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Applications

PUDZ-22-0005

An appeal of the Planning Commission decision to recommend approval of an

ordinance amending the zoning map of the City of Colorado Springs relating to

125.34 acres located northwest of the West Garden of the Gods Road and North 30th

Street intersection from PIP-1/A/PUD/HS (Planned Industrial Park, Agricultural, and

Planned Unit Development with Hillside Overlay) to PUD/HS (Planned Unit

Development: Civic, Commercial, Office, Open Space and Residential uses;

Maximum Building Height 45-feet; 9–14.5 du/ac residential and 950,000 maximum

non-residential square footage; with Hillside Overlay). (Quasi-Judicial)

PUDC-22-0003

An appeal of the Planning Commission decisions to recommend approval of a PUD

concept plan for the 2424 Garden of the Gods project illustrating an envisioned

mixed-use development with commercial, civic, office, open space, and residential

uses. (Quasi-Judicial)
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Context Map
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General Information

Site Details:

 125.34 acres of land, located west of the North 30th Street and Garden of the Gods int. 

 Zoned PIP1/A/PUD/HS (Planned Industrial Park, Agriculture, Planned Unit Development 
with Hillside Overlay)

 The project site is part of the Mountain Shadows Master Plan and is identified for a mix
of commercial, office, open space and residential uses

 The project site has significant slopes along the western edge of the property; the
developed areas of the site are relatively flat.

Public Notification and Involvement:

 Public notice was mailed to 254 property owners and surrounding HOAs, on two
occasions: a combined notice for the initial review and a neighborhood meeting, and
prior to this City Planning Commission hearing

 The site was also posted on the two occasions above

 A neighborhood meeting was held on December 6, 2022, which was well attended by
200+ interested residents

 City Planning staff received comments supporting and objecting to the project. 4



Background

Previous Project Decisions:

 May 2021, City Council approved amended Mountain Shadows Master Plan

 August 2021, City Council denied PUD Zone Change and, thereby, nullified the previously 
approved PUD Concept Plan

Appeals Action:

 September 2021, an appeal was filed in District Court of City Council’s decision under
C.R.C.P. 106(a)(4) (No stay was sought at time of appeal filing.)

 May 2022, District Court denied the appeal

 July 2022, Appeal file an appeal of the District Court decision with the Colorado Court of
Appeals (Judicial review of the latest appeal is on-going)

Limitations on Further Applications:

 Per City Code Section 7.5.907 Limitations on Further Application, projects that have been
previously denied can resubmit after a determination of change or following a period of
12 months from the date of the final disapproval.

5



Mountain Shadows Master 

Plan
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**City Council approved the amended Mountain Shadows
Master Plan in May 2021, which allowed a mix of
commercial, office, open space and residential uses



Current Zoning
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Project Site

PIP1 (Planned Industrial Park): Residential, Office, Commercial, Civic and Industrial uses as uses 
(ex. Human Service Est., Gen. Office, Data Center, Restaurant, Schools, Religious Inst., Light 

Industrial, Manufacturing, R&D Warehouse, etc.)



PUD Zone Change
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Existing Zone: 

PIP1/A/PUD/HS (Planned Industrial 
Park, Agriculture, Planned Unit 
Development with Hillside Overlay)

Proposed Zone: 

PUD/HS (Planned Unit Development 
with Hillside Overlay)



Land Use Table
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Dimensional Standards
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Code Required Dimensional Standards:

Additional Development Restrictions: 

Building Setbacks:
 Front: 50 feet
 Rear: 50 feet
 Side: 30 feet (100 feet along the 

northern boundaries of Areas A and D



PUD Concept Plan
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Land Suitability Analysis
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Wildlife Impacts
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City Code

 City Code does not contain review criteria 
to directly evaluate wildlife impacts

 Per City Code, The HS overlay may be used 
with any zone district in the City when 
needed to meet certain objectives. 

 City Code Section 7.3.504(3)(g) states, 
“To preserve wildlife habitat and 
wetland areas which provide wildlife 
migration corridors.”

Colorado Parks & Wildlife

 No recent coordinate

 December 2020 letter comment: 

“It is CPW’s professional opinion that any 
new development at the proposed project 
site at 2424 W Garden of the God’s Rd. will 
have little to no impact on the Rampart 
Range Bighorn Sheep herd.”



PlanCOS Conformance

The PlanCOS – Vision Map identifies the project site as part of an Established
Suburban Neighborhood and at the end of a Mature/Redeveloping Activity Center

Ch. 2 – Vibrant Neighborhoods
 Goal VN-2 that states: “Strive for a diversity of housing types, styles, and price points distributed

throughout our city…that is adaptable to market demands and housing needs.”

Ch. 3 – Unique Places
 “We value the preservation of our built environment…But, for our city to be even more competitive,

we also need areas to infill and adapt in response to a myriad of trends including demographics,
technology, and the market. As a community we should embrace the prospect of managed,
thoughtful, and forward-thinking changes in land use by reinvesting in key areas.”

Ch. 4 – Thriving Economy
 Goal TE-4 that states: “Focus on productively developing and redeveloping areas already in, nearby,

or surrounded by the city in order to preserve open spaces, maximize investments in existing
infrastructure, limit future maintenance costs, and reduce the impacts of disinvestment in blighted
areas.”
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Public Comments

Comments were in favor and opposition, those objecting cited mainly:  

Traffic

 30th and Garden of the Gods Road  - “Chock Point”

 Scope of traffic Impact study

 Roadway capacity

Evacuation

 Lack of emergency evacuation planning

Parks/Schools

 Not enough parkland

 Overburdened schools

Environmental/Wildlife Impacts

 Further development will negatively impact the sheep herd and sensitive landscape

Aesthetics/Property Values 

 To much residential development

 Negatively impact a gateway to Garden of the Gods Park
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Recommendations

PUDZ-22-0005

Deny the appeal and uphold City Planning Commission’s action on the PUD Zone Change

application based on the findings that the appeal criteria found in City Code Section 7.5.906(B)

are not met, and uphold City Planning Commission’s recommendation to City Council to

approve an ordinance amending the zoning map of the City of Colorado Springs related to

125.34 acres of land from Planned Industrial Park, Agriculture and Planned Unit Development

with Hillside Overlay (PIP1/A/PUD/HS) to Planned Unit Development: Civic, Commercial,

Office, Open Space and Residential uses; Maximum Building Height 45-feet; 9–14.5 du/ac

residential and 950,000 maximum non-residential square footage; with Hillside Overlay

(PUD/HS), based upon the findings that the request meets the review criteria for establishing a

PUD zone, as set forth in City Code Section 7.3.603, and the review criteria for a zone change,

as set forth in City Code Section 7.5.603(B)

OR

Uphold the appeal and reverse the City Planning Commission’s action based upon the findings 

that the appeal criteria found in City Code Section 7.5.906(B) are met and that the application 

does not comply with the review criteria for establishing a PUD zone, as set forth in City Code 

Section 7.3.603, and the review criteria for a zone change, as set forth in City Code Section 

7.5.603(B).
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Recommendations

PUDC-22-0003

Deny the appeal and uphold City Planning Commission’s action on the PUD concept plan

application based on the findings that the appeal criteria found in City Code Section 7.5.906(B)

are not met, and hold City Planning Commission’s recommendation to City Council to approve

the PUD concept plan for the 2424 Garden of the Gods project, based upon the findings the

proposal meets the review criteria for concept plans as set forth in City Code Section

7.5.501(E) and criteria for PUD concept plans set forth in City Code Section 7.3.605.

OR

Uphold the appeal and reverse the City Planning Commission’s action based upon the findings

that the appeal criteria found in City Code Section 7.5.906(B) are met and that the application

does not comply with the review criteria for concept plans as set forth in City Code Section

7.5.501(E) and criteria for PUD concept plans set forth in City Code Section 7.3.605.
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