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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 

CPC Agenda 
May 21, 2015 
Page 7



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). 

CPC Agenda 
May 21, 2015 
Page 8



 
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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