
 

 

 

 

CITY OF COLORADO SPRINGS PLANNING COMMISSION 

RECORD-OF-DECISION 

 
NEW BUSINESS CALENDAR 

 
 
DATE:   May 15, 2014 
 
ITEM:  7.A, 7.B 
 
STAFF:  Lonna Thelen 
 
FILE NO.: CPC CP 08-00078-A1MJ13, CPC CU 13-00116 
 
PROJECT:  Creekside at Rockrimmon 
 
 
Commissioner Sparks disclosed that she worked on this plan over four years ago for a previous firm and 
can listen without bias to the information.  
 
STAFF PRESENTATION 
Ms. Lonna Thelen presented PowerPoint slides (Exhibit A).  
 
Ms. Kathleen Krager, Transportation Manager, stated trip generation statistics are atypical in a facility 
that will house a student population. If there is a demand for shuttle bus service for UCCS, the developer 
will provide that.  
 
APPLICATION PRESENTATION 
Mr. John Maynard with NES Inc. presented PowerPoint slides (Exhibit B).  
 
CITIZENS IN FAVOR 
Mr. Mike Fenton representing Century Communities property owner to the north, felt this proposal will 
benefit properties that border Rockrimmon Creek because it will address stormwater issues and will be 
a positive impact for the city.  
 
Commissioner Phillips now excused. 
 
CITIZENS IN OPPOSITION 

1. Mr. Buddy Van Doren representing the Golden Hills Rockrimmon homeowners association 
(HOA) presented PowerPoint slides and distributed a petition (Exhibit C).  

 
Commissioner Ham inquired if the neighborhood would support a multi-family development rather than 
the proposed student housing. Mr. Van Doren stated that would allay some of the fears.  
 
Commissioner Sparks asked Mr. Van Doren to identify the area where it has flooded. Mr. Van Doren 
replied it is the intersection of Delmonico and Rockrimmon.  
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2. Ms. Ardith Lindquist, resident of Rockrimmon, distributed a packet entitled “Student Housing 
Zoning Study: Repot and Recommendations” from Saint Paul Planning Commission dated May 
2012 (Exhibit D). She was concerned with possible fire hazards due to a high density of 
occupants in each unit, along with the quality of life in her neighborhood. 

3. Ms. Gina Milliken, resident of Rockrimmon, was concerned with fire safety and related her 
difficulty evacuating from one of only three Rockrimmon exits during the Waldo Canyon fire. 
She related existing traffic concerns that this development will exacerbate, especially at the 
Delmonico and Rockrimmon intersection.  

4. Ms. Gini Springmeyer, resident of Rockrimmon, was concerned with possible blight and traffic.  
5. Mr. Donald Guetig agreed with Mr. Van Doren’s presentation. 
6. Ms. Geraldine Gieck complained that the public hearing poster was not easily seen by all drivers 

because it was posted west of the gas station, and she was also concerned with traffic. 
7. Mr. Norbert Necker questioned if enough money will be spent to appropriately develop on 

shifting soils. He related the difficulties with previous development plan proposals.  
8. Ms. Jeanette Van Doren thanked the Planning Commission for listening to them and questioned 

if this is the appropriate use for the site.  
 
APPLICANT REBUTTAL 
Mr. John Maynard stated this site is not in the middle of a single-family neighborhood and displayed a 
map of various existing and proposed residential densities. He referenced difficulties that UCCS has had 
housing students and had to refuse registration. Married student couples and children of students 
would be allowed to reside in this development. This is an owner-operator proposal. This proposal is less 
intense and will use slab foundations that will “float on expansive soils.”  
 
Commissioner Ham inquired if the first phasing would be ready for occupancy. Mr. Maynard believed 
there is the need for at least the first phase of model home construction beginning Fall 2014 with 
occupancies starting in the Spring of 2015.  
 
Commissioner Sparks requested Mr. Maynard address the drainage issues raised by the neighbors. Mr. 
Maynard displayed a slide that showed a water quality pond that will channel flows to the stream 
northward.   
 
Commissioner Shonkwiler inquired of fire safety. Mr. Maynard stated all units will have internal sprinkler 
systems with fire walls between each unit.  
 
DECISION OF THE PLANNING COMMISSION 
Commissioner Markewich was concerned with the egress and ingress especially during a fire. He felt the 
review criteria were not met.  
 
Commissioner Ham stated the ingress and egress issues remain despite what use is developed on this 
site.  
 
Commissioner Donley stated this plan is essentially a townhouse project. His concerns with parking and 
access were addressed. This site is isolated and found this use to be appropriate. He supported the 
project and found it met the review criteria.  
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Commissioner Walkowski would prefer more infill development. He questioned whether the business 
model meets the intent of the Zoning Code. He found this use would overburden the existing 
intersection. He was not in support of the project.  
 
Commissioner Sparks found that the code criteria were met. It is a valid layout compared with 
previously approved proposals.  
 
Commissioner Shonkwiler stated this proposed use provides a need. The residential intensity is reduced 
and the concept plan provides commercial uses to support it. If each potential project is reviewed for 
potential fire then development may be shut down. There are risks involved and all who reside in this 
area understands those risks. He supported the project.  
 
Commissioner Gonzalez stated this plan proposes a classic placement of uses according to density and 
intensity of uses. As much as he understands the fear of wildfire risks, the developer and owner have 
provided above and beyond the requirements with interior sprinkler systems and fire walls. Planning 
Commission must measure if the quality of the surrounding areas will be substantially injured. He felt 
there will be some injury, but it should not be significant.  The Comprehensive Plan encourages infill 
development and mixed uses, and that is what this project proposes. He supported both applications.  
 
Moved by Commissioner Sparks, seconded by Commissioner Ham, to approve Item No. 7A-File No. CPC 
CP 08-00078-A1MJ13, the concept plan amendment to the Creekside at Rockrimmon Plan, based upon 
the finding that the concept plan complies with the review criteria in City Code Section 7.5.501.E. 
subject to compliance with the following technical and/or informational plan modifications: 
 

Technical and Informational Modifications to the Concept Plan: 
1. Note that a development agreement which is specific to the project phasing of the entire 

concept plan area is required with the timing of each item in note 20 and when financial 
assurances must be posted prior to the approval of the first development plan. 

2. Note 6 on sheet 1 should only reference downslope creep as a geologic hazard (not 
underground mining and potentially unstable slopes).  

3. The ownership and maintenance of Tract B in the Tract Table needs to be determined and 
noted. 

4. Revise the drainage channel improvements shown in the development plan to match what is 
shown in the current Preliminary Final Drainage Report for the Creekside at Rockrimmon by 
Drexel Barrell, which is currently under review by City Engineering Development Review.  

 
Motion carried 5-2 (Commissioners Walkowski and Markewich opposed with Commissioners Henninger 
and Phillips excused).  
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Moved by Commissioner Sparks, seconded by Commissioner Ham, to approve Item No. 7B-File No. CPC 
CU 13-00116, the conditional use development plan for Creekside at Rockrimmon, based upon the 
finding that the conditional use complies with the review criteria in City Code Section 7.5.704 and 
Section 7.5.502.E, subject to compliance with the following technical and/or informational plan 
modifications: 
 

Technical and Informational Modifications to the Conditional Use: 
1. Show the light details on page 6 as full cutoff light fixtures. 
2. Mark both sides of the drive at the northwest side of the site as a fire lane. 
3. Provide a development agreement with the timing of each item in Note 12 on the Conditional 

Use Sheet 1. Include the traffic signal at Rockrimmon and Red Ash Point. 
4. Add "traffic signal" to the list of items on Note 12 on the Conditional Use Sheet 1. 
5. Revise the drainage channel improvements shown in the development plan to match what is 

shown in the current Preliminary Final Drainage Report for the Creekside at Rockrimmon by 
Drexel Barrell, which is currently under review by City Engineering Development Review.  

 
Motion carried 5-2 (Commissioners Walkowski and Markewich opposed with Commissioner Henninger 
and Phillips excused). 
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Creekside at Rockrimmon 

 History 

 The property was zoned PBC/HS/SS/cr and PUD/HS/SS/cr in 2008. 

 The PUD zoning (30.2 acres) allowed single family and multi-family 
residential with a maximum density of 7.61 du/ac. The concept 
plan proposed 168 multi-family and 62 single-family units. 

 The concept plan for the PBC zoning (13.9 acres) allowed two fast 
food restaurants, one sit down restaurant, two office pad sites, and 
one retail pad site. 

 Applications 

 Concept Plan Amendment 

 Conditional Use Development Plan for multi-family 

 Neighborhood Meeting 

 A neighborhood meeting was held on October 29, 2013. 45 people 
were in attendance. 

 

 

 

 

Concept Plan Amendment 

PUD 

PBC 
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Concept Plan 

62 single 
family 
units 

Concept Plan 

141 townhome 
units –  

564 bedrooms 
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Conditional Use 

Phase I – 37 
townhome units – 
4 bedrooms each 

Issues of Concern  

 Protection of Hillside and Streamside 

 Traffic generation  

 Geologic Hazards 
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Protection of Hillside and Streamside 

• Preservation of areas identified by 
Land Suitability Analysis prepared 
with plan approved in 2009. 

• Streamside area has limited impact 
and will have minimal impact from 
drainage improvements required for 
the stream. 

• A trail will be provided on each side 
of the creek. 

Geologic Hazards 

• Geologic Hazard Report was reviewed by City Engineering staff 
and Colorado Geological Survey staff. 

• Items reviewed included: 
• Undermining 
• Expansive soils and bedrock 
• Seasonally shallow groundwater 
• Water-bearing sand layers 
• Uncontrolled fill 
• Downslope creep 

• No concerns remain after the review of the plans. 
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Traffic Generation 

• 3 access points to the site – Red Ash Point, east of the existing 
gas station and Menzer heights. 

• Delay for traffic lights at Delmonico and Rockrimmon 
intersection, Rockrimmon and Mark Dabling intersection, and 
the Rockrimmon and I-25 intersection.  

• Delays for wildfire evaculation 

Recommendation 

Staff recommends approval of the concept plan 
amendment and the conditional use, with technical 

modifications. 
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Creekside at Rockrimmon 

Questions? 
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CREEKSIDE AT ROCKRIMMON 

City Planning Commission  /  May 15, 2014 

Context Map 
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Existing Concept Plan 

Existing Plat 
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Proposed Land Use:  Townhome Style Student Housing 

 

List of Applications 

• Amend Concept Plan to reduce intensity of use 

 

• Conditional Use for Multi-family 

 

• Development Plan for Phase One for 38 units 
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Product Description 

• Student housing in townhome structure 

• Rent by bedroom with common kitchen and living area 

• Furnished; wired for internet access 

• Parking at more than one space per bedroom 

• Daily trash pickup 

• Fire walls between units 

• Developer/ Owner has experience 

Renderings of Pueblo Project 
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Clubhouse  

Proposed Concept Plan 
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Proposed CU Development Plan 

Draft Development Agreement  
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Questions? 

Zoning Map 
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Channel Improvements 
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Creekside at 

Rockrimmon 
 Concerns & Perspectives of the Residents of the 

Surrounding Wildland Communities 

Buddy Van Doren, Golden Hills Rockrimmon HOA 

 

 

 

 

 

 

 

 

Who we are 

 We are residents of NW Colorado Springs who live in the Wildland 

Urban Interface (WUI) area in which the proposed Creekside multi-

dwelling student housing project would be built (reference filings 

CPC CP 08-00078-A1MJ13 and CPC CU 13-00116).   

 

 We are not in favor of the project as it is currently 

being proposed. 
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 Among our concerns 
 Failure to meet City Code 7.5.501 requirements regarding safety of 

existing communities 

 Failure of the planning process to consider the actual impact of the 
project on a much larger area than the thousand-feet rule considers.  
This failure would lead to: 

 Excessive added risk to the thousands of residents now living in the 
Wildland Urban Interface. 

 Daily traffic volume and road safety problems that would become 
dangerous in another evacuation. 

 Exacerbated drainage problems in the intersections leading to I-25.  This is 
a current flood problem that paving and buildings will not improve. 

 Suitability of the Creekside development with regard to 

 Neighborhood compatibility 

 Land geology, topography, and drainage 

Area of Concern –  
Huge, and heavily populated 

Egress point 

Apartment location 

Boundary, 

population area 

of concern 

 City’s Fire Risk Map of area  
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Traffic Concerns 
Fire Risk 

 Creekside would add further traffic volume to an area 

that is highly developed, and has a very high collective 

fire risk. 

 The area is fully in a Wildland Urban Interface, and has 

ONLY THREE EXITS.  

 Several thousand residents would be impacted – 141 

quadruple units equals more than 550 additional cars.  

Adding the traffic from the 270 units of the new Encore 

at Rockrimmon apartments on Delmonico means more 

than 1,000 additional autos/day, a significant impact. 

Traffic Concerns 
Volume 

 Exit (I-25 MP 148) is already a traffic chokepoint  

 Most area traffic passes east and flows onto I-25 

 MP 148 is one of only two entrances to I-25 for the whole area, 

containing many thousands of residents living between I-25 on the 

east and Centennial Blvd on the west, and between Woodmen 

Valley and S. Rockrimmon Blvd. Pinecliff residents also use MP 

148 heavily. 

 All traffic for MP 148 and Mark Dabling goes through a single 

complex of roads, passing through two traffic lights controlling 

busy intersections and going under the elevated railroad tracks, 

passing beneath I-25, and through a single intersection controlling 

both entrance-exit ramps of Exit 148. 
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Impacted Wildland Urban Interface Area 

 This WUI contains thousands of homes, and many thousands of 

people.  The boundaries are 

 Woodmen Valley on the north to the large apartments and assisted 

living facilities on S. Rockrimmon 

 I-25 to Centennial Blvd.   

 Impacted communities include Golden Hills, Raven Hills, Hunter’s 

Point, Peregrine, Dairy Ranch, Woodmen Valley, Discovery, Oak 

Hills, Pinecliff, Tamarron, and several more.  

Impact on WUI (cont’d)   

 We are surrounded with clear evidence of the risk of living in a 

WUI 

 Waldo Canyon 

 Black Forest 

 The residents of our communities were the majority of the 

evacuees during the Waldo Canyon fire.  

 Again, there are only three ways out.  Waldo Canyon reduced that 

to two; next time it could be only one.   

 These severe egress limits won’t change, and the fire risk remains 

very high.   

 

Conclusion: The area simply cannot accommodate a significant 

traffic increase without excessive danger to residents. 

Items:  7.A, 7.B 

Exhibit:  C 

CPC Meeting:  May 15, 2014



…and it will happen again 
Our own Fire Department says we will 

have more wildfire incidents 

-Woodmen Edition, May 2, 2014 

The WUI is open recreation space, 

with many hiking trails – all it takes is 

one cigarette, or one match 

Safety – meeting City Code 
 We believe the proposed housing does not meet the requirements of the City 

Code 7.5.501, excerpted below: 
 

The purposes of the concept plan review are: 
 
1. To ensure use to use compatibility between the proposed land uses, zone district with the 
surrounding area; 
 
2. To minimize potential hazardous, adverse or objectionable effects of the proposal; 
 
3. To ensure safe points of access to all future lots and adjacent properties” 

It does not consider the negative fire safety impact on our community located in the 
Wildland Urban Interface,  

 It is not consistent with current residential profile, at least in terms of maturity and 
transience. 

 The limits of egress imposed by having only three exits in a WUI neighborhood 
make it unsafe to add yet another high-density residential complex, especially one 
housing a young, high-transient population unlikely to appreciate the risks. 
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Safety –  
How much is too much?  

 Most recently, Encore at Rockrimmon was added – 270 units, or 
more than 500 cars 

 Now, we’re asked to accommodate Creekside – 564 beds, ~500+ 
cars 

 Where’s the tipping point?   

 Where fire will break out next is unpredictable; how it will 
behave in wildland is predictable: it’ll run fast and tax our ability 
to respond to it. 

 Are we smarter after Waldo Canyon and Black Forest? Maybe, 
but short of removing so much vegetation that the area is no 
longer wildland, there’s no way to make our fire risk negligible. 

Safety –   
Doing Things Differently 

 Virtually no development within Colorado Springs has 
seriously considered fire danger in platting and organizing 
communities. 

 Until recently, the Hillside Ordinance actually severely restricted 
mitigation efforts for developments within the Hillside Overlay. 

 We now find ourselves considering development in the heart 
of this huge WUI, but the land is still being exploited in the 
same old ways, with no regard for this now-obvious aspect 
of community safety. 

Let’s do things differently this time, before we reach a tipping 
point 
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Safety (cont’d) 
How we can do it differently 

 Colorado Springs has shown regard for other aspects 

of city and community safety, such as the work being 

done to remedy Stormwater issues 

 Recently considered guidelines for the further 

development of the North Nevada corridor show that 

we want future development to complement the 

existing community. 

Let’s examine our city’s Comprehensive Plan and other guidelines; 

the 21st century has shown us that some changes are in order, for 

safety’s sake. 

Other Concerns 
The proposal is misleading.  

 The casual reader is led to believe that Creekside is a UCCS-

sponsored project, but it’s a private development. 

 In October, the developer stated that Creekside is “about a half a 

mile from campus.” Not even close – it’s more than two miles from 

the nearest campus transit point – and further yet to campus. This 

lack of familiarity is concerning. 

 As of Nov 2013, (after the community presentation) Susan 

Szpyrka, the UCCS Vice-Chancellor for Administration & 

Finance, had not even met Creekside’s developers. 
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Land Use 
 The land along S. Rockrimmon Blvd in the 24.08 acres of the project has been in many hands.  Several uses have been proposed, but none has ever been successful: 

 Originally, a lake and golf course were in the plans for that general area 
 At one time, low-income housing was planned, and scrapped 
 The area has always had soil subsidence problems 

 We realize that landowners want to realize a return on their investments, but 
 This area is part of the residual acreage from one of the more successful developments in the last 50 years.  
 We should all have learned quite a lot about responsible community development, and be willing to consider alternatives 
 At the very least, we should explore alternatives that do not add significantly to the population in such a wildland area. 

Land Use (Cont’d) 

 Conformance with the City Comprehensive Plan (p. 136) -  

 Encourage infill: This sounds like a great goal, because it maximizes 

the use of existing infrastructure – until the wildfire issue is considered 

 Locate higher density housing as a transition and buffer: Again, the 

wildfire “education” that we’ve received in the last two years should 

have taught us to reexamine rules like this more closely. 

 Meet housing needs of all segments of the community:  While we 

understand the needs of a broad spectrum of the community, we feel it 

doesn’t make sense to place transient housing for young, single 

residents in proximity to hiking trails in high fire-danger wildland.  

We believe these goals should be revisited, and tempered by the   new, 

hard-won knowledge of fire risks, before making decisions like approval of 

Creekside. 
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What we’re Not 

 We are not anti-UCCS! We support the 

university.  We laud its growth and success, 

and want it to grow and prosper.   

 We are not anti-growth!  Growth, based on 

sensible goals and using our experience, is 

essential.  This is NOT a “NIMBY” reaction. 

But  

This is the wrong place for student housing 

Summary of Concerns 
 Fire risk in the WUI is our major concern.  The Creekside project does not appear to 

meet the standards of City Code 7.5.501 regarding the safety of the community into 

which it would be placed.  

 The Creekside impact analysis has been inadequate. There was no consideration of the 

impact it would have on the many thousands of residents in a huge wildland area with 

only three exits.  The thousand-feet rule is an absurd measure of impact radius. 

 Adding traffic to the area is a concern.  Encore traffic will impact road safety, and adding 

Creekside to that is a double hit to daily traffic that would create everyday delays and 

safety issues, and would become dangerous and even life-threatening in a wildfire 

evacuation.  We don’t agree with the City Traffic Engineer; she measures and calculates 

the traffic – we drive in it. 

 Drainage remains a concern.  The paving and buildings will move even more water into 

an intersection that already floods when weather hits; it’s downhill from every street 

feeding it.  We await the review of the drainage report (Agenda p. 137) 

 

THANK YOU FOR YOUR ATTENTION AND CONSIDERATION 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents QfNW CQlQradQ Springs whO' live in proximity to' the multi-dwelling hQusing prQject 
being prQPQsed Qn SQuth RQckrimmQn Blvd; reference filings CPC CP 08-00078-A1MJ13 and CPC CU 
13-00116. We are not in favor ofthe project as stated. AmQng Qur CQncerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thQusand residents WQuid be impacted - 1M quadruple-units equals more than 550 
additiQnal cars. Adding the traffic frQm the 270 units Qf the new EncQre at RQckrimmQn apartments Qn 
DelmQnicQ means mQre than 1,000 mQre autQs/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. MQst area traffic passes east and flO'WS QntQ 1-
25, thrQugh Qne Qfthe Qnly twO' entrances to' 1-25 fQr many thQusands Qfresidents living between 1-25 
Qn the east and Centennial Blvd Dn the west. All the traffic goes through a cQmplex Qf rQads, passing 
thrQugh twO' traffic lights cO'ntrQlling busy intersectiQns and gQing under the elevated railrQad tracks, 
underneath 1-25, and thrQugh a single intersectiQn cQntrQlling bQth entrance-exit ramps QfExit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI cDntains many thQusands Qf 
peQple ranging frQm WQQdmen Valley Qn the nQrth to' the large apartments and assisted living facilities 
Qn the SQuth, and west to' Centennial Blvd. Impacted cQmmunities include RQckrimmQn, Peregrine, 
WQQdmen Valley, DiscQvery, Oak Hills, Pinecliff, TamarrQn, and many more. The residents Of these 
cQmmunities were the majO'rity Qfthe evacuees during the WaldO' CanYDn fire. There are Qnly three 
ways QUt. WaldO' CanYQn reduced that to' twO'; next time it CQuid be Qnly Qne. These severe egress 
limits are nQt likely to' imprQve, and the fire risk remains very high. The area simply cannQt 
accQmmodate a significant traffic increase withQut excessive danger to' residents. 

• We believe the proposed housing does not meet the requirements ofthe City Code 7.5.501-502, in 
that it dQes nQt cQnsider the negative fire safety impact Qn Qur cO'mmunity IQcated in the Wildland 
Urban Interface, and it is nQt cQnsistent with current residential profile. The limits Qf egress impQsed 
by having Qnly three exits in a WUI neighbQrhQQd make it unsafe to' add yet anQther high-density 
residential cQmp'lex, especially Qne hQusing a high-transient PQPulatiDn unlikely to' appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student hQusing, but the IQcatiQn is not convenient to' 
the campus - it's mQre than twO' miles frQm the nearest campus transit PQint. 

We SUPPQrt UCCS, and want it to' grQW and prQsper. But this is the wrong place fQr student hQusing. 

Printed Name Signature Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-A1MJl3 and CPC CU 
13-00116. We are not in favor ofthe project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted- 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto I-
25. through one of the only two entrances to I-25 for many thousands of residents living between I-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath I-25 , and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted commnnities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements oftbe City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP OS-0007S-AIMJI3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volnme to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto J-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All tbe traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 14S. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUl neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from tbe nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Date 
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- -STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJl3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding tbe traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This Will contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pineciiff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fife risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements oftbe City Code 7.5 .501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a Will neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient popUlation unlikely to appreciate the risks. 

• Tbe proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 
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. 'STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJl3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urhan Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one ofthe only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildlaud Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen VaUey on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrirnmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fIre. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fIre risk remains very high. The area simply carmot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements oftbe City Code 7.5.501-502, in 
that it does not consider the negative fIre safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 
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. -STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJl3 and CPC CU 
13-00116. We are notin favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units ofthe new Encore at Rockrimrnon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• Tbe exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25 , and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimrnon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements oCthe City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJ13 and CPC CU 
13-00116. We are not in favor ofthe project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urhan Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto J-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fITe risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5 .501 -502, in 
that it does not consider the negative fITe safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJ13 and crc CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildlaud Urbau Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple nnits equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148 . 

• A very large Wildland Urban Interface area is impacted. This WUl contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinec1iff, Tamarron, and many more. The residents ofthese 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet tbe requirements oftbe City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WU1 neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks . 

• Tbe proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-A I MJl3 and CPC CU 
13-00116. We are Dot in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centemrial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed bousing does not meet tbe requirements oftbe City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• Tbe proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJI3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted-141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient popnlation nnlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-A1MJI3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WU1 contains many tholjsands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fue. There are only three 
ways out. Waldo Canyon reduced tbat to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requiremeuts of the City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WU1 neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it' s more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature 

719 "I39f-)J 
9 io Bfb VALLe tn. 

PAGE I d 

Date 

s -( - ( 

5-/- 14 

Items:  7.A, 7.B 

Exhibit:  C 

CPC Meeting:  May 15, 2014



STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJl3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volnme to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several tbousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding tbe traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, througb one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUl contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5.501-502, in 
that it does not consider the uegative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with cnrrent residential profile. The limits of egress imposed 
by having only three exits in a WUl neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. les labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJ\3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority oftbe evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one bousing a higb-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it' s more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-AIMJl3 and CPC CU 
13-00 I 16. We are not in favor ofthe project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted- 141 quadruple units equals more thau 550 
additional cars. Adding tbe traffic from tbe 270 units of tbe new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a buge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many tbousands of residents living between 1-25 
on the east and Centennial Blvd on tbe west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents of these 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5 .501 -502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with cnrrent residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
tbe campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Sign~ture Address I Phone /l Date 
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STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 

We are residents ofNW Colorado Springs who live in proximity to the multi-dwelling housing project 
being proposed on South Rockrimmon Blvd; reference filings CPC CP 08-00078-A1MJl3 and CPC CU 
13-00116. We are not in favor of the project as stated. Among our concerns: 

• Added traffic volume to a high fire risk Wildland Urban Interface area WITH ONLY THREE 
EXITS. Several thousand residents would be impacted - 141 quadruple units equals more than 550 
additional cars. Adding the traffic from the 270 units of the new Encore at Rockrimmon apartments on 
Delmonico means more than 1,000 more autos/day, a huge impact. 

• The exit (1-25 MP 148) is already a traffic chokepoint. Most area traffic passes east and flows onto 1-
25, through one of the only two entrances to 1-25 for many thousands of residents living between 1-25 
on the east and Centennial Blvd on the west. All the traffic goes through a complex of roads, passing 
through two traffic lights controlling busy intersections and going under the elevated railroad tracks, 
underneath 1-25, and through a single intersection controlling both entrance-exit ramps of Exit 148. 

• A very large Wildland Urban Interface area is impacted. This WUI contains many thousands of 
people ranging from Woodmen Valley on the north to the large apartments and assisted living facilities 
on the South, and west to Centennial Blvd. Impacted communities include Rockrimmon, Peregrine, 
Woodmen Valley, Discovery, Oak Hills, Pinecliff, Tamarron, and many more. The residents ofthese 
communities were the majority of the evacuees during the Waldo Canyon fire. There are only three 
ways out. Waldo Canyon reduced that to two; next time it could be only one. These severe egress 
limits are not likely to improve, and the fire risk remains very high. The area simply cannot 
accommodate a significant traffic increase without excessive danger to residents. 

• We believe the proposed housing does not meet the requirements of the City Code 7.5.501-502, in 
that it does not consider the negative fire safety impact on our community located in the Wildland 
Urban Interface, and it is not consistent with current residential profile. The limits of egress imposed 
by having only three exits in a WUI neighborhood make it unsafe to add yet another high-density 
residential complex, especially one housing a high-transient population unlikely to appreciate the risks. 

• The proposal is misleading. It's labeled as UCCS student housing, but the location is not convenient to 
the campus - it's more than two miles from the nearest campus transit point. 

We support UCCS, and want it to grow and prosper. But this is the wrong place for student housing. 

Printed Name Signature Address I Phone Date 

PAGE __ _ Items:  7.A, 7.B 

Exhibit:  C 

CPC Meeting:  May 15, 2014



STUDENT HOUSING PROJECT - RESIDENTS' STATEMENT OF NON-APPROVAL 
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Koehn, Alayna

From: Chip & Nicole Alger <algerrm@comcast.net>
Sent: Tuesday, May 13, 2014 2:55 PM
To: Koehn, Alayna
Subject: Vote NO! - Planned Development at Rockrimmon and Delmonico

I strongly urge you to vote No on the proposed housing development in the Rockrimmon area.  We are already being 
bombarded with high density housing on Delmonico near the USA Cycling center.  This would greatly increase traffic in 
our area and at a major intersection for evacuation routes. 
 
Save our community and the Wildland Urban Interface. 
 
Nicole Alger   
6340 Delmonico Drive   
Colorado Springs, CO  80919 
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