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CITY PLANNING COMMISSION 
MEETING PROCEDURES 

 
MEETING ORDER:  
The City Planning Commission will hold its regular meeting on Thursday, March 19, 2015 at 
8:30 a.m., in the City Hall Council Chambers at 107 North Nevada Avenue, Colorado Springs, 
Colorado.  
 
The Consent Calendar will be acted upon as a whole unless a specific item is called up for 
discussion by a Planning Commissioner, a City staff member, or a citizen wishing to address 
the Planning Commission. 
 
When an item is presented to the Planning Commission the following order shall be used:  

 City staff presents the item with a recommendation;  

 The applicant or the representative of the applicant makes a 
presentation;  

 Supporters of the request are heard;  

 Opponents of the item will be heard;  

 The applicant has the right of rebuttal;  

 Questions from the Commission may be directed at any time 
to the applicant, staff or public to clarify evidence presented 
in the hearing. 

 
 
VIEW LIVE MEETINGS: 
To inquire of current items being discussed during the meeting, please contact the Planning & 
Development Team at 719-385-5905, tune into local cable channel 18 or live video stream at 
www.springsgov.com. 
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CITY PLANNING COMMISSION 
COMPREHENSIVE PLAN AND REVIEW CRITERIA 

 

 

COMPREHENSIVE PLAN: 
The City Planning Commission uses the Comprehensive Plan as a guide in all land use matters. 
The Plan is available for review in the Land Use Review Office, located at 30 S. Nevada 
Avenue, Suite 105. The following lists the elements of the Comprehensive Plan: 

 

 Introduction and Background 

 Land Use 

 Neighborhood  

 Transportation 

 Natural Environment 

 Community Character and Appearance 

 2020 Land Use Map 

 Implementation 
 
The Comprehensive Plan contains a land use map known as the 2020 Land Use Map. This map 
represents a framework for future city growth through the year 2020, and is intended to be used 
with the Comprehensive Plan’s goals, policies, objectives and strategies.  It illustrates a desired 
pattern of growth in conformance with Comprehensive Plan policies, and should be used as a 
guide in city land use decisions. The Comprehensive Plan, including the Land Use Map, may be 
amended from time to time as an update to city policies.  
 
APPLICATION REVIEW CRITERIA: 
Each application that comes before the Planning Commission is reviewed using the applicable 
criteria located in the Appendix of the Planning Commission Agenda. 
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CITY PLANNING COMMISSION 
APPEAL INSTRUCTIONS 

 

 
In accordance with Chapter 7, Article 5, Part 906 (B) (1) of the City Code, “Any person may 
appeal to the City Council any action of the Planning Commission or an FBZ Review Board or 
Historic Preservation Board in relation to this Zoning Code, where the action was adverse to 
the person by filing with the City Clerk a written notice of appeal. The notice of appeal shall be 
filed with the City Clerk no later than ten (10) days after the action from which appeal is taken, 
and shall briefly state the grounds upon which the appeal is based.” 
 
Accordingly, any appeal relating to this Planning Commission meeting must be submitted to the 
City Clerk (located at 30 S. Nevada Avenue, Colorado Springs, CO  80903) by:  
 
 

Monday, March 30, 2015  
 
 
A $176 application fee and a justification letter specifying your specific grounds of appeal shall 
be required.  The appeal letter should address specific City Code requirements that were not 
adequately addressed by the Planning Commission. City Council may elect to limit discussion at 
the appeal hearing to the matters set forth in your appeal letter. 
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CITY PLANNING COMMISSION MEETING AGENDA 
THURSDAY, March 19, 2015 

 
1. Approval of the Record of Decision (minutes) for the January 15 and February 19 , 

2015 City Planning Commission Meetings  
2. Communications  
3. Consent Calendar (Items A.1-C.2)  .................................... Page 8 
4. New Business Calendar (Items 4.A – 5) ............................ Page 53  
 Appendix – Review Criteria ................................................ Page 120 

CONSENT CALENDAR 

ITEM NO. PROJECT DESCRIPTION 
PAGE 
NO. 

ITEM.:  A.1 
CPC PUP 09-00017-
A3MN14       
(Quasi-Judicial) 
 
ITEM.:  A.2 
CPC PUZ 15-00010 
(Quasi-Judicial) 
 
PARCEL NO.: 
6207200018, 
6207200029 
 
PLANNER:   
Katie Carleo 

A request by Executive Consulting Engineers Inc., on behalf of 
Randy Scholl, and Northgate Properties LLC for approval of the 
following development applications: 

1. A minor amendment to the Copper Ridge at Northgate 
Concept Plan.  The amendment joins previously approved 
Shops at Colorado Grand Hotel Concept Plan and Copper 
Ridge Concept Plan.  The site consists of 199 acres located 
Southwest of Northgate Blvd. and Voyager Pkwy. 

2. A change of zoning from A/PBC/PUD/( Agriculture,  Planned 
Business Center, Planned Unit Development) to PUD 
(Planned Unit Development) commercial development with 
65 foot maximum building height.  The site consists of 15.42 
acres located Southwest of Northgate Blvd. and Bass Pro 
Drive. 

8 

ITEM.:  B.1 
CPC MP 06-00219-
A4MN14 
(Quasi-Judicial) 
 
ITEM.:  B.2 
CPC PUZ 14-00153 
(Quasi-Judicial) 
 
ITEM.:  B.3 
CPC PUD 14-00157 
(Quasi-Judicial) 
 
PARCEL NO.: 
6209300007 
 
PLANNER: 
Meggan Herington 
 

A request by NES, Inc. on Behalf of Pulpit Rock Investments, LLC 
for approval of the following development applications: 

1. A minor amendment to the Flying Horse Master Plan.  The 
amendment will convert the land use of Parcel #36 from 
Office to Residential 3.5 – 7.99 dwelling units per acre. The 
amendment will also remove the designation of a future 
traffic signal at the intersection of Diamond Rock Road and 
North Gate Boulevard. 

2. A rezoning from A (Agricultural) to PUD (Planned Unit 
Development; Residential, 3.5 – 7.99 dwelling units per 
acre, 30 foot maximum building height). 

3. The Flying Horse Parcel #36 Molise Development Plan.  For 
40 new residential lots for single- family attached units 
(duplexes) at an overall density of 3.8 dwelling units per 
acre with landscape tracts and public roads.  

 
The property consists of 10.5 acres and is located at the Southeast 
corner of Ravenswood Drive and Flying Horse Club Drive. 

15 
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ITEM.:  C.1 
CPC PUZ 14-00151 
(Quasi-Judicial) 
 
ITEM.:  C.2 
CPC PUD 14-00152 
 (Quasi-Judicial)  
 
PARCEL NO.: 
6303406009 
 
PLANNER:   
Meggan Herington  
 

A request by Classic Consulting Engineers on behalf of Matt 
Craddock for approval of the following development applications: 

1. A rezone from PIP-1 (Planned Industrial Park) to PUD 
(Planned Unit Development: Single-family residential, 
attached, 5.5 dwelling units per acre, 35 foot maximum 
building height).  

2. The Lexington Crossing at Briargate Development Plan. The 
Development Plan illustrates 40 new residential lots for 
single-family attached units (duplexes) with public roads and 
landscape tracts. 

 
The property consists of 7.21 acres and is located North of 
Lexington Drive, West of Bordeaux and South of Meadow Ridge 
Drive. 

32 

NEW BUSINESS CALENDAR 

ITEM NO. PROJECT DESCRIPTION 
PAGE 
NO. 

 
TEM.:  4.A 
CPC ZC 14-00141 
(Quasi-Judicial) 
 
ITEM.:  4.B 
CPC CP 13-00108-
A1MN14 
(Quasi-Judicial) 
 
ITEM.:  4.C 
CPC DP 14-00143 
(Quasi-Judicial)  
 
PARCEL NO.: 
6324401082 
 
PLANNER:   
Lonna Thelen 

A request by Vedura Residential on behalf of Barnes Center Inc. for 
approval of the following development applications: 

1. A zone change to rezone the property from A/AO 
(Agriculture with Airport Overlay) to R-5/AO (Multi-Family 
with Airport Overlay). 

2. A concept plan amendment to change the alignment of 
Integrity Center Point, change the configuration of the lots, 
and add open space and a drainage tract. 

3. A development plan for a 272 unit apartment complex. 
 

The subject property consists of 14.43 acres and is located 
Northwest of Barnes and Powers along Integrity Center Point.  

53 
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ITEM NO.:  5 
CPC CU 14-00148 
(Quasi-Judicial) 
 
PARCEL NO.: 
6318305065 
 
PLANNER:   
Lonna Thelen 

A request by NES, Inc. on behalf of Pueblo Bank and Trust and 
Pannunzio Inc., for a conditional use to allow multi-family in a PBC 
(Planned Business Center) zone district for Creekside at 
Rockrimmon. The property is zoned PBC/CR/HS/SS (Planned 
Business Center with Conditions of Record with Hillside and 
Streamside overlay).   

 

The property consists of 4.92 acres, and is located at 52 & 112 
Heavy Stone View. 

  

96 
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CONSENT CALENDAR 
 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NO.: A.1 – A.2 
 

STAFF:   KATIE CARLEO 
 

FILE NO(S): 
CPC PUP 09-00017-A3MN14 – QUASI-JUDICIAL 

CPC PUZ 15-00010 – QUASI-JUDICIAL 
 

 
PROJECT: POLARIS POINTE ZONE CHANGE 
 
APPLICANT: EXECUTIVE CONSULTING ENGINEERS, INC. 
 
OWNER: RANDAL SCHOLL 
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PROJECT SUMMARY: 

1. Project Description: This project includes concurrent applications for a concept plan amendment 
for Copper Ridge at Northgate and a rezone of 15.42 acres, located near the southwest corner of 
Northgate Blvd and Bass Pro Dr. The property will be rezoned from A/PBC/PUD (Agriculture, 
Planned Business Center, and Planned Unit Development) to PUD (Planned Unit Development; 
Commercial uses, maximum building height 65-feet) in order to allow commercial development at 
this location.  
 
The proposed PUD zone is consistent with the previously established PUD zone for the 
associated Copper Ridge at Northgate concept plan.  The concept plan amendment illustrates the 
area to be added and rezoned maintaining a 65-foot max building height commercial project that 
is proposed for mixed use, hotel and waterpark.  (FIGURE 1) 
 

2. Applicant’s Project Statement: (FIGURE 2) 
 

3. Planning and Development Team’s Recommendation: Staff recommends approval of the 
applications with conditions of approval and technical modifications. 

 
BACKGROUND: 

1. Site Address: No address have been assigned to date 
2. Existing Zoning/Land Use: The 15.42 acre site is currently zoned A/PBC/PUD (Agriculture, 

Planned Business Center, and Planned Unit Development) / the site is currently vacant. 
3. Surrounding Zoning/Land Use: North:  PBC (Future Commercial) and Northgate Open Space 

South: PUD / Bass Pro Shops 
East:   PUD / Vacant but planned for future commercial 
West: Unincorporated El Pas County / Western Museum of  

Mining and Industry. 
4. Comprehensive Plan/Designated 2020 Land Use: This property is designated as Employment 

Center 
5. Annexation  The property was annexed in 1985 as part of the Northgate Annexation #4 
6. Master Plan/Designated Master Plan Land Use: This property is within the Northgate Master Plan 

and is designated as “Community Commercial and Regional Commercial” 
7. Subdivision: This property is not yet platted 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The subject property is vacant.  It is surrounded by commercial 

development as part of the Copper Ridge at Northgate concept plan. 
 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
The public process included posting the site and sending postcards to 21 property owners within 500 feet 
of the subject property, notifying them of the application submittal and public hearing. 
 
Staff also sent the plans to the standard internal and external review agencies for comments. 
Commenting agencies included Colorado Springs Utilities, City Engineering, City Traffic, CDOT, and the 
US Air Force Academy.  All comments received from the review agencies have been addressed except 
for those mentioned as conditions of this approval or technical modifications. 
 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria / Design & Development Issues: 
 
Background: 
The Copper Ridge at Northgate Concept Plan, located southwest of Northgate Blvd and Voyager 
Parkway was originally approved in 2009 with 192 acres zoned PUD (Planned Unit 
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Development); commercial, with 65-foot maximum building height (except for areas B-4 and B-5, 
commercial, 120-foot max building height). 
 
The Shops at Colorado Grand Hotel, located southwest of Northgate Blvd and Bass Pro Dr. was 
originally approved in 2000 with 7 acres zoned PBC (Planned Business Center); commercial, 
retail and hotel.  This plan was amended in 2014 updating the current road configurations. 
 
The proposed application for concept plan amendment would join these two previously approved 
plans and create one concept plan that would govern the entire area.  This should simplify 
planning efforts for this area going forward. 
 
Rezone from A/PBC/PUD to PUD 
The request is to rezone 15.42 acres from the current A/PBC/PUD (Agriculture, Planned 
Business Center, Planned Unit Development) to PUD (Planned Unit Development; Commercial, 
max building height 65-feet) in order to establish a cohesive zoning for the concept plan area.  
The intent is to transition the property from its current zoning to the established PUD zoning with 
the same 65-foot max building height for purposed mixed-use, hotel and waterpark development.    
One issue that is driving the need for the zone change is that the developer is proposing to 
construct a new hotel and waterpark development in an area that currently straddles the 
boundary between the existing PBC zone and the adjacent PUD zone.  While the proposed 
project could be permitted in either zone, when establishing a platted lot, only one base zone 
district shall apply pursuant to City Code Section 7.2.105. 
 
Staff finds the zone change is in conformance with the City Code criteria for establishing a PUD 
zone set forth in Section 7.3.603 and 7.5.603.B. 
 
Concept Plan Amendment 
This concept plan illustrates joining previously approved Shops at Colorado Grand Hotel Concept 
Plan and Copper Ridge at Northgate Concept Plan into a single plan now named Polaris Pointe 
at Northgate. Previously approved zoning restrictions for Copper Ridge will remain for the entire 
PUD concept plan area. The planned use of the site will remain mixed-use commercial and will 
maintain a 65-foot max building height; building setbacks are conceptually shown on plan. 
 
All required parking will be provided on-site. Overall access to the various sites has been 
determined and approved by the City with previous reviews.  One point of access off Voyager 
Parkway is still in consideration and will require CDOT approval.  The City and CDOT are working 
together to review this proposed access.   

 
Staff finds the concept plan is in conformance with the City Code criteria for concept plan 
approval. 
 

2. Conformance with the City Comprehensive Plan: 
Comprehensive Plan 2020 Land Use Map designates this property as an Employment Center.  
Employment Centers are defined as activity centers that are major concentrations of employment 
supported by a mix of uses that meet the needs of employees and visitors, such as restaurants, 
lodging, child care, higher density residential, and educational facilities. 
 
Strategy LU 102b: Promote Cooperative Planning within the Potential Urban Growth Area 
Promote cooperative planning within the Potential Urban Growth Area to provide adequate urban 
services and infrastructure. 
 
Policy LU 201: Promote a Focused, Consolidated Land Use Pattern  
Locate new growth and development in well-defined contiguous areas in order to avoid leapfrog, 
scattered land use patterns that cannot be adequately provided with City services. 
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Strategy LU 302e: Incorporate Mixed-use Activity Center Principles into the Design of New 
and Redeveloping Employment and Commercial Centers 
Design and develop commercial and employment centers as activity centers that include a range 
of integrated uses, such as retail, concentrated office, research and development, institutional, 
entertainment, and civic activities 
 
Policy LU 701: Plan and Develop New Commercial Areas as Activity Centers  
Plan and develop new commercial areas as regional centers, commercial centers, community 
activity centers, or neighborhood centers according to their function, size, location, intensity, and 
mix of uses. 
 
Strategy LU 701a: Locate New Commercial Uses in Activity Centers  
Locate new commercial (retail, office, services etc.) development in identified regional centers, 
commercial centers, and community, or neighborhood activity centers. Prohibit strip commercial 
development along new major roadways. 
 
Policy CCA 401: Support Mixed Land Uses 
The City will encourage design that supports mixed land uses and promotes compatibility, 
accessibility, and appropriate transitions between uses that vary in intensity and scale. 
 
Policy CCA 601: New Development Will Be Compatible with the Surrounding Area New 
developments will be compatible with the surrounding land uses and will complement the 
character and appearance of adjacent land uses. 
 
It is the finding of Staff that the Polaris Pointe zone change and concept plan amendment 
substantially conform to the City Comprehensive Plan 2020 Land Use Map and the Plan’s 
goals and objectives. 
 

3. Conformance with the Area’s Master Plan: 
This property is part of the Northgate Master Plan.  The changes purposed are consistent with the 
Master Plan as this area is designated Community Commercial and Regional Commercial.  The 
mix of commercial uses supports this designation.   
 
It is the finding of Staff that the proposal is in compliance with the Northgate Master Plan. 

 
 
STAFF RECOMMENDATION: 
 
ITEM NO.: A.1 CPC PUP 09-00017-A3MN14 – POLARIS POINTE AT NORTHGATE CONCEPT PLAN 
Approve the Polaris Pointe Concept Plan Amendment based upon the findings that the concept plan 
meets the review criteria as set forth in City Code Section 7.5.501.E., subject to compliance with the 
following conditions and technical plan modifications. 
 
Conditions of Approval on Concept Plan Amendment: 

1. Approval of a Coordinated Sign Plan Amendment for Polaris Pointe at Northgate per the City Sign 
Specialist. 

 
Technical and Informational Modifications to the Concept Plan Amendment: 

1. Reflect the private access to Voyager Parkway as determined by CDOT.  
 
ITEM NO.: A.2 CPC PUZ 15-00010 – CHANGE OF ZONE 
Approve the change of zoning district from A/PBC/PUD (Agriculture, Planed Business Center, Planned 
Unit Development) to PUD (Planned Unit Development) Commercial, max building height 65-feet based 
upon the findings that the zone change complies with the review criteria outlined in City Code Sections 
7.5.603.B and development of a PUD zone as set forth in City Code Section 7.3.603. 
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Executive�Consulting�Engineers,�Inc.                           1350�Meadowgrass�Drive,� �
� � � � � � � � � � � Suite�200�

Colorado�Springs,�CO�80921�

(719)�531�0707�Fax:�(719)�531�7622�

p:\projects\northgate property\1091-colorado hotel and water park\word\letters\for zoning change\1091 project statement for 
zoning change.docx

Project Statement for Copper Ridge at Northgate PUD Concept Plan 

�
Purpose:� �
Requesting�for�an�approval�of�Zoning�Change�from�Planned�Business�Center�and�Agricultural�to�Planned�
Unit�Development,�commercial� (PUD�commercial)�and�approval�of�minor�amendment�to�the�approved�
Copper�Ridge�at�Northgate�PUD�Concept�Plan.�����
�
Project�Location�and�Description:� �
The�proposed�project�is�located�in�a�portion�of�the�Section�7,�Township�12�South,�Range�66�West�of�the�
6th�Principle�Meridian�in�the�City�of�Colorado�Springs,�County�of�El�Paso�in�State�of�Colorado.���
Proposed�Concept�Plan�is�for�Colorado�Grand�Hotel�and�Water�Park.��The�site�is�bordered�by�to�be�platted�
with�a�new�Kneaders�Bakery�and�Café�restaurant�and�future�fast�foot�restaurant�parcels�to�the�north,�an�
existing�collector�street,�Bass�Pro�Drive�to�the�east,�an�existing�Bass�Pro�Shops�to�the�south�and�an�existing�
Mining�Museum�site�to�the�west.����
�
The�5.84�acre�portion�of�proposed�project�was�previously�approved�under,�“Shops�at�Colorado�Grand�Hotel�
Concept�Plan,�City�File�Number:�CPC�CP�00�00297�A1MJ14,�dated�December�3,�2014.��This�portion�is�zoned�
as� Planned� Business� Center� (PBC).� � 0.678� acre� portion� of� proposed� project� is� currently� zoned� as�
Agricultural.� � This� parcel� was� annexed� into� City� per� “Northgate� Annexation� Plat� No.� 7,� Annexation�
Agreement,�dated�April�1,�2009�and�per�recommendation�of�the�City�Planner�at�the�time,�the�annexed�
portion�of�0.678�acre�was�zoned�as�“Agricultural”�and�remained�till�today�date.���
Other�remaining�portion,�approximately�9.58�acres�of�proposed�hotel�and�water�park�development�uses�
were�previously�approved�under�“Copper�Ridge�at�Northgate�PUD�Concept�Plan”,�City�File�number:�CPC�
PUP�09�00017�A1MN13,�last�approval�date�of�October�13,�2013.��This�portion�is�also�included�for�the�Zone�
Change�with�other�two�parcels.�����
���
With�submittal�of�this�application,�we�are�requesting�for�approval�of�the�Zone�Change�from�PBC,�A�and�
PUD,�commercial�parcels�totaling�of�15.42�acres�into�one�Planned�Unit�Development,�commercial�under�
one�ordinance�and�for�an�approval�of�Minor�Amendment�to�the�approved�“Copper�Ridge�at�Northgate�
PUD�Concept�Plan”.���We�are�also�requesting�previously�approved�“Shops�at�Colorado�Grand�Hotel�Concept�
Plan”� area� will� be� incorporated� into� and� will� join� with� new� name,� “Polaris� Pointe� at� Northgate� PUD�
Concept�Plan”�as�one�cohesive�concept�plan�for�the�area.�
�
Project�Justification:�
Proposed�hotel�and�water�park�uses�are�permitted�use�under�PBC�zoning�and�under�PUD�commercial�
zoning�as�outlined�on�approved�Copper�Ridge�at�Northgate�PUD�Concept�Plan�(City�File�number�CPC�PUP�
09�00017�A1MN13).��With�recommendation�and�direction�from�City�of�Colorado�Springs�Land�Use�Review�
Department,�we�have�been� requested� to� re�zone�all� three�different� zoned�parcels� into�one� zoning� as�
Planned�Unit�Development,�Commercial.�
Zoning�Change�and�the�Minor�Amendment�changes�do�not�have�the�detrimental�effect�on�the�general�
health,�welfare�and�safety�or�convenience�of�persons�residing�or�working�in�the�neighborhood�of�proposed�
change�areas.�
�
The�proposed�uses�including�the�density,�ranges�of�building�areas�permit�adequate�light�and�air�both�on�
and�off�site.���Proposed�changes�are�within�approved�PUD�commercial�area�and�are�appropriate�to�the�
surrounding�neighborhood�and�the�community.� � �All�proposed�ingress/egress�points,�traffic�circulation,�
parking� areas,� loading� and� service� areas� and� pedestrian� areas� remained� unchanged� from� previously�
approved�PUD�Concept�Plans.���
Proposed�changes�do�not�overburden�the�capacities�of�existing�streets,�utilities,�parks,�schools�and�other�
public�facilities.�
These�changes�does�conform�with�all�requirements�of�PUD,�commercial,�the�Subdivision�Code�and�with�all�
applicable�elements�of�the�Comprehensive�plan.��
�
On�behalf�of�Northgate�Properties,�LLC,�Executive�Consulting�Engineers,�Inc.�is�pleased�to�submit�proposed�
minor�amendment�changes�to�approved�Copper�Ridge�at�Northgate�PUD�Concept�Plan,�and�we�do�not�
foresee�any�issues�with�the�Minor�Amendment�submittal.����

FIGURE 2
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CONSENT CALENDAR 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEMS: B.1- B.3   
 

STAFF:  MEGGAN HERINGTON 
 

FILE NO(S): 
CPC MP 06-00219-A4MN14 – QUASI-JUDICIAL 

CPC PUZ 14-00153 – QUASI-JUDICIAL 
CPC PUD 14-00157 – QUASI-JUDICIAL 

 
PROJECT: FLYING HORSE PARCEL NUMBER 36 - MOLISE 
 
APPLICANT: NES, INC. 
 
OWNER: PULPIT ROCK INVESTMENTS, LLC 
 

 
 
PROJECT SUMMARY: 

1. Project Description:  This project includes concurrent applications for a minor 
amendment to the Flying Horse Master Plan, PUD zone change and PUD development 

CPC Agenda  
March 19, 2015 
Page 15



plan for a 10.5-acre site located south of Flying Horse Club Drive, east of Ravenswood 
Drive and west of future Powers Boulevard in the Flying Horse community.  
 
The master plan amendment focuses on two areas; it changes the land use of Parcel 36 
from Office to Residential, 3.5 – 8 dwelling units per acre, and removes the planned 
traffic signal at Diamond Rock Road and North Gate Boulevard. 
 
The rezone will change 10.5 acres described as Parcel 36 from A (Agricultural) to PUD 
(Planned Unit Development). The PUD development plan for the site shows a single-
family, paired patio home (duplex) development consisting of 40 lots, open 
space/landscape tracts, and public roads. (FIGURE 1) 
 
Staff is administratively reviewing a final plat within this development. Flying Horse No. 
36 Molise Filing No. 1 will create 40 single-family lots, tracts, easements and public 
roads.  

 
2. Applicant’s Project Statement: (FIGURE 2) 

 
3. Planning and Development Department’s Recommendation:  Staff recommends 

approval of the applications. 
 
BACKGROUND: 

1. Site Address:  The site is not currently addressed. It is located south of Flying Horse 
Club Drive, east of Ravenswood Drive and west of future Powers Boulevard. 

2. Existing Zoning/Land Use:  The 10.5 acres is vacant 
3. Surrounding Zoning/Land Use: North:  A (Agricultural)/ Club at Flying Horse 

South: PUD/Developing Single Family Residential 
East:  A/Future Powers Boulevard 
West:  PUD/Developing Single Family Residential 

4. Comprehensive Plan/Designated 2020 Land Use:  General Residential 
5. Annexation:  The property was annexed in January 2004 as a part of the Flying Horse 

Ranch Addition. 
6. Master Plan/Designated Master Plan Land Use: The current Flying Horse Master Plan 

designates the property as Office and the master plan amendment associated with this 
request proposes to change the use to Residential 3.5 - 8 Dwelling Units per Acre. 

7. Subdivision:  The property is unplatted. 
8. Zoning Enforcement Action:  None 
9. Physical Characteristics:  The property is vacant with no significant vegetation. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 119 property owners 
within 1,000 feet of Parcel 36 and the intersection of Diamond Rock Road and North Gate 
Boulevard.  The site will be posted and postcards mailed prior to the Planning Commission’s 
public hearing. 
 
A neighborhood meeting was held on January 8, 2015 and was attended by approximately 5 
neighbors.  Those in attendance were Flying Horse residents. Staff did not receive any follow up 
correspondence from the neighbors.  
 
The applications were sent to the standard internal and external agencies for review and 
comment. All review comments have been addressed. Review agencies for this project included 
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Colorado Springs Utilities, City Traffic, City Engineering, City Fire Dept. and Police/E-911, City 
Real Estate Services as well as School District 20,  Air Force Academy, Regional Building, 
Floodplain and Enumerations. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER 
PLAN CONFORMANCE:  

1. Review Criteria / Design & Development Issues:   
 

Flying Horse Master Plan Amendment 
The minor amendment to the Flying Horse Master Plan proposes to change the use of 
Parcel 36 from Office to Residential, 3.5 – 8 Dwelling Units per Acre. This residential use 
and density type is similar to other uses and densities within flying horse, specifically to 
the north and east of this site along Flying Horse Club Drive. The paired patio home 
concept has been very successful in Flying Horse and the developer wishes to establish 
a new neighborhood for this product. Even after adoption of the proposed change, there 
continues to be areas of planned office uses to the north and east of Flying Horse Club 
Drive. 
 
The other change to the master plan is removal of the planned signal at Diamond Road 
and North Gate Boulevard. An updated traffic study shows that this signal will not meet 
signal warrants. There is a planned signal directly to the east at the intersection of Old 
North Gate Road and North Gate Boulevard and newly installed signals at Silverton 
Road and North Gate Boulevard, and Roller Coaster Road and North Gate Boulevard. 
Those existing and proposed signals will control traffic along North Gate Boulevard, thus 
determining that the Diamond Rock signal is not required. The traffic study and signal 
removal has been reviewed and approved by the City Traffic Engineer. 
 
Staff finds the amendment request meets the review criteria for master plan 
amendments as set forth in City Code Section 7.5.408. 

  
PUD (Planned Unit Development) Rezone 
The proposal will rezone 10.5 acres from A (Agricultural) to PUD (Planned Unit 
Development). The property was zoned A with annexation into the City in 2004. The A 
zone is considered a holding zone until the property is ready for development. The PUD 
is a customized zone district that sets the specific use, density and height for the 
property. The Flying Horse Parcel Number 36 PUD will allow single-family paired patio 
home development at a gross density of 3.80 dwelling units per acre and a maximum 
building height of 30 feet. 
 
The rezone is in conformance with the amended Master Plan and meets City Code 
standards and criteria for a PUD rezone request. 
 
PUD Residential Development Plan 
The development plan covers 10.5 acres. The development plan illustrates 40 lots to 
accommodate paired patio home units along with landscape areas and public roads.  
 
This new neighborhood will be known as Molise. The lots range in size from a minimum 
of 4,927 square feet to a maximum of 16,649 square feet. The site is accessed by a new 
loop road (Villa Creek Circle) off of Ravenswood Drive.   
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Internal open space facilitates pedestrian connectivity throughout the development as 
well as connection to the larger Flying Horse trail system.  
 
Staff finds that the plan meets the review criteria for PUD development plans as set forth 
in City Code Section 7.3.605 and the development plan review criteria as set forth in 
Section 7.5.502.E. 
 

2. Conformance with the City Comprehensive Plan 
Comprehensive Plan 2020 Land Use Map: General Residential 
Comprehensive Plan Goals and Objectives: General Residential 
Objective LU 5: Develop Cohesive Residential Areas 
Objective LU 6: Meet the Housing Needs of All Segments of the Community 
Objective N 1: Focus On neighborhoods 
Objective N3: Vary Neighborhood Patterns 
Objective CCA 6: Fit New Development into the Character of the Surrounding Area 
 
It is the finding of Staff that the Flying Horse Parcel Number 36 will substantially conform 
to the City Comprehensive Plan 2020 Land Use Map and the Plan’s goals and 
objectives. 

 
3. Conformance with the Area’s Master Plan: 

City Code Chapter 7, Article 5 outlines criteria for administration of, and procedures 
related to, the amendment of master plans. This Article recognizes the need for master 
plan flexibility and that long term planning and consistency must be balanced with the 
need to amend plans as conditions change. The intent is to permit changes to a master 
plan that conform to contemporary standards and current codes, policies and plans.   

 
Section 7.5.403(C)(2) guides the master plan amendment process and outlines criteria 
for when a minor master plan amendment is acceptable. A minor master plan 
amendment is a request for a change that: 

 
o Will have slight impact on the City’s infrastructure and facilities, 
o Is generally less than fifty acres and would not increase trip generation off the 

parcel by more than ten percent (10%), and 
o A change from one land use category to another may be considered if the impact 

of the requested change remained minimal.  
 

This property is part of the Flying Horse Master Plan and currently shown as office. This 
minor amendment to the Flying Horse Master Plan proposes to change the land use for 
this particular area to residential. It is expected that this change of use will be of similar 
intensity and meets the review criteria found within Section 7.5.408 for granting a minor 
master plan amendment. 

 
It is the finding of Staff that the Flying Horse Parcel Number 36 project and North Gate 
Boulevard signal removal substantially conforms to and is in compliance with the Flying 
Horse Master Plan as proposed to be amended. 
 
 
 
 
 

CPC Agenda  
March 19, 2015 
Page 18



 
 

STAFF RECOMMENDATION: 
 
Item No.: B.1 CPC MP 06-00219-A4MN14 – Minor Master Plan Amendment 
Approve the amendment to the Flying Horse Master Plan, based upon the finding that the 
amendment meets the review criteria for master plan amendments as set forth in City Code 
Section 7.5.408. 
 
Item No.: B.2 CPC PUZ 14-00153 – Change of Zoning to PUD 
Approve the zone change from A (Agriculture) to PUD (Planned Unit Development: Attached 
Single-Family Residential, 30 Feet Maximum Building Height, and 3.80 Dwelling Units per 
Acre), based upon the findings that the change of zoning request complies with the three (3) 
criteria for granting of zone changes as set forth in City Code Section 7.5.603(B) and the criteria 
for the establishment and development of a PUD zone as set forth in City Code Section 7.3.603.  
 
Item No.: B.3 CPC PUD 14-00157 – Flying Horse Parcel Number 36 Development Plan 
Approve the PUD Development Plan for Flying Horse Parcel Number 36, based upon the 
findings that the development plan meets the review criteria for PUD development plans as set 
forth in City Code Section 7.3.605, and the development plan review criteria as set forth in 
Section 7.5.502E. 
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CONSENT CALENDAR 
 

 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NOS C.1, C.2  
 

STAFF:  MEGGAN HERINGTON 
 

FILE NO(S): 
CPC PUZ 14-00151– QUASI-JUDICIAL 
CPC PUD 14-00152 – QUASI-JUDICIAL 

 
PROJECT: LEXINGTON CROSSING AT BRIARGATE    
 
APPLICANT: CLASSIC CONSULTING ENGINEERS AND SURVEYORS 
 
OWNER: MATT CRADDOCK 

 

 
 
 
PROJECT SUMMARY: 

1. Project Description:  This project includes concurrent applications for PUD rezoning and a 
development plan for 7.21 acres located south of Meadow Ridge Drive, north of Lexington Drive 
and west of Bordeaux Drive. 

CPC Agenda  
March 19, 2015 
Page 32



 
The property will be rezoned from PIP-1 (Planned Industrial Park) and PBC (Planned Business 
Center) to PUD (Single-family residential, attached, 5.5 dwelling units per acre, 35 foot maximum 
building height) in order to allow the property to develop as 40 paired patio home (duplex) units. 
 
The associated development plan illustrates the layout for the 40 individual lots, open space and 
landscape tracts, and public roads.  (FIGURE 1) 
 
Staff is administratively reviewing a final subdivision plat to create the 40 lots from the original 
7.21 acres. 

 
2. Applicant’s Project Statement: (FIGURE 2) 

 
3. Planning and Development Department’s Recommendation:  Staff recommends approval of the 

applications with technical modifications.  
 
BACKGROUND: 

1. Site Address:  The property is currently addressed as 7825 Lexington Drive. 
2. Existing Zoning/Land Use:  The 7.21 acre site is currently zoned PIP-1 and PBC and is vacant.  
3. Surrounding Zoning/Land Use: North:  PIP-1/Checks Unlimited Campus 

South: R1-6/Developed Single Family Residential 
East:  PUD/Developed Single Family Residential 
West:  PIP-1/Office, Skate America (currently in the 
process of being rezoned to PBC) 

4. Comprehensive Plan/Designated 2020 Land Use:  This property is designated as Employment 
Center. 

5. Annexation:  The property was annexed in 1978 as part of Briargate Addition #2.  
6. Master Plan/Designated Master Plan Land Use: This property is within the Briargate Master Plan 

which is designated as “Implemented”. When a property is in the implemented area, a master 
plan amendment is not required. 

7. Subdivision:  The property is currently Lot 2 Cipher Data Products Filing No. 3. 
8. Zoning Enforcement Action:  None 
9. Physical Characteristics:  The property is vacant with no significant vegetation or topography. 
 

STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 109 property owners within 500 
feet, notifying them of the application submittal and neighborhood meeting, as well as the public hearing.   
 
A neighborhood meeting was held on January 20, 2015. There were approximately 6 neighbors in 
attendance. The main concern voiced was existing traffic on Bordeaux Drive. Staff will be working with 
the neighbors to discuss traffic calming possibilities not directly related to this project. No written 
opposition was received.  
 
Staff also sent the plans to the standard internal and external review agencies for comments. All 
comments received from the review agencies have been addressed. Commenting agencies included 
Colorado Springs Utilities, City Engineering, City Traffic, City Parks, City Fire, City Finance, Police and E-
911 and the US Air Force Academy.  
 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria / Design & Development Issues:   
Rezone from PIP-1 and PBC to PUD 
The existing zoning for the site is split between PIP-1 and PBC and was previously to be 
developed as office-warehouse and a commercial center along Lexington Drive. The owner now 
wishes to develop the site as single-family residential, attached (duplexes). The PUD zone district 
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will allow this duplex product at a density of 5.5 dwelling units per acre with a 35 foot maximum 
building height.  
 
Staff finds that the zone change request is in conformance with the City Code criteria for rezoning 
and the criteria for establishment of a PUD. 

 
PUD Development Plan 
The PUD development plan illustrates 40 individual lots, one for each paired unit, along with open 
space and landscape tracts. Fencing and landscaping will be utilized to buffer the property from 
the industrially zoned property to the west. It should be noted that the property immediately 
northwest of the site is in the process of being rezoned to PBC (Planned Business Center). 
 
Access to the site is provided by a public road extension of Excelsior Drive as well as two new 
public roads; Union Jack Way and Redcoat Lane. 
 
Staff finds that the PUD development plan is in conformance with the City Code criteria for PUD 
development plan approval. 

 
2. Conformance with the City Comprehensive Plan: 

Comprehensive Plan 2020 Land Use Map designates this property as an Employment Center. 
Employment Centers are defined as activity centers that are major concentrations of employment 
supported by a mix of uses that meet the needs of employees and visitors, such as restaurants, 
lodging, child care, higher density residential, and educational facilities. 
 
Policy LU 201: Promote a Focused, Consolidated Land Use Pattern  
Locate new growth and development in well-defined contiguous areas in order to avoid leapfrog, 
scattered land use patterns that cannot be adequately provided with City services. 
 
Objective LU 3: Develop A Mix of Interdependent, Compatible, and Mutually Supportive 
Land Uses. 
Over the past several decades, the location and design of development have created a pattern of 
isolated, disconnected, single-purpose land uses. An alternative to this type of land use pattern is 
one that integrates multiple uses, shortens and reduces automobile trips, promotes pedestrian 
and bicycling accessibility, decreases infrastructure and housing costs, and in general, can be 
provided with urban services in a more cost-effective manner. 
 
Policy LU 301: Promote a Mixed Land Use Pattern 
Promote development that is characterized by a mix of mutually supportive and integrated 
residential and non-residential land uses and a network of interconnected streets with good 
pedestrian and bicycle access and connections to transit. 
 
Strategy LU 302c: Promote Compatibility between Land Uses of Differing Intensities 
Design and develop mixed land uses to ensure compatibility and appropriate transitions between 
land uses that vary in intensity and scale. 
 
Objective CCA 6: Fit New Development into the Character of the Surrounding Area 
Often the overall character of a new development is not realized until the project is completed. 
This can lead to unintended impacts and incompatible development. Applicants for new 
developments need to clearly identify how their projects will fit into the character of the 
surrounding area and the community as a whole with respect to height, scale, bulk, massing, roof 
forms, signage, overall site design, pedestrian and vehicular access, and relation to the public 
right-of-way. 
 
Policy CCA 601: New Development Will Be Compatible with the Surrounding Area New 
developments will be compatible with the surrounding land uses and will complement the 
character and appearance of adjacent land uses. 
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It is the finding of the Land Use Review Division that the Lexington Crossing at Briargate 
PUD zone change and PUD development plan will substantially conform to the City 
Comprehensive Plan 2020 Land Use Map and the Plan’s goals and objectives. 

 
3. Conformance with the Area’s Master Plan: 

The property is in the Briargate Master Plan. However, this specific master plan designates a 
large area as “Implemented”. In the implemented area of the master plan, an amendment to the 
plan is not required with a change of land use.  

 
STAFF RECOMMENDATION: 
 
ITEM NO.: C.1 CPC PUZ 14-00151 – CHANGE OF ZONE TO PUD 
Approve the change of zone district from PIP-1 (Planned Industrial Park) and PBC (Planned Business 
Center) to PUD (Planned Unit Development: single-family residential, attached, 5.5 dwelling units per 
acre, 35 foot maximum building height), based upon the findings that the change of zoning request 
complies with the three (3) criteria for granting of zone changes as set forth in City Code Section 
7.5.603(B) and the criteria for the establishment and development of a PUD zone as set forth in City 
Code Section 7.3.603.  
 
ITEM NO.: C.2 CPC PUD 14-00152 – LEXINGTON CROSSING AT BRIARGATE PUD DEVELOMENT 
PLAN 
Approve the Lexington Crossing at Briargate PUD Development Plan, based upon the findings that the 
development plan meets the review criteria for PUD development plans as set forth in City Code Section 
7.3.605, and the development plan review criteria as set forth in Section 7.5.502E with the following 
Technical Modifications: 
 

1. Add file number CPC PUD 14-00152 to the bottom right corner of all plan pages. 
2. Obtain verification from CSU that trees can be located within the Lexington Landscape Setback, 

which overlaps with a 10’ Utility easement. 
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NEW BUSINESS CALENDAR 
 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NO.: 4.A-4.C 
 

STAFF: Lonna Thelen 
 

FILE NO(S): 
A. - CPC ZC 14-00141 – QUASI-JUDICIAL  

B. - CPC CP 13-00108-A1MN14 – QUASI-JUDICIAL 
C. - CPC DP 14-00143 – QUASI-JUDICIAL 

 
 
PROJECT: BARNES CENTER APARTMENTS FILING NO. 1 
 
APPLICANT: VENDURA RESIDENTIAL  
 
OWNER: BARNES CENTER INC AND CYPRESS PARTNERS LTD 
 
 
 
 
 

SITE 
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PROJECT SUMMARY: 
1. Project Description: This project includes concurrent applications for a zone change, a concept 

plan amendment and a development plan for a 14.4-acre site located north of Barnes Road and 
west of Powers Boulevard. The applicant is requesting a zone change from A/AO (Agriculture 
with Airport Overlay) to R-5/AO (Multi-family Residential with Airport Overlay). In addition, the 
applicant is proposing a concept plan amendment to show the extension of Integrity Center Point 
to the property and a development plan for the property. (FIGURE 1 AND FIGURE 2) A final plat 
is being processed administratively for one lot.  Concept plan amendments and development 
plans are normally reviewed administratively.  But because they were filed concurrently with a 
zone change application – which requires Planning Commission and City Council action – City 
Code requires that all concurrently filed applications to be reviewed by the highest review 
authority. 

2. Applicant’s Project Statement: (FIGURE 3) 
3. Planning and Development Department’s Recommendation: Approval of the applications, subject 

to modifications. 
 
BACKGROUND: 

1. Site Address: To be determined at plat recordation 
2. Existing Zoning/Land Use: A / vacant 
3. Surrounding Zoning/Land Use: North: A / single-family 

South: PBC / vacant 
East: R-1-6000 / Powers Boulevard 
West: A and County zoning / single-family 

4. Comprehensive Plan/Designated 2020 Land Use: General Residential 
5. Annexation:  High Chaparral, 1985 
6. Master Plan/Designated Master Plan Land Use: High Chaparral Master Plan / Multi-family 
7. Subdivision: not platted 
8. Zoning Enforcement Action: none 
9. Physical Characteristics: The site is primarily grasses with steep slopes from the east to the west. 

The high point is adjacent to Powers Boulevard on the northeast side of the site. Currently there 
is a berm and existing trees along the east property line.  

 
STAKEHOLDER PROCESS AND INVOLVEMENT: A neighborhood meeting was held on October 8, 
2014. 13 people attended this meeting. For internal review, the public process involved with the 
review of these applications included posting of the site and sending of postcards on two separate 
occasions to 69 property owners within 500 feet. Comments from multiple neighbors were received. 
(FIGURE 4) The concerns presented by the neighborhood include compatibility of the apartments 
with the existing land uses, traffic generated by the apartments, noise from Powers, drainage 
concerns, aquifer concerns, and concerns about access to Integrity Center Point.  The site will be 
posted and postcards mailed prior to the Planning Commission’s public hearing. 

 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria / Design & Development Issues: 
The High Chaparral Master plan (FIGURE 5) that was approved in 2014 shows this area as 
residential 12-24.99 dwelling units per acre. The proposed project includes a zone change to R-5 
(multi-family residential) and a development plan for a 272 unit apartment complex. This 
proposed project is in compliance with the approved High Chaparral Master plan as the proposed 
density is 18.8 dwelling units per acre. The project includes 12 apartment buildings, 3 buildings 
that have garages on the first floor and apartments on the second floor, and a 2-story club house 
with an outdoor pool and spa.   
 
Multi-family residential is considered a transitional use from commercial uses to single-family 
residential uses. The proposed apartment complex is providing a transition from the Powers 
Boulevard corridor to single-family, as well as, providing a transition from commercial to single-
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family. A sound wall and a berm have been designed along the east property line to buffer the 
residents of the apartment complex from Powers. The height of the apartment complex 
structures, the grade difference from the site to the properties to the west and north, Integrity 
Center Point right-of-way along with the landscaping adjacent to it, the 6’ cedar fence proposed 
along the northern property line, and the detention pond will provide buffers to the large lot single-
family lots to the west and north. There are many local examples where apartment complexes are 
across the street from single-family homes. A sound wall has been installed along Powers to 
ensure residents have a buffer from Powers traffic. In addition, the windows on the eastern-most 
building will have dual pane windows with a sound transmission class rating of 27-29 or higher. 
The buildings will act as a noise buffer to the properties to the west and are significantly taller 
than the existing berm along Powers Boulevard. 
 
The site is accessible from Barnes Road by going north on Integrity Center Point. A signal will be 
installed at Barnes and Integrity Center Point prior to the opening of the apartment complex. 
Integrity Center Point will continue north to access the property master planned for commercial, 
but will not connect with Chaparral Road or allow the properties west of the site to access 
Integrity Center Point. The master plan was designed to keep the commercial and high density 
residential traffic separated from the single-family residential traffic on Chaparral Road.  
 
Integrity Center Point is planned to be built to the apartment complex entrance, but will not be 
fully constructed from the apartment complex entrance northward to the adjacent property. The 
property to the north is master planned as commercial and the access for this commercial 
property, in accordance with the master plan, is from Integrity Center Point. The ultimate need for 
the building of Integrity Center Point will depend on how and when the property to the north 
develops. The developer will be responsible for grading the roadway and installing the curb, 
gutter, and sidewalk along the east side of Integrity Center Point north of the apartment complex 
entrance. An easement will be provided to the property owner to the north for construction and 
use of Integrity Center Point. If the property to the north develops with a commercial land use, the 
property owner to the north will be responsible for construction of Integrity Center Point north of 
the apartment complex. The curb and gutter on the west side of the road, any required retaining 
walls and the pavement mat will be the responsibility of the property owner to the north. 
 
El Paso County was asked to review this project because a four lot enclave is adjacent to a 
portion of this development. Their response noted that the project did a good job of buffering the 
adjacent single-family land use. (FIGURE 6) In addition, contact was made with State Water 
Resources engineer to ensure there was no adverse impact to the neighboring El Paso County 
property owner’s well. (FIGURE 7) The State reported that they did not see an adverse impact at 
this time. 
 
The proposed concept plan and zone change for the property are in conformance with the Master 
Plan and the necessary review criteria for the concept plan and zone change. 
 

2. Conformance with the City Comprehensive Plan: 
Objective LU 2: Develop A Land Use Pattern That Preserves the City's Natural Environment, 
Livability, And Sense of Community 
A focused pattern of development makes more efficient use of land and natural and financial 
resources than scattered, "leap frog" development. In contrast to dispersed patterns of 
development, a consolidated pattern helps to decrease traffic congestion and facilitates the ability 
of the City to provide needed services and public facilities, such as street maintenance, public 
transit, police and fire protection, and emergency services.  
 
A more focused land use pattern should be planned to better protect open spaces and natural 
resources, deliver public facilities and services more effectively, provide a greater range of 
options for housing in neighborhoods, preserve the unique character of the community, and make 
available a greater range of choices in modes of transportation. 
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Strategy LU 203b: Concentrate and Mix Uses 
Concentrate and mix activities and uses in and around defined centers in order to create more 
diversity and synergy between uses, combine destinations, support more effective transit service, 
and provide viable pedestrian and bicycle access and circulation. 
 
Objective LU 3: Develop A Mix of Interdependent, Compatible, and Mutually Supportive Land 
Uses.  
Over the past several decades, the location and design of development have created a pattern of 
isolated, disconnected, single-purpose land uses. An alternative to this type of land use pattern is 
one that integrates multiple uses, shortens and reduces automobile trips, promotes pedestrian 
and bicycling accessibility, decreases infrastructure and housing costs, and in general, can be 
provided with urban services in a more cost-effective manner. 

 
Objective LU 4: Encourage Infill and Redevelopment 
Encourage infill and redevelopment projects that are in character and context with existing, 
surrounding development. Infill and redevelopment projects in existing neighborhoods make good 
use of the City's infrastructure. If properly designed, these projects can serve an important role in 
achieving quality, mixed-use neighborhoods. In some instances, sensitively designed, high quality 
infill and redevelopment projects can help stabilize and revitalize existing older neighborhoods. 
 
 
The City Comprehensive Plan supports mixed residential and commercial uses as well as 
encouraging infill development. This site has never been developed while the properties in all 
directions have been developed. Residential development of the area according to the 
development plan will provide a mix of land uses that can utilize the existing and proposed 
shopping and possibly employment of the surrounding neighborhood. 
 
 

3. Conformance with the Area’s Master Plan: 
The Master Plan for this area is the High Chaparral Master Plan. The site under review is 
designated as residential 12-24 dwelling units per acre in the High Chaparral Master Plan. The 
proposed project is consistent with the master plan designation for the site. 

 
STAFF RECOMMENDATION: 
 
Item No.: 4.A CPC ZC 14-00141 – ZONE CHANGE 
Approve the zone change from A/AO (Agriculture with Airport Overlay) to R-5/AO (Multi-family 
Residential with Airport Overlay) for the Barnes Center Apartments Filing No. 1 Plan, based upon the 
finding that the zone change complies with the review criteria in City Code Section 7.5.603.B,  
 
Item No.: 4.B CPC CP 13-00108-A1MN14 – CONCEPT PLAN 
Approve the concept plan amendment for the Barnes Center Apartments Filing No. 1 Plan, based upon 
the finding that the concept plan complies with the review criteria in City Code Section 7.5.501.E. 
 
Item No.:4.C CPC DP 14-00143 – DEVELOPMENT PLAN 
Approve the development plan for the Barnes Center Apartments Filing No. 1 Plan, based upon the 
finding that the development plan complies with the review criteria in City Code Section 7.5.502.E, subject 
to compliance with the following conditions and/or significant design, technical and/or informational plan 
modifications:  
 
Technical and Informational Modifications to the Development Plan 

1. Include the ordinance number under general data on page 1 for the ordinance created for the R-5 
zone district. 

2. Label the elevations of the existing contours on the grading plans.  
3. Label the proposed 50' public utility easement on Integrity Center Point as also being for 

drainage.  
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4. Clarify the note on sheet 12 regarding the relocation of the proposed temporary SWQ pond to 
make it permanent. It is not clear where the removal of the future public ROW and the adjacent 
development are located or where the pond is proposed to be relocated. 

5. Show a barricade on Integrity Center Point north of the access into the apartment complex to 
prevent people from driving on the graded roadway. Make the barricade larger than 6” in height. 

6. Move the escrow note that is on page 20 to page 1. 
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NEW BUSINESS CALENDAR 
 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NO.: 5 
 

STAFF:  LONNA THELEN 
 

FILE NO.: 
  CPC CU 14-00148 – QUASI-JUDICIAL 

 
 
 
PROJECT: CREEKSIDE AT ROCKRIMMON 
 
APPLICANT: NES INC.  
 
OWNER: PUEBLO BANK & TRUST AND PANNUNZIO INC. 
 
 
 
 
 

SITE 
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PROJECT SUMMARY: 
1. Project Description: This project includes an application for a conditional use to allow multi-family 

residential in a PBC (Planned Business Center) zone district. This project is Phase II of a multiple 
phase project for student housing. Phase I of this project was approved on June 24, 2014 for 28 
units. This project proposes 32 units of the same product as the previous phase. The property is 
located north of Rockrimmon and west of Delmonico and contains 4.92 acres. (FIGURE 1) 

2. Applicant’s Project Statement: (FIGURE 2) 
3. Planning and Development Department’s Recommendation: Approval of the applications, subject 

to modifications. 
 
BACKGROUND: 

1. Site Address: 5804-5980 Big Paw Heights 
2. Existing Zoning/Land Use: PBC /HS/SS/ vacant 
3. Surrounding Zoning/Land Use: North: PUD /SS/HS / vacant/multi-family 

South: PBC / multi-family 
East: PBC/HS / gas station 
West: PUD/HS / vacant 

4. Comprehensive Plan/Designated 2020 Land Use: General Residential 
5. Annexation Golden Cycle Addition #1, 1966 
6. Master Plan/Designated Master Plan Land Use: Rockrimmon Master Plan (Implemented)/ 

office/support/multi-family/lake 
7. Subdivision: Creekside at Rockrimmon Filing No. 1 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site contains hillside and streamside characteristics (steep slopes 

and significant vegetation) throughout the property. North Rockrimmon Creek runs on the 
northeast side of the property. The site is currently undeveloped. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT: The public process involved with the review of 
this application included posting of the site and sending of postcards on two separate occasions to 41 
property owners within 500 feet. Comments from multiple neighbors were received. (FIGURE 3) The 
main concerns heard from the neighborhood were traffic, wildfire evacuations with additional housing 
units, multiple apartment complexes in one area, the apartment complex being for students, and 
crime. These concerns were the same concerns that were brought up during Phase I review of the 
student housing on the property to the east. The previous plan was appealed to City Council where 
City Council denied the appeal and approved Phase I of the project.  

 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria / Design & Development Issues: 
In 2008, the southeast portion of the property was rezoned to PBC/HS/SS/cr (Planned Business 
Center with hillside and streamside overlay and conditions of record) and the northwest portion of 
the property was rezoned to PUD/HS/SS/cr (Planned Unit Development with hillside and 
streamside overlay and conditions of record). The condition of record for both rezones required 
that all development plans be brought before City Planning Commission. The PUD zoning 
allowed single-family and multi-family residential with a density of 7.61 dwelling units per acre 
allowing as many as 168 multi-family units and 62 single-family units over 30.2 acres. The 2008 
approval also approved a concept plan showing office, retail, multi-family, and single-family. The 
PBC zoned property contained 13.9 acres and proposed two fast food restaurants, a sit down 
restaurant, two office pad sites and a retail pad site. 
  
On June 24, 2014 City Council approved a concept plan amendment to allow the PBC zoned 
property to be developed for multi-family. The PUD zone did not change and is still proposed to 
be developed for multi-family and single-family. In addition, a conditional use development plan to 
allow multi-family in the PBC zone district for Phase I (38 units on lots 1-4) was approved. 
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The current application is for a conditional use to allow the development of Phase II (32 units on 
Lots 5 and 6). This development requires a conditional use because the property is zoned PBC. 
The current application is in conformance with the concept plan approved on June 24, 2014 and 
is therefore an implementation of an approved concept plan. 
  
The existing site contains significant natural features and steep slopes as would be expected on a 
hillside property. The concept plan in 2008 thoroughly evaluated the areas of significant 
vegetation and steep slopes that should be preserved. The proposed project is adjacent to the 
stream. During the review of this project hillside and streamside review criteria were implemented 
to ensure the stream corridor remains as natural as possible. Trails have been shown on the plan 
to allow access from the development to the property adjacent to the creek. Multi-family 
development adjacent to the creek is supported by the streamside ordinance. 
 
The site has three access points onto Rockrimmon Boulevard. The main access point is at Red 
Ash Point, the second access point is east of the existing gas station, and the third access point 
is further north on Rockrimmon at Menzer Heights. A major concern raised by the neighborhood 
was traffic. The concerns from the neighborhood noted an increased delay at the Rockrimmon 
and Delmonico intersection, as well as the Rockrimmon and Mark Dabling intersection and the I-
25 and Rockrimmon intersection, the number of additional vehicles created from the student 
housing units, and concern about the potential evacuation delays if another fire event were to 
happen in the Rockrimmon area. The City Traffic Engineer required a traffic report for the site that 
was reviewed during the internal review. An evaluation of the other apartment complexes in the 
neighborhood and the conditions at the intersections Rockrimmon and Delmonico, Rockrimmon 
and Mark Dabling, and I-25 and Rockrimmon was a part of the review. The City Traffic Engineer 
is in support of the proposed project. Phase II will also implement the extension of Red Ash point 
to the east behind the existing gas station, closing of the median in front of the gas station, and 
installing a signal at Red Ash Point and S Rockrimmon at the main entrance to the site. This will 
provide two access points near Delmonico and Rockrimmon for the site. 
 
A geologic hazard report was required to be submitted and reviewed by the City Engineering 
Department, as well as, by the Colorado Geological Survey (CGS) for the conditional use 
submittal. The review by CGS took into consideration downslope creep, unstable and potentially 
unstable slopes, expansive soils and bedrock, water-bearing sand layers and perched water 
above the claystone/sandstone bedrock surface, areas of uncontrolled fill and erosion. CGS 
found that the site was suitable for the proposed use and density as long as the 
recommendations of the Geologic Hazard report were adhered to. (FIGURE 4) 
 
Staff has determined that the conditional use development plan is in conformance with the 
required for approval of conditional uses set forth in City Code Section 7.5.704 and development 
plan review criteria set forth in City Code Section 7.5.502.E. The development is proposed on a 
site that has been planned for development since it was originally master planned in 1967.   
 
 

2. Conformance with the City Comprehensive Plan: 
Objective LU 4: Encourage Infill and Redevelopment 
Encourage infill and redevelopment projects that are in character and context with existing, 
surrounding development. Infill and redevelopment projects in existing neighborhoods make good 
use of the City's infrastructure. If properly designed, these projects can serve an important role in 
achieving quality, mixed-use neighborhoods. In some instances, sensitively designed, high quality 
infill and redevelopment projects can help stabilize and revitalize existing older neighborhoods. 
 
Strategy LU 502e: Locate Higher Density Housing as a Transition and Buffer to Residential Areas 
Locate higher density housing in relation to activity centers and gradually decrease the density of 
that housing as a transition and buffer to the surrounding residential areas. 
 
Objective LU 6: Meet the Housing Needs of All Segments of the Community 
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Planning and development activities, both in the public and private sector, shall include measures 
intended to ensure the sufficient provision of housing to meet the needs of the entire community, 
including housing affordable to lower-income households.  Multi-family residential housing is 
particularly appropriate in this area given the site’s proximity to UCCS and other college 
campuses. 
 
This property is designated as general residential by the Comprehensive Plan. The general 
residential designation allows single-family and multi-family residential development. The 
Comprehensive Plan also recommends higher density housing as a transition to lower density 
housing. This project is buffering the single-family residential within Rockrimmon from the 
commercial uses to the east and south. In addition, this development is providing housing for the 
student segment of the community. Lastly, it is an infill project that uses already existing road and 
utility infrastructure and is served by police and fire without extending the area of service. 
 

3. Conformance with the Area’s Master Plan: 
This development is part of the Rockrimmon Master Plan and is permitted to have multi-family. 
The Rockrimmon Master Plan has been implemented. 
 

 
STAFF RECOMMENDATION: 
 
Item No.: 5 CPC CU 14-00148 – CONDITIONAL USE 
Approve the conditional use for Creekside at Rockrimmon, based upon the finding that the conditional 
use complies with the conditional use findings in City Code Section 7.5.704 and development review 
criteria in City Code Section 7.5.702.B, subject to compliance with the following technical and/or 
informational plan modifications: 
 
Technical and Informational Modifications to the Conditional Use: 

1. Include total parking required Phase I and II – 368 and total parking provided Phase I and II – 378 
under the parking calculations in the site data. 

2. On page 2 include a legend that calls out the line type for the area within the development plan 
and show the line type that was used.  

3. On page 2 call out the sidewalk shown adjacent to the gas station. 
4. On the streamside overlay page, there are multiple trees that are shown on the chart as existing. 

Clearly show and locate each of the existing trees that are counted toward this total. There are a 
few trees that are shown in a grayed out layer, but are difficult to read and count. All trees 
meeting the streamside review criteria must be accounted for. Trees counts can be satisfied 
through native shrub substitutions. 

5. The proposed 5’ gravel trail shown on Tract B is not a Parks Department Master Planned Trail.  
The Parks Department will not maintain this trail. Include a note on the plan that states “The trail 
on the south side of the creek will be maintained by the owner of Lot 5 and 6.” 

6. Per the Approved Plat (cover page notes), Park and School Fees will be assessed for these units 
collected at time of the Utility Service request (during the building permit process). This 
application shows two lots, Lot 5 (6 units) and Lot 6 (26 units).  

7. Include in the 2-4” rock mulch legend description ‘planted rock mulch’. Revise the plans to shown 
some low plantings in the motor vehicles lot counts. 

8. Contact Wastewater Planning and Design to determine what is required to update the previously-
approved Wastewater Master Facility Report. The amendment must be accepted prior to 
conditional use approval. 
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APPENDIX 
 

Development Application Review Criteria 
 

 
 

 

PUD ZONE CHANGE REVIEW CRITERIA: 
7.3.603: ESTABLISHMENT AND DEVELOPMENT OF A PUD ZONE: 
 

A. A PUD zone district may be established upon any tract of land held under a single 
ownership or under unified control, provided the application for the establishment of the 
zone district is accompanied by a PUD concept plan or PUD development plan covering 
the entire zone district which conforms to the provisions of this part. 

B. An approved PUD development plan is required before any building permits may be 
issued within a PUD zone district. The PUD development plan may be for all or a portion 
of the entire district. The review criteria for approval of the PUD concept plan and 
approval of a PUD development plan are intended to be flexible to allow for innovative, 
efficient, and compatible land uses. (Ord. 03-110, Ord. 12-68) 

 

 

 

7.3.605: PUD PLAN REVIEW CRITERIA: 
 

Substantial compliance with the criteria is necessary for the approval of the PUD plan. The 
Director may determine that certain criteria are not applicable based on the characteristics of 
the 
individual project. PUD plans shall be reviewed based on the following review criteria: 
 

A. Is the proposed development pattern consistent with the Comprehensive Plan, the 2020 
Land Use Map, and all applicable elements of the Comprehensive Plan (including the 
Intermodal Transportation Plan and the Parks, Recreation and Trails Master Plan)? 

B. Are the proposed uses consistent with the primary and secondary land uses identified in 
the 2020 Land Use Map of the Comprehensive Plan, as amended? 

C. Is the proposed development consistent with any City approved Master Plan that applies 
to the site? 

D. Is the proposed development consistent with the intent and purposes of this Zoning 
Code? 

E. Does the development pattern proposed within the PUD concept plan promote the 
stabilization and preservation of the existing or planned land uses in adjacent areas and 
surrounding residential neighborhoods? 

F. Does the development pattern proposed within the PUD concept plan provide an 
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appropriate transition or buffering between uses of differing intensities both on site and 
off site? 

G. Does the nonresidential development pattern proposed within the PUD concept plan 
promote integrated activity centers and avoid linear configurations along roadways? 

H. Are the permitted uses, bulk requirements and required landscaping appropriate to and 
compatible with the type of development, the surrounding neighborhood or area and the 
community? 

I. Does the PUD concept plan provide adequate mitigation for any potentially detrimental 
use to use relationships (e.g., commercial use adjacent to single-family homes)? 

J. Does the PUD concept plan accommodate automobile, pedestrian, bicycle and transit 
modes of transportation as appropriate, taking into consideration the development's 
primary function, scale, size and location? 

K. Does the PUD concept plan include a logical hierarchy of perimeter and internal arterial, 
collector and local streets that will disperse development generated vehicular traffic to a 
variety of access points and ways, reduce through traffic in adjacent residential 
neighborhoods and improve resident access to jobs, transit, shopping and recreation? 

L. Will streets and drives within the project area be connected to streets outside the project 
area in a way that minimizes significant through traffic impacts on adjacent residential 
neighborhoods, but still improves connectivity, mobility choices and access to jobs, 
shopping and recreation? 

M. Does the PUD concept plan provide safe and convenient vehicle and pedestrian 
connections between uses located within the zone district, and to uses located adjacent 
to the zone district or development? 

N. Will adequately sized parking areas be located to provide safe and convenient access, 
to 
avoid excessive parking ratios and avoid excessive expanses of pavement? 

O. Are open spaces integrated into the PUD concept plan to serve both as amenities to 
residents/users and as a means for alternative transportation modes, such as walking 
and biking? 

P. Will the proposed development overburden the capacities of existing or planned streets, 
utilities and other public facilities? 

Q. Are the areas with unique or significant natural features preserved and incorporated into 
the design of the project? (Ord. 03-110; Ord. 03-190, Ord. 12-68) 

 

 

 

MASTER PLAN REVIEW CRITERIA: 
7.5.408: REVIEW CRITERIA: 
 

Master plans and major and minor amendments to approved master plans shall be reviewed for 
substantial conformance with the criteria listed below. Minor amendments are not subject to 
review criteria in subsection F of this section. 
 

A.  Comprehensive Plan: The Comprehensive Plan and the 2020 Land Use Map are the       
context and the benchmark for the assessment of individual land use master plans. The 
proposed land use master plan or the amendment conforms to the policies and 
strategies of the Comprehensive Plan. The proposed land use pattern is consistent with 
the Citywide perspective presented by the 2020 Land Use Map. 

CPC Agenda  
March 19, 2015 
Page 121



 
 

B.  Land Use Relationships: 
 

1. The master plan promotes a development pattern characterizing a mix of mutually 
supportive and integrated residential and nonresidential land uses with a network of 
interconnected streets and good pedestrian and bicycle connections. 

2. Activity centers are designed so they are compatible with, accessible from and serve 
as a benefit to the surrounding neighborhood or business area. Activity centers also 
vary in size, intensity, scale and types of uses depending on their function, location 
and surroundings. 

3.   The land use pattern is compatible with existing and proposed adjacent land uses and 
protects residential neighborhoods from excessive noise and traffic infiltration. 

4.   Housing types are distributed so as to provide a choice of densities, types and 
affordability. 

5.   Land use types and location reflect the findings of the environmental analysis 
pertaining to physical characteristics which may preclude or limit development 
opportunities. 

6.   Land uses are buffered, where needed, by open space and/or transitions in land use 
intensity. 

7.   Land uses conform to the definitions contained in article 2, part 2 of this Zoning Code. 
 

C.  Public Facilities: 
 

1.   The land use master plan conforms to the most recently adopted Colorado Springs 
parks, recreation and trails master plan. 

2.   Recreational and educational uses are sited and sized to conveniently service the 
proposed population of the master plan area and the larger community. 

3.   The proposed school sites meet the location, function and size needs of the school 
district. 

4.   The land use master plan conforms to the adopted plans and policies of Colorado 
Springs Utilities. 

5.   Proposed public facilities are consistent with the strategic network of long range plans. 
6.   The master development drainage plan conforms to the applicable drainage basin 

            planning study and the drainage criteria manual. 
 

D.  Transportation: 
 
1.   The land use master plan is consistent with the adopted intermodal transportation 
      plan. Conformity with the intermodal transportation plan is evidence of compliance 
      with State and local air quality implementation and maintenance plans. 
2.   The land use master plan has a logical hierarchy of arterial and collector streets with 
      an emphasis on the reduction of through traffic in residential neighborhoods and 
      improves connectivity, mobility choices and access to jobs, shopping and recreation. 
3.   The design of the streets and multiuse trails minimizes the number of uncontrolled or 
      at grade trail crossings of arterials and collectors. 
4.   The transportation system is compatible with transit routes and allows for the 
      extension of these routes. 
5.   The land use master plan provides opportunities or alternate transportation modes 
      and cost effective provision of transit services to residents and businesses. 
6.   Anticipated trip generation does not exceed the capacity of existing or proposed major 
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      roads. If capacity is expected to be exceeded, necessary improvements will be 
      identified, as will responsibility, if any, of the master plan for the construction and 
      timing for its share of improvements. 

 
E.   Environment: 
 
1.   The land use master plan preserves significant natural site features and view 

corridors. The Colorado Springs open space plan shall be consulted in identifying 
these features. 

2.   The land use master plan minimizes noise impacts on existing and proposed adjacent 
areas. 

3.   The land use master plan utilizes floodplains and drainage ways as greenways for 
multiple uses including conveyance of runoff, wetlands, habitat, trails, recreational 
uses, utilities and access roads when feasible. 

4.   The land use master plan reflects the findings of a preliminary geologic hazard study 
and provides a range of mitigation techniques for the identified geologic, soil and other 
constrained natural hazard areas. 

 

F.   Fiscal: 
 
1.   A fiscal impact analysis and existing infrastructure capacity and service levels are 

used as a basis for determining impacts attributable to the master plan. City costs 
related to infrastructure and service levels shall be determined for a ten (10) year time 
horizon for only the appropriate municipal funds. 

2.   The fiscal impact analysis demonstrates no adverse impact upon the general 
community and the phasing of the master plan is consistent with the adopted strategic 
network of long range plans that identify the infrastructure and service needs for public 
works, parks, police and fire services. 

3.   The cost of on site and off site master plan impacts on public facilities and services is 
not borne by the general community. In those situations where the master plan 
impacts are shown to exceed the capacity of existing public facilities and services, the 
applicant will demonstrate a means of increasing the capacity of the public facilities 
and services proportionate to the impact generated by the proposed master plan. 
Mitigation of on site and off site costs may include, but is not limited to, planned 
expansions to the facilities, amendments to the master plan, phasing of the master 
plan and/or special agreements related to construction and/or maintenance of 
infrastructure upgrades and/or service expansions. Any special agreements for 
mitigation of on site and off site impacts for public improvements, services and 
maintenance are shown to be workable and supported by financial assurances. 
Preexisting and/or anticipated capacity problems not attributable to the master plan 
shall be identified as part of the master plan review. 

4.   Special agreements for public improvements and maintenance are shown to be 
workable and are based on proportional need generated by the master plan. 

5.   Any proposed special districts are consistent with policies established by the City 
Council. (Ord. 84-221; Ord. 87-38; Ord. 91-30; Ord. 94-107; Ord. 97-109; Ord. 01-42; 
Ord. 02-51) 
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7.5.501 (E): CONCEPT PLAN REVIEW CRITERIA: 
 

D. Concept Plan Review Criteria: A concept plan shall be reviewed using the criteria listed 
below. No concept plan shall be approved unless the plan complies with all the requirements 
of the zone district in which it is located, is consistent with the intent and purpose of this 
Zoning Code and is compatible with the existing and proposed land uses surrounding the 
site. 
 

1.   Will the proposed development have a detrimental effect upon the general health, 
welfare and safety or convenience of persons residing or working in the neighborhood of 
the proposed development? 

2.   Will the proposed density, types of land uses and range of square footages permit 
adequate light and air both on and off the site? 

3.   Are the permitted uses, bulk requirements and required landscaping appropriate to the 
type of development, the neighborhood and the community? 

4.   Are the proposed ingress/egress points, traffic circulation, parking areas, loading and 
service areas and pedestrian areas designed to promote safety, convenience and ease 
of traffic flow and pedestrian movement both on and off the site? 

5.   Will the proposed development overburden the capacities of existing streets, utilities, 
parks, schools and other public facilities? 

6.   Does the proposed development promote the stabilization and preservation of the 
existing properties in adjacent areas and surrounding residential neighborhoods? 

7.   Does the concept plan show how any potentially detrimental use-to-use relationships 
      (e.g., commercial use adjacent to single-family homes) will be mitigated? Does the 

development provide a gradual transition between uses of differing intensities? 
8.   Is the proposed concept plan in conformance with all requirements of this Zoning Code, 

the Subdivision Code and with all applicable elements of the Comprehensive Plan?        
(Ord.94-107; Ord. 01-42; Ord. 03-157; Ord. 09-78) 

 

 

 

7.5.502 (E): DEVELOPMENT PLAN REVIEW CRITERIA: 

E. Development Plan Review Criteria: A development plan shall be reviewed using the criteria 
listed below. No development plan shall be approved unless the plan complies with all the 
requirements of the zone district in which it is located, is consistent with the intent and 
purpose of this Zoning Code and is compatible with the land uses surrounding the site. 
Alternate and/or additional development plan criteria may be included as a part of an FBZ 
regulating plan. 
 

1.   Will the project design be harmonious with the surrounding land uses and    
neighborhood? 

2.   Will the proposed land uses be compatible with the surrounding neighborhood? Will the 
proposed development overburden the capacities of existing streets, utilities, parks, 
schools and other public facilities? 

3.   Will the structures be located to minimize the impact of their use and bulk on adjacent 
properties? 

4.   Will landscaping, berms, fences and/or walls be provided to buffer the site from 
undesirable views, noise, lighting or other off site negative influences and to buffer 
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adjacent properties from negative influences that may be created by the proposed 
development? 

5.   Will vehicular access from the project to streets outside the project be combined, limited, 
located, designed and controlled to channel traffic to and from such areas conveniently 
and safely and in such a manner which minimizes traffic friction, noise and pollution and 
promotes free traffic flow without excessive interruption? 

6.   Will all the streets and drives provide logical, safe and convenient vehicular access to 
the facilities within the project? 

7.   Will streets and drives within the project area be connected to streets outside the project 
area in such a way that discourages their use by through traffic? 

8.   Will adequately sized parking areas be located throughout the project to provide safe 
and convenient access to specific facilities? 

9.   Will safe and convenient provision for the access and movement of handicapped 
persons and parking of vehicles for the handicapped be accommodated in the project 
design? 

10. Will the design of streets, drives and parking areas within the project result in a minimum 
of area devoted to asphalt? 

11. Will pedestrian walkways be functionally separated from vehicular traffic and landscaped 
to accomplish this? Will pedestrian walkways be designed and located in combination 
with other easements that are not used by motor vehicles? 

12. Does the design encourage the preservation of significant natural features such as 
healthy vegetation, drainage channels, steep slopes and rock outcroppings? Are these 
significant natural features incorporated into the project design? (Ord. 94-107; Ord. 95- 
125; Ord. 01-42; Ord. 02-64; Ord. 03-74; Ord. 03-157; Ord. 09-50; Ord. 09-78) 

 
 
 

7.5.603 (B): ESTABLISHMENT OR CHANGE OF ZONE DISTRICT BOUNDARIES: 
 
B: A proposal for the establishment or change of zone district boundaries may be approved 
by the City Council only if the following findings are made: 
 

1.  The action will not be detrimental to the public interest, health, safety, convenience or 
 general welfare. 

2.  The proposal is consistent with the goals and policies of the Comprehensive Plan. 
3.  Where a master plan exists, the proposal is consistent with such plan or an approved 

 amendment to such plan. Master plans that have been classified as implemented do 
 not have to be amended in order to be considered consistent with a zone change 
 request. 

4.  For MU zone districts the proposal is consistent with any locational criteria for the 
 establishment of the zone district, as stated in article 3, "Land Use Zoning Districts", of 
 this Zoning Code. (Ord. 94-107; Ord. 97-111; Ord. 01-42; Ord. 03-157) 
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CONDITIONAL USE REVIEW CRITERIA:  
7.5.704: AUTHORIZATION AND FINDINGS:  
 

The Planning Commission may approve and/or modify a conditional use application in whole or 
in part, with or without conditions, only if all three (3) of the following findings are made:  
 

A. Surrounding Neighborhood: That the value and qualities of the neighborhood 
surrounding the conditional use are not substantially injured.  

B. Intent Of Zoning Code: That the conditional use is consistent with the intent and purpose 
of this Zoning Code to promote public health, safety and general welfare.  

C. Comprehensive Plan: That the conditional use is consistent with the Comprehensive 
Plan of the City.  

 
The approved conditional use and development plan shall be binding on the property until an 
amendment is approved changing the use of the property. Except as otherwise recommended 
by the Planning Commission, the development of a conditional use shall conform to the 
applicable regulations of the district in which it is to be located. (Ord. 80-131; Ord. 82-247; Ord. 
91-30; Ord. 94-107; Ord. 01-42) 

 

 

 

7.5.702 APPLICATION AND REVIEW PROCEDURE: 
 

A. Preapplication Conference: An application for a conditional use or conditional use          
amendment requires a preapplication conference with the Community Development 
Department staff. 

 
B. Process: An application for a conditional use or an amendment to a conditional use shall 

be filed in a manner consistent with the requirements contained in part 2 of this article. 
The application shall be accompanied by a development plan as described in part 5 of 
this article, reviewed to ensure consistency with the intent, purpose, and requirements of 
the zone district in which the use will be located, of this part, and of this Zoning Code. 
(Ord. 85-136; Ord. 91-30; Ord. 94-107; Ord. 01-42; Ord. 09-80) 
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