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CITY PLANNING COMMISSION AGENDA
ITEM NO: 6
STAFF: ERIN MCCAULEY

FILE NO:
CPC CU 13-00077 — QUASI-JUDICIAL

PROJECT: WHISTLING PINES WEST - 4750 PEACE PALACE POINT

APPLICANT: HAMMERS CONSTRUCTION, INC.

OWNER: WHISTLING PINES GUN CLUB WEST, LLC
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PROJECT SUMMARY:

1. Project Description: The project consists of an indoor shooting range on 2.50 acres at
4750 Peace Palace Point (FIGURE 1). The parcel is currently vacant and zoned PIP-2
HS (Planned Industrial Park with Hillside Overlay). The Indoor Sports and Recreation
use type is conditional within the PIP-2 zone district.

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

3. Planning and Development Department’'s Recommendation: Approval of the application,
subject to the condition that noise levels measured in accordance with City Code Section
9.8.103 shall be demonstrated not to exceed 45dB(A) prior to the issuance of a
Certificate of Occupancy.

BACKGROUND:
1. Site Address: 4750 Peace Palace Point
2. Existing Zoning/Land Use: PIP-2 HS (Planned Industrial Park with Hillside Overlay) /

Vacant

3. Surrounding Zoning/Land Use: North: PIP-2 HS and R1-6 HS (Planned
Industrial Park with Hillside Overlay and Single-Family Residential with Hillside Overlay)
/ Vacant

South: PIP-2 (Planned Industrial Park) / Manufacturing
East: PIP-2 (Planned Industrial Park) / Warehouse
West: PIP-2 HS (Planned Industrial Park with Hillside
Overlay) / Manufacturing
Comprehensive Plan/Designated 2020 Land Use: Employment Center
Annexation: Pope’s Bluff Addition, 1965
Master Plan/Designated Master Plan Land Use: Not applicable
Subdivision: Garden of the Gods Business Park, Filing No. 12
Zoning Enforcement Action: None
Physical Characteristics: The property consists of 2.5 acres of undeveloped ground that
sits at the base of a substantial slope with a near-vertical sandstone cliff to the north.
The site generally slopes from north to south but features steep cut slopes on the
northern and northeastern portion of the site. The most recently approved Geologic
Hazard Report, as well as previous Reports, mention that the site may have been a dirt
fill “borrow” area for other developments within the vicinity in the past.

©ooNOOA

STAKEHOLDER PROCESS AND INVOLVEMENT:

The pre-application meeting occurred in late January of 2013 and was followed by an
informal meeting attended by the applicant, property owner, members of the Pinecliff
Homeowners Association, and City staff in March of 2013. The Homeowners Association
agreed to keep its members informed, but stated it would most likely remain neutral
throughout the process.

At the internal review stage, the site was posted for 10 days and postcards were sent to 13
property owners within 500 ft. (FIGURE 3) of the subject property in accordance with
standard procedure. The President of the Homeowners Association was also notified,
although after the postcards had been sent, by email. As a result of the initial notification,
staff received written responses from five (5) neighbors within the comment period listing
concerns and requesting additional information (FIGURE 4). Concerns included noise,
traffic, property values and safety.

As a result of these enquiries, staff required the applicant to hold a neighborhood meeting.
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The neighborhood meeting was held on Tuesday, December 3, 2013 and the site was again
posted for 10 days prior to the meeting. Postcards were sent to the original 13 property
owners and to four (4) additional neighbors who had provided mailing addresses. Emailed
notifications were sent to the Homeowners Association President and to those neighbors
who had expressed interest in the project via email; those receiving notifications were
encouraged to inform others who may be interested in the project about the upcoming
meeting.

Approximately 40 people attended the meeting at which time the applicant presented a brief
overview of the project as well as findings of a sound study (FIGURE 5) and revised plans.
Meeting attendees were originally asked to email any outstanding concerns to City staff by
December 13, 2013 but the deadline was extended to December 23, 2013 to allow
resubmitted plans, received December 12, 2013, to be reviewed. Staff received responses
from 39 properties within the area, 36 in objection (FIGURE 6) and three (3) (FIGURE 7) in
support. Those in objection cited noise, traffic, diminished property values, safety, health
hazards, and the proximity to a residential neighborhood as outstanding concerns.

The project was also reviewed by standard buckslip agencies; all comments have been
satisfied by the resubmitted documents (FIGURE 1).

ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER
PLAN CONFORMANCE:
1. Review Criteria / Design & Development Issues:
The Indoor Sports and Recreation land use type is a Conditional Use within the PIP-2
Zone District, and therefore must satisfy the Conditional Use review criteria in addition to
the Development Plan review criteria. The property is also zoned with the Hillside
Overlay and so the Hillside Development Plan criteria must also be met in order for the
project to be approved.

Conditional Use Review Criteria

When reviewing any Conditional Use, the Code specifies the characteristics of the
surrounding neighborhood should be analyzed, specifically “that the value and the
qualities of the neighborhood surrounding the conditional use are not substantially
injured,” when determining whether the use should be allowed. The subject property is
unique because it lies within a developed industrial park area, but is overlooked by a
developed single-family residential neighborhood.

Early in the process, staff received concerns from neighboring industrial properties about
potential traffic and drainage impacts; to staff's knowledge, those concerns have now
been abated. The outstanding concerns have been submitted from residents of the
Pinecliff Neighborhood, which is separated from the subject property both by distance
and elevation, lying approximately 500 ft. to the north of the property and approximately
300 ft. above the property in elevation. Concerns fit into the following categories, but
appear in full form in FIGURE 6:

¢ Noise;

¢ Safety; and

¢ Health Hazards.

Noise — Noise is arguably both the largest concern and greatest potential impact to the
residents of the Pinecliff Neighborhood. The sound of gunfire has the potential to greatly
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affect quality of life for surrounding property owners and residents and was identified
early on in the process as an issue to be mitigated. After the initial comment period,
staff required the applicant to commission a sound study to ensure the noise attenuation
features that had been incorporated into the building design were sufficient (FIGURE 5).

Noise regulations are contained in City Code Chapter 9, Article 8. Based on the
definitions of “zones” contained therein, staff believes the area qualifies as Light
Industrial and is therefore subject to noise maxima of 70 dB(A) between 7 a.m. and 7
p.m. and 65 dB(A) between 7 p.m. and the next 7 a.m. Periodic, impulsive, or shrill
noises are declared unlawful when the noises exceed levels 5 dB(A) less than the
prescribed maxima. Additionally, the Code states that when a noise measurement can
be taken from more than one zone, the more restrictive shall apply. Since the closest
residential use lies 500 ft. to the north of the site and 300 ft. in elevation above the site,
most likely the Light Industrial noise classification would be applied in the field.
However, for purposes of the noise study, the project was evaluated at the residential
noise levels which are set at 55 dB(A) between 7 a.m. and 7 p.m. and 50 dB(A) between
7 p.m. and 7 a.m. The applicant has designed the project to contain noise levels at 45
dB(A).

The study was presented at the neighborhood meeting on December 3, 2013, where it
was explained that computer modeling software using worst-case scenario wind
conditions showed that the finished building would exceed the City Code regulations for
noise in industrial zones as described in Section 9.8.104. Just to be sure, the applicant
requested an additional study of the existing Whistling Pines Gun Club, located at 1412
Woolsey Heights in Colorado Springs, Colorado and Trigger Time Gun Club at 3575
Stagecoach Road South in Longmont, Colorado (FIGURE 8). The additional study
asserts that the noise attenuation incorporated into the proposed building will sufficiently
mitigate the noise issues.

Some neighbors have still expressed concerns over the validity of these studies
(FIGURE 9); accordingly staff has placed a condition of approval on the application, to
which the owner of Whistling Pines Gun Club and the applicant have agreed, that before
issuing the Certificate of Occupancy a 45 dB(A) level must be demonstrated as modeled
in the sound study to ensure the noise attenuation features work as expected.

Safety — Another outstanding concern is safety. The shooting range will install interior
steel plate baffle systems that deflect bullets into the bullet trap and a bullet trap at the
end of the range to trap the projectiles (FIGURE 10). Range safety protocols and rules
are discussed also in the applicant’s project statement (FIGURE 2).

Health Hazards — Finally, concerns about potential health hazards have been raised in
FIGURE 6. The building itself will feature a filtration system that will ensure no lead
particles or gun powder are expelled through the building ventilation. All shooting occurs
within the building, so there is no potential for environmental contamination from lead
projectiles, etc. All other health concerns mentioned in FIGURE 6 have to do with range
workers and are governed through different agencies such as the Occupational Safety
and Health Administration (OSHA) and are not land use impacts.

Development Plan Review Criteria
The site is accessed via a private access easement off of Elkton Drive and as such, is
not easily seen from the public right-of-way. The building is tucked back against the
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3.

slope and is designed so that classrooms and an outdoor deck may take advantage of
mountain views. The parking lot is broken up into smaller areas to lessen the amount of
asphalt and the site is nicely landscaped.

Hillside Development Plan Review Criteria

Site design has incorporated the recommendations of the approved Geologic Hazard
Study and provided a 10-ft. wide rock catchment ditch at the rear of the building. The
building will be placed within the already leveled area and the severe existing cut-slopes
will be lessened around the sides of the building area. Finally, building and roofing
materials will be earth-toned to blend as much as possible into the hillside.

For the reasons listed above, staff finds the proposed Indoor Sports and Recreation use
for an indoor shooting range to comply with the review criteria for a Conditional Use,
Development Plan and Hillside Development Plan.

Conformance with the City Comprehensive Plan:

Objective LU 4: Encourage Infill and Redevelopment

Strategy LU 801f: Plan and Locate Mixed Uses to Serve Industrial Areas
Strategy NE201c: Preserve the Natural Contours of the Land

Policy NE 204: Protect Hillsides and Ridgelines

Strategy NE 301d: Mitigate Identified Hazards

Policy NE 303: Avoid or Mitigate Effects of Geologic Hazards

Staff finds the project to substantially conform to the goals and objectives of the City’s
Comprehensive Plan.

Conformance with the Area’s Master Plan: Not applicable.

STAFF RECOMMENDATION:

Item No: 6 CPC CU 13-00077 — Whistling Pines West — 4750 Peace Palace Point

Approve the Conditional Use for Whistling Pines West, based upon the finding that the request
complies with the Conditional Use review criteria found in City Code Section 7.5.704, the
Development Plan review criteria in City Code Section 7.5.502.E and the Hillside Development
Plan review criteria found in City Code Section 7.3.504.D.3, subject to compliance with the
following condition:

Condition of Approval:

Prior to the issuance of the Certificate of Occupancy, noise levels measured in
accordance with City Code Section 9.8.103 shall be demonstrated not to exceed 45
dB(A).
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LOT 1, GARDEN OF THE GODS BUSINESS PARK,

FILING NO. 12 - WHISTLING PINES GUN CLUB

PRELIMINARY GRADING PLAN

NOVEMBER 2013
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Wavectngineering

Acoustics, Noise & Vibration

September 30, 2013

Jeremy Hammers

Senior Project Manager
Hammers Construction, Inc.
1411 Woolsey Heights
Colorado Springs, Co. 80915

Re: Whistling Pines Gun Club West - Noise Assessment
Wave #1100

Dear Jeremy,

We have completed an evaluation of noise from the proposed Whistling Pines Gun Club west in
Colorado Springs. The indoor shooting range site is at 4750 Peace Palace Point which is north
of Garden of the Gods Road and East of Centennial Boulevard.

Noise transmitted from the future gun club to residences north of the site is the main concern,
and the purpose of this study is to evaluate the impact of that noise. The nearest homes are on
Cliff Point Circle north of the site. The homes are at an elevation of approximately 6600' and the
floor of gun club building is at 6328.5', so the homes overlook the gun club site by about 250'.
The line-of-sight from the new gun club building to all but the closest three or four homes is
blocked by the terrain, which drops sharply just south of the homes.

We measured ambient noise levels near the project site at various times of day and night. Then
we predicted noise levels from the proposed gun club and compared the predicted levels to the
existing ambient noise levels and the permissible noise levels in the City of Colorado Springs
noise ordinance.

Noise mitigation measures have been incorporated into the building design and are accounted for
in our analysis. The predicted noise levels are equal to or less than the Colorado Springs
permissible levels and below the existing ambient noise levels.

a
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Colorado Springs Noise Ordinance, Article 8: Offenses Affecting the
Environment, Part 1 Noise Pollution-General

Section 9.8.104 sets permissible noise levels for time periods and zones. Paragraph E of this
section states

“...when a noise source can be measured from more than one zone, the

permissible sound level of the more restrictive zone shall govern...”

This noise study is focused on the residences north of the project site. The permissible noise
level for a residential zone is 55 dBA during the day (7:00a.m. to next 7:00 p.m.) and 50 dBA at
night (7:00 p.m. to next 7:00 a.m.).

We understand that the operating hours of the gun club will be 9:00 a.m. until 8:00 p.m., unless
the hours are shorter on Sundays or other days. Since the gun club will operate after 7:00 p.m.,
the nighttime noise limit will apply.

In addition, Section 9.8.106 states

“...Periodic, impulsive, or shrill noises are declared unlawful when the noises are
at a sound level of five (5) dBA les than those listed in section 9.8.104 of this
part...”

Noise from gun shots is considered “impulsive” and the 5 dBA “penalty” applies to the gun club.
Therefore, the permissible noise from gun shots measured at a residential property line is
45 dBA (50 dBA — 5dBA=45 dBA).

Noise from steady sources such as the shooting range exhaust fans will need to meet the 50
dBA nighttime limit.

Paragraph B.3 of Section 8.8.103 states

“3. In all sound level measurements consideration shall be given to the effect of
the ambient noise level created by the encompassing noise of the environment
Jfrom all sources at the time and place of the sound level measurement...”

This paragraph means that the ambient sound level shall be taken into consideration. If someone
is going to measure noise from the gun club after it is built, they will likely have to take into
account the background noise if they are measuring near the residences. Background noise is
noise from any noise source in the area other than the gun club. This includes, vehicle traffic,
air-conditioning equipment on industrial and commercial buildings in the area, etc.

|
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mbient Sound Level Measurements

Measurement Locations

Ambient sound levels were measured near the gun club site and the residences to the north on
Tuesday, Septemb r 3 and Wednesday September 4 2013. Please refer to Figure 1 below for th
measurement locations.

Clff Poin Cir 8

1

Elid n Dr

Figure 1: Aerial photo showing measurement location

Location 1 is on the hill north of the project site, between the site and the nearest residences
Location 2 is at an overlook off of Cliff Point Circle. The noise environment at this location
should be very similar to that at the closest homes. Location 3 was at Cliff Point Circle near the
overlook, but at the street and out of the line-of-sight of Garden of the Gods Road and the many
industrial and commercial building below.

]
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Measurement Equipment and Procedures
The following equipment was used to measure sound levels.

Larson Davis Model 831 sound level meter, S/N 2878
PCB Model PRM&831 preamplifier, S/N 021453

PCB Model 377B02 !>” microphone, S/N LW130873
Larson Davis Electronic Calibrator CAL200, S/N 2905

The system calibration was checked in the field periodically. The calibration of all equipment
has been certified by the manufacturer and calibration certificates are available.

Measurement Results

The measured ambient sound levels are shown in Table 1. Sound levels were measured for
approximately 15 minute durations at Location 1. The measurements at Locations 2 and 3 were
for shorter durations of one to eight minutes each.

Table I: Measured Ambient Sound Levels

Date, Start time Lgo Log
(dBA) (dBA)

Measurement Location 1

9/3/13, 3:22 p.m. 51 50
9/3/13, 10:47 p.m. 50 49
9/4/13, 6:01 a.m. 49 48
9/4/13, 11:49 a.m. 52 50
Measurement Location 2 (Neighborhood Overlook)

9/3/13, 4:09 p.m. 52 51
9/4/13, 6:39 a.m. 53 50

Measurement Location 3 (at street, Neighborhood Overlook)
9/3/13 | 39 36

The measured sound levels are given as Lgg and Lgg values.
The Lgg is the Equivalent Sound Level which is essentially the average sound level.

The Loy is the 90 Percentile Sound Level and is the sound level that was exceeded 90% of the
time over a given time period. The Ly is often used as a measure of the “residual” sound level,
or the relatively steady sound level that excludes short term events such as an occasional car
passing or aircraft over flights.

The Leq and the L90 values in Table 1 are relatively close in all the measurements. This shows
that the ambient sound is fairly steady. If the sound level fluctuated greatly due to nearby traffic

P.O. Box 1153 ¢ Littieton, CO 80160
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or other intermittent sources, the Lgq and Lgg would be further apart. For the purposes of this
noise study, we will use the Ly as the existing ambient sound level. This is also called the
background sound level when comparing it to noise from the shooting range.

The dominant ambient sound at Locations 1 and 2 was from traffic on Garden of the Gods Road
and other area streets, and from HVAC and other mechanical equipment serving the many
industrial and commercial buildings surrounding the project site. Since much of the mechanical
equipment runs during the day and night, the ambient sound level did not drop significantly at
night as it would if it were primarily from traffic.

The main reason for measuring at Location 2 was to show that the sound levels were very similar
to those at Location 1. Therefore Location 1 is representative of the sound levels along the edge
of the bluff at the nearest homes.

The sound levels at Location 3 were significantly lower than at Locations 1 and 2 since Garden
of the Gods Road and the industrial and commercial buildings were out-of-sight and shielded by
the terrain.

Effect of Atmospheric Conditions
Atmospheric conditions, including wind speed and direction, can influence the propagation of
sound outdoors.

The wind was calm during most of the ambient measurements. On September 3, the wind speed
was 2 to 5 mph from the south during the afternoon measurements. The wind does not appear to
have changed the ambient sound level much at that time.

Predicted Sound Levels from the Indoor Shooting Range

We used Datakustik CadnaA noise prediction software to predict what noise levels from the
shooting range will be near the residential properties. The computer model takes into account
sound that radiates from the building from shooting inside, the local terrain, and the atmospheric
conditions. It assumes worst case atmospheric conditions with the residences downwind at all
times. The predictions are done according to the methodology of ISO Standard 9613-2:
Acoustics — attenuation of sound during propagation outdoors, Part 2: General Method of
Calculation.

There will be two types of noise sources at the shooting range. The noise from firing guns is
short duration impulsive noise. As discussed above, the impulsive part of the noise ordinance
applies and the permissible limit at the residential property lines is 45 dBA at night.

There will also be noise from steady sources such as the exhaust fans and make-up air units on
the roof. For these sources, the permissible limit at the residential property lines is 50 dBA at
night.

O
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For our predictions, we used a database of over 100 handguns and rifles and selected the loudest
weapons likely to be used in the range. The shooting noise of the weapons was measured
according to Nordtest Method NT ACOU 099.

Shooting Noise
The predicted impulsive shooting noise levels are shown at selected receptor on Figur 2. The
receptor locations are shown by target symbols (‘@).

36
dBA
38
42 41 dBA
dBA 42 . dBA
dBA

-\

Figure 2: Predicted noise levels from gunshots

The four locations ranging from 38 to 42 dBA are at the edge of the bluff, in clear line-of-sight
of the gun club. This is near the residential property lines, but south of the homes themselves
The upper floors of several of these homes are visible from at or near the future gun club site.

The one location shown with the 36 dBA noise level is approximately 50’ back from the bluff
near the homes themselves. The noise level continues to drop as you move further away from
the bluff.
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The shooting noise levels at the residential property line are less than the permissible level of 45
dBA.

These levels are the noise levels that occur from simultaneous shots from the rifle range and th
handgun range. The sound of a gunshot is very short in duration and in reality shots that are
exactly simultaneous do not occur often. If the ranges are fully occupied and many shots are
being fired, the shooting noise occurs more often, but the noise level will not be higher.

Steady oise from Mechanical Equipment

The predicted steady noise levels from the rooftop make-up air units and the shooting range
exhaust fans are shown below on Figure 3. This equipment runs continuously when the gun club
is operating

42 42
dBA 42 dBA
dBA

Figure 3: Predicted noise levels from ventilation equipment

The steady noise levels at the residential property line are less than the permissible level of 50
dBA.
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Co bined Noise from Gunshots and Mechanical Equipment

The mechanical ventilation equipment will always be running while the shooting ranges are in
use. The predicted noise levels from gunshots and ventilation equipment combined are shown
below on Figure 4

42

45 44 dBA
dBA 45 - dBA
dBA

Figure 4: Combined noise levels of gunshots and ventilation equipment

The noise levels of gunshots combined with the noise of ventilation equipment are less than or
equal to the permissible limit of 45 dBA for impulsive sources.

Noise Mitigation
A number of noise mitigating measures have been incorporated into the design.

The intertor of each range includes Tectum sound absorbing panels to reduce noise levels insid
the range, which also reduces noise transmitted out through the building walls and roof.
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Range exhaust fans REF-1 and REF-2 will be fitted with 45° elbows to direct air to the south and
reduce noise transmitted to the north.

The exterior doors used to access the area behind the handgun and rifle range traps will be STC
50 sound rated doors to reduce noise transmitted to the outside.

The interior door to the rifle range (from the air-lock), behind the firing line, will be equipped
with neoprene bulb or closed-cell foam weatherstripping and a door bottom or sweep to make an
airtight seal and reduce sound leakage.

The exterior door from the rifle range air-lock will have an STC 50 sound rating.

The exterior door from the south side of the rifle range to the ventilation equipment enclosure
will have an STC 50 sound rating.

The rifle range roof will be constructed with three layers of %" Densglass roof sheathing board
instead of the normal one layer. The handgun range roof will be constructed with two layers of
Densglass roof sheathing board instead of the normal one layer.

Conclusions
We have evaluated the noise impact of the gun club on the residences to the north.

The Colorado Springs noise ordinance gives permissible noise levels for daytime and nighttime
hours. Noise from gun shots is “impulsive” and is limited to 5 dBA less than the steady noise of
fans and mechanical equipment. Since the gun club will operate after 7:00 p.m., we have
applied the nighttime limits.

Figure 2 shows the predicted gunshot noise levels at the residential properties to the north. The
noise levels are less than the impulsive noise limit of 45 dBA, which is less than the ambient
sound level of 48 to 50 dBA during the hours that the gun club will be open. The ambient sound
level drops as one moves away from the edge of the bluff into the neighborhood, but the sound
from the gun club will also drop as it is also shielded by the terrain.

Figure 3 shows the predicted noise levels from ventilation equipment at the gun club. The noise
levels are less than the permissible limit of SO0 dBA.

Figure 4 shows the combined sound levels of gunshots and the ventilation equipment. Even
when combined with the ventilation equipment noise, the noise level of gunshots remains equal
to or less than the Colorado Springs 45 dBA impulsive noise level limit.

Noise from the indoor shooting range will be below the existing ambient noise level in the
residential area to the north. Gunshots may be audible because distinct sounds can be discerned
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by the ear even below ambient sound levels. However, they will likely be difficult to measure
because they will be below ambient levels.

Please feel free to call if you have any questions.
Sincerely,

Digitally signed by Jeff Kwolkoski
M DN: en=Jeff Kwolkoski, o=Wave

Engineering, Inc., ou,

email=jkwolkoski@WaveEngineeri

ng.co, c=US
Date: 2013.09.30 05:34:09 -06'00'

Jeff Kwolkoski, P.E., INCE Bd. Cert.
President
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