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RESOLUTION No. 133-01 

A RESOLUTION FOR THE APPROVAL OF THE SOUTHWEST 
DOWNTOWN URBAN RENEWAL PLAN 

WHEREAS, the City of Colorado Springs Planning Commission has adopted 
the Colorado Springs Comprehensive Plan and, 

WHEREAS, the City of Colorado Springs City Council has adopted the 
Colorado Springs Comprehensive Plan and, 

WHEREAS, the City of Colorado Springs Planning Commission has 
considered the public testimony received and the staff report and has found 
that the Southwest Downtown Urban Renewal Plan is in conformance with the 
Colorado Springs Comprehensive Plan; and, 

WHEREAS, the Colorado Springs Comprehensive Plan contains numerous 
goals and policies relevant to the Southwest Downtown Urban Renewal Plan, 
which goals and policies are noted in the Southwest Downtown Urban Renewal 
Plan; and, 

WHEREAS, Southwest Downtown Urban Renewal Plan conforms to the Colorado 
Springs Comprehensive Plan and affords maximum opportunity, consistent with 
the sound needs of the municipality as a whole, for the rehabilitation or 
redevelopment of the urban renewal area by private enterprise; and, 

WHEREAS, the Colorado Springs City Council has reviewed the Southwest 
Downtown Colorado Springs Relocation Policy; and, 

WHEREAS, the Colorado Springs City Council considered the Southwest 
Downtown Urban Renewal Plan at a public hearing on August 14, 2001, pursuant 
to notice published in the Gazette, on July 13, 14, 2001 and mailed to all 
known property owners and tenants within the project boundary on July 12, 
2001; and, 

WHEREAS, the Board of County Commissioners of El Paso County has 
received a copy of the Southwest Downtown Colorado Springs Blight Study and 
the Southwest Downtown Urban Renewal Plan and has received notification of 
the estimated duration of the urban renewal project, the estimated annual 
property tax increment, and any other estimated impacts of the urban renewal 
project on county services or revenues and, 

WHEREAS, the Colorado Springs City Council has considered the Southwest 
Downtown Colorado Springs Blight Study, dated November 2000, prepared by 
Leland Consulting Group; and,, 

WHEREAS, the Colorado Springs City Council has considered the public 
testimony and the recommendations of the Colorado Springs Urban Renewal 
Authority and of staff. 



. 

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE City of 
Colorado Springs 

SECTION 1. The City Council of the City of Colorado Springs finds that 
conditions of blight exist in the Southwest Downtown Study Area as documented 
in the Southwest Downtown Colorado Springs Blight Study. 

SECTION 2. The City Council of the City of Colorado Springs finds that 
the Southwest Downtown Urban Renewal Plan is in conformity with the Colorado 
Springs Comprehensive Plan and affords maximum opportunity, consistent with 
the sound needs of the municipality as a whole, for the rehabilitation and 
redevelopment of the Southwest Downtown Study Area by private enterprise. 

SECTION 3. The City Council of the City of Colorado Springs finds that 
a feasible method exists for the relocation of individuals, families and 
businesses displaced as a result of the direct acquisition of property by the 
Colorado Springs Urban Renewal Authority in the Southwest Downtown Study Area 
as more fully detailed in the Southwest Downtown Colorado Springs Urban 
Relocation Policy and hereby directs the Colorado Springs Urban Renewal 
Authority to provide relocation assistance to any individuals, families, and 
businesses relocated as a result of implementation of the Southwest Downtown 
Urban Renewal Plan in substantial conformance with the Southwest Downtown 
Colorado Springs Urban Relocation Policy. 

SECTION 4. The Mayor and City Clerk are hereby authorized and directed 
to affix their signatures on this Resolution and on the Southwest Downtown 
Urban Renewal Plan as evidence of the same by this City Council. 

Dated at Colorado Springs, Colorado, this 14th Day of August, 2001. 

7+ Mayor 

ATTEST : 

City Clerk 

Swdwtnresolution 5-21-01 



At the May 17,2001 regularly scheduled meeting of the Colorado Springs Urban Renewal Authority Board 
of Commissioners, the Board unanimously approved the following (bold faced) addition to Section 4.1. of 
the proposed Southwest Downtown Urban Renewal Plan. This addition should be included with previously 
distributed copies of the proposed plan and together represent the plan that is submitted by the Authority to 
City Council for approval 

4.0 PROJECr IMPLE!‘v!ENTATION 

4.1 PROPERTY ACQUISITION AND LAND ASSEMBLAGE 

It is the principal intent of this Plan that property for projects in the Urban Renewal Area be 
acquired by private individuals and entities. While the Authority is authorized to acquire real 
property or any interest in real property by purchase, gift. donation, lease or other conveyance, this 
principle intent is the foundation upon which this Plan has been developed. If necessary, the 
Authority is authorized to acquire property or interest in property by condemnation as provided in 
Article 1 and Article 7 of Title 38 of the Colorado Revised Statutes. All redevelopment plan 
submittals and proposals to enter into a redevelopment agreement with the Authority shall identify 
all real property which is to be part of the project, not then owned by, controlled by or, under 
contract to be acquired by the proponent or with the consent of the Owner (the “Non-owned 
Property”). As to such Non-owned Property, the proponent shall submit evidence that the owner 
of said Non-owned Property has been advised in writing ofthe proponent’s intent to include said 
Non-owned Property in its proposal, and shall set forth a plan for the acquisition of said Non- 
owned Property. In the event the Authority adopts a redevelopment proposal which encompasses 
Non-owned Property, the Authority shall notify the owners of such Non-owned Property in 
writing of the possibility of acquisition of their property by condemnation. The Authority shall 
not initiate condemnation proceedings on such Non-owned Property less than thirty-six (36) 
months from the date of said written notice from the Authority (Moratorium Period“). Should the 
Authority determine that the use of the power of eminent domain is warranted for the 
acquisition of the Non-owned Property, the Authority will request approval to condemn said 
Non-owned Property from the Colorado Springs City Council at a regularly scheduled 
Formal City Council meeting. The Authority reserves the right. in the Authority’s absolute 
discretion, to consider or reject proposals from the owner of the Non-owned Property for the 
redevelopment of said Non-owned Property. amend the adopted redevelopment plan andior 
redevelopment agreement as to the Non-owned Property. and enter into a redevelopment plan and 
redevelopment agreement with the owner of the Non-owned Property for the redevelopment of 
said Non-owned Property. This will not, however. preclude private sector acquisition of property 
during this period. 
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SECTION I: SOUTHWEST DOWNTOWN COLORADO SPRINGS URBAN 
RENEWAL PLAN (APPROVED BY THE COLORADO SPRINGS URBAN 
RENEWAL AUTHORITY ON 15 FEBRUARY 2001) 

1.0 PREFACE AND BACKGROUND 

1.1 PREFACE 

l k s  Southwest Downtown Urban Renewal Plan (referred to herein as the “Plan” or the 
“Urban Renewal Plan”) has been prepared for the Urban Renewal Authority of the City 
of Colorado Springs, (referred to herein as the “Authority”) pursuant to the provisions of 
the Urban Renewal Law of the State of Colorado, Part 1 of Article 25 of Title 3 1, 
Colorado Revised Statutes, 1973, as amended (the “Act”). The a-stration of this 
project and the enforcement of th~s Plan, including the preparation and execution of any 
documents implementing it, shall be performed by the Authority. 

1.2 BACKGROUND 

A Downtown Development Strategy was completed for Downtown Colorado Springs in 
the summer of 1999. The Downtown Development Strategy was initiated in an effort to 
continue the City’s work on the Downtown Action Plan which began during the early part 
of the decade. The purpose of the Downtown Action Plan was to establish a physical 
M e w o r k  for the downtown influence area, a vision for its role in the community, a 
theme or sense of character consistent with its hstory and environment. and public 
investment initiatives necessary to implement the plan. The purpose of the Downtown 
Development Strategy was to reassess downtown’s role in the community (if different 
than that of 1992), identify investment opportunities available to the market in the short- 
and mid-term, and recommend organizational changes necessary for implementing 
priority projects, programs and policy changes whch would create an environment where 
public and private investment couId succeed. The goals of the Downtown Development 
Strategy were also consistent with the City of Colorado Springs’s Strategic Plan wbch  
identifies priorities for investment in the downtown core. 

During completion of the Downtown Development Strategy, several analyses were 
completed and work products prepared. Among them, a refined vision and related policy 
statements; summary of existing conditions and barriers to future investment assessment; 
detailed analysis of prevailing market conditions; district identification and assessment; 
strategy for future marketing and investment and “guiding principles”; identification of 
priority projects which would fiuther the vision; summation of incentive projects and 
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programs: and, an organizational framework for the City and Downtown Partnership 
which would facilitate implementation of the strategy. While each analysis provided 
specific observations about the downtown neighborhood, the overall conclusion which 
was drawn was that the health of downtown is critical to the overall welfare of the 
community and that its continued success depends on strategic investment and public- 
private solutions. 

The final vision statement (or statement of purpose) included in the Downtown 
Development Strategy and adopted by City Council as the foundation for all future efforts 
in Downtown was as follows, “ . . . a vision for the future which establishes the downtown 
as the center of commerce and cultural activities in the community, recognizes its unique 
environmental setting and hstoric precedence in the area, incorporates the residential and 
business characteristics of individual districts withm the area, preserves the integrity of 
adjacent neighborhoods, and improves the livability of the area for all citizens.’’ The 
cornerstone of this vision being - economic health and livability. 

In an effort to ensure the continued economic health of downtown and improve its 
livability, a plan was proposed to develop a “great park” which would serve as an 
amenity to downtown neighborhoods and a destination for residents and visitors. During 
the spring of 1999, a bond issue passed within the City to assist with funding 
”Confluence Park.” In June a team of landscape architects, planners and engineers was 
retained to prepare a design concept for the park and peripheral properties. The park 
design-related work will be initiated during the Summer of 2001. Efforts to promote 
investment on peripheral properties to the park, as well establish strong linkages berween 
the park and central business district, were the impetus for creation of the Southwest 
Downtown Urban Renewal Plan. 

1.3 PURPOSE OF THE ANALYSIS 

A key component of the Downtown Developmen: Strategy for downtown Colorado 
Springs was implementation of a process that keeps multiple projects moving forward 
simultaneously. The definition of “project” in h s  application was broad - public, 
private or public-private physical projects, social programs, educational programs, public 
relations and goodwill-building programs, etc. What was most important, strategically, 
was to maintain a number and variety of these project and/or programs that were 
constantly being introduced and implemented. Withm the context of the Downtown 
Developmenr Strategy work effort, several “priority projects” were identified for public 
and private pursuit. While many projects were identified as important KO the continued 
health and &versification of the downtown neighborhood, eight stood out in their ability 
to meet the following criteria: address a market opportunity (short- or long-term); link 
opportunities to strengthen and link existing downtown districts; leverage public 
investment; and illustrate ownershp pattedcharacter of projects favorable for 
investment - criteria consistent with the overall guiding principles of the strategy. 

Among the projects identified as vital to the evolution of downtown into an urban 
neighborhood were development of Confluence Park, redevelopment of adjacent 
properties and completion of public/private linkages between districts. In an cffort to 
follow the directives of the Downtown Development Strategy and assist with 
implementing the priority projects, the Authority initiated a study process whlch focused 
on the redevelopment potential of properties located between the proposed park project 
and cenual business district. The results of h s  effort are presented in the Southwest 
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Downtown Urban Renewal Plan, Southwest Downtown Colorado Springs Blight Study, 
and Southwest Downtown Colorado Springs Market Study. 

1.4 PUBLIC PARTICIPATION 

The Plan has been made available to Colorado Springs residents. Input was solicited of 
area residents, property owners and business owners and tenants prior to completion of 
the Plan during a series of open houses held between May and October 2000. 
Notification of the public hearing was provided to property owners, tenants, and residents 
within the study area stating the following: m e ,  date, place, and a description of the 
Urban Renewal Plan and its general scope. 

Meetings were held before the Planning Commission and City Council in the Winter of 
2000/2001 to receive comments and input on h Plan. To the extent provided in 
Colorado Public Records Act, Colo. Rev. Stat. Title 24, Arhsle 72, Part 2 as the same 
may be amended from time to time, and pursuant to policies adopted by the Authority, 
project plans and proposals will be made available to the public. 

1.5 DESCRIPTION OF STUDY AREA 

The boundaries of the Southwest Downtown Colorado Springs Urban Renewal Plan are 
delineated on Figure No. I, and are described as follows. All efforts have been made to 
draw the boundanes of the Urban Renewal Area as narrowly as was feasible to 
accomplish the planning and development objectives of the proposed Urban Renewal 
Plan. 

The Southwest Downtown Urban Renewal Area (referred to herein as “the Urban 
Renewal Area” or the “Tax Increment Area”) is located southwest of the cenml business 
core in downtown Colorado Springs. The area is generally bounded by Interstate 25 on 
the west and Bijou Street on the north to the Union Pacific railroad lines. The rail lines 
then form the eastern boundary from Bijou Street to Colorado Avenue. Colorado Avenue 
then serves as a northern boundary from the rail lines east to Cascade. South of Colorado 
Avenue, Cascade forms the eastern boundary to Cimarron which serves as the southern 
boundary of the Urban Renewal Area. The figure controls the boundary description in 
case of any conflict with the description. 

1.6 DEFINITIONS 

In addition to terms previously defined in the text, the following terms are used in tlus 
Urban Renewal Plan: 

Cooperation Agreemenf - means any agreement between the Authority and the City or 
any public body (the term “public body” being used in h s  Urban Renewal Plan as 
defined by the Act) respecting action to be taken pursuant to any of the powers set forth 
in the Act or in any other provision of Colorado law, for the purpose of facilitating public 
undertakings deemed necessary or appropriate by the Authority under this Urban 
Renewal Plan. 
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Figure 1 

"Southwest Downtown Urban Renewal Area 



Any such Cooperation Agreement may include, without limitation, agreements respecting 
the planning or undertaking of this Urban Renewal Plan and its projects, as well as 
programs, public works operations, or activities which the Authority, the City or such 
other public body is otherwise empowered to undertake and including, without limitation, 
agreements respecting the financing, installation, construction and reconstruction of 
public improvements, utility line relocation, storm water detention, landscaping andior 
other eligibie improvements withm the Urban Renewal Area. 

Redevelopment Agreement - means an agreement between the Authority and deveioper(s) 
respecting the redevelopment or rehabilitation of property within the Urban Renewal 
Area. 

Tar Increment Area - means the Urban Renewal Area from which tax increments will be 
derived for the financing described in the Plan. 

2.0 LEGISLATWE FmDmGS 

2.1 QUALIFYMG CONDITIONS 

Based on the Southwest Downtown Colorado Springs Blight Study conducted by Leland 
Consulting Group under contract with the Authority connection with the adoption and 
approval of the Southwest Downtown Urban Renewal Plan, at least four qualifying 
conditions, as defined in the Act, are present within the proposed Urban Renewal Area. 
These conditions represent symptoms of “blight” which serve to retard the health and 
welfare of propernes within the Urban Renewal Area. 

The legal term “blight” describes a wide array of urban problems, which can range from 
physical deterioration of buildings and the environment, to health, social and economic 
problems in a particular area. Accordmg to Colorado State Statutes (CRS 3 1-25- 103) (2 ) ,  
a “blighted area” is defrned as follows: 

“Blighted area ” means an area that, in its present condition and use and, by reason of 
the presence of at least four of the following factors, substantially impairs or arrests the 
sound growth of the municipality, retardr the provision of housing accommodations, or 
constitutes an economic or social liability, and is a menace to the public health, safety, 
morals, or welfare; 

Slum, deteriorated, or deteriorating Stnrctures; 
Predominance of defective or inadequate street layout; 
Faulty lot layout in relation to siie, adequacy, accessibility, or usefulness; 
Unsanitaly or unsafe conditions; 
Deterioration of site or other improvements; 
Unusual ropography; 
Defective or unusual conditions of title rendering the title nonmarketable; or 
The existence of condinons that endanger life o r p r o p e q  by fire and other causes; 
Buildings that are unsafe or unhealthy for  persons to live or work in because of 
building code violations, dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities; 
Environmental contamination of buildings or property; 
Inadequate public improvements or utilities; or 
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(r) Ifthere is no objection by the property owner or owners and the tenant or tenanrs 
of such owner or owners, ifany, to the inclusion of such property in an Urban 
Renewal Area, “blighted area” also means an area that, in its present condition 
and use and, by rearon of the presence of any one of the factors specified in 
paragraphs (a) to fi) of this subsection (2). substantially impairs or arrests the 
sound growth of the municipality, retardr the provision of housing 
accommodations, or constitutes an economic or social liabiliq, and is a menace to 
the public health. safety, morals or welfare. For putposes of this paragraph ( I ) ,  
the fact rhat an owner of an interest in such property does not object to the 
inclusion of such propersy in the Urban Renewal Area does not mean that the 
owner has waived any rights of such owner in connection with laws governing 
condemnation. 

2.2 PLANNING COMMISSION APPROVAL AND RELATIONSHIP TO COMPREHENSWE PLAN 

A general plan for the City, lmown as the Colorado Springs Comprehensive Plan, is 
currently being completed. I k s  Urban Renewal Plan was submitted to the Planning 
Commission of the City for review and recommendation as to its conformity with the 
new Colorado Springs Comprehensive Plan, and as such Planning Commission has 
submitted its written recommendations with respect to th~s Urban Renewal Plan to the 
City Council. 

Thls Urban Renewal Plan is regarded as supportive to and in conformance with the goals 
of the existing Comprehensive Plan of the City of Colorado Springs, as well as the stated 
objectives of the updated plan. Thls Plan is consistent with goals and policies set forth in 
the Comprehensive Plan, specifically the following: 

Goal 2.3 

Develop a coordinated approach to urban development within the City’s Potential Urban 
Growth area, as defined by City Council. 

Goal 2.4 

Plan and guide development w i b  the City in a manner which encourages optimal 
efficiency and cost-effectiveness in the delivery of mfkasmcture and City services. 

Goal 3.1 

Mill to achleve an efficient utilization of City resources. 

Goal 4.1 

Encourage a land use balance within the City and its Potential Urban Growth Area in 
order to promote the efficient provision of City services, generation of revenues which 
cover the costs of those services, and a mix of employment and housing opportunities 
which is consistent with the sub-community concept. 
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Policy 4.1.2 

Where appropriate, encourage land use relationships which reduce reliance on the 
automobile and encourage compact development which promotes pedestrian movement. 

Goal 4.2 

Provide adequate residential land uses to acheve diversity in location and type 
throughout the City. 

Policy 5.1.2 

In developed areas and where appropriate, prepare master plans with the assistance of 
residents and property owners. The actual use of land and the existing zoning should be 
considered in the preparation of master plans for fully developed areas. 

Goal 7.2 

Plan and develop new neighborhoods which are integral elements of new sub- 
communities. 

Policy 7.2.1 

Promote the unique identity of new neighborhoods thorough the use of focal points, parks 
and open spaces, preservation of significant ~ t u r a l  features, and the compatible location 
and design of mixed uses. 

Policy 7.2.2 

Encourage the interrelation of nonresidential uses which are compatible with and 
supportive of residential uses and which promotes pedestrian movement. 

Policy 1 1.1.5 

Pursue development of facilities, whch can h e c t l y  contribute to the strengthening of the 
City’s competitive position with other communities. Examples of such facilities are 
expansion of the Colorado Springs .4irport, development of a multipurpose center, 
provision of parks and recreational facilities, and enhancement of artistic and cultural 
opportunities. 

Goal 12.1.2000 

Promote, reinforce and maintain downtown Colorado Springs as the heart of the City and 
as the regional center for business, government, culture, arts, and special community 
events. 

Policy 121.1 

Strengthen and augment downtown as the major City activity center with a broad, 
mutually remforcing mix of hgh intensity uses. 
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Policy 12.1.4 

Encourage the estabiishment of entertainment, dining and retail activities that extend the 
use of downtown beyond normal day-time business hours. 

Policy 12.1.6 

Encourage the development in the downtown area of a multi-purpose facility capable of 
accommodating major activities such as conventions, conferences, extubitions or sportmg 
events. 

Goal 12.2 

Create, foster and maintain a unique downtown environment that invites pedestrian 
activity, exhlbits visual and physical quality in design, attracts visitors and local 
residents, and supports economic vitality. 

Goal 12.2.2 

Establish a unified design theme for public improvements in downtown and the major 
Downtown entrances. 

Goal 12.2.5 

Encourage the development of downtown Colorado Springs in a compact, concentrated 
form that respects the human scale and character of existing districts, provides extensive 
pedestrian spaced, and balances hgh-rise and d i l l  development within the overall 
context of exisring structures. 

Policy 12.3.3 

Encourage both the development of additional housing opportunities within the 
downtown area and the preservation and enhancement of existing housing in downtown 
neighborhoods. 

Policy 12.3.4 

Maintain and upgrade all elements of the public infi-astructure both above and 
belowground to support future development of downtown. 

Policy 12.3.5 

Coordinate public and private development strategies to encourage and enable the 
development of public improvements and amenities in downtown. 

Policy 14.1.5 

Place a high priority on those programs and projects which generate and attract private 
sector employment, improvements or invesments that are consistent with policies of the 
Comprehensive Plan. 
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Policy 15.1.9 

Develop partnership approaches with various governmental entities and, where 
appropriate the private sector, to plan and construct major physical improvements whxh 
provide community and/or regional benefit. 

In undertaking all projects pursuant to t h ~ s  Urban Renewal Plan, the Authority shall 
comply with all applicable buildmg and zoning regulations, other applicable ordinances 
of the City and the Confluence Park Master Plan. All Redevelopment Agreements 
entered into in connection with t h s  Urban Renewal Plan shall be subject to all applicable 
building and zoning regulations and other applicable ordinances of the City. All 
Redevelopment Agreements entered into in connection with this Urban Renewal Plan 
shall supercede any and all existing Redevelopment Agreements on properties w i k  the 
Urban Renewal Area. In additioa, all such fxisting Redevelopment Agreements on 
properties withm the Urban Renewal Area will be rendered null and void upon adoption 
of this Urban Renewal Plan. 

The City Council has held a public hearing on &.IS Urban Renewal Plan after public 
notice thereof in compliance with law by publication in a newspaper having a general 
circulation in the City, describing the time, date, place and purpose of the hearing, 
generally i d e n t i m g  the Urban Renewal .Sea covered by this Urban Renewal Plan, and 
outlining the general scope of projects to be considered for implementation by the 
Authority and/or private interest pursuant to this Urban Renewal Plan. 

2.4 OTHER FINDINGS 

2.4.1 One or more of the projects may require the demolition and clearance, subject to 
other restrictions, of certain property within the Urban renewal Area as provided in 
h s  Urban Renewal Plan. Such actions may be necessary to eliminate unhealthy, 
unsanitary, and unsafe conditions, eliminate obsolete and other uses detrimental to 
the public welfare, and otherwise remove and prevent the spread of deterioration. 

2.4.2 Other portions of the Urban Renewal Area may be conserved or rehabilitated 
through appropriate public action, as authorized or contemplated by the Act. and 
through the cooperation and voluntary action of the present or future owners and 
tenants of such property. 

2.4.3 In order to eliminate or reduce the qualifying conditions cunently existing w i t h  
the Urban Renewal Area, as well as those quali-g conditions whch may be 
reasonably anticipated to develop within the Urban Renewal Area in the absence 
of public action, it is the intent of the City Council in adopting this Urban Renewal 
Plan that the Authority exercise all powers authorized to be exercised by the 
Authority under the Act and which are necessary, convenient or appropriate to 
accomplish the objectives of the Urban Renewal Plan. Acquisition of property or 
any interest in property by the Authority within the Urban Renewal Area may be 
undertaken by any means authorized by the Act, includmg condemnation. 
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2.3.4 The powers conferred by the Act are for public WeS and purposed €or wluch public 
money may be expended and the poiice powers exercised, and t h s  Urban Renewal 
Plan is in the public interest and necessity, such finding being a matter of 
legislarive determination by the Council. 

2.4.5 The Authority may, in its discretion, issue bonds or other obligations, to the extent 
permitted by law. 

3.0 LAND USE PLAN AND P J A N  OIUEcrrVEs 

3.1 GENERAL DESCNPTION AND PURF’OSE 

Approximately 100 acres are included within the Urban Renewal Area. Uses north of the 
Urban Renewal Area include 3 mix of commercial and institutional establishments, as 
well as public improvements which form one of two gateways into downtown. Uses 
adjacent to the eastern portion of the area include public and private facilities including 
the Antlers Adams Mark Hotel, commercial office and retail uses, public parking 
facilities and government offices. Uses south of the Urban Renewal Area are located 
along the south side of Cimarron, downtown’s other sipnificant gateway, are 
predominantly industrial with residential beyond them. 

The general purpose of th is  Urban Renewal Plan is to reduce, eliminate and prevent the 
spread of quaiifymg condinons w i b  the Urban Renewal Area and to stimulate the 
growth and development of the Southwest Downtown k e a .  In particular, t lus  Urban 
Renewal Plan is intended to promote local objectives with respect to appropriate land 
uses, improved traffic, public mmportation, public utilities, and other public 
improvements; provided that the delineation of such objectives shall not be construed to 
require that any pamcular project necessarily promote all such objectives. Specifically, 
the purpose of the Plan is to create an urban neighborhood which leverages the 
community’s investment in Confluence Park and creates linkages to the downtown core 
and whch  is in accordance with the Downtown Action Plan and Downtown Development 
Strategy. 

3.2 DEVELOPMENT OBJECTIVES 

The proposed development character for the Urban Renewal Area includes a variety of 
existing land uses and densities that will distinguish one area from another. Proposed 
land uses w i h  the Plan include office, commercial, specialty retail, entertainment, 
hotel, hotelfconvention center, performing arts, parks, a variety of residential uses, 
parlung facilities, and lodging. Uses that are present in the Urban Renewal Area today 
which fall withm one of these categories, and which are in compliance with existing City 
codes including zoning, are considered compatible with uses in the Plan. However, the 
Authority will only use its powers and resources to support those projects whch further 
the development objectives of the Plan. Furure land uses have been designated based not 
only on market needs and trends, but also on existing characteristics, uses and 
o p p o m t i e s .  As such, redeveiopment of the Urban Renewal Area will provide for and 
promote a greater range and mix of land uses. In order to better support the economic 
success of the Urban Renewal Area as 3n urban neighborhood, the Plan promotes the 
integration of uses, enhanced linkages into and out of the Urban Renewal Area, improved 
pedesman and vehcular circulation patterns, parking support, and 3 level of intensity 
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beyond that whch exists today. Following are specific development objectives embodied 
in the Plan. 

a) Promote the downtown's 24 hour 1 7-day live/work/play environment 
b) Eliminate blight and prevent environmental deficiencies 
c) Improve the relationshp between h s  area and downtown core 
d) Improve property values 
e) Provide an attractive entry to downtown 
f )  Provide a mix of land uses supportive of and complimentary to planned 

improvements in the Urban Renewal Area, as well as existing downtown core 
g) Provide densities and intensities of land uses appropriate to an urban neighborhood 
h) Create urban housing opportunities currently lackmg in the market 
i) Provide ease of vehcular and pedestrian circulation 
j )  Provide well-designed parking sufficient to meet the needs generated by the projects 
k) Provide improvements whch llnk Confluence Park to the downtown core 
1) Encourage the continued presence of businesses within the Urban Renewal Area that 

are consistent with a traditional urban neighborhood 
m) Encourage development of affordable housing equivalent to a minimum of 10% of 

all housing units in the Urban Renewal Area (Note: Affordability is assumed to 
address the housing needs of purchasers at or below 80% of the Urban Renewal Area 
median household income) 

Section 3.3 below describes each of the Urban Renewal Area's dishicts in terms of 
development objectives, urban design, character, intensity of uses, and the vision for 
redevelopment. 

3.3 P L ~ N  DISTRICTS 

Mixed Use Dism'ct 1 -Artisan Center (South of Bijou, west of the UP Railroad) 

'Given the existing style and character, its location adjacent to the railroad, limited 
vehicular access, riverfront locale, and hstoric and industrial structures, t h s  area has 
been designated for office, commercial, specialty retail and residential land uses. 
Residential opportunities would include medium to hgher density loft-type apartments 
and livelwork studio housing. Ofice and retail uses would be targeted to the arts and 
culinary community to the best extent feasible. 

Mixed Use Dism'ct 2 - Confluence Park (south of Colorado, west of UP Railroad) 

Designated for office and retail uses, h s  area's full development could include major 
parking facilities to serve adjacent park needs as well as new on-site development. While 
the two existing office structures will provide the framework for new development, an 
increase in density of uses would be compatible with existing adjacent uses to the east 
and the development of the new Confluence Park and residential development to the 
south. 

Mixed Use Dism'ct 3 - (east of UP RR) 

l7us area will be promoted for high-density office, commercial, p a r h g  facilities, retail, 
entertainment, lodging, and hgh-density residential complexes, consistent with the 
intensity and character of the adjacent Central Business Distnct urban uses. While some 
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hstoric architectural elements within this area will influence new development, 
opportunities to maximize building height and massing, provide architectural diversity, 
and deviate from historic architectural themes are perhaps greatest here. Physical, visual 
and pedesnian linkages from the Central Business Districr, as well as other 
redevelopment areas to Confluence Park will help establish h s  area as the “gateway” of 
the Urban Renewal Area. Pedestrian linkages to other portions of the Urban Renewal 
Area and the Central Business District will help ensure and enhance the human scale, 
whle structured parking will enable a more intense “urban” buildout. An urban 
entertainment complex, destination in character, could be accommodated in h s  location. 
as well as a Hotel or HoteUConvention Center. 

Mixed Use Disrrict 4 - Confluence Park (north of Cimarron, west of the UP RR) 

Adjacent to the proposed Confluence Park, h s  area of the Urban Renewal Plan offers the 
greatest opportunity for medium density residential and related commercial and retail 
land use. As an existing i n d u s ~ a l  site, th is  area is programmed for total redevelopment 
and as such, will have no constraints in terms of archtectural style and character. New 
development here can reflect and relate directly to the significant amenity in the form of 
Confluence Park, and provide the 24 hour/7 day environment that will help enhance the 
downtown as a viable Iive/work/piay environment. 

3.4 DESIGN STANDARD OBJECTIVES 

m l e  the Urban Renewal Plan is designed to be flexible, adapting to prevailing market 
conditions, and promoting archtectural character and treatment reflective of appropriate 
historic resources and neighborhood conditions, there are common desigddevelopment 
goals which will be present throughout the Urban Renewal Area. These goals include: 

Pedestrian-oriented development with a “human” scale 
Mix of land uses that help ensure vitality and livability in each of the districts within 
the Urban Renewal k e a .  whlle complimenting the existing businesses withm the 
Central Business District 
Variety of land use densities to address housing affordability, market demand, and 
enhance developer participation 
Urban design treatment that is “people-fhendly, increases public open space and use, 
and helps “energize” day and night time enjoyment in the downtown area 
Off-street parking opporhmties maximized without negatively impacting vehcular 
and pedeslxian circulation, visual quality and compatibility, and convenient access to 
the Central Business District 
Disbursed vehicular rraffic patterns designed to enhance access into and out of the 
Urban Renewal Area 
Safe, convenient pedestrian linkages between the Urban Renewal Area and Central 
Business Dismct, as well as withm districts of the Urban Renewal Area 
Minimal pedestridvehicular conflicts 
Pedestrian-fnendly streetscape which unifies area 
Buildings in scale with existing adjacent land uses and Confluence Park 
improvements 
Design and consmction of public improvements consistent with design objectives 
for entire area 
Lighting standards and signage w h c h  exhibit a unified theme and whch 
complement exisnng and proposed structures 



4.0 PROJECT IMPLEMENTATION 

4.1 PROPERTY ACQUISITION AND LAND ASSEMBLAGE 

It is the principal intent of this Plan that property for projects in the Urban Renewal Area 
be acquired by private individuals and entities. Whde the Authority is authorized to 
acquire real property or any interest in real property by purchase, gift, donation, lease or 
other conveyance, h s  principle intent is rhe foundation upon whch h s  Plan has been 
developed. If necessary, the Authority is authorized to acquire property or interest in 
property by condemnation as provided in Article 1 and Amcle 7 of Title 38 of the 
Colorado Revised Statutes. All redevelopment plan submittals and proposals to enter into 
a redevelopment agreement with the Authority shall identify all real property whch is to 
be part of the project, not then owned by, controlled by or, under contract to be acquired 
by the proponent or with the consent of the Owner (the ‘“on-owned Property”). As to 
such Non-owned Property, the proponent shall submit evidence that the owner of said 
Non-owned Property has been advised in writmg of the proponent’s intent to include said 
Non-owned Property in its proposal, and shall set forth a plan for the acquisition of said 
Non-owned Property. In the event the Authority adopts a redevelopment proposal which 
encompasses Non-owned Property, the Authority shall notify the owners of such Non- 
owned Property in writing of the possibility of acquisition of their property by 
condemnation. The Authority shall not initiate condemnation proceedings on such Non- 
owned Property less than hrty-six (36) months from the date of said written norice from 
the Authority (Moratorium Period”). The Authority reserves the right, in the Authority’s 
absolute discretion, to consider or reject proposals from the owner of the Non-owned 
Property for the redevelopment of said Non-owned Property, amend the adopted 
redevelopment plan andor redevelopment agreement as to the Non-owned Property, and 
enter into a redevelopment plan and redevelopment agreement with the owner of the 
Non-owned Property for the redevelopment of said Non-owned Property. l k s  will not, 
however, preclude private sector acquisition of property during this period. 

4.2 RELOCATION ASSISTANCE AND PAYMENTS 

In the event it is necessary to relocate or displace any business or other commercial 
establishments as a result of any property acquisition, the Authority is authorized to adopt 
relocation policies for payment of actual relocation expenses. Such expenses might 
include moving expenses, actual direct losses of property for business concerns, and 
goodwill and lost profits that are reasonably related to relocation of the business, 
resultmg from their displacement for whch reimbursement or compensation is not 
otherwise made. 

A description of the Relocation Plan objectives is presented in 6.0 below. The detailed 
Relocation Plan is presented in Section I1 of h s  Urban Renewal Plan. 

4.3 DEMOLITION, CLMIUNCE AND SITE PREPARATION 

With respect to property acquired by the Authority, it may demolish and clear, or contract 
to demolish and clear, those buildings, structures and other improvements from property 
pursuant to h s  Urban Renewal Plan if in the judgment of the Authority such building, 
structures and other improvements are not to be rehabilitated in accordance with this 
Urban Renewal Plan. 
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4.4 PUBLIC IMPROVEMENT AND FACILITIES 

The Authority may undertake certain actions which would make the Urban Renewal Area 
more attractive for private investment. The Authority may, or cause others to, install, 
construct, and reconstruct any public improvements in the Urban Renewal Area, whch  
may include, without limitation, sidewalks, underground utility and service facilities, 
streetscapes, pedestrian corridors, and parking facilities. The Authority may also, or 
cause others to, install, construct and reconstruct any other authorized improvements in 
the Urban Renewal Area, whch may include, without limitation, other authorized 
undertaiungs or improvements for the purpose of promoting the objectives of this Urban 
Renewal Plan and the Act. 

Public projects are intended to stimulate private sector investment in and around the 
Urban Renewal Area. As such, the Authority intends to dlrect revenue generated from 
the Urban Renewal Area to those areas whch are most likely to further the objectives of 
the Plan, as well as those areas where private investment is most imminent. The 
combination of public and private investment will assist in the reinvestment and 
conversion of the Urban Renewal Area into a compatible and viable urban neighborhood 
contributing increased property and sales taxes to the City of Colorado Springs, El Paso 
County Schools and El Pas0 County. 

4.5 PROPERTY DISPOSITION 

The Authority may sell, lease, or otherwise transfer real property or any interest in real 
property subject to covenants, conditions and restrictions, including architectural and 
design controls, time restrictions on development and building requirements in addition 
to zoning and building code regulations. Real property or interests in real property may 
be either so14 leased or otherwise transferred for uses in accordance with this Urban 
Renewal Plan. 

4.6 REDEVELOPMENT AND REHABILITATION ACTIONS 

Redevelopment and rehabilitation actions withm the Urban Renewal Area may include 
such undertakings and activities as are in accordance with this Urban Renewal Plan and 
the Act, includmg without limitation: demolition and removal of buildmgs and 
improvements as set forth herein; installation, consmction and reconstruction of public 
improvements as set forth herein; elimination of unhealthful, unsanitary or unsafe 
conditions; elimination of obsolete or other uses detrimental to the public welfare; 
prevention of the spread of deterioration; and provision of land for needed public 
facilities. 

4.7 REDEVELOPMENT AGREEMENTS 

The Authority is authorized to enter into one or more Redevelopment -4preements with 
developer(s) and such other individuals or entities as are determined by the h thor i ty  to 
be necessary or desirable by the Authority to cany out the purposes of this Urban 
Renewal Plan. Such Redevelopment Apreements may contain such terms and provisions 
as shall be deemed necessary or appropriate by the Authority for the purpose of 
undertalung the activities contemplated by this Urban Renewal Plan or the Act, and may 
further provide for such undertakmgs by the Authority, including financial assistance, as 
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may be necessary for the achievement of the objectives of this Urban Renewal Plan or as 
may otherwise be authorized by the Act. 

5.0 FINANCING STRATEGY 

5.1 PUBLIC INVESTMENT OBJECTIVE 

Historically, the planning, financing and implementation of projects in the downtown 
market were the primary responsibility of public sector entities. The City was understood 
to have the largest and longest term interest and responsibility for dowarown, making it 
the obvious lead in any revitalization or investment effort. It was also understood to be 
the logical conduit for local, regional, state and federal funding sources. As reflected in 
this Plan, it is the intent of the Authority that the public sector continue to play a 
significant role in revitalization efforts as a strategic partner. Experience has proven that 
a critical component to the success of any revitalization strategy is participation by both 
the public and private sectors. Leveraging of resources is key, as no one entity, either 
public or private, has sufficient resources alone to sustain a long-term downtown 
improvement effort. The Authority and City are committed to providing public 
investments in various forms deemed necessary, Typical public mfrasmcture 
investments may include any or all of the following: unifying streetscape elements, 
access and circulation improvements, parlung, utilities, and creation of special districts. 

5.2 PROJECTREVENUES 

Tax Increment Financing 

The Urban Renewal Plan contemplates that a primary method of financing this project 
shall be the use of sales and property tax increment. Tax increment financing under the 
tax increment financing provisions of Section 31-25-107 (9), C.R.S. which, as it may be 
amended, is by this reference incorporated herein as if set forth in its entirety. If there is 
any conflict between the Act and this Urban Renewal Plan, the provisions of the Act shall 
control. All property and sales taxes collected withrn the Tax Increment Area, by or for 
the benefit of any public body, shall be divided as follows: 

That potion of property and sales taxes equal to the amount collected within the 
boundanes of the Urban Renewal Area in the twelve-month period ending on the last 
day of the month prior to the effective date of the approval of this Plan shall be paid 
into the funds of each such public body as are all other taxes collected by or for such 
public body. 

Except as the Authority may legally provide otherwise under the Act, the portion of 
such property and sales taxes in excess of the amounts described in paragraph a), 
above shall be allocated to and, when collected, paid into a special f h d  of the 
Authority to fund the Authority’s obiigations with respect to the Urban Renewal 
k e a ,  including payment of the principal of, the interest on, and any premiums due in 
connection with the bonds of, Ioans or advances to, or indebtedness incurred by 
(whether funded, refunded, assumed, or otherwise) the Authority for financing or 
refinancing, in whole or in part, the reinvestment projects. 

When such bonds. loans, advances, and indebtedness, if any, including interest 
thereon and any premiums due in connection therewith, have been paid. but in no 
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- .  

event later than 25 years following the adoption of this Urban Renewal Plan for the 
consmction of the project’s improvements, any excess property and sales taxes 
collections not allocated pursuant to h s  paragraph or any Cooperation Agreement 
between the Authority and City or other taxing jurisdiction, shall be paid into the 
funds of said jurisdiction or public body. Unless and until the total property and 
sales taxes collections in the Urban Renewal k e a  exceed the base year property and 
sales taxes collections in the Urban Renewal Area, as provided in paragraph a) 
above, all such property and sales taxes collections shall be paid into the funds of the 
appropriate public body. Note: The Authority reserves the right to enter into 
Cooperation Agreements with select taxing jurisdictions relative to allocation of 
incremental tax revenues. 

The adoption of this Urban Renewal Plan shall be deemed an adoption of a provision 
that taxes, if any, levied after the effective date of the approval of h s  Plan upon 
taxable property in the Tax Increment Area, shall be divided among the Authority 
and various taxing entities for a period of 25 years thereafter or such lesser period as 
provided in Section 31-25-107 (9) of the Acr or in any Cooperation Agreement 
between the Authority and the County, City or Special District(s). 

The Authority and the City may, by Cooperation Agreement or other agreement, 
provide for the method by whch sales tax increments shall be allocated and paid to 
the Authority pursuant to the provisions of this Urban Renewal Plan and the Act. 
Such agreements, and similar agreements between the Authority and other public 
bodies, may provide for additional assistance by the City and cooperation between 
the Authority and the City in support of the projects as may be more fully set forth in 
the provisions of such Cooperation Agreement or other agreement. 

5.3 FMANCMG MECHANISMS/STRUCXUES 

The Authority recognizes that tax increment fmancing is one tool which can be made 
available to attract investment and that others are needed. The Authority is committed to 
makmg a variety of strategies and mechanisms available which are fmancial, physical, 
market and organizational in nature. It is the intent of this Plan that the tools may be used 
either independently or in various combinations. Given the obstacles associated with 
downtown development. the Authority recognizes that is imperative that solutions and 
resources be put in place which are comprehensive, flexible and creative. Among those 
deemed reasonable for the Urban Renewal Area are - improvement districrCs) and 
overlay district. 

Improvement Dism’crs - dishict that includes “all organized local entities other than 
counties, municipalities, townships, or school district” that provide only one or a limited 
number of designated functions and that have sufficient administrative and fiscal 
autonomy to qualify as separate governments;” in downtown environments are typically 
used to provide services related to health and safety, however can be expanded to address 
issues related to marketing and management. 
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Overlay Dism’cts - designated area superimposed on one or more existing zoning 
districts; designed to protect or enhance an area’s special qualities; governmental review 
of aII developments, with the power to approve design according to standards contained 
in the ordinance or in a distnct plan or design guidelines; program elements include 
‘‘bonuses’’ and “requirement adjustments.” 

5.4 AUTHORITY PARTICIPATING INTEFEST M PRIVATE DEVELOPMENT PROJECTS 

The Authority may require a participating interest in private development projects in 
which it provides financial support. The pblosophy behind thls is that public support is 
frequently needed for projects of this nature, in order to fill a gap in available traditional 
fmancing. In the event the projecqs) produces revenues in excess of a market rate of 
return, the public sector might become a partner and share in the success of the project. 
In h s  event, the Authority may also require an excess profits provision. The terms of the 
participating interest and excess profits provisions will be negotiated in the 
Redevelopment Agreement(s). 

6.0 RELOCATION POLICY 

The “Relocation Policy” has been prepared by the Authority pursuant to the Urban Renewal 
Law, Sections 31-25-105 (1) (i) (Iv) and (j), C.R.S., and as part of the Southwest Downtown 
Urban Renewal Plan. The purpose of the Relocation Policy is to provide an assistance 
propram offering a broad range of services to all individuals and businesses that might be 
displaced as a result of implementation of the Urban Renewal Plan. 

6.1 OBJECTIVES 

The Authority recognues that the successful relocation of individuals and businesses is 
an important part of any redevelopment program. Therefore, the Authority has adopted 
the following relocation program objectives: 

6.1.1 Development of a relocation program designed to minimize the inconvenience and 
expense of individuals and business establishments expected to be relocated. 

6.1.2 Preparation of an information program to keep any affected persons or entities 
advised of relocation activities on a continuing basis and to encourage all such 
persons and entities to keep the Authority informed of their needs and 
requirements. 

6.1.3 Assistance to businesses displaced from the URBAN RENEWAL AREA to 
maximize relocation within the City of Colorado Springs and El Paso County. In 
meeting ttUs objective, the Authority, in cooperation with the City, will extend 
advice, dormation and resources to assist the business concerns in the following 
areas: 

a. 

b. 

c. 

Selection of new quarters in areas of their choice (whenever possible) with a 

Assistance in locanng sources of financial assistance to supplement those 
provided for by the Authority through the urban renewal process; 
Applying for payment of eligible relocation expenses; 

minimum of hardship; 

17 



d. Assistance in working with other agencies to minimize cost and time in 
obtaining replacement licenses and certifications which may be required at 
new location (e.& Building Department, Health Department., etc.); and 
Assistance with quantifying moving expenses and locating alternative 
business locations. 

e. 

6.1.4 Provision of eligible relocation expenses which minimize the hardship of existing 
businesses in the Urban Renewal Area. It is the intention of the Authority that 
determinations regarding eligibility for and the amount of relocation payments 
made pursuant to this Relocation Policy shall be a matter of discretion of the 
Authority. 

The Urban Renewal Authority of the City of Colorado Springs will adopt a Relocation Policy that 
will apply to the Southwest Downtown Colorado Springs Urban Renewal Plan. 

7.0 CItuvGES AND MINOR VARL-tTIONS FROM ADOPTED P U N  

7.1 CHANGES IN THE APPROVED URBAii RENEWAL PLAN 

This Urban Renewal Plan may be modified pursuant to the provisions of the Act 
governing such modification, including Section 3 1-25-107 thereof, as the same may be 
amended from time to time. 

7.2 MINOR VARIATIONS 

In specific cases, where a literal enforcement of the provisions contained in the Urban 
Renewal Plan constitutes an unreasonable elimination beyond the intent and purpose of 
these provisions. the Authority may allow minor variances from these provisions. In 
such cases, the Authority shall notify the City. 

7.3 INTER-AGENCY COOPERATION 

For the purpose of this Plan. the Authority may enter into one or more Cooperation 
Agreements with the City or other public bodies pursuant to the Act. The City and 
Authority recognize the need to cooperate in the implementation of this Urban Renewal 
Plan for, but not limited to. such items as project frnancing and administering the 
construction of public improvements. This paragraph shall not be construed to require 
any particular form of cooperation. 
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RELOCATION POLICY 



SOUTHWEST DOWNTOWN 
URSm RENEWAL PLAY 
COLORADO SPIUNGS, COLOIMDO 
1 MARCH 2001 

SECTION II: SOUTHWEST DOWYTOW .\i COLO~UDO SPRINGS URBAN 
RELOCATION POLICY (APPROVED BY THE COLOWO S P R ~ G S  URBAN 
RENEWAL AUTHORlTY ON 1 IMARCH 2001) 

1.0 PURPOSE 

The Urban Renewal Authority of the City of Colorado Springs (the “Authority”) adopts this 
Relocation Policy (the “Policy”) which describes the requirements governing the provision of 
relocation payments and other relocation assistance to businesses displaced as a result of 
acquisition of property by the Urban Renewal huthority pursuant to the Southwest Downtown 
Urban Renewal Plan (the “Plan” or the “Urban Renewal Plan”), approved by the Colorado 
Springs City Council on )CY. as it may be amended from time to time. 

2.0 SCOPE 

2.1 RELOCATION POLICY 

This Policy is derived from and is an extension of the relocation provisions of the Plan. 
The specific provisions of this Policy shall govern and control over the general provisions 
of the Plan in the event of conflicts benveen the documents. 

7.2 NATURE OF P.\YMENTS 

The .4uthority recognizes that relocation payments. absent this Relocation Policy, are not 
required by law. Therefore. it is the intention of the Authority that it not be bound by any 
federal, state or local policies but that it does instead hereby adopt the following 
Relocation Policy, which is incorporated into and forms a part of the Authority‘s Urban 
Renewal Plan by this reference. By adopting such Relocation Policy, the Authority shall 
pay the benefits and shall provide the services described herein to the parties entitled 
thereto on the terms and conditions set forth herein. 

2.3 NO CONRKT 

Nothing in this Policy shall be construed as a written contract with any present or future 
Owner or Business within the L‘rban Renewal Area. All payments made pursuant to this 
Policy shall be pursuant to the criteria set forth below. 

3.0 DEFINITIONS 

The following definitions shall be used in interpreting the payments and benefits available 
under this Policy: 

Action by the .-luthority - any lawful activity undertaken by the Authority. its a, oents or 
assins, or one operating on the Authority’s behalf 03/02!01pursuant to a contract with the 
Authority. 

Business - any lawful activity that is conducted primarily for the purchase. sale, lease or 
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rental of personal or real property; or for the manufacture, processing or marketing of 
products, commodities. or any other personal property; or is conducted primarily for the sale 
of services to the public. This definition shall not include: I )  outdoor aherrising displqs 
which are intended to be acquired as parr of the real properry purchased by the .-!uthority; 
and 2) public utilities such as cable. electric, gas and telephone lines and relared service 
facilities. 

Comparable Replacement Property - means a property which is: 

(1) Functionally equivalent to the displacement property. The term functionally equivalent 
means that it performs the same function, provides the same utility, and is capable of 
comparable business activities. While a comparable replacement property may not possess 
every feature of the displacement property, the principal features must be present. Generally, 
h c t i o n a l  property equivalency is an objective standard, reflecting the range of purposes for 
which the various physical feanves of a property may be used; 

(2) Similar in size to the existing facilities; 

(3) In an area not subject to unreasonable adverse environmental conditions; 

(4) In a location generally not less desirable than the location of the displaced business with 
respect to public utilities and commercial and public facilities, and reasonably accessible to 
the business’s customers and business needs; 

( 5 )  On a site that is similar and appropriate in size for relocation of the business with site 
improvements required by law, including customary landscaping; 

(6) Currently available on the private market. 

Development Agreement -agreement between the Authority and a developer selected to 
redevelop within the Project Area. 

Displaced Business - any business rhat moves its personal property from real propeny which 
is acquired as a result of action by the Authority for projects within the Project Area. if such 
business has occupied such real property 90 days prior to the date of the “Notice of Intent to 
Acquire” from the Authority. 

Displaced Resident - any resident who moves hisher personal property from a dwelling 
which is acquired as a result of the Action by the Authority for projects within the Project 
Area, if such resident has occupied such dwelling 90 days prior to the2Notice of Intent to 
Acquire” from the Authority. 

Dwelling - place of permanent or customary and usual residence of a person including a 
single-family house or a single-family unit in a multifamily structure. 

Good Will - advantage gained by a business arising from an established course of commercial 
activity. 

Lost Profirs - profits, which a business fails to realize as a result of relocation arising from 
inability to conduct business. or to conduct business at the same level of productivity during 
the relocation of the business. 

Notice of Zntent lo .-lcquire - notice by the .Authority to the Owner of that r e d  property which 
will be acquired by the Authority issued pursuant to Colorado Revised Statutes 5 j8-  1 - 13 1. 

Norice f o  Relocate - written notice from the Authority to an Owner or Business that it must 
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move � om its current location in the Project Area. A Notice to Relocate and negotiations 
concerning relocation may occur at any time. 

Owner - any person who owns fee simple title or a life estate in real property to be acquired 
for the Project or who holds any other interesr which warrants consideration as ownership. 

Personal Properrty - tangible property which is classified as personalty under Colorado law, is 
located on real property in the Project Area and is not purchased by the .4uthority in the 
acquisition of such real property. 

Plan - Southwest Urban RenewaI PLan which was approved and adopted by the City Council 
for the City of Colorado Springs on ?Q(. as the same may be amended by such City Council 
from time to time. 

Project - any urban renewal or redevelopment project in the Project Area as described in the 
Urban Renewal Plan. 

Project Area - area designated for revitalization activities in the Plan. 

Real Property - propeny which is classified as realty under Colorado law. for example, 
fixtures which cannot be moved at a resonable cost. Relocation expenses shall not be 
reimbursed for fKtures and other items of real property which have been purchased by the 
Authority in connection with its acquisition of the realcy from which a Displaced Business is 
moving. 

4.0 FULOC.ATIOX ASS1ST;LUCE ADb-ISORY SERVICES 

4.1 GZNERC 

The Authority will provide a relocstion assistance advisory program which offers the 
services described below. The purpose of the advisory services pro,gram is to minimize 
inconvenience to persons who must be relocated and to provide an information program 
to advise these persons of relocation mivities and benefits on a continuing basis. 

4.2 SERVrCES TO BE PROVIDED 

The Authority, through its s ta f f .  will provide the following services: (1) assistance with 
identifying real estate brokers and others who may help locate replacement business 
locarions; (2) assistance in identibing services for moving, packing, storage and 
insurance; an4 (3) assistance with the Authority’s relocation benefits procedures and 
submittals for relocation benefits. 

4.3 NOTIFICATION 

As soon as the Authority issues eirher an RFQ or WP for a specific project, potentially 
affected property owners will receive infortnation related to relocation services, benefits 
and procedures to be provided by the Authority. Upon approval of a Development 
Agreement, the Authority shall advise each Business in the Project Area affected by said 
Development Agreement regarding: [ 1) whether or not their property may be acquired; 
and. ( 2 )  the anticipated schedule for the hoject including the expected date for the 
completion of all Business moves. 

5.0 GENERAL RELOC.4TION ASS1ST;L’;CE POLICIES 

5.1 NO DUPLICATION OF P.IYSlE4’TS 
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No Displaced Business shall receive any compensation for relocation which would 
substantidly duplicate the Compensation which was received or which a Displaced 
Busines; would be eligible to receive under the state law of eminent domain or under any 
other law or regulation. Under no circumstances will there be a duplication of payments 
for acquisition or for relocation. 

5.2 LEAST COST APPROACH 

The amount of payments for an eligible relocation expense shall not exceed the least 
costly method of accomplishing the objective of the payment without causing undue 
hardship to the Displaced Business. 

5.2 DETERMINATION OF ELIGiBILIrt 

The Authority will designate a person as Relocation Coordinator who shall have primary 
responsibility for establishing eligibility for and the amount of relocation payments 
ciairned in accordance with this Policy. Appeals tiom the decisions made by the 
Relocation Coordinator shall be determined in accordance with Section 9.0, hereof. 

5 .; DOCUMENTATION 

If requested. any claim for relocation payment shall be submitted to the Authority on the 
appropriate form and supported by such documentation as may reasonably by required by 
the Authority to establish accurate expenses incurred, such as bills, statements, certified 
prices, appraisals, or other evidence of such expenses. 

5.4 SET OFF FOR CLAIMS 

The Authority may withhold any part or all of a relocation payment to a Displaced 
Business to satisfy an obligation of the Displaced Business to the Authority or the City of 
Colorado Springs. 

5.5 BURDEN OF PROOF 

Claimants shall have the burden of proof to establish eligibility for and amount of any 
relocation payment claimed hereunder. 

5.6 TIME FOR bfOVING 

All claimants must complete any relocation from their current sites by the date specified 
in the settlement agreement with the Authority or if no settlement is achieved, within 90 
days of receiving written notification from the Authority to relocate, or such t h e  as a 
court may require a claimant to vacate the property, whichever is later, or within such 
additional time as the Authority may determine and specify in writing. 

5.7 OWNER’S OBLIGATION TO NOTIFY NEW TENANTS 

No Owner within the Urban Renewal Area shall lease premises to a tenant after the 
owner’s receipt of Notice of Intent to Acquire, without giving prior written notice to such 
tenant that the p ropep  is being acquired by the Authority and that such tenant shall not 
be eligible for relocation benefits from the Authority. A copy of the Owner’s notice to 
the tenant shall be delivered to the Authority. 

5.8 TIME LIMIT FOR SCEMlSSION OF CL.ll%lS 

All claims and documentation rnusi be submitted to the Relocation Coordinator within six 
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( 6 )  months of the date on which the Displaced Business completes hisher move. except 
for such claims which by their nature c m o t  be ascertained by that time, including but 
not limited to claims for lost profits and business goodwill pursuant to section 6.7 and 
replacement property payments pursuant to section 7 . 6 .  

5.9 INELIGIBLE DISPLACED BUSIXESSES . W D  RESIDENTS 

The following Displaced Businesses and Residents shall not be eligible for relocation 
assistance: 

a) 

b) 

Any business or resident which has not occupied real property in the Project Area 
prior to the Authority's Notice of Intent to .4cquire. 
A subtenant of a tenant, unless such subtenant demonstrates that it is a separate 
legal entity from the tenant and otherwise satisfies the eligibility requiremen= of 
this Policy. 
Any business or resident which had prior plans to relocate for reasons independent 
of the project for which the .4uthority is acquiring the property. 
Multiple lease agreements for different leasehold areas shall not be considered 
multiple tenancies if the area3 are operated as a single Business. 
Any business or resident which is operating in violation of applicable law, including 
businesses operating without required licenses or in violation of applicable land use 
laws and regulations. 

owner in a Project and which Business declined such offer. 

c) 

d) 

e) 

QAny Business whom the Authority made a good faith offer to retain as a tenant or 

6.0 ELIGIBLE EXPENSES - BUSnESS RELOCATIOYS 

6.1 PROFESSIONAL SERVICES. I Y S U R t X E  XUD TRANSPORTATION 

A Displaced Business shall receive a sum equal to actual moving costs, based on 
competitive bids received. to cover any expenses incurred in the following categories: 

(a) Professional services. including, but not limited to, architects, brokers, planners, 
attorneys. engineers, and consultants hued for such activities such as finding a new 
location, nesotiating a new lease or purchase of the new location, and planning the 
move of the personal propeny. Professionai fees incurred in connection with 
representing the Displaced Business in preparing a relocation claim or in contacts or 
proceedings before the Xuthority. including grievance procedures or other 
administrative or legal proceedings or suit, shall not be eligible for reimbursement. 

(b) Liability or casualty insurance in connection with the move and any temporary 
storage. 

(c) Transportation expenses in connection with relocation. 

6.2 MOVING 

Packing, crating, moving, unpacking. and uncrating personal property, based on moving 
indusq  customary and standard rares are eligible. 

6.3 TEMPORARY STORGE 

Storage of personal property if necessary, based on customary and standard rates are 
eligible. The period of storage shall not exceed 12 months. 
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6.4 REINSTALLATIONS 

Disconnecting, dismantling, removing, reassembling, and installing relocated and any 
substitute machinery, equipment and other personal property, based on customary and 
standard costs are eligible. This includes connection to utilities available at the new site 
and modification necessary to adapt such property to the replacement strucrure or to the 
utilities or to adapt the utilities to the per. mal property. A Displaced Business shall be 
eligible for payment of this expense only f it provides a list of p r o p e p  that is to be 
disconnected and reinstalled at the replacement location to the Authoriry by the date set 
for submission of the list by rhe .4uthority. 

6.5 LICENSES, PRINmG A I D  ADVERTISMG 

License, permit or certification required by the Displaced Business at the replacement 
location based on customary and standard costs are eligible. Also, advertising, relettering 
signs and printing materials Such as trucks, signs. stationery and business cards made 
obsolete as a result of the move are eligible. 

6.6 SUBSTITUTE PERSONAL PROPERTY 

Purchase of substitute personal property which is used as part of the Business and is not 
moved, but is promptly replaced with a comparable substitute item at the replacement 
site. The Business is enritlea :o payment of rhe lesser of: (1) the cost of the substitute 
item, including installation cost at :he repiacement site, minus any proceeds from the sale 
or trade in of the replaced item. if any; or. the estimated cost of moving the replaced item, 
based an acceptable bid or estimate by the Authority for eligible moving and related 
expenses, but with no allowance for storage: or ( 2 )  personal property which has no or 
minimal value shall not be covered by this section. 

6.7 GOODWILL A I D  LOST PROFITS 

Displaced Businesses shall be eligible for a sum for lost protits and impaired Good Will 
if requested by a Business and documented with verified evidence of such losses. 
Calculation of the amount of reimbursement for Lost Protits shall be based upon the 
average monthly profit for the previous 12 months as reflected on the audited financial 
statements. and shall be for a maximum of nine (9) months. The Authority shall also 
make a payment for impaired Good Will if requested by a Business and documented with 
verified evidence of the nature of any reason for impairment of Good Will. 
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6.5 W PROPERTY FIXTL'RES 

Fixtures shall be included as part of the real estate and shall be included in the purchase 
proceeds or the condemnation award. 

6.9 NOTIFICATION TO THE AUTHORITY AND INSPECTION 

To be eligible for payment under this section, the Displaced Business shall: (1) permit the 
Authority to make reasonable and timely inspections of the personal property at the 
displacement and replacement sites; and, (7)  provide an inventory of all personal propem, 
expected to be moved within thirty days after receiving a Notice to Relocate from the 
Authority. 

6.10 CESSATION OF BUSMESS. [INSPECIFIED RELOCATION S[TE AND MOVING OUT OF THE 
AREA 

If a Displaced Business decides to cease doing business or delays a decision on a 
relocanon site. the Authority wiil assume thar the business is moving wirhin El Paso 
County and pay moving costs pursuant to this Policy based on such assumption. If a 
Displaced Business chooses to relocate to a site that requires a move in excess of 50 
miles from the current business location, the Authority will pay moving costs pursuant to 
this Policy based on the assumption that the Business is moving within El Paso County. 

6.11 SELF-MOVES 

A Displaced Business that elects to make a self-move and not submit documentation in 
support of the costs incurred may do so as long as the amount of the claim does not 
exceed an acceptable low bid obtained by the City. The displaced business may carry out 
the move by using its own employees and equipment or engage a mover or conmctc to 
handle all or part of the move. 

7.0 RELOCATION SETTLEMENTS 

7.1 TOTAL SETTLEMENT 

It is the intent of the Authority to arrive at negotiated total lump-sum settlements with all 
Displaced Businesses. Those settlements will compensate all of the eligible expenses 
contained herein. Claimants will receive one-half of the payment amounts following 
approval of the Business's sealement agreement with the Authority. The remaining one- 
half will be paid no later than thirry days following proof the claimant has vacated the 
property. If a settlement is not reached by negotiation, payments shall be made as 
outlined in Section 9.0, Appeals below. 

7.2 RENT SUBSIDIES 

In consideration of the potential difference between the rent paid by a Displaced Business 
at the time it is required to relocate and the higher rent charged for comparable space 
elsewhere. the Authority shall pay a rent subsidy based on the differential between the 
rent paid prior to relocation and the higher rent paid for comparable space at the new 
location for a maximum of 12 months. Other eligible costs associated with an increase in 
the cost of operation at the new location may include personal or res1 property taxes. 
insurance premiums. and utiliry charges. 

7.3 SECURlTV DEPOSITS 

If a tenant has paid a security deposit to a landlord or property manager for a lease on 
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property to which the .Authority is taking title or possession, the Authority shall require 
the holder of the security deposit to refund the deposit to the tenant or to turn over :he 
deposit to the Authority for refund to the tenant. 

7.4 LOANS 

Upon request, the Authority will review any loan programs offered by lending 
institutions for the purpose of assisting Displaced Businesses and will consider 
supporting such program, for example, by buying down an interest rate. 

7.5 R E N T  PAYMENT .WD .&BATE&tENT 

For properties acquired by the Authority, upon settlement. the Authority may assume all 
payments due under the lease from the date the tenant vacates the premises until the 
Authority takes possession of or title to the property and such payments are no longer due 
to the landowner or its agent. If the Authority has possession of or title to the property, a 
tenant may elect to have its rent abated from the date of execution of a settlement 
agreement with the Authorin until the tenant's agreed-upon date of vacating the 
premises. If the Cenant fails IO move out by the agreed-upon date. the tenant shall resume 
paying rent to the Authorin.. if rent is abated while the tenant continues to occupy the 
propew. an amount equal to h e  abated rent shall be deducted from any rent subsidy to 
be paid to the tenant by the Authority. Any unpaid rent owed by the tenant to the 
Authority shall be deducted by the Authority from the fmal sertirment payment to the 
tenant. 

7.6 REPLACELIEYT PROPERTY P.X\3IENT 

If a Displaced Business is occupying the property prior to the execution of the 
Development Agreement and has  occupied and owned the property 90 days prior to 
receiving a Yotice of Intent to Acquire. or has occupied the property prior to such dates, 
and is a related person or entity to the owner ofthe property, and the Displaced Business 
or a related person or entity purchases a comparable replacement property for purposes of 
conducdng the business within ?6 months from receipt ofNotice of Intent to Acquire, 
heishe will be elisible for a replacement property payment, which shall be the sum of 1) 
the amount by which the cost of a comparable replacement property exceeds the 
acquisition cost of the displacement property; 2) the increased interest costs and other 
debt service costs which are incurred in connection with the mongagetsl on the 
replacement property: and. 3 )  the reasonable expenses incidental to the purchase of the 
replacement properry. 

8.0 INELIGIBLE >1OvlNG . O D  RELATED EXPEYSES 

A Displaced Business is not entitled to payment for: 

(a) Cost of moving any strucrure or ocher real propem, improvement in which a Displaced 
Business reserved ownership. 

(b) Interest on a loan to cover moving or storage expense. 
(c) Loss of rained employees. 
(d) Personal injury. 
(e) Any legal fee or other cost for preparing a claim for ;i relocation payment or for 

representing claimant before h e  Authority or any other body or court. 
( f )Taes 
(g) Any expense or pa].mrnt for v.hich the Business received reimbursement or 

compensation from another sourcc or pursuant to any other law. rule or regulation. 
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9. I DISPUTE RESOLLTION 

It is the intent of the .4UthOrity to provide an efficient, fair process for settlement of 
eligible relocation expenses. The Authority prefers a negotiated settlement that is 
mutually fair and beneficial to both the Authority and Displaced Business. [n order to 
achieve this result. the Authority prefers that impasse in negotiation be resolved through 
mediation and will arrange for a mediation process at anytime at the request o f a  
Displaced Business. Mediation shall be a prerequisite to filing an appeal under this 
Section. 

9.2 SELECTION OF b1EDlXTOR 

If the Authority determines that a settlement of eligible relocation expenses with a 
Displaced Business cannot be reached due to an impasse in negotiations, the Authority 
shall schedule a session with a mediator within thuty (30) days of a written notice to the 
Business that an impasse exists, or within such time period as the Authority and Business 
may mutually agree. The mediator shall be selected by mutual consent of the Authority 
and the Business. If the Business refuses to participate in the selection of a mediator or 
unreasonably withholds consent in the selection of a mediator, the Authority shall make a 
final determination of benetics. which shaii be payable upon the Business’s completion of 
a move &om the Project .Area. 

9.3 

9.4 

9.5 
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UNSUCCESSFUL bIEDIXTION 

If the mediation fails to result in a settlement agreement between the Authority and the 
Displaced Business. the Authority shall make a final determination of benefits. and shall 
pay one-half of such determination immediately. n e  final payment shall be made at the 
conclusion of the appeal period if no appeal is filed or upon conclusion of the appeal if 
one is filed. 

SCOPE XVD rnMIXG OF XPPE.4L 

If mediation is unsuccessful, the Authority shall request the mediator to provide a dated 
notice that the dispute could not be resolved to both the Authority and the Displaced 
Business. The Business shall have thlrty (30) days from the date that notice to file an 
appeal with the Authority. The appeal shall be limited to a determination regarding 
eligibility for or the amount of payments set forth in this Policy and pursuant to any 
further resolutions or actions of the Authority establishing eligible expenses. 

INlTlATlON OF APPE,U. 

An appeal is instituted by a written request for review by the claimant, which may 
include arty docurnentation deemed relevant by the claimant. If a hearing is requested in 
the request for review, it shall be scheduled within t h i w  (30) days from the date the 
appeal is initiated before a hexing officer who shall be selected by mutual consent of the 
Authority and the Business. If the Business refuses to participate in the selection of the 
officer or unreasonably withholds consent in the selection of an officer, the officer shall 
make a final derermination of benefits, which shall be payable upon the Business’s 
completion of a move from the Project Xre3. If no hearing is desired. the oficer shall 
decide the appeal based on the documentation provided with the request for review. In 
either case. the officer‘s decisions shall be subject to review and revision by the 
Authority. All supporring documentation shall be filed with the Authority at least seven 
( 7 )  days prior to the hearing. Information submitted thereafter need not be considered by 
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the officer. 

9.6 RIGHT TO REPRESENTATION 

A claimant may be represented by legal counsel in connection with the appeal. but solely 
at its own expense. 

9.7 REVIEW OF FILES BY CLAIMANT 

The Authority will permit a claimant to inspect and copy all files and records pertinent to 
such appeal pursuant to the Open Records Act, including the limitations continued 
therein, and at the expense of the claimant. 

9.8 SCOPE OF REVIEW 

In deciding the appeal, the hearing officer shall consider: (1) all applicable rules and 
regulations; (2) all pertinent justification and written materials submitted by the claimant; 
and, (3) all material upon which the Authority staff based the determination being 
appealed and any other available information that is needed to assure a fair and full 
review of the appeal. 

9.9 DETERMINATION AND NOTIFICATION AFTER WRITTEN APPEAL 

The hearing officer shall make a written determination within thirty (30) days of the 
hearing, or if no hearing is requested, within thuty (30) days of the receipt of the request 
for review, and shall furnish the claimant with a copy. The written determination will 
include, but need not be limited to: (1) the factual and legal basis upon which the decision 
was based, including any pertinent explanation; and, (2) if any payment or other relief to 
the claimant is granted, a statement of how this will be provided. 

9.10 APPEAL 

Determinations on appeals made by the hearing officer and the Authority shall be deemed 
fmal agency action and may be appealed by the claimant the El Paso County District 
Court or any other court of competent jurisdiction for a -- de novo determination of the 
claimant’s entitlement to relocation benefits pursuant to this Policy. 

10.0 GENERAL PROVISIONS 

10.1 TIME 

Any deadline or time period in this Policy may be modified in a written agreement signed 
by the Authority and a Displaced Business. 

10.2 PAYMENTS 

In its sole discretion, the Authority may agree to a payment schedule in variance from 
this Policy upon a showing of necessity by the Displaced Business. 

DNVR1:60155722 03 
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APPENDIX 

The appendix materials (market study and blight study) are included in the 
copies of the plans previously provided to the City Council and City Manager 



I N T E R O F F I C E  
MEMORANDUM 

CITY OF COLORADO SPRINGS 

James H. Mullen, City 

Quinn Peitz, City 

DATE: August 7,2001 

TO: 

FROM: 
James W. Rees, Acting Urban Projects Unit M a n a g e i A  

Southwest Downtown Urban Renewal Plan Reconsideration SUBJECT: 

Summary: A majority of the property owners within the proposed Southwest Downtown Urban 
Renewal Area have requested that the City Council approve the plan with certain changes as outlined 
below. The property owners will voluntarily consent to inclusion in the urban renewal area if the 
changes are included. 
1) 3 - Year Moratorium The 36 month Moratorium period for Non-Owned Property provided for in 

Section 4.1 of the Plan shall commence upon the Colorado Springs City Council giving final 
approval of the use of condemnation to acquire the Non-Owned Property involved. 

2) Relocation Policv. In Section 3.0 of the Relocation Policy, the second sentence in the definition of 
“Business” (containing certain exclusions) shall be deleted. 

3) Voluntaw Particbation Only those properties within the Southwest Downtown Urban Renewal 
Area which request to be part of the Plan will be included. Properties that are within this Area but 
are not initially included may subsequently request to be included in the Plan. 

Previous Council Action: The Colorado Springs Urban Renewal Authority presented an urban 
renewal plan for the southwest downtown to City Council for consideration on June 12, 2001. The 
City Council disapproved the plan as presented at that time. On July 10,2001 Council voted to 
reconsider the item at the August 14, 2001 City Council meeting. 

Background: The attached May 21,2001 memo from the City Development Group Support Manager 
to the City Manager outlines the process that was undertaken by the Colorado Springs Urban 
Renewal Authority in formulating the Plan. The City Attorney has addressed several Council 
questions regarding the plan including the conditions for approval of a plan that has been developed 
with “voluntary consent.” Council must find that one of the factors of blight set forth in 31-25-1 03(2)(a- 
k), C.R.S. exist and one of the following additional factors exist: 
0 The area substantially impairs or arrests the sound growth of the municipality, OR 
0 Retards the provision of housing accommodations, OR 
0 Constitutes an economic or social liability, 

AND must find that the area is a menace to the public health, safety, morals, or welfare. 31-25-103(1), 
C.R.S. 

Financial Implications: The plan provides that funding for public infrastructure, acquisition, 
relocation and related administrative costs will be provided through the use of tax increment financing. 
The use of special districts such as business improvement districts, general improvement districts or 
enterprise zones will be utilized in the implementation of the plan. 
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BoardKommission Recommendations: The Plan has been approved by the Colorado Springs 
Urban Renewal Authority Board of Commissioners and the City Planning Commission. 

Stakeholder Process: In addition to the process described in the previous Council memo (5/21/01), 
notification of the property owners was conducted 30 days prior to the reconsideration of this item by 
City Council on August 14,2001 and a public notice was published in the newspaper. 

Recommendation: The Urban Renewal Authority and the City Administration recommend approval 
of the Plan, 

Proposed Motion: A motion to approve the Southwest Downtown Urban Renewal Plan and 
Relocation Policy and adoption of the resolution approving the Plan. 



INTEROFFICE 

CITY OF COLORADO SPRINGS 

DATE: May 21,2001 

TO: 

FROM: 

James H. Mullen - City Manager 

Chuck Miller - City Development Group Support Manage 

SUBJECT: Southwest Downtown Urban Renewal Pian 

S m Y  
The Colorado Springs Urban Renewal Authority (“ the Authority”) has prepared an urban renewal plan 
(“the Plan”) for the southwest downtown area, to implement the redevelopment recommendations of the 
Downtown Action Plan and the Downtown Development Strategy. Sufficient conditions of blight. as 
defined by state statute, have been documented in the project area. The Plan is in conformance with the 
City7s Comprehensive Plan and Strategic Plan and defines public and private uses recommended by the 
Downtown Action Plan. A market analysis was conducted, confuming the viability of the Plan. Rather 
than assuming a traditional urban renewal authority role as active public agency implementers, the 
Authority will facilitate private sector development, using the administrative, regulatory and financing tools 
at its disposal. As a result, the Plan minimizes the acquisition and resale of property by the Authority, 
whether through negotiation or the use of eminent domain powers, and assures equitable relocation benefits 
to those displaced as a result of Authority actions. Any use of eminent domain powers by the Authority to 
acquire properties must be approved by City Council, on a case by case basis. Provisions for the use of tax- 
increment funds are included. The Plan includes the Confluence Park project, the public portion of which 
will continue to be implemented by City staff. The Authority anticipates managing the private 
redevelopment in the park, on the City’s behalf. The City Development staff recommends approval of the 
Plan. 

PREVIOUS COUNCIL ACTION 
The preparation of a redevelopment plan for this part of the downtown planning area is a necessary first 
step in implementing the recommendations of the Downtown Action Plan, approved by City Council in 
1992, and the Downtown Development Strategy, approved by City Council in 1999, for this area. 

BACKGROUND 
The Downtown Development Strategy identifies the subject area as a Priority Implementation Project for 
downtown and recommends the use of urban renewal and its tax-increment h d k g  abilities as a logical 
implementation strategy for private redevelopment. Based on that recommendation, the Authority, in 
1999, began examining the viability of private development in the area and the appropriateness of urban 
renewal as the redevelopment approach. To proceed, the Authority required positive answers to two 
questions. Is there a market for the private redevelopment contemplated in the Downtown Action Plan? 
Is there a need for a public/private partnership to successfully implement the project? A preliminary 
feasibility analysis prepared by the Leland Consulting Group concluded: 

0 There is currently a market demand for a medium to high density mixed use project (at minimum, 
350 residential units, 380 hotel rooms and 760,000 sf of commercial and ofice space) 

0 To be competitive in the market place, land and infrastructure costs to the developers must 
approximate those outside the downtown core. To achieve that, partnerships with the public sector 



will be necessary to provide the financing necessary to bridge any gap. Tax increment and special 
district financing should be the primary tools used by the public sector. 

With those questions answered, the Authority proceeded with the preparation of the attached plan, which 
includes the following elements: 

Qualification as an urban renewal area 
Development objectives 
Land use plan 
Design standards 
Project implementation 
Financing strategy 
Relocation policy 
Market study 
Blight study 

One development objective of note is an affordable housing target of 10% or more of the residential units 
built. 

FINANCIAL IMPLICATIONS: 
The Plan provides for the use by the Authority of incremental increases in sales and property tax revenues 
generated by the redevelopment within the project area (tax-increment financing), to fund certain eligible 
activities, such as public infrastructure, acquisition, relocation and related administrative costs. The Plan 
also contemplates the use of special districts, such as business improvement districts, metro districts, etc. 
As the project proceeds, there may be requests by the Authority for capital improvement funds fkom the 
City, if such projects can be justified. The City will continue to provide administrative services to the 
Authority. 

BOARD/COMMISSION RECOMMENDATION: 
The Plan has been approved by the Colorado Springs Urban Renewal Authority Board of Commissioners 
and the City Planning Commission. 

STAKEHOLDER PROCESS 

Over the last 2 years. 12 public meetings were held to gather input and make progress reports. Notices 
were sent to all property owners, businesses and residents in the plan area, for each meeting. Numerous 
individual meetings were also held. County and School District 1 1 officials were also kept apprised of plan 
progress. The Authority anticipates entering an agreement with District 1 1, regarding the use of a portion 
of the tax increments generated for education improvements. 

ALTERNATIVES 
Deny the Plan - lacking a plan defining a development theme and lacking the development tools provided 
by the Urban Renewal Authority, the area in all probability will redevelop much more slowly and in a 
manner inconsistent with the Downtown Action Plan and the Downtown Development Strategy. 

RECOMMENDATION 
The Urban Renewal Authority Board and the City Administration recommend approval of the Plan as 
presented. 

PROPOSED MOTION 
Move to adopt the proposed resolution approving the Southwest Downtown Urban Renewal Plan. 
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COlORRDO SPRINGS 
URf3RN R€N€UInl €MORT 
suite 404 8 south nevada avenue p.0. box 1575 mc 1541 
colorado springs - colorado 80901 -1 575 
(71 9) 444-2683 fax (71 9) 578-6394 

Date: May 21,2001 

To: Mayor and Members of City Council 
City Manager 

From: Susan K. Wood-Ellis, Chairman of the Board 
Colorado Springs Urban Renewal Authority Board of Commissioners 

Subject: Southwest Downtown Urban Renewal Plan 

On behalf of the City of Colorado Springs Urban Renewal Board, I am pleased to present to you 
the proposed Urban Renewal Plan for a 100 acre portion of the southwest downtown, including 
Confluence Park. We believe our role as an Urban Renewal Authority is to implement projects 
that reflect the redevelopment goals of City Council. Our proposed Plm was prepared to reflect 
those goals, as defined in your Comprehensive Plan, Strategic Plan, Downtown Action Pian and 
Downtown Development Strategy. 

The Plan was prepared by the Leland Consulting Group and City staff, with considerable input 
fiom our Board, property owners, businesses, potential developers and interested citizens. In 
my opinion, consensus was reached fairly easily on the need for redevelopment in the area and 
the type of redevelopment that should occur. ?he more difficult issues revolved around (i) the 
possibility of condemnation of properties by the Authority and (ii) adequate compensation for 
the costs of relocation of businesses. With a great deal of effort by all parties, policies 
regarding the Authority's use of its statutory Condemnation powers and the payment of 
relocation costs were crafted and included in the Plan. The City of Colorado Springs has 
hstorically been extraordinarily judicious in its use of its condemnation powers. This Board 
strongly believes it is ow responsibility to mirror that philosophy, as we implement both the 
Lowell Neighborhood project and the Southwest Downtown prgject. 

We look forward to presenting our proposed Plan for your consideration on June I.?*. 

Sincerely , 



II LEGAL N O l l C t  
Proposed Southwest Down- 

town Urban Renewal Plan 

I The Colorad rings city 
C o u A n s i d e r  aP- 
Droval of the Southwest 
Downtown Urban Renewal 
Plan at the regularly sched- 
uled City Council meeting On 
August 14 2001 in City Coun- 
cil Chamders City Adrninis- 
tration Buildibg. 30 S. Nevp- 
da Avenue. City Council Wdl 
hold a public hearing on the 
Plan followed b r  formal ac- 
tion. The meeting wil l  begin 
at 9:00 a.m. Information re- 
garding this item's Place- 
ment on the agenda may be 

the 'Union Paclfic railroad 
lines on the east from Bllou 
St. to Colorado Ave. Colora- 
do Ave. on the north be- 
tween the railroad lines east 
to Cascade Ave.. Cascade 
Ave. on the east beween 
Colorado Ave. and Cimarron 
St. and Cimarron St. on the 
south, The general scope of 
the project is.the develop- 
ment of a medlumthlgh den- 
sity mixed-use Proiect that is * 
consistent with the South- I 
west Downtown Colorado 1 

Springs market study and 1 
the Downtown Action Plan. 
Uses wil l  include oftice. 
commercial retail, resaden- 
tial, lodging. park and enter- 
tainment. 

Published in The Gazette 
July 13, 14, 2001 I _ _ _ _  .- -- 
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- - . - - - - 
LEGAL NOTICE 

Proposed Southwest Down- 
town Urban Renewal Plan 

The Colorado Springs City 
Council wil! reconsider ap- 
proval of the Southwest 
Downtown Urban Renewal 
Plan at the regularly sched- 
uled Ci ty  Council meeting on 
August 14. 2001 in  City Coun- 
cil Chambers, C i ty  Adminis- 
tration Building, 30 S. Neva- 
da Avenue. City Council wi l l  
hold a public hearing on the 
Plan iol lowed by formal ac-  
tion. The meeting will begin 
at 9:OO a.m. Information re- 
garding this i tem's place- 
ment on the agenda may be 
obtained by calling 385-5150 
on the morning of  the mee- 
t ing. The project area is gen- 
era l l y  boupded by 1-15 on the 
west, Bijou St. on the north, 
?he Union Pacific railroad 
lines on the east from Biiou 
St. to  Colorado Ave. Colora- 
do Ave. on the north be- 
tween the railroad lines east 
to Cascade Ave., Cascade 
Ave. on the east between 
Colorado Ave. and Cimarron 
St. and Cimarron St. on the 
south. The general scope of 
the project is the develop- 
ment of a medium/high den- 
sity mixed-use project that is 
consistent wi th  the South- 
west Downtown Colorado 
Springs market study and 
the Downtown Action Plan. 
Uses wil l  include office, 
commercial retail, residen- 
tial, lodging, park and enter- 
tainment. 

Published in The Gazette 
July 13, 1 4 ,  2001 
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To: Mayor Mary Lou Makepeace 
City Council Members 

The undersigned property owners within the proposed Southwest Downtown 
Urban Renewal Area will support the Proposed Urban Renewal Plan if City Council 
approves the proposed plan with the attached changes. 

1. 

2. 

3. 

4. 

El Paso County 
5.  

(Print Name of Owner) 
Property Address: Property Address: 

(Print Name of Owner) 

Centennial Hall, Pikes Peak Center 
and parking lot on Vermijo Avenue - 

S i g n n ; y $ k  ~ Signature: 
By : Chairman,-Board of County 

Date: Commissioners ~ 

.* c- 

(Print Name of Owner) 
Property Address: 

Signature : 

Date: 

6. 
(Print Name of Owner) 
Property Address: 

Signature: 

7. 
(Print Name of Owner) 

- Property Address: 

Signature: 

Date: 

8. 
(Print Name of Owner) 
Property Address: 

Signature: 

Date: 



To: Mayor Mary Lou Makepeace 
City Council Members 

The undersigned property owners within the proposed Southwest Downtown 
Urban Renewal Area will support the Proposed Urban Renewal Plan if City Council 
approves the proposed plan with the attached changes. 

(Print Name of Owner) 

3. 

Property Address: 

Wate: I - 7 4 1  

1 / , ,,' 

6. 
(Print Name of Owner) 
Property Address: 

~~ - 

Signature: 

Date: 

7. 
(Print Name of Owner) 
Property Address: 

Signature: 

Date: 

8. 
(Pmt Name of Owner) 
Property Address: 

Signature: 

Date: 



MOTION TO APPROVE 

Move to approve the Southwest Downtown Urban Renewal Plan (the “Plan”), 
subject to the following conditions: 

The Colorado Springs Urban Renewal Authority Board of Directors (the 
“Authority”) shall clarify the Plan as follows: 

1. 3-Year Moratorium. The 36 month Moratorium Period for Non-Owned 
Property provided for in Section 4.1 of the Plan shall commence upon the 
Colorado Springs City Council giving final approval for the use of 
condemnation to accquire the Non-Owned Property involved. 

2. Relocation Policy. In Section 3.0 of the Relocation Policy, the second 
sentence in the definition of “Business” (containing certain exclusions) 
shall be deleted. 

3. Voluntary Participation. Only those properties within the Southwest 
Downtown Urban Renewal Area which request to be part of the Plan will 
be included. Properties that are within this Area but are not initially 
included may subsequently request to be included in the Plan. 
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