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PROJECT SUMMARY: 

1. Project Description: The project proposes a multi-family residential project intended for University 
of Colorado Colorado Springs (UCCS) students consisting of 71 dwelling units on 2.145 acres for 
a density of 33.1 dwelling units per acre (FIGURE 1). The 71 apartments are within a five-story 
building and include a total of 157 bedrooms. On-site parking is provided for 149 vehicles. 
Vehicular access is from Cragmor Village Road, a City maintained, dead-end street which 
intersects to the west with Regent Circle, which is also a City street. 

2. Applicant’s Project Statement: (FIGURE 2) 
3. Planning and Development Team’s Recommendation: Approve the zone change from R/HS 

(Estate, Single Family with Hillside Overlay) to SU/HS (Special Use with Hillside Overlay), 
approve the Overlook on Cragmor development plan subject to technical and informational 
modifications, approve a nonuse variance for a front setback reduction from 25 feet to 10.11 feet 
adjacent to Cragmor Village Road, and approve a nonuse variance for 20 parking spaces that 
require vehicles to back into the public right-of-way of Cragmor Village Road. 

 
BACKGROUND: 

1. Site Address:   6, 8 and 10 Cragmor Village Road 
2. Existing Zoning/Land Use:  R/HS/three single-family residences & accessory structures 
3. Surrounding Zoning/Land Use: North: R/HS/UCCS 

South: R/HS/UCCS, single-family residence 
East: R/HS/UCCS 
West: R/HS/single-family residence 

4. Comprehensive Plan/Designated 2020 Land Use: General Residential (25+ dwelling units/acre) 
5. Annexation: 1969, North Colorado Springs Addition No. 1 
6. Master Plan/Designated Master Plan Land Use: None 
7. Subdivision: Not platted 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site consists of three parcels each developed with a single-family 

home built in the 1920’s. The property is vegetated with both native vegetation (scrub oak) and 
plants installed by the homeowners. A few areas of slopes in excess of 25 percent exist along the 
north side of the site.  

 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
Public notice was provided to 82 property owners within 500 feet of the site on three occasions: 1) after 
the submittal of the applications, 2) for the neighborhood meeting on 4/1/15 and 3) prior to the Planning 
Commission meeting. FIGURE 3 is the City review letter for the project and includes correspondences 
received after the first public notice. Approximately 75 people attended the neighborhood meeting. Issues 
discussed at the meeting were similar to those noted in the correspondence. FIGURE 4 is 
correspondence received after the neighborhood meeting. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria/Design & Development Issues: 
Cragmor Village Neighborhood – Until a few years ago the Cragmor Village neighborhood was 
developed with 21 single-family homes on relatively large lots. The neighborhood is east of the 
former Cragmor Sanatorium building (now a part of UCCS called Main Hall). The homes on and 
in the vicinity of the project site were constructed in the 1920’s. Street access to the homes was 
from Cragmor Village Road directly onto Austin Bluffs Parkway. The recent Austin Bluffs 
Parkway/Union Boulevard interchange improvements removed this intersection and access to 
Cragmor Village Road was changed to Regent Circle. Regent Circle is a public street that meets 
Austin Bluffs Parkway at a signalized intersection. In the last several years additional changes 
have occurred which has greatly diminished the neighborhood’s future as a low density 
residential area. 
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UCCS Master Plan - The most significant change for the neighborhood is the inclusion of the 
Cragmor Village area within the boundaries of the 2012 UCCS Master Plan (the plan is not 
required to be submitted to the City since the University is a subdivision of the State of Colorado). 
The Plan shows the neighborhood within their East Campus and is to be redeveloped with 
student housing and other related campus uses. The University has purchased all but nine of the 
single-family lots served by Cragmor Village Road. Eight homes have been removed and their 
four remaining homes have been converted to University offices. FIGURE 5 shows UCCS 
ownership in the area. A 200-space parking lot and a greenhouse serving the campus have been 
recently built in the area. UCCS has submitted an application to the City to vacate the portion of 
Cragmor Village Road east of its former connection with Austin Bluffs Parkway (the University 
owns all of the land adjacent to the proposed right-of-way vacation). The vacation application will 
be considered by City Council at an upcoming public meeting. 
 
UCCS began classes in 1965 and the campus includes 550 acres. Campus enrollment for 2015 
is 11,132 students with 1,272 students living on campus. Another 500 student housing units are 
under construction on campus. There appears to be an insufficient amount of on-campus housing 
for the student population. 
 
Cragmor Village Road – Cragmor Village Road is a narrow, two-way public street. The street 
ends just east of the project. Cragmor Village Road will be improved by the applicant adjacent to 
the project and a 6’ sidewalk will be constructed along the frontage of the project. In a meeting 
with the applicant, a UCCS representative, and City staff it was agreed the applicant will provide 
with assistance from the University a 6’ path connecting the project to the sidewalk along Regent 
Circle, a distance of approximately 430 feet. The City has determined Cragmor Village Road is 
adequate to accommodate the additional traffic from this development. 
 
SU Zone – The bulk of the UCCS campus to the west of the project site is zoned SU. The SU 
zone is to accommodate “primarily colleges or universities and those uses customarily associated 
with and in close proximity to those institutions.” The site is adjacent to University owned land to 
the north, east and south and the proposed use for student housing is consistent with the intent of 
the SU district. 
 
The Lookout on Cragmor - Three homes and their accessory structures will be removed to 
accommodate the project. The majority of the property will be graded; however a preservation 
area is shown on the northeast portion of the site. The area to be preserved includes a couple of 
scrub oak stands and slopes in excess of 25%. The preservation area not only will protect this 
native area but also provide additional screening to the single family homes located below the site 
to north. The closest property line between the project and the homes is about 180 feet with the 
intervening owner being UCCS. 
 
Within the proposed five-story building are 71 dwelling units with 157 bedrooms (average of 2.2 
bedrooms/dwelling unit). Parking for 149 vehicles (95% ratio) and bicycle racks for 22 bikes are 
provided. Due to the proximity of the campus, residents are likely to walk, ride a bike or take the 
University’s bus system to access the campus.  
 
The two nonuse variances for the reduction to the front setback along Cragmor Village Road and 
to allow vehicles to back into the street will allow a maximum number of parking spaces to be 
provided around the building with no negative impacts to the surrounding area. 
 
City staff has reviewed the revised development plan submitted in response to the City review 
letter in (FIGURE 3). All agencies have indicated the plans are acceptable with the exception of 
Engineering Development Review (EDR). EDR requested improvements to the upper portion of 
Cragmor Village Road immediately adjacent to the site. This portion of the street provides access 
to three single-family homes northwest of the project. The EDR street improvements are included 
in the recommended modifications to the development plan listed below. The development plan 
and nonuse variances satisfy the various City review criteria. 
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2. Conformance with the City Comprehensive Plan: 

The 2020 Land Use Plan within the Comprehensive Plan designates the site as General 
Residential. The General Residential designation includes densities above 25 dwelling units per 
acre. Multi-family residential with a density of 33.1 units per acre is consistent with the Plan’s 
designation. 
 

3. Conformance with the Area’s Master Plan: 
The property is not within a master plan approved by the City. However UCCS included the 
property in their 2012 master plan. The UCCS plan designates the site for student housing 
(FIGURE 6).  

 
STAFF RECOMMENDATION: 
Item No.: 6.A  CPC-ZC 15-00004 – Zone Change 
Approve the zone change from R/HS (Estate, Single Family with Hillside Overlay) to SU/HS (Special Use 
with Hillside Overlay)for The Outlook on Cragmor, based on the finding the request complies with the 
review criteria in City Code Section 7.5.603.B (Establishment or Change of Zone District Boundaries). 
 
Item No.: 6.B CPC-DP 15-00005 – Development Plan 
Approve the development plan for The Outlook on Cragmor, based on the finding the plan complies with 
the review criteria in City Code Section 7.5.502.E (Development Plan Review Criteria) and Section 
7.3.504.D.3 (Hillside Development Plan Review Criteria) subject to compliance with the following 
technical and/or informational modifications to the development plan: 
Technical and/or Informational Modifications to the Development Plan 

1. Note the City file number of CPC DP 15-00005 in the lower right corner of sheets 6, 7 and 8. 
2. In the nonuse variance notes on sheet 1 reference the appropriate City file number for each 

request: File No. CPC NV 15-00027 for the front setback variance and CPC NV 15-00028 to 
allow unparking vehicles to back across the property line. 

3. On sheet 3 revise the 25-foot side setback to a 25-foot rear setback (along the north property 
lines). 

4. As required by Engineering Development Review extend the improvements to Cragmor Village 
Road adjacent to the site along the north property line and extending to the driveway entries of 
the parking areas. If appropriate show a guardrail. 

5. Where Cragmor Village Road is adjacent to the south side of the site provide a minimum 
pavement width of 22 feet measured from the face of the curb on the north side (or past the 
angled parking) to either the edge of pavement or face of curb on the south side. 

6. Relocate the mailboxes for 23, 24 and 29 Cragmor Village Road to the west of the retaining wall 
(between the curb and the retaining wall). 

7. Provide side and rear elevations of the trash enclosure noting the height and materials. 
8. Note the height in feet of the highest portion of the roof (previously shown but deleted from 

revised plan). 
9. Revise the photometric drawing to reflect the reduced height of the exterior lights. 
10. On sheet 4 note the preservation area in the northeast portion of the site as a preservation area 

easement. Note that prior to the issuance of either a building or grading permit the preservation 
area shall be fenced off from the remainder of the site and shall remain in place during 
construction. 

11. Note that a 6-foot wide path shall be constructed from the west property line of the project to the 
existing sidewalk located at the intersection of Cragmor Village Road and Regent Circle. Note the 
location of the sidewalk shall be coordinated with UCCS and shall be completed prior to the 
issuance of the Certificate of Occupancy. 

 
Item No.: 6.C  CPC-NV 15-00027 – Nonuse Variance 
Approve the nonuse variance to City Code Section 7.3.104 of the City Code to allow a front setback of 
10.11 feet where 25 feet is required adjacent to Cragmor Village Road based on the finding the request 
complies with the review criteria in City Code Section 7.5.802.B. (Criteria for Granting a Nonuse 
Variance). 
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Item No.: 6.D CPC-NV 15-00028 – Nonuse Variance 
Approve the nonuse variance to City Code Section 7.4.205.B of the City Code to allow 20 parking 
spaces that will allow the backing of vehicles across a property line adjacent to the public right-of-way of 
Cragmor Village Road based on the finding the request complies with the review criteria in City Code 
Section 7.5.802.B. (Criteria for Granting a Nonuse Variance). 
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