
 
 
 
 
 
 

CITY PLANNING 
COMMISSION AGENDA 

 
 
 
 

THURSDAY, May 21, 2015 
8:30 A.M. 

 
 
 

CITY HALL COUNCIL CHAMBERS 
107 NORTH NEVADA AVENUE 

COLORADO SPRINGS, CO  80903 
  



CITY PLANNING COMMISSION 
MEETING PROCEDURES 

 
MEETING ORDER:  
The City Planning Commission will hold its regular meeting on Thursday, May 21, 2015 at 8:30 
a.m., in the City Hall Council Chambers at 107 North Nevada Avenue, Colorado Springs, 
Colorado.  
 
The Consent Calendar will be acted upon as a whole unless a specific item is called up for 
discussion by a Planning Commissioner, a City staff member, or a citizen wishing to address 
the Planning Commission. 
 
When an item is presented to the Planning Commission the following order shall be used:  

 City staff presents the item with a recommendation;  
 The applicant or the representative of the applicant makes a 

presentation;  
 Supporters of the request are heard;  
 Opponents of the item will be heard;  
 The applicant has the right of rebuttal;  
 Questions from the Commission may be directed at any time 

to the applicant, staff or public to clarify evidence presented 
in the hearing. 

 
 
VIEW LIVE MEETINGS: 
To inquire of current items being discussed during the meeting, please contact the Planning & 
Development Team at 719-385-5905, tune into local cable channel 18 or live video stream at 
www.springsgov.com. 
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CITY PLANNING COMMISSION 
COMPREHENSIVE PLAN AND REVIEW CRITERIA 

 
 

COMPREHENSIVE PLAN: 
The City Planning Commission uses the Comprehensive Plan as a guide in all land use matters. 
The Plan is available for review in the Land Use Review Office, located at 30 S. Nevada 
Avenue, Suite 105. The following lists the elements of the Comprehensive Plan: 

 
 Introduction and Background 
 Land Use 
 Neighborhood  
 Transportation 
 Natural Environment 
 Community Character and Appearance 
 2020 Land Use Map 
 Implementation 

 
The Comprehensive Plan contains a land use map known as the 2020 Land Use Map. This map 
represents a framework for future city growth through the year 2020, and is intended to be used 
with the Comprehensive Plan’s goals, policies, objectives and strategies.  It illustrates a desired 
pattern of growth in conformance with Comprehensive Plan policies, and should be used as a 
guide in city land use decisions. The Comprehensive Plan, including the Land Use Map, may be 
amended from time to time as an update to city policies.  
 
APPLICATION REVIEW CRITERIA: 
Each application that comes before the Planning Commission is reviewed using the applicable 
criteria located in the Appendix of the Planning Commission Agenda. 
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CITY PLANNING COMMISSION 
APPEAL INSTRUCTIONS 

 
 

In accordance with Chapter 7, Article 5, Part 906 (B) (1) of the City Code, “Any person may 
appeal to the City Council any action of the Planning Commission or an FBZ Review Board or 
Historic Preservation Board in relation to this Zoning Code, where the action was adverse to 
the person by filing with the City Clerk a written notice of appeal. The notice of appeal shall be 
filed with the City Clerk no later than ten (10) days after the action from which appeal is taken, 
and shall briefly state the grounds upon which the appeal is based.” 
 
Accordingly, any appeal relating to this Planning Commission meeting must be submitted to the 
City Clerk (located at 30 S. Nevada Avenue, Colorado Springs, CO  80903) by:  
 
 

Monday, June 1, 2015  
 
 
A $176 application fee and a justification letter specifying your specific grounds of appeal shall 
be required.  The appeal letter should address specific City Code requirements that were not 
adequately addressed by the Planning Commission. City Council may elect to limit discussion at 
the appeal hearing to the matters set forth in your appeal letter. 
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CITY PLANNING COMMISSION MEETING AGENDA 
THURSDAY, May 21, 2015 

 
1. Approval of the Record of Decision (minutes) for the April 16, 2015 City Planning 

Commission Meeting  
2. Communications  
3. Consent Calendar (Items A.1 - B.2)  .................................. Page 6 
4. New Business Calendar (Items 4 – 6.B) ............................ Page 35 
 Appendix – Review Criteria ................................................ Page 202 

CONSENT CALENDAR 

ITEM NO. PROJECT DESCRIPTION 
PAGE 
NO. 

ITEM.:  A.1 
CPC  ZC 15-00006 
(Quasi-Judicial) 
 
ITEM.:  A.2 
CPC  CP 15-00007 
(Quasi-Judicial) 
 
PARCEL NO.: 
5331200045   
 
PLANNER:   
Steve Tuck 

 
A request by N.E.S. Inc. on behalf of Tom Tauche Inc. for approval 
of the following development applications: 
 

1. A zone change from A/AO (Agricultural with Airport 
Overlay) to R-5/AO (Multi-family Residential with Airport 
Overlay). 

2. A concept plan which shows the reconfiguration of the 
Springs Ranch Golf Course so that the 18-hole golf 
course is maintained and a separate parcel consisting of 
13.8 acres for further development is created.  

 
The property is located adjacent to the east side of Tutt Boulevard 
immediately south of the Springs Ranch Golf Course clubhouse and 
consists of 13.8 acres. 
 

6 

 
 
ITEM.:  B.1 
CPC UV 15-00020                        
(Quasi-Judicial)  
 
ITEM.:  B.2 
CPC R 15-00019                           
(Quasi-Judicial)  
 
PARCEL NOS.: 
7324301034  
 
PLANNER:   
Rachel Teixeira                 
 
 
 

A request by YOW Architects on behalf of Columbus Real Estate 
for approval of the following development applications: 
 

1. A use variance that would allow for a specialty auto and 
service use with indoor sales and showroom to be 
located within an existing building. 

2. Administrative relief to allow 52 parking spaces - where 
60 spaces are the requirement.    

 
The property is within a PIP-2 (Planned Industrial Park) zone, 
consists of 2.34 acres and is located at 6275 and 6285 Corporate 
Drive. 

30 
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NEW BUSINESS CALENDAR 

ITEM NO. PROJECT DESCRIPTION 
PAGE 
NO. 

 
ITEM NO.: 4 
AR NV  15-00075                         
(Quasi-Judicial ) 
 
PARCEL NO.: 
7413410027  
  
PLANNER: 
Lonna Thelen     
                  

An appeal regarding the administrative approval for a nonuse 
variance to allow 17 parking spaces where 34 are required on 555-
559 S 8th Street.  The subject property is zoned C-6 (General 
Business), consists of 0.50 acres and is located at 555-559 S 8th 
Street. 
 

35 

 
ITEM NO.:  5.A 
CPC  A 14-00133 
(Legislative) 
 
ITEM NO.:  5.B 
CPC  ZC 14-00134 
(Legislative) 
 
ITEM NO.:  5.C 
CPC  CP 14-00135 
(Quasi-Judicial) 
 
PARCEL NO.: 
5307002016  
 
PLANNER: 
Meggan Herington      
 

A request by Millennium Venture Group, LLC for approval of the 
following development applications: 
 

A. Annexation of the 6.3-acre Tutt Corners Addition into the 
City of Colorado Springs, 

B. Establish the C-6/AO (General Business with Airport 
overlay) zone district,  

C.   The Tutt Corners Addition Concept Plan that illustrates 
five commercial pad sites.  

 
The property is located at the northeast corner of the Dublin 
Boulevard and Templeton Gap Road and consists of 4.8 acres. 
 

74 

 
ITEM NO.:  6.A – 6.B 
CPC MP 04-00012-
A1MJ15 
(Legislative) 
 
PLANNER: 
Peter Wysocki 
 
 

A request by the Colorado Springs Urban Renewal Authority on 
behalf of Gold Cycle Investments, LLC for determination of 
consistency with the City’s Comprehensive Plan of: 

 
A. An amendment to the Gold Hill Mesa Urban Renewal 

Plan to exclude the commercially-designated properties 
from the existing Gold Hill Mesa Urban Renewal Area. 

B. Gold Hill Mesa Commercial Urban Renewal Plan Area 
for the commercially-designated properties.  

 
The entire Gold Hill Mesa consists of approximately 200 acres, and 
is generally located South of Highway 24 and East of 21st Street. 

 
 

111 
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CONSENT CALENDAR 
 

 
 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NO.: A.1- A.2  
STAFF: STEVE TUCK 

 
FILE NOS: 

CPC ZC 15-00006 – QUASI-JUDICIAL 
CPC CP 15-00007 – QUASI-JUDICIAL 

 
 
PROJECT: SPRINGS RANCH GOLF COURSE R-5 SITE 
 
APPLICANT: N.E.S. INC. 
 
OWNER: TOM TAUCHE INC. 
 
 

SITE 
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PROJECT SUMMARY: 

1. Project Description: The applications propose rezoning 13.8 acres of the 195-acre Springs Ranch 
Golf Course from A/AO (Agricultural with Airport Overlay) to R-5 (Multi-family with Airport 
Overlay). A concept plan (FIGURE 1) shows the location of and the development constraints (e.g. 
building and landscape setbacks, vehicular access, building height restrictions, trail construction 
obligation, etc.) for the parcel. The concept plan does not show specific uses but uses permitted 
by the R-5 zone are anticipated. Vehicular access is from Tutt Boulevard, a minor arterial. 

2. Applicant’s Project Statement: FIGURE 2 
3. Planning and Development Team’s Recommendation: Approve the zone change from A/AO to R-

5/AO and approve the concept plan subject to an informational revision. 
 
BACKGROUND: 

1. Site Address:   None 
2. Existing Zoning/Land Use:  A/AO/Springs Ranch Golf Course 
3. Surrounding Zoning/Land Use: North: A/AO/Springs Ranch Golf Course (clubhouse) 

South: PK/AO/undeveloped City park (future Tutt Sports 
Complex) 
East: A/AO/Springs Ranch Golf Course 
West: PBC/AO/commercial (First & Main - Cinemark Theatre) 

4. Comprehensive Plan/Designated 2020 Land Use: Golf Course or Cemetery 
5. Annexation: 1984, Springs Ranch Addition 
6. Master Plan/Designated Master Plan Land Use: Colorado Springs Ranch (implemented) /Golf 

Course 
7. Subdivision: Not platted 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is developed with a portion of the golf course and is vegetated 

primarily with grasses. The most northerly portion of the site is a parking lot for the clubhouse and 
golf course. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
Public notice was provided to 81 property owners, including single-family homeowners located adjacent 
to the east side of the golf course, with the closest over 850 feet away. The notice was mailed on two 
occasions: 1) after the submittal of the applications and for the neighborhood meeting on March 5, 2015 
and 2) prior to the Planning Commission meeting on May 21, 2015. Approximately 24 people attended 
the neighborhood meeting and issues discussed included the status of the golf course, view corridors, 
master plan designation, building heights, and potential uses. FIGURE 3 is the City’s initial review letter 
and includes correspondence (one email) received after the neighborhood meeting. FIGURE 4 is 
correspondence received after the City review letter was distributed. These three letters indicate support 
for the applications. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria/Design & Development Issues: 
Springs Ranch Golf Course – The Springs Ranch Golf Course is an 18-hole golf course on 
approximately 195 acres located both north and south of North Carefree Circle and east of Tutt 
Boulevard. The golf course assists in satisfying City park requirements for the Colorado Springs 
Ranch Master Plan. At the April 9, 2015 Parks Board meeting the Parks Board, with the support 
of Parks staff, approved the removal of the 14.8 acres from the golf course obligation in exchange 
for additional land to be provided to the City to facilitate the construction of the Sand Creek Trail. 
Park fees to be paid as a result of residential development on the site will be used to assist in 
constructing the Trail. 
 
In 2011 two parcels, which were a part of the golf course and located north of the club house on 
the east side of Tutt Boulevard, were rezoned to PUD to allow three apartment buildings and a 
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convenience food store with gas (Circle K at the southeast corner of Tutt Boulevard and North 
Carefree Circle). The current applications have similarities to these projects. 
 
R-5 Zone – The requested R-5 zone accommodates a wide range of residential uses, from 
single-family homes to multi-family projects which may include patio homes, townhomes and 
apartments. Congregate housing such as assisted living and religious institutions are also 
permitted uses in the R-5 zone. 
 
The site is an appropriate location for higher density and intensity uses. Tutt Boulevard is a minor 
arterial and provides sufficient access along the west side of the property. The First & Main 
commercial center is located to the west, across from Tutt Boulevard. A City community park site 
is adjacent to the south, and the golf course will continue to exist along the parcel’s east side and 
will separate the site from the homes across the course to the east. The aforementioned Sand 
Creek Trail is to be constructed along Tutt Boulevard and a transit stop exists on the east side of 
Tutt adjacent to the parcel. The applications represent an efficient use of the City’s existing 
infrastructure (streets, utilities) and developable land without incurring negative impacts. 
 
Concept Plan – The area within the concept plan is used today for a golf course hole and fringe 
area. The concept plan notes the 18-hole golf course will be maintained with the realignment of 
the course. Only 13.8 acres is proposed to be removed from the 195-acre course. 
 
A reduced building height from 45 feet (R-5 maximum) to 30 feet is shown on the south portion of 
the site. This is the portion of the site nearest the single-family homes, but still over 850 feet away 
and across the course. The intent of the reduced building height is to enhance compatibility with 
the single-family area. 
 
The north one acre of the site is developed with a portion of the parking lot serving the golf course 
and club house. Even with the removal of 65 of the 238 parking spaces the remaining parking 
area will exceed the City requirement of 102 (173 spaces will remain). 
 
A revised concept plan was submitted in response to the City review letter in FIGURE 3. The 
revised plan is acceptable with a revision recommended to the note regarding the Sand Creek 
Trail. The plan satisfies the City review criteria for a concept plan. 
 

2. Conformance with the City Comprehensive Plan: 
The 2020 Land Use Plan within the Comprehensive Plan designates the site as Golf Course or 
Cemetery. While this project proposes using a portion of the designated golf course for residential 
uses, the 18-hole the golf course will be retained. The intent of the Plan is maintained while also 
implementing Policy LU 301 which states: “Promote development that is characterized by a mix of 
mutually supportive and integrated residential and non-residential land uses and a network of 
interconnected streets with good pedestrian and bicycle access and connection to transit.” These 
applications provide the opportunity to accomplish this policy. 
 

3. Conformance with the Area’s Master Plan: 
The property is within the Colorado Springs Ranch Master Plan (FIGURE 5) and is designated as 
a golf course. This Master Plan is considered implemented (85% or more developed); therefore a 
master plan amendment is not required for these applications. The Plan continues to serve as a 
guide in the review of land use changes. The intent of the Master Plan is maintained as the 18-
hole golf course will remain intact. 

 
STAFF RECOMMENDATION: 
Item No.: A.1  CPC-ZC 15-00006 – Zone Change 
Approve the zone change from A/AO (Agricultural with Airport Overlay) to R-5/AO (Multi-family with 
Airport Overlay) for the Springs Ranch Golf Course R-5 Site, 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). 
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Item No.: A.2  CPC-CP 15-00007 – Concept Plan 
Approve the concept plan for the Springs Ranch Golf Course R-5 Site, based on the finding the plan 
complies with the review criteria in City Code Section 7.5.501.E (Concept Plan Review Criteria) subject to 
compliance with the following technical and/or informational modification to the concept plan: 
 
Technical and/or Informational Modification to the Concept Plan 
Revise note 11 on sheet 1 to: “Park fees will be paid in lieu of park land dedication for this site. Fees will 
be applied to the construction of the Sand Creek Trail between Constitution Avenue and North Carefree 
Circle.” 
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CONSENT CALENDAR 
 

 
CITY PLANNING COMMISSION AGENDA 

 
ITEM NO.: B.1 – B.2:    

 
STAFF: RACHEL TEIXEIRA 

 
FILE NO(S): 

CPC UV 15-00020 – QUASI-JUDICIAL  
CPC R 15-00019 – QUASI-JUDICIAL 

 
 
PROJECT: CORPORATE CENTRE FILING NO. 5  
 
APPLICANT: YOW ARCHITECTS 
 
OWNER:  COLUMBUS REAL ESTATE  
 

 
 
 
 

SITE 
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PROJECT SUMMARY: 
1. Project Description: This request is for administrative relief and use variance applications for a 

2.34 acre site located east of Corporate Drive, north of the intersection of Corporate Drive and I-
25.  The applicant is requesting a use variance to expand an already operational specialty auto 
and service use with indoor sales and showroom located within an existing building and an 
administrative relief for 52 parking spaces where 60 spaces are the requirement.  A use variance 
for this business was initially approved by the City Planning Commission in 2008 to occupy 4,982 
square feet of the building.  This application, if approved, will expand the use to a total of 13,700 
square feet.  (FIGURE 2).    

2. Applicant’s Project Statement: (FIGURE 2) 
3. Planning & Development Department’s Recommendation: Approval of both applications.  

 
BACKGROUND: 

1. Site Address: 6275 and 6285 Corporate Drive. 
2. Existing Zoning/Land Use: PIP-1/HS/UV (Planned Industrial Park with Hillside Overlay and Use 

Variance)/ Office/Warehouse/Retail. 
3. Surrounding Zoning/Land Use:  

North:  PIP-1 (Planned Industrial Park)/ Warehouse/Storage. 
South: PBC (Planned Business Center)/ Office. 
East:  Interstate I-25. 
West:  PIP-1 and PBC/ Light Industrial, Retail and Motel. 

4. Comprehensive Plan/Designated 2020 Land Use: Employment Center. 
5. Annexation: Golden Cycle Addition #1 (April 1966).  
6. Master Plan: Rockrimmon. 
7. Subdivision: Corporate Centre Filing No. 5. 
8. Zoning Enforcement Action: None. 
9. Physical Characteristics: The site is developed with an office/warehouse/retail building. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
The public process involved with the review of these two applications included posting of the site and 
sending postcards to ten adjacent property owners within 500 feet on two separate occasions, for the 
internal review and City Planning Commission meeting notifications.  No comments were received. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES:  

1. Review Criteria / Design & Development Issues: 
The applicant proposes to convert 13,716 square feet of space in an existing building for a 
specialty auto service use with indoor sales and showroom space.  This use is not permitted in 
the PIP-1 zone and can only be initiated with approval of a use variance.  There is also an 
application for administrative relief due to the shortage of eight parking spaces for the site since 
extra display parking spaces are being provided for the specialty auto and service use. 
 
The site also includes a 4,797 square foot office, showroom and storage use and 4,880 square 
foot specialty retail for the sales and service of factory produced accessible wheelchair vehicles 
(this was a previously approved use variance per File No. CPC UV 08-00106).  The property is 
fully developed and no other additional site or off-site improvements are required. 
 
Staff believes that the proposed expansion of the existing use results in negligible, if any, impacts 
to the uses within the site, or surrounding properties, and allows a successful business to expand 
in its current location.  Staff finds that the three review criteria for a use variance are met per City 
Code Section 7.5.803.B and the four review criteria for administrative relief are met per City Code 
Section 7.5.1102. 
 
 

2. Conformance with the City Comprehensive Plan: 
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The specialty auto and service use proposed on the site complies with the employment center 
designation from the City Comprehensive Plan.  The Comprehensive Plan statements that 
support this project are listed below: 
 
Land Use Policy:  Commercial Development. 
Strategy LU 701f:  Encourage New Commercial Development in New and Developing Corridors 
to Form Activity Centers. 
Encourage new commercial development in new and developing corridors to take place in activity 
centers that incorporate a mix of uses and avoid large, single-use buildings and dominating 
parking areas. 
 
Land Use Policy:  Industry and Employment. 
Strategy LU 801f:  Plan and Locate Mixed Uses to Serve Industrial Areas. 
Plan and locate complimentary mixed-use centers to serve the needs of employees in industrial 
areas, including commercial, service, and restaurant uses. 
 

3. Conformance with the Area’s Master Plan: 
The master plan for this site has been implemented. 

 
STAFF RECOMMENDATION(S): 
 
 
ITEM : B.1  CPC UV 15-00020  – USE VARIANCE 
Approve the use variance for Corporate Centre Filing No. 5, to allow a specialty auto and service use 
with indoor sales and showroom to be located within an existing building located at 6275 and 6285 
Corporate Drive in the PIP-1 zone, based upon the finding that the use variance complies with the three 
(3) review criteria for granting a Use Variance as set forth in City Code Section 7.5.803.B, subject to the 
following conditions and technical modifications: 
 
Conditions of the Use Variance and technical modifications to be added to development plan: 

1. No more than twenty (20) vehicles may be displayed outdoors and only within the designated 
display parking area on the property at any one time. 

2. No outdoor storage of any automobile parts. 
3. No sales banners, balloons or other additional advertising techniques are allowed in conjunction 

with the use. 
 
 
ITEM : B.2  CPC R 15-00019  – ADMINISTRATIVE RELIEF 
Approve the administrative relief for Corporate Centre Filing No. 5, to allow 52 parking spaces and 20 
display spaces where 60 parking spaces are required based upon the finding that the administrative relief 
complies with the four review criteria in City Code Section 7.5.1102.  
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FIGURE 2
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NEW BUSINESS CALENDAR 
 

 
 CITY PLANNING COMMISSION AGENDA 

 
ITEM NO.:4 

 
STAFF:  LONNA THELEN 

 
FILE NO: 

AR NV 15-00075 – QUASI-JUDICIAL 
 
 
PROJECT:  555 S. 8

TH
 STREET 

 
APPLICANT: JOHN NELSON 
 
OWNER: THJ&J, LLC 
 
APPELLANT: EIGHTH AVENUE LLC 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Site 
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PROJECT SUMMARY: 
1. Project Description: This project is an appeal of a nonuse variance request to allow 17 parking 

spaces where 34 are required to use the property as restaurant and retail. The existing 5,005 
square foot structure is proposed to be used as half retail and half restaurant. In addition a 200 
square foot ice house structure would be added to the site. The existing structure is 5,005 square 
feet in size and is parked using the City’s standard of one parking stall per 300 square feet of 
retail space and the lot provides 17 on-site parking stalls.  The utilization of 2,502 square feet of 
the building as restaurant and the addition of the 200 square foot retail ice house would change 
the parking ratio and increase the required number of on-site parking stalls required to 34 
(FIGURE 1).   The non-use variance is for 17 spaces where 34 are required. 
 

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

3. Planning and Development Team’s Recommendation: Denial of the appeal and approval of the 
nonuse variance.  

 
BACKGROUND: 

1. Site Address: 555, 557 and 559 S. Eighth Street 
2. Existing Zoning/Land Use: C-6 (General Business) / retail  
3. Surrounding Zoning/Land Use: C-6 (General Business) / commercial 

South: C-6 (General Business) / commercial 
East: C-6 (General Business) / commercial 
West: C-6 (General Business) / commercial 

4. Comprehensive Plan/Designated 2020 Land Use: Mature Redevelopment Corridor 
5. Annexation: Fountain Creek Addition #5 - 1967 
6. Master Plan/Designated Master Plan Land Use: Westside Master Plan (1980) / Commercial 

General 
7. Subdivision: Wal-Mart Center Filing No. 1 (1989) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is roughly half an acre and is located on the northeastern 

corner of S. Eighth Street and W. Moreno Ave.  The lot contains a 5,005 square-foot commercial 
building, 17 parking stalls and a generous landscape buffer to the west and south.  The property 
is identified as Lot 4 of Wal-Mart Center Filing No. 1 (FIGURE 3) and is one of three pad sites 
within the larger commercial center.  The primary lot within the center (Lot 1) is roughly 8.7 acres, 
roughly half of which is developed as a parking lot to accommodate the commercial use.   

 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The standard City notification and posting process was used with 18 property owners within 500 feet of 
the site notified at the time of submittal. A letter of opposition to this request dated March 9, 2015 is 
included (FIGURE 4). The adjacent owner’s primary concern is that approval of the application will 
negatively impact the use and value of Lot 1.  The applicant responded with a formal reply dated March 
24, 2015 (FIGURE 5), which includes a copy of the commercial center’s “Declaration of Easements and 
Covenants.”  The nonuse variance application was approved on April 15, 2015 (FIGURE 6) and an 
appeal was filed on April 24, 2015 (FIGURE 7). Prior to the City Planning Commission hearing, the site 
will be posted and postcards mailed once again.   
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria / Design & Development Issues: 
In October, 2008 the property owner THJ&J, LLC submitted a non-use parking variance to allow 
half of the 5,005 square-foot building to be utilized as a restaurant.  The application was approved 
administratively in January, 2009.  Ten days later an appeal was filed by Eighth Avenue LLC.  At 
the February 19, 2009 Planning Commission hearing, the Commission upheld the appeal and 
overturned Staff’s approval with a 5-3 vote.  The applicant did not appeal Planning Commission’s 
decision to City Council.   
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The applicant struggled to retain tenants in the subject building. City Code Section 7.5.907 states 
that “whenever a… nonuse variance has been finally disapproved by the Planning Commission or 
City Council, no further application shall be made for the same… nonuse variance affecting the 
same property, or a part thereof, for a period of twelve (12) months from the date of the final 
action of disapproval.”  As such, the applicant was required to wait until at least February, 2010 to 
resubmit the requested variance.  An application was submitted on June 10, 2011. On August 18, 
2011, City Planning Commission approved a nonuse variance to allow 15 spaces where 33 were 
required (FIGURE 8) for this site to allow half of the building to be used for retail and half of the 
building to be used for a restaurant. The Planning Commission’s action also approved a drive thru 
around the west and south sides of the building for the proposed restaurant. The drive-thru 
required the removal of 2 parking spaces on the site.  The Planning Commission’s approval was 
not appealed to City Council.  Per Section 7.5.807.A. the rights granted via a non-use variance 
expire if action is not taken to utilize those rights within 12 months of the date of final decision.  
Because the building was never occupied by a restaurant, nor was a drive-thru constructed, the 
2011 variance expired nearly three years ago. 
 
The current request is for 17 spaces where 34 are required. The plan proposes the same 
allowance for half of the building to have a retail use and half of the building to have a restaurant 
use; however, the proposal adds a 200 square foot ice house to the site which requires an 
additional parking space and removes the drive thru for the restaurant. The proposed ice house 
measures 24 feet long by 8 feet, 4 inches wide and is just over 14 feet tall.  The building provides 
retail ice cubes in customized quantities to walk-up customers.  In total the current proposal has 
one more parking space as compared to the previous request. (Previously the request was for 15 
spaces where 33 are required and the current request is for 17 spaces where 34 are required.) 
 
The City’s Zoning Code includes a number of regulations applicable to the provision and design 
of private parking areas.  The stated purpose of the City’s off street parking standards is “to 
ensure the provision, location and design of off street parking areas that accommodate motor 
vehicles, while supporting the objectives and policies of the Comprehensive Plan, including 
balancing the needs of pedestrian and transit users with use of the automobile…”  While City 
Code Section 7.4.205.J. requires off-street parking stalls to be located on the same lot as the use, 
the purpose described above alludes to a need to recognize the objectives and policies of the 
Comprehensive Plan and the need to balance the needs of pedestrians and transit users with the 
automobile.   

 
According to the City’s “parking space requirements by use” table found in Section 7.4.203.A. of 
City Code, a retail use is required to provide one parking stall for every 300 square feet of gross 
floor area; and a restaurant use is required to provide one parking stall for every 100 square feet 
of gross floor area.  Using these ratios, the proposed use mix in the existing building is required to 
provide 34 on-site parking stalls; the plan illustrates only 17 stalls. The plan does include 2 
additional stalls that are adjacent to the site, but the property line runs through the stalls.   
 
The applicant acknowledges that City Code requires the 34 parking stalls on-site given the 
proposed mix of uses.  However, the applicant also claims that the required non-use variance 
criteria are met and relief should be granted.  A significant portion of this claim is based on the 
presence of a cross access and parking easement that was established in 1989 when the larger 
commercial center was being developed (see FIGURE 5, which includes a copy of the 
commercial center’s Declaration of Easements and Covenants).  There are two key sections to 
these documents.  The first is Section 2.b. which states: 
 

“Parking and Incidental Use.  For the benefit of all Owners, and their Guests, Declarants 
hereby establish as an appurtenance to each and every part of the Shopping Center a non-
exclusive easement and right for vehicular and pedestrian use of, including delivery and 
service trucks and vehicles, all parking areas which are a portion of the Common Areas or 
Common Area Improvements.  Notwithstanding the foregoing, all employees working at 
establishments on Lot 1 Property, shall park in parking areas on Lot 1 Property only.” 
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Essentially, this language allows all owners and their guests to use any part of the center for 
vehicular and pedestrian use.  The only stated restriction is that the employees of the Lot 1 
establishments (Hobby Lobby and Office Depot) must park on Lot 1.  The underlying implication 
of this statement is that the employees and customers of Lots 2, 3, and 4 may park on Lot 1. 
 
The other key section of the legal declaration is Section 7, which states: 
 

“Parking Areas.  No person or entity may place fences or other structures on any portion of 
the Common Areas or alter the flow of traffic and parking thereon, unless such alterations or 
structures are consistent with the Site Plan.  There shall be maintained, at all times, on each 
Parcel, together with any parking on appurtenant easements adjacent thereto, the number of 
parking spaces required by any applicable zoning ordinance, building code, or other 
governmental regulation.  No improvements shall be constructed on any Parcel, unless the 
required minimum parking will be maintained on such Parcel, and all other requirements 
herein are satisfied.” 
 

This section allows for each parcel’s required parking stalls to utilize the parking easements 
adjacent to each parcel.  This section also restricts the construction of “improvements” on each 
parcel to protect the center’s parking supply. The current site plan adds back two stalls by 
eliminating the previously approved drive-thru on the site. 
 
In evaluating the requested parking variance there is justification for evaluating the parking supply 
and demand of the entire center, especially given that part of the applicant’s justification is based 
on the legal right to utilize parking stalls on Lot 1.  As stated previously, the center was developed 
with four lots: Lot 1 (the largest at roughly 8.7 acres), Lot 2 (the smallest at roughly 0.25 acres), 
Lot 3 (roughly 0.55 acres), and the subject property Lot 4 (roughly 0.5 acres).  Lots 2 and 3 of the 
original subdivision were replatted into a new configuration in 1991 via AutoZone Filing No. 1 
which created a larger pad for an AutoZone retail store (roughly 0.66 acres) and a small lot that 
remains vacant today (roughly 0.15 acres).  The current uses, required parking counts, and 
approximate parking supply are described in the following table: 
 

Lot Use Parking Required Parking Provided 

W-M Lot 1 Office Depot / Hobby Lobby 290 487 

AZ Lot 1 AutoZone 21 37 

AZ Lot 2 vacant 0 0 

W-M Lot 4 retail/restaurant (proposed) 34 19* 

Totals 
 

345 543 
 
*The two stalls adjacent to the building with the property line running through them were included 
in this figure. 
 
The table illustrates that there are approximately 198 more parking stalls in the center than are 
required by City Code.  However, there are two additional issues that should be considered when 
evaluating the center’s parking supply: 
 

 Ramblin’ Express – The owner of Wal-Mart Lot 1 (the 8.7 acre lot) has leased 
approximately 103 parking stalls at the northern end of the lot to Ramblin’ Express for 
their use as a transportation terminal.  This area has its own parcel number, but is still 
subject to the cross-access and parking easements applicable to the entire center.  A 
transportation terminal is a permitted use in the C-6 zone and staff supports the use of 
the center’s excess parking for a productive use.  However, no formal review or approval 
of the use, circulation or signage has occurred to date.   
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 Future Redevelopment - The owner of Wal-Mart Lot 1 has met with staff through a formal 
pre-application meeting regarding the desire to develop a new fast-food restaurant on Lot 
1 just north of the subject property.  The stated intent of this action is to dissolve the 
vacant AutoZone Lot 2 and utilize the unused development potential for a larger and 
better located pad along S. Eighth Street.  While staff supports this action in concept, no 
formal submittal has occurred to date. 

 
Even after accounting for the transportation terminal use and allowing for future development 
within the center, staff concludes that there is more than adequate parking supply within the 
center. 
 
Any request for a non-use variance must be evaluated using the three criteria found in Section 
7.5.802.B of the City Code.  These same criteria are expanded upon in Section 7.5.802.E. of the 
City Code.  A brief analysis of the criteria follows: 
 

 Extraordinary or Exceptional Physical Conditions:  As concluded in the April 16, 2015 
record of decision (FIGURE 6) staff finds that this criterion is met.  The lot as platted is 
relatively small when considering the size of the approved building and the portion of the 
lot that contains landscaping, parking and drive aisles.  A similar condition was present 
on Wal-Mart Filing No. 1’s lots 2 and 3; they were replatted just two years after platting to 
allow for the construction of the existing AutoZone site.  While that replat allowed for the 
development of the AutoZone, it also resulted in an extremely small (roughly 0.15 acres) 
lot that remains vacant over 20 years after its creation.  The existing condition of the 
subject property, including its size, shape and the location of the building relative to the 
lot lines, are unique to the center and the area and present an exceptional condition that 
requires a variance to remedy. 
 

 No Reasonable Use:  The subject property has been occupied by a range of retail and 
office uses over the last two decades.  However, recent years have been more difficult to 
attract and retain tenants.  The owner believes that the addition of the ice house and the 
removal of the drive-thru lane will help the structure become reasonably marketable.   

 
 No Adverse Impact:  City Code requires that a non-use variance may not adversely 

impact to public health, safety and welfare or be injurious to surrounding properties. The 
adjacent property owner contends that the granting of the variance will force the 
applicant’s employees and customers to utilize parking stalls on his property (Lot 1, Wal-
Mart Filing No. 1) without legal rights.  The applicant argues that they have legal rights to 
use the parking stalls on Lot 1.  However, with or without the applicant’s legal rights to 
use the stalls on Lot 1, the primary question is if the proposed variance will adversely 
impact the public or the adjacent property owners.  Given the significant surplus in 
parking in the center staff finds that there is no reasonable expectation that the granting 
of this variance will adversely impact the public or the adjacent property owners. 

 
Two last items that are not specifically identified as non-use variance criteria, but warrant 
discussion, include the request’s conformance with the City’s Comprehensive Plan and the 
request’s consistency with similar approvals in the area and across the city. 
 

 Comprehensive Plan: As described in the stated purpose of the City’s off street parking 
standards (see the beginning of this section); the provision of off-street parking should 
support the objectives and policies of the Comprehensive Plan, and balance the needs 
of pedestrian and transit users with use of the automobile.  The Comprehensive Plan 
includes a number of objectives and policies (see Section 2 below) that support the 
requested parking variances.  In general terms, the Comprehensive Plan encourages 
mixed uses, transit oriented, and in-fill development.  While the conversion of an 
existing retail space into a restaurant use does not fulfill these goals in their entirety, the 
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proposed project does better utilize the existing surplus in parking supply, thereby 
minimizing the impact to the City’s transportation network and stormwater system. 
 

 Similar Requests / Approvals:  Requests similar to this application are not uncommon.  
While City Code requires each lot to provide their own parking, even in commercial 
centers, there often are reasons to support the requests.  In light of this, the City even 
changed the parking code to account for the “commercial center” use in certain 
instances to allow for the use of one global parking ratio for the users to share.  
However, these provisions are not available in this case due to the fact that the subject 
property only has two uses.  Regardless, staff was able to identify a number of 
instances over the last few years where administrative relief or non-use variances were 
granted to commercial centers to recognize shared parking opportunities.  Once such 
example is directly across the street at 402 S. Eighth Street where staff approved 14 
parking stalls where 19 are required for Captain D’s fast-food restaurant.  Staff finds 
that the proposed application is consistent with similar requests in the area and across 
the city.     

 
After extensive review and consideration, staff finds that the required variance criteria are met. 
 

2. Conformance with the City Comprehensive Plan:  
Policy LU 203: Develop a Land Use Pattern that is Mutually Supportive with the Intermodal 
Transportation System 
Develop a land use pattern that supports, and is in turn supported by, increased pedestrian, 
bicycle, and transit travel and that reduces the need for automobile use. 
 
Policy LU 203: Develop a Land Use Pattern that is Mutually Supportive with the Intermodal 
Transportation System 
Develop a land use pattern that supports, and is in turn supported by, increased pedestrian, 
bicycle, and transit travel and that reduces the need for automobile use. 
 
Policy LU 401: Encourage Appropriate Uses and Designs for Redevelopment and Infill Projects 
Work with property owners in neighborhoods, the downtown, and other existing activity centers 
and corridors to determine appropriate uses and criteria for redevelopment and infill projects to 
ensure compatibility with the surrounding area. 
 
Objective LU 7: Develop Shopping and Service Areas to be Convenient to Use and Compatible 
with Their Surroundings 
Colorado Springs has numerous commercial areas that provide the necessary goods and 
services for visitors and regional, community, and neighborhood residents. The location and 
design of these areas not only has a profound effect on the financial success of commercial 
businesses, but also on the quality of life for the residents. Regardless of whether a commercial 
development is intended to serve neighborhood, community, citywide, or regional functions, it 
must be located and designed to balance pedestrian, bicycle, automobile, and, in many cases, 
transit access. In addition, the location and design of commercial uses must be integrated into 
surrounding areas, rather than altering the character of surrounding land uses and 
neighborhoods. Incorporating a mix of uses will increase the diversity and vitality of commercial 
areas. 
 
Strategy LU 702b: Redevelop and Infill Commercial Uses in Mature/Development Corridors to 
Form Activity Centers 
Redevelop and infill commercial uses in mature/redevelopment corridors to support the formation 
and evolution of new activity centers. Coordinate the formation of new activity centers with the 
redevelopment of the entire corridor. 
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This project is extremely consistent with the City’s Comprehensive Plan objectives, policies and 
strategies. The project is an infill project and it allows multimodal access to the site from the 
surrounding neighborhoods. 

 
3. Conformance with the Area’s Master Plan: The project falls within the 1980 Westside Master Plan 

where the site is identified within the “Commercial General” land use category.  While there is 
little direct discussion of the S. Eighth Street area within the Plan, Staff concludes that the 
proposed project is consistent with the master plan. 

 
4. Appeal review criteria.  Pursuant to City Code Section 7.5.906.A..4, the appellant must 

substantiate the following criteria: 
 
a. Identify the explicit ordinance provisions which are in dispute. 
b. Show that the administrative decision is incorrect because of one or more of the following: 

(1) It was against the express language of this zoning ordinance, or 
(2) It was against the express intent of this zoning ordinance, or 
(3) It is unreasonable, or 
(4) It is erroneous, or 
(5) It is clearly contrary to law. 

c. Identify the benefits and adverse impacts created by the decision, describe the distribution of 
the benefits and impacts between the community and the appellant, and show that the 
burdens placed on the appellant outweigh the benefits accrued by the community. 

The appellant’s justification is attached as Figure 7.  Staff believes that appellant failed to 
demonstrate how the administrative decision meets the appeal criteria.  Staff has provided 
sufficient evidence that the approval of the non-use variance was appropriate and meets the 
intent and purpose of non-use variances, particularly in light of the shared parking easement.  

 
 

5. Infill and redevelopment policy.  Although not yet adopted as part of the City’s Comprehensive 
Plan, both the Executive and Legislative strategic plans set a high priority to the removal of 
barriers and providing solutions that enable redevelopment and infill of mature areas of the City, 
including adaptive reuse of vacant or underutilize properties.  The work of the Infill and 
Redevelopment Steering Committee recently formed by the City Council and supported by Mayor 
Bach further supports staff’s approval of the non-use variance. 

 
STAFF RECOMMENDATION: 
 
Item No: 4  CPC NV 15-00075 – Non-Use Variance 
Deny the appeal and approve the non-use variance requests for 17 parking stalls where 34 are required 
based upon the finding that the request complies with the review criteria in City Code Section 7.5.802.B. 
and that the appeal criteria found in City Code Section 7.5.906.A.4 are not met. 
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NEW BUSINESS CALENDAR 
 

 
CITY PLANNING COMMISSION AGENDA 

 
ITEM NO.: 5.A -5.C   

 
STAFF:  MEGGAN HERINGTON 

 
FILE NO(S): 

CPC A 14-00133 – LEGISLATIVE 
CPC ZC 14-00134 – LEGISLATIVE 
CPC CP 14-00135 – QUASI-JUDICIAL 

 
PROJECT: TUTT CORNERS ADDITION    
 
APPLICANT: CONFLUENT DEVELOPMENT 
 
OWNER: MILLENNIUM VENTURE GROUP, INC. 
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PROJECT SUMMARY:  
1. Project Description:  This project includes concurrent applications for annexation, 

zoning, and a concept plan for 4.8 acres located at the northeast corner of Templeton 
Gap Road and Dublin Boulevard. 
Zoning will establish the C-6/AO (General Business with Airport Overlay) zone for the 
property. The associated concept plan illustrates five potential commercial pad sites 
ranging in size from 0.4 acres to 1.4 acres. The extension of Tutt Boulevard through the 
property as well as private access is also illustrated. (FIGURE 1) 

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

 
3. Planning and Development Department’s Recommendation:  Staff recommends 

approval of the applications with one condition of approval for the annexation.  
 
BACKGROUND: 

1. Site Address:  The site is currently addressed as 6045 Vickie Lane. 
2. Existing Zoning/Land Use:  The property is currently in unincorporated El Paso County. 

The property is currently vacant with a rural residential land use assigned to the 
property.  

3. Surrounding Zoning/Land Use: North:  Unincorporated El Paso County/Vacant  
South: PBC and PUD (Commercial and 
Townhomes) 
East: Unincorporated El Paso County/Vacant  
West:  Unincorporated El Paso County (Church for 
All Nations) 

4. Comprehensive Plan/Designated 2020 Land Use:  There is no 2020 Land Use 
designation because the site is not yet within the City. 

5. Annexation:  The property is not yet annexed.  
6. Master Plan/Designated Master Plan Land Use: There is no existing or planned master 

plan for this property. 
7. Subdivision:  Lot 2 of AA Subdivision. 
8. Zoning Enforcement Action:  None 
9. Physical Characteristics:  The property is vacant with no significant vegetation.  

 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 228 property owners 
within 500 feet at application submittal and again prior to the Planning Commission hearing. No 
written comments were received.  
 
Staff also sent the plans to the standard internal and external review agencies for comments. 
Commenting agencies included Colorado Springs Utilities, City Engineering, City Traffic, City 
Fire, City Finance, Police and E-911, and the Colorado Springs Airport.  
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER 
PLAN CONFORMANCE:  

1. Review Criteria / Design & Development Issues:  
 
Annexation 
The request is to annex the property into the municipal limits of the City of Colorado 
Springs and develop commercial pad sites. The annexation consists of 6.3 acres; 1.5 
acres of Templeton Gap Road Right-of-Way and the 4.8 acre lot. The site is part of a 
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larger enclave, an area completely surrounded by the City limits, and contiguous to the 
municipal limits of the City of Colorado Springs. Therefore, the property is eligible for 
annexation. Because the property is less than ten acres, there is no master plan 
requirement, only annexation, zoning and concept plan are required at this time. A 
development plan will be required in the future for the new structures.  
 
A Fiscal Impact Analysis (FIA) is required for all annexation requests and is completed 
by the City Budget Office. The FIA was completed on March 14, 2015. The FIA states 
that there are minimal identifiable marginal costs of providing services to this 
development, as the surrounding infrastructure and roadways are already being 
maintained by the City as they fall within the service area of surrounding parcels. The 
result of the FIA is a positive cumulative cash flow for the City during the 10-year 
timeframe. (FIGURE 3) 
 
The annexation agreement is attached as FIGURE 4. Because the property is adjacent 
to a fast growing part of the City, and the infrastructure is developing, there are a 
number of off-site requirements outlined in the agreement including right-of-way 
dedications and improvements to Dublin Boulevard to facilitate access. There is also a 
cost recovery filed for Dublin Boulevard that will need to be paid with future platting. The 
standard Police and Fire service fees will be collected. 
  
C-6/AO Zoning 
The zoning request is to zone the 4.8-acre property C-6/AO (General Business with 
Airport Overlay). This will allow future development of any allowed or conditional uses in 
this district including a mix of commercial. There is a large area of PBC (Planned 
Business Center) zoned property to the south and southwest and significant residential 
development in the area. It is appropriate to establish a commercial node to serve the 
abundant residential development growing in the area. The proposed zone also fosters a 
mix of land uses, brings neighborhood services to the area, and is in conformance with 
the review criteria for zone changes found in City Code Section 7.5.603.  
 
Concept Plan - Design 
The concept plan illustrates five future commercial pad sites ranging in size from 0.4 
acres to 1.4 acres. Building setbacks and landscape setbacks are illustrated on the 
plans. Access is provided from the new extension of Tutt Boulevard. A right-in right-out 
to Dublin Boulevard and a three-quarter movement from the private access that will be 
the vacated Templeton Gap right-of-way to Dublin is also illustrated. Access will also be 
provided to Vickie Lane north of the property. There are two building phases planned 
and uses include restaurants, a convenience store and other service uses.  
 
Concept Plan - Roadway Configuration 
The alignment of the Tutt Boulevard extension north of Dublin Boulevard bisects this 
property. The construction of Tutt is a PPRTA project. As part of the annexation, the 
owner is required to dedicate 107 feet of right-of-way for Tutt. The extension of Tutt to 
Vickie Lane will be funded mainly by PPRTA. The developer is responsible for the 
dedication of the right-of-way, water and sanitary sewer design and installation. The 
developer is also required to escrow funds for curb and gutter. A sidewalk recovery will 
be collected for the adjacent lots at time of building permit. The city will construct the 
improvements and collect the reimbursements from the developer. 
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The developer is also responsible for the design and construction of Vickie lane adjacent 
to future Lot 1 as illustrated on the concept plan. A cost recovery may be filed against 
the property owner on the north side of Vickie Lane for the road construction.  

 
The concept plan states that the Templeton Gap Road right-of-way adjacent to the site 
may be vacated at a later date. Because of the new construction of Tutt moving north, 
Templeton Gap is no longer a needed/required roadway. There are certain conditions 
that need to occur before the applicant can petition Council to vacate Templeton Gap. 
Those conditions are specified on the concept plan. In order to make the vacation work, 
the construction of Tutt must first be completed. Only then would staff recommend 
approval of the Templeton Gap Road right-of-way vacation. Therefore, the applicant has 
shown that right-of-way as being vacated in the future to be used as private access for 
this development. They have worked closely with the Church for All Nations to the west 
to coordinate the vacation and overall development.  

 
All of these developer and City/PPRTA requirements are outlined under the notes 
section of the concept plan. 

 
City Code Section 7.5.501 outlines the requirements and review criteria for a concept 
plan. The 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 development plan, which will be reviewed administratively per City Code Section 
7.5.502. 

 
2. Conformance with the City Comprehensive Plan: 

Comprehensive Plan 2020 Land Use Map: Since the property is not located within the 
City, it is not indicated with a land use on the 2020 Land Use Map; however, property will 
be included on the map as a continuation of the “Community Activity Center” that is 
shown on adjacent city properties at this corner.  
 
The Comprehensive Plan and the Annexation Plat both highlight the importance of 
annexing enclave areas. The Comprehensive Plan strategies advocate a cooperative 
approach with the property owners and governmental entities to systematically eliminate 
enclaves.  
 
Policy CIS 202:  Annexation will be a Benefit to the City of Colorado Springs 
Evaluate proposed annexations to determine if the request is a benefit to the City. 
 
Policy LU 201: Promote a Focused, Consolidated Land Use Pattern  
Locate new growth and development in well-defined contiguous areas in order to avoid 
leapfrog, scattered land use patterns that cannot be adequately provided with City 
services. 
 
Strategy LU 203a: Locate the Places that People Use for Their Daily Needs and 
Activities Close to Each Other 
Group and link the places used for living, working, shopping, schooling, and recreating 
and make them accessible by transit, bicycle, and foot, as well as by car. 

 
Policy LUM 213:  Potential Annexation Areas 
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Utilize the Potential Annexation Area designation for areas that are likely to be 
incorporated by the City. 
 
Objective LU 3: Develop A Mix of Interdependent, Compatible, and Mutually 
Supportive Land Uses.  
Over the past several decades, the location and design of development have created a 
pattern of isolated, disconnected, single-purpose land uses. An alternative to this type of 
land use pattern is one that integrates multiple uses, shortens and reduces automobile 
trips, promotes pedestrian and bicycling accessibility, decreases infrastructure and 
housing costs, and in general, can be provided with urban services in a more cost-
effective manner. 
 
Policy LU 301: Promote a Mixed Land Use Pattern 
Promote development that is characterized by a mix of mutually supportive and 
integrated residential and non-residential land uses and a network of interconnected 
streets with good pedestrian and bicycle access and connections to transit. 

 
Objective CCA 6: Fit New Development into the Character of the Surrounding Area 
Often the overall character of a new development is not realized until the project is 
completed. This can lead to unintended impacts and incompatible development. 
Applicants for new developments need to clearly identify how their projects will fit into 
the character of the surrounding area and the community as a whole with respect to 
height, scale, bulk, massing, roof forms, signage, overall site design, pedestrian and 
vehicular access, and relation to the public right-of-way. 
 
Policy CCA 601: New Development Will Be Compatible with the Surrounding Area 
New developments will be compatible with the surrounding land uses and will 
complement the character and appearance of adjacent land uses. 
 
It is the finding of the Land Use Review Division that the Tutt Corners Addition 
annexation, zoning and 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: 

There is no master plan for this area. 
 
STAFF RECOMMENDATION: 
 
ITEM NO.:  5.A CPC A 14-00133 – ANNEXATION 
Approve the Tutt Corners Addition annexation, based upon the findings that the annexation 
complies with all of the Conditions for Annexation Criteria as set forth in City Code Section 
7.6.203 with the following condition of approval: 
 
ITEM NO.:  5.B CPC ZC 14-00134 – ESTABLISHMENT OF THE C-6 ZONE 
Approve the establishment of the C-6/AO (General Business with Airport Overlay) zone district, 
based upon the findings that the zoning request complies with the three (3) criteria for granting 
of zone changes as set forth in City Code Section 7.5.603(B).  
 
ITEM NO. : 5 .C CPC CP 14-00135 – TUTT CORNERS CONCEPT PLAN 
Approve the Tutt Corners Concept Plan based upon the findings that the concept plan meets 
the review criteria for concept plans as set forth in City Code Section 7.5.501.E 
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TO:  Meggan Herington, Principal Planner 
 

FROM:  Michael Miles, Senior Analyst 
 

DATE:  March 24, 2015 
 

SUBJECT: Tutt Corners Annexation - Fiscal Impact Analysis 
 

A copy of the fiscal impact analysis for the Tutt Corners is attached.  At the request of the 

Planning Department, the Budget Office prepared a fiscal impact analysis estimating the City 

General Fund and Public Safety Sales Tax (PSST) Fund revenue and expenditures attributable to 

the Tutt Corners development for the period 2015-2024. 

 

The fiscal review criteria of the City Code states city costs related to infrastructure and service 

levels shall be determined for a ten-year time horizon for only the appropriate municipal funds.  

 

The methodology used for the fiscal impact analysis is a case study approach, where a mini-

budget process is undertaken in which City units are asked to project the increased marginal 

cost of providing services to the development for 2015-2024.  The Budget Office estimates the 

city revenue, as outlined in the Revenue Notes, stemming from the development.  

 

Most departments indicated that there were no identifiable marginal costs of providing services 

to this development, as the area is currently being serviced by public safety agencies, and the 

surrounding infrastructure and roadways are already being maintained by the City as they fall 

within the service area of surrounding parcels.  The Fire Department ($32-$38), Police 

Department ($325-$378) and Streets Division ($5,070-$6,493) identified marginal increases in 

operation costs annually. 

 

The result of the fiscal impact analysis is a positive cumulative cashflow for the City during the 

10-year timeframe. 
 

The Summary of Expenditures and Revenues is attached.  Also, the Expenditure and Revenue 

Notes are attached that provide the methodology for calculating the expenditures and 

revenues.  
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GENERAL FUND FISCAL IMPACT ANALYSIS

SUMMARY OF EXPENDITURES AND REVENUE FOR TUTT CORNERS

Projected Projected Projected Projected Projected Projected Projected Projected Projected Projected

2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
 

EXPENDITURES

Total Salaries, Operating, and Capital Outlay  

  Police 0 325 329 336 342 349 356 363 371 378

  Fire 32 32 33 34 34 35 36 37 37 38

  Public Works - Streets 317 327 337 347 357 368 379 390 472

  Public Works -  Transportation Engineering 0 0 0 0 0 0 0 0 0 0

  Public Works - City Engineering 0 0 0 0 0 0 0 0 0 0

  Public Works - Traffic 0 4,753 4,896 5,042 5,194 5,349 5,510 5,675 5,846 6,021

  Parks, Recreation and Cultural Services 0 0 0 0 0 0 0 0 0 0

TOTAL EXPENDITURES 32 5,428 5,585 5,749 5,917 6,091 6,270 6,454 6,644 6,909

REVENUES

Property Taxes 0 0 2,420 4,664 4,804 4,948 5,096 5,249 5,407 5,569

Specific Ownership Taxes 0 0 283 546 562 579 596 614 633 652

Road & Bridge Revenue 0 0 93 180 185 190 196 202 208 214

Sales Tax Revenue (Commercial Uses) 0 6,544 53,886 69,689 71,780 73,933 76,151 78,435 80,789 83,212

Sales and Use Tax Revenue (Building Materials) 15,600 14,000 0 0 0 0 0 0 0 0

Miscellaneous Revenue 0 0 0 0 0 0 0 0 0 0

General Fund Sub-Total 15,600 20,544 56,682 75,078 77,330 79,650 82,040 84,501 87,036 89,647

Public Safety Sales Tax Fund

Sales Tax Revenue (Commercial Uses) 0 1,309 10,777 13,938 14,356 14,787 15,230 15,687 16,158 16,642

Sales and Use Tax Revenue (Building Materials) 3,120 2,800 0 0 0 0 0 0 0 0

Public Safety Sales Tax Fund Sub-Total 3,120 4,109 10,777 13,938 14,356 14,787 15,230 15,687 16,158 16,642

TOTAL REVENUE 18,720 24,652 67,459 89,016 91,686 94,437 97,270 100,188 103,194 106,290

REVENUE SURPLUS/DEFICIT

 (Total Rev. less Total Exp.)

     ANNUAL 18,688 19,224 61,875 83,267 85,769 88,346 91,000 93,734 96,550 99,381

     CUMMULATIVE 18,688 37,913 99,787 183,055 268,824 357,170 448,170 541,904 638,454 737,834
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 1 

REVENUE NOTES  

Tutt Corners Annexation 

General Fund/Public Safety Sales Tax Fund Fiscal Impact Analysis, 2015-

2024  

 
PROPERTY TAX: 

It is assumed property taxes will be collected in the year 2017 based upon 

beginning construction in 2015 because of the time lag associated with placing 

assessed value onto the assessment rolls.  The 2017 revenue is calculated by 

multiplying the City mill levy of 4.279 mills by the projected increase in City 

assessed valuation resulting from the proposed development.  This assumes there 

is no change in the commercial assessment ratio of 29%.  The cumulative 

assessed valuation includes a 3% annual increase in market values.  

 

ROAD & BRIDGE REVENUE: 

The Road & Bridge Revenue is calculated at 3.85% of the property tax revenues.  

This is based on the 2012 actual City road & bridge revenues as a percent of 

property tax revenue.  

 

SALES AND USE TAX: 

The revenue calculation assumes the existing General Fund tax rate and existing 

collection practices. Projections include sales tax revenue from the commercial 

sales projected to be completed at the stores in Tutt Corners area and the sale of 

building materials used in the projected construction of the commercial buildings 

in the development.   

 

The Sale Tax Revenue for commercial businesses is projected by analyzing each 

type of business proposed for the development.  The 4 proposed businesses are 

a convenience store with gasoline, two restaurants, and a coffee shop.  Projected 

sales data was attained through small business data public websites.  The 

projections assume a reduced percentage of the average expected sales because 

the area does not have a full build out of residential units.  The sales tax 

projection on the convenience store assumes 10% of sales are taxable due to the 

product mix of gas and cigarettes along with other non-taxable food items.  Both 

the restaurants and the coffee shop sales projections are based on a per 

employee sales assumption.  The projections assume 15 employees for the coffee 

shop and 35 for each restaurant.  Also, the projections assume there is a one-year 

construction/revenue collection lag.  Projections include a 3% annual increase for 

inflation. 

 

The Sales Tax Revenue for Building Materials is calculated based on sales taxable 

materials at 40% of the value of residential property.  
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 1 

EXPENDITURE NOTES:  

Tutt Corners Annexation 

General Fund/Public Safety Sales Tax (PSST) Fund Fiscal Impact Analysis, 2015-

2024  

 

POLICE: 

As development occurs, the Police Department is responsible for regular police patrol 

and first response services in the area.  However, the proposed annexation area is 

located within a serviced area, and the addition of 6.331 acres and 4 commercial lots will 

have a small identifiable marginal increase in cost of services for the Police Department 

within the next ten years of approximately $325 to $378 annually. 

 

FIRE: 

As part of the Annexation Agreement, the Annexor will pay their fair and equitable share 

of the expenses and equipment costs for the nearest fire station but this property is 

located within a currently serviced area. The only additional, operational, identifiable 

marginal costs of providing service to the annexed area are fuel, medical supplies and 

maintenance (~$32-$38 annually). 

 

PUBLIC WORKS – STREETS, TRAFFIC ENGINEERING, CITY ENGINEERING: 

There are small additional public infrastructure and maintenance obligations associated 

with this annexation in the next ten years. The parcel is an infill parcel so infrastructure 

adjacent the parcel is already existing and serving other parcels but streets, lighting and 

signage will need to be added to reach and address all lots. The identifiable increased 

costs to Public Works, are in the Traffic Division for lanes striping, signage, street lights, 

and a traffic light ($4,750-$6,050), and Streets Division to account for marginal increased 

costs of maintenance of roadway and drainage ($320-$475). 

 

PUBLIC WORKS -TRANSIT: 

There are currently no transit services in this area. There are no current plans to expand 

transit services to this area within the next ten years, thus there are no identifiable 

marginal costs within the next ten years.  

 

PARKS: 

There are currently no parks services in this area. There are no current plans to expand 

parks services to this area within the next ten years, thus there are no identifiable 

marginal costs within the next ten years. 
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PROJECT SUMMARY: 
 

1. Project Description: This is a request by the Colorado Springs Urban Renewal Authority on behalf 
of Golden Cycle Investments, LLC for Planning Commission’s determination that: 
 
a. The amended Gold Hill Mesa Urban Renewal Plan is consistent with the City’s 

Comprehensive Plan; and, 
b. The Gold Hill Mesa Commercial Area Urban Renewal Plan is consistent with the City’s 

Comprehensive Plan. 
 
The current Gold Hill Mesa Urban Renewal Plan (“GHMURP”) was initially adopted by the City 
Council in May 2004 (Resolution 99-04).  The original GHMIRP covers approximately 200 acres, 
consisting of commercially and residentially designated areas.  The purpose of this amendment is 
to remove the commercial area from the original plan and to establish a new urban renewal plan 
for the commercial area.  The new Amended Gold Hill Mesa Urban Renewal Plan (for the 
residential area) is attached as FIGURE 1; the Gold Hill Mesa Commercial Area Urban Renewal 
Plan is attached as FIGURE 2. 
 
The Gold Hill Mesa Development is generally located in the southwestern portion of the City at 
the southeast quadrant of Highway 24 and South 21st Street.   
 
As previously adopted urban renewal plans, this request is being processed as a master plan.  
City Code is silent on how urban renewal plans are to be adopted by the City.  The master plan 
adoption procedures simply provide an avenue for a formal process.  The amended and the 
commercial Gold Hill Mesa Urban Renewal Plans are not intended to be land use policy 
documents as typical master plans considered by the Planning Commission and City Council. 
 

2. Applicant’s Project Statement. Included in FIGURE 1 and FIGURE 2. 
3. Planning and Development Department’s Recommendation: Staff recommends that the City 

Planning Commission find that the proposed amended urban renewal plan and the new urban 
renewal plan for the commercial area are in conformance with the City of Colorado Springs 
Comprehensive Plan. 

 
BACKGROUND: 

1. Existing Zoning/Land Use: TND and PBC. 
2. Surrounding Zoning/Land Use: Residential, Commercial and Industrial. 
3. Comprehensive Plan/Designated 2020 Land Use: Mature Development Corridor. 
4. Zoning Enforcement Action: None identified. 
5. Physical Characteristics: The residential area is being developed into a traditional neighborhood 

development with single family and multi-family units on what was the site of a gold refining 
operation. The site contains tailings and a mitigation plan has been implemented to allow 
residential uses to be developed.   

 
The commercial area has not been developed and remains unimproved with shrubs and grasses. 
The majority of the area has been used as a land fill.  The area slopes gently to the north and 
west into Fountain Creek.   
 

 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
The Colorado Springs Urban Renewal Authority has followed the requirements of Colorado Revised 
Statutes (“CRS”) 31-25-107.  Notification of a blight conditions survey was sent to the property owners 
and the Colorado Springs Urban Renewal Authority (“CSURA”) held 2 public meetings on January 27, 
2015 and February 25, 2015 to review the proposed plans.  CSURA approved both plans at the February 
25th meeting.   
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To satisfy the requirements of City Code pertaining to master plan adoption/amendments, standard 
postcards were sent to the property owners within the entire Gold Hill Mesa urban renewal area.  As of 
the writing of this report, staff did not receive any communication from the property owners. 
 
Review by other City departments and external agencies is not necessary at this point.  Development 
related reviews will occur once development applications are submitted for specific projects. 
 
 
MAJOR ISSUES/COMPREHENSIVE PLAN CONFORMANCE/ANALYSIS OF REVIEW CRITERIA: 
 
1.  Approval of an Urban Renewal Designation:  
Urban renewal authorities, urban renewal plans and the use of tax increment financing (TIF) are regulated 
by CRS Title 31, Article 25.  The intent of urban renewal plans is to encourage and facilitate 
redevelopment and to eliminate blight within the designated area, ideally consistent with a city’s 
comprehensive plan.  For the purpose of urban renewal, “blighted area” is defined in CRS.  In order for an 
area to be classified as blighted, it must exhibit 4 of 12 characteristics also stipulated in CRS.  A blight 
conditions survey was completed for the commercial area.  The survey concludes that as a stand-alone 
area, separated from the original GHMURA, it qualifies as a “blighted area”.  The conditions survey is 
attached as FIGURE 3. 
 
In accordance with CRS 31-25-107(2), prior to City Council approval of an urban renewal plan or a 
substantial amendment to an existing plan, the plan or amendment must first be reviewed and a 
recommendation offered by the City Planning Commission regarding its conformity to the City 
Comprehensive Plan.  If no recommendation is offered by the City Planning Commission within 30 days 
of submittal, the City Council may proceed to act upon the submitted plan or amendment. 
 
Pursuant to CRS, urban renewal plans sunset 25 years after their adoption.  The most common method 
of funding improvements is through the issuance of bonds by an urban renewal authority in order to 
“front” the money for specified improvements.  The bonds are then repaid by the urban renewal authority 
using the revenue generated from the incremental increase in sales and property taxes collected within 
the urban renewal area.  This is commonly referred to as tax increment financing or “TIF”.  It should be 
noted that creation of an urban renewal area does not change the tax rate - the tax increment yields are 
generated by the increases in property values and sales of taxable goods above the taxes collected prior 
to the adoption of the plan.  (Typically, the year prior to or the year a plan was adopted serves as the 
“base year” from which the increment is determined.  The “base year” rates are later adjusted every two 
years to establish a new base.)  It should be noted that CSURA normally receives 100% of the property 
tax increment; however, the portion of the City’s 2% of the general sales tax increment is negotiated 
through a separate agreement with the City. 
 
The adoption of the Amended Gold Hill Mesa Urban Renewal Plan will separate the proposed commercial 
area from the original Gold Hill Mesa Urban Renewal Plan.  This will allow CSURA, among other powers, 
to enact property tax and sales tax increment financing to assist with the financing of infrastructure and 
site remediation requirements necessary to eliminate and prevent the spread of blighted conditions in the 
commercial area for a full 25-year period.  The amended plan area will not change the tax increment 
collection period for the residential area that was approved as part of the original plan adoption in 2004 
(2004-2029). 
 
Approval of the urban renewal plan for the commercial area will essentially start a new 25-year term for 
improvements associated with the commercial site.  This will allot CSURA additional time to repay the 
bonds and likely increase the amount of capital that can be secured via bonding. 
 
Comprehensive Plan/Master Plan Conformance:  The role of the Planning Commission is clearly defined 
in CRS.  The Planning Commission is responsible for determining if the amended and commercial Gold 
Hill Mesa Urban Renewal Plans are consistent with the City’s Comprehensive Plan. 
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Staff believes that the Amended Gold Hill Mesa Urban Renewal Plan and the Gold Hill Mesa Commercial 
Area Urban Renewal Plan are consistent with and implement the Polices and Strategies of the 2001 
Comprehensive Plan.  Specifically: 
 

a. Neighborhood Chapter Policies and Strategies, which generally state that the City should 
promote neighborhood revitalization, redevelopment, utilize incentives and improve infrastructure.  
The proposed urban renewal plans provide a mechanism to fund improvements that otherwise 
may not be feasible due to the blighted conditions of the area.  The area is located in a mature 
and highly visible corridor that has recently seen some notable infill and redevelopment.  
Eliminating blight is critical to continued successful revitalization of the Southwest portion of the 
City. 

 
b. Land Use Chapter Policies and Strategies, which encourage varying neighborhood patters and 

mix of land uses.  In its entirety, the Gold Hill Mesa redevelopment area provides a mix of 
traditional neighborhood design single-family and multi-family housing, open space and adjoining 
commercial center.  In a larger context, the Gold Hill Mesa redevelopment area is compatible with 
the surrounding neighborhoods and development patterns. 

 
 
STAFF RECOMMENDATION: 
 
Item No. 6.A- 6.B  CPC MP 04-00012-A1MJ15 (two separate motions are required) 
 

A. Recommend approval of the Amended Gold Hill Mesa Urban Renewal Plan to the City Council 
based on the finding that it is consistent with the City’s 2001 Comprehensive plan; and, 
 

B. Recommend approval of the Gold Hill Mesa Commercial Area Urban Renewal Plan to the City 
Council based on the finding that it is consistent with the City’s 2001 Comprehensive Plan. 
 

 
 
 
Attachments 
 
FIGURE 1 - Amended Gold Hill Mesa Urban Renewal Plan 
FIGURE 2 - Gold Hill Mesa Commercial Area Urban Renewal Plan 
FIGURE 3 – Conditions Survey for the Commercial Area 
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Amended Gold Hill Mesa  
Urban Renewal Plan 
 
Colorado Springs, Colorado 
January, 2015 
 
Prepared for:  Colorado Springs City Council and Colorado Springs Urban Renewal Authority 

 

1.0  Preface and Background  

1.1 Preface 

 This Amended Gold Hill Mesa Urban Renewal Plan (the “Amended Plan” or the 

“Amended Urban Renewal Plan”) has been prepared for the Colorado Springs 

Urban Renewal Authority of the City of Colorado Springs, (the “Authority”) and 

Colorado Springs City Council (the "City Council") pursuant to the provisions of 

the Urban Renewal Law of the State of Colorado, Part 1 of Article 25 of Title 31, 

Colorado Revised Statutes, 1973, as amended (the “Act”).  The administration of 

this project and the enforcement of this Amended Plan, including the 

preparation and execution of any documents implementing it, shall be 

performed by the Authority. 

1.2 Description of Amended Urban Renewal Area 

 The Amended Gold Hill Mesa Urban Renewal Area (referred to herein as “the 

Amended Urban Renewal Area” or "the Amended Area") is located in the 

western portion of the city of Colorado Springs.  Properties within its boundaries 

are generally bound on the north by several properties generally located in the 

southeastern quadrant of U.S. Highway 24 and Fountain Creek, and South 21st 

Street, , formerly part of the Gold Hill Mesa Urban Renewal Area and now part 

of the Gold Hill Mesa Commercial Area.  The Amended Area's southwestern 

boundary is South 21st Street and southern boundary is Lower Gold Camp Road 

(formerly Fountain Boulevard).The A-1 Village Mobile Home Park and a wooded 

area are located along its eastern boundary.   The Villa de Mesa townhome 

community located in the center of the Amended Area continues to be 

excluded.  The boundaries of the Amended Area are delineated in Figure No. 1, 

and described in the legal description    presented in Appendix A. The figure will 

control the boundary description in case of any conflict. 
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1.2.2  Figure 1, Amended Urban Renewal Area  

 

1.3  Purpose of the Plan 

This Amended Gold Hill Mesa Urban Renewal Plan is intended to reduce, 

eliminate and prevent the spread of blight; as well as stimulate growth and 

development within the its boundaries.  Further, it promotes local objectives 

expressed in the City of Colorado Springs Comprehensive Plan, amended in 

2002, with respect to appropriate land uses, improved traffic, and other public 

improvements; provided that the delineation of such objectives shall not be 

construed to require that any particular project necessarily promote all such 

objectives.  Its purpose,  however, is to remove several undeveloped tracts 

envisioned for commercial development from the existing  Urban Renewal Area 

in order to establish a new Gold Hill Mesa Commercial Area Urban Renewal 

Plan, focused exclusively on promoting investment within that new Commercial 

Area.  The Amended Area will retain the existing residential neighborhood and 

promote additional development for the remainder of the existing Tax 

Increment Financing (TIF) Area.   
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1.4 Public Participation 

This Amended Plan has been made available to property owners in the 

Amended Area, as well as Colorado Springs residents and business interests , to 

the extent provided for in the Colorado Public Records Act, Colo. Rev. Stat. Title 

24, Article 72, Part 2 as the same may be amended from time to time, and 

pursuant to policies adopted by the Authority.   

 Presentation of this Amended Plan was made to the Planning & Zoning 

Commission on date, and City Council of Colorado Springs, on date.   

1.5 Definitions 

In addition to terms previously defined in the text, the following terms are used 

in this Amended Plan: 

Act – means the Urban Renewal Law of the State of Colorado, Part 1 of Article 

25 of Title 31, Colorado Revised Statutes, as amended.  Unless otherwise stated, 

all capitalized terms herein shall have the same meaning as set forth in the Act. 

Area – means the original Gold Hill Mesa Urban Renewal Area. 

Amended Area – means the Amended Gold Hill Mesa Urban Renewal Area as 

depicted in Figure No. 1 and legally described in Appendix B. 

Amended Plan or Amended Urban Renewal Plan – means this Amended Gold 

Hill Mesa Urban Renewal Plan. 

Authority – means the Colorado Springs Urban Renewal Authority (CSURA). 

City Council – means the City Council of the City of Colorado Springs. 

Comprehensive Plan – the City of Colorado Springs Comprehensive Plan 

adopted 2000. 

C.R.S. – means the Colorado Revised Statutes, as amended from time to time. 

Impact Report – means the Gold Hill Mesa Amended Urban Renewal Area El 

Paso County Impact Report prepared by RickerΙCunningham (formerly Leland 

Consulting Group), dated January, 2015 and presented to the CSURA Board 

under separate cover.  

Improvement District or Special District – means a Special District created to 

make improvements, typically to public space infrastructure, in a given area. 
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Municipal Sales Tax Increment - means the municipal sales Tax Increment 

Revenue allocated to the Authority. 

Plan  or Urban Renewal Plan – means the original Gold Hill Mesa Urban 

Renewal Plan. 

Property Tax Increment - means the Property Tax Increment Revenue allocated 

to the Authority. 

Survey – means the Gold Hill Mesa Conditions Survey, prepared by 

RickerΙCunningham (formerly Leland Consulting Group), completed in 2003, and 

presented to the CSURA Board under separate cover. 

Study Area – means the geographic area studied in the context of the Survey 

for the purpose of determining its collective eligibility for a designation of 

"blight" as defined by the Act.  

Tax Increment Area – means all or a portion of the Amended Area designated 

as a Tax Increment Area, as defined and pursuant to the procedures set forth in 

this Amended Plan. 

Tax Increment Finance (or Financing) (TIF) – means a financing mechanism 

which uses future incremental revenues resulting from private investment 

within an established Tax Increment Area to fund improvements for the public 

benefit.  

Tax Increment Revenue – means the incremental revenues (property and / or 

sales tax) allocated to the Authority by the Act. 

Urban Renewal Project (or the Project) – means any work or undertaking 

carried out under the Act. 

2.0  Qualifying Conditions 

The Gold Hill Mesa Conditions Survey completed in 2003, (the “Survey”), was prepared 

by the Denver, Colorado office of RickerǀCunningham, formerly Leland Consulting 

Group.  The Survey included a written report,  supported by tables and exhibits all of 

which illustrated  the location of qualifying conditions of "blight" as defined by the Act. 

in.   

The legal term “blighted area” describes a wide array of urban problems, which can 

range from physical deterioration of buildings and the environment, to health, social 

and economic problems in a particular area.  Based on the Survey completed in 
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connection with adoption and approval of the original Urban Renewal Plan found eight 

of the following 11 qualifying conditions of blight, as defined in the Act, present within 

the Urban Renewal Area.  Before an urban renewal plan can be adopted by a 

community's governing body (City Council), the Area must first be determined to be a 

“blighted area” as defined in Section 31-25-103(2) of the Act, which provides that, in its 

present condition and use, there is the presence of at least four (or five in cases where 

the use of eminent domain is anticipated) of the 11 factors listed below (see below), and 

that collectively these conditions substantially impair or arrest the sound growth of the 

municipality, retard the provision of housing accommodations, or constitute an 

economic or social liability; and, is a menace to the public health, safety, morals, or 

welfare: 

a) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

b) Unsanitary or unsafe conditions; 

c) Predominance of defective or inadequate street layout; 

d) Slum, deteriorated, or deteriorating structures; 

e) Inadequate public improvements or utilities; 

f) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 

construction, or faulty or inadequate facilities; 

g) Deterioration of site or other improvements; 

h) Unusual topography; 

i) Endangerment to life or property;  

j) Environmental contamination of buildings; 

k) Inadequate public improvements or utilities; or 

l) If there is no objection of such property owner or owners and the tenant or tenants 

of such owner or owners to the inclusion of such property in an urban renewal area. 

Note:  The statutory factors presented here are slightly different than those currently 

used, due to legislative amendments that occurred since adoption of the original Gold 

Hill Mesa Urban Renewal Plan. 
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3.0  Relationship to Comprehensive Plan 

A general plan for the City, known as the Colorado Springs Comprehensive Plan (the 

"Comprehensive Plan"), was updated in 2000.  That plan specifically states the following 

objective, “Support the redevelopment of older, obsolete industrial areas with a mix of 

uses in new activity centers, including residential, employment, commercial, 

recreational and entertainment uses;” and, elimination of conditions that would deter 

or inhibit future growth and revitalization efforts." This Amended Plan supports, 

implements, and is in conformance with the goals of the Comprehensive Plan.  Specific 

elements of the Comprehensive Plan that this Amended Plan will further include those 

presented in the Gold Hill Mesa Urban Renewal Plan and Appendix A, here.  

3.1       Land Use  

 Policy LU 201:      Promote a Focused, Consolidated Land Use Pattern:  

Locate new growth and development in well-defined 

contiguous areas in order to avoid leapfrog, scattered 

land use patterns that cannot be adequately provided 

with City services. 

 Policy LU 301: Promote a Mixed Land Use Pattern:  Promote 

development that is characterized by a mix of mutually 

supportive and integrated residential and non-

residential land uses, and a network of interconnected 

streets with good pedestrian and bicycle access and 

connections to transit. 

 Strategy LU 301a: Support Mixed-Use Development in Neighborhoods:  

Support mixed-use development through neighborhood 

plans and zoning revisions.  Develop zoning guidelines 

and standards that support mixed-use development and 

pedestrian access by facilitating the integration of 

residential and non-residential land uses. 

 Strategy LU 301b: Develop Criteria for Integrating a Mix of Uses in New 

and Established Development Areas:  Develop criteria 

for integrating a mix of uses in areas of new 

development and within existing neighborhoods.  

Complimentary uses may be located in proximity to one 

another on a single parcel or across multiple parcels, or 

within a single building or group of buildings as 

appropriate. 

FIGURE 1

CPC Agenda 
May 21, 2015 
Page 122



 

January 27, 2015 

 
6 

Policy LU 302:  Encourage Development of Mixed-Use Activity Centers:  

Encourage the development of activity centers designed 

to include a mix of uses that compliment and support 

each other such as commercial, employment-related, 

institutional, civic and residential.  A walkable, 

pedestrian friendly environment will tie the mix of uses 

in activity centers together.  Activity centers will vary in 

size, intensity, scale and types of uses depending on 

their function, location and surroundings.  Activity 

centers will be designed so they are compatible with, 

accessible from, and serve as a benefit to the 

surrounding neighborhood or business area. 

Objective LU 4:   Encourage Infill and Redevelopment: Encourage infill 

and redevelopment projects that are in character and 

context with existing, and surrounding development.  

Infill and redevelopment projects in existing 

neighborhoods make good use of the City’s 

infrastructure.  If properly designed, these projects can 

serve an important role in achieving quality, mixed-use 

neighborhoods.  In some instances, sensitively 

designed, high quality infill and redevelopment projects 

can help stabilize and revitalize existing older 

neighborhoods.  

Policy LU 602:  Integrate Housing with Other Supportive Land Uses:  

Integrate housing with supportive land uses, such as 

employment, education, health facilities, recreation and 

shopping, to ensure functional and attractive 

neighborhoods. 

Strategy LU 801g: Support and Encourage the Redevelopment of Obsolete 

Industrial Areas as Activity Centers:  Support the 

redevelopment of older, obsolete industrial areas with a 

mix of uses in new activity centers, including residential, 

employment, commercial, recreational and 

entertainment uses. 

3.2 Neighborhoods 

Objective N 3: Integrate a variety of housing types and densities with 

amenities, services, and retail uses to generate 
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opportunities and choices for households.  When the 

character, context and scale of the surrounding 

neighborhood are taken into account, mixed-use 

developments can provide unique opportunities for 

employment, shopping, housing choice, and public 

gathering space, while having a positive impact on the 

neighborhood. 

3.3      Transportation  

Strategy T 103a: Integrate Mixed Land Use:  Provide opportunities for 

mixed land uses to afford proximity choices for working, 

shopping, recreational and other activities.  Encourage a 

variety of uses in activity centers, commercial centers, 

employment centers, regional centers and corridors. 

Strategy T 103c:  Improve Pedestrian and Transit Opportunities:  

Introduce sidewalks and paths between the buildings 

and through the parking lots in activity centers to 

provide opportunities for pedestrian use.  Direct 

linkages to regional transit and local bus routes will be 

made. 

3.4       Community Infrastructure and Services 

Objective CIS 1:  Provide Efficient Services:  Individual developers 

determine the timing of development, which makes it 

difficult for the City to pro-actively determine future 

service requirements and thus plan for their provision 

and maintenance in a systematic fashion.  SCIP will be 

used to address deficiencies in infrastructure and 

services in the City.  Strategic planning will be utilized as 

the process for programming and funding new 

infrastructure and service needs.  The Strategic Network 

of Long-Range Plans will form the basis for identifying 

and programming future infrastructure and service 

needs. 

Policy CIS 102:  Use Master Plans and Strategic Planning for Making 

Infrastructure and Services Decision:  Master plans for 

developing areas are the basis for making decision 

about the delivery and timing of new infrastructure and 
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services in a manner consistent with the 2020 Land Use 

Map and the Strategic Network of Long-Range Plans. 

Policy CIS 103:  New Development Will Pay Its Fair Share of the Cost of 

Additional Infrastructure and Services:  Ensure that new 

development pays its proportional fair share of the 

costs of new infrastructure and services required to 

serve the new development 

Strategy CIS 103c: Utilize the Strategic Network of Long-Range Plans for 

Ongoing Requirements:  Funding mechanisms 

developed through strategic planning efforts will 

support maintenance and service requirements for 

existing and new infrastructure. 

3.5       Natural Environment 

 Strategy NE 101d: Use Master Plans to Refine Open Space:  Use individual 

master plans to identify and conserve significant natural 

features, natural areas, and greenways in individual 

master plans that are generally consistent with the 

Open Space Plan, Comprehensive Plan policies, and the 

2020 Land Use Map.  Update individual master plans 

with City and property owner coordination. 

Strategy NE 201e: Mining Activities:  Formulate strategies to mitigate 

and/or eliminate the negative effects of mining activity 

on the City’s mountain backdrop and the region’s 

recreational and tourism resources. 

Objective NE 3:  Minimize Environmental Hazards and Constraints:  Take 

into account natural and man-made hazards and the 

appropriate relationship between the natural and built 

environment in all planning policy, and development 

decisions.  Minimize impacts from natural and man-

made hazards to protect citizens, property and the 

environment.  The City, County, and other appropriate 

governmental agencies will cooperatively develop 

plans, programs, regulations, and incentives to reduce 

the impacts from natural and man-made hazards. 
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3.5      Community Character 

Policy CCA 601:  New Development Will Be Compatible with the 

Surrounding Area:  New developments will be 

compatible with the surrounding land uses and will 

complement the character and appearance of adjacent 

land uses. 

4.0  Land Use Plan and Plan Objectives 

4.1 General Description  

 The original Urban Renewal Area comprised approximately 200 (of the original 

249 acre Study Area).  The Commercial Area portion which is being eliminated 

from the original Urban Renewal Area comprises  approximately 70 acres, and 

the remaining Amended Area 195 acres.  The original Area was generally 

bounded on the north by U.S. Highway 24  and Fountain Creek, on the west by 

South 21st Street, on the south by Lower Gold Camp Road (formerly Fountain 

Boulevard), and on the east by the A-1 Village Mobile Home Park and wooded 

area to its south.   The Villa de Mesa Townhome community was excluded from 

the Area.  The Amended Area is similar, with the exception of the exclusion of 

16 parcels located in the southeast quadrant of U.S. Highway 24 and South 21st 

Street planned for commercial development. 

 The cornerstone of the developer’s and community’s vision for revitalization of 

the Gold Hill Mesa site is creation of a high quality mixed-use traditional 

neighborhood development including both residential and commercial uses.  

Since adoption of the original Gold Hill Mesa Urban Renewal Area Plan in 2004, 

a range of housing products have been developed within the Gold Hill Mesa 

traditional neighborhood development.  Other uses originally envisioned, 

including village commercial, region-serving commercial, employment and 

transit improvements have not occurred, but are now being actively promoted 

in the commercial portion of the original Area.  Within the residential 

neighborhood, multiple pocket parks connect uses, as well as pathways and 

other open space elements, all of which are regulated by neo-traditional 

neighborhood principles and design standards.  Conditions identified in the 

Study Area which served as proof that it was eligible for an urban renewal 

under the Act included the presence of: a flood plain, faulty lots in terms of 

layout, and extreme  topography.  Improvements to-date, have been primarily 

funded by Tax Increment Financing and a Special District millage.   

FIGURE 1

CPC Agenda 
May 21, 2015 
Page 126



 

January 27, 2015 

 
10 

 This Amended Plan describes the Authority's intention to continue 

development of residential product types within the Amended Area and 

encourage commercial development in that portion being made part of a new 

urban renewal area, the Gold Hill Mesa Commercial Urban  Renewal Area. Tax 

Increment Financing Revenues from future development in the commercial 

area will assist in funding public improvements and mitigating blighting 

conditions.  

4.2 Development Objectives 

 Development objectives for this Amended Urban Renewal Area include 

continued development of a variety of residential land uses at densities that will 

distinguish one area from another.  Objectives to achieve this end include:   

a) eliminate and prevent blight; 

b) promote a standard for urban-scale neighborhoods and infill 

development; 

c) provide an attractive entry to the city; 

d) deliver superior infrastructure (telecommunications and recreation); 

e) provide a mix of land uses supportive of, and complementary to planned 

improvements in the Amended Urban Renewal Area; 

f) generate a mix of uses that helps ensure vitality within the project and 

surrounding area; 

g) provide densities and intensities of land uses appropriate to a mixed-use 

master planned community; 

h) provide ease of pedestrian circulation; 

i) design safe, convenient pedestrian linkages between the Amended Area 

and nearby recreational and commercial centers; 

j) provide well-designed parking sufficient to meet the needs generated by 

development projects in the Amended Area; 

k) provide improvements that link residential areas to the balance  of  the 

property;  
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l) encourage the continued presence of businesses adjacent to the 

Amended Area that are consistent with the vision; and 

m) encourage the development of affordable housing equivalent to a 

minimum of 20% of all housing units in the Amended Area.  (Note:  

Affordability is assumed to address the housing needs of purchasers at or 

below 80% of the median household income for the Colorado Springs 

Metropolitan Area.) 

4.3 Design Objectives 

Design objectives for the Amended Area include flexibility, adaptability to a mix 

of uses consistent with prevailing market conditions, and architectural character 

and treatment reflective of traditional neighborhood development.  Other 

objectives include:  

a) facilitate pedestrian-oriented development with internal vehicular 

connections;  

b) generate a mix of land uses that help ensure vitality within the Amended 

Area;  

c) produce a variety of land use densities and amenities to address market 

demand, and enhance developer participation; 

d) ensure parking opportunities are maximized without negatively impacting 

vehicular and pedestrian circulation, visual quality and compatibility, and 

convenient access;  

e) produce vehicular traffic patterns designed to enhance access into and 

out of the Amended  Area; 

f) design safe, convenient pedestrian linkages between the Amended Area 

and nearby residential and business park developments; 

g) minimize pedestrian / vehicular conflicts; 

h) design and construct public improvements consistent with design 

objectives for the entire Amended Area; and 

i) develop lighting standards and signage that exhibit a unified theme and 

complement proposed structures. 
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4.4 Building Standards 

All development shall conform to the Comprehensive Plan, zoning code, and 

any site-specific regulatory documents for properties in the Amended Urban 

Renewal Area.   

In conformance with the Act and this Amended Plan, the Authority may adopt 

additional design standards and other requirements applicable to properties in 

the Amended Area.  

4.5 Public Improvements and Facilities 

 The Authority may undertake certain actions to make the Amended Area more 

attractive for private investment.  The Authority may, or cause others to, install, 

construct, and reconstruct any public improvements in the Amended Area, 

including, without limitation, streets, sidewalks, underground utility and service 

facilities, streetscapes, pedestrian corridors, and parking facilities.  The 

Authority may also, or cause others to, install, construct and reconstruct any 

other authorized improvements, including, without limitation, other authorized 

undertakings or improvements for the purpose of promoting the objectives of 

this Amended Plan and the Act. 

 Public projects are intended to stimulate private sector investment. .  The 

combination of public and private investment will assist in attracting investment 

and converting the Amended Area into a viable mixed-use residential and 

commercial business center that generates increased property and sales tax 

revenues for the City of Colorado Springs,  School District 11, and El Paso 

County. 

4.5.1 Infrastructure 

New infrastructure that is required will be located in public rights-of-

way or dedicated easements.  These systems will be added to the 

existing infrastructure to the extent possible.  Existing services may be 

removed or abandoned to accommodate new development in the 

Amended Area. 

In undertaking all activities and improvements pursuant to this 

Amended Plan, the Authority shall comply with all applicable building 
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and zoning regulations, and other applicable ordinances of the City.   All 

development in the Amended Area shall comply with this Amended 

Plan, all applicable building and zoning regulations, and other applicable 

ordinances of the City.   

4.6 Other Improvements and Facilities 

 Whereas there could be other non-public improvements in the Amended Urban 

Renewal Area that may be required to accommodate development, the 

Authority may assist in the financing or construction of these improvements.  

5.0  Project Implementation  

5.1 Property Acquisition and Land Assemblage  

 The Authority, through the purchase of land or y condemnation, either in 

accordance with the Act and this Amended Plan, may acquire property. 

Acquisition of property by eminent domain is an action which must be approved 

by a majority vote of the City Council of the City of Colorado Springs. Property 

acquired, by the Authority may temporarily operate ,manage, rent or lease said 

property, until which time as it is disposed of for redevelopment.  

5.2 Relocation Assistance 

 It is not anticipated that acquisition of real property by the Authority will result 

in the relocation of any individuals, families, or business concerns. However, if 

such relocation becomes necessary, the Authority shall adopt a relocation plan 

consistent with specific objectives which will be identified in that plan. 

5.2.1 Mitigate Inconvenience and Expense 

Development of any relocation program for the Amended Area will be 

designed to mitigate the inconvenience and expense of individuals, 

families and business concerns that may be displaced by acquisition of 

property by the Authority. 

5.2.2 Information Program 

Any relocation program will be accompanied by an information program 

to keep all affected parties advised of relocation activities on a 

continuing basis and to encourage all such parties to keep the Authority 

informed of their needs and requirements. 
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5.3   Demolition, Clearance, and Site Preparation 

In carrying out this Amended Plan, it is not anticipated that the Authority will 

be required to demolish or clear buildings, structures or other improvements 

from property, however, development activities may require such demolition 

and clearance to eliminate unhealthy, unsanitary, and unsafe conditions, or 

obsolete or uses detrimental to the public welfare, and otherwise remove and 

prevent the spread of deterioration. 

With respect to property acquired by the Authority, it may demolish and clear, 

or contract to demolish and clear, those buildings, structures and other 

improvements from property if, in the judgment of the Authority, such building, 

structures or other improvements are not to be rehabilitated in accordance with 

this Amended Plan. The Authority may also undertake such additional site 

preparation activities, as it deems necessary, to facilitate the disposition and 

redevelopment of such property.  

5.4 Property Disposition 

The Authority may sell, lease, or otherwise transfer real property or any interest 

in real property subject to covenants, conditions and restrictions, including 

architectural and design controls, time restrictions on development, and 

building requirements, as it deems necessary to redevelop such property.  Real 

property or interests in real property may be sold, leased or otherwise 

transferred for uses in accordance with this Amended Plan.  All property and 

interest in real estate acquired by the Authority in the Amended Area that is 

not dedicated or transferred to public entities, shall be sold or otherwise 

disposed of for redevelopment in accordance with the provision of this 

Amended Plan and the Act. 

5.5 Redevelopment and Rehabilitation Actions 

Redevelopment and rehabilitation actions within the Amended Area may 

include such undertakings and activities as are in accordance with this Amended 

Plan and the Act, including without limitation:  demolition and removal of 

buildings and improvements; installation, construction and reconstruction of 

public improvements; elimination of unhealthful, unsanitary or unsafe 

conditions; elimination of obsolete or other uses detrimental to the public 

welfare; prevention of the spread of deterioration; and, provision of land for 

needed public facilities, all as set forth herein.  
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5.6 Redevelopment Agreements  

The Authority is authorized to enter into Redevelopment Agreements or other 

contracts with developer(s) and such other individuals or entities as are 

determined by the Authority to be necessary or desirable to carry out the 

purposes of this Amended Plan.  Such Redevelopment Agreements, or other 

contracts, may contain such terms and provisions as shall be deemed necessary 

or appropriate by the Authority for the purpose of undertaking the activities 

contemplated herein and in the Act, and may further provide for such 

undertakings by the Authority, including financial assistance as may be 

necessary for the achievement of the objectives of this Amended Plan or as may 

otherwise be authorized by the same. 

6.0   Project Financing   

6.1 Public Investment Objective 

As reflected in this Amended Plan, it is the intent of the Authority that the 

public sector continues to play a significant role in revitalization efforts as a 

strategic partner.  Experience has proven that a critical component to the 

success of any revitalization strategy is participation by both the public and 

private sectors; further, that leveraging of resources is key as no one entity, 

either public or private, has sufficient resources alone to sustain a long-term 

improvement effort.  Typical public infrastructure investments may include any 

or all of the following:  unified streetscape elements, access and circulation 

improvements, parking and utilities. 

6.2 Authorization 

The Authority is authorized to finance this Amended Plan by any method 

authorized under the Act or any other applicable law, including without 

limitation, the following: 

The Authority is authorized to issue notes and bonds in an amount sufficient to 

finance all or part of this Amended Plan; or borrow funds and create 

indebtedness; and, the principal, interest, costs and fees of such any 

indebtedness paid for with any lawfully available funds of the Authority. 

Debt may include bonds, refunding bonds, notes, interim certificates or receipts, 

temporary bonds, certificates of indebtedness, or any other obligation lawfully 
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created.  Pursuant to the Olson decision of the Colorado Court of Appeals, 

Article X, Section 20 (TABOR) and the Colorado Constitution,  the debt options 

of an urban renewal authority in Colorado are not limited. 

6.3 Project Revenues  

Tax Increment Financing  

The Amended Plan contemplates that a primary method of financing this 

project shall be the use of municipal sales (exclusive of the Trails, Open Space 

and Parks and Public Safety Sales Tax Fund portions) and Property Tax 

Increment.  The use of Sales Tax Increment will be considered only after City 

Council receives a plan of financing from the Authority outlining the proposed 

amounts and purpose for which the Municipal Sales Tax Increments are to be 

used.  Upon City Council approval, the Municipal Sales Tax Increment will be 

distributed in accordance with the Tax Increment Financing provisions of 

Section 31-25-107 (9), C.R.S. which is by this reference incorporated herein as if 

set forth in its entirety.  If there is any conflict between the Act and this 

Amended Plan, the provisions of the Act shall control, and the language herein 

automatically deemed to conform to the statute.   

All property and sales taxes collected within the Tax Increment Area, by or for 

the benefit of any public body, shall be divided for a period not to exceed 25 

years as follows: 

a) That portion of the taxes which are produced by the levy at the rate fixed 

each year by or for each such public body upon the valuation for 

assessment of taxable property in the Amended Area last certified, prior 

to the effective date of approval of this Amended Plan, or as to an area 

later added to the Amended Area, the effective date of the modification 

of the Amended Plan or that portion of municipal sales tax collected 

within the boundaries of said Amended Area in the twelve-month period 

ending on the last day of the month prior to the effective date of approval 

of this Amended Plan, or both such portions, shall be paid into the funds 

of each such public body as are all other taxes collected by or for said 

public body.  

b) That portion of said property taxes and that portion of said sales taxes in 

excess of such amounts in subparagraph a) shall be allocated to and, 

when collected, paid into a special fund of the Authority to pay the 

principal of, the interest on, and any premiums due in connection with the 

bonds of, loans or advances to, or indebtedness incurred by (whether 
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funded, refunded, assumed or otherwise) the Authority for financing or 

refinancing, in whole or in part, the Urban Renewal Project within the 

Amended Area. Any excess Municipal Sales Tax collections not allocated 

pursuant to this subparagraph shall be paid into the funds of the 

municipality.   

c) The portion of taxes described in subparagraph b may be irrevocably 

pledged to the Authority for the payment of the principal of, interest on, 

and any premiums due in connection with such bonds, loans, advances, 

and indebtedness.      

d) The City and the Authority may enter into agreements with other public 

bodies and private parties to provide financial assistance in support of 

development projects consistent with this Amended Plan as may be more 

fully set forth in the provisions of such agreements. Existing agreements 

between the City and private parties that are consistent with this 

Amended Plan are intended to remain in full force and effect.  

6.4 Financing Mechanisms / Structures 

The Authority recognizes that Tax Increment Financing is one tool which can be 

made available to facilitate investment and that others are needed.  The 

Authority is committed to making a variety of strategies and mechanism 

available which are financial, physical, market and organizational in nature.  It is 

the intent of this Amended Plan that the tools may be used either 

independently or in various combinations.  Given the obstacles associated with 

infill and Brownfield development, the Authority recognizes that it is imperative 

that solutions and resources be put in place which are comprehensive, flexible 

and creative.  Among those deemed reasonable for the Amended Area are 

Improvement District(s) and / or an overlay district. 

6.5 Authority Participating Interest in Private Development Projects 

The Authority may require a participating interest in private development 

projects in which it provides financial support.  The philosophy behind this is 

that public support is frequently needed for projects of this nature, in order to 

fill a gap left by available traditional financing.  In the event the project(s) 

produces revenues in excess of a market rate of return, the public sector might 

become a partner and share in the success of the project.  In this event, the 

Authority may also require an excess profits provision.  The terms of the 

participating interest and excess profits provisions will be negotiated in the 

Redevelopment Agreement(s). 
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7.0  Changes and Minor Variations from Adopted Plan 

7.1 Changes in the Approved Urban Renewal Plan 

 This Amended Plan may be modified pursuant to the provisions of the Act 

governing such modification, including Section 31-25-107 thereof, as the same 

may be amended from time to time. 

7.2 Minor Variations 

 In specific cases, where a literal enforcement of the provisions contained in this 

Amended Plan constitutes an unreasonable limitation beyond the intent and 

purpose of these provisions, the Authority may allow minor variances from 

these provisions.  In such cases, the Authority shall notify the City. 

7.3 Inter-Agency Cooperation 

 For the purpose of this Amended Plan, the Authority may enter into one or 

more Cooperation Agreements with the City or other public bodies pursuant to 

the Act.  The City and Authority recognize the need to cooperate in the 

implementation of this Amended Plan for, but not limited to, such items as 

project financing and administering the construction of public improvements.  

This paragraph shall not be construed to require any particular form of 

cooperation. 
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Gold Hill Mesa Commercial Area  
Urban Renewal Plan 
 

City of Colorado Springs, Colorado 
 
 

1.0 Introduction 

 

1.1 Preface 

 

This Gold Hill Mesa Commercial Area Urban Renewal Plan (the / this “Plan” or 

the / this "Urban Renewal Plan") has been prepared for the City of Colorado 

Springs ((the "City").  It will be carried out by the Colorado Springs Urban 

Renewal Authority ("CSURA" or the “Authority”) for the City of Colorado 

Springs (the “City”).  It will be carried out by the Authority, pursuant to the 

provisions of the Urban Renewal Law of the State of Colorado, Part 1 of Article 

25 of Title 31, Colorado Revised Statutes (or "C.R.S."), 1973, as amended (the 

“Act”).  The administration and implementation of this Plan, including the 

preparation and execution of any documents implementing it, shall be 

performed by the Authority. 

 

1.2 Blight Findings 

 

Under the Act, an urban renewal area is a blighted area, which has been 

designated as appropriate for one or more Urban Renewal Projects.  In each 

urban renewal area, conditions of blight, as defined by the Act, must be present, 

and in order for the Authority to exercise its powers, the City Council (the “City 

Council”) must find that the presence of those conditions of blight, 

“substantially impairs or arrests the sound growth of the municipality or 

constitutes an economic or social liability, and is a menace to the public health, 

safety, morals or welfare.” 

 

The Gold Hill Mesa Commercial Area Conditions Survey (the "Survey"), prepared 

by RickerΙCunningham, dated Janaury, 2015, presented to the CSURA Board 
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under separate cover,  demonstrates that the survey area (the “Study Area”), as 

defined in the Survey, is a blighted area under the Act.  

 

1.3 Other Findings 

 

Based on the findings of the Survey, the Gold Hill Mesa Commercial Area (the 

"Area"), as defined in Section 1.4 below, is appropriate for one or more urban 

renewal activities and undertakings authorized by the Act to be advanced by the 

Authority.  

 

It is the intent of the City Council in adopting this Plan that the Authority has 

available to it powers authorized in the Act which are necessary and  

appropriate to accomplish the objectives stated herein.  Further, it is the intent 

of this Plan that the Authority exercise these powers for the elimination of 

qualifying conditions in the Area and furtherance of the goals and objectives of 

the community general plan.  

 

The powers conferred in the Act are for public uses and purposes for which 

public money may be expended; therefore, this Plan is in the public interest and 

necessity -- such finding being a matter of legislative determination by the City 

Council. 

 

1.4 Urban Renewal Plan Area Boundaries 

 

The Area includes all properties within the City limits as delineated in Figure No. 

1 and described in the legal description presented in Appendix B.  The 

boundaries of the Area include approximately 70 acres of land generally defined 

to include 16 legal parcels and adjacent rights-of-way.  Geographically, it is 

situated in the southwestern portion of the City of Colorado Springs and 

southeast quadrant of West U.S. Highway 24 and South 21st Street within the 

existing Gold Hill Mesa Urban Renewal Area.  That urban renewal area, 

established by the Colorado Springs City Council in 2004, was created in an 

effort to mitigate impacts associated with a former gold processing facility 

within the property, known as the Golden Cycle Mill.  In case of a conflict 

between the figure and legal description, Figure No. 1 shall control. 
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Figure No. 1:  Gold Hill Mesa Commercial Area Urban Renewal Boundary Map 
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 1.5 Public Participation 

 

The CSURA Board accepted this Plan on XX, at a regular meeting of the 

Authority.  Notification of the public hearing to property owners and business 

concerns within its boundaries, waived notice of the public hearing whereas this 

is a "voluntary urban renewal area," or in other words, an urban renewal area 

that was requested by its owners and business interests.  

 

The Colorado Springs Planning & Zoning Commission reviewed the Plan on XX 

and recommended adoption of the same by the Colorado Springs city Council, 

whereas it was considered consistent with the City's Comprehensive Plan, the 

City of Colorado Springs Comprehensive Plan, adopted in 2000, as amended.  

Whereas it is the intent of the Authority and City Council to provide for public 

participation in proposed developments and planning efforts which advance the 

intent of this Plan, development proposals submitted for approval by CSURA will 

continue to be made available to the public in a open meeting format.  

 

2.0 Definitions 

 

Act – means the Urban Renewal Law of the State of Colorado, Part 1 of Article 25 of Title 

31, Colorado Revised Statutes, as amended.  Unless otherwise stated, all capitalized 

terms herein shall have the same meaning as set forth in the Act. 

 

Area – means the Gold Hill Mesa Commercial Area Urban Renewal Area as depicted in 

Figure No. 1 and legally described in Appendix B. 

 

Authority – means the Colorado Springs Urban Renewal Authority (CSURA). 

 

City Council – means the City Council of the City of Colorado Springs. 

 

Comprehensive Plan – the City of Colorado Springs Comprehensive Plan adopted 2000. 

 

Cooperation Agreement – means any agreement between the Authority and City, or 

any public body (the term “public body” being used in this Plan is as defined by the Act) 
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respecting action to be taken pursuant to any of the powers set forth in the Act or in any 

other provision of Colorado law, for the purpose of facilitating public undertakings 

deemed necessary or appropriate by the Authority under this Plan. 

 

C.R.S. – means the Colorado Revised Statutes, as amended from time to time. 

 

Impact Report – means the Gold Hill Mesa Commercial Area El Paso County Impact 

Report prepared by RickerΙCunningham, dated Janaury, 2015 and presented to the 

CSURA Board under separate cover.  

 

Improvement District – means a special district created to make improvements, 

typically to public space infrastructure, in a given area. 

 

Municipal Sales Tax Increment - means the municipal sales tax increment revenue 

allocated to the Authority as defined in Section 7.3.3 of this Plan. 

 

Plan  or Urban Renewal Plan – means this Gold Hill Mesa Commercial Area Urban 

Renewal Plan. 

 

Property Tax Increment - means the property tax increment revenue allocated to the 

Authority as defined in Section 7.3.3 of this Plan. 

 

Redevelopment / Development Agreement – means one or more agreements between 

the Authority and developer(s) and / or property owners or such other individuals or 

entities as may be determined by the Authority to be necessary or desirable to carry out 

the purposes of this Plan. 

 

Survey – means the Gold Hill Mesa Commercial Area Conditions Survey, prepared by 

RickerΙCunningham, dated Janaury, 2015, and presented to the CSURA Board under 

separate cover. 

 

Study Area – means the geographic area studied in the context of the Survey for the 

purpose of determining its collective eligibility for a designation of "blight" as defined by 

the Act.  
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Tax Increment Area – means all or a portion of the Area designated as a Tax Increment 

Area, as defined and pursuant to the procedures set forth in Section 7.3 of this Plan. 

 

Tax Increment Finance (or Financing) (TIF) – means a financing mechanism which uses 

future incremental revenues resulting from private investment within an established Tax 

Increment Area to fund improvements for the public benefit.  

 

Tax Increment Revenue – means the incremental revenues (property and / or sales tax) 

allocated to the Authority by the Act as defined in Section 7.3.3 of this Plan. 

 

Urban Renewal Project (or the Project) – means any work or undertaking carried out 

under the Act. 

 

3.0 Plan Purpose and Vision 

 

The purpose of this Plan is to reduce, eliminate and prevent the spread of blight and to 

stimulate growth and investment within the Area boundaries. To accomplish this 

purpose, the Plan is intended to promote local objectives expressed in adopted 

community plans and advance the priorities of the Comprehensive Plan. The City of 

Colorado Springs Comprehensive Plan (the “Comprehensive Plan”), was adopted in 

2000 as an amendment to the previous plan adopted in 1991.  Presented below is an 

excerpt (taken verbatim) from that document that describes its content and intentions 

for advancing A Vision for the Future of Colorado Springs.  Additional excerpts are 

presented in Appendix A for this Plan and referenced in Section 5.0 below.  

 

3.1 Plan Vision (is the same as the Comprehensive Plan vision) 

 

City of Colorado Springs Comprehensive Plan - Vision Statement 

 

The vision is based on preserving, protecting, and sustaining the best 

characteristics of our built and natural environment, effectively addressing our 

community needs, and giving positive direction to the changes and growth we 

can anticipate. 
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Our Community Envisions a Colorado Springs …. 

 

That is the most liveable city on the Front Range of the Rocky Mountains; 

 

That respects its heritage and natural setting; 

 

That projects a highly attractive image and protects its unique character and 

scenic beauty; 

 

That provides an incomparable system of open spaces, natural areas, and 

greenways; 

 

That is truly a city of neighborhoods with affordable housing, walkable 

destinations, convenient parks, and quality schools; 

 

That encourages innovation and creativity in development and the creation of 

an aesthetically appealing community; 

 

That successfully integrates the uses and activities that meet the daily needs of 

residents, including housing, shops, work places, schools, parks, and civic 

facilities; 

 

That has a transportation system with a high degree of efficiency, mobility, 

accessibility, connectivity, and a range of real choices for traveling between 

destinations within the community; 

 

That is equitable and fiscally responsible in providing, maintaining, and 

upgrading services and infrastructure; 

 

That supports the economic health of the community by maintaining a strong 

environment for business and education; and 

 

That works proactively with other communities to create and maintain a high 

quality of life in the Pikes Peak Region. 

 

 Additional excerpts are presented in Appendix A. 
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3.2 Plan Objective 

 

The principal objective of the Urban Renewal Project proposed for development 

within the Area is to alleviate conditions of blight by actively promoting 

investment and reinvestment in an infill location of the community which: 

integrates a mix of uses, enhances opportunities for non-vehicular mobility, and 

preserves and protects its natural resources. The principal objective of this Plan 

is to make financial resources available to assist with addressing those 

conditions of blight identified herein and in supporting documents, especially 

those that could render the Project infeasible.  

 

3.3 Development and Design Objectives 

 

Although the Act authorizes the Authority to undertake zoning and planning 

activities to regulate land use, including establishing maximum or minimum 

densities and instituting select building requirements, the CSURA Board 

anticipates that the City will regulate land use and building requirements 

through existing municipal codes and ordinances, all as may be amended from 

time to time.  Therefore, the following development and design objectives are 

not intended to be regulating, but rather informative.  Note:  Properties that 

comprise the Area that is the subject of this Plan were originally part of the 

existing Gold Hill Mesa Urban Renewal Plan area, established in 2004 with 

adoption of the Gold Hill Mesa Urban Renewal Plan by the Colorado Springs City 

Council.  Further, whereas that remains an active urban renewal area, the 

following objectives are the same as or similar to those stated in that plan.   

 

Development and design objectives to further this Plan's intentions include the 

following: 

 

a) eliminate and prevent the spread of blight 

b) promote a higher standard of development  

c) promote region-serving commercial development 

d) improve the relationship between this area and the balance of the western 

portion of the community 

e) provide an attractive entry to the city 
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f) deliver superior infrastructure (telecommunications and recreation) 

g) provide a mix of land uses supportive of, and complementary to, planned 

improvements in the Area 

h) generate a mix of uses that helps ensure vitality within the project and 

surrounding area 

i) provide densities and intensities of land uses appropriate for a mixed-use 

master planned community 

j) provide ease of pedestrian circulation 

k) design safe, convenient pedestrian linkages between the Area and nearby 

recreational and commercial centers 

l) provide well-designed parking sufficient to meet the needs generated by 

development projects in the Area 

m) provide improvements that link residential concentrations to the Area 

n) encourage the continued presence of businesses adjacent to the Area that 

are consistent with the vision 

 

 3.4 Plan Implementation 

 

As the plan administrator, CSURA will seek to advance the objectives listed 

above through the following if deemed necessary: 

 

 Financing of development projects and critical infrastructure; and 

 Agreements with private, public and other partners to undertake 

redevelopment projects. 

 

Further, CSURA will work in cooperation with the City to advance the objectives 

through: 

 Investment in the public realm (roadway, parks, open space); 

 Encouragement of development consistent with or exceeding existing 

standards; and 

 Judicious use of limited resources. 

 

11FIGURE 2

CPC Agenda 
May 21, 2015 
Page 147



  

 

Gold  Hi l l  Mesa  Comme rc ia l  Ar ea  Urba n  Re ne wa l  P lan  (1 .2 7 .15 )  

 

4.0 Blight Conditions 

 

Before an urban renewal plan can be adopted by the City, the Area must be determined 

to be a “blighted area” as defined in Section 31-25-103(2) of the Act, which provides 

that, in its present condition and use, the presence of at least four (or five in cases 

where the use of eminent domain is anticipated), of the following factors (see below) in 

the Area, substantially impairs or arrests the sound growth of the municipality, retards 

the provision of housing accommodations, or constitutes an economic or social liability, 

and is a menace to the public health, safety, morals, or welfare: 

 

(a) Slum, deteriorated, or deteriorating structures; 

(b) Predominance of defective or inadequate street layout; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

(d) Unsanitary or unsafe conditions; 

(e) Deterioration of site or other improvements; 

(f) Unusual topography or inadequate public improvements or utilities; 

(g) Defective or unusual conditions of title rendering the title nonmarketable; 

(h) The existence of conditions that endanger life or property by fire or other 

causes; 

(i) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 

construction, or faulty or inadequate facilities; 

(j) Environmental contamination of buildings or property; 

(k.5) The existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of sites, 

buildings, or other improvements; or 

(l) If there is no objection by the property owner or owners and the tenant or 

tenants of such owner or owners, if any, to the inclusion of such property in an 

urban renewal area, “blighted area” also means an area that, in its present 

condition and use and, by reason of the presence of any one of the factors 

specified in paragraphs (a) to (k.5) of Section 31-25-103(2), substantially impairs 

or arrests the sound growth of the municipality, retards the provision of housing 

accommodations, or constitutes an economic or social liability, and is a menace 

to the public health, safety, morals, or welfare. 

 

12FIGURE 2

CPC Agenda 
May 21, 2015 
Page 148



 

 

Gold  Hi l l  Mesa  Comme rc ia l  Ar ea  Urba n  Re ne wa l  P lan  (1 .2 7 .15 )  
 

As explained earlier in this Plan, factor "l" above applies whereas there is no objection 

by the Area's property owners and other business interests.  However, despite the 

statutory allowance for the presence of fewer factors when creation of an urban 

renewal area is being requested voluntarily, every effort was made during preparation 

of the Gold Hill Mesa Commercial Area Conditions Survey, dated January, 2015, to 

identify all of the factors that may be impacting properties within its boundaries.   

 

The general methodology for conducting the Survey is to:  (i) define the area of study; 

(ii) gather information about properties, infrastructure and other improvements within 

the Area; (iii) evaluate evidence of blight through field reconnaissance, review of aerial 

photography, discussions with representatives of various City departments; and, (iv) 

record observed and documented identified as "blight" factors in the Act.   

 

Among the 11 qualifying factors identified in the Act, the Survey identified the presence 

of the following eight blight factors in the Study Area:  

 

(b) Predominance of defective or inadequate street layout 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 

(d) Unsanitary or unsafe conditions 

(e) Deterioration of site or other improvements 

(f) Unusual topography or inadequate public improvements or utilities 

(h) The existence of conditions that endanger life or property by fire or other 

causes 

 (j) Environmental contamination of buildings or property 

 (k5) The existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of sites, 

buildings, or other improvements 

 

5.0 Plan Relationship to Other Community Documents 

 

5.1 Plan Conformity 

 

Implementation of this Plan supports the objectives and requirements of the 

Comprehensive Plan with respect to connectivity to neighborhoods, accessibility 
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to open space, completion of infrastructure, and preservation of natural 

features, and quality design that promotes Colorado Springs’s unique identity.  

As development occurs in the Area, it shall conform to the Comprehensive Plan 

and any subsequent updates; the Pikes Peak Regional Building Code and any 

rules, regulations, and policies promulgated pursuant thereto; any site-specific 

planning documents that might impact properties in the Area including, but not 

limited to, City-approved site, drainage, and public improvement plans; and, any 

applicable City design standards, all as in effect and as may be amended from 

time to time.  Finally, existing conditions present within the Area will be 

remedied by the proposed Plan and funded in part by tax increment revenues 

and improvements phased as the market allows.   

 

5.2 Consistency with Comprehensive Plan 

 

As explained above, a general plan for the city known as the City of Colorado 

Springs Comprehensive Plan, was adopted in 2000 as an amendment to the 

1991 plan of the same name.  CSURA, with the cooperation of the City, private 

enterprise and other public bodies, will undertake projects and activities 

described herein in order to eliminate the identified conditions of blight while 

also implementing the goals and objectives of the Comprehensive Plan and all 

other City-adopted plans which impact properties within the Area.  Key goals 

and policies of that plan which this Gold Hill Mesa Commercial Area Urban 

Renewal Plan will advance are described in detail in Appendix A. 

 

5.3 Relationship to Other Community Plans 

 

Implementation of this Plan will be consistent with development objectives 

expressed in all community adopted and accepted plans that pertain to 

development in the Area. 

 

6.0 Authorized Urban Renewal Undertakings and Activities  

 

Whereas the Act allows for a wide range of activities to be used in the implementation 

of an urban renewal plan, it is CSURA's intent to provide both financial assistance and 

public improvements in partnership with property owners and other affected parties in 

order to accomplish the objectives stated herein.  Public-private partnerships and other 
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forms of cooperative development will be essential to CSURA's strategy for preventing 

the spread of blight and eliminating existing blighting conditions.  Specific undertakings 

of the Authority in the furtherance of this Plan as described as follows. 

 

6.1 Complete Public Improvements and Facilities 

 

CSURA may, or cooperate with others to, finance, install, construct, and 

reconstruct any public improvements.  Additionally, it may, or cooperate with 

others to, demolish and clear existing improvements for the purpose of 

promoting the objectives of the Plan and Act.   

 

While public projects should, whenever possible, stimulate (directly or 

indirectly) desired private sector investment, it is the intent of this Plan that the 

combination of It is the intent of this Plan that the combination of public and 

private investment that occurs in the Area will contribute to the overall 

economic well-being of the community at-large.  

 

As described in Section 4.0 of this Plan, eight qualifying conditions of blight were 

identified in the Study Area which is the same as the Urban Renewal Plan Area 

and the subject of this Plan.  This Plan will attempt to remedy those conditions 

by providing resources for certain public improvements including, but not 

limited to, the following:  

 

(b) Predominance of defective or inadequate street layout 

 

Predominance of defective or inadequate street layout can be 

considered present when existing roads are insufficient to meet the 

needs of improvements within the Area, or there is a lack of streets or 

the streets that are in place are deteriorating.  Adjacent to the Area 

along its western edge and principal point of access, streets are in 

disrepair and inadequate, with few if any accommodations for safe 

movement by either pedestrians or bicyclists.  Within the Area, there 

are no roads leaving numerous parcels without access.  Finally, there 

are numerous incidents of remnant infrastructure and other debris that 

contributes to an overall sense of blight and degradation.  Urban 
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renewal resources could be used to assist with the removal of this 

debris and construction of adequate roadway improvements. 

 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or 

usefulness 

 

In addition to limited access to and within the Area as explained under 

Factor (b) above, there are also lot constraints which negatively impact 

the ability of parcels within its boundaries to development, among them 

their size and shape.  Several properties are either too small to be 

developed to City-standards without being part of a larger assemblage.  

Others are so irregular in shape that they could not accommodate a 

feasible improvement.  Many of these same parcels also suffer from 

significant lack of utility making them unmarketable. Urban renewal 

resources could be used to assist with the same items listed under 

Factor (b) above.  

 

 (d) Unsanitary or unsafe conditions 

 

Multiple factors contribute to unsafe conditions in the Area, among 

them is a lack of "complete streets" or streets with sidewalks, parking, 

lighting and accommodations for pedestrians and bicycle movement.  

As explained under (b) above, complete streets provide a safe 

environment for both vehicular and non-vehicular traffic.  Unsanitary 

and unsafe conditions result when these accommodations are not 

present.  

 

In addition to roadway conditions, additional threats to persons and 

property considered in the context of this factor and present within the 

Area include a variety of environmental contaminants resulting from 

earlier mining activities and waste disposal. Urban renewal resources 

could be used to assist with remediation of the site and removal of all 

contaminants.  
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 (e) Deterioration of site or other improvements 

 

Properties within the Area are vacant and unimproved, and all exhibit  

signs of deterioration as evidenced by the presence of weeds and 

debris, previous fence materials and trash, and a lack of improvements 

including landscaping, both of which could reasonably be expected 

given their zoning.  Urban renewal resources could be used to assist 

with the removal of trash and completion of public improvements. 

 

(f) Unusual topography or inadequate public improvements or utilities 

 

Properties in the Area all suffer from extreme grade changes, some 

natural and others man-made and resulting from previous mining 

activities.  Improvements and utilities including streets, curbs and 

gutters, lighting, sidewalks, bicycle paths and trails; as well as water, 

sewer and storm water systems are all available to properties in the 

Area from adjacent rights-of-way, but currently do not exist within the 

Area.  In addition, overhead utility lines are present, primarily along its 

northern border. Roadways located adjacent to the Area are also 

considered deficient in size and accommodations for non-vehicular 

movement, and those located west of the Area are deteriorating.  

Urban renewal resources could be used to assist with filling (leveling) 

portions of the Area, constructing retaining walls, completing 

improvements (including utility lines), and / or relocating or under-

grounding overhead utility lines.  

 

(h) The existence of conditions that endanger life or property by fire or 

other causes 

 

This factor applies to threats to site users from fire, flooding, 

environmental contamination and other causes.  Despite its adjacency 

to Fountain Creek, none of the properties are located within a flood 

zone.  There is, however, as stated above, the known presence of 

environmental contaminants in the Area.  Urban renewal resources 

could be used to assist with the removal of environmental contaminants 

as identified under Factor (d) above.   
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 (j) Environmental contamination of buildings or property 

 

See discussion under Factors (d) and (h) above. 

 

 (k5) The existence of health, safety, or welfare factors requiring high levels 

of municipal services or substantial physical underutilization or 

vacancy of sites, buildings, or other improvements 

 

As explained above, properties in the Area are vacant and unimproved, 

despite their zoning classification - PBC (Planned Business Center).   The 

entire Gold Hill Mesa Urban Renewal Area, including those properties in 

the subject Area could all be described as "infill" within the greater 

Colorado Springs Metropolitan Area whereas they are surrounded by 

established residential neighborhoods and commercial developments.  

The City's Comprehensive Plan includes numerous references to the 

community's objective to encourage development and redevelopment 

of infill properties within its boundaries.  Urban renewal resources could 

be used to assist with improvements that make development of 

properties within the Area feasible.   

 

6.2 Complete Other Improvements and Facilities 

 

Whereas there could be non-public improvements in the Area that may be 

required to accommodate development and redevelopment and still benefit the 

public, the Authority may assist in the financing or constructing these 

improvements to the extent authorized by the Act.  

 

6.3 Promote Development and Redevelopment 

 

A key concept associated with implementation of this Plan is targeted 

investment that will serve to catalyze development within the Area and on 

adjacent properties, as well as fund future public improvements.  The potential 

impact of this investment to El Paso County is quantified in the Gold Hill Mesa El 

Paso County Impact Report presented to the CSURA Board under separate 

cover. 
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6.4 Adopt Standards 

 

As stated earlier, all development in the Area shall conform to applicable rules, 

regulations, policies and other requirements and standards of the City, along 

with any other governmental entity which has jurisdiction within its boundaries. 

While the Act allows for the adoption of standards and requirements applicable 

to projects undertaken in an urban renewal area, in the context of this Plan, it is 

the Authority's intention that investment in the Area conform to City-approved 

documents.    

 

6.5 Modify the Plan 

 

The Authority may propose, and City Council may make, modifications to this 

Plan as may be necessary provided they are consistent with the Comprehensive 

Plan and any subsequent updates.  Additionally, any such amendments made in 

accordance with this Plan and as otherwise contemplated, must also be 

compliant with the Act. Finally, CSURA may, in specific cases, allow non-

substantive variations from the provisions of this Plan if it determines that a 

literal enforcement of the provision would constitute an unreasonable 

limitation beyond the intent and purpose stated herein. 

 

6.6 Review the Plan 

 

The ongoing review process for the Plan is intended to provide a mechanism to 

allow those parties responsible for administering and implementing key projects 

within its boundaries to periodically evaluate its effectiveness and make 

adjustments to ensure efficiency in implementing these activities. To this end, 

the following steps are presented to serve as a guide for future Plan review:  

 

(a) The Authority may propose modifications, and City Council make such 

modifications as may be necessary provided they are consistent with 

the Comprehensive Plan and any subsequent updates, as well as the 

Act. 
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(b) Modifications may be developed from suggestions by the Authority, 

property and business owners, and City staff operating in support of 

CSURA and advancement of this Plan. 

 

6.7 Provide Relocation Assistance 

 

While it is not anticipated as of the date of this Plan that acquisition of real 

property will result in the relocation of any individuals, families, or business 

concerns; if such relocation becomes necessary, the Authority will adopt a 

relocation plan in conformance with the Act. 

 

6.8 Demolish, Clear and Prepare Improvements 

 

While not anticipated as of the date of this Plan, CSURA may, on a case-by-case 

basis, elect to demolish or cooperate with others to clear buildings, structures 

and other improvements within the Area in an effort to advance projects 

deemed consistent with the vision stated herein.  Additionally, existing 

Development or Cooperation Agreements may require such demolition or site 

clearance to eliminate unhealthy, unsanitary, and unsafe conditions; obsolete 

uses deemed detrimental to the public welfare; and, otherwise remove and 

prevent the spread of deterioration.  

 

6.9 Acquire and Dispose of Property 

 

While the Act allows for the acquisition of property by negotiation or any other 

method, it is not the intent of this Plan that the Authority uses its resources to 

acquire property by eminent domain. Further, while the urban renewal law 

permits acquisition by eminent domain, in the context of this Plan the CSURA 

Board will confer decisions of eminent domain to the Colorado Springs City 

Council.  Properties acquired by entities other than the Authority may 

temporarily be operated, managed and maintained by the Authority if 

requested to do so by the acquiring entity and deemed in the best interest of 

the Urban Renewal Project and the Plan. Such property shall be under the 

management and control of the Authority and may be rented or leased pending 

its disposition for redevelopment.  
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The Authority may sell, lease, or otherwise transfer real property or any interest 

in real property subject to covenants, conditions and restrictions, including 

architectural and design controls, time restrictions on development, and 

building requirements in accordance with the Act and this Plan.   

 

6.10 Enter into Redevelopment / Development Agreements 

 

The Authority may enter into Redevelopment / Development Agreements or 

other contracts with developer(s) or property owners or such other individuals 

or entities determined to be necessary to carry out the purposes of this Plan.   

Further, such Agreements, or other contracts, may contain terms and provisions 

deemed necessary or appropriate for the purpose of undertaking the activities 

contemplated by this Plan and the Act. Any existing agreements between the 

City and private parties that are consistent with this Plan are intended to remain 

in full force and effect, unless all parties to such agreements agree otherwise.  

 

6.11 Enter Into Cooperation Agreements 

 

For the purpose of this Plan, the Authority may enter into one or more 

Cooperation Agreements pursuant to the Act.  Whereas the City and CSURA 

recognize the need to cooperate in the implementation of this Plan, these 

Cooperation Agreements may include without limitation the planning, financing, 

installation, construction and / or reconstruction of public or other eligible 

improvements.  This paragraph shall not be construed to require any particular 

form of cooperation. 

 

6.12 Create Tax Increment Areas  

 

The boundaries of the Urban Renewal Area shall be as set forth in Section 1.5 

and more fully described in Appendix B.  It is the intent of the City Council in 

approving this Plan to authorize the use of Tax Increment Financing by the 

Authority within this Area, as part of its efforts to advance the vision, objectives 

and projects described herein.  Pursuant to the provisions of Section 31-25-

107(9) of the Act, the City Council in approving this Plan further contemplates 

that a single Tax Increment Area will be created with adoption of this Plan by 

City Council. Notwithstanding such distinction, the Authority is specifically 
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authorized to expend the revenue from Property and Sales Tax Increments to 

the extent authorized by the Act and this Plan for a period not to exceed the 

statutory requirement of twenty-five years. 

 

While this Gold Hill Mesa  Commercial Area Urban Renewal Plan contemplates 

that the primary method of assisting with financing eligible expenses in the Area 

will be through the use of Property Tax Increment Revenue, City Council may 

allocate Municipal Sales Tax Increments, if requested to do so by the Authority, 

and only after receipt of a financing plan outlining the proposed amounts and 

purpose for which the Municipal Sales Tax Increment is to be used. Upon City 

Council approval, the Municipal Sales Tax Increment will be allocated and 

distributed in accordance with the Tax Increment Financing provisions of 

Section 31-25-107 (9), C.R.S., which is by this reference incorporated herein as if 

set forth in its entirety.  

 

7.0 Project Financing 

 

7.1 Public Investment Objective 

 

A critical component to the success of any urban renewal strategy is 

participation by both the public and private sectors.  Leveraging of resources 

will be key as no one entity, either public or private, has sufficient resources 

alone to sustain a long-term improvement effort.  Possible public infrastructure 

investments may include, but will not be limited to completing: pedestrian 

improvements including construction of sidewalks, street lights and other 

design enhancements intended to improve safety for vehicular and non-

vehicular movement; roadway improvements including curbs, gutters, and 

drainage infrastructure; and, utilities under the authority of the City; as well as, 

providing financial assistance for expenses considered eligible under the Act.   

 

7.2 Financial Mechanisms  

 

CSURA may finance undertakings pursuant to this Plan by any method 

authorized under the Act or any other applicable law, including without 

limitation of the following:  issuance of notes, bonds and other obligations as 

defined in the Act in an amount sufficient to finance all or part of this Plan; 
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borrowing of funds and creation of indebtedness; reimbursement agreements; 

and / or utilization of the following: federal or state loans or grants; interest 

income; annual appropriation agreements; agreements with public or private 

entities; and loans, advances and grants from any other available sources.  The 

principal, interest, costs and fees on any indebtedness are to be paid for with 

any lawfully available funds of the Authority. 

 

Debt may include bonds, refunding bonds, notes, interim certificates or receipts, 

temporary bonds, certificates of indebtedness, or any other obligation lawfully 

created.  

 

7.3 Tax Increment Financing 

 

Activities may be financed by the Authority under the Tax Increment Financing 

provisions of the Act.  Such tax incremental revenues may be used for a period 

not to exceed the statutory requirement, which is presently twenty-five years 

after the effective date of the creation of a new Tax Increment Area as set forth 

in Section 6.12 above. 

 

7.3.1 Special Fund 

 

In accordance with the requirements of the law, the Authority shall 

establish a Tax Increment Revenue Fund for the deposit of all funds 

generated pursuant to the division of ad valorem property and 

municipal sales tax revenue described in this section.   

 

7.3.2 Base Amount 

 

The Base Amount includes that portion of the property taxes which are 

produced by the levy at the rate fixed each year by or for each public 

body upon the valuation for assessment of taxable property in the Tax 

Increment Area last certified prior to the effective date of approval of 

the Plan (or future amendments); and, that portion of municipal sales 

taxes collected within the boundaries of the Tax Increment Area in the 

twelve-month period ending on the last day of the month prior to the 
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effective date of approval of the Plan and paid to the public body, as are 

all other taxes collected by or for said public body.   

 

7.3.3 Incremental Revenues  

 

Incremental revenues including that portion of said property, and if 

authorized by City Council, municipal sales taxes in excess of the base 

amount set forth in Section 7.3.2 above shall be allocated to and, when 

collected, paid into the Authority's Tax Increment Revenue Fund.  The 

Authority may use these funds to pay the principal of, the interest on, 

and any other premiums due in connection with the bonds of, loans or 

advances to, or indebtedness incurred (whether funded, refunded, 

assumed, or otherwise) by the Authority, for financing or refinancing, in 

whole or in part, any portion of an Urban Renewal Project considered 

eligible under the Act.  Unless and until the total valuation for 

assessment of the taxable property in any Tax Increment Area exceeds 

the base valuation, all of the taxes levied upon taxable property in the 

Tax Increment Area shall be paid into the funds of the respective public 

bodies. Also, when such bonds, loans, advances and indebtedness, 

including interest thereon and any premiums due in connection 

therewith, have been paid, all taxes upon the same taxable property 

shall be paid to the respective public bodies.    

 

Further, the incremental portion of said taxes, as described in this 

subsection 7.3.3, may be irrevocably pledged by the Authority for the 

payment of, principal and interest on, and any premiums due in 

connection with such bonds, loans, advances and / or indebtedness 

incurred by Authority to finance an Urban Renewal Project (as defined 

in the Act); except: 

 

(a) Any offsets collected by the County Treasurer for return of 

overpayments or any funds reserved by the Authority for such 

purposes in accordance with Section 31-25-107(9)(a)(III) and (b), 

C.R.S.  
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(b)  Any reasonable (as determined by the Authority) set-asides or 

reserves of incremental taxes paid to the Authority for payment 

of expenses associated with administering the Plan. 

 

If there is any conflict between the Act and this Plan, the provisions of 

the Act shall prevail, and the language in the Plan automatically deemed 

to conform to the statute. 

 

7.4 Other Financing Mechanisms and Structures 

 

This Plan is designed to provide for the use of TIF as one tool to facilitate 

investment and reinvestment within the Area.  However, in addition to tax 

increment revenue, the Authority shall be authorized to finance implementation 

of this Plan and Urban Renewal Projects within its boundaries, by any method 

authorized by the Act.  Given the obstacles associated with redevelopment, the 

Authority recognizes that it is imperative that solutions and available resources 

are comprehensive, flexible and creative.  To this end, the Authority is 

committed to making a variety of strategies and mechanisms available which 

are financial, physical, market and organizational in nature, since it is the intent 

of this Plan to use the tools either independently or in various combinations.  If 

not available through CSURA, it may contract with the City to administer specific 

incentives.  

 

8.0  Severability 

 

If any portion of this Plan is held to be invalid or unenforceable, such invalidity will not 

affect the remaining portions of the same. 
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Gold Hill Mesa Commercial Area  
Urban Renewal Plan 
 

City of Colorado Springs, Colorado 
 
 
 
Appendix A: 
 
 
City of Colorado Springs Comprehensive Plan, adopted 2000 (excerpts taken verbatim, but 
formatted for emphasis) 
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City of Colorado Springs Comprehensive Plan adopted 2000 (excerpts taken verbatim) 

 

Introduction 

 

Major Issues Addressed by the Plan 

 

This Plan is based on the concept that how the City deals with its growth issues will be more 

effective in improving our quality of life than any attempts to slow down or stop growth. The 

city has significant room to grow, and so our challenge is to improve the character of physical 

development, while protecting and preserving the natural features of the city’s setting. Major 

issues thus correspond to the subjects of the Plan’s chapters.  

 

1. Develop a coordinated land use pattern that efficiently uses land by encouraging mixed-use 

activity centers rather than segregated land uses. 

2. Recognize the central importance of all neighborhoods. 

3. Create opportunities for travel modes that can reduce the rate of growth in automobile use. 

4.  Evaluate effective tools for assessing the fiscal impact of development. 

5. Continually improve the community’s stewardship of its natural setting. 

6. Strengthen the quality of development’s visual character and appearance. 

7. Maintain a citywide context or perspective as an integral part of incremental land use     

decision-making. 

 

The Organization of the Plan 

 

The Plan is then organized into the following policy chapter headings, each containing sets of 

objectives, policies, and strategies and supporting maps: 

 

I.     Land Use 

II.    Neighborhoods 

III.   Transportation 

IV.   Community Infrastructure and Services 

V.    Natural Environment 

VI.   Community Character and Appearance 

VII.  2020 Land Use Map 

 

Objectives are, in essence, goal statements, in that they represent a desired result. Policies 
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represent a more focused statement of action to achieve an objective. Strategies represent 

specific steps and frequently identify tools or techniques that should be developed.  

 

Chapter 1 - Land Use 

 

Definitions 

 

Activity Center: Activity center is a general term for a mixed-use center that integrates a range 

of uses and activities which complement and support each other. Typically, an activity center 

includes a predominant type of use, such as commercial or employment-related, that is then 

supported by a mix of one or more other uses, such as residential, civic, or institutional. The 

predominant use generally determines the type of center. Activity centers vary in size, intensity, 

scale, and their mix of supportive uses, depending on their purpose, location, and context. In 

each case, activity centers are intended to be mixed use and pedestrian-oriented and to 

establish good connections and transitions to surrounding areas. The Comprehensive Plan 

includes the following types of activity centers. 

 

Infill Development: Development of vacant parcels within a built up area. Parks and open space 

are also considered as infill, since they are permanent uses for vacant parcels. 

 

Mixed-Use Development: Development that integrates two or more land uses, such as 

residential, commercial, and office, with a strong pedestrian orientation. 

 

Redevelopment: Development of sites that were formerly developed and cleared or that 

require the clearance of existing structures and improvements prior to new building. 

 

Significant Natural Features: Those ridgelines, bluffs, rock outcroppings, view corridors, 

foothills, mountain backdrops, unique vegetation, floodplains, streams, surface water, air, 

natural drainage ways and wildlife habitats that contributes to the attractiveness of the 

community.  

 

Strategic Network of Long-Range Plans: A network of long-range plans to be developed for 

transportation, infrastructure, and services as identified in the City's Strategic Plan. They include 

the Intermodal Transportation Plan, the Long-range Public Works Infrastructure and Services 

Plan, the Long-Range Plan for Police Services, the Long-range Plan for Fire Services, the Parks 

Capital System Master Plan, and the Parks System Services Master Plan. 

 

Transit-Oriented Development: Development that supports transit use through a concentration 
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and mix of uses and pedestrian connections. 

 

Land Use Pattern 

 

Objective LU 2: Develop A Land Use Pattern That Preserves the City's Natural Environment, 

Livability, And Sense of Community 

 

A focused pattern of development makes more efficient use of land and natural and financial 

resources than scattered, "leap frog" development. In contrast to dispersed patterns of 

development, a consolidated pattern helps to decrease traffic congestion and facilitates the 

ability of the City to provide needed services and public facilities, such as street maintenance, 

public transit, police and fire protection, and emergency services.  

 

A more focused land use pattern should be planned to better protect open spaces and natural 

resources, deliver public facilities and services more effectively, provide a greater range of 

options for housing in neighborhoods, preserve the unique character of the community, and 

make available a greater range of choices in modes of transportation. 

 

Policy LU 201: Promote a Focused, Consolidated Land Use Pattern 

 

Locate new growth and development in well-defined contiguous areas in order to avoid 

leapfrog, scattered land use patterns that cannot be adequately provided with City services. 

 

Strategy LU 203b: Concentrate and Mix Uses 

 

Concentrate and mix activities and uses in and around defined centers in order to create more 

diversity and synergy between uses, combine destinations, support more effective transit 

service, and provide viable pedestrian and bicycle access and circulation. 

 

Land Use Mix 

 

Objective LU 3: Develop A Mix of Interdependent, Compatible, and Mutually Supportive Land 

Uses 

 

Over the past several decades, the location and design of development have created a pattern 

of isolated, disconnected, single-purpose land uses. An alternative to this type of land use 

pattern is one that integrates multiple uses, shortens and reduces automobile trips, promotes 

pedestrian and bicycling accessibility, decreases infrastructure and housing costs, and in general, 
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can be provided with urban services in a more cost-effective manner. 

 

Policy LU 301: Promote a Mixed Land Use Pattern 

 

Promote development that is characterized by a mix of mutually supportive and integrated 

residential and non-residential land uses, and a network of interconnected streets with good 

pedestrian and bicycle access and connections to transit.  

 

Strategy LU 301a: Support Mixed-use Development in Neighborhoods  

 

Support mixed-use development through neighborhood plans and zoning revisions. Develop 

zoning guidelines and standards that support mixed-use development and pedestrian access by 

facilitating the integration of residential and non-residential land uses. 

 

Policy LU 302: Encourage Development of Mixed-Use Activity Centers 

 

Encourage the development of activity centers designed to include a mix of uses that 

compliment and support each other, such as commercial, employment-related, institutional, 

civic, and residential. A walkable, pedestrian friendly environment will tie the mix of uses in 

activity centers together. Activity centers will vary in size, intensity, scale, and types of uses 

depending on their function, location, and surroundings. Activity centers will be designed so 

they are compatible with, accessible from, and serve as a benefit to the surrounding 

neighborhood or business area.  

 

Strategy LU 302b: Promote Pedestrian Orientation of New Activity Centers to the Public Right-

of-Way and Public Spaces 

 

Orient buildings within activity centers toward the street, sidewalks, or public spaces to facilitate 

pedestrian access and circulation. 

 

Strategy LU 302e: Incorporate Mixed-Use Activity Center Principles into the Design of New and 

Redeveloping Employment and Commercial Centers 

 

Design and develop commercial and employment centers as activity centers that include a range 

of integrated uses, such as retail, concentrated office, research and development, institutional, 

entertainment, and civic activities.  
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Strategy LU 303a:  Design Pedestrian-Friendly Environments 

Plan and design neighborhoods and activity centers as coordinated pedestrian-friendly 

environments. 

 

Infill and Redevelopment 

 

Objective LU 4: Encourage Infill and Redevelopment 

 

Encourage infill and redevelopment projects that are in character and context with existing, 

surrounding development. Infill and redevelopment projects in existing neighborhoods make 

good use of the City's infrastructure. If properly designed, these projects can serve an important 

role in achieving quality, mixed-use neighborhoods. In some instances, sensitively designed, high 

quality infill and redevelopment projects can help stabilize and revitalize existing older 

neighborhoods. 

 

Strategy LU 401a: Identify Infill and Redevelopment Opportunities and Target Public 

Investments 

 

Identify major infill and redevelopment opportunities and target infrastructure improvements to 

the preferred infill development and redevelopment areas. 

 

Strategy LU 401b: Provide Incentives to Foster Private Reinvestment 

 

Utilize incentives to encourage infill and redevelopment. Regulatory incentives can be used to 

expedite the development approval process. Available financial incentives, such as rehabilitation 

loans/grants, if targeted and strategic, should be utilized to support additional investment in the 

community, as well as to assist existing residents to remain in areas that are redeveloping. 

 

Residential 

 

Strategy LU 502c:  Plan Community Activity Centers to Serve Residential Areas 

 

Plan community activity centers to serve more than one neighborhood in a residential area. 
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Housing 

 

Policy LU 602: Integrate Housing with Other Supportive Land Uses 

 

Integrate housing with supportive land uses, such as employment, education, health facilities, 

recreation and shopping, to ensure functional and attractive neighborhoods.  

 

Commercial Development 

 

Objective LU 7: Develop Shopping and Service Areas to be Convenient to Use and Compatible 

with Their Surroundings 

 

Colorado Springs has numerous commercial areas that provide the necessary goods and services 

for visitors and regional, community, and neighborhood residents. The location and design of 

these areas not only has a profound effect on the financial success of commercial businesses, 

but also on the quality of life for the residents. Regardless of whether a commercial 

development is intended to serve neighborhood, community, citywide, or regional functions, it 

must be located and designed to balance pedestrian, bicycle, automobile, and, in many cases, 

transit access. In addition, the location and design of commercial uses must be integrated into 

surrounding areas, rather than altering the character of surrounding land uses and 

neighborhoods. Incorporating a mix of uses will increase the diversity and vitality of commercial 

areas. 

 

Policy LU 701: Plan and Develop New Commercial Areas as Activity Centers  

 

Plan and develop new commercial areas as regional centers, commercial centers, community 

activity centers, or neighborhood centers according to their function, size, location, intensity, 

and mix of uses. The development of commercial areas in linear, "strip" configurations along 

roadways will be discouraged. 

 

Strategy LU 701a: Locate New Commercial Uses in Activity Centers 

 

Locate new commercial (retail, office, services, etc.) development in identified regional centers, 

commercial centers, and community or neighborhood activity centers.  Prohibit strip 

commercial development along new major roadways. 
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Strategy LU 701b: Locate and Design Neighborhood Centers to be Local Pedestrian-Oriented 

Amenities 

 

Design neighborhood centers primarily for walk-up pedestrian access with low-impact uses and 

a limited range of convenience goods and services that benefit neighborhood residents. Locate 

neighborhood centers to take advantage of daily activity patterns, such as the corner of a 

residential collector street, at the entrance to a neighborhood, or in conjunction with a park, 

school, civic use, or public space. Prohibit auto-related uses and other uses that produce noxious 

fumes or excessive light and noise. 

 

Strategy LU 701f: Encourage New Commercial Development in New and Developing Corridors 

to Form Activity Centers 

 

Encourage new commercial development in new and developing corridors to take place in 

activity centers that incorporate a mix of uses and avoid large, single-use buildings and 

dominating parking areas. 

 

Policy LU 702: Design Commercial Redevelopment and Infill Projects as Activity Centers 

 

Design all commercial redevelopment and infill projects as activity centers that incorporate a 

mix of uses, pedestrian orientation, and transit service wherever possible. 

 

Strategy LU 702a: Redevelop Obsolete Commercial Areas as Activity Centers 

 

Redevelop commercial areas that are obsolete or underutilized either as community activity 

centers, commercial centers, or employment centers, depending on their size, location and 

primary function. 

 

Strategy LU 702b: Redevelop and Infill Commercial Uses in Mature/Development Corridors to 

Form Activity Centers 

 

Redevelop and infill commercial uses in mature/redevelopment corridors to support the 

formation and evolution of new activity centers. Coordinate the formation of new activity 

centers with the redevelopment of the entire corridor. 
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Strategy LU 702c: Support and Encourage the Evolution of Existing Commercial Areas into 

Activity Centers 

 

Support and encourage the evolution and transformation over time of existing commercial areas 

from their exclusive auto orientation and single use functions into activity centers with mixed 

uses, pedestrian and transit orientation, and better relationships to the surrounding residential 

areas. 

 

Strategy LU 703e: Encourage the Redevelopment of Obsolete Community Activity Centers and 

Redevelopment Corridors as Mixed-use Activity Centers 

 

Support the redevelopment of aging local commercial centers and redevelopment corridors as 

mixed-use activity centers. 

 

Chapter 2 - Neighborhoods 

 

Definitions 

 

Neighborhood: A geographic sub-area within the city that contains residential land uses. The 

extent of a neighborhood is variable and may be defined by tradition, period of building and 

development, or subdivision patterns. Neighborhood boundaries may include such features as 

major streets or other physical features. 

 

Enhancement 

 

Objective N 2: Enhance Neighborhoods 

 

Preserve and enhance existing and established neighborhoods and support developing and 

redeveloping neighborhoods. While neighborhoods change over time, there are certain 

fundamental characteristics of most neighborhoods, such as natural features and landscaping, 

building and street patterns, historic and cultural features, parks, open space and schools, which 

need to be preserved in order to maintain their character. At the same time, there are new and 

developing residential areas that need to be supported so that they emerge as well-functioning 

neighborhoods.  
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Strategy N 202c: Support School Districts in Their Efforts to Enhance Neighborhood Schools 

 

Engage in cooperative programs with the school districts, to increase school enrollment in those 

facilities with existing or projected surplus capacity, and to enhance the quality of neighborhood 

schools. 

 

Strategy N 202d: Target Financial Assistance Programs to Attract Families 

 

Structure financial assistance programs to attract families with children to neighborhoods 

containing schools with surplus capacity. Programs may include low interest loans for first time 

homebuyers, below market rate loans to construct or rehabilitate housing for families with 

children, and mortgage down payment assistance. 

 

Strategy N 202e: Encourage Development of Public Gathering Places in Redeveloping 

Neighborhoods 

 

Encourage the development of a landscaped, outdoor center in each redeveloped neighborhood 

to serve as a focal point and gathering place for the public. This may occur in conjunction with 

existing schools, parks, recreational facilities, supporting retail uses, community centers, 

neighborhood life centers, or other civic or institutional uses. Where existing facilities are 

inappropriate, a new center may be developed.  

 

Strategy N 203b: Achieve Balanced Mix of Land Uses 

 

Use the land development review process to plan well-functioning new neighborhoods. Reserve 

planned land uses in new neighborhoods to achieve a balanced mix of land uses over time.  

 

Strategy N 203f: Develop Gathering Places 

 

Plan and develop a landscaped, outdoor center for each new neighborhood in conjunction with 

schools, parks, recreational facilities, supporting retail uses, community centers, neighborhood 

life centers or other civic or institutional uses to function as a focal point and gathering place for 

the public. 
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Mixed-Use 

 

Objective N 3: Vary Neighborhood Patterns 

 

Integrate a variety of housing types and densities with amenities, services, and retail uses to 

generate opportunities and choices for households. When the character, context and scale of 

the surrounding neighborhood are taken into account, mixed-use developments can provide 

unique opportunities for employment, shopping, housing choice, and public gathering space, 

while having a positive impact on the neighborhood. 

 

Policy N 301: Identify and Develop Mutually Supportive Mixed Uses 

 

Develop an appropriate mix of land uses and differing housing types in both new and existing 

neighborhoods.  

 

Strategy N 301a: Identify Non-Residential Land Uses that Support Neighborhoods 

 

Identify the type, scale and nature of non-residential uses that contribute to the efficient 

functioning and attractiveness of neighborhoods. 

 

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.  

 

Chapter 3 - Transportation 

 

Planning and Mobility 

 

Policy T 103: Transportation System and Land Use Pattern 

 

Develop a land use pattern and a transportation system that are mutually supportive. Enhance 

access to housing, jobs, schools, goods and services, shopping, and recreation through the joint 

planning of land uses and transportation. Link sites used for living, working, shopping and 

recreating and make them accessible via transit, bike, foot and car. 
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Strategy T 103a: Integrate Mixed Land Use 

 

Provide opportunities for mixed land uses to afford proximity choices for working, shopping, 

recreational and other activities. Encourage a variety of uses in activity centers, commercial 

centers, employment centers, regional centers and corridors.  

 

Livable Communities 

 

Strategy T 201e: Bicycle and Pedestrian Safety 

 

Designed pedestrian and bicycle facilities, including sidewalks, on-road lanes, off-road trails, 

connections, crossings, signals, and bridges to facilitate movement in a safe and efficient 

manner. Facilitate convenient and safe bicycle and pedestrian movement at crossings and traffic 

signals.  

 

Strategy T 201f: Roadway Beautification  

 

Conduct and implement a citywide street beautification plan. Design residential streets that 

minimize road mat width and include detached sidewalks, landscaping and adequate pedestrian 

crossings to enhance neighborhoods. Maintain and protect existing landscaped medians. Include 

landscaped medians or side parking in new street design. Design streetlights for pedestrian use 

and to complement neighborhood character. Place utility boxes, cable boxes and similar 

facilities as unobtrusively as possible, with consideration for operability and safety.  

 

Strategy T 201g: Recognize Neighborhood Character 

 

Plan, develop and implement a transportation system that enhances the livability of residential 

neighborhoods. Recognize the importance of and contribution to neighborhood identity and 

integrity by protecting and improving the quality of life within neighborhoods, while at the same 

time facilitating the movement of pedestrian, bike and vehicular traffic. Include traffic calming 

and pedestrian safety in transportation projects located within neighborhoods.  

 

Strategy T 201h: Streetscape and Neighborhood Creation and Preservation  

 

Develop streetscape design criteria that consider the elements essential to the creation and 

preservation of neighborhood character, including trees, medians, parkways, scenic vistas and 

the relationship between homes and roadways. Incorporate historic elements such as 
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landscaping, medians, smaller turning radii and narrower configurations in historic 

neighborhoods. Incorporate design criteria fostering neighborhood livability in all new 

development and redevelopment.  

 

Policy T 202: Improve Mobility with Multi-Modal System 

 

Plan and develop an integrated all-mode transportation system. Facilities and services will 

jointly serve all modes while respecting and maintaining the integrity of existing neighborhoods. 

Support and implement alternative modes and facilities to help maintain and increase Colorado 

Spring's attractive quality of life. 

 

Strategy T 202a: Improve Mobility Options 

 

Develop a transportation system that increases mobility options, including alternative ways to 

travel and strategies to manage demand. 

 

Strategy T 202b: Transportation and Land Use 

 

Provide mobility choices for City residents, visitors and businesses in support of the City's land 

use and development visions, objectives and policies. 

 

Strategy T 202c: Incorporate Non-motorized Transportation Facilities 

 

Incorporate non-motorized transportation facilities into the planning and construction of 

general transportation improvements, including road construction, bridge construction, 

subdivision development and new transit systems. 

 

Chapter 5 - Natural Environment 

 

Definitions  

 

Open Space: Areas in a natural or primarily natural state containing significant natural, 

aesthetic, or cultural features that warrant permanent protection. 
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Environmental Hazards and Constraints 

 

Objective NE 3: Minimize Environmental Hazards and Constraints 

 

Take into account natural and man-made hazards and the appropriate relationship between the 

natural and built environment in all planning, policy, and development decisions. Minimize 

impacts from natural and man-made hazards to protect citizens, property, and the environment. 

The city, county, and other appropriate governmental agencies will cooperatively develop plans, 

programs, regulations, and incentives to reduce the impacts from natural and man-made 

hazards.  

 

Policy NE 301: Develop Plans and Regulations 

 

Develop plans and regulations to protect environmental quality and important ecological 

functions and minimize hazards to health and property through development reviews and 

implementation of plans and ordinances addressing environmental hazards and constraints. 

 

Strategy NE 301a: Refine Plans and Regulations 

 

Continually refine plans and regulations to address floodplains, streams/drainageways, hillsides 

and geologic hazards and ensure consistency between these planning and implementation tools 

 

Strategy NE 301d: Mitigate Identified Hazards 

 

Develop and use mitigation plans to minimize risk to life and property by structural and non-

structural design or modification of actions. Use mitigation plans where it is not otherwise 

practical to place structures or human activities outside of these hazard areas. Discourage new 

development in delineated hazard areas.  
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Gold  Hi l l  Mesa  Comme rc ia l  Ar ea  Urba n  Re ne wa l  P lan  (1 .2 7 .15 )  

 

Chapter 6 - Community Character/Appearance 

 

Built Environment and Natural Setting 

 

Streets 

 

Policy CCA 401: Support Mixed Land Uses 

 

The City will encourage design that supports mixed land uses and promotes compatibility, 

accessibility, and appropriate transitions between uses that vary in intensity and scale. 

 

Strategy CCA 401b: Design Mixed-use to Provide Significant Benefits 

 

Design mixed-use development, including infill and redevelopment, to provide significant 

benefits to the surrounding area. 

 

Strategy 501b: Locate and Design Public Places to Give Quality, Identity, and Focus to the 

Community 

 

Locate and design public spaces and civic facilities to set a standard in quality design, to provide 

a focal point and meeting place, and to express community identity within the context of the 

surrounding private development. 

 

Mixed Uses 

 

Objective CCA 4: Integrate Different Land Uses 

 

The separation of land uses that exists in Colorado Springs increases the reliance on the 

automobile and detracts from the dynamic urban setting. Integrating land uses increases the 

opportunities for various modes of travel and contributes to a more interesting and appealing 

land use pattern. Colorado Springs will encourage new development to integrate a diversity of 

land uses. 
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Urban Renewal Plan 
 

City of Colorado Springs, Colorado 
 
 
 
Appendix B: 
 
 
Gold Hill Mesa Commercial Area Urban Renewal Plan Boundaries Legal Description 
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Gold Hill Mesa Commercial Area 
Conditions Survey 
 

City of Colorado Springs, Colorado 
 

1.0  Introduction        

 

The following report, the Gold Hill Mesa Commercial Area Conditions Survey (the 

“Survey”) was prepared for the Colorado Springs Urban Renewal Authority (CSURA) and 

Colorado Springs City Council (the "City Council") in November 2014.  The purpose of 

this work was to analyze conditions within a defined Study Area (also referred to here as 

“the Survey Area” or "the Area”) in order to determine whether factors contributing to 

blight are present and whether the Area may, therefore, be considered eligible as an 

urban renewal area under the provisions of the Colorado Urban Renewal Law.  

 

The Survey Area includes parcels generally located in the southwestern portion of the 

city, and specifically in the southeast quadrant of U.S. Highway 24 and South 21st Street  

within the existing Gold Hill Mesa Urban Renewal Area, as reflected in Figure 1.  That 

urban renewal area, established by the Colorado Springs City Council in 2004, was 

created in an effort to mitigate impacts associated with a former gold processing facility 

within the property, known as the Golden Cycle Mill.  The mill operated from 1906 to 

1949 and processed approximately fifteen million tons of ore from Cripple Creek and 

Victor area gold mines. An environmental assessment was performed during the early 

part of this century, under the State of Colorado's Voluntary Cleanup Program (VCP).  

The results of that assessment identified the presence of several heavy metals in the 

soils, yet concluded that the site could accommodate a mix of residential and 

commercial uses if the soil were stabilized and a "cap" placed over it.   

 

Since formation of the Gold Hill Mesa Urban Renewal Area, development has been 

limited to construction of the Gold Hill Mesa traditional neighborhood community, 

located south of the existing Villa de Mesa condominium development. While planned 

for, no commercial construction has occurred, but is now being aggressively pursued for 

development within the Survey Area.  Given the amount of time that has passed (10 

years) since the original urban renewal area was created, and significant changes in the 

real estate industry, many the result of a "great recession" that occurred between 2008 

and 2012 and impacted real estate markets locally, regionally and nationally, the  
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Figure 1: Survey Area Boundaries 
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property owners are requesting that parcels within the Survey Area be removed from 

the existing area and relocated within a new urban renewal area to be referred to as 

Gold Hill Mesa Commercial Area. Whereas property owners and business concerns 

within the its boundaries have requested inclusion in an urban renewal area, thereby 

making it a "voluntary district," they waived their right to receive notice that the Survey 

was commencing.  

 

This Gold Hill Mesa Commercial Area Conditions Survey represents a necessary step in 

the determination of blight and establishment of an urban renewal area with the intent 

of addressing the conditions outlined herein.   As such, it is also an important step in 

advancing goals set out in the community's comprehensive planning documents, 

specifically those related to infill development and redevelopment. 

 

Establishment of an urban renewal plan area, after a declaration of blight, will allow the 

City of Colorado Springs, through its urban renewal authority, to use designated powers 

to assist in the mitigation of "blighting conditions" (as defined by the Act) within its 

boundaries.  

 

2.0 Definition of Blight 

 

A determination of blight is a cumulative conclusion based on the presence of several 

physical, environmental, and social factors defined by state law.  In reality, blight is 

often attributable to a multiplicity of conditions, which, in combination, tend to 

contribute to the phenomenon of deterioration of an area.  For purposes of this Survey, 

the definition of a blighted area is based upon the definition articulated in the Colorado 

Urban Renewal Law, as follows:  

 

 “Blighted area” means an area that, in its present condition and use and, by reason of 
the presence of at least four of the following factors, substantially impairs or arrests the 
sound growth of the municipality, retards the provision of housing accommodations, or 
constitutes an economic or social liability, and is a menace to the public health, safety, 
morals, or welfare:  

 

(a) Slum, deteriorated, or deteriorating structures; 

(b) Predominance of defective or inadequate street layout; 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

FIGURE 3

CPC Agenda 
May 21, 2015 
Page 182



 

 

(d) Unsanitary or unsafe conditions; 

(e) Deterioration of site or other improvements; 

(f) Unusual topography or inadequate public improvements or utilities; 

(g) Defective or unusual conditions of title rendering the title non-

marketable; 

(h) Existence of conditions that endanger life or property by fire or other 

causes; 

(i) Buildings that are unsafe or unhealthy for persons to live or work in 

because of building code violations, dilapidation, deterioration, defective 

design, physical construction, or faulty or inadequate facilities; 

(j) Environmental contamination of buildings or property;  

(k.5) Existence of health, safety, or welfare factors requiring high levels of 

municipal services or substantial physical underutilization or vacancy of 

sites, buildings, or other improvements; 

(l) If there is no objection of such property owner or owners and the tenant 

or tenants of such owner or owners, if any, to the inclusion of such 

property in an urban renewal area, “blighted area” also means an area 

that, in its present condition and use and, by reason of the presence of 

any one of the factors specified in paragraphs (a) to (k.5) of this 

subsection (2), substantially impairs or arrests the sound growth of the 

municipality, retards the provision of housing accommodations, or 

constitutes an economic or social liability, and is a menace to the public 

health, safety, morals or welfare.  For purposes of this paragraph (1), the 

fact that an owner of an interest in such property does not object to the 

inclusion of such property in the urban renewal area does not mean that 

the owner has waived any rights of such owner in connection with laws 

governing condemnation.   

 

Source:  Colorado Revised Statute 31-25-103(2). 

 

While the conclusion of whether an area constitutes a legally “blighted area” is a 

determination left to municipal legislative bodies, this Survey provides documentation 

as to the presence of the aforementioned physical, environmental and social factors as 

they exist within the boundaries defined herein.  Note: It is not legally necessary for 

every factor to be present in a proposed urban renewal area in order for it to be 

considered “blighted”.  In addition, a given factor need not be present on each and 

every parcel or structure in order to be considered, but rather, only needs to be present 

somewhere in the area as a whole.  In other words, the presence of one or more well-
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maintained, non-blighted buildings or parcels does not necessarily preclude a finding of 

blight for a larger area in which blighting factors are present1.  Rather, an area qualifies 

as blighted when four or more factors are present (or five factors, in cases where the 

use of eminent domain is anticipated).  As explained in item (l) above, this threshold 

may be reduced to the presence of one blighting factor in cases where no owners of 

property or other business interest within its boundaries objects to inclusion in an urban 

renewal area.  This Factor (l) applies in this instance whereas the Area's owners and 

business interests requested inclusion in an urban renewal area.  Despite the statutorily 

allowable lower threshold (presence of one factor), every effort was made to identify all 

factors that are present and impacting properties within the Area boundaries. 

 

With this understanding, this Gold Hill Mesa Commercial Area Conditions Survey offers 

conclusions regarding the presence of qualifying conditions in the Survey Area; 

however, the Colorado Springs City Council will make a final determination as to 

whether they are sufficient in number and magnitude to constitute a finding of “blight” 

under Colorado Urban Renewal Law. 

 

3.0 Study Methodology 

 

RickerΙCunningham personnel conducted field investigations during the month of 

November in 2014, for the purpose of documenting conditions within the categories of 

blight listed above and described in greater detail below. Pertinent Geographic 

Information Systems (GIS) data was obtained from Colorado Springs Utilities and the 

City of Colorado Springs, discussions held with City Staff, and materials reviewed, all of 

which informed the conclusions presented herein.   

 

Whereas the 11 factors listed in the Urban Renewal Law (see Section 2.0 of this report) 

contain few specific details or quantitative benchmarks to inform the survey process, 

the report's authors, RickerΙCunningham, used a checklist of more specific categories of 

blighting conditions, developed from completion of more than 75 similar surveys for 

more than 35 communities in Colorado and other western states.  

 

 

                                                 
1
  While not clearly addressed in Colorado Urban Renewal law, this interpretation has been favored by the 

courts. 
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(a) Slum, deteriorated, or deteriorating structures 

 

This factor is said to be present when the physical condition of structures in the 

area present specific life-safety concerns. Sub-categories include deterioration or 

absence of the following: 

 

 Roof  

 Walls fascia board and soffit  

 Foundation  

 Gutters and downspouts 

 Exterior finish  

 Windows and  doors  

 Stairways and fire escapes 

 Mechanical equipment  

 Loading areas 

 Fences, walls and gates  

 Other non-primary structures 

 

(b) Predominance of defective or inadequate street layout 

 

 This factor is said to be present when the layout (or non-existence) of streets or 

roads creates problems for health, safety, welfare or sound development.  Sub-

categories include inadequate or elevated: 

 

 Vehicular access 

 Internal circulation 

 Driveway definitions and curb cuts 

 Parking layout  

 Traffic accident history 

 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 

 

 This factor is said to be present when lot size or configuration inhibits or is likely 

to inhibit sound development.  Sub-categories include inadequate or unsafe: 

 

 Lot shape or layout 
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 Vehicular access - parcels with poor access are usually found to have both 

category (b) and (c) present 

 Lot size 

 

(d) Unsanitary or unsafe conditions 

 

 This factor is said to be present when safety hazards and conditions are likely to 

have adverse effects on the health or welfare of persons in the area due to 

problems with a lack of infrastructure. Sub-categories include the presence of: 

 

 Poorly lit or unlit areas 

 Cracked or uneven sidewalks 

 Hazardous contaminants 

 Poor drainage 

 Flood hazards 

 Steep slopes 

 Unscreened trash or mechanical equipment 

 Pedestrian safety issues 

 High crime incidence 

 Lack of fire protection 

 Vagrants, vandalism and graffiti 

 

(e) Deterioration of site or other improvements 

 

 This factor is related to factor (a), and said to be present when land and/or 

structures have been either damaged or neglected.  Sub-categories include the 

presence of, deteriorating or lack of: 

 

 Billboards 

 Signage  

 Poorly maintained properties, streets, and other public improvements 

 Trash, debris and weeds 

 Parking surfaces, curbs and gutters   

 Landscaping 
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(f) Unusual topography or inadequate public improvements or utilities 

 

 This factor represents the combination of two formerly separate factors. To that 

end, it is said to be present when the topography is incompatible with 

development (hilly, sloped, etc.) or properties are lacking complete public 

infrastructure. Sub-categories include the presence of, deteriorating or lack of: 

 

 Slopes or unusual terrain 

 Street pavement  

 Curb and gutter  

 Street lighting  

 Overhead utilities  

 Sidewalks  

 Roads 

 Water and sewer service  

 Storm water quality and drainage improvements 

 

(g) Defective or unusual conditions of title rendering the title non-marketable 

 

 This factor is said to be present when there are problems with the marketability of 

property titles, including unusual restrictions, unclear ownership, etc. Due to the 

expense of title searches, this blight factor is typically not examined unless 

developers or land owners provide documentation of known problematic title 

issues. (No sub-categories). 

 

 (h) Existence of conditions that endanger life or property by fire or other causes 

 

 This factor is said to be present when site and / or building maintenance or use 

issues exist that may threaten site users.  This factor also includes potential 

threats from fire or other causes. Sub-categories include the presence of: 

 

 Fire safety problems 

 Hazardous contaminants 

 High frequency of crime 

 Floodplain and flood hazards 
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(i) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidations, deterioration, defective design, physical 

construction, or faulty or inadequate facilities 

 

This factor is said to be present when primary improvements, specifically those 

described in the context of factors (a) and (d) above, as well as property, poses a 

danger to the extent that habitation and/or daily use is considered unsafe. Sub-

categories include the presence or lack of: 

 

 Hazardous contaminants 

 Fire safety infrastructure 

 Unsafe building facilities  

 All of the factors listed under (h) above 

 

(j) Environmental contamination of buildings or property 

 

 This factor is said to be present when there exist threats from chemical or 

biological contamination. Unlike category (i) above, this factor can be said to exist 

even when such contamination does not pose a direct health hazard, so long as it 

causes other problems (i.e. inhibits development).  Sub-categories include the 

presence of: 

 

 Hazardous contaminants 

 

 (k.5)  Existence of health, safety, or welfare factors requiring high levels of municipal 

services or substantial physical underutilization or vacancy of sites, buildings, or 

other improvements 

 

 This factor is said to be present when properties or their improvements are 

underutilized; or, there is a disproportionate amount of public service being 

provided. For instance, properties generating frequent calls for police or fire 

service or code enforcement often require more than their share of services. Sub-

categories include the presence of: 

 

 High frequency of fire calls  

 High crime incidence  
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 Site and building underutilization  

 All of the factors listed under (d) and (h) above 

 

4.0 Survey Area History 

 

The Survey Area includes 16 legal parcels and adjacent rights-of-way comprising 

approximately 70 acres (parcel acres).  As reflected in Figure 2,  parcels in the Area are 

zoned PBC (Planned Business Center), with the remainder of parcels in the larger Gold 

Hill Mesa Urban Renewal Area zoned TND (Traditional Neighborhood Development). 

These designations allow for a higher density mix of uses including residential, retail and 

office.  Although both zones encourage mixed land uses, the PBC zoning emphasizes 

commercial uses while the TND zoning emphasizes residential.  Figure 3 illustrates 

parcel  ownership which includes Golden Cycle Investments LLC and Gold Hill Mesa 

Metro District No. 1, both Colorado Springs-based entities.  

 

Although all of the subject properties are vacant and unimproved, the Area is 

surrounded by existing uses including the Villa de Mesa condominium development and 

Gold Hill Mesa traditional neighborhood development, along with a large concrete 

smokestack, leftover from previous mining related activities.  Established residential 

neighborhoods are also located west and east of the Area, fronting the western edge of 

South 21st Street and eastern border of the existing urban renewal area.  Several 

commercial facilities front the eastern edge of South 21st Street including a vacant bank 

building, restaurant, 7-11 anchored retail center, and Advanced Auto Parts store.  A 

free-standing commercial operation offering sporting goods and supplies is located due 

north of the Area along the northern edge of U.S. Highway 24.   

 

5.0 Summary of Findings 

 

The presence of blight that “…substantially impairs or arrests the sound growth of the 

municipality, retards the provision of housing accommodations, or constitutes an 

economic or social liability, and is a menace to the public health, safety, morals, or 

welfare...” [Colorado Revised Statute 31-25-103(2)] 

 

It is the conclusion of this report that, within the Survey Area, there are physical 

conditions sufficient to meet criteria established in the Act as "blighting factors."  

Specifically, eight of the possible 11 blight factors were found to be present including:  
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Figure 2: Zoning Classifications Map 
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Figure 3: Property Ownership Map 
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b)  predominance of defective or inadequate street layout; c) faulty lot layout in relation 

to size, adequacy, accessibility, or usefulness; d) unsanitary or unsafe conditions; e) 

deterioration of site or other improvements; f) unusual topography or inadequate public 

improvements or utilities; h) existence of conditions that endanger life or property by 

fire or other causes; j) environmental contamination of buildings or property; and, k.5) 

substantial physical underutilization or vacancy of sites, buildings, or other 

improvements.  Each of these is described in greater detail below. 

 

 (b) Predominance of defective or inadequate street layout 

 

 Predominance of defective or inadequate street layout can be considered present 

when existing roads are insufficient to meet the needs of existing or planned land 

uses (as determined by existing zoning) within an area (capacity), there is a lack of 

streets, or the streets that are in place are deteriorating or substandard. All three 

of these conditions exist either within or surrounding the Survey Area.  Despite a 

zoning classification of PBC (Planned Business Center), there are no roads or 

supporting infrastructure improvements within the Area, or larger Gold Hill Mesa 

Urban Renewal Area, with the exception of those serving the Gold Hill Mesa 

neighborhood. The lack of internal streets has left numerous parcels without the 

Area's boundaries without access - direct or indirect.   

 

 Among the streets surrounding the Survey Area, both U.S. Highway 24 and South 

21st Street lack appropriate accommodations for non-vehicular movement.  South 

21st Street shows signs of pavement degradation, and lacks curbs, gutters and 

sidewalks.  While sidewalks are present in the vicinity of the existing commercial 

uses near the intersection of South 21st Street and South Highway 24, they are 

incomplete and were not constructed to municipal standards. Lighting within the 

roadways is minimal, and combined with ill-defined curb cuts and the hilly terrain, 

makes access  to the Area challenging. Based on a review of the City's 2012 (5-

year) Capital Improvement Plan and 2012 City Budget, improvements to South 

21st Street were identified as an unfunded "high priority capital project." 

Specifically, the City desires to widen the street to four lanes from U.S. Highway 

24 south to Lower Gold Camp Road, and complete supporting improvements for 

safe vehicular and non-vehicular movement.  

 

 Experience has shown that inadequate or ill-defined streets can contribute to an 

unsafe environment that can result in a high frequency of adverse traffic 
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incidents. According to the Colorado Springs Police Department, there were 875 

traffic accidents in the vicinity of the Survey Area, between January 2014 and 

January 2015, the highest category of incidents among property damage, violent 

crimes, proactive policing and disorderly conduct calls, and noise complaints. Of 

these traffic incidents, the majority appear to have occurred within South 21st 

Street.  

 

 According to the Colorado Springs Police Department, in 2011, the last year for 

which data was available, there were 8,646 traffic accidents in the city as a whole 

(responded to by Springs' Police).  Whereas the number of all incidents in the Area 

appears to have remained fairly constant over the last decade, traffic-related 

occurrences in the vicinity of the Area represent roughly 10 percent of the city 

total.  Table 1 provides an overview of police incidents in the vicinity of the Survey 

Area between 2004 and 2011 based on information available from the City of 

Colorado Springs Police Department (annual reports 2004 through 2011).  

 

(c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 

 

In addition to limited access to and within the Area, other parcel-related 

conditions which negatively impact the ability of properties within its boundaries 

to develop include size and shape.  As evidenced in Figure 1, several properties 

are either too small or too irregular in shape to be developed to City-standards 

without being part of a larger assemblage.  Size relative to zoning is a particular 

concern whereas site coverage, density, and parking ratios are dictated by use, 

irrespective of parcel size, thereby rendering some properties economically 

"useless."   Similarly, many of those parcels with an irregular shape also suffer 

from a significant lack of utility, rendering them unmarketable. A parcel with 

limited usefulness due to shape is one that when developed leaves substantial 

portions either under-utilized or with limited access or visibility.   

 

While small and irregular shaped residential lots are not uncommon, particularly 

in established urban neighborhoods, they are less concerning than commercial 

lots in a similar environment with the same condition.  Commercial properties 

that lack either access and / or visibility have less value than those with access and 

visibility.  Those that are further hampered by inadequate size and / or shape are 

even less valuable and many instances unmarketable.  Commercial parcels in the  
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Offense 2004 2005 2006 2007 2008 2009 2010 2011 % Chg 04-11

Homicide 1 1 2 0 0 0 1 0

Sex Offense - Force 3 8 5 8 3 6 4 6

Robbery 7 2 3 10 2 6 3 4

Aggravated Assualt 17 16 15 15 15 13 13 12

Burglary 70 75 61 66 44 39 48 32

Theft - Larceny 238 206 190 149 125 121 197 187  

Theft - Motor Vehicle 30 34 26 22 16 20 29 28

Arson 2 2 2 1 0 0 1 5

Simple Assualt 26 25 26 27 29 30 33 25

Intimidation 4 1 1 0 1 5 1 6

Forgery 29 27 17 11 10 7 6 4

Fraud 55 45 43 58 47 34 36 33

Embesslement 1 2 1 0 2 0 2 1

Stolen Property 3 6 4 2 1 4 4 0

Vandalism 82 77 71 64 53 45 56 44

Weapons Violation 5 1 4 3 3 2 5 5

Prostitution 0 0 0 0 0 0 0 0

Sex Offense - Non-Force 0 0 0 10 2 1 2 2

Narcotics 23 35 26 34 29 26 21 18

Gambling 0 0 0 0 1 0 0 0

Kidnapping 3 3 2 5 1 1 4 3

Extortion 1 0 0 0 0 0 0 0

Pornography 0 0 0 0 0 1 0 0

Bribery 0 0 0 0 0 0 0 0

Sub-Total 600 566 499 485 384 361 466 415 -30.83%

Bad Checks 2 0 0 0 0 0 0 0

Peeping Tom 0 0 0 0 0 0 0 0

Family Offenses 3 5 1 3 3 3 5 6

DUI 0 0 0 0 0 0 0 0

Liquor Laws 2 0 0 1 3 4 2 2

Disorderly Conduct 1 0 2 3 4 2 3 0

Trespass 2 2 4 3 4 2 2 8

Other 41 37 41 52 35 51 46 38

Sub-Total 51 44 48 62 49 62 58 54 5.88%

Total 651 610 547 547 433 423 524 469 -27.96%
 

Source:  City of Colorado Springs Police Department Annual Reports 2004 through 2011; and, Ricker?Cunningham.

Table 1 
Gold Hill Mesa Commercial Area - Police Incidents 

 

Area suffer from most if not all of these conditions and will require a significant  

amount of infrastructure investment to overcome these obstacles.   

 

d) Unsanitary or unsafe conditions 

 

Multiple factors were identified that contribute to unsafe conditions in the Survey 

Area among them, insufficient improvements for vehicular and non-vehicular 
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movement due to inadequate streets and limited, if any, accommodations for 

pedestrians or bicycles; coupled with a hilly terrain and ill-defined access points.   

In addition to these, there are known environmental contaminants in the Area, 

due to past mining efforts and resulting waste. More details regarding 

environmental hazards are presented in the context of Factor (j) below.   

 

Other conditions considered in the context of this factor include steep slopes, 

which have already been identified, and the presence of a flood zone, high levels 

of criminal activity, and a lack of fire protection equipment. Despite the Area's 

proximity to Fountain Creek, located along its northern boundary (as depicted in 

Figure 4), no parcels in the Area are known to be impacted by a 100-year flood 

zone.  With regard to criminal activity, according to the Colorado Springs Police 

Department, the number of criminal incidents in the Area between 2004 and 2011 

appears to have remained fairly constant, if not declining. Finally, no information 

was available regarding fire protection equipment in the Area, which is not 

unusual since all of the subject parcels are vacant and unimproved. 

 

Conditions observed that while not unsafe are unsanitary, yet contributing to an 

overall appearance of neglect and considered in the context of this factor, include 

the presence of weeds, unscreened trash, and numerous incidents of remnant 

infrastructure including concrete blocks, fencing materials and building 

foundations. 

 

(e) Deterioration of site or other improvements 

 

In the context of developed properties, this Factor (e) deterioration of site or 

other improvements, generally considers the absence or condition of parking, 

landscaping, and / or signage, improvements expected within commercial 

properties. Whereas parcels in the Survey Area are vacant and unimproved, 

conditions considered relate more to the overall appearance of parcels, and 

whether they are being maintained or neglected.  Based on visual inspections, and 

as reported above, there are numerous instances of weeds, unscreened trash, and 

remnant infrastructure.  Further, it is obvious that this was once the site of 

significant mining and dumping operations.    
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Figure 4:  100 Year Flood Zone Map 
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(f) Unusual topography or inadequate public improvements or utilities 

 

 Grade changes and slopes on potentially developable properties are considered a 

"blighting condition" under the Act whereas they necessitate costly improvements 

such as retaining walls, drainage improvements, fill or dirt, and reinforced 

foundations.  In addition, steep slopes can negatively impair a site's visibility 

(value) and limit its  usefulness as measured by total developable acres. The 

topography of the properties in the Area is dominated by the deposition of the 

gold tailings.  Large channels have been formed through erosion of the hillside 

toward Fountain Creek.  The site drains from the southwest to the northeast with 

elevations varying from 6250 to 6000 feet above sea level.  the top of the hill is 

relatively flat with slopes varying from 0.5% to 5.0%.  The hill slopes steeply 

towards Fountain Creek at varying degrees from 10.0% to 25.0%.  The steep 

slopes and soil properties have contributed to a large amount of erosion on the 

face of the hill.  Deep cuts into the hillside are readily visible from U.S. Highway 

24.  As such, the Area exhibits unusual topography in all but a few parcels.  While 

the most severe slopes can be found around the sides of a mesa feature (visible in 

the aerial), most of the other parcels share at least some irregularity of terrain 

that serves to constrain development.   

 

 Inadequate infrastructure, the second condition considered in the context of this 

factor, can mean either a lack of infrastructure or limits on the capacity of the 

infrastructure that exists.  The exception being the presence of overhead utilities 

which, while often present and allowed on and within municipal parcels, are 

considered a visual and functional condition which contributes to an overall 

appearance of blight.  Overhead utilities are visible within the Survey Area, 

particularly along its northern border.   

 

 Based on the author's familiarity with the Area since they prepared the survey for 

the original Gold Hill Mesa Urban Renewal Area, it is known that all major utilities 

are available to properties within the Area from adjacent rights-of-way, but that 

no improvements existing within the Area's parcels.  In order to make parcels 

within the Area available for development, infrastructure and utility lines will have 

to be brought into the Area. 
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 (h) Existence of conditions that endanger life or property by fire or other causes 

 

 Factors that threaten site users which were either observed or identified in the 

Survey Area include all of those conditions previously discussed and including 

inadequate infrastructure for non-vehicular movement, the impact of its terrain 

on a suboptimal road system, and the presence of hazardous waste. Properties 

under the oversight of the Environmental Protection Agency (EPA) are discussed 

under Factor (j) below.   

 

(j) Environmental contamination of buildings and properties 

 

A review of materials published by the State of Colorado on behalf of the Federal 

Government related to properties that are presently under the oversight of the 

EPA, revealed that there are two locations under review within the existing Gold 

Hill Mesa Urban Renewal Area, one of which is within the Survey Area. Figure 5 

illustrates their location.   

 

Properties within the Area and larger urban renewal area are impacted by 

environmental contamination stemming from the accumulation of tailings from 

the ore refinement process that took place at the Golden Cycle Mill from 1905 to 

1949.  Specifically, both lead and arsenic have been detected in the soils.   

 

Environmental studies suggest that health risks from accidental exposure (via 

ingestion, inhalation, and skin contact) to these contaminants is limited, even for 

potential residents and site construction workers.  however, the risk of wind-

borne erosion, groundwater seepage into Fountain Creek, and unknown long-

term health effects have made this contamination a concern for neighborhoods 

and local officials alike.   

 

 (k.5)  Existence of health, safety, or welfare factors requiring high levels of municipal 

services or substantial physical underutilization or vacancy of sites, buildings, or 

other improvements 

 

Whereas the state statute defines this factor as including either high levels of 

municipal services or underutilization or vacancy of properties or buildings, 

Ricker|Cunningham investigated both conditions.  With regard to criminal 

incidents, as discussed under Factor (b) above, police incidents in the vicinity of  
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Figure 5:  Facilities Subject to EPA Oversight 

 

  

FIGURE 3

CPC Agenda 
May 21, 2015 
Page 199



 

 

the Area appear to have declined slightly over the past few years.  While traffic-

related occurrences could be thought to command a slightly disproportionate 

share of services and resources compared to other locations within the city, they 

are not being considered here. However, what is being considered is the 

unimproved condition of properties within the Survey Area boundaries. While the 

balance of properties within the existing Gold Hill Mesa Urban Renewal Area are 

developed or developing, parcels within the Survey Area remain vacant.  Further, 

a review of aerial photography for the western half of the Colorado Springs 

Metropolitan Area highlights how developed this portion of the city is, with the 

exception of properties in the Area, making them an obvious opportunity for infill 

development.  While less than favorable market conditions have contributed to 

the delay in attracting commercial operators, the larger factor has likely been the 

presence of adverse conditions, many of which have been sited herein.  

 

6.0 Summary of Factors 

 

Table 2 summarizes the findings across all surveyed parcels.  As explained earlier in this 

report, it is not legally necessary for every factor to be present in an area being 

considered for an urban renewal designation, in order for it to be found “blighted”.  In 

addition, a given factor need not be present on each and every parcel or within each 

and every structure (if any) to be counted, but rather, only needs to be present 

somewhere in the area as a whole.  As shown, eight of the 11 total possible factors were 

found, to some extent, within the Survey Area.  Additionally, all eight factors (as 

discussed earlier) were present to a degree that appeared likely to have a significantly 

negative impact on the public’s safety and welfare and impede the Area's ability to 

achieve sound growth and attract quality development. 
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Table 2 
Gold Hill Mesa Commercial Area - Summary of Findings 
 

Blight Qualifying 

Factor 

Present Total 

Survey Area  

(a)  

(b) x 

(c) x 

(d) x 

(e) x 

(f) x 

(g)  

(h) x 

(i)  

(j) x 

(k5) x 

Total Factors 8 

Source: RickerΙCunningham. 
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APPENDIX 
 

Development Application Review Criteria 
 
 
 

 
7.5.501 (E): CONCEPT PLAN REVIEW CRITERIA: 

 

D. Concept Plan Review Criteria: A concept plan shall be reviewed using the criteria listed 
below. No concept plan shall be approved unless the plan complies with all the requirements 
of the zone district in which it is located, is consistent with the intent and purpose of this 
Zoning Code and is compatible with the existing and proposed land uses surrounding the 
site. 

 
1. Will the proposed development have a detrimental effect upon the general health, 

welfare and safety or convenience of persons residing or working in the neighborhood of 
the proposed development? 

2. Will the proposed density, types of land uses and range of square footages permit 
adequate light and air both on and off the site? 

3. Are the permitted uses, bulk requirements and required landscaping appropriate to the 
type of development, the neighborhood and the community? 

4. Are the proposed ingress/egress points, traffic circulation, parking areas, loading and 
service areas and pedestrian areas designed to promote safety, convenience and ease 
of traffic flow and pedestrian movement both on and off the site? 

5. Will the proposed development overburden the capacities of existing streets, utilities, 
parks, schools and other public facilities? 

6. Does the proposed development promote the stabilization and preservation of the 
existing properties in adjacent areas and surrounding residential neighborhoods? 

7. Does the concept plan show how any potentially detrimental use-to-use relationships 
(e.g., commercial use adjacent to single-family homes) will be mitigated? Does the 
development provide a gradual transition between uses of differing intensities? 

8. Is the proposed concept plan in conformance with all requirements of this Zoning Code, 
the Subdivision Code and with all applicable elements of the Comprehensive Plan? 
(Ord.94-107; Ord. 01-42; Ord. 03-157; Ord. 09-78) 
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7.5.502 (E): DEVELOPMENT PLAN REVIEW CRITERIA: 
 

E. Development Plan Review Criteria: A development plan shall be reviewed using the criteria 
listed below. No development plan shall be approved unless the plan complies with all the 
requirements of the zone district in which it is located, is consistent with the intent and  
purpose of this Zoning Code and is compatible with the land uses surrounding the site. 
Alternate and/or additional development plan criteria may be included as a part of an FBZ 
regulating plan. 

 
1. Will the project design be harmonious with the surrounding land uses and 

neighborhood? 
2. Will the proposed land uses be compatible with the surrounding neighborhood? Will the 

proposed development overburden the capacities of existing streets, utilities, parks, 
schools and other public facilities? 

3. Will the structures be located to minimize the impact of their use and bulk on adjacent 
properties? 

4. Will landscaping, berms, fences and/or walls be provided to buffer the site from 
undesirable views, noise, lighting or other off site negative influences and to buffer 
adjacent properties from negative influences that may be created by the proposed          
development? 

5. Will vehicular access from the project to streets outside the project be combined, limited, 
located, designed and controlled to channel traffic to and from such areas conveniently 
and safely and in such a manner which minimizes traffic friction, noise and pollution and 
promotes free traffic flow without excessive interruption? 

6. Will all the streets and drives provide logical, safe and convenient vehicular access to 
the facilities within the project? 

7. Will streets and drives within the project area be connected to streets outside the project 
area in such a way that discourages their use by through traffic? 

8. Will adequately sized parking areas be located throughout the project to provide safe 
and convenient access to specific facilities? 

9. Will safe and convenient provision for the access and movement of handicapped 
persons and parking of vehicles for the handicapped be accommodated in the project 
design? 

10. Will the design of streets, drives and parking areas within the project result in a minimum 
of area devoted to asphalt? 

11. Will pedestrian walkways be functionally separated from vehicular traffic and landscaped 
to accomplish this? Will pedestrian walkways be designed and located in combination 
with other easements that are not used by motor vehicles? 

12. Does the design encourage the preservation of significant natural features such as 
healthy vegetation, drainage channels, steep slopes and rock outcroppings? Are these 
significant natural features incorporated into the project design? (Ord. 94-107; Ord. 95- 
125; Ord. 01-42; Ord. 02-64; Ord. 03-74; Ord. 03-157; Ord. 09-50; Ord. 09-78) 
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7.5.603 (B): ESTABLISHMENT OR CHANGE OF ZONE DISTRICT BOUNDARIES: 

 

B: A proposal for the establishment or change of zone district boundaries may be approved 
by the City Council only if the following findings are made: 

 
1. The action will not be detrimental to the public interest, health, safety, convenience or 

general welfare. 
2. The proposal is consistent with the goals and policies of the Comprehensive Plan. 
3. Where a master plan exists, the proposal is consistent with such plan or an approved 

amendment to such plan. Master plans that have been classified as implemented do 
not have to be amended in order to be considered consistent with a zone change 
request. 

4. For MU zone districts the proposal is consistent with any locational criteria for the 
establishment of the zone district, as stated in article 3, "Land Use Zoning Districts", of 
this Zoning Code. (Ord. 94-107; Ord. 97-111; Ord. 01-42; Ord. 03-157) 

 
 
 
 
 

NONUSE VARIANCE REVIEW CRITERIA: 
7.5.802 (B): CRITERIA FOR GRANTING A NONUSE VARIANCE: 

B. Criteria For Granting: The following criteria must be met in order for any nonuse variance 
to be granted: 

 

1. The property has extraordinary or exceptional physical conditions that do not 
generally exist in nearby properties in the same zoning district; and 

2. That the extraordinary or exceptional physical condition of the property will not allow a 
reasonable use of the property in its current zone in the absence of relief; and 

3. That the granting of the variance will not have an adverse impact upon surrounding 
properties. 

Nonuse variances to the parking and storage regulations (article 4, part 2 of this chapter) and 
to the sexually oriented business separation requirements (part 13 of this article) are subject 
to additional criteria set forth in subsections C and D of this section. 

 
 
 
 
 
 

USE VARIANCE REVIEW CRITERIA:  
7.5.803 (B): CRITERIA FOR GRANTING A USE VARIANCE:   
 

 The following criteria must be met in order for a use variance to be granted: 
 

1. That there are exceptional or extraordinary circumstances or conditions applicable to 
the property involved or to the intended use of the property that do not apply 
generally to the property or class of uses in the same zone so that a denial of the 
petition would result in undue property loss; and 

2. That such variance is necessary for the preservation and enjoyment of a property right 
of the petitioner; and also 

3. That such variance will not be detrimental to the public welfare or convenience nor 
injurious to the property or improvements of other owners of property. 
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7.5.906 (A.4): APPEALS: 
A. Appeals of Administrative Decisions: 

4.    Criteria For Review Of An Appeal Of An Administrative Decision: In the written notice, 
the appellant must substantiate the following: 

a. Identify the explicit ordinance provisions which are in dispute. 

b. Show that the administrative decision is incorrect because of one or more of the 
following: 

(1) It was against the express language of this zoning ordinance, or 

(2) It was against the express intent of this zoning ordinance, or 

(3) It is unreasonable, or 

(4) It is erroneous, or 

(5) It is clearly contrary to law. 

c. Identify the benefits and adverse impacts created by the decision, describe the 
distribution of the benefits and impacts between the community and the appellant, and 
show that the burdens placed on the appellant outweigh the benefits accrued by the 
community. 

 

 

 
 
ADMINISTRATIVE RELIEF REQUEST REVIEW CRITERIA: 
7.5.1102: FINDINGS NECESSARY TO GRANT ADMINISTRATIVE RELIEF: 
To grant administrative relief, all of the following criteria must be met: 

 
A. The strict application of the regulation in question is unreasonable given the development 

proposal or the measures proposed by the applicant or that the property has extraordinary 
or exceptional physical conditions that do not generally exist in nearby properties in the 
same zoning district and such conditions will not allow a reasonable use of the property in its 
current zone in the absence of relief. 

B. The intent of this Zoning Code and the specific regulation in question is preserved. 
C. The granting of the administrative relief will not result in an adverse impact on surrounding 

properties. 
D. The granting of the administrative relief will not allow an increase in the number of dwelling 

units on a parcel. Administrative relief shall not be used to create or modify lots to the extent 
that they no longer meet the minimum lot size for the zone district in which they are located. 
(Ord. 86-39; Ord. 91-30; Ord. 94-107; Ord. 01-42; Ord. 03-16) 
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7.6.203: CONDITIONS FOR ANNEXATION: 
To assist the City Council in its decision, each proposal for annexation shall be studied 
to determine whether: 

 
 

E. The area proposed to be annexed is a logical extension of the City's boundary; 
 
 

F. The development of the area proposed to be annexed will be beneficial to the City. Financial 
considerations, although important, are not the only criteria and shall not be the sole 
measure of benefit to the City; 

 
 

G. There is a projected available water surplus at the time of request; 
 
 

H. The existing and projected water facilities and/or wastewater facilities of the City are 
expected to be sufficient for the present and projected needs for the foreseeable future 
to serve all present users whether within or outside the corporate limits of the City; 

 
 

I. The annexation can be effected at the time the utilities are extended or at some time in 
the future; 

 
 

J. The City shall require as a condition of annexation the transfer of title to all groundwater 
underlying the land proposed to be annexed. Should such groundwater be separated 
from the land or otherwise be unavailable for transfer to the City, the City, at its 
discretion, may either refuse annexation or require payment commensurate with the 
value of such groundwater as a condition of annexation. The value of such groundwater 
shall be determined by the Utilities based on market conditions as presently exist; 

 
 

K. All rights of way or easements required by the Utilities necessary to serve the proposed 
annexation, to serve beyond the annexation, and for system integrity, shall be granted to 
the Utilities. Utilities, at the time of utility system development, shall determine such rights 
of way and easements; 

 
 

L. If the proposed annexation to the City overlaps an existing service area of another utility, 
the applicant shall petition the PUC (Public Utilities Commission) or other governing 
authority to revise the service area such that the new service area will be contiguous to the 
new corporate boundary of the City. 

 
 
After the foregoing have been studied in such depth as the City Council shall require, the City 
Council in its discretion may annex or not annex the proposed area. In the event the City 
Council chooses to annex, it may require a contemporary annexation agreement specifying the 
installation and the time of installation of certain public and utility improvements, both on site 
and off site, that are required or not required under this Subdivision Code. City Council may 
specify such other requirements, as it deems necessary. In the event the City Council chooses 
not to annex, utilities shall not be extended unless Council is assured that an agreement for 
annexation can be enforced, and that the remaining provisions of this section for annexation 
subsequent to extension of utilities have been met. (Ord. 96-44; Ord. 01-42) 
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