
 
 
 

CITY OF COLORADO SPRINGS PLANNING COMMISSION 

RECORD-OF-DECISION 

 
 

NEW BUSINESS CALENDAR 
 
 
 
DATE:     November 20, 2014 
ITEM:    6.A‐6.C 
STAFF:    Larry Larsen 
FILE NO.:  CPC MP 02‐00254‐A3MJ14, CPC ZC 14‐00080, CPC CP 14‐00081 
PROJECT:   Powerwood No. 2 North 
 
 
STAFF PRESENTATION  
Mr. Larry Larsen, City Senior Planner presented PowerPoint slides (Exhibit A) and offered his 
recommendation for approval of the project.  
 
Mr. Steve Kuehster, City Engineering, reviewed the drainage report for this site at a concept plan level 
based upon the current criteria, which is a 2002 Council‐approved drainage basin study.  He explained 
that a detailed final drainage plan will be provided and reviewed at the time of development plan and 
subdivision plat submittal. 
 
APPLICANT PRESENTATION 
Ms. Andrea Barlow, NES Inc., presented PowerPoint slides (Exhibit B).  
 
Commissioner Henninger now excused.   
 
CITIZENS IN FAVOR 
None. 
 
CITIZENS IN OPPOSITION 
Mr. Ross Clinger said he did not oppose the project, but asked the Commission to approve it subject to 
conditions. He felt conditions should be imposed related to previous commitments for sidewalk, trail 
and road connections, and that drainage issues and concerns being fixed, which he stated did not occur 
because the project was never approved. He displayed a restricted deed that was to be recorded but 
claimed it was never signed. He said the deed was imposed by the State Health Department as a 
condition of a state required cleanup plan for an abandoned shooting range. (Exhibit C)  
 
Mr. Larsen displayed a copy of the same 2009 letter from the State Public Health Department, 
explaining that the cleanup plan was implemented, that no further action was needed, and the 
proposed use of the property for residential use was acceptable. 
 
Commissioner Donley suggested that prior to release of the development plan that an updated letter 
from State Public Health Department. should be received.   
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APPLICANT REBUTTAL 
Ms. Barlow stated the applicant will comply with all City Engineering’s requirements for stream bank 
and drainage. There is no requirement that the property remain vacant. She objected to the 
requirement for a revised State letter because nothing has occurred on the site since the 2009 letter 
was issues and the development may be “held for ransom” if a response is not received.  
 
Commissioner Shonkwiler agreed.   
 
DECISION OF THE PLANNING COMMISSION  
Commissioner Markewich found that all applications have merit and comply with the review criteria. He 
supported the applications. 
 
Commissioners McDonald and Smith agreed with Commissioner Markewich’s comments. 
 
Commissioner Donley found the project complied with the Comprehensive Plan and review criteria.  
 
Ms. Renee Congdon stated the Release of Deed Restriction provided by Mr. Clinger sites the 2009 letter 
and took into account the public County record.  
 
Moved by Commissioner Donley, seconded by Commissioner Phillips, to approve Item No. 6.A‐File No. 
CC MP 02‐00254‐A3MJ14, the Powerwood No. 2 Master Plan Amendment based upon the finding that 
the plan amendment complies with the review criteria of City Code Section 7.5.408, subject to the 
following conditions, and technical and informational modifications:  

1. The entire property  is  included  in Woodmen Heights Metropolitan District No. 3 which  is a 
commercial  district.  Prior  to  approval  of  this  master  plan,  the  Woodmen  Heights 
Metropolitan Districts will need  to  exclude  this property  from District 3  and  include  it  in 
District No.  2  (the  residential  district).  Provide  the District’s  approval  that  this  has  been 
accomplished. 

2. Provide Engineering Development & Subdivision Review’s approval of the drainage report. 
3. Provide City Traffic acceptance of the updated traffic impact analysis for this project. 
4. On the Sheet 2 graphic insert “Reserve R.O.W.” between the neighborhood commercial and 

the community commercial pods. 
5. On Sheet 2, align the proposed internal access with Sorpresa Lane. 
6. The plan indicates a signal at the two proposed internal accesses with Tutt Blvd intersection. 

The  Traffic  Impact  Analysis  prepared  by  LSC  on  10/24/2014  does  not warrant  signals  at 
those intersections. On Sheet 2, remove the traffic signals shown on the plan. 

 
Motion carried 6‐0 (Commissioners Henninger and Walkowski excused).  
 
Moved by Commissioner Donley, seconded by Commissioner Phillips, to approve Item No. 6.B‐File No. 
CPC ZC 14‐00080, the rezone to the R‐5/AO/SS (Multi‐Family Residential with Airport and Streamside 
Overlays) zone district, based upon the finding that the change complies with the zone change criteria 
found in City Code Section 7.5.603.B. Motion carried 6‐0 (Commissioners Henninger and Walkowski 
excused).  
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Moved by Commissioner Donley, seconded by Commissioner Phillips, to approve Item No. 6.C‐File No. 
CPC CP 14‐00081, the Powerwood No. 2 North concept plan based upon the finding that the plan 
complies with the concept plan review criteria in City Code Section 7.5.501.E, subject to the following 
conditions and technical and informational modifications:  

1. Show the City file number, “CPC CP 14‐00081”, in the lower right corner of the each sheet. 
2. On Sheet 2, indicate the existing City boundary along the northern project boundary. 
3. On  Sheet 1,  add  the  following new  general note:  “At  the  time of  final plat  recording,  an 

Avigation  Easement  or  proof  of  previous  filing  (book/page  or  reception  number) will  be 
provided”. 

4. Prior to development plan, staff will contact the State Health Dept. and verify the  letter 
received in 2009 gave full consideration to deed restriction regarding the firing range and 
associated  buried material.    If  the  State Health Dept.  is  nonresponsive,  staff  is  free  to 
proceed with approval of a development plan.  

 
Commissioner Markewich felt the additional language is appropriate to reach out to the State.  
 
Commissioner Smith did not support the additional modification and felt it was not necessary. He felt 
the lack of time limit would freeze the staff.  
 
Commissioner McDonald agreed a time limit is necessary, and doesn’t hurt to double check with the 
State.  
 
Commissioner Donley withdrew his additional modification, and was seconded by Commissioner Smith 
(see strikeout above).  
 
Motion carried 6‐0 (Commissioners Henninger and Walkowski excused). 
 
 
 
 
  November 20, 2014                 
  Date of Decision      Planning Commission Chair 
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment,
Zone Change  & Concept Plan

City Planning Commission 
November 20, 2014

Larry Larsen, Senior Planner

Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

 Powerwood No.2 Master Plan Amendment 
(CPC MP 02-00254-A3MJ14);

 Powerwood No. 2 North Change of Zoning to 
“R-5/AO/SS” (Multi-Family Residential with 
Airport & Streamside Overlays) (CPC ZC 14-
00080); and

 Powerwood No.2 North Concept Plan (CPC CP 
14-00081)

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment,
Zone Change  &  Concept Plan

MASTER PLAN AMENDMENT:

 From: Office / Industrial Park

To: Residential (12 to 24.99 dwelling units 
per acre)

 Multi-family Residential (Apartments)

 Primary Access: Sorpresa Lane to Tutt 
Boulevard

 New Internal Private Streets.

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

ZONE CHANGE:

 From: Agricultural with Airport and 
Streamside Overlays (A/AO/SS)

 To: Multi-Family Residential with Airport 
and Streamside Overlays (R-5/AO/SS)

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

CONCEPT PLAN:
 Allow Multi-Family Residential Use
 Conceptual site layout:
 Building location & orientation
 Parking
 Access via Sorpresa & Tutt
 Open Space, trails and drainage
 “R-5” Development Standards

Jobs   Transforming Government   Building Community

8

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

DESIGN AND DEVELOPMENT ISSUES:

 Vicinity apartment projects

 Traffic, traffic & traffic

 Building heights & view protection

 Voluntary clean-up plan: shooting range

 Open space, streamside, drainage

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

FINDINGS:

 Compliance with City Comprehensive Plan;

 Compliance with City Annexation Plan;

 Compliance with the Powerwood No.2 
Master Plan, as proposed to be amended;

 Compliance with zone district change 
review criteria found in City Code Section 
7.5.603.B.; and  

 Compliance with the Concept Plan review 
criteria found in City Code Section 
7.5.501.D.

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

SUMMARY / RECOMMENDATION:

 Approve the Powerwood No.2 Master Plan 
Amendment;

 Approve the zone district change to “R-
5/AO/SS” Multi-Family Residential with 
Airport and Streamside Overlays; and

 Approve the Powerwood No.2 North 
Concept Plan.

Jobs   Transforming Government   Building Community

Powerwood No.2 North Master Plan Amendment, 
Zone Change  &  Concept Plan

QUESTIONS?

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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Jobs   Transforming Government   Building Community

15

Jobs   Transforming Government   Building Community

16

Exhibit:  A 
Items:  6.A-6.C 
CPC Meeting:  November 20, 2014
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POWERWOOD 2 NORTH

City Planning Commission: November 20, 2014

Context Map

P
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w
ers B

lvd

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Applications

• Zone Change - from A-1 to R-5 for the 29.6 acres.

• Master Plan Amendment – to change approximately 10 
acres of office/industrial designated land to multi-family 
with a density range of 12 – 24.99 units per acre.

Existing Master Plan

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Proposed Master Plan

Applications

• Zone Change - from A-1 to R-5 for the 29.6 acres.

• Master Plan Amendment – to change approximately 10 
acres of office/industrial designated land to multi-family 
with a density range of 12 – 24.99 units per acre.

• Concept Plan - a 482 unit multi-family development, with 
a gross density of 16.3 dwellings per acre.  

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Concept Plan

Neighborhood Issues

• Density

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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2020 Land Use Plan

“Regional Centers are large 
areas of concentrated 
activity that combine a mix 
of uses, such as 
employment, shopping, and 
higher density housing.”

Neighborhood Issues

• Density 

• Impact on Views 

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Concept Plan

6920

6914

6850

6890

6895

6880

6885

Building Height

38
’-

0”

48
’-

7”

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Neighborhood Issues

• Density 

• Impact on Views 

• Parking

Concept Plan

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Neighborhood Issues

• Density 

• Impact on Views 

• Parking

• Traffic

Traffic Issues

• Trip Generation

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Trip Generation

Trip Generation

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Traffic Issues

• Trip Generation

• Project Traffic Distribution

Project Traffic Distribution

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Traffic Issues

• Trip Generation

• Project Traffic Distribution

• Impact to Area Streets & Intersections

• Recommendations

Neighborhood Issues

• Density 

• Impact on Views 

• Parking

• Traffic

• Drainage/Creek Erosion

• Metro District

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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Questions?

Items:  6.A-6.C 
Exhibit:  B 
CPC Meeting:  November 20, 2014
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