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THURSDAY, October 15, 2015 
 

CITY HALL COUNCIL CHAMBERS 
107 NORTH NEVADA AVENUE 

COLORADO SPRINGS, COLORADO 80903 
 

 

  

NEW BUSINESS CALENDAR 

ITEM NO. PROJECT DESCRIPTION 

5.A-5.B 
CPC ZC 15-00067 
(Quasi-Judicial)   
 
CPC DP 15-00068 
(Quasi-Judicial)   
 
PARCEL NO.: 
5330201002 
 
PLANNER: 
Hannah Van Nimwegen 

A request by Rockwell Consulting, Inc. on behalf of Tutt Commercial, 
LLC for approval of the following development applications: 
 

1. A zone change for Fairfield Inn and Suites Central. The property 
is proposed to be rezoned from C-5/CR/AO (Intermediate 
Business with Conditions of Record and Airport Overlay) to C-
5/CR/AO (Intermediate Business with Conditions of Record and 
Airport Overlay). This is a proposal to only alter existing 
Conditions of Record.  
 

2. The Fairfield Inn and Suites Central development plan. The 
development plan proposes a 3-story hotel with 80 rooms on 
2.06 acres. The proposed building 45,021 square feet and 82 
parking spaces, are shown on the site.   

 

This is a proposal to only alter existing Conditions of Record.  The 
property consists of 2.06 acres and is located at 4081 Tutt 
Boulevard. 
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UNFINISHED BUSIENSS CALENDAR  
 
 
DATE:   October 15, 2015 
ITEM:  4.A-4.C 
STAFF:  Lonna Thelen 
FILE NO.: CPC MPA 04-00043-A2MN15, CPC PUZ 15-00051, CPC PUP 15-00052 
PROJECT:  Penrose-St. Francis New Campus 
 
STAFF PRESENTATION 
Ms. Lonna Thelen, Senior Planner, presented PowerPoint slides (Exhibit A).  Ms. Thelen disclosed she 
received extra emails since the informal meeting, which were email to all Commissioners and were 
listed as Attachment 4.1  
 
APPLICANT PRESENTATION 
Jamie Smith, Chief Administrative Office for Penrose-St. Francis Health Services, presented a Power 

Point presentation (Exhibit B). 

The reason for the new campus is due to the fact that the city and region are growing.  At present time 

they do not have the capacity or the ability to grow at their present footprint.  They had a third party 

consultant complete some demographic analysis.  They have a primary, secondary and tertiary service 

area their volume comes from and all these areas are proposed to grow rapidly over the next 10 years.  

This means they will see more admissions, more testing, and therefore they will need the facilities to 

accommodate those services.  

The dilemma with the current Penrose campus is they are landlocked at 20 acres.  It’s a very small 

campus for the size of the hospital that is run.  The West Bed Tower is almost 60 years old and has most 

of the hospital’s inpatient capacity.  This building is aging, it’s inefficient, as well as having high 

maintenance costs. The rooms are too small and are semi-private at best.   Visually it is not what many 

people want to see in the appearance of a hospital these days. They looked extensively at expanding 

their current campus.  Any type of expansion will require more parking and the only way to accomplish 

that would be to go up, which would mean building a structured parking facility which is very expensive 

but also causes business disruption in order to complete. They did not feel they could bear that expense 

and not have ability for growth for the future.   

The capacity at Penrose will not be enough within the next 10 years because growth is not only needed 

but necessary in some way.  Part of that growth has been shifting to the north and east where the St. 

Francis campus is located at Woodmen and Powers so it accommodates that area of the region.  Central 

Colorado Springs however is very dense, with very little potential for growth in population.  The current 

campus has boundaries on all four sides of the campus with doctor offices, diagnostics centers, the 

cancer treatment center, the MRI facility, the East Tower facility and the MOB building.  All the buildings 

have been built at different periods and thus it is a mix matched of designs.  There is more or less 100 % 

coverage on the site with the exception of the southeast quadrant where parking is located.  Therefore 
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this campus will not be able to accommodate the needs of the hospital in the next 10 years or 50-100-

years.   Therefore the need to move somewhere is evident.   

The current campus was thoroughly looked at as a possible option to expand, improve and provide for 

the services that not only are needed at the present time but also for the future of the needs of not only 

the hospital but also for the needs of our patients, community and people who use the facilities. The 

conclusion that the current Penrose Hospital facilities would not meet their inpatient hospital needs.  It 

did not make sense to invest or build more facilities on the current campus.  The price tag and time that 

would be needed to accomplish this task did not make sense and thus the reason for looking at other 

sites.  This new option of Greenfield makes the most sense for what is needed.   

The current use of the Penrose Hospital will not be abandoned.  It is imperative those facilities continue 

their important uses.  The site will be repurposed.  They will do some creative things.  The East Tower 

built in 2005 will be part of their strategic operations as well as other parts of their campus.  So the 

continued use of the Penrose Campus will be a part of their plan.  The only difference will be that it will 

not house the inpatient part component of their business.   

In looking at other sites they looking at a minimum of 35 acres, they needed high visibility and to remain 

close to I-25.  They also want to add value to the community.  They want to be a larger referral center 

for all of Southern Colorado.  They didn’t want overlap into other areas that other hospitals may serve.  

So they are west of the other facilities including Memorial, but allows them to remain central and a little 

bit south of the northern hospitals of Memorial North and St. Francis.  So the area they chose was the 

Centennial and Fillmore location since it  met those boundaries.   

From a strategic standpoint they want to be convenient to where people are living and serve the 

regional needs. The new campus will be their primary in-patience care location. 

The new site is not that far from their current location and there are advantages to this, they want to 

operate the two campuses in a virtual way.  There would be shuttle services as well as other ways to 

mesh operational functions.  Right now they do not have a final plan; however, if the site does not work 

for them they will not be able to go the full way of planning.  Their vision on this site is to create an 

incredible health campus.  They have been a part of the community for a long time and will continue to 

be a part so where they are located extremely important for them.  They will do their best to make that 

the site fits in within the natural beauty of where it is, have a lot of green space associated with the 

design but also key will be the ability for room to grow.   

Questions from the Commissioners: 

Commissioner Shonkwiler asked if the old campus be closed.  Mr. Smith stated he cannot speak to the 

future say in 30 years but the current plan is to repurpose the campus; some areas are so old, they 

might moth ball those but for the next foreseeable future he believes that location will be key in what 

they do. Located on that campus is outpatient, oncology, all of their radiation vaults will stay, they do 

infusion, imaging and plan to have a freestanding emergency department at that campus.  From their 

standpoint it is a vibrant part of the strategy going forward.   
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Commissioner Shonkwiler asked why no one has built any medical facilities on the south side of town.   

Mr. Smith stated he may not have the best answer for that.  When they looked at other areas they did 

not find a site that was eminently suitable in that direction.  They looked at 10-11 sites.  They didn’t find 

one that was attainable or that didn’t have multiple owners.  This site allowed for that.  They needed 45-

50 acres in one site.  There was no bias about going south there was just no property available.   They 

wanted a site they could build within the next 5-7 years and there were none south.  Commissioner 

Shonkwiler stated some of the reasons he understood as to why no one had go south was due to 

demographics and asked Mr. Smith if that was correct.  Mr. Smith stated that was not correct.  It is 

about is the area flat enough, large enough, and have good access to fit this kind of a use.   

Commissioner Walkowski asks what the time for construction.  Mr. Smith stated if everything went 

according to plan he thinks 5-7 years would the approximate time table.   

Questions for Staff: 

None 

 

Supporters for the request: 

None 

 

Opponents for the request: 

Rhoda Fletcher lives on Hofsted Street directly under the area for the proposed site. She would like to 

represent several others of her neighbors that are very opposed to the entire project.  They feel 

construction of this magnitude could have disastrous consequences for this neighborhood, particularly 

the area that was affected by the 1999 landslide.  Geological surveys have been done to determine 

whether this is a feasible area to build such a complex.  She quoted from an August 24, 2015, Colorado 

Geological Survey Report – “debris laden and undocumented fill material was CTL’s description of the 

current soil situation at this site.  Extreme care must be exercised in developing the northeastern 

portion of site in the Hofsted area of the Holland Park landslide. “These surveys indicate the instability 

of this hill directly above the Hofsted Street.  The project should not be started without an extensive 

stability analysis at a minimum and to her knowledge it has not been done.  She quoted from the August 

24, 2015, Geological Survey “no stability analysis has been done.”  The borings that are included in CTL’s 

report may not extend to potential slope failure surfaces.  The borings toward the east slope are only 

20-25 feet deep and the slope is 110 – 140 feet in elevation.  CGS strongly recommends that the city 

require detail slope stability slope analysis for both is area above Holland Park landslide scar and the 

portion of the site above the asphalt plant and the northern boundary.  Ms. Fletcher stated that 

although the landslide instability could pose grave risk for this neighborhood under the proposed site 

there are other concerns including increased noise and greatly increased traffic in a well-established 

residential neighborhood.  She stated they felt there were other sites that could serve the needs of this 

project just as well. 

 

 



 
 
 

5 
 

CITY OF COLORADO SPRINGS PLANNING COMMISSION 

RECORD-OF-DECISION 

John Vandervalk stated he had a lot of experience with this site.  He has been in the engineering field for 

six years and took a break and worked a job running heavy equipment.  They were at this site.  They 

filled this area with all types of items.  They would fill it up over 100 feet, they never compacted, and 

they just kept dumping and dumping.  It was wood, debris, recycled asphalt or whatever they were 

hauling.  He had asked both Ms. Thelen and the previous planner Steve Tuck how they could rezone a 

property that they already know is very unstable.  He spoke with one of the head geological surveyor  in 

the state and that person said he worked with Clinton administration when they condemned the land to 

be built on the north side of the site and that person told him that the actual top mesa table was still 

moving.  Therefore he asked the city why they could build on it and how the city could rezone 45 feet to 

200 feet on property that is not stable, has not been properly compacted.  The company had not bored 

down to 100 feet to actually see what the stability was. He himself has extensive drainage issues.  When 

the land that was the landslide was condemned they simply took bulldozers and pushed all the dirt at an 

angle so all the water was pouring into his property.  He has had to rent equipment to get all of the 

water away from his house.  When severe thunderstorms happened this summer all the water came 

into his property.  There is no proper drainage.  If he had not done all the mitigation previously, his 

house would have slid.  So those are some of his concerns that he would ask to be addressed and 

wanted to bring that to the Commissioners attention and the back history of the property.   

Commissioner Shonkwiler asked Mr. Vandervalk asked there was a map he could show them the area of 

the site he brought the fill.  Ms. Thelen pulled up a site map and Mr. Vandervaulk showed the area to 

the directly north of the asphalt plant.  Commissioner Shonkwiler asked what was the time frame of that 

happening.  Mr. Vandervaulk stated around 2004 – 2005. 

Mr. David Puerto represents numerous neighbors that have been impacted by the visuals of enterprise 

as well as Sunrise the developer that has a huge project to be built, Red Rocks Point Phase I where 79 

new homes will be built in the next few years directly west of this area.  He stated those that were 

notified have no direct line of site with this property other than the apartment complex close to the site.  

Residents Kissing Camels Estates along the east side of the mesa will have this 200 foot structure in their 

back yards.  He questions the zoning and what the allowable height of structure at allowed to be in the 

proposed zoning.  The requesting zoning is PUD (Planned Unit Development) but Mr. Puerta referenced 

that the PUD zoning does not list as permitted or conditional use for hospital for hospital development 

but it opens the door for border range of construction and the possibility for a high-rise overlay.   He 

feels the resident can tolerate the traffic and such that would come with this type of project but what 

they strongly oppose is the replication of the Penrose-St. Francis campus at Cascade and another 200 

foot high architecturally  unattractive monstrosity.  A building this size will far overreach the horizon to 

the east and dwarf surrounding facilities.  If this is where this facility is to be built they request that the 

build a more architecturally pleasing design and get the building height down to a maximum of 80 – 100 

feet. 

Richard Mantz felt that it was simple for him.  It’s a rezoning that is being looked at. A couple things 

came to his mind.  Why put a 200 foot tall facility at the highest point in the city.  This does not make a 

lot of sense.  You are putting it on top of unstable materials.  He stated he had not seen where due 
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diligence was done with geological survey to support this type of construction up there.  This will be a 

major hospital facility and it doesn’t seem to fit at this location.  He feels there are traffic issues.  

Primarily he wanted to know why this large of a facility on unstable ground without a geological survey. 

He would like the geological survey be done before any type of rezoning is done. 

Commissioner Shonkwiler stated he had not seen any architectural renderings.  Mr. Peter Wysocki 

stated there were not any at this part of the process. Commissioner Shonkwiler asked Mr. Mantz if he 

had seen some to give him a point of reference.  Mr. Mantz stated he had not he was trying to picture a 

200 foot building on top of the mesa would look like.  He stated if the hospital doesn’t develop it the 

rezoning opens it to other potential structures that could be built there.  He stated many homeowners 

lost their homes in the1997 landslide.  And there is a lot drainage issue in this area.   

Dennis Mincan stated he felt Penrose Hospital going on this site could be a great use and great facility.  

What he is opposed to is the 200 foot height.  The site is approximately 6400 feet in elevation.  The 

mesa to the west is roughly 6480 feet so even from one of the highest points in the city is going to be 

100-125 feet taller than any other part of the mesa on the west side.  He wanted to know the sketch 

plan is setting the zoning and the height, he thought with the PUD that all of the requirements are to be 

in the development plan and not the sketch plan.  The PUD development plan requires much more study 

and visual analysis.  Not only what does this site look like from residents to the west but what will it look 

like to the rest of the city.  He stated they would be putting a monolith on the highest point in the city.  

It will be visible for anyone coming up and down I-25 from either direction or anyone driving in the 

central part of the city. He wants the height to be looked at.   

QUESTIONS OF STAFF:   

Commissioner Walkowski stated there were a lot of studies that needed to be done for the 

development plan.  Is that done at a staff level or would it come back before the Planning Commission in 

the future.  Ms. Thelen stated this project does allow the development plan to be approved 

administratively.  If you would want that to come back before you they would need to make that a 

requirement that the development plan come back before the Planning Commission.   

 

Commissioner Shonkwiler asked without an amendment to this would this board have any opportunity 

to review the architectural plans other than the administrative staff.  He stated what he was trying to 

figure out, was this was going to be a big building and architecturally very prominent.  Well done, it 

could be something people are proud of but not well done it would certainly be noticeable.  Is there any 

way other than having the requirement that the development plan come back before this board or 

another review body to have an opportunity to look at the architectural plans, which could be 

tremendous.  Ms. Thelen stated they were required to submit elevation drawings when they submit 

their development plan and that would be reviewed by staff to ensure compatibility.  If you would want 

to review by Planning Commission you would need to request the development plan come back before 

the Planning Commission.  Commissioner Shonkwiler stated that would be the only opportunity for the 

Planning Commission or the public to take a look at this other than reviewing staff’s work.  He stated he 

was not criticizing staff’s work but if the public wants to come forward and have any input this would be 
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the way to go.   Ms. Thelen stated the public will definitely get notified during the review process and 

will be able to provide input during that administrative review portion of it.  It would be an opportunity 

for citizens to comment on the plans and provide suggestions for changes.  Commissioner Shonkwiler 

asked how large of a territory would people be notified because people could see this from a good 

distance away.  Ms. Thelen stated they would use a 1000 feet buffer.  They used 1000 feet for the 

notification for the zone change and concept plan.  So they would propose that buffer again.  If there are 

additional neighbors that comment during the process they would also be included and re-notified 

throughout the process.  

 

Mr. Peter Wysocki, Planning Director stated for the benefit of the public and the Planning Commission 

that the city does not have architectural standards adopted nor do they have architectural design 

guidelines adopted.  If the plan came to fruition he wanted to caution the Planning Commission that 

their ability to recommend architectural designs is extremely limited.  Since there are no guidelines to 

offer you a recommendation if a building is attractive or unattractive.  You have the development plan 

review criteria but it does not go into the areas of architecture of a building. 

 

Commissioner Gibson asked if there had been neighborhood meetings with the residents.  Ms. Thelen 

stated there had not been any neighborhood meetings.  They received comments during the review 

process and staff has addressed those comments and worked with those neighbors.    Commissioner 

Gibson stated they were told that the city was developing a new height ordinance so possibly Ms. 

Thelen or Mr. Wysocki could speak to that so would this area be included in the new height ordinance.  

Mr. Wysocki stated he was not aware of any ordinances that were being worked on for height.   

 

Commissioner Markewich stated the way the property is currently zoned is looks like to him that 65 feet 

is the maximum height, is that correct?  Ms. Thelen stated that she did not believe it got up to 65 feet.  

The PIP (not sure – Deferred to Mr. Wysocki), PCB (45) and OC (40 or 45).  Commissioner Markewich 

asked if the 200 foot is being requested, is that the standard in the PUD zone or is a PUD zone with a 200 

foot addition or notation.  Ms. Thelen stated the height allowance is specific to what is shown in the 

concept plan.  The 200 foot allowance would just for the center section, the hospital area and then 65 

feet for the office/medical office and then 65 feet for the commercial zone.  So the 200 foot height 

would not be for the entire site, just the center section.  Commissioner Markewich stated then in a PUD 

zone is 65 feet the highest maximum height standard.  Ms. Thelen stated there was no standard for 

PUD.  PUD is a zone district that you can propose your height type and density and so the applicant is 

proposing a maximum height of 200 feet and then it is up to staff as well as Planning Commission and 

Council to review that and approve or deny it.   

 

Commissioner Markewich stated to Ms. Thelen at the time the development plan comes in that’s when 

they would have to prove the geologic suitability of this site.  He was not sure if Mr. Kuehster would be 

better to answer those questions regarding the mesa and the drainage because Commissioner 

Markewich believes that once the development is completed as long as they are addressing drainage 

around that northeast boundary he would believe that drainage issues would improve dramatically for 
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the residents if they did it correctly around that edge.  But that is not something they are hearing today 

it would only be heard at the development plan stage and did Ms. Thelen agree with that.  Ms. Thelen 

stated that would be correct.  At the development plan stage they are required to submit a geological 

hazard report as well as a drainage report and those would both be reviewed by the city engineering 

team.  The geological hazard report would be sent to Colorado Geological Survey to have their review as 

well and ensuring that we follow through with all the recommendations from their proposal and she 

would let Steve Kuehster speak to the condition of it existing, but they require they address their 

drainage on site through that drainage report. 

 

Mr. Steve Kuehster, City Engineering was asked by Commissioner Markewich to address the concerns of 

the neighbor.  Commissioner Markewich stated he visited the site and the housing below and there is 

obviously a significant slope and he can see how they have had the landslides and flooding problems.  

With a project of this magnitude what do you anticipate from a drainage standpoint, slope stabilization 

what do you foresee is going to be the end result.  Commissioner Markewich thought there would be an 

improvement for the neighbors.   Mr. Kuehster stated that would be correct.  He also stated there is not 

enough detail for them to get everything resolved at the concept plan stage which is just a preliminary 

stage.  That is why the actual mitigation and those types of things have to be put on until they locate the 

building, locate the drainage features because everything they have right now is very conceptual.  But 

the problems that came up today can be mitigated and he thinks the developer will do the correct type 

of mitigation for both slope stability and debris underneath the building.  As far as drainage they can 

mitigate for that as well with proper retention and water quality features.  He feels he’s at a 

disadvantage with Mr. Vandervalk’s issues because he didn’t get a chance to look at his property and 

would be glad to go out and meet with him and see what the impact are from his neighbors and that 

upstream property to see if there is something the city can do.  Often times it is just private property 

and where they are located and it sounds like in Mr. Vandervalk’s instance a lot of that landslide open 

spaces is outflowing on his property they would have to see what they could do.   

 

Commissioner Markewich stated that when a development of this size goes into any location he would 

imagine there is an overall improvement in terms of drainage vs. it being an open field with no 

mitigation whatsoever.  Mr. Kuehster stated that was true.  There would be water quality detention that 

is in conformance with a basin study that is up that area to make sure that nobody is adversely 

impacted.  Legally they cannot adversely impact their neighbor from drainage.  Commissioner 

Markewich stated then that legally if the residents were impacted adversely the residents would have 

some recourse.  Mr. Kuehster stated that was correct.   

 

Commissioner Donley asked Mr. Kuehster that when he goes to do the site visit at this property’s 

owners location can you invite Mr. Jamie Smith or other representatives from hospital to join you.  

Because he thinks they will be assuming some responsibility or mitigating what happens not only after 

construction but also between now and construction.  Mr. Kuehster stated he could do that with him or 

his engineer.  Mr. Kuehster stated the applicants were nodding their heads affirmatively.   
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Mr. Wysocki stated that he looked up the height allowed in PIP-1 and it is 45 feet. PBC, OC and PIP-1 are 

45 feet height max.   

 

Commissioner Donley asked Ms. Thelen if she could address the comments about protecting views and 

how the city policy relates to that.  Ms. Thelen at this point the city does not have any view corridors nor 

are there any requirements to protect views for citizens.  If possible they can mitigate those but there is 

not a requirement per the code to do that.   

 

Commissioner Markewich asked Ms. Thelen about the traffic in the area.  He said in the development 

plan stage that is where a traffic study would come into play.  Ms. Thelen stated there was a traffic study 

done at this point and reviewed by the traffic engineers with the amount of information they have at 

this point and was deemed satisfactory.  There would be requirement for another traffic report to be 

submitted at the development plan.  Commissioner Markewich stated so according to traffic 

engineering they felt it was acceptable at this time.  Ms. Thelen stated that was correct they did NOT 

have concerns. 

 

Commissioner Walkowski stated that the development plan would address if you need to improve traffic 

signals in the area, correct.   Ms. Thelen stated that was correct. There were two signals proposed on 

Centennial or two access points on Centennial and an access point off Fillmore.  Mr. Zaker Alazzeh is 

here and may be able to address that and then the one other question he had that Mr. Zaker Alazzeh 

could know what the time frame for expanding Centennial down to the Interstate.     

 

Commissioner Walkowski asked Mr. Zaker Alazzeh with City Traffic Engineering about the traffic signals 

that will be proposed or required in the area.  Mr. Zaker Alazzeh stated that the signal for the main 

entrance to Penrose Hospital will be modified.  As far as the study based on 2035 is should operate at 

level service D.  So it should be fine.  It’s operating at A and B right now which is A in the morning and B 

in the afternoon.  It’s expected to be at C in the morning and D in the afternoon.  So it is acceptable level 

of service.    Commissioner Walkowski stated that he noticed the existing traffic signals were stringed, 

are those going to be improved.  Mr. Zaker Alazzeh stated they would be modified.  It will be four lane 

intersection instead of a T intersection.  Commissioner Walkowski then asked about the expansion of 

Centennial and Mr. Zaker Alazzeh stated it should begin sometime in 2016 and finish it in 2017. This 

should mitigate some of the traffic 

 

Rebuttal 

Mr. Jamie Smith, Chief Administrative Office for Penrose-St. Francis Health Services stated that he 

appreciated the input from everyone and they have some of the same concerns.  They do not want to 

build on an unstable site.  Nor have a site that doesn’t work for the traffic patterns. Mostly certainly 

they do not want to have an ugly site.  After the exhaustive search throughout the area this one was one 

of the top three.  There are not a lot of other options as far as they see it so they want to do what they 

need to in order to make it work here and make the city proud of what is done here at this location.   
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Mr. Smith wanted to address the 200 foot height.  He stated they did not anticipate constructing a 200 

foot high building in this first phase and they may never build a 200 foot high building.  The first phase as 

they have looked at with their budget is 140 feet.  They may stay there forever and is probably the more 

likely scenario but they need to have the flexibility to go up.  But he wanted it put in the record they will 

not build a 200 foot site day one.  The fact that there is enough horizontal space to grow is going to help 

that.  If they were at Penrose where it is current located the only way to go at that campus is up there is 

no horizontal growth.  But at the new location with the ability to have horizontal growth it gives them 

the ability to fashion building types that health care of the future will be better suited for. There are also 

some technical representatives that also would like to speak.     

 

Bill Hoffman with CTL Hoffman, he was the author of the geological hazards and the preliminary 

geotechnical investigation for this site.  He has also been involved in this site for over 30 years. He is well 

aware of the challenges.  When CGS (Colorado Geological Survey) reviewed his report they basically said 

CLT has covered all the bases and problems and made recommendations that additional studies be done 

as the planning goes forward.  Everyone recognizes that this needs to happen. But the challenges with 

site will continue to be there whether this development is put in or another one is put there.   

 

Commissioner Smith asked if Mr. Hoffman could address the amount of fill and how it was filled and 

what you may recommend regarding foundation, and over excavation and re-compaction and those 

types of things. Mr. Hoffman stated their report contained mapping that showed areas that were 

identified with both controlled and uncontrolled fills.  This site was originally a gravel quarry pit.  In 

1984, 1985, and 1986 it was developed and a lot of the debris was taken off site and a lot of the areas 

were filled in a controlled manner.  There was some fill that was placed on the eastern portion of the 

site, not towards Hofsted Terrace but further down towards the asphalt plant and that is uncontrolled 

fill.  They recently found some other uncontrolled fill down there.  It has all been identified and they will 

have to be reworked in one fashion or another. Even some of the building plans can help mitigate that 

fill because it can be removed and rebuilt   

 

Commissioner Smith stated they had only drilled 20-30 feet and there were some questions about 

whether you drilled far enough.  So are you going to drill samples deeper than that? Mr. Hoffman stated 

that they needed to recognize that the holes that were drilled were done 20-30 years ago.  So they 

relied on a lot of information that previously been gathered on this site.  They have subsequently gone 

out and dug some deeper holes to help identify the fill that Mr. Vandervalk mentioned in order to 

characterize it and find out how deep it is.  Certainly they will have a lot deeper holes because if 

anything gets near that ancient landslide they are going to have to do a detailed slope stability on that 

portion and other portions.  

 

Commissioner Smith asked Mr. Hoffman that if he saw and expansive material to his knowledge at this 

point.  Mr. Hoffman stated there is expansive material there but most of the site still has a decent gravel 

cover.  So that is somewhat mitigated by the depth of the cuts and such, but expansive problems are 

dealt with all the time in Colorado.   
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Commissioner Smith stated to Mr. Hoffman that to Mr. Hoffman’s knowledge does the shale have a 

slope to it.  Is it a sever slope or relatively flat.   Commissioner Smith stated he was trying to get to the 

potential for sliding.  Mr. Hoffman stated that the bedrock is what geotechnical engineers call the 

regional depth which means it’s relatively flat.  It does go relatively steep the west side of Kissing Camels 

but it’s outside of the deeply dipping zone CGS has defined.   

 

Commissioner Smith asked Mr. Hoffman if he would be involved in the drainage issues.  Mr. Hoffman 

stated if they are geotechnically related then yes he would be.   

 

Commissioner Walkowski stated to Mr. Hoffman that he submitted a geological hazard report for the 

concept plan and then another one would need to be done at the development plan.  What is the 

difference in what you have done and what you will do.  Mr. Hoffman stated all they have really done is 

a due diligence at this point.  They have identified the problems and now as the plans come forward 

they would need to do more detailed studies and not just identify the problem but figure how to 

mitigate it.  Mr. Hoffman stated there was nothing there that he found that can’t be mitigated with 

conventional engineering solutions that are commonly employed in this area.   

 

Commissioner Markewich asked if the majority of the uncontrolled fill and potential material are they 

generally in the landscaped zone or to the east side or is the entire area this way.  Mr. Hoffman stated 

no it is not the entire area.  The uncontrolled fill area is limited from the eastern slope crest down to the 

tow.  It is only in the south half of the site.  The landscaped area is open space and all natural.   

 

Commissioner Smith stated Mr. Hoffman was showing 500 feet from the eastern edge of the property as 

landscaped area.  Does that mean that 500 feet is in that major slope area.  Mr. Hoffman stated he 

would have to defer to someone else to answer that.  Randy from RTA Architects showed where the 

approximate 500 feet would exist.  Commissioner Smith asked if the area that is stated as landscaped 

zone is it ever going to be built on.  Randy stated there were trails systems and some other type public 

amenities that they didn’t want to disclose at that time that they were thinking about that might sit in 

the natural landscape but they would not be structures, just part of the landscape.  Commissioner Smith 

stated they wouldn’t be major impacts as far as loading on that area and Randy from RTA stated no.   

 

Commissioner Henninger asked Mr. Smith or one of the other applicants if they could provide the height 

of the St. Francis hospital out on Woodmen.  Randy with RTA stated it was about 130 foot including the 

mechanical roof.   

 

Commissioner Phillips asked Mr. Smith that in his presentation that the project would add value to the 

community.  Beside it being a hospital how else he see this adding value to the community.  Mr. Smith 

stated that it would the most technologically advanced hospital that they have just by the virtue of it 

being new but he believed it will have a transformative effect on the community to be able to keep 

healthcare local.  Much of what plan on doing will allow for people in Colorado Springs as well as south 

of the area avail themselves of care without having to go to Denver or even go outside the state.  For 
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technologically procedures they do provide in many respects but will continue providing that kind of 

care.  But it will allow them to move into another league of care with the new building.   

 

Commissioner Smith stated that as long as they have the money there is not anything on this site 

regarding the debris fill or any of the mitigating factors you can take care of any of the problems that 

have been discussed today, you can get them items taken care of, correct.  Mr. Smith stated he would 

put it this way, why would he put a 100-year building on a site is not geotechnically sound.  So they 

share the concerns and they will mitigate those and if they find through the due diligence process that it 

cannot be mitigated they will have a decision to make.    

 

DISCUSSION OF THE PLANNING COMMISSION:  

Commissioner Shonkwiler stated that he would be making a motion to approve the project.  He stated it 

could be a tremendous asset to the community.  There are a number of issues that need to be taken 

care of and one of the biggest is the geotechnical and if he building cannot be done due to geotechnical 

reasons he believes they would look at a different site.  But with enough money, engineering and 

expertise you can build almost anywhere.  He stated what he wanted and was looking for is to add an 

amendment to his motion to have this plan come back at the development review stage and any 

member of the public if they want to they can require this come back for a public review and given the 

expressed concern discussed it would anyway.  So in his motion he is going to add a requirement to have 

it come back before the Planning Commission at the development review.  One of his reasons for that is 

to encourage the applicant to make a tremendous building as stated and this way it will truly be an asset 

and a positive thing for the community.  Commissioner Shonkwiler stated he fully supported the concept 

of what the applicant is doing   

Commissioner Markewich stated based on the criteria they use to review these type of projects 

including the PUD Concept Plan review criteria he stated it met the criteria.  He concurs with 

Commissioner Shonkwiler for all the reasons discussed that the development plan to come back before 

the Planning Commission.  He encouraged the applicant to do some neighborhood meetings specifically 

the Holland Park area as well as the Kissing Camel area ad even those Kissing Camels is further than the 

1000 foot buffer that is used per the code, that would be an appropriate place to have meetings and 

include as many people as possible to get as much feedback as the neighbors can provide.  But based on 

the criteria, he will support the project.   

Commissioner Walkowski thanked the neighbors for coming out because they raise some very 

important points, the geological hazards, soil stability, drainage and traffic.  All of these things are 

required to be addressed that the development review process.    So there is the opportunity to see 

those concerns are addressed and in many ways could help with the drainage issues.  So there is 

numerous technical issues  to be resolved before the applicant could move forward.  He is also in 

agreement that the development plan should come before the planning commission at the time of the 

development review.   
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Commissioner Henninger thanked those who presented both for and against.  Colorado Springs does not 

have a challenge with restrictions on height of buildings.  As the town was developed and grew it grew 

laterally as opposed to vertically.  View corridors are something Colorado Springs should be proud of, 

but we have no restrictions.  The site is in an area that is ripe to be used.  This site has been discussed 

before but nothing has reached fruition on the site.  He supports the development of this property. 

There are many many challenges ahead of it and therefore he supports the amendment to bring the 

item back to the Planning Commission for their review but also for the citizens to have another 

discussion with it.  He state if the applicant develops correctly it will help with water flow and drainage 

into the surrounding areas.  Right now they do not have enough to say anything other than it fits 

parameters and therefore he would be in support for that reason 

Commissioner Gibson stated she would also support the project.  She stated she would like to see the 

applicant work with the residents, hear them out and hear their concerns.  She is also concerned about 

the geological hazards and supports the amendment to come back before the Planning Commission and 

also have the residents come back and look at all the information presented 

Commissioner Donley stated he would be supporting the application and look forward to the 

amendment that requires the development plan come back before the Planning Commission.  He stated 

he felt it was important they make clear that the development plan will come back when the hospital is 

applied for.  There may be other minor developments on the site around the parameter but it is the 

hospital that we need to emphasis.  He also felt the applicant address helicopter noise and landing and 

approaches.  He didn’t think that came out enough in thinking about those implications.  He felt the soils 

and drainage had been extensively discussed but really wants to emphasize to the hospital they need to 

start their soil analysis immediately and understand what the issues are and start to mitigate those 

immediately.  The hospital is assuming responsibility for this facility and the liability the hospital is taking 

on is by acquiring the site and starting the process there could be other issues there that have not been 

looked at and that are not known and therefore the reason to get it addressed.  The city does not 

protect views yet views are important to all of us. So a way needs to be found to put in regulations that 

will create view corridors and protect views.  They are not there right now but it comes back to Mr. 

Smith and the hospital.  This going to be a really prominent location; it will be visible from I-25, areas to 

west, areas to the east so recognize that this could one of those things that causes view corridors to be 

implemented.  It is one of those tripping issues that can be that significant.  In terms of the design of the 

building and the height of it, you have to do what is right for the hospital, he wants to see it happen but 

it needs to be done in a sensitive way.  It is an infill project.  It is very important in our community we 

retain those facilities in proximity to downtown and he thinks it is going to be a boon to this immediate 

neighborhood.  There is going to be a tremendous change that is going to come out of this magnet of 

activity from this particular facility and he doesn’t think they will recognize this neighborhood 20 or 30 

years from now it will be totally different.  He thought those changes will be positive across the board 

and will a plus for this city.   

Commissioner Smith stated he felt his fellow commissioners had stated everything that could be stated 

and did not feel could add anything therefore he will just state he is supporting the project.   
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Commissioner Walkowski asked Commissioner Donley about his comment regarding the development 

plan review and asked that he state it again.   

Commissioner Donley stated there may be multiple development plans that may come in, one of them 

will be the hospital, and others may be peripheral smaller buildings.  He stated he felt those could be 

approved administratively those smaller peripheral buildings without bringing it back before them.  But 

it is absolutely essential that the hospital come back for development plan review.  He wanted to be 

sure they get those words correct so they do not have multiple plans coming back for their review.   

Mr. Wysocki stated he they were required to have three motions.  He state they would recommend that 

and Commissioner Donley is correct that there could be other development plans filed separately from 

the main hospital building.  If you look at the PUD staff report there are ancillary uses are also permitted 

on the PUD zone change like office buildings and other type of commercial buildings.  He believed that 

Commissioner Shonkwiler's intent was to review the big building and if so Mr. Wysocki recommends 

they be specific for the development plan for the main hospital building to be reviewed by the Planning 

Commission.   

Commissioner Shonkwiler stated he wanted to get a sense of the board before he makes the motion.  

He stated he felt there were a number of issues – geotechnical, drainage and traffic and so forth that 

need to be reviewed at this point in time in addition to the main hospital building.  He was not 

concerned about ancillary and smaller scale buildings.  So Commissioner Shonkwiler asked if 

Commissioner Donley could help him with the wording so he can incorporate it into his motions.  Mr. 

Wysocki stated if they did that, which was fine, they would recommend they do it on 4B the actual zone 

change. 

Commissioner Donley stated he thought if they referenced the hospital high rise portion he felt that 

would cover it if you say a development plan for the high rise portion.  Commissioner Shonkwiler stated 

that did not take care of his concerns about drainage, geotechnical and traffic.  Commissioner Donley 

agreed that drainage, geotechnical and traffic may not be addressed in the high rise development plan 

and that development plans addressing those issues should be reviewed.  Commissioner Shonkwiler 

stated a way to do it would be to state for the initial development plan connected to this procedure.  

Mr. Wysocki stated that the initial development plan may not include the hospital. He also stated that 

the property is zone PIP-1 and OC and someone could file a development plan today and it would be 

reviewed administratively with essentially the same concerns of geotechnical, drainage and traffic issues 

and we could end up with a very large footprint building with a very large parking lot that would 

probably have an equal impact and require equal mitigation for storm water, etc.   

Commissioner Markewich stated they have two different sections.  You have the commercial zone in 

this small section so maybe any development plan in this north quadrant would require anything that is 

being built on the north side, to the east would encounter the geotechnical as well as the drainage  

Commissioner Smith stated he felt they were getting too complicated.  He stated he felt the drainage 

and geological issues can be taken care of without the Commission having to have another review 
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process.  He stated he would support Commissioner Shonkwiler’ s amendment regarding concerns of 

the high rise area anything else doesn’t really need to be a part of the motion.   

Commissioner Shonkwiler state that they could leave it at anything that exceeds 65 feet in height comes 

back before the Planning Commission. 

Commissioner Donley noted that Mr. Wysocki stated they had 3 approvals before them; a master plan, a 

zone change and a concept plan.  He wanted to be sure they had done adequate findings on those  3 

because he wasn’t sure if they had addressed the master plan maybe just enough to say they have 

looked at all 3 and feels comfortable that they have met the criteria for all 3 items.  Mr. Wysocki stated 

that staff’s presentation and the Commissioners discussion imply and include all 3 items. So when you 

make a motion on 4A, B and C you will state it meets the findings necessary for you to the motion.    

Motioned by Commissioner Shonkwiler and 2nd by Commissioner Smith for Item No. 4.A-File No. CPC 

MPA 04-00043-A2MN15, Master Plan Amendment.  Approve the amendment to the Hill Properties 

Master Plan based on the finding that the request complies with the review criteria of city code section 

7.5.408. 

Motion passed 8-0 (Commissioner McDonald excused)  

Motioned by Commissioner Shonkwiler and2nd by Commissioner Smith for Item No. 4.B-File No. CPC 

PUZ 15-00051 – Zone Change.  Approve the zone change from PBC/OC/PIP-1 to PUD with 1,032,000 

square feet maximum of commercial office, civic, 200-foot maximum building height based on the 

finding that the request complies with the review criteria of city code section 7.5.603.B, establishment 

of change of zone district boundaries with the condition of record that the submittal of the development 

plan of any building height greater than 65 feet in height be brought before the Planning Commission for 

development plan approval. 

Motion passed 8-0 (Commissioner McDonald excused)  

Motioned by Commissioner Shonkwiler and 2nd by Commissioner Smith for Item No. 4.C-File No. CPC 

PUP 15-00052 – Concept Plan.  Approve the concept plan for Penrose St. Francis New Campus based on 

the finding the plan complies with the review criteria of city code section 7.3.605, review criteria for the 

PUD concept plan subject to compliance with the following significant modifications and technical 

and/or informational modifications to the concept plan: 

Technical and Informational Modifications to the Concept Plan: 
1. Include a note on the concept plan that states “A geologic hazard report will be required with the 

submittal of a development plan for the hospital building zone and the parking zones north and 
east of the hospital building zone.” 

2. To the west of the property identify the land uses as office, medical office, vacant and financial 
institution. The note has been added, but is not entirely readable. Ensure the note is legible. 

3. Scale the site plan to a typical scale, for example 1”-100’. 
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Motion passed 8-0 (Commissioner McDonald excused)  
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