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TO: Rachel Teixiera 

RE: Proposed Westmoreland/Hancock Student Apartment Development 

My property is located at 3768 N Hancock Ave in Colorado Springs and we have lived her over 15 

years. My property is less than 150 feet from the proposed development. I attended the presentation of 

the developer on December 1. I will write based on what I remember hearing. 

First, the only advantage I can see to the proposed development is that it will remove the junk Siberian 

Elms, tumbleweed and ragweed from the property. Every year seeds from these weeds (and others) 

blow into my yard from that very large vacant property initiating a profusion of weeds that I have to 

remove by hand since, instead of lawn, I have non-grass plants that would be killed by the available 

herbicidal sprays. 

Second, I OPPOSE the development for the following reasons.  

A. Magnolia and especially Hancock are steep hills in the area of the development. After a heavy rain 

or snow melt considerable water rushes down Hancock and in front of our house and sometimes it 

rushes curb to curb (even over the curb). I looked at the development plans and saw concrete and 

roofs along Hancock and Magnolia which will doubtless add to the runoff down Hancock. If there was 

any mitigation plan of containing or slowing that added runoff, I was not able to discern it. Runoff from 

the parking area was addressed. 

Whenever we have a downpour considerable sand and gravel are deposited in the intersection of 

Westmoreland and Hancock. Snow melt causes similar problems although it is fast moving water, snow 

and ice instead of gravel and the problem is on my block but originates uphill. 

B. We have had two houses in the neighborhood, one on Hancock (it still has students) and one on 

Westmoreland (now a family living there), that were owned by and housed students attending UCCS. I 

was unable to sleep many Friday or Saturday nights because of their parties that lasted to 12 a.m. and 

sometimes to 4 a.m. with lots of loud talking, laughing, and even shouting. I called the police one time 

when some drunken students built a large fire almost under the deck endangering that house and mine 

just two doors away. Many times late at night they tossed firecrackers from the deck of the 

Westmoreland house into the empty lot below and set off aerial fireworks. When they had a party 

nearby street parking was taken by their friends. The proposed development is for UCCS students and 

I see a probability of the past problems of noise and illegal activities multiplied by the increased number 

of students and their friends. I see balconies on the proposed apartments adding to the opportunity for 

students to have their parties very public and disturbing to the neighborhood. 

C. Traffic on Westmoreland between Mountview and Scott Lane is very congested because of the 

apartments on both sides of the street. I see in the proposed plan that the parking lot will empty onto 

Westmoreland and Magnolia. Congestion would then exist on Westmoreland from Mountview to 

Hancock. I expect that their friends (and possibly the occupants) will park on the streets when the 

parking lots are full (or when it is more convenient). That will add to the existing street congestion. We 

are already having UCCS students parking on Hancock from Acacia/Mountview to Stanton, especially 

since removing them from farther up on Mountview and the surrounding streets by requiring permits. 

Each year the parked cars creep closer to our property. Parking spaces along Mountview and Hancock 

adjoining Danville Park are constantly filled with students’ cars, even though there is a 2 hour parking 

limit (NOT ENFORCED). In a very few years we will have UCCS students taking the street parking in 

our area without having the proposed development add to that steadily encroaching problem. (Maybe 
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we, the present residents, could encourage them to park in the proposed development parking lot 

instead of parking on our streets.) 

D. Marijuana is now legal in Colorado. University students have been known for many decades for their 

use of the drug. Now that they can more readily and legally obtain it I expect the consumption by that 

population is increasing. Many university students are able to obtain and consume alcoholic beverages. 

That can only result in students driving in our neighborhood (as they are reported to be doing in 

Colorado and greater Colorado Springs) who are high and even drunk and as I have pointed out there 

is already traffic congestion in the area. The area on Westmoreland with many apartments has many 

small children playing on the sidewalk. They sometimes dart into the street to retrieve a wayward ball, 

kitten or something else. I predict increased traffic accidents. Where there is consumption of drugs 

there is often increased crime as well. I fully expect crime to increase if the development moves 

forward. 

E. We are a long established neighborhood. Students are a transient population. The students living on 

Hancock are strangers to the neighborhood. They come and go and ignore us. We value our neighbors 

and their friendships. Students will not have time to nor even want to meet their surrounding neighbors. 

We will have an island of strangers surrounded by true neighbors. Please don’t do that to us. 

F. The proposed apartments are too tall on Westmoreland and would completely overpower the 

existing homes, townhouses and apartments, especially as they are uphill which adds to their perceived 

height. 

G. In light of my objections stated above, I believe that the planned development that is close to my 

property can only DECREASE the value of the investment I have in it. Is the developer willing to 

reimburse me when it happens? I am sure reimbursement would not happen without a lawsuit and the 

developer has more money to fight a lawsuit than I have to initiate one.  

Again, I OPPOSE THE PROPOSED DEVELOPMENT!! 

If the developer were to put housing for senior citizens on the property, at least 90% of my objections 

would go away. There would be little noise and traffic from these residents. It was apparent at the 

meeting that the developer had not thought of alternatives to student housing. Even townhouses for 

PERMANENT residents would be better than student housing. Better still would be single-family 

houses as we have in much of the area. 

In the event the development should move ahead, I would recommend the developer rethink the design 

of the buildings. Wrap the apartments around a central courtyard with ALL balconies facing the 

courtyard. That would give the neighborhood more protection from noise and the manager more 

exposure to what was going on and ability to correct it. Reduce the size of the parking lot with under the 

apartments parking. Reduce the height of the buildings. 

Finally, there is still space available in the North Nevada urban renewal area that would be closer to the 

campus, to the existing university bus service, and to shopping. Please consider building student 

apartments there but not that close to my property. 

My phone number is: 719-963-4320 (business hours please). My address is 3768 N Hancock Ave / 

Colorado Springs CO 80907. 

Sincerely, 

Donald Pegler 
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