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PROJECT SUMMARY: 

1. Project Description: This proposal is to allow for the redevelopment of multiple residential 
properties north of San Miguel St. and east of Glen Ave.  Specifically, the plan illustrates the 
demolition of six residential structures (both single-family and multi-family) and the construction of 
a 10,923 square foot warehouse building.  The plan also illustrates numerous site improvements 
including landscaping, screening, public improvements (e.g. curb/gutter/sidewalk, improved trail 
connection), and drainage improvements.  A portion of the 2.27 acre site must be rezoned from 
R2 (Two Family Residential) to SU (Special Use) to support the project.  (FIGURE 1) 
 

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

3. Planning & Development Team’s Recommendation: Approval of the applications with 
technical modifications. 
 

 
BACKGROUND: 

1. Site Address:  The site includes 232, 236, and 240 W. San Miguel St. as well as 1315, 1317, 
1323, and 1331 Glen Ave. 

2. Existing Zoning/Land Use:  Roughly 0.9 acres of the site is zoned SU/SS (Special Use with 
Streamside Overlay) while the remaining 1.4 acres are zoned R2/SS (Two Family Residential 
with Streamside Overlay) / the site currently includes multiple residential structures, a roughly 
3,000 square foot warehouse, a roughly 1,200 square foot office building, and an outdoor storage 
yard.  

3. Surrounding Zoning/Land Use:   
North:  PK / Colorado Springs Parks and Recreation offices and equipment yard  
South: SU / Colorado College Landscape Facilities 
East:  PK and R-1-9000 / Monument Valley Park is adjacent to the east; beyond the park is a 

portion of the Old North End single-family residential neighborhood. 
West:  R2 / Single-family homes 

4. Comprehensive Plan/Designated 2020 Land Use:  This property is designated as a General 
Residential on the City’s 2020 Land Use Map. 

5. Annexation:  The property was annexed in 1872 as part of the Town of Colorado Springs  
6. Master Plan/Designated Master Plan Land Use: The southern portion of the site falls within the 

Colorado College Master Plan and is designated as “facilities services,” the northern portion of 
the site is not currently within a master plan; the proposed master plan amendment associated 
with this project adds the entirety of the site to the Colorado College Master Plan and labels it as 
“library storage receiving offices.” 

7. Subdivision:  The site includes portions of three different subdivisions: Harrisons Sub (1898), 
Scholz Sub (1901), and The Colorado College Northwest Campus Filing No. 1 (2011) 

8. Zoning Enforcement Action:  There are no active zoning enforcement actions on the site. 
9. Physical Characteristics:  The site is fully developed with multiple residential structures, as well as 

the Colorado College’s facilities warehouse, office, and storage yard. 
 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Forty-eight surrounding property owners were notified of the proposal shortly after the application was 
submitted; two stakeholder organizations were also notified – the Old North End Neighborhood (ONEN), 
and the Friends of Monument Valley Park (FoMVP).  That notification provided information about the 
project, information about a City-initiated neighborhood meeting, and instructions of how to submit 
comments.  The neighborhood meeting was held on June 2, 2015 and approximately seven stakeholders 
attended. Staff has received numerous formal comments from the surrounding property owners and 
ONEN (FIGURE 3).  An additional set of postcards will be mailed to surrounding property owners prior to 
the Planning Commission’s public hearing.    
 
 



ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The subject properties are located in, and immediately adjacent to, what the College refers to as their 
West Campus.  This area, which is also identified in the College’s Long-Range Development Plan (LRDP) 
as being within the Glenn Avenue Precinct, is a made of up a mix of College-owned and privately-owned 
properties.  The area immediately north of the site is owned by the City of Colorado Springs and is used 
as the Parks and Recreation Department’s administrative offices, facilities yard, and warehouses.  The 
subject properties are immediately west of Monument Valley Park which includes Monument Creek and 
pedestrian trails on both sides of the stream.  Beyond Monument Valley Park to the east is the 
southwestern corner of the Old North End neighborhood.  The land uses to the south of the subject 
property is a mix of uses including: the Colorado College Landscape Facilities property, privately owned 
single-family homes, and commercial uses including a gas station / convenience store, and a large off-
premise alcohol sales establishment.  A single row of single-family homes are located immediately to the 
west of the subject properties; just beyond the residences runs the Denver & Rio Grande Western 
railroad line and I-25. 
 
The site is made up of seven parcels all of which are owned by the Colorado College.  Roughly one-third 
of the site’s 2.27 acres are currently zoned SU (Special Use) which allows for a wide range of non-
residential and institutional uses.  The remainder of the site is zone R2 (Two Family Residential) which 
only permits residential land uses.   
 
The primary goal of the proposed project is to construct a 10,923 square foot warehouse building to serve 
as a central receiving facility for the College as well as an off-site storage facility for library materials that 
are less-frequently utilized by students and faculty.  The proposed work requires multiple applications 
including a minor amendment to the College’s master plan (FIGURE 4), a zone change (FIGURE 5), a 
major amendment to a conditional use development plan (FIGURE 6), and a non-use variance.  A 
vacation of public right-of-way application (FIGURE 7) is also being processed as part of the project, but 
the outcome of that application doesn’t directly affect the proposed warehouse construction.  Additional 
applications are being processed administratively that are indirectly associated with the project.  These 
include: a subdivision plat to establish one lot for the subject properties; a minor amendment to the 
College’s landscape facilities yard immediately south of the subject properties; a non-use variance for the 
landscape facilities yard to allow an eight foot tall brick wall within the front yard setback along Glenn 
Ave.; and a major renovation to Tutt Library on N. Cascade Ave. south of Uintah St. 
 
It was obvious from the initial conversations that the proposed project would require attention and effort to 
adequately meet the required review criteria.  Specifically, adequate buffering, screening, landscaping, 
architectural design, access control, and other measures must be implemented to mitigate any impacts to 
the residential property owners to the west as well as the park users to the east.  While significant efforts 
were made to address these issues, many of the residential property owners to the west and southwest 
object to the project.  Most offered few, if any, suggestions for how to improve the project.  Instead, they 
believe that the R2 properties should remain residential to preserve the existing character of their 
neighborhood.   
 
Given the College’s needs related to the proposed project, the applicant resubmitted a revised plan that 
implemented Staff’s recommendations and requirements and addressed as many suggestions from 
neighbors as possible.  The final landscape plan associated with the project illustrates significant 
vegetation along Glen and along the property’s eastern boundary.  The majority of the land along Glen 
Ave. will be improved with a forty foot wide landscape buffer when including the entire area between the 
new curb and the new fence.  New sidewalk will be constructed along Glen Ave. adjacent to the site and 
the existing curb and gutter will be replaced where needed.  A new cul-del-sac bulb will be constructed at 
the northern terminus of Glen St. to allow vehicles to turn around without utilizing private driveways.  A 
new trail connection will be added at the north edge of the site to improve the ability for trail users to 
access the Parks and Recreation offices just north and west of the site.  The building itself is designed 
with high quality materials and architectural treatments to appear more like a historic barn than a typical 
warehouse; multiple cupolas, board and batten hardie plank siding, stone veneer trim, and false barn 
doors and windows all add to the aesthetic appeal of the building.    
 



In addition to the physical changes to the site the College has stated that the proposed use will actually 
decrease issues like traffic and noise to the adjacent properties.  The proposed facility will receive regular 
delivery traffic, but will primarily consist of small and mid-size trucks.  Few staff will operate out of the 
property, and some of those will arrive in the morning and leave in the evening but spend much of their 
time on the main campus.  The facility will have minimal activity in the evenings or on weekends.  
Additionally, the access to the property has been designed to come only from San Miguel, removing all 
traffic from Glen Ave. to the site.  Conversely, the existing residential uses (seven dwelling units) may 
actually have higher traffic volumes, much of it utilizing Glen Ave. 
 
Another issue that may be improved with the proposed project is drainage.  Many of the residents that 
attended the June 2, 2015 neighborhood meeting commented on drainage problems along Glen Ave.  
Follow up analysis showed that a significant amount of stormwater runoff was exiting the Parks and 
Recreation property to the north and running down the west side of Glen Ave. toward San Miguel St.  This 
surface flow is creating street maintenance problems adjacent to the neighboring residential lots.  The 
proposed plan will add a cross pan and inlet at the north end of Glen Ave. which will take the surface 
runoff through a private storm pipe and into the site’s stormwater quality pond before discharging into 
Monument Creek.     
 
As stated above, the proposed project requires numerous applications.   
 
Colorado College Master Plan Amendment 
The proposed minor amendment to the Colorado College Master Plan affects the plan’s future land use 
map by identifying the subject property as “Proposed Zone SU, Library Storage Receiving Office;” it was 
previously not illustrated on the plan as it was privately owned.  The minor amendment must be evaluated 
using the Master Plan review criteria found in section 7.5.408 of the City Code.  Those criteria cover a 
wide range of issues including: conformance to the City’s Comprehensive Plan; positive land use 
relationships; adequate public facilities; adequate transportation facilities; environmental impacts, and 
others.   
 
After careful consideration, staff finds that the proposed minor amendment to the Colorado College 
Master Plan is consistent with the required Master Plan criteria. 
 
Zone Change to Establish the SU Zone 
The proposed project requires a portion of the site to be rezoned from R2/SS (Two Family Residential 
with Streamside Overlay) to SU/SS (Special Use with Streamside Overlay).  The SU (Special Use) zone 
allows for a wide range of non-residential and institutional uses and is largely intended to “accommodate 
primarily colleges or universities and those uses customarily associated with and in close proximity to 
those institutions.”  A change in zone application must be evaluated using the zone change criteria found 
in section 7.5.603 of the City Code.  Those criteria require that the action “will not be detrimental to the 
public interest, health, safety, convenience or general welfare,” that the proposal is consistent with the 
Comprehensive Plan, and that the proposal is consistent with the applicable master plan.   
 
During the internal review stage for this project, Staff determined that a second zoning ordinance should 
be utilized to change the zone of a 4,350 square foot piece of R2 zoned property to PK (Public Park).  
The specific area in question is currently owned by the Colorado College but is being platted as a tract 
and conveyed to the City for public use.  Without the second zoning ordinance, the tract would retain the 
R2 zone. 
 
After careful consideration, staff finds that the proposed zone changes from R2/SS (Two Family 
Residential with Streamside Overlay) to SU/SS (Special Use with Streamside Overlay) and from R2/SS 
(Two Family Residential with Streamside Overlay) to PK/SS (Public Park with Streamside Overlay) are 
consistent with the required zone change criteria. 
 
Non-Use Variance for Impervious Cover 
The proposed project includes a number of significant changes to the north part of the site.  The existing 
single-family homes are being removed and replaced with a 10,923 square foot warehouse building.  To 



provide adequate buffering and landscaping to the single-family homes to the west, the warehouse and 
its associated circulation area are pushed eastward toward Monument Creek and the Streamside 
Overlay.  Although the Overlay Zone limits the amount of impervious cover within close proximity to the 
City’s creeks and streams, exceptions are often approved to account for urban context and mitigating 
factors.  In this case, all of the site’s stormwater runoff is directed to a water quality pond at the 
southeastern corner of the site before it is discharged into Monument Creek.  This design and stormwater 
system was established in 2010 when the College’s facilities yard was approved on a portion of the site; 
at that time a non-use variance was approved to allow 39.2% impervious surface within the Streamside 
Overlay.   And while more impervious surfaces are proposed within the Streamside Overlay than allowed 
by code, or allowed by the 2010 plan, the plan successfully buffers the stream with landscaping and other 
design elements.   
 
After careful consideration, staff finds that the proposed non-use variance to allow 42% impervious cover 
where the limit is 25% meets the required non-use variance criteria. 
 
Major Amendment to a Conditional Use Development Plan 
The proposed project is considered a major change to the previously approved conditional use 
development plan for the Colorado College Facilities Yard at 228 and 232 W. San Miguel St.  That portion 
of the site, roughly 0.9 of the total 2.27 acre site, already has SU zoning and was previously developed as 
a non-residential use serving the College.  The proposed plan illustrates relatively minor additions to the 
existing non-residential buildings at the existing Facilities Yard and expands the site northward toward the 
City’s Parks and Recreation property.   
 
The plan illustrates the removal of multiple residential structures along Glen Ave. and the construction of 
a 10,923 square foot warehouse building to serve as a central receiving and off-site library storage 
building.  As discussed above, the College and their planners and designers have made significant effort 
to mitigate impacts to the surrounding property owners and to comply with the required conditional use 
and development plan review criteria.  Generally, the use and the plan must not substantially injure the 
value and qualities of the surrounding neighborhood; it must be found consistent with the intent and 
purpose of the zoning code to promote public health, safety and general welfare; and it must be 
consistent with the City’s Comprehensive Plan.  To comply with the City’s development plan review 
criteria the plan must be harmonious with surrounding land uses; be compatible with the surrounding 
neighborhood; it must not overburden existing public facilities; the structures must be located to minimize 
impact on adjacent properties; landscaping and fencing must be utilized to buffer adjacent uses; vehicular 
access must be limited and controlled to minimize traffic friction, noise and pollution; adequate parking 
must be provided; ADA needs must be accommodated; asphalt must be minimized; pedestrian needs 
must be accommodated; and the project must take into account the preservation of significant natural 
features.   
 
As a site affected by the Streamside Overlay Zone, an additional eleven environmental criteria are utilized 
to evaluate the project.  The criteria include: the maintenance of existing natural landforms; the 
incorporation of the natural streamside setting into the proposed project; minimizing impact on wildlife and 
the riparian ecosystem; incorporating recreational opportunities and trail networks into the project; 
protection from flood damage; minimizing impact on significant natural features; implementation of 
subarea plans; minimizing stormwater runoff and protecting water quality; meeting landscape buffer 
requirements; stabilizing stream banks; and reclaiming drainageways where practical.   
 
After careful consideration, staff finds that the proposed major amendment to the previously approved 
conditional use development plan meets the required conditional use and development plan review 
criteria. 
 
Vacation of San Miguel Right-of-Way 
The final application associated with the proposed project is a request to vacate the public right-of-way for 
W. San Miguel St. east of Glen Ave.  The current configuration of W. San Miguel St. adjacent to the site is 
a 50 foot wide right-of-way that extends roughly 230 feet east of Glen Ave.  The right-of-way extends well 
beyond the Monument Valley trail and nearly down to the bottom of the creek channel.  No cul-de-sac 



exists to allow safe maneuvering for vehicles to turn around.  The College owns all the land on both the 
north and south sides of the right-of-way.  The right-of-way is not needed for public transportation 
purposes.  While the right-of-way does include public utilities, and is utilized to access a public stormwater 
pond to the southeast of the site, easements will be retained to provide adequate access for both 
facilities.  Additionally, the right-of-way includes a historic rock wall that was built by the Works Progress 
Administration (WPA) in the 1930’s.  While this wall is included within the current right-of-way and falls 
within the area to be vacated, staff is including a condition on the application that the vacation is not to be 
recorded until a quit claim deed can be prepared to convey a portion of the vacated area back to the City 
for public purposes.  This conveyance will occur immediately after the recordation of the vacation.   
 
The last consideration for the proposed vacation is that the current right-of-way includes a short trail 
connection from the Monument Valley Trail to the public sidewalk.  Some trail users utilize this route to 
access Glen Ave. and cross Uintah at the signalized intersection.  There are two factors that justify the 
elimination of this connection.  First, the proposed plan creates a new trail connecting the Monument 
Valley Trail to Glen Ave. at the north end of the subject property.  This new connection is preferable in 
that it can help improve access to the Parks and Recreation administrative offices just northwest of the 
site; currently, it is difficult to get from the Parks and Recreation offices to the existing trail network.  
Furthermore, the College will be improving Glen Ave. with new sidewalk adjacent to the site so that if trail 
users still wish to access the traffic signal at Uintah or the adjacent convenience store, they can do so 
safely.  The other consideration for evaluating the removal of the exiting trail connection at San Miguel is 
the fact that the City will be constructing a new underpass for the Monument Valley Trail to proceed under 
Uintah within the next two years.  This trail improvement will significantly reduce the frequency of trail 
users connecting to Glen at the site. 
 
After careful consideration, staff finds that the proposed right-of-way vacation is consistent with the 
required vacation criteria. 
 
 
CONFORMANCE WITH THE CITY COMPREHENSIVE PLAN  
Comprehensive Plan 2020 Land Use Map: General Residential. 
Comprehensive Plan Goals and Objectives: General Residential. 
Policy LU 202: Make Natural and Scenic Areas and Greenways an Integral Part of the Land Use Pattern  
Objective LU 3: Develop a Mix of Interdependent, Compatible, and Mutually Supportive Land Uses 
Strategy LU 302a: Promote an Integrated Pedestrian Circulation System 
Objective LU 4: Encourage Infill and Redevelopment  
Strategy NE 201b: Incorporate Natural Features into Design of All Development 
Policy CCA 302: Protect Historical and Cultural Resources 
 
It is the finding of the City Community Development Department that the Colorado College 
Creekside Support Center project will substantially conform to the City Comprehensive Plan 2020 
Land Use Map and the Plan’s goals and objectives. 
   
 
STAFF RECOMMENDATIONS: 
 
ITEM NO: C.1  CPC MP 97-00261-A4MN15 – COLORADO COLLEGE MASTER PLAN 
Approve the proposed master plan amendment based on the findings that the application meets the 
criteria found in section 7.5.408 of the City Code.  
 
ITEM NO: C.2  CPC ZC 15-00055 – ZONE CHANGE 
Approve the proposed zone changes from R2/SS (Two Family Residential with Streamside Overlay) and 
SU/SS (Special Use with Streamside Overlay) to SU/SS (Special Use with Streamside Overlay) and from 
R2/SS (Two Family Residential with Streamside Overlay) to PK/SS (Public Park with Streamside Overlay) 
based on the findings that the application meets the criteria found in section 7.5.603 of the City Code.  
 



ITEM NO: C.5  CPC NV 15-00076 – NON-USE VARIANCE FOR IMPERVIOUS COVER 
Approve the proposed non-use variance to allow 42% impervious cover within the Streamside Overlay 
where 25% is the limit based on the findings that the application meets the criteria found in section 
7.5.802.B. of the City Code.  
 
ITEM NO: C.3  CPC CU 10-00100-A3MJ15 – MAJOR AMENDMENT TO THE COLORADO COLLEGE 
FACILITIES YARD CONDITIONAL USE DEVELOPMENT PLAN 
Approve the proposed major amendment to the Colorado College Facilities Yard Conditional Use 
Development Plan based on the findings that the application meets the criteria found in section 7.5.704 of 
the City Code subject to compliance with the following technical and informational plan modifications: 
 

Technical and Informational Modifications to the Conditional Use Development Plan: 
1. The development plan labels a 5 foot wide public improvement easement along the Glen Ave. 

right-of-way, but the subdivision plat labels this easement as a public utility easement; correct the 
plan to provide consistency with the plat.   

2. Add the variance file number to General Note #3. 
3. Update the tree demolition information as needed to reflect direction from the City Forester. 
4. Correct the trail easement label leader arrow on sheet 1 to reference the 20 foot wide trail 

easement not the 5 foot wide utility easement. 
5. Clarify that the new trail easement is public. 
6. Provide an acceptable Wastewater Facilities Form and HGL Response forms to Colorado Springs 

Utilities. 
7. Revise the landscape plan to remove trees from within 15 feet of the proposed fire hydrant lateral. 
8. Provide a soil analysis to support the soil amendment notes on the final landscape plan. 
9. Revise the landscape plan to clarify fence types and locations. 
10. Revise the landscape plan and legend to detail the trees being relocated and given landscape 

credit. 
11. Add a landscape chart to the Streamside Overlay sheet identifying that the Overlay’s landscape 

requirements are met. 
 
 
ITEM NO: C.4   CPC V 15-00058 – RIGHT OF WAY VACATION 
Approve the proposed vacation of a portion of W. San Miguel St. based on the findings that the 
application meets the criteria found in section 7.7.402.C. of the City Code subject to compliance with the 
following conditions of approval: 
 

Condition of Approval for the Vacation of San Miguel Right-of-Way: 
1. The recordation of the vacation ordinance must immediately precede the conveyance of the area 

shown on the vacation sketch as being conveyed back to the City for public purposes. 
2. Public utility easements and an easement for City access to the adjacent stormwater facility will 

be retained when the right-of-way is vacated. 
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