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Quick Facts
Applicant
Andrea Barlow, NES
Property Owner
Stockpile Investments, LLC
Developer
Stockpile Investments
Address / Location
5410 E Pikes Peak Ave.
TSN(s)
6413300033
Zoning and Overlays
Current: Business Park with Airport Overlay, Airport Protection Zone-1 and Streamside Overlay (Herein referenced BP/APZ-1/SS/AP-O).
Proposed: Light Industrial, Airport Accident Potential Zone-1/AP-O (Herein referenced as: LI APZ-1/AP-O).
Site Area
Intersection of E. Pikes Peak Ave. & Joystone Dr.
Proposed Land Use
Light Industrial
Applicable Code
Unified Development Code
Proposed Trail
MX-M w/ CU MF
LI
BP
BP
LI
LI
Proposed BP
Proposed LI
SITE
Project Summary
The rezoning of 8.02 acres of a 12.56-acre, unplatted parcel from BP/APZ-1 SS/AP-O [Business Park, Airport Accident Potential Zone-1 with Streamside and Airport Overlays] to LI/APZ-1 SS/AP-O [Light Industrial, Airport Accident Potential Zone-1 with Streamside and Airport Overlays]. The 8.02 acres are currently zoned BP/APZ-1 SS/AP-O. Tracking with this zone change is the Stockpile Investments, Land Use Plan, which generally illustrates a plan for a six (6) lot, light industrial subdivision together with an East Pikes Peak Avenue extension and the development of interior roads.

File Number
Application Type
Decision Type
ZONE-23-0013 & MAPN-23-0003 
Zone Change                          Land Use Plan                             
Quasi-Judicial
Quasi-Judicial

Staff Recommendations
Staff supports these applications and recommends Planning Commission approval to City Council for the establishment of 8.02 acres as a Light Industrial zone district, Airport Protection Zone-1 subzone with Streamside and Airport overlay based upon the findings that the request complies with the criteria for a Zoning Map Amendment as set forth in City Code Section 7.5.704 and a Land Use Plan as set forth in City Code Section 7.5.514.


[bookmark: _Hlk130817112]Background	
	[bookmark: _Hlk139881109]Prior Land-Use History and Applicable Actions 

	Action
	Name 
	Date

	[bookmark: _Hlk135121567]Annexation
	Annexation with Ordinance No. 3029. While the annexation was unnamed in the ordinance though it is sometimes known as “Municipal Airport Addition.”
	Date 07/14/1964
	Subdivision
	None - Unplatted
	Date
	Master Plan
	Towne East Master Plan
	Date
	Prior Enforcement Action
	None
	Date


Site History
The site has been unplatted and undeveloped since its annexation in July of 1964.
Applicable Code
The subject application(s) were submitted prior to the implementation date (06/05/2023) of the ReTool project, and as such, the applicant was permitted to elect which Code they preferred their application(s) be reviewed under. It was decided that the subject application(s) would be reviewed under the Unified Development Code per the applicant’s instructions. All subsequent references within this report that are made to “the Code” and related sections are references to the Unified Development Code.	
Surrounding Zoning and Land Use
	Adjacent Property Existing Conditions 

	 
	Zoning 
	Existing Use 
	Special Conditions 

	North 
	LI/APZ-1/SS/AP-O
	
Partially Developed Light Industrial	Within the Airport Overlay & the Airport Protection Zone and Streamside
	West 
	City Owned & PUZ	Open & Residential	Within the Airport Overlay & the Airport Protection Zone and Streamside
	South  
	BP APZ-1, SS, AP-O	Vacant	Currently being planned for multi-family on MX-M zoning with a Condition Use
	East 
	BP APZ-1, SS, AP-O
	Residential & Light Industry	Within the Airport Overlay & the Airport Protection Zone 

 Zoning MapSITE
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Stakeholder Involvement
	Public Notice 

	Public Notice Occurrences
(Poster / Postcards) 
	Internal Review / Prior to Planning Commission Hearing 
	Postcard Mailing Radius 
	1000 ft 
	Number of Postcards Mailed 
	34 Postcards 

	Number of Comments Received 
	One phone call was received from a Mr. David Parker who resides at 5501 E. Pikes Peak Ave, immediately adjacent to the subject parcel and south of E Pikes Peak Ave. He stated that he didn’t want to be “surrounded” by industrial development and chose not to comment in writing. He was assured his telephone comments would be included here. No other comments or phone calls were received.


Public Engagement
The poster and postcard mailing were the extent of the public engagement for this application.  It was determined that a neighborhood meeting was not necessary.
Agency Review
Traffic (EDRD-Traffic)
Traffic had no comment on these applications
Engineering Development Review Department (EDRD)
Requested a note to be added regarding the geological hazard waiver. The applicant provided the waiver per EDRD’s request. EDRD required curb and gutter along the roadways but will not require sidewalk. All locations of the required curb and gutter will be determined at development plan.
Parks: Parks requested that the rezone exhibit show that the Sand Creek Trail generally runs north and south along the western property boundary. The park further acknowledged that the City owns the adjacent property to the west and if and/or when built, that the Sand Creek Trail would most likely be located on City-owned land.
SWENT 
SWENT reviewed both the Land Use Plan and the Zone Change and was satisfied with amendments made by the applicant. SWENT also determined that additional comments would be made at time of Development Plan review. SWENT also requested a MDDP (Master Development Drainage Plan) be uploaded to ProjectDox, their document review platform. 
Streamside
Requested that the applicant provided the following informational comments: 
Per UDC Section 7.2.603.E.1.a. Streamside Land Use Applications, an LUP that is affected by the SS-O district, shall “identify streamside overlay areas, establish buffer and impervious surface averaging determinations, and to average any other of the streamside standards across the entire respective plan area.” The LUP (Land Use Plan) will be the governing document until a Development Plan is approved. Site-specific streamside details will be identified at the development plan stage with site-specific development plans and how the overall criteria are met. Streamside also requested some minor edits and asked for several notes to be added to the cover sheet. These comments have been addressed and satisfied by the applicant. Streamside had no further comment.
Colorado Springs Utilities (CSU)
Requested a Hydraulic Grade Line (HGL) form and a Wastewater Master Facility (WWMF) form, both were provided. CSU also provided a number of informational items for the applicant moving forward.
Colorado Springs Airport
Requested the standard avigation easement note be added; stated that the proposed uses contained in 7.3.2 - Allowed Use Table for LI zoning and BP zoning were permissible in the APZ-1 zone and the Airport Overlay. They also stated that FAA form 7460 would have to be filed with the FAA prior to any vertical construction, including associated temporary buildings and equipment, the latter statement is to be captured on any subsequent development plans.  All COS Airport requests were incorporated, and all comments satisfied.
ZONING MAP AMENDMENT 
[bookmark: _Hlk138975457]Summary of Application
The rezoning of 8.02 acres of a 12.56-acre, unplatted parcel from BP/APZ-1 SS/AP-O [Business Park, Airport Accident Potential Zone-1 with Streamside and Airport Overlays] to LI/APZ-1 SS/AP-O [Light Industrial, Airport Accident Potential Zone-1 with Streamside and Airport Overlays]. The 8.02 acres are currently zoned BP/APZ-1 SS/AP-O. 
Compliance with Relevant Code Sections and Review Criteria
UDC section 7.4.704
The request is in conformance with the relevant zone change criteria in the UDC section 7.4.704 as well as the relevant overlay district criteria. The project will not be detrimental to the public interest, health, safety, convenience, or General welfare. In fact, with the required road improvements, safety and convenience will be improved. So far as the public interest is concerned the development will generate tax higher revenues for the City and the application has adhered to the newly adopted additional 150’ set back from Sand Creek. This rezone isn’t anticipated to have negative impact on the neighborhood or community. The rezone location will not displace any tenants as it is currently vacant land; is ideally adjacent to other LI-zoned land; it will improve multi-modal possibilities and it is compatible with regard to size, scale and height potential of neighboring lands both developed and vacant.  The proposed zoning is appropriate for the location.
[bookmark: _Hlk138975814]Compliance with Relevant Guiding Plans and Overlays  

Streamside Overlay: The proposed zone change is within SS-O district and after review by Streamside review staff, it was determined that it meets all standards as required by Section 7.2.603 (SS-O: Streamside Overlay).

Airport Overlay & Airport Accident Protection Zone-1 Subzone: As earlier mentioned, COS Airport staff reviewed these applications with both airport overlay and subzone in mind. Airport review staff determined that the proposed uses were permitted in the proposed zone district and that they met the review criteria as required by 7.2.601 (AP-O: Airport Overlay) to approve these applications.

LAND USE PLAN
Summary of Application
To accompany the Zone Change, an amendment to the Towne East Master Plan is required. Also required is a development plan of some nature. Under the UDC the Stockpile Investments, Land Use Plan (MAPN-23-0003) will satisfy both these requirements and. The Land Use Plan, as an example, illustrates a plan for a six (6) lot, light industrial subdivision together with an East Pikes Peak Avenue extension and the development of interior roads. The Towne East Master Plan currently shows the land use as Office. This Land Use Plan proposes to amend 12.56 acres from Office to 8.02 acres Industrial and 4.54 acres Business Park. This Land Use Plan associated will replace the Towne East master plan for the project property.

Compliance with Relevant Code Sections and Review Criteria 
UDC section 7.4.714(C)(3)
The project is consistent with the Colorado Springs Comprehensive Plan and other plans and policies adopted by City Council. The development standards within the Article 7.4 of the UDC will apply to all future development within the land use plan area. Initially, Towne East Master plan for this and the surrounding lands was planned for offices and business, much of it is now already zoned LI. Therefore, this rezone will be more compatible with bordering property than it would have been had it adhered to the Towne East Master Plan.  Ingress and egress to the site will be improved with the paving (with curb and gutter) of East Pikes Peak Avenue out to South Troy Hill Road. Ingress and egress will also be improved with the newly paved Joystone Avenue connecting to Airport Road.  Access will be improved for all properties along that portion of East Pikes Peak Avenue. The south portion of the 12.54 acre project site will remain BP. This zone district accommodates lower intensity uses. As such it will serve as a buffer between the LI to the north and the multi-family to the south.
Compliance with Relevant Guiding Plans and Overlays  

Streamside Overlay: The proposed zone change is within SS-O district and after review by Streamside review staff, it was determined that it meets all standards as required by Section 7.2.603 (SS-O: Streamside Overlay).

Airport Overlay & Airport Accident Protection Zone-1 Subzone: As earlier mentioned, COS Airport staff reviewed these applications with both airport overlay and subzone in mind. Airport review staff determined that the proposed uses were permitted in the proposed zone district and that they met the review criteria as required by 7.2.601 (AP-O: Airport Overlay) to approve these applications.

Compliance with PlanCOS
PlanCOS Vision
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PlanCOS Conformance
The Stockpile Investments project applications have been evaluated for conformance with the City’s comprehensive plan (herein referred to as “PlanCOS”), adopted in January 2019. The Stockpile Investments project is in an area that is identified as a mature suburban neighborhood by the PlanCOS Vision Map. Lands to the west of the project are classified as “Mature/Redeveloping” Activity Center and lands to the east are identified as “Thriving Economy” by the PlanCOS Vision Map. Adjacent to the north property line are approximately 96 acres of LI-zoned, partially developed land. The southern 4 acres of the subject property will remain zoned BP offering an intensity buffer from LI for a multi-family housing development to the south.


Thriving Economy
The Stockpiles Investments project is identified as part of Colorado Springs’ “Thriving Economy” and is described as “Typology 5: Industry Icons.” Typology 5 is designed to “provide opportunities for manufacturing and industries; to focus on distribution and warehousing; to accommodate related office support; to locate strategically with convenient highway access and to provide transitions to residential area.” The proposed project does all these things.

The Stockpile Investments project is consistent with Chapter 4 of PlanCOS which is entitled “Thriving Economy”, and has Goal TE-2, which is to “diversify the local economy by fostering a range of business types and sizes.” 

To achieve this goal PlanCOS further suggests Policy TE-2.A-1: “Identify, accommodate and provide supportive zoning for key site pf industrial uses with good multimodal access to highway, railroads and the airport.” The project is located approximately four (4) miles from the airport entrance and fewer than seven-tenths (.7) of a mile from CO” Highway 21/Powers Blvd.

Adaptive and responsive land use change is one of the core values of PlanCOS. On balance with this perspective, City Planning staff has determined that the project’s land uses, location and site development standards meet the overall intent of this idea.




Strong Connections 
Stockpile Investments at 5410 E Pikes Peak Avenue has three different PlanCOS, Strong Connections Corridor Types within ½ a mile of it.
· On the east side there is an Intercity Corridor.
· On the north & west there are 2 Multimodal Corridors.
· On the north, east, west sides there are 3 Smart Corridors.
· And the project is approximately 4 miles from COS Airport.
Unique Places
This approach is consistent with Chapter 3: Unique Places, Goal “UP-2” and Policy UP-2.A of PlanCOS which emphasizes infill and adapting to ever-changing market needs and demands. 








Recommendation
ZONE-23-0003
Recommend approval to City Council the establishment of 8.02 acres as an LI/APZ-1/SS/AP-O (Light Industrial, subzone Airport Accident Protection Zone-1, Streamside, Airport Overlay) zone district based upon the findings that the request complies with the criteria for a Zoning Map Amendment as set forth in City Code Section 7.5.704.
MAPN-23-0003
Recommend approval to City Council the 5410 E. Pikes Peak Ave/Stockpile Investments Land Use Plan based upon the findings that the proposal complies with the review criteria for Land Use Plans as set forth in City Code Section 7.5.514.
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