Community Development Department 

2880 International Circle, Colorado Springs, Colorado – Second Floor Hearing Room  

REGULAR HEARING at 9:00 A.M.  

PC MEMBERS PRESENT AND VOTING: SARAH BRITTAIN JACK, JIM BYERS, JAY CARLSON, BECKY FULLER, 

ERIC MORAES, BRYCE SCHUETTPELZ, TIM TROWBRIDGE, AND CHRISTOPHER WHITNEY.  

PC MEMBERS PRESENT AND NOT VOTING: BLAINE BREW. 

PC MEMBERS ABSENT: NONE. 

STAFF PRESENT: MEGGAN HERINGTON, JUSTIN KILGORE, MIRANDA BENSON, LACEY DEAN, CHARLENE 

DURHAM, JOSEPH SANDSTROM, KYLIE BAGLEY, ERIKA KEECH, AND JESSICA MERRIAM. 

OTHERS PRESENT AND SPEAKING: BRAD NICHOLS, JUSTIN JOHNSTON AND LARRY BARRETT. 

1. REPORT ITEMS 

Ms. Herington notified the board of an upcoming water work session with the Board of County 

Commissioners on October 21, 2025, at 1:30 p.m. at the Centennial Hall Auditorium - 200 S. Cascade 

Avenue, Colorado Springs, Colorado 80903. 

Mr. Kilgore advised the board that the next PC Hearing is Thursday, November 6th, 2025, at 9:00 A.M. 

2. PUBLIC COMMENT FOR ITEMS NOT ON THE HEARING AGENDA 

NONE. 
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3. CONSENT ITEMS 

A. Adoption of Minutes for meeting held on September 18th, 2025. 

PC ACTION: THE MINUTES WERE APPROVED AS PRESENTED (8 - 0) 

IN FAVOR: (8) Brittain Jack, Byers, Carlson, Fuller, Moraes, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

B. AL2515                BENSON 

SPECIAL USE 

7950 INDUSTRY ROAD NEW ELECTRONIC MESSAGE DISPLAY BILLBOARD 

A request by Lamar Advertising for Special Use approval to allow for a new Electronic Message Display 

(EMD) billboard. New billboards proposing EMD require Board of County Commissioners approval. Two 

existing billboards will be removed in exchange for billboard credits to be used for this proposal. The 

property is zoned I-3 (Heavy Industrial) and is located along Marksheffel Road at 7950 Industry Road. 

(Parcel No. 5333201011) (Commissioner District No. 2) 

PC ACTION: THIS ITEM WAS PULLED TO BE HEARD AS A CALLED-UP CONSENT ITEM PER CITIZEN 

REQUEST. 

 

C. VR2310                  BAGLEY 

VACATION AND REPLAT 

MANLEY SUBDIVISION FILING NO. 2 

A request by Land Development Consultants for approval of a 22.18-acre Vacation and Replat creating 

two single-family lots. The property is zoned RR-5 (Residential Rural), and is located at 4645 Curtis Road 

and 15010 Jones Road, 0.17 miles east of the intersection of Curtis Road and Jones Road. (Parcel No. 

4322000013 and 4322005002) (Commissioner District No. 2) 

NO STAFF OR APPLICANT PRESENTATIONS OR DISCUSSION 
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PC ACTION: TROWBRIDGE MOVED / BRITTAIN JACK SECONDED TO RECOMMEND APPROVAL OF 

CONSENT ITEM 3C, FILE NUMBER VR2310 FOR A VACATION AND REPLAT, MANLEY SUBDIVISION 

FILING NO. 2, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH SIX (6) 

CONDITIONS, FOUR (4) NOTATIONS, AND A RECOMMENDED FINDING OF SUFFICIENCY WITH REGARD 

TO WATER QUALITY, QUANTITY, AND DEPENDABILITY, THAT THIS ITEM BE FORWARDED TO THE 

BOARD OF COUNTY COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND 

APPROVAL PASSED (8 - 0).  

IN FAVOR: (8) Brittain Jack, Byers, Carlson, Fuller, Moraes, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

4. CALLED-UP CONSENT ITEMS:  

3B. AL2515                BENSON 

SPECIAL USE 

7950 INDUSTRY ROAD NEW ELECTRONIC MESSAGE DISPLAY BILLBOARD 

A request by Lamar Advertising for Special Use approval to allow for a new Electronic Message Display 

(EMD) billboard. New billboards proposing EMD require Board of County Commissioners approval. Two 

existing billboards will be removed in exchange for billboard credits to be used for this proposal. The 

property is zoned I-3 (Heavy Industrial) and is located along Marksheffel Road at 7950 Industry Road. 

(Parcel No. 5333201011) (Commissioner District No. 2) 

STAFF & APPLICANT PRESENTATIONS 

DISCUSSION: Mr. Moraes inquired about the cycling frequency of messages on the proposed signage, 

asking whether businesses purchase advertising in 4- to 8-second segments, and if buying multiple 

cycles would result in a static display. Mr. Justin Johnston, with Lamar Advertising, responded that 

while multiple cycles could be purchased, the sign content would still need to change to remain 

compliant with code. He explained that technology encourages dynamic content, and it would be 

disadvantageous for advertisers to display only one static message. Instead, multiple specials or 

variations could be rotated using text or images to satisfy the requirement for changing content. Mr. 
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Moraes asked a follow-up regarding possible failure modes, specifically whether the display could fail 

into an “all-white” state. Mr. Johnston confirmed this was possible but noted that all displays are 

connected to a Network Operations Center at the company’s headquarters. The center includes a team 

that monitors displays via webcams and built-in diagnostics, which are designed to detect faults. The 

system is programmed to shut down in the event of unsafe conditions or persistent errors. 

Mr. Carlson inquired about the number of similar operations currently active within the county. Mr. 

Johnston responded that there are approximately 14 operating in the county. Mr. Carlson then asked 

whether the lighting design could cause distraction or confusion for pilots, noting the site’s location 

within the airport overlay and on an airliner approach path. Mr. Johnston stated that a prior study 

conducted with the airlines determined the lighting is not a concern, and the airport provided direct 

comments confirming no issues. 

PUBLIC COMMENTS: Mr. Larry Barrett, representing Scenic Colorado, spoke in opposition to portions 

of the proposal, emphasizing the organization’s mission to preserve and enhance Colorado’s visual 

environment. He commended the applicant for proposing to remove two static billboards along I-25 

and U.S. 24 but expressed concerns about the installation of a new electronic billboard in an industrial 

zone. Mr. Barrett stated that the proposed dwell time of 4–8 seconds per message is too short, 

potentially creating distraction and safety issues for drivers. He noted that other jurisdictions, such as 

Colorado Springs, require longer dwell times (10 seconds minimum), and some require up to 30 

seconds. Mr. Barrett also discussed message density, explaining that an 8-second dwell time allows 

approximately 7 messages per minute per face, while a 4-second dwell time would allow up to 15 

messages per minute, effectively creating a moving or animated sign. Finally, he addressed billboard 

removal ratios, recommending that El Paso County consider requiring multiple static billboard removals 

for each new electronic billboard, similar to standards in other jurisdictions such as Gulfport (6 

removals) and Tampa Bay or St. Petersburg, FL (10 removals). 

APPLICANT REBUTTAL: None. 

PLANNING COMMISSION DISCUSSION: Mr. Trowbridge asked staff to review the Land Development 

Code provisions regarding the transfer of billboard credits. Ms. Benson explained that to receive a 

credit, a billboard must first be removed, and verification of its removal must be provided. Once 

verified, a credit is issued and may later be redeemed when an applicant submits a new sign plan for 
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review. Credits are issued on a structure-for-structure, face-for-face, and size-for-size basis. In this case, 

the applicant proposes to remove two 378-square-foot billboards in exchange for constructing a new 

two-sided electronic billboard. Mr. Trowbridge also asked about regulations related to dwell times for 

electronic message displays (EMDs). Ms. Benson stated that the Land Development Code specifies that 

message hold times must range between 4 to 8 seconds, with instantaneous transitions between 

messages. She added that brightness levels must not exceed 500 NITs, and the sign must include an 

automatic dimming feature to adjust lighting and prevent glare if a malfunction occurs. 

PC ACTION: SCHUETTPELZ MOVED / BYERS SECONDED TO RECOMMEND APPROVAL OF CONSENT ITEM 

3B, FILE NUMBER AL2515 FOR A SPECIAL USE, 7950 INDUSTRY ROAD NEW ELECTRONIC MESSAGE DISPLAY 

BILLBOARD, UTILIZING THE RESOLUTION ATTACHED TO THE STAFF REPORT WITH ONE (1) CONDITION 

AND FOUR (4) NOTATIONS, THAT THIS ITEM BE FORWARDED TO THE BOARD OF COUNTY 

COMMISSIONERS FOR THEIR CONSIDERATION. THE MOTION TO RECOMMEND APPROVAL PASSED (8 - 0).  

IN FAVOR: (8) Brittain Jack, Byers, Carlson, Fuller, Moraes, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

5. REGULAR ITEMS 

A. U251                       DEAN 

APPROVAL OF LOCATION 

1015 VALLEY STREET 

A request by YOW Architects on behalf of the Cimarron Hills Fire Protection District for Approval of 

Location to allow the conversion of an existing service garage to a fire station. The property is located 

on Galley Road, approximately 1/2 mile east of the intersection of North Powers Boulevard and Galley 

Road. (Parcel No. 5407202012) (Commissioner District No. 4) 

STAFF & APPLICANT PRESENTATIONS 

NO DISCUSSION OR PUBLIC COMMENT 

PC ACTION: FULLER MOVED / MORAES SECONDED TO APPROVE REGULAR ITEM 5A, FILE NUMBER U251 

FOR AN APPROVAL OF LOCATION, 1015 VALLEY STREET, UTILIZING THE RESOLUTION ATTACHED TO 
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THE STAFF REPORT WITH TWO (2) CONDITIONS AND ONE (1) NOTATION. THE MOTION TO APPROVE 

PASSED (8 - 0).  

IN FAVOR: (8) Brittain Jack, Byers, Carlson, Fuller, Moraes, Schuettpelz, Trowbridge, and Whitney. 

IN OPPOSITION: (0) None. 

 

6. NON-ACTION ITEMS 

NONE. 

 

MEETING ADJOURNED at 9:57 A.M. 

Minutes Prepared By: Jessica Merriam 
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MEGGAN HERINGTON, AICP, EXECUTIVE DIRECTOR 

PLANNING AND COMMUNITY DEVELOPMENT 

 

 

2880 International Circle, Suite 110 | Colorado Springs, Colorado | 80910 

www.planningdevelopment.elpasoco.com | plnweb@elpasoco.com | 719.520.6300 

 

TO:   El Paso County Planning Commission 

  Jay Carlson, Chair 

 

FROM: Miranda Benson, Associate Planner 

  Joseph Sandstrom, Associate Engineer 

 

RE:   Project File Number: AL2515 

  Project Name: 7950 Industry Road New Electronic Message Display Billboard 

  Parcel Number: 5333201011 

  Commissioner District:  2 

 

OWNER:  REPRESENTATIVE: 

Smelker Schleder, LLP 

3420 Capital Drive 

Colorado Springs, CO 80939-9710 

Lamar Advertising of Colorado Springs 

720 Seedling Court 

Colorado Springs, CO 80915 

Planning Commission Hearing Date:   10/16/2025 

Board of County Commissioners Hearing Date: 11/13/2025 

 

EXECUTIVE SUMMARY 

A request by Lamar Advertising for Special Use approval to allow a new Electronic Message Display (EMD) 

billboard. New billboards proposing EMD require Board of County Commissioners approval. Two existing 

billboards will be removed in exchange for Billboard Credits to be used for this proposal. The property is 

zoned I-3 (Heavy Industrial) and is located along Marksheffel Road at 7950 Industry Road. 
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A. AUTHORIZATION TO SIGN: There are no documents associated with this application that require signing. 

 

B. APPROVAL CRITERIA 

Pursuant to Section 5.3.2.C of the Land Development Code (as amended), the Planning Commission 

and Board of County Commissioners may consider the following criteria in approving a Special Use: 

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

• The special use will generally be in harmony with the character of the neighborhood, and will 

generally be compatible with the existing and allowable land uses in the surrounding area; 

• The impact of the special use does not overburden or exceed the capacity of public facilities and 

services, or, in the alternative, the special use application demonstrates that it will provide adequate 

public facilities in a timely and efficient manner; 

• The special use will not create unmitigated traffic congestion or traffic hazards on the surrounding 

area, and has adequate, legal access; 

• The special use will comply with all applicable local, state, and federal laws and regulations 

regarding air, water, light, or noise pollution; 

• The special use will not otherwise be detrimental to the public health, safety and welfare of the 

present or future residents of El Paso County; and/or 

• The special use conforms or will conform to all other applicable County rules, regulations or ordinances. 

 

C. LOCATION 

North:  I-3 (Heavy Industrial)   Concrete Batch Plant (and existing billboard) 

South:  I-3 (Heavy Industrial)   General Industrial Uses/Warehouses 

East:  I-3 (Heavy Industrial)   General Industrial Uses/Warehouses 

West:  I-2/I-3 (Limited/Heavy Industrial) County Transportation and Environmental Complex 

  RR-5 (Residential Rural) City of Colorado Springs Propane Air Plant 

 

D. BACKGROUND 

The property located at 7950 Industry Road is primarily used as a Mini-Warehouse Storage facility. Lamar 

Advertising is proposing to remove two 378 square-foot legally existing single-sided static billboards (3608 

High Street & 3695 Highway 85/87) to obtain Billboard Credits, which will be utilized for a new two-sided 

378 square-foot billboard utilizing EMD at 7950 Industry Road. Billboard Credits are issued by the County 
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when a billboard owner removes a previously existing, lawfully erected billboard. This process allows an 

applicant to remove and replace advertising when working within a Billboard capped area, such as El Paso 

County. The subject property is not within a restricted corridor; the Colorado Department of 

Transportation’s Outdoor Advertising Program had no comment regarding the proposal.  

 

   

3608 High Street (on Highway 24)   3695 Highway 85/87 (on Interstate 25) 

Vicinity Maps of Existing Billboards to be Removed 

 

E. LAND DEVELOPMENT CODE AND ZONING ANALYSIS 

The Land Development Code requires that any billboard utilizing Electronic Message Display (EMD) 

shall require Special Use approval. Specifically, section 6.2.9.(B)(3)(c)(i) states: “Any use of EMD shall 

require approval of a special use permit.”, and “New billboards proposing EMD shall require Board approval.”  

 

As part of the applicant’s Special Use application, relief from the Off-Premise Sign Development 

Standards regarding the Spacing Standards is requested. Section 6.2.9.(B)(4)(c)(i) states, “Billboards 

Spaced 1,000 Feet Apart. No billboard shall be spaced less than 1,000 feet from any other billboard, except 

in the I-3 Zoning district, where the spacing shall be no less than 400 feet.” An existing static billboard exists 

on the property immediately north. In order for the proposed billboard to meet all building setbacks 

on the subject property, a spacing separation of only 384 feet can be achieved. Therefore, the applicant 

is requesting 4% relief from this spacing standard as part of their Special Use.  This falls well within the 

20% threshold typically considered under Administrative Relief. 
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F. MASTER PLAN COMPLIANCE 

1. Your El Paso Master Plan 

a. Placetype Character: Urban Residential  

The Urban Residential placetype consists of established neighborhoods immediately adjacent to 

equally dense or more dense urban neighborhoods in incorporated areas, as well as new, largely 

residential neighborhoods in previously undeveloped areas where centralized utility services are 

available. The Urban Residential placetype provides for a mix of development densities and housing 

types within a neighborhood. Urban Residential placetypes generally support accessory dwelling units 

as well. The dense urban development and high intensity of existing Urban Residential areas make it 

difficult to distinguish them from adjacent incorporated areas. The development of an Urban 

Residential placetype will strongly depend upon availability of water and wastewater services. 

 

An interconnected network of pedestrian and bicycle infrastructure make Urban neighborhoods walk-

able internally and well-connected to adjacent placetypes. Highly accessible parks and open space are 

integrated throughout the neighborhood. Neighborhood-serving retail areas in this placetype should 

be conveniently connected and accessible to residents of the nearby neighborhood. Commercial uses 

should be located along main or perimeter streets rather than imbedded within primarily residential 

areas. Cimarron Hills is the most prominent example of this placetype. 

 

Recommended Land Uses: 

Primary 

• Single-family Detached Residential (5 units per acre lots or more) 

• Single-family Attached Residential 

• Multifamily Residential 

Supporting 

• Mixed Use 

• Restaurant 

• Commercial Retail  

• Commercial Service  

• Institutional 

• Parks 

• Office 
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Analysis:  

The applicant’s proposal does not conflict with the mix of uses in the neighborhood. However, 

the Industrial zoning district and established industrial uses surrounding the subject property 

are more consistent with the Employment Center Placetype which is present further south. 

Overall, the placetype is not anticipated to be impacted by the current proposal. 

 

b. Area of Change Designation: Transition  

Transition areas are fully developed parts of the County that may completely or significantly change 

in character. In these areas, redevelopment is expected to be intense enough to transition the existing 

development setting to an entirely new type of development. For example, a failing strip of commercial 

development could be redeveloped with light industrial or office uses that result in a transition to an 

employment hub or business park. Another example of such a transition would be if a blighted 

suburban neighborhood were to experience redevelopment with significant amounts of multifamily 

housing or commercial development of a larger scale in line with a commercial center. 

 

Analysis:  

The applicant’s proposal does not conflict with the Transition Area of Change designation. The 

applicant’s proposal is consistent with the established uses of the area.  

 

c. Key Area Influences: Enclaves or Near Enclaves 

Enclaves are areas of unincorporated El Paso County that are surrounded on all sides by an incorporated 

municipality, primarily the City of Colorado Springs but enclaves or near enclaves exist within or adjacent 

to other municipalities. The largest enclave is Cimarron Hills, an urbanized community with nearly 18,000 

residents, but several smaller enclaves exist around other areas of Colorado Springs as well.  

 

The majority of the enclaves are developed or partially developed in a manner that would require 

significant improvement for annexation. These include roadway improvements, storm-water improvements 

and utility infrastructure upgrades. Most enclave areas are accessed by municipal roads, experience the 

impacts of urban stormwater runoff, or are otherwise served by one or more municipal utilities. The character 

and intensity of new development or redevelopment in these enclaves should match that of the development 

in the municipality surrounding it. Discussion with the City of Colorado Springs and other municipalities 
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regarding the possible annexation of these areas should be continued and revisited regularly to explore 

means to finance improvements and service debt to make annexation a feasible consideration. 

 

Analysis:  

The subject property is within the northeastern part of the Cimarron Hills enclave. The proposal 

will not require significant improvements which would require annexation. Land uses of the 

nearest incorporated areas are compatible with or identical to the industrial use of this property. 

 

2. Other Master Plan Elements 

The El Paso County Wildlife Habitat Descriptors (1996) identifies the parcel as having a low wildlife 

impact potential.  

 

The Master Plan for Mineral Extraction (1996) identifies valley-fill 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. 

 

G. PHYSICAL SITE CHARACTERISTICS 

1. Hazards 

There are no hazards associated with the project. 

 

2. Floodplain 

This property is not located within a regulatory floodplain and is in Zone X, area of minimal flood 

hazard, as identified in FEMA FIRM 08041C0543G which has an effective date of December 7, 2018. 

 

3. Drainage and Erosion 

Drainage and erosion impacts are negligible for this application, and a drainage report and 

grading and erosion control plan were not required.  

 

4. Transportation 

A Traffic Impact Study (TIS) was not required because this application meets the TIS exemption in 

the Engineering Criteria Manual Appendix B.1.2.D. No public improvements are required, and the 

El Paso County Road Impact Fee (Resolution 24-377) does not apply.   
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H. SERVICES 

1. Water 

Findings of sufficiency with respect to water quality, quantity, and dependability are not required 

with consideration of a Special Use. Water is provided by Cherokee Metro District. The District 

confirmed that the placement of this billboard will not conflict with existing infrastructure. The 

billboard will not generate an increased use of water. 

 

2. Sanitation 

Sanitation is provided by Cherokee Metro District. The District confirmed that the placement of 

this billboard will not conflict with existing infrastructure. The billboard will not generate an 

increased use of sanitation services. 

 

3. Emergency Services 

The property is located within the Falcon Fire Protection District, which is committed to providing 

fire protection services to the property.  

 

4. Utilities 

Electricity is provided by MVEA. They were sent a referral and have no outstanding comments. 

 

5. Parks/Trails 

Land dedication and fees in lieu of park land dedication are not required for a Special Use application. 

 

6. Schools 

Land dedication and fees in lieu of school land dedication are not required for a Special Use application.  

 

I. APPLICABLE RESOLUTIONS 

See attached resolution. 

 

J. STATUS OF MAJOR ISSUES 

No major issues. 
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K. RECOMMENDED CONDITION AND NOTATIONS 

Should the Planning Commission and the Board of County Commissioners find that the request 

meets the criteria for approval outlined in Section 5.3.2 of the El Paso County Land Development 

Code (as amended), staff recommends the following condition and notations: 

CONDITION 

1. The applicant shall complete a Billboard Credit application process for each removed billboard. 

These Billboard Credits shall be used to satisfy the current Special Use request and shall be obtained 

prior to the building permit at 7950 Industry Road being granted. 

NOTATIONS 

1. Approval of this Special Use request shall allow the new EMD billboard to be located no closer than 

384 feet from the existing billboard on the property to the north. 

2. Special Use approval includes the accompanying site plan and elevation drawings. No substantial 

expansion, enlargement, intensification, or modification shall be allowed except upon reevaluation 

and public hearing as specified in the Land Development Code.  

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

regulations and/or Special Use standards are being violated, preceded by notice and public hearing. 

4. If the Special Use is discontinued or abandoned for two (2) years or longer, the Special Use shall 

be deemed abandoned and of no further force and effect. 

 

L. PUBLIC COMMENT AND NOTICE 

The Planning and Community Development Department notified 17 adjacent property owners on 

October 1, 2025, for the Planning Commission and Board of County Commissioners meetings.  

Responses will be provided at the hearing. 

 

M. ATTACHMENTS 

Map Series 

Letter of Intent 

Site Plan 

Draft Resolution 
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