
 
 
 
 
 
 

 

CITY OF COLORADO SPRINGS PLANNING COMMISSION 

RECORD-OF-DECISION 

NEW BUSINESS CALENDAR 
 
 
DATE:     September 18, 2014 
ITEM:    7.A‐7.C 
STAFF:    Meggan Herington 
FILE NO.:  CPC MPA 05‐00278‐A2MN14, CPC PUZ 14‐00066, CPC PUP 14‐00070 
PROJECT:   11305 Voyager 
 
 
 
STAFF PRESENTATION 
Ms. Meggan Herington, City Principal Planner, presented PowerPoint slides (Exhibit A).  
 
 
APPLICANT PRESENTATION 

1. Mr. John Olson, EV Studio Planning, presented PowerPoint slides (Exhibit B).He also distributed 
a market analysis report along with letters of support (Exhibit C). Mr. Olson stated the staff 
recommendation of denial was first presented last Wednesday and the applicant was surprised.  

 
2. Mr. Bryan Holland stated it is a challenging site due to high pressure gas lines. Comments 

received from two different City Land Development Technical Committee (LDTC) meetings 
prompted the applicant to proceed with the plans, but had no idea of staff opposition until the 
last minute. He was aware of concerns from Cameron Butcher Company’s regarding screening, 
and has reached out to all neighbors. He has not heard a response from the neighbor to the 
north. The previous owner had the opportunity to develop as office/industrial uses anytime 
during 1985‐2004. New Life Church owned the site since 2004, and it has been on the market 
the last few years. He is willing to continue coordination with their neighbors, and noted letters 
of support from the community. He requested approval. 
 

Commissioner Markewich inquired of current apartment vacancy rates. Mr. Wysocki stated the City 
Economic Vitality Division is completing a needs assessment and found occupancy rates of rental 
housing as high as 90%.  
 
STAFF REQUESTED TO SPEAK 
City staff comments taken out of order because City staff needs to leave the meeting shortly.  
 
Commissioner Donley inquired about the Voyager Parkway category. Ms. Krager stated it is a principal 
arterial and is compatible with access and can accommodate full development of the master plan within 
reason.  
 
CITIZENS IN FAVOR 

1. Ms. Elizabeth Dapper of Rivers Stone Management explained the vacancy rates in the northern 
part of the City are at 5% or less for apartment complexes. Office/Industrial is still at an 18% 
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vacancy. This multi‐family project should employ about eight persons. She recommended 
approval. 

 
3. Mr. Kent Maer is a commercial broker and stated there exists 32,000,000 square feet of 

commercial/industrial space in the market with a 10% vacancy (3,000,000 square feet of vacant 
space). A stabilized market is at 95% occupancy rate; thus, historically there is a 5‐7 year supply 
of industrial space in the northern area of the city. Over 70% of the commercial/industrial 
market is construction manufacturing related to residential.   

 
Commissioner Markewich inquired of requested uses. Mr. Kent is hearing more demands for retail uses. 
Retail is dependent upon residential.  
 

4. Ms. Tina Luck is a regional property manager and provided projection of 5.2% vacancy in the 
north end. There are only two competitors in the area. Her company delivers over 600 units 
with zero concessions. Adding these 344 residential units will only help.  

5. Mr. Kevin Butcher, Cameron Butcher Company, nearby property owner stated his concerns 
regarding residential use setbacks and screen separations were resolved. If industrial uses were 
focused in this area, the transportation network would need to improve to provide better 
network of delivery (i.e. I‐70 and I‐25 intersection with a concentration of industrial, as well as 
the Wal‐Mart distribution center in Cheyenne, Wyoming, and Target Distribution Center in 
Pueblo). He felt there is a need for residential uses in the area.  

6. Pastor Brady Boyd, New Life Church, is excited to see development across the street. He 
referenced a letter in support from Cheddar’s restaurant (see Exhibit C). He’s received 
assurances that double the amount of young students would stay at their school if residential 
accommodations were available nearby.  

 
 
CITIZENS IN OPPOSITION 

1. Mr. Bruce Wright represented the owners of industrial buildings immediately north of this site. 
The owners depended upon the master plan that identified this area as office/industrial uses. 
They are concerned that residential uses would negatively impact and be detrimental to their 
investment.  

2. Mr. Steve Clark, adjacent property owner from Wichita, Kansas, developed 100,000 square‐foot 
buildings approximately 10 years ago. He felt it would be unjust to convert the site to residential 
that may negatively impact their ability to market their site.  

 
Commissioner Walkowski inquired of the impact this project would have on his clients. Mr. Clark stated 
it is related to management issues with complaints of nearby residential occupants. Industrial users 
don’t want to locate next to residential uses. It would impact his ability to attract tenants.  
 
Commissioner Walkowski inquired of the specific incompatibilities. Mr. Clark stated it is lighting, noise, 
and the truck traffic from the industrial uses. 
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3. Mr. Johnny Stevens, who owns over 3,000,000 square feet of industrial space and partner with 
Mr. Clark of the adjacent property, expounded about the types of complaints received from the 
residential neighbors, mainly being truck noise. He was concerned with children playing nearby 
industrial uses and truck traffic.  

 
APPLICANT REBUTTAL 
Mr. Olson stated only 21 of the proposed units are three‐bedroom units that are typically occupied by 
families with children.   
 
Mr. Olson offered to continue to coordinate with Mr. Clark and Mr. Stevens to negotiate buffering 
between uses to make this work in everyone’s favor.  
 
STAFF REQUESTED TO SPEAK 
Mr. Wysocki provided food for thought and referenced the amount of residentially‐zoned property that 
is located nearby this applicant could take advantage of.  
 
Commissioners Smith and Markewich inquired about the Code Enforcement complaint process 
regarding noise. Mr. Smith responded that City Code Chapter 9 outlines the parameters of light and 
noise standards for use types.  
 
Commissioner McDonald inquired of the number of zone changes in this master plan since its inception. 
Ms. Herington stated there have been at least four larger zone changes within the last six years of her 
being assigned to this geographic area, such as Copper Ridge and other changes from multi‐family to 
single‐family.  
 
Commissioner Phillips inquired of the apartment staff and how apartment management fields 
complaints. Ms. Luck stated there will be a manager on‐site with a staff of seven to field the residence’s 
calls for complaint. Tenants do not typically call City Code Enforcement, they contact management to 
coordinate those concerns.  
 
DECISION OF THE PLANNING COMMISSION  
Commissioner Donley noted the previous 21 amendments to the master plan. He was concerned that 
the City’s Executive Branch was involved with these applications. This project has a greater distance 
separation and was not sympathetic with the adjacent use just as he’s not sympathetic with fly‐over 
complaints near the Air Force Academy. He’d prefer no access to Voyager. He’d like to see full access 
onto Jet Stream. He preferred analysis of job‐to‐housing ratio rather than acreage. There are adequate 
places to provide residential within those office/industrial planned areas.  
 
Commissioner Markewich appreciated the analysis of staff to focus on the industrial uses and “spirit” of 
the original master plan upheld. He is a proponent of updating the Comprehensive Plan that would allow 
the City to better identify desires and need for office, industrial and other uses. He agreed that items 2 
and 3 of City Code Section 7.5.603.B, zone change criteria, were not met. He did not support the 
applications. 
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Commissioner Henninger stated the existing industrial use buildings are good to have on the north side 
of town, yet several apartment complexes and existing single‐family homes in the area represent major 
growth in this area. This proposal is an adjustment to the master plan and the opportunity to expand 
and support retail and commercial. He felt that master plans are not cast in stone.  
 
Commissioner Walkowski appreciated City staff having a forward‐thinking look at master plan uses, but 
did not hear a defined reason for drawing the line in the sand against certain uses with regard to this 
project. The Comprehensive Plan says it does not provide direction for converting industrial land to 
other uses. A case could be made that residential density can be increased and supported. The applicant 
made a case that their plan represents a minor adjustment of 5% within the entire master plan. He 
found that the master plan criteria was met. There is plenty of office/industrial within the master plan. 
There may be an opportunity to make this an appropriate use for this parcel. He found this residential 
use would not cause a detrimental impact to surrounding uses.   
 
Commissioner Smith was conflicted, but sympathized when he heard the amount of vacant industrial 
property and the fact that this property was on the market for quite some time with no interest from 
office/retail or industrial users. He has no compassion for residential neighbors that complain of uses 
that existed prior to the development of their home.  He supported the applications and opposed City 
staff’s recommendations.  
 
Commissioner McDonald stated economics in any area dictate change to master plans and identified 
uses at the time of submittal. All do their best based on the information at the time the master plan was 
created. She supported the applications.  
 
Commissioner Phillips found the multi‐family uses are compatible with the area. He supported the 
applications.  
 
Moved by Commissioner Walkowski, seconded by Commissioner Philips, to approve Item No. 7.A‐File 
No. CPC MPA 05‐00278‐A2MN14, the amendment to the Northgate 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. Motion carried 7‐1 (Commissioner Markewich opposed and Commissioner Ham 
absent).  
 
Moved by Commissioner Walkowski, seconded by Commissioner Smith, to approve Item No. 7.B‐File 
No. CPC PUZ 14‐00066, the zone change of 17.05 acres from PIP‐1 (Planned Industrial Park) to PUD 
(Planned Unit Development:  Multi‐family residential, 30 dwelling units per acre maximum, commercial 
uses as permitted in the PBC zone district excluding Medical/Recreational Marijuana Center, Motor 
Vehicle Service Station and Sexually Oriented Businesses, 45‐foot maximum building height), based 
upon the findings that the change of zoning request does comply with the three (3) criteria for granting 
of zone changes as set forth in City Code Section 7.5.603 and the criteria for the establishment and 
development of a PUD zone as set forth in City Code Section 7.3.603. Motion carried 7‐1 (Commissioner 
Markewich opposed and Commissioner Ham absent).  
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Commissioner Donley stated he may be voting against the concept plan solely based upon the high 
pressure gas line that crosses the site.  
 
Moved by Commissioner Walkowski, seconded by Commissioner Smith, to approve Item No. 7.C‐File 
No. CPC PUP 14‐00070, the 11305 Voyager PUD Concept Plan based upon the findings that the PUD 
concept plan does meet the review criteria for PUD concept plans as set forth in City Code Section 
7.3.605, subject to the condition that future access is subject to review and approval by the City 
Engineer. Motion carried 6‐2 (Commissioners Donley and Markewich opposed with Commissioner Ham 
absent).  
 
 
  September 18, 2014                
  Date of Decision      Planning Commission Chair 
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11305 Voyager 
Minor Master Plan Amendment, Zone Change and Concept Plan 

 
 
City File Numbers 
CPC MPA 05-00278-A2MN14 – Quasi-Judicial 
CPC PUZ 14-00066 - Quasi-Judicial 
CPC PUP 14-00070 - Quasi-Judicial 
 
City Planning Commission, September 18, 2014 

Meggan Herington, AICP 

Principal Planner 
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Vicinity Map 

2 
17.05 Acres 

Zoned PIP-1 

Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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Northgate Master Plan Amendment 
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Jobs    Transforming Government    Building Community  

 

Northgate Master Plan Amendment 

• Northgate Master Plan adopted in 1985 

• Intent of the Northgate Master Plan was to provide O/I 

opportunities 

• Commitment to developing a high quality campus like 
setting, affording significant opportunity for large scale, very 
desirable industrial uses to develop based on the favorable 
environmental conditions and location.  

• Amended 20 times since adoption 

• Office and Industrial (O/I) uses reduced from 900 acres to 

364 acres 

• Important to preserve valuable office and industrial 

properties as the intent of the Northgate Master Plan 
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Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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Jobs    Transforming Government    Building Community  

 

Zone Change 
• Rezone from PIP-1 to PUD 

• PUD 

• All uses in PBC excluding: 

• Marijuana Centers 

• Motor Vehicle Service Station 

• Sexually Oriented Business 

• 45 Foot Height Maximum 

 

• Not in conformance with review criteria 

• Not consistent with Comp Plan 

• Not consistent with Northgate Master Plan 
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Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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Zone Change 
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Concept Plan 
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Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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Stakeholder Process 

• Notification to 35 property owners 

• Received comments in both support and opposition 

• Opposition from property owner to the north 

• Concerned about the impact of multi-family on the existing 

industrial properties 

9 
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Recommendation 

10 

Staff recommends denial of the applications as presented finding 
that the applications do not meet the established review criteria. 
 
Staff further finds: 
• Important to protect remaining office and industrial properties 

in Northgate as the intent of the Northgate Master Plan states, 
• Prevent over saturation of uses/not promoting a mix of land 

uses as stated in the City Comprehensive Plan 
• Approval may create incompatible land uses 
 
 
 
 
 
 

Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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Recommendation 

• If the concept plan is approved, staff recommends that a 

condition be added that states: 

 

Amend the concept plan to show a right-in/right-out 
access to Voyager Parkway 

 

**No recommended conditions for the other applications 

 

11 

Jobs    Transforming Government    Building Community  

 

Questions? 
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Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 



10/14/2014 

7 

Jobs    Transforming Government    Building Community  

 

 

13 

Item:  7.A-7.C 
Exhibit:  A 
CPC Meeting:  September 18, 2014 
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11305 Voyager Pkwy 
 

Minor Adjustment to Northgate Master Plan 

Concept Plan for the Re-Zone to PUD 

 

Land Owner: New Life Church 

Developer: Bayley Yandell Development LTD 

Architect/Planner/Engineers: EV Studio 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Site Information & History: 

• Owner: New Life Church (2004) 

• Annexed in 1985 

• On the market since 2011 

• Market Value: ~$4,000,000.00* 

• Currently Tax Exempt 

• 16.69 Acres 

• Zoning: PIP-1 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Major Land Constraints: 

• ~35-Feet of Slope along Northern Boundary 

• High Pressure Gas Line Traversing the Site 
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New Life Drive 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

24% 

3% 

<1% 

20% 

17% 

0% 

7% 

5% 

<1% 

13% 

5% 

4% 

<1% 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014



5 

+14.9% 

+9.5% 
-5.5% 

-1.2% 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Neighboring Property Concerns Addressed: 

 

Air Force Academy Flight Patterns 

• Noted on Concept Plan 

 

Biblica 

• Applicant is willing to Remove Southern Access Drive 

along Jet Stream 

 

Office/Industrial to the North 

• Applicant is providing a screen fence and an increased 

landscape buffer 

• Applicant is willing to limit the multi-family (For Rent) 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Response to City Comments: 

 

“Continued changes in the office and industrial land use could 

result in an eventual elimination of this use type and a negative 

impact on the ability to site these types of uses in the Northgate 

area and City as a Whole” 

 

The project at hand is 16.7 Acres of land which has been annexed, 

zoned & vacant since annexation in 1985. It has been listed for sale 

since 2011 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Response to City Comments: 

 

The Currently Approved North Gate Master Plan includes 381 

Acres of Land Designated as O/I or Office/Industrial Park/Research 

& Development 

 

We are showing a Decrease of 16.7 Acres, or 5.5%, Leaving 364 

Acres of Land within the Master Plan Area Alone. 

 

As Stated in the Staff Report, the Amendment for Copper Ridge 

decreased O/I by 192 Acres, or by One Third. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Response to City Comments: 

 

“Elimination of the office and industrial (PIP-1) could impact the 

overall ability of the City to attract new corporate headquarters, 

office/industrial flex space and other similar uses.” 

 

This Property is 16.7 Acres of contiguous land with the burden of 

an existing high pressure gas line bisecting the site; 

 

In the MP Area, 364 Acres of O/I remain, with ~134 Acres 

remaining undeveloped. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Response to City Comments: 

 

“Changing the zoning from PIP-1 to PUD to allow additional 

multi-family would potentially unbalance the uses in the area” 

 

The O/I Land Area in the North Gate Master Plan with this revision 

is Still 24% of the land in the Master Plan Area; Multi-Family is 

only 6.6% of the land. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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NorthGate Land Use Vs. City-Wide Land Use: 

 

Ratio Comparison North Gate vs. City 

(Commercial/Office/Industrial: Residential) 

 

Colorado Springs:  ~ 1:4 

NorthGate:   ~ 1:1 

 

*Colorado Springs C/O/I: 9,632 Acres 

*Colorado Springs Res:  31,729 Acres 

*According to the 2012 data found in the 2013 QLI Document for Colorado Springs 

 

NorthGate C/O/I:   613 Acres 

NorthGate Residential:  662 Acres 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Response to City Comments: 

 

“It is the finding of staff that the proposal to rezone from PIP-1 to 

PUD does not meet all of the required criteria for zone changes, 

particularly criterions 2 and 3.” 

 

Criterion 2. “The Proposal is consistent with the goals and policies 

of the Comprehensive Plan.” 

 

Analysis in the following slides... 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Item:  7.A-7.C 
Exhibit:  B 
CPC Meeting:  September 18, 2014
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 201: Promote a Focused, Consolidated Land Use 

Pattern 

• Adjacent land uses to the property include Multi-Family 

directly to the West and Southwest. 

• Multi-Family is a complementary use to the existing New 

Life Church, Pikes Peak Community College, and 

Commercial uses in the Area 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 202: Make Natural and Scenic Areas and Greenways an 

integral part of the land use pattern 

• The Developer of the Property will construct  the connection 

to the trail network with a 10-ft wide trail along New Life 

Drive as a part of the project 

• Internally, we are committed to providing a high amount of 

private park spaces and opportunities to include passive and 

active areas for storm water infiltration. 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 203: Develop a Land Use Pattern that is Mutually 

Supportive with the Intermodal Transportation System 

 

Policy LU 301: Promote a Mixed Land Use Pattern 

 

Policy LU 302: Encourage Development of Mixed-use Activity 

Centers 

 

Policy LU 303: Promote A Pedestrian-oriented and Transit-

oriented Development Pattern 

 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Goals & Policies – Comprehensive Plan –Mar. „01 

 

• Our Plan includes internal Pedestrian & Vehicular 

Connectivity between residences, clubhouse & Commercial 

• we have incorporated the opportunity for commercial 

service and restaurant uses to be cohesive with the 

placement of the apartments without physical barriers 

• Our inclusion of the 10-ft wide trail connection, proximity 

to New Life Church, PPCC, and multiple planned retail uses 

will make the automobile a choice for residents, not a 

requisite 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 401: Encourage Appropriate Uses and Designs for 

Redevelopment and Infill Projects 

• Appropriate uses include those which complement the 

adjacent uses. 

• a multi-family residential use accompanied by community 

retail and services is a more complementary use than the 

uses for which it is currently zoned 

• The proposed use provides an option for students of Pikes 

Peak Community College and Members of New Life 

Church to live close to daily activities. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Goals & Policies – Comprehensive Plan –Mar. „01 

 

• Industrial Uses, such as those permitted in PIP-1, are better 

screened or buffered than complementing. 

• Site topography provides 35+ feet of elevation change to aid 

in buffering the industrial use to the north 

• Horizontal distance from any of our apartment buildings to: 

• Building Properties to North: 125-feet 

• Northern property line:  75-feet 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 501: Plan Residential Areas to Integrate Neighborhoods 

into the wider subarea and Citywide Pattern 

• The integration of multi-family residential and community 

commercial into this area provides for the area to better 

function as a neighborhood and not as an isolated 

subdivision 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 601: Assure Provision of Housing Choices 

• In the Staff Report, the City states that “Changing the 

zoning from PIP-1 to PUD to allow additional multi-family 

would potentially unbalance the uses in the area” yet when 

we consider that this area is disproportionate to how the city 

functions for residential (City: 1:4); (Site: 1:1), Re-zoning 

this land does exactly what this goal states… I.E. More 

Residential is needed to balance the uses 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 602: Integrate Housing with Other Supportive Land 

Uses 

• (Same Response as LU 203; 301; 302; 303) 

• Our Plan includes internal Pedestrian & Vehicular 

Connectivity between residences, clubhouse & Commercial 

• we have incorporated the opportunity for commercial 

service and restaurant uses to be cohesive with the 

placement of the apartments without physical barriers 

Planning Commission Hearing 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 701: Plan and Develop New Commercial Areas as 

Activity Centers 

• We have included community commercial as an added 

amenity to the residents. 

• It will also aid in serving the congregation of New Life 

Church before and after services. 
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Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 801: Locate New Employment Activities within Mixed-

Use Centers 

• The incorporation of residential in the area provides the 

balance to promote additional employment centers. 

• the area is in need of residences to accommodate the 

prospective employers 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Goals & Policies – Comprehensive Plan –Mar. „01 

 

Policy LU 801: Locate New Employment Activities within Mixed-

Use Centers 

• Strategy LU 801e: Plan and Locate Complimentary Mixed 

Uses to Serve Large, Single-Employer Campuses 

“Plan and Locate complementary mixed-use centers to 

serve the needs of employees in large campuses. Include 

commercial, service, restaurant, lodging, recreational, 

and higher density residential uses with good 

pedestrian connections.” 
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Response to City Comments: 

 

Criterion 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 a implemented do not have to be 

amended in order to be considered consistent with a zone change 

request.” 

 

Modifications to the Master Plan were less than 15% in any one 

category. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

+14.9% 

+9.5% 
-5.5% 

-1.2% 
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Response to City Comments: 

 

“…deviating from the original vision of that part of the city to have 

a balance between residential and non-residential uses.” 

 

• As stated before, the City‟s ratio of Residential to C/O/I is 

approximately 4:1; 

• An increase in residential in the NorthGate Area provides a 

Market Balance to C/O/I more in line with the city as a whole. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Response to City Comments: 

 

“Multi-family residences in this area may have a negative impact 

on existing and potential future industrial uses on the surrounding 

parcels. Approval of this zone change would essentially isolate a 

pocket of the existing PIP-1 Zoning, which staff fears would result 

in possible issues with attracting new tenants or expansion of the 

existing uses.” 

• In terms of actual Land Use, this re-zone does not “isolate” 

Existing & Potential Industrial Uses, it provides the transition 

with significant grade change and buffer. 
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Response to City Comments: 

 

“The northern neighbor has concerns about the impacts of new 

residential neighbors. The overall issue is compatibility and 

whether future residents on the subject property will object to the 

existing industrial uses to the north” 

• The plan is to develop the property as “For Rent” Apartments;  

• We are providing an increased landscape buffer with increased 

trees and a screen fence in addition to the existing natural 

elevation change. 

Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Potential Conditions of Approval 

 

1. Limit access points along Jet Stream to northern access point 

only 

• Limit the Multi-Family Area as “For Rent” 

 

2. All Buffering Requirements of the City shall be met along the 

northern property line without administrative relief 

• 15-feet wide landscape buffer 

• Screen consisting of vegetation (6‟ tall) 

• One tree per 20 lineal feet of buffer 

• 50% Plants as Evergreen 

• Opaque Fence – 6‟ Height 
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Planning Commission Hearing 
Colorado Springs, CO   September 18, 2014 

Discussion… 

Summary: 

 

1. 344 Apartments; 3.7 Acres of Commercial/Retail 

2. Low Impact Development Incorporated along with a 10-ft wide 

trail 

3. Compatibility and Letters of Support from New Life Church to 

the South and Biblica to the East  

4. Addressed all City Staff Comments. 

5. ~$55 Million Construction Budget 

6. Harmonious Land Uses complementary to the adjacent land 

uses of the commercial, church and the college 
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