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PROJECT SUMMARY: 
1. Project Description:  This project includes concurrent applications for a minor 

amendment to the Banning Lewis Ranch Master Plan, PUD zone change and PUD 
concept plan amendment for a 529.45-acre property known as Bradley Heights, located 
at the southwest corner of the Bradley Road and Marksheffel Road intersection in the 
southern portion of Banning Lewis Ranch.  
 
The minor master plan amendment proposes to change the land use of approximately 
138 acres by eliminating the industrial land uses from the area and reconfiguring the 
commercial, residential, school and park areas.  
 
Rezoning will change the 529.45 acres from PUD/SS/AO (Planned Unit Development 
with Streamside and Airport Overlay) to a new PUD/SS/AO (Planned Unit Development 
with Streamside and Airport Overlay), to allow a mix of residential, commercial and 
school/park uses, eliminating the previous industrial uses from the PUD zoning. 
 
The PUD concept plan illustrates the development of the 529.45 acres as a mix of multi-
family, commercial, single-family residential, school, and park uses. (FIGURE 1) 

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

 
3. Planning and Development Team’s Recommendation:  Staff recommends approval of 

the applications with one condition of approval on the master plan amendment.  
 
BACKGROUND: 

1. Site Address:  No address is available. 
2. Existing Zoning/Land Use:  The 529.45 acres is vacant 
3. Surrounding Zoning/Land Use: North:  PIP-2/Vacant 

South:  PIP-2 & M-2/Vacant 
East:  R-5 & M-2/ Vacant 
West:  Unincorporated El Paso County/Vacant 

4. Comprehensive Plan/Designated 2020 Land Use:  The 2020 Land Use Map illustrates 
several designations for this property. A section of the northwest corner is “Commercial 
Center”, a large middle section of the property is “General Residential” and there is a 
small section of “Community Activity Center in the southeastern corner. That map will be 
updated based in the newly proposed master plan uses.  

5. Annexation:  The property was annexed in 1988 as part of Colorado Center #1 Addition. 
6. Master Plan/Designated Master Plan Land Use: The property is part of the Banning 

Lewis Ranch Master Plan. The land use designations are industrial, residential, multi-
family residential, commercial, school, and park. Only the industrial land use is being 
eliminated from the Master Plan. Other uses are being relocated and reconfigured. 

7. Subdivision:  The property is not platted 
8. Zoning Enforcement Action:  None 
9. Physical Characteristics:  The property is vacant, contains largely native grasses, and 

has moderate rolling slopes. 
 

STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 138 property owners 
within 1,000 feet. A majority of surrounding properties are currently vacant. There are two 
residential neighborhoods in the area that are within unincorporated El Paso County. Staff did 
not receive any comments from neighboring property owners. 
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Staff also sent the plans to the standard internal and external review agencies for comments. All 
comments received from the review agencies have been addressed. Commenting agencies 
included Colorado Springs Utilities, City Engineering, City Traffic, City Fire, City Parks, Police, 
E-911, Airport, and the Widefield School District.  
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER 
PLAN CONFORMANCE:  

1. Review Criteria / Design & Development Issues:   
 
Minor Master Plan Amendment 
The property is part of the Banning Lewis Ranch Master plan. The minor amendment 
removes 44.5 acres of industrial uses and replaces the use with 34.5 acres of residential 
at 3.5 – 7.99 dwelling units per acre and 10 acres of commercial use. The other changes 
to the master plan only shift and adjust use types; 28.28 acres of commercial to 
residential, 30.21 acres of school to residential and 35.18 acres of residential to school. 
No new uses are introduced. A total of 138.27 acres are impacted by the change. An 
exhibit outlining the change area is attached as FIGURE 3. 

 
PUD (Planned Unit Development) Rezone 
The property was previously zoned PUD in 2006. That PUD ordinance called out specific 
uses and acreage for each use and use related conditions of record. Because the 
industrial use is being eliminated, the property needs to be rezoned from PUD/SS/AO 
(Planned Unit Development with Streamside Overlay and Airport Overlay) to a new 
PUD/SS/AO (Planned Unit Development with Streamside Overlay and Airport Overlay).  
 
The proposed zoning ordinance will allow the following uses, densities and building 
heights specific to this PUD ordinance: 
 

 Commercial -  436,563 square feet maximum building area, 50 foot maximum 
building height 

 Residential - 3.5 – 7.99 dwelling units per acre, 35 foot maximum building height 

 Multi-Family - 12 – 24.99 dwelling units per acre, 45 foot maximum building 
height  

 School 

 Parks 
 

PUD Concept Plan 
The concept plan looks very similar to the master plan amendment. It illustrates parcels 
and acreage for each use type along with major points of access. The concept plan’s 
residential maximum is 2,830 units and the commercial maximum building area is 
436,563 square feet. The permitted uses are commercial, school, parks, residential (3.5 
– 7.99 dwelling units per acre) and multi-family (12 – 24.99 dwelling units per acre). 

 
City Code Section 7.3.605 outlines the requirements and review criteria for a PUD 
concept plan. The PUD concept plan document is not required to show specific 
landscaping, screening and buffering, lighting or other site design aspects. That type of 
detail is specific to a development plan. Any future request for building permits will 
require the submission of a PUD development plan, which will be reviewed 
administratively per City Code Section 7.3.606. 
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Drainage/Platting Issue 
There is a note on the concept plan that no lots can be platted until the Jimmy Camp 
Creek Drainage Basin Planning Study is approved by City Council. This stipulation is 
part of the Banning Lewis Ranch Annexation Agreement and the subsequent settlement 
agreement. That study is currently under review by city staff and is moving through a 
public process and being presented to the Drainage Board at their December meeting. 
Staff will continue to review development plans and plats while waiting for the study to 
be approved. Again, no plats will be signed until the study is complete and approved by 
the City. 
 
Utilities 
There are several notes on the concept plan related to the provision of utilities. There is 
an intergovernmental agreement with Colorado Springs Utilities and Colorado Center 
Metropolitan District for provision of water and wastewater. Colorado Springs Utilities 
does not have service lines in the area. Therefore, the intergovernmental agreement will 
be utilized on an interim basis in order to allow Colorado Center to supply utility services 
until such a time that Colorado Springs Utility infrastructure is available in the area. 

 
2. Conformance with the City Comprehensive Plan: 

Comprehensive Plan 2020 Land Use Map: The 2020 Land Use Map illustrates several 
designations for this property. A section of the northwest corner is “Commercial Center”, 
a large middle section of the property is “General Residential” and there is a small 
section of “Community Activity Center in the southeastern corner. That map will be 
updated based with the newly proposed master plan uses. 
Strategy N 203b:  Achieve Balanced Mix of Land Uses. 
Objective LU 3:  Develop a Mix of Interdependent, Compatible, and Mutually Supportive 
Land Uses. 
Policy LU 301:  Promote a Mixed Land Use Pattern. 
Policy N 302:  Promote Development of Mixed-use Neighborhoods – Provide residents 
the choice of walking, bicycling or driving to parks, schools, work, shopping, places of 
worship and transit stops in their own and other neighborhoods. 
Objective CCA 6: Fit New Development into the Character of the Surrounding Area.  

 
It is the finding of the Land Use Review Division that the minor amendment to the 
Banning Lewis Ranch Master Plan, the Bradley Heights PUD zone change and 
PUD Concept Plan will substantially conform to the City Comprehensive Plan 2020 
Land Use Map and the Plan’s goals and objectives. 

 
3. Conformance with the Area’s Master Plan: 

The property is part of the Banning Lewis Ranch Master plan. The minor amendment 
removes 44.5 acres of industrial uses and replaces the use with 34.5 acres of residential 
at 3.5 – 7.99 dwelling units per acre and 10 additional acres of commercial use. The 
other changes to the master plan only shift and adjust use types. A total of 138 acres are 
impacted by the changes. No new uses are introduced. 
 
There is significant industrial zoned property in the immediate area. Eliminating 44.5 
acres of industrial uses from the master plan will not have a large impact. 
 
It is the finding of the Land Use Review Division that the proposal is in compliance 
with the Banning Lewis Ranch Master Plan, as proposed to be amended. 
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STAFF RECOMMENDATION: 
ITEM NO.: B.1             CPC MP 87-00381-A13MN14 – MINOR MASTER PLAN AMENDMENT 
Approve the amendment to the Banning Lewis Ranch Master Plan Amendment, based upon 
the finding that the amendment meets the review criteria for master plan amendments as set 
forth in City Code Section 7.5.408 with the following condition of approval: 
 

1. The comprehensive document for the Banning Lewis Ranch master plan as a whole 
must be updated prior to final approval, including an update to the Banning Lewis Ranch 
Comprehensive Land Use Table.  

 
ITEM NO.:  B.2 CPC PUZ 14-00101 – CHANGE OF ZONING TO PUD 
Approve the zone change from PUD/SS/AO (Planned Unit Development with Streamside and 
Airport Overlay) to PUD/SS/AO (Planned Unit Development with Streamside and Airport 
Overlay) based upon the findings that the change of zoning request complies with the three (3) 
criteria for granting of zone changes as set forth in City Code Section 7.5.603 and the criteria for 
the establishment and development of a PUD zone as set forth in City Code Section 7.3.603. 
 
ITEM NO. :  B.3 CPC PUP 05-00139-A1MJ14 – BRADLEY HEIGHTS PUD CONCEPT 
PLAN 
Approve the Bradley Heights PUD Concept Plan based upon the findings that the PUD concept 
plan meets the review criteria for PUD concept plans as set forth in City Code Section 7.3.605. 
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