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DOWNTOWN REVIEW BOARD MEETING PROCEDURES 
 
 
The Downtown Review Board will hold their regular meeting on Wednesday, April 1, 2015 at 
8:30 a.m in the Council Chambers of City Hall located at 107 North Nevada Avenue, Colorado 
Springs, Colorado 80903.  

 
The Consent Calendar will be acted upon as a whole unless a specific item is called up for 
discussion by a Board Member, a City staff member, or a citizen wishing to address the 
Downtown Review Board. 
 
When an item is presented to the Downtown Review Board the following order shall be used:  
 City staff presents the item with a recommendation;  
 The applicant or the representative of the applicant makes a presentation;  
 Supporters of the request are heard;  
 Opponents of the item will be heard;  
 The applicant has the right of rebuttal;  
 Questions from the Board may be directed at any time to the applicant, staff or public to 

clarify evidence presented in the hearing. 
 
 
 

APPEAL INSTRUCTIONS 
 
If you do not agree with a decision of the Downtown Review Board and wish to appeal that 
decision you must do so by filing an appeal with the City Clerk’s Office (located at 30 S. Nevada 
Avenue, Colorado Springs, CO 80903) no later than ten (10) days after the hearing date. 
Accordingly any appeal relating to this Downtown Review Board meeting must submitted to the 
City Clerk by 5pm on:  
 

Monday, April 13, 2015 
 
The appeal letter, along with the required $176 fee, should address specific code and/or 
regulating plan requirements that were not adequately addressed by the Downtown Review 
Board. City Council may elect to limit discussion at the appeal hearing to the matters set forth in 
your appeal letter.  Unless a request for postponement is made, City Council will hear the 
appeal at its next regular meeting occurring at least nineteen (19) days after the Downtown 
Review Board meeting (Zoning Code Chapter 7.5.906). 
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DOWNTOWN REVIEW BOARD MEETING AGENDA 
 
 
 

1. APPROVAL OF THE MINUTES -  Minutes from the October 1, 2014,  October 22, 
2014 and February 4, 2015 meetings. 

  
 

2. COMMUNICATIONS 
 
3. CONSENT CALENDAR –  

 
ITEM NO.: A File NO.: DRB NV 15-00016 (Quasi-Judicial)  

 
A request by Craig Thayer on behalf of Craig Thayer (buyer) and Charles Blaisdell 
(seller) for approval of the 31 Boulder Crescent Thayer Garage building type warrant. 
The warrant is necessary for a building type (single-family home) that is not 
permitted in the Form-Based Zone. The warrant plan also shows the future 
construction of a roughly 700 square foot accessory structure behind (south of) the 
principal structure. The site is located at 31 Boulder Crescent St., is roughly 4,400 
square feet in size, is zoned FBZ-T1 (Form-Based Zone – Transition Sector 1) and is 
located on the south side of Boulder Crescent St. just east of Westview Place. 
 

4. NEW BUSINESS CALENDAR –  
 
ITEM NO.: 4 File NO.: DRB CU 15-00009 (Quasi-Judicial) 
  

A request by Ian Lee on behalf of Bear Creek Holdings, LLC for approval of the Lee 
Spirits conditional use development plan to allow the property to be used for a bar 
use. The plan illustrates the conversion of a 1,390 square foot retail space into a 
craft distillery with at tasting room. The change of use demands more parking stalls 
than are available on-site, triggering the need for a parking warrant. The site is 
located at 110 E. Boulder St., is roughly 9,000 square feet in size, is zoned FBZ-T2A 
(Form-Based Zone – Transition Sector 2A) and is located on the north side of E. 
Boulder St. just east of N. Tejon St. 

 

 
 

ITEM NO.: 5 File NO.: DRB CU 15-00014 (Quasi-Judicial) 
 

A request by Steve Stowell on behalf of Kenneth Brady for approval of the Triple S 
Brewing conditional use development plan to allow the property to be used for a bar 
use. The plan illustrates the conversion of a 3,400 square foot retail space into a 
craft brewpub. The site is located at 318-C E. Colorado Ave., is roughly 6,000 square 
feet in size, is zoned FBZ-CEN (Form-Based Zone – Central Sector) and is located 
on the north side of E. Colorado Ave. between S. Weber St. and S. Wahsatch Ave. 
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ITEM NO.: 6 File NO.: DRB DP 15-00013 (Quasi-Judicial) 
 

A request by Sharon Allen of Tremmel Design Group, LLC on behalf of Charles J. 
Murphy for approval of the FBZ Development Plan for 123 and 127 Las Animas 
Street to allow the construction of a new two story office building on a vacant lot as 
well make improvements to the existing structure to the west. The two office 
buildings will total roughly 3,400 square feet of office space and share a 7 stall 
parking lot located on the southern portion of the site. Warrants are required for 
parking and frontage standards.  The site is located at 123 and 127 E. Las Animas 
Street, is 7,584 square feet in size, is zoned FBZ-T1 (Form-Based Zone – Transition 
Sector 1) and is located on the south side of E. Las Animas Street between S. Tejon 
St. and S. Nevada Ave.  
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CONSENT CALENDAR 
 

 
 

DOWNTOWN REVIEW BOARD AGENDA 
 
 

ITEM NO: A 
STAFF: RYAN TEFERTILLER 

 
FILE NO: 

CPC NV 15-00016 – QUASI-JUDICIAL 
 
 
 
PROJECT:  31 BOULDER CRESCENT 
 
APPLICANT:  CRAIG THAYER 
 
OWNER: CRAIG THAYER (BUYER) AND CHARLES BLAISDELL (SELLER) 
 

  
 
 
 
 

SITE 
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PROJECT SUMMARY: 
1. Project Description: This application was submitted to allow the existing legal non-conforming 

structure to be rebuilt should it ever be destroyed and to allow for the construction of a new 
accessory structure on the property.  The property is zoned FBZ-T1 (Form-Based Zone – 
Transition Sector 1) and contains a detached single-family home.  The lot is 4,400 square feet in 
size, is addressed as 31 Boulder Crescent, and is located on the south side of Boulder Crescent 
just east of Westview Place. 
 

2. Applicant’s Project Statement: (FIGURE 1) 
 

3. Planning & Development Department’s Recommendation: Approval of the application with 
technical modifications. 
 

BACKGROUND: 
1. Site Addresses: 31 Boulder Crescent. 
2. Existing Zoning/Land Use: FBZ-T1 (Form-Based Zone – Transition Sector 1) / The site is 

occupied by a small single-family home which was built in 1904. (FIGURE 2) 
3. Surrounding Zoning/Land Use:  

North: R5 (multi-family residential) / apartments 
South: FBZ-T1 (Form-Based Zone – Transition Sector 1) / residential uses 
East: FBZ-T1 (Form-Based Zone – Transition Sector 1) / residential uses 
West: FBZ-T1 (Form-Based Zone – Transition Sector 1) / residential uses 

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center 
5. Annexation: Town of Colorado Springs, 1872 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) / Activity 

Center 
7. Subdivisions: Colorado Springs Addition No. 5 (1893) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is level and is developed with a small single-family home. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Ten surrounding property owners were notified of the proposal shortly after the application was submitted.  
That notification provided instructions of how to submit comments regarding the requested warrant.  Staff 
has received one formal comment in response to the notification (FIGURE 3).  Staff also had a lengthy 
phone conversation with the owner of the property immediately south of the subject property.  She had 
concerns that the proposed detached garage would have negative impacts on her rental unit.  Though 
asked multiple times, no written comments were received regarding these concerns.   All applicable City 
agencies and departments were asked to review and comment, and all concerns are incorporated into the 
required modifications listed at the conclusion of this report.  Prior to the Downtown Review Board 
hearing, the site will be posted and postcards mailed once again.      
 
ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The subject property is zoned FBZ-T1 (Form-Based Zone – Transition Sector 1) and contains a small 
single-family home.  A new detached garage is proposed to the south of the existing home (FIGURE 4).  
The existing residence was built in 1904.  The property and its improvements are under contract to be 
purchased by Mr. Craig Thayer from Mr. Charles Blaisdell.  During the due diligence period the 
prospective buyer’s appraiser and lender researched the standards contained within the Downtown Form-
Based Zone (FBZ) and came to understand that the existing structure is legal non-conforming, and could 
not be rebuilt exactly as it exists today if it were totally destroyed.  This fact has put the sale of the 
property in jeopardy.  The current property owners together with the prospective buyer have requested a 
Warrant that, if granted, would allow the building to be rebuilt should it be destroyed.   
 
When the FBZ was adopted in the summer of 2009, seven permitted building types were established: 
Mixed Use, Live/Work, Civic, Apartment, Small Commercial, Rowhouse, and Accessory Units.  Each of 
the seven building types are either permitted, conditional or prohibited in each of the four Sectors within 
the Downtown FBZ.  Those building types that are not specifically permitted, such as a single-family 
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home, are prohibited throughout the zone.  While efforts were made to exclude most single-family homes 
from the FBZ when the code was being drafted, there are a few small areas on the edge of the zone 
where existing legal non-conforming single-family homes are located.  Examples include: specific blocks 
along S. Tejon St. and S. Cascade St., properties south of Boulder Crescent, and a few properties along 
S. Weber.  In the past many of these properties have been converted to small offices, apartment 
buildings, or other non-residential uses.  The FBZ allows, and even encourages, these use-to-use 
conversions with the goal of promoting higher density, and higher value uses within the historic core of 
the City. 
 
Prior to the adoption of the Downtown FBZ in 2009, the subject property was zoned R5 (Multi-Family 
Residential) which permitted single-family and multi-family residential units on an individual property.  
While the current use was permitted in the R5 zone, other site standards such as front and side setbacks 
were legal non-conforming prior to 2009.  Therefore, while the adoption of the FBZ created a new legal 
non-conforming issue (single-family building types are prohibited), it eliminated other legal non-
conforming issues (setbacks).   
 
With the goal of gaining the legal ability to rebuild the property’s improvements should they ever be 
destroyed, the property owner has requested a Building Type Warrant to permit an otherwise prohibited 
Building Type – a single-family home.  Any project that requires relief from a standard must gain approval 
of a warrant by the Downtown Review Board.  Warrants are reviewed using the five criteria found in 
Section 5.4 of the Form-Based Code.  The criteria are: 
 
1. Is the requested warrant consistent with the intent of the form-based code?   
2. Is the requested warrant, as well as the project as a whole, consistent with Section 4 – Design 

Guidelines of the form-based code?  
3. Is the requested warrant reasonable due to the proposed project’s exceptional civic or environmental 

design?   
4. Is the requested warrant consistent with the Imagine Downtown Master Plan?   
5. Is the requested warrant consistent with the City’s Comprehensive Plan?   
 
Although one of the overall goals of the Downtown FBZ is to increase “predictability” by establishing 
quantifiable standards, there are two other statements within Section One of the regulating plan 
describing the intent of the FBZ that are applicable to this request.  They are: to remove barriers to 
revitalize Downtown Colorado Springs; and to establish transitions from the downtown core and urban 
renewal sectors to the surrounding neighborhoods.  The property owner has invested significant 
resources to improve the property.  The proposed buyer hopes to invest in downtown Colorado Springs 
as well as to improve the property by building a new detached garage behind the principal structure.  It is 
also noteworthy that the subject property is on the edge of the FBZ with R5 zoning immediately across 
Boulder Crescent. 
 
Lastly, the Board should take note of the efforts made to accommodate residential dwelling units.  In spite 
of the Imagine Downtown Master Plan’s goal to increase residential uses downtown, many similar 
buildings on the edge of the FBZ have been converted from residential structures to office or other non-
residential land uses.  By approving the requested warrant, the Board will be helping achieve the goal to 
promote a downtown with residential and non-residential land uses intermixed to form a vibrant and 
successful downtown environment.  
 
After careful consideration, Staff has determined that the required warrant criteria are met and once the 
technical modifications described at the conclusion of this report are addressed, the plan should be 
approved. 
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STAFF RECOMMENDATION: 
 
ITEM NO: A  CPC NV 15-00016 – 31 BOULDER CRESCENT 
Approve the proposed warrant based on the findings that the warrant criteria found in Section 5.4 of the 
Downtown Colorado Springs Form-Based Code will be substantially met once the following technical 
modifications are made: 
 
Technical Modifications to the Warrant Plan: 

1. Modify the warrant plan to address the following: 
a. Add the file number to all plan sheets 
b. Label the property’s zoning as FBZ-T1 
c. Note that the site is within the Imagine Downtown Master Plan 
d. Note that the existing structure is considered a single-family residential structure 
e. Note that the proposed garage is an accessory structure 
f. Note that the use of the property is residential 
g. Note the number of on-site parking stalls. 
h. Label the height and type of existing and proposed fencing 

2. Note that a future subdivision application to address the current legal description and 
encroachment may be necessary prior to the granting of building permits should the 
improvements be destroyed and rebuilding be necessary. 

3. Add a note to the plan stating that the Downtown Review Board approved a building type warrant 
for the site. 
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FIGURE 1
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Downtown Partnership of Colorado Springs 

111 S. Tejon St., Suite 404 ▪ Colorado Springs, CO 80903 ▪ (719) 886-0088 ▪ Fax: (719) 886-0089 

www.DowntownCS.com 

March 13, 2015 
 
Ryan Tefertiller, Senior Planner 
City of Colorado Springs  
Land Use Review Division 
30 S. Nevada Ave. 
Colorado Springs, CO 80903 
 
Dear Mr. Tefertiller, 
 
The purpose of this letter is to express an opinion by Downtown Partnership regarding the request 
of Craig Thayer and Charles Blaisdell for the property located at 31 Boulder Crescent. The request 
is for a warrant to allow re-build of a single family home, and the future addition of a garage 
structure. 
 
According to records of the El Paso County Assessor, the home was constructed in 1901 as a single 
family residence. Though the form based code intends to support increased density within the 
urban core of downtown by excluding single family uses, it does not make consideration for the 
rebuilding of existing single family homes, some of which are a part of the historic context. Should 
any unfortunate incident require the home to be rebuilt, we are supportive of a new single family 
dwelling to be able occupy the property, presuming the new home was similar in design to the 
existing home. 
 
We are additionally supportive of the addition of a new garage, provided the garage is constructed 
on the back portion of the property and accessed from the rear.   
 
 
Sincerely, 
 
Sarah Harris 
Director of Business Development & Economic Vitality  
Downtown Partnership of Colorado Springs  

FIGURE 3
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NEW BUSINESS CALENDAR 
 

 
 

DOWNTOWN REVIEW BOARD AGENDA 
 
 

ITEM NO: 4 
 

STAFF: RYAN TEFERTILLER 
 

FILE NO: 
CPC CU 15-00009 – QUASI-JUDICIAL 

 
 
 
PROJECT:  LEE SPIRITS 
 
APPLICANT:  IAN LEE 
 
OWNER: BEAR CREEK HOLDINGS LLC  
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PROJECT SUMMARY: 
1. Project Description: This proposal is to convert roughly 1,390 square feet of an existing retail 

building to a new craft distillery and tasting room (i.e. bar) use.   Section 2.5.4 of the Form-Based 
Code requires approval of a conditional use for any new bars within the zone.  Additionally, the 
proposed bar use has a higher parking requirement than the previous retail tenant, and due to 
limited on-site parking, the project also requires a parking warrant.  The site is addressed s 110 
E. Boulder St., is zoned FBZ-T2A (Form-Based Zone – Transition Sector 2A), and is located on 
the north side of E. Boulder St. just east of N. Tejon St. 
 

2. Applicant’s Project Statement: (FIGURE 1) 
 

3. Planning & Development Department’s Recommendation: Approval of the application with 
technical modifications. 
 

BACKGROUND: 
1. Site Addresses: 110 E. Boulder St. 
2. Existing Zoning/Land Use: FBZ-T2A (Form-Based Zone – Transition Sector 2A)  / The site is 

developed with one multi-tenant commercial building (FIGURE 2) 
3. Surrounding Zoning/Land Use:  

North: FBZ-T2A (Form-Based Zone – Transition Sector 2A) / Commercial and Office uses  
South: FBZ-T2A (Form-Based Zone – Transition Sector 2A)  / Commercial uses 
East: R5 (Multi-Family Residential) / Religious Institution  
West: FBZ-T2A (Form-Based Zone – Transition Sector 2A) / Commercial and Office uses 

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center 
5. Annexation: Town of Colorado Springs, 1872 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) / Activity 

Center 
7. Subdivisions: Town of Colorado Springs (1871) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is level and developed with one multi-tenant commercial 

building 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Thirty-eight surrounding property owners were notified of the proposal shortly after the application was 
submitted.  That notification provided information regarding the proposed project, instructions of how to 
submit comments, and information about the scheduled public hearing at the Downtown Review Board.  
Staff received multiple formal comments of support for the project and no comments expressing 
opposition (FIGURE 3). All applicable City agencies and departments were asked to review and 
comment, and all concerns are incorporated into the required modifications listed at the conclusion of this 
report.  The site will be posted and notices sent once again prior to the Downtown Review Board hearing. 
 
ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The proposed project is located on the north side of E. Boulder St. just east of N. Tejon St.  The 
surrounding land uses are primarily commercial and office related. The proposed plan (FIGURE 4) 
illustrates minimal exterior changes to the building itself, primarily the addition of a glass roll-up door at 
the front of the building.  An informal parking area exists behind the structure and provides multiple staff 
parking stalls; customers will rely on on-street parking opportunities along E. Boulder St. 
 
One of the overarching principles of the Downtown Form-Based Zone is that individual land uses are less 
important than the building forms that establish Downtown’s character, architecture and built environment. 
A healthy downtown is comfortable to pedestrians, and pedestrians are affected more by physical forms, 
public improvements, traffic speeds, and a consistent street-wall, than they are by the uses which exist 
behind closed doors. However, there are a select number of uses which, if not properly considered, have 
the potential to negatively impact surrounding properties and downtown as a whole. One such use is a 
bar, which is defined as a business which generates more than fifty percent of gross revenue from on-site 
alcohol sales. While all successful urban areas have bars, the size, type, and perhaps most importantly, 
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location of new bars was determined to deserve case-by-case review by the Downtown Review Board at 
a public hearing through the conditional use process. This review, including the evaluation of the 
conditional use review criteria, can be an important step toward ensuring that surrounding properties are 
not harmed and that clusters of existing bars aren’t intensified, worsening problems associated with many 
late night urban uses.  
 
Specific areas within the Downtown Form-Based Zone have experienced recurring problems with bars 
and late night bar customers. Littering, fighting, and other criminal activities are a challenge in areas with 
a high concentration of bar uses. City resources, specifically increased Police presence, are necessary to 
minimize impacts to the surrounding area and protect innocent residents and customers. However, the 
proposed location of the Lee Spirits is relatively buffered from other bar uses. While businesses such as 
Wild Goose Meeting House, Supernova, and Tony’s are in close proximity to the subject property, all 
have a substantial food component allowing them to be considered restaurant uses. Additionally, the 
relatively small size of the proposed bar at roughly 1,247 square feet, the proposed specialization in craft 
spirits, and the site’s distance from any existing bar-related problem areas lead staff to conclude that the 
proposed use will not negatively impact surrounding properties or Downtown as a whole.  
  
The three criteria that must be considered by the Downtown Review Board in order to grant the requested 
conditional use permit are:  
  
A.  Surrounding Neighborhood: That the value and qualities of the neighborhood surrounding the 

conditional use are not substantially injured.  
B.  Intent Of Zoning Code: That the conditional use is consistent with the intent and purpose of this 

Zoning Code to promote public health, safety and general welfare.  
C.  Comprehensive Plan: That the conditional use is consistent with the Comprehensive Plan of the City 
 
As described at the beginning of this report, the proposed project also requires relief from the Downtown 
Form-Based Code parking standards.  The past uses within the building were largely retail which have a 
relatively modest parking requirement of one stall for every 500 square feet of building space.  And while 
a few informal staff parking stalls are present in the rear of the building, the lot’s size and dimensions do 
not allow staff to include them as provided parking for code purposes.  Because the proposed bar use 
has a higher parking requirement (one stall per every 250 square feet of use area), a parking warrant is 
necessary.  The request for parking relief is largely justified by the relatively small bar area and the 
presence of on-street parking along E. Boulder St.     
 
Any project that requires relief from a standard must gain approval of a warrant by the Downtown Review 
Board.  Warrants are reviewed using the five criteria found in Section 5.4 of the Form-Based Code.  The 
criteria are: 
 
1. Is the requested warrant consistent with the intent of the form-based code?   
2. Is the requested warrant, as well as the project as a whole, consistent with Section 4 – Design 

Guidelines of the form-based code?  
3. Is the requested warrant reasonable due to the proposed project’s exceptional civic or environmental 

design?   
4. Is the requested warrant consistent with the Imagine Downtown Master Plan?   
5. Is the requested warrant consistent with the City’s Comprehensive Plan?   
 
As described above, the project as submitted does not meet the required parking standard and requires 
the granting of a conditional use permit for the proposed bar use. After careful consideration, Staff has 
determined that the required criteria are met and once the technical modifications described below are 
addressed, the plan can be approved.  
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STAFF RECOMMENDATION: 
 
ITEM NO: 4  CPC CU 15-00009 – LEE SPIRITS 
Approve the proposed conditional use development plan and parking warrant based on the findings that 
the conditional use criteria empowered in Section 2.5.4 and the warrant criteria found in Section 5.4 of the 
Downtown Colorado Springs Form-Based Code will be substantially met once the following technical 
modifications are made: 
 
Technical Modifications to the Conditional Use Development Plan: 

1. Add the following data and notes to the plan: 
a. Add the file number to the bottom corner of the plan. 
b. Note that the site is within the Imagine Downtown Master Plan. 
c. Note that the proposed use of the property is a bar. 
d. Add a note documenting the Downtown Review Board’s approval of the conditional use 

and parking warrant. 
e. Clarify the size of the space occupied by the use and the number of parking stalls 

required. 
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Downtown Partnership of Colorado Springs 

111 S. Tejon St., Suite 404 ▪ Colorado Springs, CO 80903 ▪ (719) 886-0088 ▪ Fax: (719) 886-0089 

www.DowntownCS.com 

March 2, 2015 
 
Ryan Tefertiller, Senior Planner 
City of Colorado Springs  
Land Use Review Division 
30 S. Nevada Ave. 
Colorado Springs, CO 80903 
 
Dear Mr. Tefertiller, 
 
The purpose of this letter is to express an opinion by Downtown Partnership regarding Ian Lee of 
Lee Spirit’s request on behalf of Bear Creek Holdings, LLC for the property located at 110 E. 
Boulder. The request is for conditional use as a bar and a warrant from the required number of 
parking spaces. 
 
Downtown staff has worked closely with Lee Spirit’s during their site selection process, and feel 
that the area surrounding their selected location has many compatible businesses to support the 
conditional use as a bar. Additionally, while the area has become more densely parked over the 
past several years, it still maintains sufficient street parking within a 3 block radius to support a 
higher density of businesses and residents alike.  
 
We support the request for the conditional use and parking warrant, and look forward to seeing 
another unique business open in the revitalizing North Tejon area of Downtown.  
 
Sincerely, 
 
Sarah Harris 
Director of Business Development & Economic Vitality  
Downtown Partnership of Colorado Springs  

FIGURE 3
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401 N. Tejon St! Colorado Springs, CO 80903! Phone: 574-514-3040 !  
E-Mail:  Web: www.wildgoosemeetinghouse.com 

 

March 6, 2015 

 

Ryan Tefertiller, City Planner 

City of Colorado Springs 

Land Use Review Division 

30 S. Nevada Ave. 

Colorado Springs, CO 80903 
 

 
Dear Mr. Tefertiller, 

 

I am the co-owner of The Wild Goose Meeting House, located on 401 N. Tejon St.  I am writing in support of Lee Spirits 

Company, a proposed distillery and tasting room bar proposed to open at 110. E. Boulder St.  I am very excited at the 

prospect of this development as it will not only compliment my business but the entire north downtown area. 

 

Ian Lee and Nick Lee are both men of integrity, taste, and respect for the neighborhood.  Their business will be a positive 

asset to Downtown Colorado Springs, delivering an appeal to downtown residents as well as to young and seasoned 

professionals, while making a financial and cultural contribution.  I understand that Lisa Tessarowicz, founder of Epicentral 

Coworking has endorsed this project.  I too, I’m in support of City Planning granting a conditional use permit to this 

business 

 

Thank you for your time and consideration in this matter. 

 
Sincerely Yours,  

 
 
Blessing “Yemi “ Mobolade 
Co-owner, The Wild Goose Meeting House LLC 
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Epicentral Coworking 
415 North Tejon Street, Colorado Springs, CO 80903· (719) 641-7777 

www.epicentral.org 

 

 

 

 

 

March 3, 2015 

 

Ryan Tefertiller, City Planner 

City of Colorado Springs 

Land Use Review Division 

30 S. Nevada Ave. 

Colorado Springs, CO 80903 

 

 

Dear Mr. Tefertiller, 

 

This letter is intended to express a positive opinion by Epicentral Coworking regarding Ian Lee, Nick Lee 

and Bear Creek Holdings request for the project at 110 E. Boulder St.; a request for conditional use for a 

bar. 

 

The addition of this business to Downtown Colorado Springs will attract hundreds of people to the heart 

of downtown, providing them a unique experience that contributes to a then increased positive culture 

in this city. The Lee Spirits Company distillery and tasting room will be a wonderful asset to Downtown 

Colorado Springs, its appeal to young professionals and established Downtown residents will be like no 

other place currently existing in Downtown. Denying this request will push them to locate outside of 

Downtown and remove a business that’s bound to add to the reasons why citizens of this city would live, 

shop, dine, and visit Downtown; it would simply be a mistake.  

 

Epicentral supports approval of a conditional use for Ian Lee, Nick Lee and Bear Creek Holdings 

development to add Lee Spirits Company to the growing number of businesses in Downtown Colorado 

Springs. 

 

 

Sincerely, 

Lisa Tessarowicz 

Founder, Epicentral Coworking 
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DOWNTOWN REVIEW BOARD AGENDA 
 
 

ITEM NO: 5 
 

STAFF: RYAN TEFERTILLER 
 

FILE NO: 
CPC CU 15-00014 – QUASI-JUDICIAL 

 
 
 
PROJECT:  TRIPLE S BREWING 
 
APPLICANT:  STEVE STOWELL 
 
OWNER: KENNETH BRADY  
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PROJECT SUMMARY: 
1. Project Description: This proposal is to convert roughly 2,870 square feet of an existing retail 

building to a new craft brewery (i.e. bar) use.   Section 2.5.4 of the Form-Based Code requires 
approval of a conditional use for any new bars within the zone.  The site is addressed as 318-C 
E. Colorado Ave., is zoned FBZ-CEN (Form-Based Zone – Central Sector), and is located on the 
north side of E. Colorado Ave. between S. Weber St. and S. Wahsatch Ave. 
 

2. Applicant’s Project Statement: (FIGURE 1) 
 

3. Planning & Development Department’s Recommendation: Approval of the application with 
technical modifications. 
 

BACKGROUND: 
1. Site Addresses: 318-C E. Colorado Ave. 
2. Existing Zoning/Land Use: FBZ-CEN (Form-Based Zone – Central Sector) / The site is developed 

with one multi-tenant commercial building (FIGURE 2) 
3. Surrounding Zoning/Land Use:  

North: FBZ-CEN (Form-Based Zone – Central Sector) / Commercial and Office uses  
South: FBZ-CEN (Form-Based Zone – Central Sector) / Parking, Commercial, and Office uses 
East: FBZ-CEN (Form-Based Zone – Central Sector) / Commercial and Residential uses 
West: FBZ-CEN (Form-Based Zone – Central Sector) / Commercial and Civic uses 

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center 
5. Annexation: Town of Colorado Springs, 1872 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) / Activity 

Center 
7. Subdivisions: Town of Colorado Springs (1871) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is level and developed with one multi-tenant commercial 

building 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Forty-two surrounding property owners were notified of the proposal shortly after the application was 
submitted.  That notification provided information regarding the proposed project, instructions of how to 
submit comments, and information about the scheduled public hearing at the Downtown Review Board.  
Staff received multiple formal comments of support for the project and no comments expressing 
opposition.  (FIGURE 3). All applicable City agencies and departments were asked to review and 
comment, and all concerns are incorporated into the required modifications listed at the conclusion of this 
report.  The site will be posted and notices sent once again prior to the Downtown Review Board hearing. 
 
ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The proposed project is located on the north side of E. Colorado Ave. between S. Weber St. and S. 
Wahsatch Ave.  The surrounding land uses are primarily commercial and office related, however there is 
a residential structure immediately to the east and Colorado Springs Fire Station No. 1 is just to the west. 
The proposed plan (FIGURE 4) illustrates no exterior changes to the building itself.  Users of the subject 
property have use of the parking area on the parcel immediately to the east. 
 
One of the overarching principles of the Downtown Form-Based Zone is that individual land uses are less 
important than the building forms that establish Downtown’s character, architecture and built environment. 
A healthy downtown is comfortable to pedestrians, and pedestrians are affected more by physical forms, 
public improvements, traffic speeds, and a consistent street-wall, than they are by the uses which exist 
behind closed doors. However, there are a select number of uses which, if not properly considered, have 
the potential to negatively impact surrounding properties and downtown as a whole. One such use is a 
bar, which is defined as a business which generates more than fifty percent of gross revenue from on-site 
alcohol sales. While all successful urban areas have bars, the size, type, and perhaps most importantly, 
location of new bars was determined to deserve case-by-case review by the Downtown Review Board at 
a public hearing through the conditional use process. This review, including the evaluation of the 
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conditional use review criteria, can be an important step toward ensuring that surrounding properties are 
not harmed and that clusters of existing bars aren’t intensified, worsening problems associated with many 
late night urban uses.  
 
Specific areas within the Downtown Form-Based Zone have experienced recurring problems with bars 
and late night bar customers. Littering, fighting, and other criminal activities are a challenge in areas with 
a high concentration of bar uses. City resources, specifically increased Police presence, are necessary to 
minimize impacts to the surrounding area and protect innocent residents and customers. However, the 
proposed location of the Triple S Brewing is relatively buffered from other bar uses. While the Triple 
Nickel Tavern is located on the same block-face as the subject property, there are no other bar uses 
within two blocks of the site.  Additionally, the proposed specialization in craft beer and the site’s distance 
from any existing bar-related problem areas lead staff to conclude that the proposed use will not 
negatively impact surrounding properties or Downtown as a whole.  
  
The three criteria that must be considered by the Downtown Review Board in order to grant the requested 
conditional use permit are:  
  
A.  Surrounding Neighborhood: That the value and qualities of the neighborhood surrounding the 

conditional use are not substantially injured.  
B.  Intent Of Zoning Code: That the conditional use is consistent with the intent and purpose of this 

Zoning Code to promote public health, safety and general welfare.  
C.  Comprehensive Plan: That the conditional use is consistent with the Comprehensive Plan of the City 
 
After careful consideration, Staff has determined that the required criteria are met and once the technical 
modifications described below are addressed, the plan can be approved.  
 
 
STAFF RECOMMENDATION: 
 
ITEM NO: 5  CPC CU 15-00014 – TRIPLE S BREWING 
Approve the proposed conditional use development plan based on the findings that the conditional use 
criteria empowered in Section 2.5.4 of the Downtown Colorado Springs Form-Based Code will be 
substantially met once the following technical modifications are made: 
 
Technical Modifications to the Conditional Use Development Plan: 

1. Add the following data and notes to the plan: 
a. Add the file number to the bottom corner of the plan. 
b. Note that the site is within the Imagine Downtown Master Plan. 
c. Note that the proposed use of the property is a bar. 
d. Note that the existing structure is a small commercial building and has a shopfront 

frontage type. 
e. Note that the site is parking exempt. 
f. Add a note documenting the Downtown Review Board’s approval of the conditional use. 
g. Clarify the public space details adjacent to the building, specifically the location of the 

existing bench and the proposed bike rack. 
h. Note that a revocable permit is required for the privately owned bike rack. 
i. Note that signage is not approved per the conditional use development plan and that a 

separate sign permit will be necessary. 
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Downtown Partnership of Colorado Springs 

111 S. Tejon St., Suite 404 ▪ Colorado Springs, CO 80903 ▪ (719) 886-0088 ▪ Fax: (719) 886-0089 

www.DowntownCS.com 

March 2, 2015 
 
Ryan Tefertiller, Senior Planner 
City of Colorado Springs  
Land Use Review Division 
30 S. Nevada Ave. 
Colorado Springs, CO 80903 
 
Dear Mr. Tefertiller, 
 
The purpose of this letter is to express an opinion by Downtown Partnership regarding Steve 
Stowell’s request on behalf of Kenneth Brady for the property located at 318 E Colorado Ave. The 
request is for conditional use as a bar. 
 
Downtown staff has worked closely with Mr. Stowell during his site selection process, and feel 
that the selected location will be an anchor to an emerging downtown district. The site is near 
many compatible businesses to support the conditional use as a bar such as El Taco Rey, The 
Machine Shop, Triple Nickle Tavern as well as Downtown Fine Wines and Spirits and Cottonwood. 
We hope that the Triple S Brewing Company will add an appeal to residential developers, and will 
anchor the east end of downtown through its revitalization.  
 
Downtown Partnership is supportive of the culture of local brewing and critical mass that has 
emerged within downtown. We look forward to seeing this culture grow with the addition of 
Triple S Brewing Company, and support the request for conditional use.  
 
Sincerely, 
 
Sarah Harris 
Director of Business Development & Economic Vitality  
Downtown Partnership of Colorado Springs  
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401 N. Tejon St! Colorado Springs, CO 80903! Phone: 574-514-3040 !  
E-Mail:  Web: www.wildgoosemeetinghouse.com 

 

March 16, 2015 

 

Ryan Tefertiller, City Planner 

City of Colorado Springs 

Land Use Review Division 

30 S. Nevada Ave. 

Colorado Springs, CO 80903 
 

 
Dear Mr. Tefertiller, 

 

I am the co-owner of The Wild Goose Meeting House, located on 401 N. Tejon St.  I am writing in support of Triple S 

Brewing, a proposed brewpub proposed to open soon.  Steve has been talking to us during his planning, and it’s great to see 

it on the cusp of happening for him!   The Wild Goose community is very excited about a brewpub going in downtown, and 

is particularly excited about Steve’s “public house” model.   It will be great to have another friendly gathering place here.   

 

Triple S Brewing will also contribute to the re-vitalization of downtown in a couple of ways.  First because he is going into a 

space that has been vacant for a year.  Second, it will provide another thing to draw people downtown during the lunch and 

dinner hours- this will help all of us.  Another brewpub in downtown will make the city competitive with other bigger cities 

for beer related tourism!  Boulder, Fort Collins and Denver all have multiple breweries all together, and get the lion’s share 

of beer tourism. Steve will contribute to gaining some of that market share for our city. 

 

Thank you for your time and consideration in this matter. 

 
Sincerely Yours,  

 
 
Blessing “Yemi “ Mobolade 
Co-owner, The Wild Goose Meeting House LLC 
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NEW BUSINESS CALENDAR 
 

 
DOWNTOWN REVIEW BOARD AGENDA 

 
 

ITEM NO: 6 
 

STAFF: RYAN TEFERTILLER 
 

FILE NO: 
CPC DP 15-00013 – QUASI-JUDICIAL 

 
 
 
PROJECT:  123 AND 127 LAS ANIMAS ST. 
 
APPLICANT:  SHARON ALLEN, TREMMEL DESIGN GROUP, LLC. 
 
OWNER: CHARLES J. MURPHY 
 
 

 

Site 

DRB Agenda 
April 1, 2015 
Page 37



 
PROJECT SUMMARY: 

1. Project Description: This proposal is to construct a new two-story, 1,902 square foot office 
building on a 3,791 square foot property on the south side of Las Animas between S. Tejon St. 
and S. Nevada Ave.  The plan also illustrates the renovation of the existing 1,500 square foot 
building immediately west of the proposed office.  The two properties will share a new parking 
area behind (to the south of) the principal structures.  The site is zoned FBZ-T1 (Form-Based 
Zone – Transition Sector 1) which requires compliance with the form-based standards included in 
the Downtown Colorado Springs Regulating Plan.  The proposed project requires two Form-
Based Zone warrants for relief from the following standards: 1) Section 2.4 Frontages; and 2) 
Section 2.6 Parking.  The project also includes a waiver of replat to establish the eastern parcel 
(127 E. Las Animas) as one platted lot; this application is being processed administratively.    
 

2. Applicant’s Project Statement: (FIGURE 1) 
 

3. Planning & Development Team’s Recommendation: Approval of the application with technical 
modifications. 
 

BACKGROUND: 
1. Site Addresses: 123 and 127 E. Las Animas St. 
2. Existing Zoning/Land Use: FBZ-T1 (Form-Based Zone – Transition Sector 1) / 123 E. Las Animas 

St. is currently developed with a 1,500 square foot residential structure; 127 E. Las Animas St. is 
currently vacant. (FIGURE 2) 

3. Surrounding Zoning/Land Use:  
North: FBZ-T1 (Form-Based Zone – Transition Sector 1) / Office uses  
South: FBZ-T1 (Form-Based Zone – Transition Sector 1) / Residential uses 
East: FBZ-T1 (Form-Based Zone – Transition Sector 1) / Office, Commercial, and Residential  
West: FBZ-T1 (Form-Based Zone – Transition Sector 1) / Residential and Office 

4. Comprehensive Plan/Designated 2020 Land Use: Regional Center 
5. Annexation: Town of Colorado Springs, 1872 
6. Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) / Activity 

Center 
7. Subdivisions: Colorado Springs Addition No. 2 (1874) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: 123 E. Las Animas St. is currently developed with a 1,500 square foot 

residential structure; 127 E. Las Animas St. is currently vacant. 
 
STAKEHOLDER PROCESS AND INVOLVEMENT:  
Fifty-six surrounding property owners were notified of the proposal shortly after the application was 
submitted.  That notification provided instructions of how to submit comments along with the date, time 
and location of the public hearing.  Staff has received one formal comment in response to the notification 
(FIGURE 3).  All applicable City agencies and departments were asked to review and comment and all 
concerns are incorporated into the required modifications listed at the conclusion of this report.  Prior to 
the Downtown Review Board hearing, the site will be posted and postcards mailed once again.      
 
ANALYSIS OF REVIEW CRITERIA AND MAJOR ISSUES 
The project site currently includes an unoccupied 2-story residential structure and the adjacent vacant lot; 
both lots are 3,791 square feet in size bringing the total site size to 7,584 square feet.  The proposed 
project will convert the existing structure to a 1,500 square foot office building and construct a new 2-story 
1,902 square foot office building on the vacant lot.  The site will also include a new shared driveway 
providing access to a new 7-stall parking lot behind the two structures.  (FIGURE 4)    
 
The Downtown Colorado Springs Form-Based Zone (FBZ) was created to promote urban development 
patterns in the heart of the City.  Quantifiable physical standards were created to require new structures 
to be located in close proximity to the public right-of-way; surface parking areas are therefore required to 
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be located behind structures and accessed by public alleys or shared driveways.  The intent of these 
standards is to allow high density development that is interesting to the pedestrian and public.   
 
Recognizing these goals, objectives, and standards, the applicant worked with Planning Staff to submit a 
development plan that aligned with the FBZ regulations on most issues but also took into account the 
character of this stretch of Las Animas St. and the forms of the surrounding structures.  The proposed 
structure is two-stories and located within six feet of the public right-of-way.  One challenge, however, is 
that the dominant frontage type in the area is the “common lawn” frontage where buildings are set back 
from the right-of-way, front yards are unfenced and visually continuous with adjacent yards and 
landscaping.  Both the applicant and Staff agreed that the “common lawn” frontage was desirable, 
however, that frontage type is only permitted on civic buildings, apartment buildings, and rowhouses.  As 
a two story, non-residential structure, the proposed office building is considered a “mixed-use building” 
which prohibits use of the common lawn frontage type, necessitating the Downtown Review Board’s 
approval of a frontage type warrant.   
 
There are two other issues related to frontage that are both covered under the proposed frontage warrant: 
1) building envelope (i.e. setback) of a mixed use building, and 2) percent glazing.  Staff initially 
considered requiring the proposed project to request a building envelope warrant to allow the mixed use 
building to not be located adjacent to the right-of-way with a zero foot setback.  However, as described 
above, the placement of the proposed building is tied directly to the use of the common lawn frontage 
type, which also requires a warrant.  Staff determined it was duplicative to require a warrant for both 
frontage type and building envelope.  The second frontage-related standard that deserves specific 
discussion, but is included in the proposed frontage warrant is percent glazing.  According to the building 
elevations submitted with the plan, the proposed structure includes only 19% glazing along its north-
facing façade where 25% glazing is required for a common lawn frontage type.  Staff supports relief from 
this standard as the proposed structure has consistent architecture and character with other structures 
along both sides of Las Animas St.     
 
The second warrant that is being process as part of this application is for parking.  According to Section 
2.6 of the Form-Based Code, one on-site parking stall is required for every 500 square feet of office 
space.  And while the development plan illustrates the new building together with the renovated existing 
building as part of one project, each building must provide the required number of parking stalls on its 
individual lot.  Given the size of the existing structure (1,500 square feet) and the proposed structure 
(1,902 square feet) only 7 stalls are required in total.  While the plan illustrates 7 stalls as being provided 
in the proposed lot; however, 4 are located behind the existing, smaller, structure (although only 3 are 
required) and 3 are provided behind the new, larger, structure (although 4 are required).  Although a 
warrant is necessary to allow the proposed configuration, Staff finds that the intent of the parking 
requirements is met and the warrant should therefore be approved. 
 
Any project that requires relief from a standard must gain approval of a warrant by the Downtown Review 
Board.  Warrants are reviewed using the five criteria found in Section 5.4 of the Form-Based Code.  The 
criteria are: 
 
1. Is the requested warrant consistent with the intent of the form-based code?   
2. Is the requested warrant, as well as the project as a whole, consistent with Section 4 – Design 

Guidelines of the form-based code?  
3. Is the requested warrant reasonable due to the proposed project’s exceptional civic or environmental 

design?   
4. Is the requested warrant consistent with the Imagine Downtown Master Plan?   
5. Is the requested warrant consistent with the City’s Comprehensive Plan?   
 
As described above, the project as submitted does not meet two form-based standards: 1) frontage 
standards and 2) parking.   After careful consideration, Staff has determined that the required warrant 
criteria are met and once the technical modifications described at the conclusion of this report are 
addressed, the plan should be approved. 
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STAFF RECOMMENDATION: 
 
ITEM NO: 6 CPC DP 15-00013 – 123 and 127 E. Las Animas 
Approve the proposed development plan and two warrants (for relief from frontage and parking 
standards) based on the findings that the warrant criteria found in Section 5.4 of the Downtown Colorado 
Springs Form-Based Code will be substantially met once the following technical modifications are made: 
 
Technical Modifications to the Development Plan: 

1. Add the file number to the bottom right-hand corner of each plan sheet. 
2. Add the following notes: 

a. Note that a waiver of replat is being processed for 127 E. Las Animas St. and that 
building permits cannot be issued until the document is recorded. 

b. Note that the site falls within the Imagine Downtown Master Plan 
c. Note the recordation information for the newly created cross access and parking 

agreement. 
d. Note the warrants as approved by the Downtown Review Board. 

3. Label the surrounding zone districts on the plan. 
4. Label the height and type of new and proposed fencing on the site. 
5. Address the following Engineering comments: 

a. Show and callout a City Standard D-16 driveway apron. 
b. Add the following note: “remove and replace sidewalk to meet current standard 

commercial thickness (8”) behind the driveway apron.” 
c. Add the following note: "All curb, gutter, pedestrian ramps and sidewalk posing a safety 

hazard, damaged or exhibiting excessive deterioration along Las Animas Street adjacent 
to the site will need to be removed and replaced. An on-site meeting can be set up with 
the City Engineering Inspector to determine what, if any improvements are required. The 
inspector can be reached at 385-5977." 

d. Revise the drainage report to address off-site flow to the south. 
6. Address the following comments from Colorado Springs Utilities: 

a. Provide a preliminary utility plan addressing all utility checklist items and standards. 
b. Add the “General Notes” to the preliminary utility plan. 
c. Submit an acceptable Hydraulic Grade Line Request Form. 
d. Extend the public water main line per CSU standards. 

7. Address the following landscape comments: 
a. Revise the landscape chart to call out the calculations for both lots individually. 
b. Call out the type of existing trees and reflect the mature canopy size. 
c. Call out the side yard fence as opaque as required for standard buffers or provide 

justification for an alternative design. 
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Downtown Partnership of Colorado Springs 

111 S. Tejon St., Suite 404 ▪ Colorado Springs, CO 80903 ▪ (719) 886-0088 ▪ Fax: (719) 886-0089 

www.DowntownCS.com 

March 2, 2015 
 
Ryan Tefertiller, Senior Planner 
City of Colorado Springs  
Land Use Review Division 
30 S. Nevada Ave. 
Colorado Springs, CO 80903 
 
Dear Mr. Tefertiller, 
 
The purpose of this letter is to express an opinion by Downtown Partnership regarding the request 
of Sharon Allen of Tremmel Design Group on behalf of Charles J Murphy for the properties located 
at 123 and 127 E Las Animas St. The request is for a parking warrant. 
 
Downtown Partnership is generally supportive of the application for a new 2 store office building 
to be located on Las Animas St. Though our priorities emphasize residential and mixed use, this 
project will reduce blight in the area and the design fits the context of the existing buildings. If 
possible, we would be very supportive of one or two units of residential to be added to the 
building to encourage a stronger mixed use environment, however we see the project as an 
improvement overall. 
 
Given the existing uses the street has minimal current parking demands. Therefore, we are 
supportive of the request for a parking warrant at this point in time. 
 
 
Sincerely, 
 
Sarah Harris 
Director of Business Development & Economic Vitality  
Downtown Partnership of Colorado Springs  
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