City of Colorado Springs
City Hall
107 N. N(la\):adz Avenue

. Colorado Springs, CO
CITY OF COLORADO SPRINGS ReQUIar Meetlng Agenda oo gog%gngs

Planning Commission

Thursday, February 18, 2016 8:30 AM Council Chambers

CITY PLANNING COMMISSION MEETING PROCEDURES

MEETING ORDER:

The City Planning Commission will hold its regular meeting on Thursday, February 18 ,
2016 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;

"1 The applicant or the representative of the applicant makes a presentation;

] Supporters of the request are heard;

"1 Opponents of the item will be heard;

71 The applicant has the right of rebuttal;

71 Questions from the Commission may be directed at any time to the applicant,
staff or public to clarify evidence presented in the hearing.
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Planning Commission Regular Meeting Agenda February 18, 2016

VIEW LIVE MEETINGS:

To inquire of current items being discussed during the meeting, please contact the
Planning & Community Development Team at 719-385-5905, tune into local cable
channel 18 or live video stream at coloradosprings.legistar.com.

In accord with the Americans with Disabilities Act of 1990 ("ADA"), the City of Colorado
Springs will not discriminate against qualified individuals with disabilities. Should you
require an auxiliary aid and/or service to participate in an upcoming Planning
Commission meeting, please contact the Planning & Community Development offices
at (719) 385-5905 as soon as possible but no later than 48 hours before the scheduled
monthly meeting so that we can do our best to accommodate your needs.

Each application that comes before the Planning Commission is reviewed using the
applicable criteria located in the Appendix of the Planning Commission Agenda.

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
Downtown 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:

February 29, 2016 by close of business.

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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Planning Commission Regular Meeting Agenda February 18, 2016

1. Approval of the Record of Decision (minutes) for the January 21, 2016 City Planning
Commission Meeting.

3. Consent Calendar

N

. Unfinished Business Calendar

5. New Business Calendar

3. CONSENT CALENDAR

3.A1 CPC MP A request by NES, Inc. on behalf of Classic Development-Flying
06-00219-A6  Horse, LLC for approval of an amendment to the Flying Horse Master
MN15 Plan. The amendment changes the land use of a 1.44-acre site from

Residential to Office.
(Quasi-Judicial)

Presenter:
Meggan Herington, Planning Manager, Planning and Community
Development

Attachments: 7.5.408 MASTER PLAN REVIEW CRITERIA
3.A2 CPCZC A request by NES, Inc. on behalf of Classic Development-Flying
15-00136 Horse, LLC for approval A zone change of 1.44 acres from PUD

(Planned Unit Development-Residential) to OC (Office Complex).
(Quasi-Judicial)

Presenter:
Meggan Herington, Planning Manager, Planning and Community
Development

Attachments: 7.5.408 MASTER PLAN REVIEW CRITERIA
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Planning Commission Regular Meeting Agenda February 18, 2016

3.A3 CPCCP A request by NES, Inc. on behalf of Classic Development-Flying
15-00137 Horse, LLC for approval of the Flying Horse Parcel Number 25A
concept plan that illustrates a 11,450 square feet office building with
associated parking, screening and landscaping.

Presenter:
Meggan Herington, Planning Manager, Planning and Community
Development

Attachments: Flying Horse #25 Staff Report
FIGURE 1 Plans A1

FIGURE 2 Project Statement A1

FIGURE 3 Neighbor Comments A1
7.5.501.E Concept Plans
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Planning Commission Regular Meeting Agenda February 18, 2016

3.B. CPCZC Request by Mountain View Electric on behalf of BLH No. 1, LLC for
16-00004 approval of the following application A change of zone classification
from R1-6000 (Single- Family Residential) to PF (Public Facility) for
the Geesen Electrical Substation. The subject property consists of
4.29 acres and is located one mile northwest of the intersection of
Drennan Road and Mockingbird Lane.

Presenter:
Meggan Herington, Manager, Planning and Community Development

Attachments: Herington Staff Report

Figure 1_Plans

Figure 2 Project Statement
7.5.603.B
7.3.402.A
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Planning Commission Regular Meeting Agenda February 18, 2016

3.Cc. CPCCU A request by Assisted Living at the Spring, LLC for approval of a
15-00129 conditional use development plan to allow a Human Service Facility in
a PBC/AQ (Planned Business Center with Airport Overlay) zone
district. The project is for a 30 bed assisted living facility. The site is
zoned PBC/AO (Planned Business Center with Airport Overlay),
contains 0.61 acres and is located at 1605 Jet Wing Drive.
(Quasi-Judicial)

Presenter:
Lonna Thelen, Principal Planner, Planning and Community
Development

Attachments: CPC staff report - Assisted Living at the Spring - LT

FIGURE 1 - conditional use development plan

FIGURE 2 - project statement

7.5.704 Conditional Use Review

7.5.502.E Development Plan Review
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Planning Commission Regular Meeting Agenda February 18, 2016

3.0.1 CPCPUZ A request by NES, Inc. on behalf of Park 5th Avenue Development
15-00092 Company LLC for approval a zone change from OC/CR/PUD/HS/SS
(Office Complex with Conditions of Record and Planned Unit
Development with Hillside and Streamside Overlays) to PUD/SS
(Planned Unit Development with Streamside Overlay).
(Quasi-Judicial)

Presenter:
Rachel Teixeira, Planner Il, Planning and Community Development
Attachments: 7.5.603.B

7.3.603 Establishment & Development of a PUD Zone

3.0.2 CPCPUD A request by NES, Inc. on behalf of Park 5th Avenue Development
15-00093 Company LLC for approval of the Wildgrass PUD Development Plan
The plan illustrates the layout of 76 single-family attached (duplex)
residential lots with associated parking and landscaping.
(Quasi-Judicial)

Presenter:
Rachel Teixeira, Planner Il, Planning and Community Development
Attachments: WILDGRASS STAFF REPORT

FIGURE 1 - SITE PLANS-A1

FIGURE 2 - PROJECT STATEMENT_ A1
FIGURE 3 - OC ZONE MAP_A1

7.3.605

7.5.502.E Development Plan Review
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Planning Commission

Regular Meeting Agenda February 18, 2016

4A CPCCA

15-00145

Attachments:

4. UNFINISHED BUSINESS

Ordinances pertaining to marijuana consumption clubs and other
matters pertaining thereto.

Presenter:
Peter Wysocki, Director, Planning and Community Development

MJ clubs staff report Feb. 18 CPC

marijuana consumption clubs memo

Option 1 - MJ_ClubDefinitionsAndZoningUseTablesORD-IndustrialOnly-2016-0:

Option 2 - MJ_ClubDefinitionsAndZoningUseTablesORD-IndustrialOnly-CondtIL
Option 3 - MJ_ClubDefinitionsAndZoningUseTablesORD-NotPermitted-2016-02
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Planning Commission Regular Meeting Agenda February 18, 2016

4.B.1 16-00063 A request by Kimley-Horn & Associates on behalf of Garden of the
Gods Club LLC for approval of a zone change from R/HS (Residential
Estate with Hillside Overlay) and R-5/HS (Multi-family with Hillside
Overlay) to PUD/HS (Planned Unit Development with Hillside
Overlay).

The subject property is located south of Fillmore Street and Grand
Vista Circle, is currently zoned R/HS (Residential Estate with Hillside
Overlay) and R-5/HS (Multi-family with hillside overlay) and consists of
25.62 acres. This item was referred back to the City Planning
Commission by City Council based on an appeal filed to consider
Chapter 6 of the Comprehensive Plan.

Presenter:
Mike Schultz, Principal Planner, Planning and Community
Development

Attachments: Review Criteria 7.5.603.B

Review Criteria 7.3.603
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Planning Commission Regular Meeting Agenda February 18, 2016

4.B.2 16-00075 A request by Kimley-Horn & Associates on behalf of Garden of the
Gods Club LLC for approval of a PUD concept plan proposing a
multi-story facility with a maximum of 266 independent living units, 40
memory care units, 66 assisted living units and 56 skilled nursing
units with a maximum building height of 67-ft.

The subject property is located south of Fillmore Street and Grand
Vista Circle, is currently zoned R/HS (Residential Estate with Hillside
Overlay) and R-5/HS (Multi-family with hillside overlay) and consists of
25.62 acres. This item was referred back to the City Planning
Commission by City Council based on an appeal filed to consider
Chapter 6 of the Comprehensive Plan.

Presenter:
Mike Schultz, Principal Planner, Planning and Community
Development

Attachments: Sentinel Ridge Feb CPC Report
Figure 1 - Sentinel Ridge Concept Plans (11x17) A1

Figure 2 - Project Statement A1
Figure 3 - Garden of the Gods Club MP 2008 A1

Figure 4 - Neighborhood Opposition A1

Figure 5 - Jim Kin Appeal Letter A1

Figure 6 - View Perspectives A1

Figure 7 - Sentinel Ridge Map HS Review A1

Figure 8 - Centennial PUD Plan A1
Figure 9 - CGS Letter A1

Figure 10 - Terracon Response Letter A1

Figure 11 - Proposed Parkland Dedication A1

Figure 12 - 2020 Comprehensive Plan Map A1

Figure 13 - 2008 Staff report on G of G Club MP_A1

Record of Decision - Sentinel Ridge CPC 12-17-15 Draft Minutes
7.3.603 PUD ZONE CHANGE REVIEW CRITERIA
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Planning Commission Regular Meeting Agenda February 18, 2016

5. NEW BUSINESS CALENDAR

5.A. CPCCU A request by Patrick Meade for Iron Mountain Demolition and Roll-Off
15-00132 for an approval of the following application:

A conditional use to allow a construction and demolition debris
transfer facility within the M-1 (Light Industrial) zone district.

The subject property consists of 1.2 acres and is located at 3310 and
3320 North Cascade Avenue.

Presenter:
Hannah Van Nimwegen, Planner Il, Planning and Community
Development

Attachments: CPC CU 15-00132-Staff Report
FIGURE 1. Site Plan_A1
FIGURE 2. Project Statement A1
FIGURE 3. Surrounding Land Use and Commenter Map_ A1
FIGURE 4. Public Comments A1
FIGURE 5. Public Comment Reponses A1
FIGURE 6. Letters of Support A1
FIGURE 7. 3105-3150 N Cascade land use viol A1
FIGURE 8. 3106 50 3310 20 N Cascade land use viol A1
FIGURE 9. Proposed Mitigation Measures A1
FIGURE 10. Cleaning Schedule A1
FIGURE 11. Suspect material sample 10-21-2015 A1
7.5.704 Conditional Use Review
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Planning Commission Regular Meeting Agenda February 18, 2016

5.B.1 CPC ZC Request by Equity Ventures on behalf of Ethan Allen Retail Inc., for
16-00002 approval of a change of zone district from PBC/CR (Planned Business
Center with Conditions of Record) to PBC/CR (Planned Business
Center with Conditions of Record). The change would allow for a
change to the conditions of record and use restrictions to allow
Specialty Food Sales in a facility no larger than 18,000 square feet.
(Quasi-Judicial)

Presenter:
Katie Carleo, Principal Planner, Planning and Community
Development

Attachments: 7.5.603.A.B. Amendments to Zoning Code
5.B.2 CPCDP Request by Equity Ventures on behalf of Ethan Allen Retail Inc., for
98-00346-A7  approval of a minor amendment to the Shoppes on Academy
MN16 Development Plan. The amendment would allow for a change to the

conditions for allowable uses to allow Specialty Food Sales, facility no
larger than 18,000 square feet, on Lot 3 only.

The site consists of 1.29 acres is currently zoned PBC/CR (Planned
Business Center with Conditions of Record) and located northwest of
Shrider Rd and North Academy Blvd at 7298 N. Academy Blvd .
(Quasi-Judicial)

Presenter:
Katie Carleo, Principal Planner, Planning and Community
Development

Attachments: Natural Grocers Staff Report

FIGURE 1 DP Minor Amendment A1

FIGURE 2 Project Statement A1
FIGURE 3 Neighborhod Comments A1
FIGURE 4 Zone Change A1

7.5.502.E Development Plan Review
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Planning Commission Regular Meeting Agenda February 18, 2016

5.1 CPCDP A request by Olsson Associates on behalf of Kum & Go and FN, LLC
15-00104 - Wiepking Real Estate Investment for approval of a development plan

for Kum & Go # 687 for the purpose of a convenience store including
fuel sales. The site consists of 2.47 acres and located just east
Wooten at the northeast corner of Wooten and E. Platte Ave., is
zoned C-5/A0/APZ-2 (Intermediate Business with Airport Overlay and
Accident Potential Subzone 2).
(Quasi-Judicial)

Presenter:
Mike Schultz, Principal Planner, Planning and Community
Development

Attachments: 7.5.502.E Development Plan Review
5.C.2 CPCV A request by Olsson Associates on behalf of Kum & Go and FN, LLC
15-00106 - Wiepking Real Estate Investment for approval of Vacation of

Right-of-Way for a portion of Edison Rd. The vacation request
consists of the 40-foot right-of-way width and a length of
approximately 180-feet consisting of 16,737 square feet (.384 acres).
The site consists of 2.47 acres and located just east Wooten at the
northeast corner of Wooten and E. Platte Ave., is zoned
C-5/A0/APZ-2 (Intermediate Business with Airport Overlay and
Accident Potential Subzone 2).

(Quasi-Judicial)

Presenter:
Mike Schultz, Principal Planner, Planning and Community
Development

Attachments: Kum and Go CPC Memo - Feb

Fig 1 -DP_A1

Fig 2 - Project Statement A1
Fig 3 - Vacation of ROW_A1
Fig 4 - Aerial Exhibit A1
7.7.402.C Vacation Procedures
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5.0.1 CPC ZC

15-00130

Attachments:

A request by FN, LLC for approval of a zone change from
PIP-1/CU/AQO/APZ-2 (Planned Industrial Park with a Conditional Use
and Airport Overlay and Accident Potential Subzone 2) to
C-5/A0/APZ-2 (Intermediate Business with Airport Overlay and
Accident Potential Subzone 2).

Presenter:

Mike Schultz, Principal Planner, Planning and Community
Development

7.5.603.A.B. Criteria for Granting Zone Changes

5.0.2 CPCCP
15-00131

Attachments:

A request by FN, LLC for approval of a concept plan for Platte
Business Center Filing 2B to allow for two commercial lots. This plan
is in conjunction with the proposed realignment of Edison Ave.

The subject property consists of 5.62 acres, located at 4930 Edison
Ave and is currently zoned PIP-1/CU/AO/APZ-2 (Planned Industrial
Park with a Conditional Use and Airport Overlay and Accident
Potential Subzone 2).

(Quasi-Judicial)

Presenter:

Mike Schultz, Principal Planner, Planning and Community
Development

Platte Business Center Feb CPC memo

Figure 1 - Concept Plan_A1

Figure 2 - Project Statement A1

Figure 3 - Aerial Exhibit A1
7.5.501.E Concept Plans
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City of Colorado Springs 107 N Nevada Avenue
Colorado Springs, CO 80903

CITY OF COLORADO SPRINGS

Memorandum

File #: CPC MP 06-00219-A6MN15, Version: 1

A request by NES, Inc. on behalf of Classic Development-Flying Horse, LLC for approval of an
amendment to the Flying Horse Master Plan. The amendment changes the land use of a 1.44-acre
site from Residential to Office.

(Quasi-Judicial)

Presenter:
Meggan Herington, Planning Manager, Planning and Community Development

Proposed Motion:
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.

ltem: CPC MP 06-00219-A6MN15 - Minor Master Plan Amendment

N/A
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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
criteriain s

A. Compr

conformance with the criteria listed below. Minor amendments are not subject to review
ubsection F of this section.

ehensive 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

propos

ed land use pattern is consistent with the Citywide perspective presented by the 2020 Land

Use Map.
B. Land Use Relationships:

1.

6.
7.
C. Public F
1.

2.

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.

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

Housing types are distributed so as to provide a choice of densities, types and affordability.
Land use types and location reflect the findings of the environmental analysis pertaining to
physical characteristics which may preclude or limit development opportunities.

Land uses are buffered, where needed, by open space and/or transitions in land use intensity.
Land uses conform to the definitions contained in article 2, part 2 of this Zoning Code.
acilities:

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

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

The proposed school sites meet the location, function and size needs of the school district.
The land use master plan conforms to the adopted plans and policies of Colorado Springs
Utilities.

Proposed public facilities are consistent with the strategic network of long range plans.

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.

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.

The design of the streets and multiuse trails minimizes the number of uncontrolled or at grade
trail crossings of arterials and collectors.

. The transportation system is compatible with transit routes and allows for the extension of

these routes.
The land use master plan provides opportunities or alternate transportation modes and cost
effective provision of transit services to residents and businesses.

. Anticipated trip generation does not exceed the capacity of existing or proposed major 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:



F. Fiscal:

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.

The land use master plan minimizes noise impacts on existing and proposed adjacent areas.
The land use master plan utilizes floodplains and drainageways as greenways for multiple
uses including conveyance of runoff, wetlands, habitat, trails, recreational uses, utilities and
access roads when feasible.

. 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.

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.

. 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.

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.

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

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)






City of Colorado Springs 107 N Nevada Avenue
Colorado Springs, CO 80903

CITY OF COLORADO SPRINGS

Memorandum

File #: CPC ZC 15-00136, Version: 1

A request by NES, Inc. on behalf of Classic Development-Flying Horse, LLC for approval A zone
change of 1.44 acres from PUD (Planned Unit Development-Residential) to OC (Office Complex).
(Quasi-Judicial)

Presenter:
Meggan Herington, Planning Manager, Planning and Community Development

Proposed Motion:
Approve the zone change from PUD (Planned Unit Development) to OC (Office Complex), 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).

N/A

City of Colorado Springs Page 1 of 1 Printed on 2/9/2016
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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
criteriain s

A. Compr

conformance with the criteria listed below. Minor amendments are not subject to review
ubsection F of this section.

ehensive 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

propos

ed land use pattern is consistent with the Citywide perspective presented by the 2020 Land

Use Map.
B. Land Use Relationships:

1.

6.
7.
C. Public F
1.

2.

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.

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

Housing types are distributed so as to provide a choice of densities, types and affordability.
Land use types and location reflect the findings of the environmental analysis pertaining to
physical characteristics which may preclude or limit development opportunities.

Land uses are buffered, where needed, by open space and/or transitions in land use intensity.
Land uses conform to the definitions contained in article 2, part 2 of this Zoning Code.
acilities:

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

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

The proposed school sites meet the location, function and size needs of the school district.
The land use master plan conforms to the adopted plans and policies of Colorado Springs
Utilities.

Proposed public facilities are consistent with the strategic network of long range plans.

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.

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.

The design of the streets and multiuse trails minimizes the number of uncontrolled or at grade
trail crossings of arterials and collectors.

. The transportation system is compatible with transit routes and allows for the extension of

these routes.
The land use master plan provides opportunities or alternate transportation modes and cost
effective provision of transit services to residents and businesses.

. Anticipated trip generation does not exceed the capacity of existing or proposed major 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:



F. Fiscal:

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.

The land use master plan minimizes noise impacts on existing and proposed adjacent areas.
The land use master plan utilizes floodplains and drainageways as greenways for multiple
uses including conveyance of runoff, wetlands, habitat, trails, recreational uses, utilities and
access roads when feasible.

. 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.

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.

. 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.

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.

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

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)






City of Colorado Springs 107 N Nevada Avenue

Colorado Springs, CO 80903

CITY OF COLORADO SPRINGS

Memorandum

File #: CPC CP 15-00137, Version: 1

A request by NES, Inc. on behalf of Classic Development-Flying Horse, LLC for approval of the
Flying Horse Parcel Number 25A concept plan that illustrates a 11,450 square feet office building
with associated parking, screening and landscaping.

Presenter:
Meggan Herington, Planning Manager, Planning and Community Development

Proposed Motion:
Approve the Concept Plan for Flying Horse Parcel Number 25A, based upon the findings that the
development plan meets the review criteria concept plan meets the review criteria as set forth in City
Code Section City Code Section 7.5.501.E.

N/A

City of Colorado Springs Page 1 of 1 Printed on 2/9/2016
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CITY PLANNING COMMISSION AGENDA

ITEMS: A1-A3

STAFF: MEGGAN HERINGTON

FILE NO(S):
CPC MP 06-00219-A6MN15 — QUASI-JUDICIAL

CPC ZC 15-00136 — QUASI-JUDICIAL
CPC CP 15-00137 — QUASI-JUDICIAL

PROJECT: FLYING HORSE PARCEL NUMBER 25A
APPLICANT: NES, INC.

OWNER: PULPIT ROCK INVESTMENTS, LLC
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PROJECT SUMMARY:

1.

Project Description:

This project includes concurrent applications for a minor amendment to the Flying Horse
Master Plan, zone change and concept plan for a 1.44-acre site located south of Flying
Horse Club Drive and west Highway 83 in the Flying Horse community.

The master plan amendment changes the land use of Parcel 25A (1.44 acres) from
Residential to Office. The proposal includes rezoning from PUD (Planned Unit
Development) to OC (Office Complex) with an associated concept plan illustrating a
future 11,450 square foot office building with associated parking, landscaping and
screening wall. (FIGURE 1)

Staff is administratively reviewing a final plat for this development. Flying Horse No. 25A
Filing No. 1 subdivision plat will create one new 1.44-acre office lot and replat two
residential lots and a landscape tract. The impacted residential lots are currently vacant.
There is a temporary office structure on the 1.44 acre lot to be removed with future
permanent construction.

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 addressed as 13364 Flying Horse Club Drive. It is located
south of Flying Horse Club Drive and west of Highway 83.

2. Existing Zoning/Land Use: The 1.44 acres is currently being utilized for a temporary
office trailer and associated parking. A portion of the property is over-lot graded for
future single-family lots.

3. Surrounding Zoning/Land Use: North: PUD/Residential/Siena Neighborhood

South: PUD/Residential/Turin Neighborhood
East: County/Large Lot Residential
West: PUD/Residential/Encore Neighborhood

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 Residential and the master plan amendment associated with
this request proposes to change the use to Office.

7. Subdivision: The property is platted as Lots 7 and 8 and Tract C of Flying Horse No. 25
Filing No. 2 Subdivision.

8. Zoning Enforcement Action: None

9. Physical Characteristics: There is currently a temporary office trailer on part of the

property. This office trailer was approved through a use variance in 2011. Other portions
of the property have been over-lot graded in preparation for single-family residential
development.

STAKEHOLDER PROCESS AND INVOLVEMENT:

The public process included posting the site and sending postcards to 153 property owners
within 1000 feet. A neighborhood meeting was held on October 29, 2015 and was attended by
approximately 12 neighbors. Staff received one follow-up email from a neighboring resident.



(FIGURE 3) Issues raised at the neighborhood meeting included traffic impacts, on-site lighting,
screening and buffering and building aesthetics. A majority of the questions related to the site
specifics, such as lighting and aesthetics, which cannot be answered with a concept plan. Prior
to any vertical construction, the owner will be required to submit a development plan for
administrative review. This development plan will include side details such as building
elevations, lighting and landscaping, and will address any aesthetic concerns.

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
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 25A from Residential, 3.5 — 8 Dwelling Units per Acre to Office. This office use is
similar to the use established on the northwest corner of Flying Horse Club Drive and
Highway 83; directly across the street.

Staff finds the amendment request meets the review criteria for master plan
amendments as set forth in City Code Section 7.5.408.

OC (Office Complex) Rezone

The proposal will rezone 1.44 acres from PUD (Planned Unit Development) to OC
(Office Complex). The property was zoned PUD with the original development of the
Encore/Turin neighborhood. The property subject to this amendment was incorporated
into a tract and two future residential lots. In 2011, the owner was issued a use variance
for a temporary office trailer.

The intent of this rezone is to permanently formalize this site as an office location. The
OC (Office Complex) zone is established at a number of areas within Flying Horse.
There are two other OC sites along Flying Horse Club Drive.

The rezone is in conformance with the Master Plan and does meet City Code standards
for a rezone request.

OC Concept Plan

The concept plan illustrates a future office building on the 1.44 acres. The site also
illustrates the conceptual parking layout. There is a six foot screen wall planned to the
south of the property to buffer the existing and future adjacent residences.

Access to the site is directly from Flying Horse Club Drive. Median cuts will be made in
order to accommodate the new access locations.



Staff finds that the plan meets the concept plan review criteria as set forth in City Code.

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 25A 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:

Will have slight impact on the City’s infrastructure and facilities,

Is generally less than fifty acres and would not increase trip generation off the parcel by
more than ten percent (10%), and

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 is currently shown as a future
residential tract. There is an approved use variance for a temporary office building on the
site. There does not appear to be a time limit on the use of the office trailer at this
location. This minor amendment to the Flying Horse Master Plan proposes to change the
land use for this particular area to a formalized and permanent office parcel. It is
expected that this change of use is of similar intensity to what exists on the property
currently 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 25A rezone and concept
plan substantially conforms and is in compliance with the Flying Horse Master Plan as
proposed to be amended.

STAFF RECOMMENDATION:




Item: A1 CPC MP 06-00219-A6MN15 — 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: A.2 CPC ZC 15-00136 — Change of Zoning to OC

Approve the zone change from PUD (Planned Unit Development) to OC (Office Complex),
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).

Item: A.3 CPC CP 15-00137 — Flying Horse Parcel Number 25A Concept Plan
Approve the Concept Plan for Flying Horse Parcel Number 25A, based upon the findings that
the development plan meets the review criteria concept plan meets the review criteria as set
forth in City Code Section City Code Section 7.5.501.E.




AMENDMENT #14
(Parcel 25/ Office Lot)

November 2015
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Flying Horse Parcel 25b — Office Parcel Prepared By N.E.S. Inc.
Project Statement November 2015

FLYING HORSE PARCEL 258 — OFFICE PARCEL

PROJECT JUSTIFICATION
NOVEMBER 2015

REQUEST

Flying Horse LLC requests approval of the following applications:

1. A Minor Amendment to an Approved Master Plan for a New 1.44ac Office Site in an existing PUD Zone. A
request for a Zone Change will be processed addressing the new use.

2. AZone Change request for a portion of the Parcel 25b PUD Development Plan for a 1.44 ac OC Parcel.
3. A Minor Amendment to an Approved Development Plan.
4. AfFinal Plat and Concept Plan to address the New Office Parcel.
5. Theincluded set is an Amendment to previously Approved Set. No changes outside the noted Amended
area being proposed as previously approved.
LocATION

The property is located southwest of the Flying Horse Club Drive and Highway 83 Intersection.

PROJECT JUSTIFICATION

The proposal for the new Office parcel is to address an existing use and associated Temporary Use permit,
for the affected parcel, as an entitled permanent use. Currently the proposed amended site is utilized for a

Page1lof2
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Flying Horse Parcel 25b — Office Parcel Prepared By N.E.S. Inc.
Project Statement November 2015

Realty Office by way of a Temporary Use Permit. The current application is in keeping with past approvals
and consistent with the adjacent land uses but aims to address the current Temporary Use Permit through a
Rezoning action and proper associated Plan Amendments. Appropriate amendments addressing any
changes are shown reflecting the impacts to land use, tracts and open space. These necessary amendments
address the past PUD Approvals for the Flying Horse Parcel 25 PUD Plan, overall Master Plan and Replatting
of those affected areas. In addition the noted changes show minimal impacts to the overall Open Space
requirements with a 3% overall change and minimal 0.07du/ac change in both net and gross density.

The proposed Office Parcel is for a 1.44 ac site located directly southwest of the Highway 83 and Flying
Horse Club Drive Intersection. No major site changes are being proposed at this time as future development
will be dictated by an Approved Future Development Plan. At this time the only changes proposed will
address the immediate needs of the Zone Change and more direct Final Plat related to access improvements
and utilities located at the periphery of the project limits. These improvements to traffic address the needed
turn lanes for the current uses and approved Office uses north of the current project site increasing
accessibility and overall traffic flow.

Page 2 of 2
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January 18, 2016
To: Land Use Review Division

These comments are provided regarding the development applications that would rezone a 1.44 acre
site within Flying Horse from Residential to Office. The applications include: CPC MP 06-00219-A6MN15,
CPC ZC 15-00136, and CPC CP 15-00137. | am pro smart development and these plans fall short of that
standard.

Since | signed a contract in January 2010 to build my present home in the Encore neighborhood within
Flying Horse, hundreds of homes have been built. During this same time period, the development
activity in the commercial and office parcels within Flying Horse can be summarized as “not much”. At
the present time, dozens of acres zoned for office/commercial use remain either undeveloped or
partially developed within Flying Horse. As a matter of fact, your office supported the rezoning of land
from office/commercial to residential in the fall of 2014, a move | characterized as smart development
given the abundance of dormant commercial property. | would welcome the new construction of an
11,450 square foot office building on the existing undeveloped commercial parcels as these unsightly
parcels are significant detractors in an otherwise attractive housing development. It is not smart
development to ignore the existing parcels that are calling out for activity and instead carve out another
area within Flying Horse for office use.

My neighborhood (Encore) is no stranger to zoning changes. | didn’t appreciate the risk | was taking in
this regard when | gave my money and trust to Classic Homes six years ago. Although | haven’t liked all
of the changes along the way, | could at least understand the economic necessity of the changes that
occurred in the 2011-2012 timeframe. There is no such economic mandate for this latest proposal. | am
very concerned about the negative impacts the proposed rezoning would have on property values and
quality of life, if they are approved:

1) The rezoning puts in jeopardy the build out of the last two home lots in Encore. Simply put, would
you want to spend $400-500K for a home that will look at 11,450 square feet of roof top? By the
way, the concept briefed at the October 29™ meeting | attended called for a 9,600 square foot
building. | mention this as my main concerns involves the building height (45 feet) allowed with
the new zoning. In reality, | think the home builder will have to provide significant financial
incentives (i.e., lower pricing) to entice someone to build on these lots, which will further erode
resale prices.

2) When Encore went through the last rezoning in 2012, the layout of the neighborhood was changed
from clustered homes to single lots (Attachment 1). The home builder agreed to maintain ranch
style homes when continuing down Penfold Drive from the already built clustered homes. As
mentioned above, the potential to build up to 45 feet in height without any further notice would
negate the consideration received in 2012.

3) The proposal includes the installation of a wall between three houses and the office building; this
change will add a third look to Encore, which is significant since only 39 homes will be built in this
neighborhood. Besides the altered layout due to the wall, this part of Encore will be densely

FIGURE 3



populated with the close proximity of the three homes and, at this time, an 11,450 square foot
building (Attachment 2). Although we don’t know what would ultimately be built on this parcel,
the rezoning provides many options that could include 24-hour, 7-day a week operations. No
matter the final building outcome, the location of a commercial use property in Encore’s backyard
will increase traffic, lighting, and activity/noise for all neighborhood residents, especially those that
are within the line of sight.

Thank you for your time and consideration.

Sincerely,

mgs%éer

13040 Penfold Dr.

FIGURE 3
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7.5.501: CONCEPT PLANS:

E. 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; Ord. 12-72)



City of Colorado Springs 107 N Nevada Avenue

Colorado Springs, CO 80903

CITY OF COLORADO SPRINGS

Memorandum

File #: CPC ZC 16-00004, Version: 1

Request by Mountain View Electric on behalf of BLH No. 1, LLC for approval of the following
application A change of zone classification from R1-6000 (Single- Family Residential) to PF (Public
Facility) for the Geesen Electrical Substation. The subject property consists of 4.29 acres and is
located one mile northwest of the intersection of Drennan Road and Mockingbird Lane.

Presenter:
Meggan Herington, Manager, Planning and Community Development

Proposed Motion:
Approve the change of zoning district from R1-6000 (Single-Family Residential) to PF (Public
Facilities), based upon the finding that it complies with the review criteria of City Code Sections
7.5.603.B and 7.3.402.A.

N/A

City of Colorado Springs Page 1 of 1 Printed on 2/9/2016
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CITY PLANNING COMMISSION AGENDA

ITEM NO:

STAFF: MEGGAN HERINGTON

FILE NO: CPC ZC 16-00004 - QUASI-JUDICIAL

PROJECT: GEESEN SUBSTATION REZONE
APPLICANT: MOUNTAIN VIEW ELECTRIC
OWNER: BLH NO.1, LLC

T14S R65W T14S R65W T14S R65W T14S R64W

SITE
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PROJECT SUMMARY:

1. Project Description: This is a request to change the zoning of a 4.29-acre parcel from
R1-6000 (Single-Family Residential) to PF (Public Facilities). The rezoning request will




facilitate the future expansion of the Geesen Substation, an existing Mountain View
Electric facility.

The property is 4.29 acres and is located in Banning Lewis Ranch, one mile north of
Drennan Road and one mile east of Marksheffel Road. (Figure 1)

2. Applicant’s Statement: (FIGURE 2)
3. Planning and Development Department’'s Recommendation: Approval of the application.

BACKGROUND:
1. Site Address: Not applicable.
2. Existing Zoning/Land Use: R1-6000 (Single-Family Residential)/Vacant
3. Surrounding Zoning/Land Use:
North: R1-6000 (Single-Family Residential)/Vacant
South: R1-6000 (Single-Family Residential)/Vacant
East: R1-6000 (Single-Family Residential)/Vacant
West: R1-6000 (Single-Family Residential)/Vacant
4. Comprehensive Plan/Designated 2020 Land Use: The existing land use is Agriculture.
That classification will be updated to Major Institutional if the rezoning request is
approved.
Annexation: Banning Lewis Ranch #1 (1988)
Master Plan/Designated Master Plan Land Use: Banning Lewis Ranch Master Plan
Subdivision: Unplatted.
Zoning Enforcement Action: None.
Physical Characteristics: The site is currently improved as a substation.

©WoNOO

STAKEHOLDER PROCESS AND INVOLVEMENT: No public notice or distribution was
deemed necessary as the substation is existing and there are no surrounding property owners.

ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER
PLAN CONFORMANCE:
1. Design and Development Issues: No significant issues or concerns have been identified.

The zone change will recognize the existing Gessen Substation and allow for future
expansion as a public facilities site. The substation currently exists in the R1-6000 zone
district within an easement. The existing substation is approximately one acre in size.

Mountain View Electric is planning for future upgrades to this substation. As such, they
would like to purchase a 4.29-acre site from the current property owner and formalize the
site as a public facility. While the substation is currently one acre, the rezone and future
ownership will encompass 4.29 acres.

There are no plans for development at this time. A PF zone change to accommodate a
substation does not require a concurrent development plan application. Any future
development plan will be reviewed administratively.

Zone change requests are reviewed based upon the zone change criteria found in City
Code Section 7.5.603.B. Further, zone changes to Public Facilities are reviewed based
upon the establishment and development of a PF zone using the criteria found in City Code
Section 7.3.402.A.



It is the finding of the Land Use Review Division that the zone change meets the zone
change criteria found in City Code Section 7.5.603.B and 7.3.402.A.

2. Conformance with the City Comprehensive Plan:
Comprehensive Plan 2020 Land Use Map: The 2020 Land Use Map identifies this area as
“Agriculture”. That will be updated to “Major Institutional” if the request is approved.

The following City Comprehensive Plan goals, objectives and policy statements apply to this
project:

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.

The substation and the expansion are located at an integral connection point to a major
utility corridor. The future expansion will accommodate the needed expansion of the
electrical load and new types of electric generation.

It is the finding of the Land Use Review Division that the zone change is consistent with the
City’s Comprehensive Plan.

STAFF RECOMMENDATION:

Item No: CPC ZC 16-00004 — Change of Zone District

Approve the change of zoning district from R1-6000 (Single-Family Residential) to PF (Public
Facilities), based upon the finding that it complies with the review criteria of City Code Sections
7.5.603.B and 7.3.402.A.
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Mountain View Electric Geesen Substation Subdivision
Project Summary and Project Statement

Project Summary:

The Geesen Substation Subdivision Project is solely regarding the
creation of a legal lot to envelope an existing electrical substation
facility owned by Mountain View Electric Association, Inc. of Limon,
Colorado. The existing substation site is currently situated on an
easement and the purpose of the subdivision is to create a legal lot
whereby the underline property owner, BLH No. 1 would be able to
convey fee interest in the area beneath and immediately surrounding
the existing electrical substation to Mountain View Electric
Association, Inc. The existing substation easement is comprised of
approximately one acre. The new lot depicted on the proposed plat
accompanying this application will consist of approximately 4.29
acres. The entire 4.29 acres is already encumbered and utilized by
existing electrical facilities and the creation of this lot will not
impact the existing electrical facilities in anyway and the new lot
created shall be subject to all preexisting utility facilities and
their respected easements. There is no new construction proposed
within the new lot at this time. The electrical facilities owned and
operated by Mountain View Electric and its primary wholesale provider,
Tri-State Generation and Transmission, Inc. of Westminster, Colorado,
may be ugraded during the normal course of maintenance and operation
of the existing electrical substation.

Project Statement:

The zone change requested from R1-6000 to PF will be consistent with
the current use of the area which is entirely encompassed by existing
public utilities and public electrical facilities. The zone change is
justified due to the existing uses within the new proposed Geesen
Substation Subdivision and will replace the existing residential
zoning which is not appropriate for the current long-term use of the
new subdivision area.

As directed by the City Planner assigned to this case, this zone
change application in accompanying Final Plat Application have
included these specific details requested. These include a Mineral
Estate Notification and Drainage Report Study. A separate private
access easement has been obtained as demonstrated on the purposed Plat
to provide legal access from Public Right of Way to the new Geesen
Substation Subdivision. The proposed Plat has been prepared based on
instructions provided by the City Planning Department.

Z:\MTNVIEW\C35#14\Project Summary-Project Statement-12-1-15.doc

FIGURE 2



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)



7.3.402.A — PF ZONE DISTRICT

A. PF - Public Facilities: The public facilities zone district is provided for land which is used or being
reserved for a governmental purpose by the City of Colorado Springs, El Paso County, the State
of Colorado, the Federal government or a public utility. Generally, the existing or proposed use is
a unique governmental or utility service or a governmental function. The term, public facility, may
be used to describe the existing or future use or the character of the ownership of the land. For
the purpose of this section utility transmission, distribution or collection line rights of way or
easements and drainage rights of way or easements are not required to be designated as public
facilities.

Approval of the request requires a determination that a public need exists and the use and
location are compatible with adjacent land uses. When necessary to make this determination,
conditions regarding setbacks from adjacent uses or property lines, landscaping, screening,
access, and the placement and size of signs and amount of parking may be approved with the
establishment of the zone district. A development plan shall be approved before any building
permits may be issued or before construction of any public facility or utility may begin.

Uses allowed in this zone are limited to governmental functions or utility services provided by the
City of Colorado Springs, El Paso County, the State of Colorado, the Federal government or a
public utility and to private facilities which perform traditional government functions such as jails
and halfway houses. These uses are not typically permitted or conditional uses in other zone
districts. Specific uses are listed in a table in section 7.3.203 of this article. Development
standards such as lot size, setbacks, and maximum height are determined at the time of zoning
or development plan review. Development standards listed in a table in section 7.3.204 of this
article shall apply to the development of a public facility zone district.



City of Colorado Springs 107 N Nevada Avenue

Colorado Springs, CO 80903

CITY OF COLORADO SPRINGS

Memorandum

File #: CPC CU 15-00129, Version: 1

A request by Assisted Living at the Spring, LLC for approval of a conditional use development plan to
allow a Human Service Facility in a PBC/AO (Planned Business Center with Airport Overlay) zone
district. The project is for a 30 bed assisted living facility. The site is zoned PBC/AO (Planned
Business Center with Airport Overlay), contains 0.61 acres and is located at 1605 Jet Wing Drive.
(Quasi-Judicial)

Presenter:
Lonna Thelen, Principal Planner, Planning and Community Development

Proposed Motion:
Approve the conditional use for Assisted Living at the Spring, based upon the finding that the plan
complies with the conditional use and development plan review criteria in City Code Sections 7.5.704
and 7.5.502.E, subject to compliance with the following technical and/or informational plan
modifications:

Technical and Informational Modifications to the Conditional Use Development Plan:

1. Show the accessible space and the accessible aisle as 8’, not 10’.

2. Since the required access is being shown to start in parking stalls, those parking stalls need to
be converted to a fire lane so apparatus can pull into those spots. Required 150-ft measurements are
taken where the apparatus is able to drive to and from there, where they reach around the building. If
removing the parking is not desired, access from another location must be provided or if the building
is/will be equipped with an approved fire sprinkler system, indicate such on the plans.

3. Identify ground level treatments on the landscape plan.

Summary of Ordinance Language
For ordinances, enter the substantive elements in 40 words or less for publication purposes. Enter
N/A if not applicable.

City of Colorado Springs Page 1 of 1 Printed on 2/9/2016
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PROJECT:
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OWNER:

CITY PLANNING COMMISSION AGENDA

ITEM NO:

STAFF: LONNA THELEN
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A. — CPC CU 15-00129 — QUASI-JUDICIAL

ASSISTED LIVING AT THE SPRING

ASSISTED LIVING AT THE SPRING, LLC

ASSISTED LIVING AT THE SPRING, LLC




PROJECT SUMMARY:

1.

wn

Project Description: This project includes an application for a conditional use to allow a human
service facility in a PBC (Planned Business Center) zone district for a 0.61-acre site located at
1605 Jet Wing Drive. (FIGURE 1)

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

BACKGROUND:

1.
2.
3.

©oN O A

Site Address: 1605 Jet Wing Drive
Existing Zoning/Land Use: PBC/Daycare Center
Surrounding Zoning/Land Use: North: R1-6/Single-Family Residential
South: PBC/Commercial Center
East: OC/Single-Family Residential
West: PBC/Commercial Center
Comprehensive Plan/Designated 2020 Land Use: New/Developing Corridor
Annexation: Pikes Peak Addition #11, 1971
Master Plan/Designated Master Plan Land Use: Gateway Park/Commercial
Subdivision: La Petite Academy
Zoning Enforcement Action: None
Physical Characteristics: The site is developed with a 5,111 square foot building. No building
additions are proposed for the site.

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
100 property owners within 500 feet. No public comments were received.

Staff also sent the plans to the standard internal and external review agencies for comments.
Commenting agencies included Colorado Springs Ultilities, City Engineering, City Traffic, City Fire,
City Landscape, Police and E-911.

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

CONFORMANCE:

1.

Review Criteria / Design & Development Issues:

The existing structure was built in 1981 and was most recently used as a daycare center. The
proposed use is for a 30 bed assisted living facility (Human Service Facility). No new structures or
additions are proposed. The only site upgrade planned is to install new doors and windows on the
building. The existing zoning is PBC (Planned Business Center). The human service use requires
a conditional use approval in the PBC zone district.

The only access to the site is from Jet Wing Drive. There is an easement agreement with the
adjacent property owner to the west to access the site. No access is allowed from Old Fountain
Boulevard and a barricade is located at the end of Old Fountain Boulevard. Adequate parking is
provided for the use. The parking will be mainly used for the employees of the facility and not for
the residents, as they will use alternative transportation options.

The human service use is a quiet use and is a good transition between the single-family
residential and the commercial shopping center. No public comment was received during the
review, which supports the compatibility of the new use.

Staff has reviewed the conditional use development plan and has found that the application is
consistent with the review criteria and standards of City Code.



Conformance with the City Comprehensive Plan:

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.

Policy LU 302: Encourage Development of Mixed-use Activity Centers

Encourage the development of activity centers designed to include a mix of uses that compliment
and support each other, such as commercial, employment-related, institutional, civic, and
residential. A walkable, pedestrian friendly environment will tie the mix of uses in activity centers
together. Activity centers will vary in size, intensity, scale, and types of uses depending on their
function, location, and surroundings. Activity centers will be designed so they are compatible with,
accessible from, and serve as a benefit to the surrounding neighborhood or business area.

The Assisted Living at the Spring project is an infill project that re-uses an existing building for a
new human service use. The new and developing corridor use category of the comprehensive
plan allows both residential and commercial uses. This project has a residential component of
housing 30 residents, but is also a commercial business with employees. The location of this
project is next to an existing shopping center and contributes to the mix of uses in the shopping
center. This project is in compliance with and supports the comprehensive plan.

Conformance with the Area’s Master Plan:

This property is part of the Gateway Park Master Plan. The master plan calls out this area as
commercial. While the proposed use provides housing for 30 people, the facility operates as a
commercial business with employees providing services to the 30 residents. Therefore, the
commercial master plan designation permits the Human Service Facility use.

STAFF RECOMMENDATION:

ltem No: ?? CPC CU 15-00129 — CONDITIONAL USE

Approve the conditional use for Assisted Living at the Spring, based upon the finding that the plan
complies with the conditional use and development plan review criteria in City Code Sections 7.5.704 and
7.5.502.E, subject to compliance with the following technical and/or informational plan modifications:

Technical and Informational Modifications to the Conditional Use Development Plan:

1.
2.

3.

Show the accessible space and the accessible aisle as 8', not 10’.

Since the required access is being shown to start in parking stalls, those parking stalls need to be
converted to a fire lane so apparatus can pull into those spots. Required 150-ft measurements
are taken where the apparatus is able to drive to and from there, where they reach around the
building. If removing the parking is not desired, access<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>