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PROJECT SUMMARY: 

1. Project Description: Request by Guman and Associates on behalf of Wolf Ridge 
Development Company, LLC to rezone 27.3 acres from A/AO (Agricultural with Airport 
Overlay) to PUD/AO (Planned Unit Development: Detached Single-Family Residential, 
maximum density 3.85 dwelling units per acre, maximum building height of 35 feet, with 
Airport Overlay) zone district; and an amendment to the Dublin North Development Plan 
(Phase 8) that illustrate the addition of 105 single family lots with open space areas and 
public roads. (FIGURE 1).  

 
The property is located east of Templeton Gap Road and west of the current terminus of 
Wolf Ridge Road, west of Vista Ridge High School and consists of 27.3 acres. 
 

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

subject to conditions and technical modifications as outlined in the staff report. 
 
BACKGROUND: 

1. Site Address: Not applicable 
2. Existing Zoning/Land Use: A/AO (Agricultural with Airport Overlay) / Vacant  
3. Surrounding Zoning/Land Use: 

North: A (Agricultural) / Vacant (Planned: Single-Family Residential) 
South: PUD (Planned Unit Development - Single-Family Residential)/Single-family 

residences 
East: PUD (Planned Unit Development) / Vista Ridge High School 
West: County RR-5 (Rural Residential)/Vacant; PBC (Planned Business 

Center)/Vacant; and M1 (Industrial)/C&C Sand and Hamlin’s Auto Body 
4. Comprehensive Plan/Designated 2020 Land Use: General Residential 
5. Annexation: The property was annexed as Dublin North 3 and 3A in 2006. 
6. Master Plan/Designated Master Plan Land Use: Dublin North Master Plan - Residential 
7. Subdivision: Dublin North Filing Number 8 (Pending) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site has no significant vegetation or natural features. 

  
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 79 property owners within 
500 feet, notifying them of the application submittal, as well as the public hearing.   
 
Staff received comments from the industrial property owners to the west. They are concerned 
about buffering the residential properties from their existing industrial uses and cut-through 
traffic on Stone Mesa Point. These issues are addressed in the below sections of this report. 
 
Staff also sent the plans to the standard internal and external review agencies for comments. All 
comments received from the review agencies have been addressed. Commenting agencies 
included Colorado Springs Utilities, City Engineering, City Traffic, City Fire, City Finance, Police 
and E-911 and Airport.  
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER 
PLAN CONFORMANCE:  
 

1. Review Criteria / Design & Development Issues:   

 



Rezone from A/AO to PUD/AO 
The existing zoning is A/AO (Agricultural with Airport Overlay). This zoning was established 
with the approval of the annexation and master plan in 2006 and has served as a holding 
zone until the property was ready to be developed. The owner now wishes to develop the 
site as single-family residential. The PUD zone district with the Airport Overlay will allow 
single family residential at a density of 3.85 dwelling units per acre with a 35 foot maximum 
building height. This zoning and residential density is a continuation of the residential 
densities established in phases one through seven of the Dublin North development.  
 
Staff finds that the zone change request is in conformance with the City Code criteria for 
rezoning and the criteria for establishment of a PUD. 

 
PUD Development Plan Amendment 
The Dublin North PUD Development Plan Amendment is submitted in conjunction with the 
zone change application for this project. The Dublin North PUD illustrates all the past and 
future phases of residential development. Instead of individual development plans for each 
phase, the applicant amends the original to illustrate all phases in one planning document.  
 
This amendment for Phase 8 illustrates 105 single family lots, open space areas, landscape 
tracts and public road extensions. Fencing and landscaping will be utilized to buffer the 
property from the industrial zoned property to the west.  
 
This phase is directly south of future Wolf Ridge Road extension. Wolf Ridge Road is 
currently constructed east to Vista Ridge High School and will extend west of the high 
school with this phase of development. Wolf Ridge ends at a T-intersection with Templeton 
Gap Road, directly across from Stone Mesa Point. The developer is responsible for 
construction of Wolf Ridge Road and road improvements to Templeton Gap Road to include 
a full asphalt mat for all required lanes on Templeton Gap as well as curb, gutter and 
sidewalk adjacent to the development. At the time of the agenda publication, the developer 
and the City continue to discuss the details of the required improvements and the timing of 
said improvements. The properties on the west side of Templeton Gap will install curb, 
gutter and sidewalk with future developments. 
 
The internal residential roadway network will connect to Wolf Ridge Road on the north and a 
connection of Edmondstown Drive through the southern phases of Dublin North. Also 
illustrated is a future connection to Templeton Gap that is labeled as “Tract F”. If this access 
is needed by the property owner to the north of this tract, it can be used for additional 
access. 
 
The industrial neighbors to the west have concerns about screening the new residential 
homes adjacent to the existing industrial. They are also concerned that the Wolf Ridge Road 
intersection at Templeton Gap Road and Stone Mesa Point will create a cut-through traffic 
issue on Stone Mesa Point. Currently, Stone Mesa Point is a private drive. Creating a cut-
through situation from Templeton Gap Road to Tutt Boulevard is a detriment to the owners 
maintaining Stone Mesa Point. 
 
Responding to these concerns, the City Traffic Engineer has agreed to convert Stone Mesa 
Point to a public road, thus eliminating any issues with cut-through traffic on the private drive 
and providing a public road connection from Templeton Gap Road to Tutt Boulevard. This 
conversion to a public road will occur with the construction of Wolf Ridge Drive. Notes have 



been added to the development plan outlining the required improvements and timing of the 
road conversion. 
 
Screening has been shown along Templeton Gap Road. This is the required landscape 
setback and fencing buffer between differing uses. The applicant has also added additional 
evergreens to the landscape buffer for better year-round visual screening.  
 
Staff finds that the PUD development plan is in conformance with the City Code criteria for 
PUD development plan approval. 

 
2. Conformance with the City Comprehensive Plan: The annexation and use is consistent with 

the City’s Comprehensive Plan.  The Plan’s 2020 Land Use Map identifies this area as a 
“General Residential”. 

 
The following City Comprehensive Plan goals, objectives and policy statements apply to this 
project: 

 
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 302c: Promote Compatibility between Land Uses of Differing Intensities: Design 
and develop mixed land uses to ensure compatibility and appropriate transitions between land 
uses that vary in intensity and scale. 

 
Objective LU 5: Develop Cohesive Residential Areas: Neighborhoods are the fundamental 
building block for developing and redeveloping residential areas of the city. Likewise, 
residential areas provide a structure for bringing together individual neighborhoods to support 
and benefit from schools, community activity centers, commercial centers, community parks, 
recreation centers, employment centers, open space networks, and the city’s transportation 
system. Residential areas also form the basis for broader residential land use designations on 
the citywide land use map. Those designations distinguish general types of residential areas 
by their average densities, environmental features, diversity of housing types, and mix of 
uses. Residential areas of the city should be developed, redeveloped and revitalized as 
cohesive sets of neighborhoods, sharing an interconnected network of streets, schools, parks, 
trails, open spaces, activity centers, and public facilities and services. 

 
Policy LU 501: Plan Residential Areas to Integrate Neighborhoods into the Wider Subarea and 
Citywide Pattern: Plan, design, develop, and redevelop residential areas to integrate several 
neighborhoods into the citywide pattern of activity centers, street networks, environmental 
constraints, parks and open space, school locations and other public facilities and services. 
 
Strategy LU 501a: Link Neighborhood Layout and Design to a Larger Residential Area: In 
master plans and in community planning areas, layout and design individual neighborhoods to 
form a coherent residential area. 
 
Policy LU 601: Assure Provision of Housing Choices: Distribute housing throughout the City 
so as to provide households with a choice of densities, types, styles and costs within a 
neighborhood or residential area. 
 



Objective N 1: Focus On Neighborhoods: Create functional neighborhoods when planning and 
developing residential areas. Regard neighborhoods as the central organizing element for 
planning residential areas. Rely on neighborhood-based organizations as a means of 
involving residents and property owners in the decision-making process. 

 
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 City Planning and Development Staff that the Dublin North Phase 8 zone 
change and development plan are consistent with the City’s Comprehensive Plan 2020 Land 
Use Map and the Plan’s goals, objectives and policies for General Residential use. 
 
Conformance with the Area’s Master Plan: This project is to be located within the Dublin North 
Master Plan area is designated for residential use. 

 
It is the finding of the City Planning and Development Staff that the Dublin North Phase 8 
project is consistent with the Dublin North Master Plan. 

 
STAFF RECOMMENDATIONS: 
 
Item No: B.1  CPC PUZ 14-00124 – Rezone to PUD 
Approve the rezoning from A/AO (Agricultural with Airport Overlay) to PUD/AO (Planned Unit 
Development: Detached Single-Family Residential, maximum density 3.85 dwelling units per 
acre, maximum building height of 35 feet, with Airport Overlay) zone district, based upon the 
finding that the change complies with the zone change criteria found in City Code Section 
7.5.603.B and the PUD establishment criteria found in City Code Section 7.3.603. 
 
Item:  B.2 CPC PUD 06-108-A7MJ14 – PUD Development Plan Amendment 
Approve the Dublin North Phase 8 PUD Development Plan Amendment based upon the finding 
that the plan complies with the PUD development plan review criteria in City Code Section 
7.3.606, subject to the following conditions and technical modifications:  
 
Conditions of Approval: 
1. Templeton Gap Road shall be constructed per the future construction drawings to include 

the updated turn lanes to Templeton Gap, Wolf Ridge and Stone Mesa as outlined in 
Technical Modifications. 

2. The developer is responsible for the construction of Templeton Gap Road adjacent to the 
project property from its current terminus of full improvements. The construction includes a 
full asphalt mat for all required lanes for the full width of Templeton Gap Road and sidewalk, 
curb, gutter on the eastern side of Templeton Gap Road adjacent to the project and turn 
lanes as specified in Technical Modification #2 (below). 



3. The property is required to be included in the Woodmen Road Metro District prior to 
approval of any final plats within this development plan. 

 
 
 
Technical Modifications: 
1. Revise the Tract Table on Sheet 1 to state that the maintenance of drainage facilities within 

all tracts will be done by the Dublin North Metropolitan District No. 3. The only exception is 
that Tract B will have public storm sewer that will be maintained by the City, however the 
surface maintenance of the detention pond will be done by the Dublin North Metropolitan 
District No. 3. 

2. Add the following turn lanes at the intersection of Templeton Gap road and Wolf Ridge 
Road/Stone Mesa Point:  
1- A northbound right turn lane, with 150 feet and appropriate taper length. 
2- A northbound left turn lane, with 150 feet and appropriate taper length.  
3- A southbound right turn lane, with 100 feet and appropriate taper length.  
4- A westbound right turn lane, with 200 feet and appropriate taper length.  

3. Add a note to Page 1 that Stone Mesa Point is accepted by the City as a public street. 
4. Please revise Note 2 on Sheet 1 to indicate that the full mat width of asphalt will be 

constructed with Phase 1 and only the curb and gutter and sidewalk on the west side of T-
Gap will be constructed by the adjacent property owners when they develop.  

5. Please remove Note 3 as this is covered in Note 2.  
6. Please add the following note to Sheet 1, "If traffic volumes warrant a signal at the 

intersection of Templeton Gap Road and Wolf Ridge Road, traffic movements will be 
restricted.” 

7. Add the avigation easement statement to the development plan. 
8. Add cut sheets of the play elements called out in the park area.  
9. Enumerations comments shall be addressed prior to final approval. 
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May 20, 2015 

Meggan Herington, AICP 
Principal Land Use Review Planner 
Planning & Development 
City of Colorado Springs 
30 S. Nevada Ave., Suite 105 
Colorado Springs, CO 80903 
 
RE:  Dublin North Phase 8/’Kwan’ Parcel  
 
Project Statement: 
  
The purpose of the Phase 8/ ‘Kwan’ zone change, concept plan, and development plan is to add 

105 single-family detached residential units and privately developed and maintained open space 

to the existing Dublin North development (Filings 1-7). The final plat will increase the Dublin 

North total acreage from 52 to 79 acres and the dwelling units from the currently approved 232 

units up to 337 units with a density of 4.25 DUs per acre. The additional units will be added in 

the northwestern vicinity of the existing projects with access from existing Templeton Gap Road 

via an extension of the existing Wolf Ridge Road and proposed Edenderry Road. There are no 

proposed changes to any existing lots, final plats, streets, utilities, and landscape already 

approved within the Dublin North project. 

 

Phase 8/ ‘Kwan’ is a logical expansion of the existing Dublin North project and will convey all 

the appropriate easements not already in place, remove any unnecessary easements, and provide 

for additional right-of-way as required for the extension of Wolf Ridge Road to Templeton Gap 

Road and development of the new Edenderry Road to Templeton Gap Road. The project 

currently has sufficient water and wastewater service capabilities to extend to the proposed 105 
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units. These utilities are available immediately and will not delay the progress of this phase. 

Please direct questions and/or concerns to William Guman & Associates, Ltd.  Thank you. 

 

Issues: 

No major issues that could affect the successful development and completion of Dublin North 

Phase 8/’Kwan’ parcel have been identified.  

 

Sincerely,  

 
Bill Guman, RLA, ASLA 
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