
2424 GARDEN OF THE GODS ROAD

Master Plan Amendment, Rezone & Concept Plan

Planning Commission Meeting: January 21, 2021
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Neighborhood Involvement
• 1st neighborhood meeting held on 10.7.20 – approximately 400 participants

• 2nd neighborhood meeting held on 12.10.20 – approximately 200 participants

• Summary of concerns:

Do not want high density/low-income residential Wildfire evacuation concerns

Not consistent with Mountain Shadows Master Plan Increased crime, drugs, and safety risks 

Lack of detail of proposed development/uses Protect Hillside Overlays/Majestic Landscapes /Garden of the Gods    

Traffic congestion/adequacy of TIS (approx. 7,000+ more vehicles) School capacity concerns

Impact on Big Horn Sheep habitat and migration area Loss of open space/should give land to City for parks

Impact on views of the mountains/building height Demolishing existing buildings in future and redeveloping

Increase in population of Mountain Shadows (29 x existing population density) Why PUD Zoning?



Neighborhood Postcard



Neighborhood Petition



Request

ORIGINAL SUBMITTAL REVISED RESUBMITTAL

ZONE CHANGE
PIP1/HS to OC/HS on 93.43 acres PIP1/HS to PUD/HS on 125 acres (max. density of 17.99 du/ac; 

unit cap of 450 units; max. height of 45')

MASTER PLAN 
AMENDMENT

125 acres of OIP (Office Industrial Park) to:                                       

• 44 acres of Office/Commercial/Civic;                                                                                         

• 26 aces of Office/Commercial/Civic/Residential;                         

• 55 acres of Open Space

125 acres of OIP (Office Industrial Park) to:                                                       

• 44 acres of Office/Commercial/Civic;                                                                

• 26 aces of Office/Commercial/Civic/Residential (max. density 
of 17.99 du/ac);  

• 55 acres of Open Space

CONCEPT PLAN

New Concept Plan for:                                                                                 

• 44 acres of Office/Commercial/Civic;                                                  

• 26 aces of Office/Commercial/Civic/Residential;                         

• 55 acres of Open Space

New PUD Concept Plan for:                                                                                                  

• 44 acres of Office/Commercial/Civic;                                                                

• 26 aces of Office/Commercial/Civic/Residential (max. density 
of 17.99 du/ac; unit cap of 450 units; max. height of 45');                                                                                   

• 55 acres of Open Space
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Zoning

• Existing Zoning:

• PIP-1: Planned Industrial Park

• PUD: Planned Unit Development

• A: Agriculture
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Zoning

• Proposed Zoning:

• PUD: Planned Unit Development

• Residential density cap of 450 units

• 17.99 du/ac maximum residential density

• Other standards same as current PIP-1 zone 

• 45-foot maximum height 

• 50-foot front setback

• 30-foot side setback

• 50-foot rear setback 

• 100-foot setback when adjacent to 
residential (north boundary)

• Maximum lot coverage 40%
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Existing PIP-1 
Zoning Uses

PIP-1 Permitted Uses

Industrial use types: Office use types:

Construction and/or contractor yards Call center

Light industry Financial services

Manufacturing General offices

Research and development Medical offices, labs and/or clinics

Truck terminal Civic use types:

Warehouse Club (membership, social and recreational)

Warehousing and distribution Community gardens

Parking lot/surface parking Educational - College and university

Commercial use types: Educational - Proprietary schools

Automotive repair garage

Business office support services Transportation use types:

Business park Transit shelter

Communication services

Data center Agricultural use types:

Exterminating services Commercial greenhouse

PIP-1 Conditional & Accessory Uses

Industrial use types: Transportation use types:

Accessory retail sales (accessory to principal use) Transportation terminal

Industrial laundry services (large scale activity) Civic use types:

Mining - Temporary surface and open pit Cemetery

Mining - Underground Daycare services

Commercial use types: Educational - Charter school

Equipment storage yard Educational - Nonpublic schools

Medical marijuana center Educational - Public schools

Medical marijuana infused product manuf. Hospital

Medical marijuana cultivation operation Religious institution

Miniwarehouses Semipublic community recreation

Recreation - Indoor entertainment

Recreation - Indoor sports and recreation Residential use types:

Recreation - Outdoor sports and recreation Drug or alcohol treatment facility

Restaurants - Drive-in or fast food

Restaurants - Quick serve restaurant Miscellaneous use types:

Restaurants - Sit down - served at table Broadcasting tower



Proposed PUD 
Zoning Uses

PUD Permitted Uses

Office use types: Commercial use types:

Call center Business office support services

Financial services Communication services

General offices Data Center

Medical offices, labs and/or clinics Funeral services

Mixed office/residential use Hotel/motel

Civic use types: Mixed commercial-residential

Club (membership, social, and recreational) Miniwarehouses

Cultural services Personal consumer services

Daycare services Pharmacy

Public/private school, college or university Indoor Entertainment

Hospital Indoor Sports and Recreation

Religious institution Restaurant (No Drive-in)

Semipublic community recreation Retail (Neighborhood Serving/Specialty Food)

Residential use types:

Multi-family dwelling

Retirement home

Single-family detached or attached dwelling 
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Approved Mountain Shadows Master Plan
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Master Plan Amendment As Revised



Master Plan Amendment As Revised



Master Plan Consistency
• Per City Comprehensive Planning, as of February 2020, 

the Mountain Shadows Master Plan is: 

• Total acres – 1723.41 ac
• Vacant acres – 686.16 ac
• Percent vacant – 39.81%

• Master Plan is Operative as not 85% implemented.

• Original Master Plan clustered more intense commercial, 
industrial, office, institutional and high-density residential 
uses along Centennial Blvd and 30th St, particularly at the 
intersection of the collector streets.

• Medium density residential and institutional uses 
concentrated along Flying W Ranch Road.

• Lower density residential along western edge of 
development and adjacent to open space areas.

• Open spaces areas to protect natural features.



Master Plan Consistency
• Per City Comprehensive Planning, as of February 2020, 

the Mountain Shadows Master Plan has: 

• Total acres – 1723.41 ac
• Vacant acres – 686.16 ac
• Percent vacant – 39.81%

• Master Plan is Operative as not 85% implemented.

• Original Master Plan clustered more intense commercial, 
industrial, office, institutional and high-density residential 
uses along Centennial Blvd and 30th St, particularly at the 
intersection of the collector streets.

• Medium density residential and institutional uses 
concentrated along Flying W Ranch Road.

• Lower density residential along western edge of 
development and adjacent to open space areas.

• Open spaces areas to protect natural features.

• The proposed Master Plan Amendment continues this 
land use pattern and advances the intent of protecting 
natural features through open space.



PUD Concept Plan 
• AREA A: 44 acres existing buildings and 

parking areas to north and east
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• AREA B: 11-acre potential development 
area on existing parking lot to 
southeast of building
• No specific uses or timeframe
• If residential ≤ 240 apartment units
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PUD Concept Plan 
• AREA A: 44 acres existing buildings and 

parking areas to north and east

• AREA B: 11-acre potential development 
area on existing parking lot to 
southeast of building
• No specific uses or timeframe
• If residential ≤ 240 apartment units

• AREA C: 15-acre potential development 
area on overflow parking lot to south
• Likely use multifamily residential
• ≤ 210 apartment units

• AREA D: 55 acres of Open Space



Proposed Open Space Compared to Existing Zoning

• Existing Zoning:

• PIP-1: Planned Industrial Park

• PUD: Planned Unit Development

• A: Agriculture

• Proposed Zoning:

• PUD: Planned Unit Development
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Concept Plan Areas 
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Existing Site Elevations
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Existing Site Elevations

AREA BAREA CAREA D

D

C

B

A



Site Cross-Section

• Approximately 120 feet fall in elevation from north to south.

• Maximum Height allowed in the current PIP1 Zone is 45’

• Maximum Height proposed by the PUD Zone is 45’

• Existing building is 45’ high



Neighborhood Produced Perspective Rendering



Realist Perspective Rendering



Realist Perspective Rendering



Traffic

 Neighbors expressed concern that the traffic counts undertaken in July 2020 due to the COVID conditions and 

the use of the previous February 2018 study data as it was not in the peak tourist season.

 The Traffic Study was revised, in coordination with City traffic engineering staff, as follows:

o Reference traffic counts from the 30th Street Corridor Development, which were taken in June 2017.

o Reference 24-hour traffic volumes along 30th Street from the City’s GIS web mapping application, from 

which an annual growth of approximately 0.6 percent was determined.

o Grow the June 2017 counts to Year 2020 (Existing) using a more conservative 2% annual growth rate.

o Increased the February 2018 and July 2020 traffic counts with the projected Year 2020 peak hour traffic 

volumes for all study area intersections to represent pre-pandemic traffic volume.

o Additional traffic analysis following second neighborhood meeting to assume the office building at 100% 

occupancy and assuming all 450 units build-out as one phase by 2022. 



Traffic

 Trip generation assumptions:

o Assumed existing building will increase from 40% to 100% occupancy.

o Trip generation comparison (based on established ITE trip generation data) with currently permitted PIP1 

zoning uses:

Use Units Total ADT AM Peak Hr PM Peak Hr

Multifamily 450 units 2,203 146 178

General Industrial 342,900 (0.3 FAR) 1,701 240 216

General Office 457,200 (0.4 FAR) 4,453 530 526



Traffic
 City classification for GOTG is principal arterial with a design capacity of 25,000 – 60,000 vehicles per day.

o Daily volume on GOTG in 2040 approximately 24,420 vehicles per day.  

o Project will add 3.2% to traffic by 2040 (25,200 vehicles per day).

 Classification for 30th St is minor arterial with design capacity of 5,000 - 25,000 vehicles per day.

o Daily volume on 30th St North in 2040 is approximately 13,680 vehicles per day.  

o Project will add 4.0% to traffic by 2040 (14,230 vehicles per day).

o Daily volume on 30th St South in 2040 is approximately 19,232 vehicles per day.  

o Project will add 1.1% to traffic by 2040 (19,455 vehicles per day)

• The addition of the development traffic will not materially affect the LOS of intersection movements in the study 

area by 2022 or 2040, the majority of which will operate at LOS C or better and remain in compliance with City 

design standards.



Hillside Overlay
Objectives:

• To conserve the unique natural features and aesthetic qualities of the hillside areas;

• To provide safe and convenient access to hillside areas;

• To minimize water runoff and soil erosion problems incurred in adjustment of the terrain to meet 

development needs;

• To assure type, distribution and densities of development which are compatible with the natural systems, the 

terrain, and the geologic character of hillside areas;

• To assure that the taxpayers of Colorado Springs are not burdened by extraordinary costs for services 

attributable solely to the development of hillside areas;

• To encourage innovative design solutions which meet the purpose of the HS overlay zone district; and

• To preserve wildlife habitat and wetland areas which provide wildlife migration corridors.



Hillside Overlay

• The PUD zone district allows for optimal flexibility in lot design, lot size and building setbacks to conform most 

appropriately with the purpose of the hillside area overlay. The PUD zone district is preferred in conjunction 

with any proposed development in the HS overlay. 

• For multi-family residential and nonresidential development proposals, the above referenced requirements 

and review criteria shall be addressed, recognizing that these requirements will apply on a sitewide rather 

than a lot by lot basis. All other requirements and criteria as set forth in this section shall be applied to all 

development proposals.

• No building or structure may be erected, reconstructed or structurally altered on land which is designated on 

the zoning maps of the City as being in a hillside area overlay, nor shall such land be subdivided, graded or 

otherwise disturbed for development, subdivision, or any other purpose unless it is undertaken in accord with 

the requirements in this section.



Why PUD Zoning?

• The proposed 55 acres of Open Space is currently in three different zone districts.  

• PUD Zoning is the preferred zoning in the Hillside Overlay.

• The PUD zone district allows for a variety of residential, commercial, office and industrial land use types and 

encourage appropriate mixed-use developments. 

• The PUD zone district encourages flexibility in design to create a better living environment, to preserve the 

unique features of the site and to provide public services in a more economic manner.

• The land use types and mix, intensity and density of the development are defined by and through the 

establishment of the PUD Zone District. 

• A PUD Zone District may be established upon any tract of land held under a single ownership or under unified 

control.



Big Horn Sheep Habitat

CPW Wildlife Impact Review Letter, December 17, 2020
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Big Horn Sheep Habitat

CPW Wildlife Impact Review Letter, December 17, 2020



PlanCOS
• Garden of the Gods Road corridor is a major employment corridor 

with a focus on Industry Icons, Spinoffs and Startups, and Critical 

Support.

• The 2424 Garden of the Gods property is shown as a Critical 

Support center.  

• PlanCOS strategies to support these typologies include:

• Strategy TE-1.C-2: Support and leverage projects and initiatives 

with mixed uses, transit supported and walkable attributes to 

attract and retain a skilled workforce and business investment

• Strategy TE-1.C-3: Ensure an adequate supply of attainable 

housing for the workforce across all industries, and that it is 

conveniently located near hubs of employment and/or public 

transportation.

• Strategy TE-4.A-1: Encourage revitalization and infill in 

underutilized urban places.

• Strategy TE-4.A-2: Ensure land use regulations allow for 

increased density in areas identified for this, including 

Downtown, activity centers, and urban corridors.

Thriving Economy Framework Plan
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PlanCOS

• Goal ML-1: Provide for accessible, safe, engaging, and sustainable 
parks and open space systems and facilities for all city residents and 
visitors.

• Goal ML-2: Activate and expand sustainable community use and 
interaction with open spaces, parks, and cultural resources

• Policy ML-4.A: Emphasize preservation of undeveloped land and 
natural areas that result in the preservation of the most 
environmentally and culturally significant areas and incorporate 
low-impact recreation.

• Goal ML-4: Provide stewardship for our majestic natural landscapes 
through improved preservation, resource conservation, air quality, 
and protection of our viewsheds.

• Strategy ML-4.A-1: Acquire or protect additional properties to 
preserve as part of Natural Resources and Regional Recreation 
Typology 3 and Greenways Typology 5.

• Strategy ML-4.A-4: Align annexation, master plans, and large-scale 
planned unit developments to contribute and connect to natural 
areas.

Majestic Landscapes Framework Plan



Parks System Master Plan

Mountain Shadows Candidate Open Space 

Size: 2,117 acres within city limits and 1,160 acres within the 
County 

Area Classification: Foothills 

Description: The Mountain Shadows Candidate Area stretches 
from the southern edge of the Blodgett Peak Open Space to the 
northern edge of Highway 24 along the foothills bordering the 
Pike National Forest. This area includes large land holdings such 
as the Flying W Ranch, Queens Canyon (public access is 
currently allowed, but there is no guarantee this will continue 
indefinitely), and Williams Canyon. 

Additional conservation of lands in this area offer potential to 
extend open space and trail connectivity, serve growing 
recreational demands of City residents, and provide additional 
connections to the Pike National Forest. 

Candidate Open Space
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SUMMARY

• Consistent with the goals and policies of the Comprehensive Plan by promoting infill development on an underutilized 
property and furthering the goal of providing “housing for all”

• Consistent with the intent of the Mountain Shadows Master Plan to provide more intense land uses on the periphery of the 
master plan area at intersections with arterial roads.. 

• Provides a mix of mutually supportive and integrated residential and nonresidential land uses that are compatible with 

existing and proposed adjacent land uses.

• Provides a housing type that contributes to the choice of densities, types and affordability in the northwest area of the City 

in a location that has excellent access to services, facilities, employment centers, and transit.

• Delivers a gradual transition between uses of differing intensities both on and off the site.

• The proposed maximum height, setbacks, lot coverage and landscape buffers are consistent with the current zoning and 

existing development on the site.

• The proposed development will not overburden the capacities of existing streets, utilities, parks, schools.

• Development of this underutilized urban site will have positive fiscal benefits for the City and will make more efficient use of

existing infrastructure.

• The proposal will not be detrimental to the public interest, health, safety, convenience or general welfare.



Questions?







Past Grading

Shows natural grade of 
area west of entrance

Shows new grading of 
area west of entrance 
for erosion control

1989 APPROVED MCI DEVELOPMENT PLAN (AMENDED 1993) 1992 APPROVED OFF-SITE GRADING & EROSION CONTROL PLAN



Past Grading

Shows new/current grading 
of area west of entrance for 
overflow parking area

1995 APPROVED MCI DEVELOPMENT PLAN FOR OVERFLOW PARKING



School Capacity
SCHOOL UTILIZATION UTILIZATION FLAGS

NO. REASON

Chipita ES 90% 0

Trail Blazer ES 57% 1 ≤ 70% Utilization

Andrew Jackson ES 97% 2 ≥ 95% Utilization

> 1.5 Permits Out/In

Howbert ES 77% 2 < 275 Enrollment

CO Growth Measure

Holmes MS 96% 1 ≥ 95% Utilization

Coronardo MS 73% 1 > 1.5 Permits Out/In

Source: Colorado School District 11 FY 2019-2020 Capacity Committee Report

• School Fees Payable for 450 units = $165,600

• Estimate of School children generated from 
450 units, based upon Code standards:

• Elementary – 79 students

• Junior High/Middle – 23 students

• High – 33 students



Comparable Market Rate Apartments
Artemis at Spring Canyon        ~ Built  1996          ~292 units        ~42’ max. building height (2/3 story)        ~ 20 du/ac



Comparable Market Rate Apartments
Grand Centennial        ~ Built 1996        ~392 units        ~45’ max. building height (3 story)       ~ 15.7 du/ac (18.7 du/ac net)



Hillside Overlay Requirements


