CITY OF COLORADO SPRINGS

CITY PLANNING
COMMISSION AGENDA

THURSDAY, FEBRUARY 20, 2014
8:30 A.M.

CITY HALL COUNCIL CHAMBERS
107 NORTH NEVADA AVENUE
COLORADO SPRINGS, CO 80903



CPC Agenda
February 20, 2014

Page 2

CITY PLANNING COMMISSION
MEETING PROCEDURES

MEETING ORDER:

The City Planning Commission will hold its regular meeting on Thursday, February 20, 2014 at
8:30 a.m. in the City Hall Council Chambers at 107 North Nevada Avenue, Colorado Springs,
Colorado.

The Consent Calendar will be acted upon as a whole unless a specific item is called up for
discussion by a Planning Commissioner, a City staff member, or a citizen wishing to address
the Planning Commission.

When an item is presented to the Planning Commission the following order shall be used:
e City staff presents the item with a recommendation;
e 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 Commission may be directed at any time

to the applicant, staff or public to clarify evidence presented

in the hearing.

VIEW LIVE MEETINGS:

To inquire of current items being discussed during the meeting, please contact the Planning &
Development Team at 719-385-5905, tune into local cable channel 18 or live video stream at
WWW.Springsgov.com.
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CITY PLANNING COMMISSION
COMPREHENSIVE PLAN AND REVIEW CRITERIA

COMPREHENSIVE PLAN:

The City Planning Commission uses the Comprehensive Plan as a guide in all land use matters.
The Plan is available for review in the Land Use Review Office, located at 30 S. Nevada
Avenue, Suite 105. The following lists the elements of the Comprehensive Plan:

Introduction and Background

Land Use

Neighborhood

Transportation

Natural Environment

Community Character and Appearance
2020 Land Use Map

Implementation

The Comprehensive Plan contains a land use map known as the 2020 Land Use Map. This map
represents a framework for future city growth through the year 2020, and is intended to be used
with the Comprehensive Plan’s goals, policies, objectives and strategies. It illustrates a desired
pattern of growth in conformance with Comprehensive Plan policies, and should be used as a
guide in city land use decisions. The Comprehensive Plan, including the Land Use Map, may be
amended from time to time as an update to city policies.

APPLICATION REVIEW CRITERIA:
Each application that comes before the Planning Commission is reviewed using the applicable
criteria located in the Appendix of the Planning Commission Agenda.
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CITY PLANNING COMMISSION
APPEAL INSTRUCTIONS

In accordance with Chapter 7, Article 5, Part 906 (B) (1) of the City Code, “Any person may
appeal to the City Council any action of the Planning Commission or an FBZ Review Board or
Historic Preservation Board in relation to this Zoning Code, where the action was adverse to
the person by filing with the City Clerk a written notice of appeal. The notice of appeal shall be
filed with the City Clerk no later than ten (10) days after the action from which appeal is taken,
and shall briefly state the grounds upon which the appeal is based.”

Accordingly, any appeal relating to this Planning Commission meeting must be submitted to the
City Clerk (located at 30 S. Nevada Avenue, Colorado Springs, CO 80903) by:

Monday, March 3, 2014

A $176 application fee and a justification letter specifying your specific grounds of appeal shall
be required. The appeal letter should address specific City Code requirements that were not
adequately addressed by the Planning Commission. City Council may elect to limit discussion at
the appeal hearing to the matters set forth in your appeal letter.
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CITY PLANNING COMMISSION MEETING AGENDA
THURSDAY, FEBRUARY 20, 2014
1. Approval of the Record of Decision (minutes) for the January 16, 2014 City Planning
Commission Meeting
2. Communications
3. Consent Calendar (Items A-C) ....cccuvvvivieeeiiiiiiiiiiiieeeeeeee Page 7
4. Unfinished Business Calendar (Item 4)...........ccevvvivieeennnn. Page 45
New Business Calendar (Items 5-6).........cccceevviiiiiviiennnnnn. Page 57
Appendix — ReVIEW Crteria . ........cccuvvverieieeeiiiiiiiiieeee e Page 100
ITEM NO. PROJECT DESCRIPTION PAGE NO.
ITEM: A
CPC CU 13-00134
(Quasi-Judicial) Request by NES Inc. on behalf of Front Row Properties LLC for A
PARCEL NO.: conditional use to allow a fast food restaurant in an OC (Office v
6327209031 - Complex) zone district located at 3230 Austin Bluffs Parkway,
contains 1.57 acres and is zoned OC (Office Complex).
PLANNER:
Lonna Thelen
ITEM: B.1
CPC ZC 13-00122 Request by Guman and Associates on behalf of Apaloosa
Investments, LLC for the following development applications:
ITEM: B.2
CPC PUD 06-00108- 1. A change of zoning from Agricultural with Airport Overlay
ASMJ13 (A/AO) to Planned Unit Development with Airport Overlay
(Quasi-Judicial) (PUD/AO). This would provide for single-family detached
residential use with a maximum density of 5.86 dwelling 17
PARCEL NOS.: units per acre and maximum building height of 30 feet.
5307002005, 2. A major amendment to the approved Dublin North
5307002014, Development Plan. This application would allow for an
5307002018, & additional 23 lots and new City streets.
5307002020
. The property is located north of the Dublin Boulevard and Sandy
PLANNER: Ford Lane intersection and it consists of 47 acres.
Larry Larsen
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ITEM: C Request by Dean Mabe on behalf of Dianna Sanchez for approval
CPC CU 13-00110 of the 550 E Kiowa St. conditional use development plan to allow
(Quasi-Judicial) the property to be used for auto repair. The plan illustrates the use
of the existing building for auto repair, and the construction of a 190
PARCEL NO.: square-foot attached lean-to and a 208 square-foot detached shed. 29
6418111056 The property is located at 550 E. Kiowa St., is roughly 0.78 acre, is
zoned C6/SS (General Business with the Streamside Overlay
PLANNER: Zone) and is located between E. Kiowa St. and E. Bijou St. just
Ryan Tefertiller west of N. El Paso St.
UNFINISHED BUSINESS CALENDAR
ITEM NO. PROJECT DESCRIPTION PAGE NO.
ITEM NO.: 4
CPC AP 14-00002
(Quasi-Judicial) (Postponed from the January 16 meeting)
An appeal by Studio A 64 LLC and K.C. Stark of an administrative
PARCEL NO.: determination that a marijuana smoking facility is not a permissible 45
6418119015 land use within the Form-Based Zoning. The subject property is
located at 332 East Colorado Avenue.
PLANNER:
Peter Wysocki
NEW BUSINESS CALENDAR
ITEM NO. PROJECT DESCRIPTION PAGE NO.
ggyé\lli?dS-%oogz- Appeal by Bill and Maureen Marchant and others regarding the
AAMNI3 adm_lnlstratlve approval of an application requestgd by Nine
(Quasi-Judicial) Design, Ltd. on behalf of K_F103-CV, LLC for a minor _ameno!me_nt
to the approved Cumbre Vista Development Plan. This application
PARCEL NO .- would allow for a_change in the phasing sequence, street and lot 57
5306000007 - Iayqut, an extension of the proposeql Clj[y street, De Anza Peak
Trail to Sorpresa Lane and a reduction in the number of lots. The
PLANNER: property is located between Cowpoke Road and Sorpresa Lane,
' east of Tutt Boulevard and it consists of 113 acres.
Larry Larsen
ITEM NO.: 6
CPC UV 13-00129
(Quasi-Judicial) Request by Oliver E. Watts Consulting Engineer, Inc. on behalf of
, the Helen Collier Trust for a Use Variance to allow a tri-plex in an
sflgiféogg " R-2 (Two-Family Residential) Zone District. The property consists 87
of 0.17 acre and is located at 623 N. Spruce Street.
PLANNER:
Mike Schultz




CPC Agenda
February 20, 2014
Page 7

CITY PLANNING COMMISSION AGENDA
ITEM NO: A

STAFF: LONNA THELEN

FILE NO:
CPC CU 13-00134— QUASI-JUDICIAL

PROJECT: AUSTIN MEADOWS BUSINESS CENTER
APPLICANT: NES INC

OWNER: FRONT ROW PROPERTIES, LLC
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PROJECT SUMMARY:

1.

wnN

Project Description: This project includes concurrent applications for a conditional use
development plan for a 1.57-acre site located north of Austin Bluffs Parkway and west of
Meadowland Boulevard.

The applicant is requesting a conditional use for a fast food restaurant in the OC (Office
Complex) zone district. The remaining lot is conceptually planned for a sit down
restaurant. The applicant has also submitted a final plat to subdivide the property into
two lots, one for the fast food restaurant and the other for the sit down restaurant. The
final plat is being reviewed administratively. (FIGURE 1)

Applicant’s Project Statement: (FIGURE 2)

Planning and Development Department’'s Recommendation: Approval of the
applications, subject to modifications.

BACKGROUND:

1.
2.
3.

©ooNoOA

Site Address: 3230 Austin Bluffs Parkway
Existing Zoning/Land Use: OC / vacant
Surrounding Zoning/Land Use: North: R1-6 / single-family residential
South: PBC / commercial
East: C-5/gas station
West: OC / mini-warehouse
Comprehensive Plan/Designated 2020 Land Use: General Residential
Annexation: Garden Ranch Addition #3, 1963
Master Plan/Designated Master Plan Land Use: No master plan for this site.
Subdivision: Austin Meadows Business Center
Zoning Enforcement Action: No enforcement actions.
Physical Characteristics: The site is currently vacant with little slope on the site and no
significant vegetation.

STAKEHOLDER PROCESS AND INVOLVEMENT: The public process involved with the

review of these applications included posting of the site and sending of postcards on two

separate occasions to 80 property owners within 500 feet. Comment from one neighbor was

received. (FIGURE 3) The concern of this neighborhood member was primarily traffic from the

site and buffering light and sound from the site. All applicable agencies and departments were

asked to review and comment. No significant concerns were identified. All issues and concerns

were incorporated into the development plan or provided as conditions of approval. Prior to the

City Planning Commission hearing, the site will be posted and postcards mailed once again.

ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER

PLAN CONFORMANCE:

1.

Review Criteria / Design & Development Issues:

The applicant is proposing to use the site for two restaurants (one fast food and one sit
down). The fast food restaurant requires a conditional use prior to approval. The sit
down restaurant is a permitted use with an approved development plan and is shown
conceptually on the plans; it will require an amendment to this development plan prior to
building permit to finalize the site design and building elevations. The site will also be
platted into two lots with this application.

The site is located within a strip of office/commercial uses north of Austin Bluffs
Parkway. The office/commercial strip backs up to single-family residential. In order to
buffer the single-family residential from the proposed use, the applicant has included a
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15 foot landscape buffer that includes vegetation and a six-foot wooden fence. In
addition, the fast food building is located closer to Austin Bluffs and has landscape along
the north side of the building. There is a sidewalk connection to the building from Austin
Bluffs Parkway.

The traffic created by the fast food restaurant was reviewed and no additional traffic
improvements were required for the site. Cross access easements allow the site to be
accessed from Meadowland Boulevard or Austin Bluffs Parkway. An additional driveway
is proposed off Austin Bluffs to access the sit down restaurant site. This driveway will
utilize an existing curb cut.

The conditional use review criteria and findings are in city code section 7.5.704. Subject
to the recommended technical modifications, staff believes the project meets the
required findings.

Staff has determined that the project meets the development plan criteria found in city
code section 7.5.502.

Conformance with the City Comprehensive Plan:

The Comprehensive Plan designates this site as General Residential. Within the general
residential designation a secondary use is neighborhood center that serves the
neighborhood. The restaurants proposed with this application will serve the residences
surrounding the site.

Policy LUM 202: General Residential

Utilize the General Residential designation for the vast majority of existing and future
residential areas. This designation includes a wide variety of residential uses, as well as
uses that serve and support individual neighborhoods.

Strategy LUM 202c: General Residential Secondary Uses

Include supporting uses such as neighborhood centers with pedestrian-oriented, low-
impact shops and services, parks and recreation areas, religious institutions, and
schools. Neighborhood centers may range up to 5 acres in size. Consider proposed
secondary uses that individually or cumulatively exceed five acres, as proposed Map
amendments from General Residential to a more intense Map designation to allow
significant land use changes to be analyzed on a neighborhood and citywide basis.

Conformance with the Area’s Master Plan:
No master plan exists for this site.
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STAFF RECOMMENDATION:

Item: A CPC CU 13-00134 — Conditional Use

Approve the conditional use for Austin Meadows Business Center, based upon the finding that
the conditional use complies with the review criteria in City Code Section 7.5.704 and 7.5.502.E,
subject to compliance with the following technical and/or informational plan modifications:

Technical and Informational Modifications to the Conditional Use:

1. Under building use in the site data change “Lot 2 Site Down Restaurant” to “Lot 2 Sit
Down Restaurant”.

2. Label all four elevations of the trash enclosure with north, south, east or west.

3. Call out the light fixtures on the building as full cut-off.

4. Reception numbers need to be included on the plan for existing public easements. Also,
label the proposed public easement for the new onsite mains.

5. All electric and gas lines need to be shown and labeled on the plan. Please add and
label the missing items, including showing/labeling the two onsite transformers (one is
shown), two high pressure gas mains along Austin Bluffs and north of existing public
wastewater main, one gas distribution main along Austin Bluffs and north of existing
public wastewater main. There is a UG and UE labeled but staff is not sure which of
these listed relates to the UG and UE.

6. The grease interceptor for lot 2 is shown on the water service line. Please move to
wastewater service line. Also, show domestic wastewater services coming out of the
buildings that connect to the wastewater service line after the grease interceptor. Two
lines out of each building are needed to separate the domestic waste from the waste that
needs to go to the interceptor. Please correct on DP.

7. Utilities were added to the Landscape Plan; however, the additional utilities being
requested above are also need to be added to the Landscape Plan. Several of the
proposed trees need to be moved so that they are not within 15 feet from the existing or
proposed public utility mains. Also, trees must not be located directly over or within 6
feet of any underground gas or electric distribution facilities and shall not violate any
provision of the National Electric Safety Code (NESC) or any applicable Natural Gas
Codes or Colorado Springs Utilities’ policies, which require a minimum clearance of 10
feet from gas mains rated at 150 psi. Correct the Landscape Plan to ensure all
separation criteria are met for gas, electric, water and wastewater.
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Project Statement
Austin Meadows Business Center
November 2013
This OC Zoned property is located one lot west of the intersection of Austin Bluffs Parkway and

Meadowland Blvd. The site is bounded on the south by Austin Bluffs Parkway; on the east be a
Convenience store with car wash; on the north by single family residents; on the west by

. ministorage. The site shares access with the convenience store via an access easement to

meadowland Blvd., and by a common drive to Austin Bluffs Parkway located on the subject site.
A second right in/right out access to the site is located just east of the west property boundary.
No changes are proposed to the existing access points.

The proposed land use for the site is for a Quick Serve Restaurant on the easterly of two

proposed lots, and a restaurant without drive through service on the westerly of the two
proposed lots. The Quick Serve Restaurant requires a Conditional Use in the OC Zone. A
Development Plan for both uses is included in the application package.

This site and the proposed uses transition from east to west from highest intensity
(convenience store and car wash) to lower intensity (ministorage). Screen fencing and
landscape buffers will protect the existing residences to the north from impacts of this use.
Non-residential use is permitted in the current zone. Development of buildings on this site will
provide some noise protection to residents by blocking noise from Austin Bluffs Parkway.

Development Plan Review Criteria

1. Will the project design be harmonious with the surrounding land uses and neighborhood?
Yes. The proposed uses create an east to west transition from higher intensity to lower
intensity. The boundary between residential and non-residential land use has already been
established by zoning.

2. Will the proposed fand uses be compatible with the surrounding neighborhood? Will the
proposed development overburden the capacities of existing streets, utilities, parks, schools
and other public facilities? Yes. This is an infill project where infrastructure has been put in
place in anticipation of non-residential development. Buffering along the north property line
provides compatibility with the residential properties to the north.

3. Will the structures be located to minimize the impact of their use and bulk on adjacent
properties? Yes. One story buildings are proposed where 45 foot tall buildings are permitted
by zone.

4. Will landscaping, berms, fences and/or walls be provided to buffer the site from undesirable
views, noise, lighting or other off-site negative influences and to buffer adjacent properties
from the negative influences that may be created by the proposed development? Yes.
Buffering along the north property line provides compatibility with the residential properties
to the north.

FIGURE 2
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5. Will vehicular access from the project to the streets outside the project be combined, limited,
located, designed and controlled to channel traffic to and from such areas conveniently and
safely and in such a manner which minimizes traffic friction, noise and pollution and promotes
free traffic flow without excessive interruption? Access points to and from the site have been
previously established and are not proposed to be changed.

6. Will all the streets and drives provide logical, safe and convenient vehicular access to the
facilities within the project? Yes. Access points to and from the site have been previously
established and are not proposed to be changed.

7. Will streets and drives within the project area be connected to streets outside the project
area in such a way that discourages their use by through traffic? Access points to and from the
site have been previously established and are not proposed to be changed.

8. Will adequately sized parking areas be located throughout the project to provide safe and
convenient access to specific facilities? Yes. Parking meets or exceeds Code requirements.

9. Will safe and convenient provision for the access and movement of handicapped persons and
parking of vehicles for the handicapped be accommodated in the project design? Handicap
parking and access to buildings has been provided.

10. Will the design of streets, drives and parking areas within the project result in a minimum of
area devoted to asphalt? Yes.

11. Will pedestrian walkways be functionally separated from vehicular traffic and landscaped to
accomplish this? Will pedestrian walkways be designed and located in combination with other
easements that are not used by motor vehicles? Yes. Pedestrian circulation has been provided
on site.

12. Does the design encourage the preservation of significant natural features such as healthy
vegetation, drainage channels, steep slopes and rock outcroppings? Are these significant
natural features incorporated into the project design? This criterion does not apply. There are
no significant naturel features on this site.

Conditional Use Review Criteria

A. Surrounding Neighborhood: That the value and qualities of the neighborhood surrounding
the conditional use are not substantially injured. The property is zoned for non-residential use.
The Conditional Use application is for the drive through component of the restaurant. The
adjacent convenience store use has a drive through component (car wash), therefore a
neighborhood standard has been set for the drive through component of the restaurant.

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. The proposed
restaurant use is permitted in the current zone. The drive through component, for which the
Conditional Use is required, is consistent with the intent and purpose of the OC Zone and with
the adjacent use. Access to the site is fixed and tied to the adjacent convenience store use.

C. Comprehensive Plan: That the conditional use is consistent with the Comprehensive Plan of
the City. The Land Use Map component of the Comprehensive Plan generally shows this site
as a Commercial Center, therefore the proposed use is consistent with the Plan.

FIGURE 2
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December 21, 2013

To Mrs. Thelen,

This is a comment letter for the property a 3230 Austin Bluffs Parkway file number
CPCCU 13-00134.

1.

N oy

9.

Merge or traffic lane coming out on Austin Bluffs for the business exit/west
bound entrance. We do not know if that 3rd lane will continue all the way or if
traffic will have to merge to the two lanes after Goldenrod Road.

Also concerned about traffic going through the residential areas located behind
this lot.

Entering and exiting for the shared entrance of Meadowland Blvd. for the
Diamond Shamrock and two other business’s (Dunkin Donuts and Restaurant?).
This could put a bottleneck of traffic onto and off of Meadowland Blvd and the
shared entrance. Duncan Donuts is planned to have a drive thru which would
also create more traffic behind residential homes. Cars idling create more
pollution close to residence homes.

This also brings up deliveries and time of deliveries with commercial vehicles.
Diamond Shamrock currently uses the reciprocal access area for some of their
delivery trucks to unload. And I do not know how sharing this area with
commercial vehicles may work with regular traffic and/or customers for these
three businesses. Also delivery times for these new businesses, what times will
these deliveries be taking place, when they are so close to residential homes?
Lighting, landscaping and stormwater: Will the lighting be similar to the lights
used at the Security Storage units. We do know, because of the closeness to
resident’s home the Storage unit’s lowered the height and wattage of the lights
used, changed the color of the lights and added hoods to some lights. The fences
shown on the plans, being right up next to existing fences does not allow for
similar fencing (approximate 10 ft.) with locked access and a small green belt as
the storage units have. Maintaining trash and stormwater areas have a concern
similar as to the trash and stormwater up by the Popeye’s and the residents. Also
with food waste comes more skunks and raccoons. Who will maintain and be
responsible that the stormwater pond is working?

What will be the business hours for these businesses? True working hours.
What about signage, street side or on a pole?

We feel the OC zoning here at this location is not being used properly as to the
residential location being so close. OC zone used to mean Office Complex. When
did OC become zoned for restaurants?

We have been under the impression that the OC zoning for that lot was to be
used, as one lot not two lots not two lots.

10. We were not happy to receive this notice so close to the Christmas Holidays

when we feel like this notice was trying to be “snuck” through before the end of
the year.

Thank you for addressing our concerns with this development.
Sincerely,
John Bolt and Jenny Marolf

FIGURE 3
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PROJECT:
APPLICANT:

OWNER:

CITY PLANNING COMMISSION AGENDA

ITEMS: B.1, B.2

STAFF: LARRY LARSEN

FILE NOS.:
CPC ZC 13-00122 — QUASI-JUDICIAL
CPC PUD 06-00108-A5MJ13 - QUASI-JUDICIAL

DUBLIN NORTH PHASE 6
GUMAN AND ASSOCIATES

APALOOSA INVESTMENTS, LLC

!

| SR PRNDY
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PROJECT SUMMARY:

1.

Project Description: Request by Guman and Associates on behalf of Apaloosa
Investments, LLC for consideration of 1.) a zone change from A/AO (Agricultural with
Airport Overlay) to PUD/AO (Planned Unit Development: Detached Single-Family
Residential, density 5.66 dwelling units per acre, maximum building height of 30 feet,
with Airport Overlay) zone district, and 2.) a development plan amendment for the Dublin
North (Phase 6) project to include this new area and to add an additional 23 lots .
(FIGURE 1). The property is located north of the Dublin Boulevard and Sandy Ford Lane
intersection and consists of 5 acres.

These applications and development are part of the overall Dublin North master plan.
The zoning remained as Agricultural until this phase was ready for construction.

2. Applicant’s Project Statements: (FIGURE 2)
3. Planning and Development Department’'s Recommendation: Approval of the
applications.
BACKGROUND:
1. Site Address: Not applicable
2. Existing Zoning/Land Use: A/AO (Agricultural with Airport Overlay) / Vacant (FIGURE 3)
3. Surrounding Zoning/Land Use:
North: A (Agricultural) / Vacant (Planned: Residential)
South: County RR-5 (Rural Residential) / Vacant (Pending Annexation)
East: PUD (Planned Unit Development — Residential) / Vacant (Planned: Single-Family
Residential)
West: County RR-5 (Rural Residential) / Single-Family Residence
4. Comprehensive Plan/Designated 2020 Land Use: General Residential
5. Annexation: Dublin North 1C (2007)
6. Master Plan/Designated Master Plan Land Use: Dublin North Master Plan - Residential
7. Subdivision: Dublin North filing #6 (Pending)
8. Zoning Enforcement Action: None.
9. Physical Characteristics: The site slopes slightly towards the southwest. The site has no

significant vegetation (grasses and shrubs) or natural features.

STAKEHOLDER PROCESS AND INVOLVEMENT: The standard City naotification process was

used for the internal review and included posting the property with a notice poster and mailing
postcards to approximately 116 property owners within 500 feet of the project area.

The same posting and notification process will be utilized prior to the CPC public hearing.

All applicable agencies and departments were asked to review and comment. No significant
concerns were identified. All issues and concerns were incorporated into the development plan.
Final compliance will be verified and confirmed prior to issuance of a building permit.

ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER

PLAN CONFORMANCE:

1. Design and Development Issues: This is a simple addition to an existing development plan

and allows for an additional 23 lots.
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2. Conformance with the City Comprehensive Plan: The use is consistent with the City
Comprehensive Plan. The Plan’s 2020 Land Use Map identifies this area as a “General
Residential”.

The following City Comprehensive Plan goals, objectives and policy statements apply to this
project:

Policy LU 201: Promote a Focused, Consolidated Land Use Pattern: Locate new growth and
development in well-defined contiguous areas in order to avoid leapfrog, scattered land use
patterns that cannot be adequately provided with City services.

Strategy LU 302c: Promote Compatibility between Land Uses of Differing Intensities: Design
and develop mixed land uses to ensure compatibility and appropriate transitions between land
uses that vary in intensity and scale.

Objective LU 4: Encourage Infill and Redevelopment: Encourage infill and redevelopment
projects that are in character and context with existing, surrounding development. Infill and
redevelopment projects in existing neighborhoods make good use of the City's infrastructure. If
properly designed, these projects can serve an important role in achieving quality, mixed-use
neighborhoods. In some instances, sensitively designed, high quality infill and redevelopment
projects can help stabilize and revitalize existing older neighborhoods.

Policy LU 401: Encourage Appropriate Uses and Designs for Redevelopment and Infill Projects:
Work with property owners in neighborhoods, the downtown, and other existing activity centers
and corridors to determine appropriate uses and criteria for redevelopment and infill projects to
ensure compatibility with the surrounding area.

Objective LU 5: Develop Cohesive Residential Areas: Neighborhoods are the fundamental
building block for developing and redeveloping residential areas of the city. Likewise, residential
areas provide a structure for bringing together individual neighborhoods to support and benefit
from schools, community activity centers, commercial centers, community parks, recreation
centers, employment centers, open space networks, and the city’s transportation system.
Residential areas also form the basis for broader residential land use designations on the
citywide land use map. Those designations distinguish general types of residential areas by
their average densities, environmental features, diversity of housing types, and mix of uses.
Residential areas of the city should be developed, redeveloped and revitalized as cohesive sets
of neighborhoods, sharing an interconnected network of streets, schools, parks, trails, open
spaces, activity centers, and public facilities and services.

Policy LU 501: Plan Residential Areas to Integrate Neighborhoods into the Wider Subarea and
Citywide Pattern: Plan, design, develop, and redevelop residential areas to integrate several
neighborhoods into the citywide pattern of activity centers, street networks, environmental
constraints, parks and open space, school locations and other public facilities and services.

Strategy LU 501a: Link Neighborhood Layout and Design to a Larger Residential Area: In
master plans and in community planning areas, layout and design individual neighborhoods to
form a coherent residential area.
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Policy LU 601: Assure Provision of Housing Choices: Distribute housing throughout the City so
as to provide households with a choice of densities, types, styles and costs within a
neighborhood or residential area.

Objective N 1: Focus On Neighborhoods: Create functional neighborhoods when planning and
developing residential areas. Regard neighborhoods as the central organizing element for
planning residential areas. Rely on neighborhood-based organizations as a means of involving
residents and property owners in the decision-making process.

Objective N 3: Vary Neighborhood Patterns: Integrate a variety of housing types and densities
with amenities, services, and retail uses to generate opportunities and choices for households.
When the character, context and scale of the surrounding neighborhood are taken into account,
mixed-use developments can provide unique opportunities for employment, shopping, housing
choice, and public gathering space, while having a positive impact on the neighborhood.

Objective CCA 6: Fit New Development into the Character of the Surrounding Area: Often the
overall character of a new development is not realized until the project is completed. This can
lead to unintended impacts and incompatible development. Applicants for new developments
need to clearly identify how their projects will fit into the character of the surrounding area and
the community as a whole with respect to height, scale, bulk, massing, roof forms, signage,
overall site design, pedestrian and vehicular access, and relation to the public right-of-way.

Policy CCA 601: New Development Will be Compatible with the Surrounding Area: New
developments will be compatible with the surrounding land uses and will complement the
character and appearance of adjacent land uses.

It is the finding of the City Planning and Development Staff that the Dublin North Phase 6 project
is consistent with the City’s Comprehensive Plan 2020 Land Use Map and the Plan’s goals,
objectives and policies for General Residential use.

3. Conformance with the Area’s Master Plan: This project is located within the Dublin North
Master Plan area is designated for residential use.

It is the finding of the City Planning and Development Staff that the Dublin North Phase 6 project
is consistent with the Dublin North Master Plan.

4. Zone Change to Planned Unit Development (PUD): The existing zoning for this area is
A/AQO (Agricultural with Airport Overlay). The proposed zone is PUD/AO (Planned Unit
Development: Detached Single-Family Residential, density 5.66 dwelling units per acre,
maximum building height of 30 feet, with Airport Overlay).

Zone change requests are reviewed based upon the zone change criteria found in City Code
Section 7.5.603.B. Further, zone changes to Planned Unit Development are reviewed based
upon the establishment and development of a PUD zone criteria found in City Code Section
7.3.603.

It is the finding of the City Planning and Development Staff that the zone change meets the
zone change criteria found in City Code Section 7.5.603.B and the establishment and
development of a PUD zone criteria found in City Code Section 7.3.603.



CPC Agenda
February 20, 2014

Page 21

5. Development Plan Amendment: The Dublin North PUD Development Plan Amendment
is submitted in conjunction with the zone change application for this project.

PUD Development plans are reviewed based upon the PUD development plan review criteria
found in City Code Section 7.3.606.

It is the finding of the City Planning and Development Staff that the PUD development plan
meets the development plan review criteria found in City Code Section 7.3.606.

STAFF RECOMMENDATIONS:

Item: B.1 CPC ZC 13-00122 — Zone Change to PUD

Approve the proposed zone change to PUD/AO (Planned Unit Development: Detached Single-
Family Residential, density 5.66 dwelling units per acre, maximum building height of 30 feet,
with Airport Overlay), based upon the finding that the change complies with the zone change
criteria found in City Code Section 7.5.603.B. and the PUD establishment criteria found in City
Code Section 7.3.603.

Item: B.2 CPC PUD 06-108-A5MJ13 — PUD Development Plan Amendment

Approve the Dublin North Phase 6 PUD Development Plan Amendment based upon the finding
that the plan complies with the PUD development plan review criteria in City Code Section
7.3.606.
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&Assoclates, Ltd.

Est. 1982
A A 1 MM ITY N N P RCHITECTUR

731 North Weber Street, Suite 10, Colorado Springs, CO 80903, 719.633.9700 719.633.4250 fax
Email: WGuman@aol.com  Web: GumanLtd.com

October 15, 2013

Larry Larsen, AICP

Senior Land Use Review Planner
Planning & Development

City of Colorado Springs

RE: Dublin North Major Amendment Project Statement

The purpose of this major amendment is to amend the approved Development Plan (CPC PUD
06-00108-A4MN13). The proposal is to include an additional 23 single-family dwelling units in
the 5-Acres that is currently shown as Phase 6/ Filing 6. This 5-Acres will also be rezoned from
A/ AO to Planned Unit Development (PUD) to match the existing Dublin North zoning. The
additional 23 units will bring the total number of units within Dublin North to 211 detached
single-family dwelling units. There is no new landscaping proposed within the Phase 6/ Filing 6
area. There are no other changes proposed to lot layouts, streets, utilities, landscape, etc. within

previously approved development plan areas. If you have any questions or comments please let

me know.

Sincerely,

/

Jason Alwine, RLA, ASLA

FIGURE 2
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PROJECT:
APPLICANT:

OWNER:

CITY PLANNING COMMISSION AGENDA

ITEM: C

STAFF:
RYAN TEFERTILLER

FILE NO:
CPC CU 13-00110 — QUASI-JUDICIAL

550 E. KIOWA STREET AUTO REPAIR
DEAN MABE

DIANNA SANCHEZ

Run Park

R2

Mid Shooks
Run Park

PK

Ccé6

R2._

R4
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PROJECT SUMMARY:

1.

Project Description: The application is for a conditional use to allow for auto repair within
the C6/SS (General Business with Streamside Overlay) zone district. The conditional
use development plan would allow the 34,087 square-foot site and the existing 1,342
square foot structure to be used for auto repair. The site is zoned C6 (General
Business) which allows auto repair as a permitted use, but the presence of the
Streamside Overlay along Shooks Run to the west necessitates the approval of a
conditional use.

Applicant’s Project Statements: (FIGURE 1)

Planning and Development Department’s Recommendation: Approval of the
conditional use application with technical modifications.

BACKGROUND:

1.
2.

o g s

© oo~

Site Address: 550 E. Kiowa St.

Existing Zoning/Land Use: C6/SS (General Business with Streamside Overlay) / the site

contains a vacant commercial building that was previously used for auto repair but has

been empty for numerous years (FIGURE 2)

Surrounding Zoning/Land Use: North: C6 (General Business) / vacant warehouse
South: PK (Public Park) / open space and trail
East: PK, R2 & R4 (Public Park, Two-Family Residential, &
Multi-Family Residential) / open space, trail, and residential
West: PK, C6 & R2 (Public Park, General Commercial &
Two-Family Residential) / stream corridor, open space,
auto repair, and residential

Comprehensive Plan/Designated 2020 Land Use: Regional Center

Annexation: Town of Colorado Springs (1871)

Master Plan/Designated Master Plan Land Use: Imagine Downtown Master Plan (2009) /

General Residential

Subdivision: Shooks Run No. 5 (2009)

Zoning Enforcement Action: No current enforcement actions are present.

Physical Characteristics: The property contains a 1,342 square-foot commercial building

and an asphalt parking area; the majority of the property is vacant.

STAKEHOLDER PROCESS AND INVOLVEMENT:

The standard City notification and posting process was used with 103 property owners within
500 feet of the project notified during the pre-application stage and at the time of submittal.
Staff received feedback from one neighboring property owner who supports the request as the
vacant property has been a nuisance due to loitering and the homeless. All applicable City
agencies and departments were asked to review and comment; the majority of departmental
comments were addressed within the applicant’s revised plans. Those issues that are still not
completely resolved appear below as technical and informational modifications to the
conditional use development plan. Prior to the City Planning Commission hearing, the site will
be posted and postcards mailed once again.
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ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER

PLAN CONFORMANCE:

1.

Review Criteria / Design & Development Issues:

The existing building was constructed in 1956 and was utilized for many years as an
auto battery and repair shop. The Polk directory indicates that this use was terminated
sometime in the mid-1990s. In 2007, plans were initiated to develop the property with a
new multi-family residential apartment project. However, after significant neighborhood
input, the developer withdrew the application; the property has sat idle for the past 6+
years. The current owners of the property purchased the property in 2012 with the
intentions of operating an auto repair business; however, the need for a conditional use
due to the Streamside Overlay zone has delayed the operation of the business.

The application and plan submitted to staff reflects minimal change to the site (FIGURE
3). Had the auto-oriented business of the 1990s remained in operation, the proposed
business use would be considered as permitted via Code Section 7.5.1203.H, which
allows legally established uses that require approval of a conditional use under our
current zoning regulations to “be presumed to have the required conditional use
approval.” This provision is applicable due to the adoption of the Streamside Overlay in
2002. The “presumed conditional use” status is considerably more advantageous than
being a legal non-conforming use in that the use can be expanded, intensified or even
rebuilt in the case of damage or destruction. However, Code Section 7.5.707.B
discusses the abandonment of an approved conditional use and states that if a
conditional use “is discontinued for a period of one consecutive year or more, then the
conditional use shall automatically expire.” Hence the need for the proposed conditional
use approval on a property that was historically used in a very similar fashion.

Only minor improvements are proposed on the site including a 190 square-foot lean-to
attached to the back of the existing building and a 208 square-foot detached storage
shed located roughly 15 feet north of the existing building. Additionally, the applicant
has been working with staff to design and install landscape improvements at the Kiowa
St. driveway to help improve the site’s aesthetics and mitigate any real or perceived
impact to neighboring properties. While additional effort is needed to address staff’s
comments, once the technical modifications are resolved, staff finds that the proposed
use will meet the required criteria and be a benefit to the neighborhood.

Given that the Streamside Overlay triggered the need for Conditional Use approval, the
focus of staff’s analysis has been on conformance with the Streamside Overlay
standards and criteria. Although auto-related uses are generally discouraged from
streamside properties, the presence of the existing structure and the site’s history as an
auto-oriented use affect staff’'s analysis. Additionally, Shooks Run immediately to the
west of the site is relatively disconnected from the site. The stream has significant
vertical separation in the form of a roughly 10-foot high wall serving as the stream’s east
bank. While vegetation is present at the top and bottom of the wall, the riparian
characteristics are marginal. Furthermore, recent storms have damaged the integrity of
the wall forcing City Engineering to begin the assessment of the structure and the design
of a new engineering treatment to better manage stormwater in this area. There is a
realistic possibility that the new stream cross section will be significantly different than
existing conditions and could even qualify for the “functionally separated” exemption
described in Section 7.3.508.F.3.b of City Code.
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After considerable review and analysis staff concludes that the proposed use together
with the proposed landscape improvements illustrated on the conditional use
development plan meet the required review criteria.

2. Conformance with the City Comprehensive Plan: This project is consistent with the City’s
Comprehensive Plan objectives, policies and strategies. Those statements that support
the proposed project include:

Policy LU 301: Promote a Mixed Land Use Pattern.
Promote development that is characterized by a mix of mutually supportive and
integrated residential and non-residential land uses, and a network of interconnected
streets with good pedestrian and bicycle access and connections to transit.

Strategy LU 302c: Promote Compatibility between Land Uses of Differing Intensities.
Design and develop mixed land uses to ensure compatibility and appropriate
transitions between land uses that vary in intensity and scale.

Strategy LU 703e: Encourage the Redevelopment of Obsolete Community Activity
Centers and Redevelopment Corridors as Mixed-use Activity Centers.
Support the redevelopment of aging local commercial centers and redevelopment
corridors as mixed-use activity centers.

It is the finding of the Planning Staff that this request complies with these specified City
Comprehensive Plan goals, objectives and policies.

3. Conformance with the Area’s Master Plan: The subject property is on the periphery of
the Imagine Downtown Master Plan (the trail corridor to the east is the boundary of the
plan). The subject property is within an area identified as “General Residential” on the
Future Land Use Map within the plan (FIGURE 4). The plan describes this area as
“primarily intended to serve a range of residential use types and densities. However, a
select number of non-residential uses may also be acceptable in General Residential
areas, these include: low-impact shops and services, small offices, parks and
recreational areas, religious institutions, and schools.”

It is the finding of the Planning Staff that this request complies with the Imagine
Downtown Master Plan.
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STAFF RECOMMENDATIONS:

Item: C CPC CU 13-00110 — Conditional Use Development Plan

Approve the proposed conditional use development plan based upon the finding that the plan
complies with the criteria in City Code Sections 7.5.704, 7.5.502.E, and 7.3.508.C and is subject
to compliance with the following technical and informational plan modifications:

Technical and Informational Modifications to the Conditional Use Development Plan:

1. Clarify the proposed use and the size of the subject property.

2. Correct the number of proposed parking stalls taking into account the required ADA stall.

3. Correct the Streamside and floodplain sheets to correctly document the buffer
requirements, impervious surface calculations, and all other streamside-specific
information.

4. Improve the landscape plan specific to the property’s E. Kiowa frontage to meet the
landscape plan and plant material requirements of the City’s landscape architect.

5. Provide data and dimensions regarding driveway dimension/design, curb, gutter, ROW,
and sidewalk along both Kiowa and Bijou.

6. Add the General Utility Notes on the Preliminary Utility Plan.




CPC Agenda
February 20, 2014
Page 34

LRSinc.

REAL ESTATE DEVELOPMENT CONSULTANTS

September 10, 2013

RE: Development in a stream side setback
Owner: Diana Sanchez
505 East Kiowa Street
Colorado Springs, CO
Current Zone: C-6 — SS
Legal Description :Lot 1 Shook’s Run No. 5 lot size 34087 sq ft

Tax |.D. Number: 6418111056

Nature of Request:

The nature of this request to approve a development plan and conditional use for the
use of an existing structure as a repair garage. The historic use of this building and site
has been previously auto repair; there are expected additions as illustrated on the
Development Plan. One is to add a lean to roof to be used as an outdoor rest area. The
dimensions of the addition are 12 x12 approximately. Also there will be a temporary
storage shed whose dimensions are 17 x 13 approximately. Up grades to the facility
have been made to handle the interior use for a garage / auto repair facility.

Stream Side Overlay:

The site is encumbered by the stream side overlay. The area along the stream is heavily
vegetated and it is suggest not to add additional landscaping due to the extensive
existence of stream side vegetation.

Access :
The site is accessed from E. Kiowa St. on the south and by E Bijou St on the north. The
nearest major intersection is N. El Paso St and E Pikes Peak Ave to the south.

Surroundings:

The site is contiguous to a city lineal park property to the east, to the westis a
residence zoned R2 and the Mid Shook’s Run Drainage Way to the north is a storage
warehouse zoned C6 to the south is Mid Shook’s Run Open Space.

Development Plan Criteria:

The site will be harmonious with the surrounding land uses. There will be no outdoor
storage of refuse . In addition there will be no heavy equipment operating on the site to
create excessive noise. Traffic will be limited by the small nature of the business. The
building is set back a considerable distance from E Kiowa and E Bijou St creating a
large street side buffer. The site is screened from view on the west side by a large burn
along the entire property line including many mature trees and shrubs. The side is
buffered on the west by Shook Run which is heavily vegetated by large trees and

5945 RIDGE BROOK LANE COLORADDO
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buffered on the west by Shook Run which is heavily vegetated by large trees and
shrubs. The building is set back from adjacent R2 structures a considerable distance a
illustrated in the development plan.

The site will be compatible with the adjacent uses in that it is an existing structure with a
proposed use very similar to the previous existing use. In that it is a small neighborhood
business and is consistent with the historic use of the site it will not overburden
capacities of the existing streets , utilities, parks, schools or other public facilities.

The use is of a historic nature and will no increase any impact on adjacent uses or
properties.

The proposed development is in an existing building and the proposed use is of a
historic mature. It has considerable setbacks from adjacent land uses and is buffered by
a drainage way to the west and extensive berms and landscape to the east it is a
considerable distance from adjacent streets. The visual impact is minimal as exists.

The proposed use is of a historic nature. It is extensively buffered by the existing nature
of the site . No additional buffering or fencing should be required.

The site is accessed from E. Kiowa St. on the south and by E Bijou St on the north. The
nearest major intersection is N. El Paso St and E Pikes Peak Ave to the south. This site
will generate little traffic given nit limited nature.

The project will not have any interior streets and only access as described earlier.

The parking will remain as provided and should not pose any impact or nuisance to
adjacent properties.

Handi cap parking will be provided within the parking design.

Paving will be limited to that that exists and will prove adequate for the needs of the
proposed use and traffic.

The will be no pedestrian walkways provided in that the proposal is to use one existing
building and offers no public access than that germane to the business.

This proposal will maintain the existing nature of the stream side environment and
promote its well being as the opportunity provides.

Stream Side Overlay Criteria:

There is no proposed Grading. The site will remain as it exists and as the previous use
existed prior to the last change of ownership.

The Stream side Ecosystem will not be altered in that the proposed development plan
exhibited the site for the most part as it has existed for some time. The site had some
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