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hijklmnopqkjiqqnhprrlmsnhritkuvkqs
wvujjkjxnyirumszijs
{ks|nl}n{lvlmu~lnhrmkjxq
��ti�n������������
����������������������������������

D
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Colorado Springs Mayor and City Council Members: 

RE: Proposal to “densify” the City with an ADU Ordinance      (2 pages – please read) 

 

My husband and I moved to Colorado Springs 40 years ago. Having lived in crowded, minimal 

open space places prior to our arrival we have had only deep gra.tude for the ra.o of natural or 

landscaped area to the built environment that exists in our city. Colorado Springs, as designed 

by Palmer, has so far go0en it right in preserving the sense of “living in nature” and not feeling 

overcrowded – as the city was intended to be a healthy, resort des.na.on. This environment 

contributes significantly to a sense of well-being and mental and physical health.   

 

My husband prac.ces internal medicine and I am a re.red, licensed Landscape Architect with 

graduate work in urban design and land planning. I have worked with developments such as 

Kissing Camels, Briargate, the City of Colorado Springs, CS U.li.es, etc. The city asked me to 

write the award-winning Landscape Code. We have both worked hard and volunteered in order 

to keep the city that we love a healthy place to live for its ci.zens.   

 

As such, we write to ask you NOT to approve the proposed ADU Ordinance.  The cumula.ve 

impact on the city will be nega.ve and will change the character, the friendly vibe and healthy 

sense of living in a place with the right ra.o of built and natural environment.  

 

Here are two examples that we have personally experienced: Two nega.ve situa.ons with the 

ADU development have already taken place on our block. One house was purchased for single 

family use but the owners moved to another part of Colorado, divided the property into three 

rental units and now rent it with no supervision regarding what occurs. We neighbors have had 

to put up with intoxicated renters talking loudly on beau.ful summer nights, yelling out, “F…ing 

this and F….ing that” so much that we had to go inside and close the windows.  These renters 

also come and go late at night as they live different life styles from the families with children 

that make up the neighborhood. 

 

Another neighbor applied for an ADU, however it was denied so they se0led on building a 

“workout room” – with several variances to drama.cally increase the size of the new structure – 

blocking sunlight and breezes in neighbors’ yards.  Once the city was no longer doing any 

oversight they built a complete ADU with kitchen and bath and put it on the internet as a long 

term rental, adding conges.on to the alley parking and more traffic – in viola.on of the city’s 

ruling. The city was oblivious to these ac.ons and the neighbors were coun.ng on that.  

 

I believe that the city will not have the staff to deal with the many abuses that will occur if this 

change of zoning is approved.  The adjacent neighbors will be le@ to deal with the many cases of 

noncompliance, noise of unsupervised renters and addi.onal vehicles, light pollu.on, years of 

construc.on ac.vi.es and of course, loss of environmental quality.  Trees will die or be removed 

for construc.on. The visual quality of the neighborhoods will be diminished. The temperature in 

the city will increase with increased hardscape and roof surfaces – likely triggering a need for air 

condi.oners that are also noisy and energy-consuming. Renters typically do not have the same 

emo.onal investment and care for the neighborhood as owners do.  Also, this ordinance will 
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encourage outside investors to buy up houses as they are doing in many ci.es around the 

country and turn them into permanent, rental proper.es – destroying neighborhoods and 

reducing the number of houses available for ownership by individuals and families.  

 

Finally, we ci.zens have bought carefully in neighborhoods in which we were given the 

assurance of protec.ve zoning parameters by the city. Where are the architectural guidelines 

for pleasing appearance and quality materials? It has been our experience that “ancillary” 

buildings are usually built more cheaply with li0le regard for appearance or quality 

construc.on. Where is any requirement to not nega.vely impact the environmental quality of 

the neighbors’ gardens, views, access to sunlight, and proximity to noise? Now, we are asked to 

have those assurances taken from us as well as probably a significant drop in house resale value 

if the property is nega.vely affected by construc.on next door.  

 

Thank you for reading this long response. I hope that you will have the wisdom not to approve 

the ADU Ordinance. (Around 1990 I was asked to serve on the City Council- appointed study 

group to review the proposed interstate scenarios of expansion in the exis.ng loca.on or 

construc.on on the east side of the city. Despite a unanimous recommenda.on to build 

addi.onal lanes on the east side of the city and to construct a noise absorp.ve wall by the west 

side neighborhoods the city and PPACG ignored our recommenda.ons and now we have an 

awful solu.on. PLEASE do not ask for ci.zen input and then ignore it again.)  

 

John and Fawn Bell 

1619 Wood Avenue 

Colorado Springs, CO 80907 
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HNP Subcommittee Discussion & Recommendation 

COS Proposed ADU Ordinance 

5 Dec 2024 

HNP General Observations: 

• Believes in a
ordable and attainable housing options for residents. 

• Believes in respecting neighborhood character, architecture style and quality of life. 

• Recognizes the City has to comply with Colorado HB-1152 but believes the city does not need to 

over comply. 

• Recognizes that Accessory Dwelling Units (ADUs) are not the answer to housing but can be part of 

the answer. “Accessory” should be to add living space to the primary dwelling not, e
ectively, 

subdivide the lot allowing up to three (3) dwellings equal in size to the primary residence. 

• Acknowledges Colorado HB-1152 is seeking a way to provide “compact housing” with “minimal 

impacts to infrastructure.” Yet, the proposed City ADU ordinance will allow the population to, 

e
ectively, triple in size without equal infrastructure expansion to accommodate such growth. 

• Realizes the new ADU Ordinance is a massive city-wide rezoning that impacts approx. 61% of the 

properties in the city (see Footnote 1). 

• Believes such a change in zoning merits a much broader community discussion and a more 

robust public participation process than what was allocated to this effort. 

• Does not support the proposed COS ADU Ordinance, as currently written, for the following 

reasons: 

 

o The proposed COS ADU ordinance far exceeds state requirements and conflicts with 

objectives in the COS Mayor’s 2025 Strategic Plan including “enhance neighborhood 

character,” enhance our quality of life,” “centered around community needs and values.” 

o Proposes large density increases, with significant impacts (HB-1152 calls for minimum 

impacts). 

o Proposes very large heights and sizes for the accessory units (HB-1152 calls for compact 

housing). 

o Does not stipulate architectural style, building materials or landscaping standards on 

detached ADUs (HB-1152 allows for standards as long as they are not more restrictive than 

a single unit detached dwelling in zoning district). 

o As currently drafted, the proposed Ordinance could serve to promote “scrape and builds” 

of existing a
ordable homes and result in displacement of current residents. 

o Once approved and implemented, the COS ADU Ordinance establishes a “use-by-right” 

that cannot be reversed even if the State is challenged on Home Rule violations and the 

legislation is substantially modified and/or eliminated. Can a sunset clause be established 

in the COS ADU Ordinance? If so, the proposed ordinance should include a sunset clause. 

o The cumulative impact of the proposed COS ADU Ordinance, Colorado HB-1152 and other 

state legislation of no parking requirements, no occupancy limits, removal of owner-

occupancy requirements and no appeal process is consequential. This is a significant, 

not minimal, impact on existing neighborhoods. Given this, why is COS further 

compounding the impact by exceeding the state requirements? Do not exceed state 

requirements. 



Regarding the proposed ADU Ordinance: 

• By allowing up to two (2) ADUs on any lot in any single-family zoning district, authorized density is 

being increased threefold (3x). By essentially allowing a triplex to be built on every lot the 

proposed City ADU ordinance would, over time, crowd out most on-street parking and 

significantly impact the quality of life and livability of existing neighborhoods. 

 

• A threefold (3x) increase in density results in significant negative impacts to neighborhood 

infrastructure, character, quality of life and overall safety. The City’s aging infrastructure was not 

built to support such densification and will likely compromise services for all, creating expensive 

failures and public safety risks. 

 

• Adding two (2) ADUs is effectively flipping single-family residential zoning to multi-family triplex 

zoning across the entire City. This is not gentle density; this is massive densification.  

 

• Adding 2 ADUs is making single-family lot purchases in existing neighborhoods much more 

financially attractive to corporate investors. This could increase the number of “scrape and 

builds” by corporate investors and promote the displacement of existing low-moderate income 

households in existing neighborhoods. 

 

• The proposed ordinance goes too far in establishing ADUs that are the same size and height of the 

primary structure. This is not compact housing; this is not cottage housing or tiny housing and 

definitely not affordable housing. This is large-scale multi-family housing.  

 

• As defined in the City’s UDC, an accessory use is supposed to be “subordinate to and serves a 

principal building.”  The proposed ordinance allows multiple ADUs that are the same size and 

height of the primary structure on the lot. That does not make logical sense and is not consistent 

with the definition of an ADU in the City’s UDC.  

 

• Agree with the City’s stipulation of no STRs in new ADUs thus orienting the new ADU housing 

towards affordable and attainable rental housing. It would be self- defeating for the city to 

incentivize the construction of ADUs to help address the a
ordable housing problem but allow 

valuable and extremely scarce construction labor and building materials to be used to build new 

STR (hotel/lodging) units and not needed permanent housing for residents. 

 

• The ordinance does stipulate architectural standards for attached and integrated ADUs. Does not 

stipulate architectural style, building materials or landscaping standards for detached ADUs; yet 

detached ADUs are more susceptible to incompatible style design, colors, building materials and 

landscaping. 

 

  



Specific HNP Recommendations: 

1. Add a Sunset Clause. 

2. Allocate more time to the process for a broader community discussion and more robust public 

participation. Extend review / approval dates to March. 

3. Do not exceed any state requirements. 

4. Update the proposed ADU Ordinance with the specifics in the below table under column labeled 

“HNP Recommendations.” 

 

 

Footnote 1: Based on 2023 US Census Bureau numbers for COS: 134,219 single family detached 

structures/218,332 dwelling units (of all types) in the City) 

COS Draft ADU Ordinance HNP Recommendations

Number of ADUs per lot Two (2) One (1)

Size of ADU

Each ADU is limited to the size of the principal 

structure. Also, ADUs not counted towards the 

total gross floor area of accessory structures on 

the lot.

ADU is limited to 50 percent of the primary 

structure or 1,250 sq ft, whichever is less.   if the 

primary structure is less than 1,500 sq ft, the ADU 

may be 750 sq ft 

Maximum Height 

ADUs allowed to be up to the maximum height of 

the requirement for the principal building within 

the zoning district.  For nearly all zoning distrcits 

that limit would be 35 ft. (Note: For R-4  it is 40 ft 

and R-5 it is 50 ft.)

ADU allowed to be up to maximum height of 16 ft

Types of ADUs Allowed (e.g. 

detached/integrated/attached)

Detached, attached and integrated ADUs allowed 

in all zoning districts that allow single-unit 

detached homes.

Attached and integrated ADUs are allowed. 

Detached ADUs are only allowed if height limit is 

16 ft.

ADU location on lot
Allowed in rear yard and also in side yard facing 

street.

Allowed in rear yard only. Not allow in front yard 

or side yards and no waivers.

Limits on number of bedrooms in ADU none
Bedrooms shoud be limited to no more that 2 in 

the ADU

Use of ADU as an STR STRs not allowed in ADUs STRs not allowed in ADUs

Architecture style, building materials and 

landscaping standards (not more restrictive 

for ADU than for single unit detached 

dwelling in the same zoning district)

Only for attached and integrated ADUs
For detached ADUs as well as attached and 

integrated ADUs
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PQRSTUVWXYXZ[\]̂_̀aXZb c̀adXè af̀ ]̂XcgXbhg\Xihbbh_ajXgk̂]̀lX\m̂hnomXn_p_hf_X]b c̀aX̀\\̀imb]_\gX̀_l
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K

bcdefghijkcl
melcnoplqgreosgtjiffefugmcvilowcfo
reosgpxgrpjpliypgzvlefu{
|xxenc}gg~����g��������
�p�ejc}g~����g��������
K

����������������������� �¡����¢£¤¥����¦ §�̈
©ª«¬��­®�¡̄�°±�²§³��́ ���µ¶±�µ·µ̧�¹º»·�¼½
¾�����¿�§À±�Á�À�����Á�À���¦��¿�§À¤ §�§��̄§¡Â��À¥¡¦¥§³̈Ã�¼����§®À �����ÁÄ����� §®À ��¤ §�§��̄§¡Â��À¥¡¦¥§³̈Ã
Å��Æ��±�Ç�³�À��Ç�³�À¦Å��Æ��¤ §�§��̄§¡Â��À¥¡¦¥§³̈
©ÈÉÊªË¬��¼ÁÌ�Í�̄�À�À ��ÌÂ̄���
Î
ÏÐÑÒÓÔÕÖ×Ø×ÙÚÛÜÝÞßà×Ùáßâàã×äßàåßÝÜ×âæ×áçæÛ×èçááçÞàé×æêÝÜßë×ÛìÝçíîì×íÞïÞçåÞ×Üáßâà×ßÛÛßèìáÜÞÛæ×ßÞë

àâÞïæã×ðÔ×ÕÔÒ×çêÜÞ×ßÛÛßèìáÜÞÛæ×çÝ×èàâèï×àâÞïæ×ñÝçá×íÞïÞçåÞ×æÜÞëÜÝæ×çÝ×íÞÜÚêÜèÛÜë×ÜáßâàÖ

òóôõö÷øù
Î
úûüýþÿü�þ�û����ü���üÿ��þ	��
üÿ�����ü�þü���üú�
üþ��������ü�ü�þÿ��ü���þ����ü����ü���ü�þ��þ���

û���ÿ����þ�ûü��ü����ÿ����
��ü���ýüþ��üú�
ü���ü�þ�
��ü��	��üú�
�ûüþ��ü����þþ	
��ü��	��üú�
�ûü�þü�ü	���	ÿ	ü���
��üþ�ü��û�þ�ý
Î
�ü�������ü����ü���ü��þ��ü��	��ûü�þÿ��ü��ü�ü
����ü�þ	��þ	�û�ü�������ü	���������
ü���ü��
��ûüþ�
���ü��þ����ýüþ����û�ü�����ü���
��þ�ûü���ü���ü���������üþ�üþÿ�ü���
��þ��þþ�û�
Î
���� üýþÿü��ü�������ü�þ�ü�þ�û������
ü	ýüþ����þ��
!"ü#	���
$$
%õÎ&õ'(õùÎ)õÎ(*+&'øøô*öùÎ)õÎ,*-Îóô./0Îö*12ÎÎ3/ô(/Î4/'0Î5'ö/
3/õóõÎ'óõÎ6Î1'-øÎ0*Î7ô8õÎ-*9óÎ7ô:õ2Î;öõÎôøÎ0/*9./Îö*0/ôö.ÎôøÎ'Î+ôó'(7õùÎ0/õÎ*0/õóÎôøÎ'øÎ0/*9./



����������	�
	�	����
���	������	���
����



�������

���	
���
�����
���
������
	��

	����
�
���
�
���
�����
��
��

������ !"#$ "$%&!&'$(&� !"# "�&!&')*+&,�-.�+/

���
0��$123132425$2617$�8

9� 0":���;$<&�,"�$(<&�,"�-0":���).���!& �=>!,�*=-*�?/@$A&��"!;$B"?,�$(B"?,�-A&��"!).���!& �=>!,�*=-*�?/@$���

C���.,�$D$<E$(&��.���.,�).���!& �=>!,�*=-*�?/

�	 �&�.')�&�.'F�!.�=-.�+$(�&�.')�&�.'F�!.�=-.�+/@$G"�H�+;$%&�.'$(%&�.'-G"�H�+).���!& �=>!,�*=-*�?/
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