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Background

• Site located on the SE 
corner of S. 8th St. and W. 
Brookside St.

• 1.04-acre site

• Zoned C5

• Not within a master plan 
area.

• Convenience Store with 
Fuel Sales is a Permitted 
Use in the C5 zone
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Analysis
• Ivywild 

Neighborhood 
Master Plan 
Site Analysis 
Map
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Background

• Within Ivywild 
Neighborhood 
Homeowners 
Association 
boundary map.

• Not an adopted 
plan.
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Project Site



Background

• Commercial uses 
to the north and 
south

• Residential uses to 
the east

• Vacant land and 
the Center for 
Creative 
Leadership to the 
west
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• Reviewed/approved 
administratively 

according to City 
Code   on May 
18, 2022

• Consistent with all 
standards and 
criteria

• Consistent with 
plans:

– PlanCOS

Applications – Development Plan
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Applications – Development Plan
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• Aerial view of 
known nearby gas 
stations



• Approved 
Alternative 
Landscape Design 
per City Code 
Section 7.4.307
– 12-foot landscape 

setback

– 44 additional 
shrubs installed

Applications – Development Plan
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• Establishes 1 lot
• Reviewed/approved 

administratively 
according to Code 
on May 18, 2022

• Complies with all 
subdivision 
standards

• Supported by 
accepted drainage 
report

Applications – Final Plat
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Applications 
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Stakeholder Notice

• Standard notice: poster and postcards at submittal and 
prior to appeal hearing

• A virtual neighborhood meeting was held on February 
28, 2022

• An in-person neighborhood meeting was held on April 
12, 2022, due to technical issues outside of the 
planning staff, the call-in feature was not functional

• The fourth notice was for the appeal to City Planning 
Commission

• The fifth notice was for the appeal to City Council.
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• The appeal statements were largely focused on 
meeting City code sections
– Neighborhood Historic Ivywild neighborhood

– Intensity of use of the site for traffic concerns

– Consistency with PlanCOS

• Argue that adverse impacts outweigh benefits

Analysis
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• Staff contends that
– All required standards are met

– All required criteria are addressed

– Drainage report correctly accepted by Stormwater Staff

– Appeal criteria are NOT met

• Appeal should be denied, upholding Staff’s administrative 
approvals.

Analysis, cont.
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Alternatives:
• • 7.3.202: PURPOSE AND SPECIFIC REQUIREMENTS OF INDIVIDUAL ZONES:
• • The following statements describe the purpose and intent of each of the 

commercial zone districts. ….D.   C-5 - Intermediate business: This zone district 
accommodates general commercial uses that are of moderate intensity. The emphasis of 
the zone is placed on individual sites which in some cases will be located near established 
residential zoning.

• • 7.3.201: PURPOSE:    A.   The purposes of this part are to:
• • 1.   Provide appropriate areas for commercial retail, service, and office use….in a 

manner which is consistent with the Comprehensive Plan.
• • 2.   Provide adequate space for commercial uses and their accompanying 

activities including off street parking, loading areas, pedestrian circulation, landscaping, 
and accessory uses.

• • 3.   Ensure compatibility with adjacent land uses and eliminate excessive noise, 
illumination, unsightliness, odor, smoke, and other objectionable influences.

• • 4.   Minimize traffic congestion and the overloading of utilities.
• • 5.   Provide areas for employment opportunities and commercial services for 

existing and future residents of the City and nearby areas.
• • 6.   Provide for land uses which meet the need of and attract regional 

populations in addition to the residents.
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• Kum & Go filed an appeal to City Council on June 
23, 2022
– City Planning’s decision was against the express language of the 

Colorado Springs zoning ordinances

– Proposed use is a principal permitted use under the existing C-5 
zone

– Consistent with the established land use patterns

– Denial of the use is erroneous and clearly contrary to law.

Applicant’s Appeal
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Alternatives:

• 1. Affirm the decision of the City Planning 
Commission to deny the proposed 
Development Plan and Final Plat; or

• 2. Reverse the decision of the City Planning 
Commission and approve the Development 
Plan and Final Plat; or

• 3. Modify the decision of the City Planning 
Commission; or

• 4. Refer the matter back to the City Planning 
Commission for further consideration.
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Proposed Motions:

• Reverse the decision of the City Planning Commission and 
approve the Development Plan for the Kum & Go Gas Station, 
based upon the finding that the application complies with the 
review criteria in City Code Section 7.5.502.E, and that the 
appeal criteria found in City Code Section 7.5.906.B are not 
met.

• Reverse the decision of the City Planning Commission and 
approve the Final Plat to combine 5 parcels into one parcel 
based upon the finding that the application complies with all 
standards and procedures within Article 7 (Subdivision 
Regulations), of Chapter 7 of City Code, and that the appeal 
criteria found in City Code Section 7.5.906.B are not met.
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QUESTIONS?
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Analysis
• PPRBD permit 

C37815/18342 
for 716 W. 
Brookside 
Avenue

• Showing 6 
parking spaces 
to be removed 
along 
Brookside
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Site Photos
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Site Photos
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Site Photos
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Site Photos
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Site Photos
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• “Urban Strategies, Inc.” on 
behalf of 352, LLC. filed an 
appeal of both applications 
on May 27, 2022

• Appeal Statement included 
as Appeal Statement Urban 
Strategies

• Numerous concerns
– Intensity, hours of operation, 

traffic, noise, light pollution, 
drainage and property values

Appeal # 1
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• Eric and Anna Nicole and Jon 
Severson an appeal of the 
development plan 
application filed on May 31, 
2022

• Appeal Statement included 
as Appeal Statement 
Severson

• Numerous concerns
– Traffic, light pollution, 

increased crime, transient 
problem, Ivywild 
neighborhood compliance 
and property values

Appeal # 2
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