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 The Downtown Review Board (DRB) held its regular meeting on 
Wednesday, October 22, 2014 

in the 
City Council Hearing Chambers 

107 N. Nevada Avenue, Suite 325 
Colorado Springs, CO  80903 

 
 

The meeting was called to order by Chair Hankins at 8:56 am 
(delay waiting for a quorum) 

The meeting adjourned at 11:00 am 
 
 
MEMBERS PRESENT:    MEMBERS ABSENT: 
Tiffany Colvert     Aaron Briggs 
Stuart Coppedge   Gary Marchio 
Richard Guy    Dan Robertson 
Daniel Hankins    Parry Thomas 
Ray Walkowski 
 
ALSO PRESENT  
Mr. Peter Wysocki, City Planning and Development Director 
Mr. Marc Smith, Senior Municipal Attorney   
Mr. Ryan Tefertiller, Land Use Review Manager 
 

1. MINUTES 
None at this time  

 
2. COMMUNICATIONS 

 
Mr. Tefertiller stated the board was proposing to elect new chair and vice chair, but due to the amount 
of members missing he suggested postponing that and ethics training until the next meeting.   
 

3. CONSENT CALENDAR 
None 

 
4. NEW BUSINESS CALENDAR 

 
ITEM 4 – File No. CPC CU 14-00104 
 
STAFF PRESENTATION 
Mr. Ryan Tefertiller, Land Use Review Manger, presented PowerPoint slides (Exhibit A) and distributed 
emails received after the agenda was printed (Exhibit B).   
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Ms. Aimee Cox, Community Initiatives Manager for the City’s Housing and Development Division, 
continued the slides and explained the City’s goal is to increase the number of shelter beds and reduce 
homelessness. There are only 16 housing units available for persons who earn $17,500 per year or less, 
and shelter is scarcely found under the $431 per month that they can afford.  
 
Member Guy inquired about care during daytime hours and why it is prevented. Ms. Cox stated it is 
difficult to find a location for day hours. Springs Rescue Mission is ideal center and they are in process of 
master planning for that option. The City is preparing a white paper for that issue. She deferred to the 
applicant.  
 
Commissioner Walkowski inquired of the conditional use permit terms. Mr. Tefertiller stated City Staff’s 
recommendation is to use site from Nov. 1-April 15 as an open ended, on-going use. The city and 
applicant are open to the DRB restricting it to a limited amount of years or return to the DRB for review.  
 
Member Colvert inquired of the last time this site was used as a homeless shelter. Mr. Tefertiller stated 
it was last used at least five years ago, and deferred to the applicant.  
 
Commissioner Walkowski inquired of the relief the conditional use permit is requesting. Mr. Tefertiller 
stated the relief is from a provision within the City Code and not the FBC. The administrative relief 
application will be reviewed by staff, but cannot support it unless the conditional use is approved.  
 
 
APPLICANT PRESENTATION 
Major Richard Larson of The Salvation Army presented PowerPoint slides (Exhibit C) and stated their 
location at the Montgomery Center has served 313,000 since 2008. The men’s shelter has a waiting list. 
Over 2,000 persons went through the system to escape homelessness.  
 
Member Coppedge inquired where these persons would be if a shelter were not open. Mr. Larson 
stated they would be on a park bench, outside the library, or under an overpass.  
 
Ms. Cox addressed the neighbors’ concerns and stated persons seeking shelter will line up along the 
back and side of the building to avoid persons lining up along Weber Street.  
 
CITIZENS IN FAVOR 

1. Mr. Duane France supported the conditional use.  
2. Ms. Susan Edmonson and Ms. Sarah Harris of the Downtown Partnership are in support. They 

see a tremendous need and preferred its use be restricted to two years. They encouraged the 
shelter to stay open past the 7am proposed closing time since it is a colder part of the day. They 
encouraged strategic conversations to address this need in future years.  

3. Mr. Jason Wood and Ms. Carrie McLa with the United Way stated there is no other option 
unless this shelter is open. This is a stop-gap measure until a daytime center is available.  
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4. Mr. and Mrs. Johnny and Jay Arnett related their personal experience using the Salvation Army’s 
services and how they addressed his medical and health needs. They felt this is a positive start 
to benefit the community. He encouraged installing more picnic benches and unlocked public 
restrooms around the city.  

5. Ms. Shawna Keauppainer, Urban Peak Youth Shelter, stated there are far too few beds for 
persons in need. Her shelters houses approximately 20 persons of teenage years. No one has 
enough space, and she related the negative impact when a teen who turns 20 years old has to 
be turned away from their facility at the critical point when the individual is starting to trust 
Urban Peak services.   

6. Mr. Mike DeGrant, Lowell Development and Vice President of Lowell Neighborhood Association, 
stated the solution is close at hand. His neighborhood has seen a lot of homeless population in 
the neighborhood who also take a bath at the fountain with polluted recycled water.  

 
CITIZENS IN OPPOSITION 

1. Ms. Carmen Sanchez, Lowell neighborhood resident, stated she purchased her townhome due 
to access to the downtown amenities, but pedestrian access is negatively impacted by the 
homeless population. Break-ins have increased and camps along the creek and Shooks Run 
make trail usage unsafe. She felt this shelter would draw individuals from the city center into 
her part of town.  

2. Mr. Greg Stadjuhar is a property owner in Lowell neighborhood related the gentrification of the 
Lowell neighborhood in recent years, but felt this shelter would regress that progress and 
exacerbate the current crime in the neighborhood. He was also concerned if this remains a 
temporary or permanent shelter that could increase the number of homeless population that 
accost individuals in the nearby park for money and drugs. If approved, he requested it be 
limited to a one-year limit with strict criteria of conduct allowed in the shelter.  

3. Ms. Lynette Sabin, Sabin Chiropractic property owner, related how a homeless man was allowed 
to sleep on their porch until human waste was required to clean up before her business opens in 
the morning. She allowed a garden hose used until it flooded their office. Her staff continually 
refuse public use of their restrooms and refuse homeless persons from sleeping in their lobby. 
She questioned if this facility will have the same alcohol and drug use restrictions.  

4. Mr. Peter Bishop and guest owner of Westwood Townhomes addressed page 7 of the agenda 
and found the criteria was not met because it is unfounded if the neighborhood will not be 
injured, which has already happened. The neighbors took on a $9 million bond tax debt and pays 
0.9% of property value compared with majority of owners that pay 0.57% of their property 
value. The park is less than a five-minute walk from the shelter. They are not against homeless 
prevention, but were disappointed that Salvation Army didn’t contact the HOA to coordinate 
issues and possible improvements. He felt that this may be a transparent way of moving 
homeless population from one area of the community to another to support development 
around America the Beautiful Park.   

5. Mr. Tim Patrick resident of Lowell neighborhood, former director of USOC, pays 11% and stated 
the metro district was not notified of this proposal. He was concerned with the registered sex 
offenders that are on the CSPD announcements whose last known location is near their 
neighborhood that could attract more individuals to this shelter.   
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APPLICANT REBUTTAL 
Major Larson stated he understood people’s fears and discomfort. His intention is not to operate this 
shelter for years. He stated this use is not for financial benefit of a developer.  
 
Member Hankins requested staff address the crime in the area.  
Sgt. Michael Spitzmiller, CSPD Officer of Homeless Outreach Team, stated the homeless have a tendency 
to victimize their own, as evidence by sexual offenses to other homeless that they have had a 
relationship with. If a shelter or location is not available, the homeless must be left alone in the park or 
Shooks Run unless a specific property owner calls for service for their property. CSPD offers assistance to 
start a neighborhood watch program if one does not exist. He felt risk management is the shelter 
because risk elimination is not an option.  
 
Member Colvert inquired where did these individuals sleep until now, and why is this service needed 
this year.  Sgt. Spitzmiller stated the City lost over 200 shelter beds over the last year due to closing of 
the Aztec (motel). The smaller non-profits cannot sustain that activity and need.  
 
Ms. Cox clarified that the City does not foresee this use as more than a two-year shelter, and does not 
intend to use it as a permanent shelter. 
 
Member Hankins inquired if beds decreased due to a shelter recently closing. Ms. Cox stated the Aztec 
shelter had approximately 72 beds and a “biker ministry” allowed persons to sit in a chair if bed not 
available. The goal is to increase beds through the Springs Rescue Mission, but the community lost 
about 120 beds.  
 
Major Larson is open to meeting with the neighborhood and will deal with an individual causing trouble 
once they are made aware of it.  
 
DECISION OF THE DOWNTOWN REVIEW BOARD 
Member Walkowski inquired of operating hours from 7pm-7am and if violating rules if go outside those 
hours. Mr. Tefertiller stated if the DRB would like to restrict hours of operation, then staff could 
implement that intent.  
 
Member Colvert stated this is not a cut-and-dry application dealing with human service and homeowner 
issues. She found it met the Comprehensive Plan objectives and City Code’s health, safety, and wellness 
could be debated either way. As an Urban Renewal Authority (URA) representative on the DRB, the URA 
recently approved residential uses in the area with good momentum toward that in the area and could 
see how this use could be viewed as a detriment due to crime and safety concerns expressed today. She 
would entertain a conditional use limit to this winter only with more conversations needed between the 
Salvation Army, neighborhood, and CSPD.  
 
Member Coppedge represents the Downtown Partnership on the DRB and frequently views 
homelessness in front and back of his business building. He leaned toward approval with a strong 
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admonition limiting it to one year with regular reviews to ensure conditions of approval are met and a 
way to address if conditions worsen.  
 
Member Guy was concerned that a food truck would be available to feed individuals as well and 
requested a limitation of two years with review in one year.  
 
Member Walkowski found a limit of one or two years allows the City to address real issue and addresses 
any potential negative neighborhood effects. He found that the application met the Comprehensive Plan 
and intent of zoning. He does not know there will be substantial impact to the neighbors and limitation 
would allow City to review any impacts.  
 
Member Hankins compared individuals out in the cold getting frostbite with providing a shelter that may 
negatively affect property values, crime, and safety. He felt there is a crisis for 120 beds. He supported 
limiting the application to one year with review by the DRB for further review.  
 
Member Guy addressed the close proximity of the other shelter and felt time and use of this limits that 
concern.  
 
Moved by Member Guy, seconded by Member Coppedge, to approve Item No. 4-File No. CPC CU 14-
00104, the conditional use based upon the finding that the conditional use criteria found in City Code 
Section 7.5.704 is met subject to the following technical modifications:  

1. Add the file number CPC CU 14-00104 to the bottom right-hand corner of the plan.  
2. Correct the “project summary” note to clarify that the proposed shelter is an “emergency winter 

shelter” and not a “bad weather” shelter.  
3. The conditional use is subject to a one-year period and shall be reviewed by the Downtown 

Review Board no later than August 2015 with the opportunity to operate for one more year 
during the winter of 2015-2016. 

4. Hours of operation can be extended beyond 7pm-7am. 
 
Member Walkowski suggested hours of operation be extended and not limited to 7pm—7am.  
 
That amendment was accepted by Members Guy and Coppedge  
 
Motion passed 4-1 (Member Colvert opposed, Members Thomas excused, and Members Marchio, 
Robertson and Briggs absent).  

 
 
          October 22, 2014                                                                              Daniel Hankins           
 Date of Decision                                                               Board Chair 
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ITEM 5 – FILE NO. CPC CU 14-00105 
 
Member Thomas now in attendance. 
Member Coppedge recused himself because Springs Rescue Mission is a client of his firm.  
 
STAFF PRESENTATION 
Mr. Ryan Tefertiller, Land Use Review Manager, presented PowerPoint slides (Exhibit A).  
 
Ms. Aimee Cox, Community Initiatives Manager for the City’s Housing and Development Division, 
continued the slides and explained the applicant is intending to provide a permanent shelter at this site.  
 
 
APPLICANT PRESENTATION 
Mr. Terry Anderson, Vice President of SRM stated Springs Rescue Mission (SRM) previously operated 
under an emergency shelter plan and recently transitioned to an every-night format. SRM opened on 
November 1, 2013 and operated 166 nights providing 35 beds. Approximately 200 are chronically 
homeless.  
 
CITIZENS IN FAVOR 

1. Ms. Sarah Harris, Downtown Partnership, stated this was another challenging issue to provide a 
need. This is outside of the Downtown Partnership’s boundaries, but they are in support. She 
requested a conversation about this eastern gateway into downtown.  

2. Ms. Arnett has received services at the SRM and it provides a positive impact to the community.  
 
CITIZENS IN OPPOSITION 

1. Mr. Dave Liwn is a nearby property owner and related a safety concern when approximately 30 
homeless persons stand around his vehicle and his employees’ vehicles when leaving work.  

2. Mr. Frank Mesce sated his businesses’ front door is 75 feet from the shelter and related the 
condition of a tent camp at the SRM site that his customers complain about. The tents were 
removed immediately before a fundraiser. Homeless persons throw food at the building and 
defecate on the lot that he routinely cleans up. He was concerned this activity would increase.  

 
Member Guy inquired what could SRM doe to address the neighbors’ concerns. Mr. Mesh replied the 
proposed security guard should prevent homeless from hanging around surrounding buildings and 
discourage camping in the SRM’s lots. He currently has ‘No Tresspassing’ signs on his property.  
 
Ms. Cox stated the City has a Trespass letter signed by the property owner that empowers the CSPD to 
enforce trespassing laws on specific sites.  
 
Mr. Mesce stated that is already in progress, and it could require CSPD on daily basis. His building faces 
the southern side where there is less snow and is more ideal for homeless to congregate. 
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APPLICANT REBUTTAL 
Mr. Terry Anderson, Vice President of SRM, has had many conversations with the adjacent property 
owners. The camping has been an issue and there has been a huge influx with their actively discouraging 
camping. It took weeks of daily interaction to remove the tents. There were lessons learned last year of 
how to be a better neighbor and will open the shelter an hour earlier to avoid persons loitering waiting 
for shelter to open its doors. There will be increased hours of security guards to overlap employee shifts 
of adjacent companies. They will also install a demarcation to prevent persons wandering onto 
surrounding properties.  
 
 
DECISION OF THE DOWNTOWN REVIEW BOARD 
Member Colvert stated surrounding land uses are more compatible although it is a business area. She 
supported the application with conditions of approval.  
 
Member Guy appreciated how this affects the neighbors. He suggested installing a fence. 
 
Member Walkowski expressed this critical need for a shelter during winter months. This site is more 
appropriate than the previous application discussed today. SRM has tried to mitigate neighboring issues.  
Some of the issues will also need to be addressed in a future master planned campus. He would prefer 
no limit time.  
 
Member Hankins supported the application and found it met the Comprehensive Plan and City Zoning 
Code review criteria.  
 
Moved by Member Guy, seconded by Member Walkowski, to approve Item No. 5-File No. CPC CU 14-
00105, the conditional use based upon the finding that the conditional use criteria found in City Code 
Section 7.5.704 are substantially met subject to the following technical modifications: 
 

1. Add the file number CPC CU 14-00105 to the bottom right-hand corner of the plan. 
2. Clarify that the building at 25 W. Las Vegas is existing and that no new construction is proposed.  
3. Add a note to the plan clarifying that the shelter will only operate from November 1st through 

April 15th.  
 
Motion carried 5-0 (Member Coppedge recused and Members Briggs, Robertson, Marchio absent).  
 
 
          October 22, 2014                                                                              Daniel Hankins           
 Date of Decision                                                               Board Chair 
 
 



1

Jobs   Transforming Government   Building Community

Salvation Army 
Emergency Winter 
Shelter
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Background

• Proposed emergency winter shelter at
505 S. Weber St.

• Property zoned FBZ-T2B
• Lot size = 1.42 acres
• Proposed shelter to occupy southern

building
• Significant private parking lot
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505 S. Weber St.
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Proposal

• Convert existing retail space to human
service shelter
• Max 100 beds
• Winter use only: Nov. 1 thru Apr. 15

• Accessory uses:
• Food truck in rear parking lot
• Possible kenneling of dogs
• Service referrals

4
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Need

• A need for additional shelter beds exists
• Loss of prior year beds
• Point in Time survey documents shortfall

• Proposed shelter is a stop-gap prior to long-
term solutions
• Likely to be in use for 1 to 2 years

• Aimee Cox to provide additional information
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Homelessness is the condition of people 
without a regular dwelling. People who are 
homeless are most often unable to acquire 
and maintain regular, safe, secure, and 
adequate housing, or lack "fixed, regular, and 
adequate night-time residence."
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National Context

• 610,042 people experience homelessness on any given
night in the US*
• Of that number, 222,197 are people in families
• 387,845 are individuals

• About 18% of the homeless population (109,132) are
considered chronically homeless*

• About 9 percent of homeless adults (57,849) are
veterans*

• 3.5 million people, 1.35 million of them children, are
likely to experience homelessness in a given year+

*National Alliance to End Homelessness
+National Law Center on Homelessness and Poverty
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We can End Homelessness

• Point in Time Count (January 2014)
• Total count increased from 1171 to 1219
• Unsheltered increased from 230 to 269

• Gap in beds increased from 177 to 249
• 249 people could not find shelter

• 46 were veterans

8
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Initiative to End Homelessness

• Raise profile of the issue
• Build capacity

• CoC Governance Charter and Governing Board
• Affordable Housing Needs Assessment

• Invest in urgent needs
• Outreach
• Day Center
• Housing

• Ending Veteran Homelessness
• Increase the number of shelter beds
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City Role

• The City is not a direct service provider
• Funder

• City is an entitlement community and receives $3.8million in
federal block grants

• Programs must benefit low and moderate income
• Community must demonstrate how it is addressing issues of

affordable housing and homelessness
• Opening Doors- Federal Strategic Plan to Prevent and End

Homelessness
• Administrative support
• Policy Development and Advocacy

10
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Proposal

• Temporary winter shelter
• Operating November 1 to April 15

• Accommodate 100 adult men and women
• Behavior based management – remove entry barriers
• Evening meal and morning breakfast
• Bedding for the night
• Restroom facilities
• Secure storage for belongings
• Kenneling for companion animals, as feasible
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Purpose

• Provide safe shelter for the unsheltered during the cold
winter months

• Connect shelter clients to services and case management
• Expand outreach along the creeks and on the street

• The estimated cost to serve a person on the street is
$57,000/year. The cost to house is significantly less.
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Not a Permanent Solution

• Requesting a Conditional Use Permit to operate a winter
shelter daily from November 1 to April 15

• The Salvation Army has only agreed to operate this
winter
• Willing to consider a second winter – no more

• Springs Rescue Mission moving toward a permanent
facility at its campus

• City working on other housing options
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Emergency Option

• To protect the safety of unsheltered residents in cold
weather, the City allows shelters to operate on an
emergency basis

• Conditional Use Permit is preferred because it allows for
routine and regular operation – better for clients, better
for the neighborhood

14
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Site Plan
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FBZ Regulations

• FBZ is generally use neutral, emphasizing
building form over internal use
• Most uses are permitted throughout the FBZ
• Exceptions include: industrial, auto repair,

bars/taverns, others

• Human Service Shelter uses require
conditional use approval

• Emergency-only shelters do not require
approval City-wide 16
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Conditional Use Criteria

• Conditional Uses evaluated with 3 criteria:
• That the value and qualities of the

neighborhood are not substantially injured
• Consistent with intent & purpose of zoning

code to promote public health, safety, and
general welfare

• Consistent with the City’s comprehensive plan

17

Jobs   Transforming Government   Building Community

Separation Requirements
• Form-Based Code empowers City code

regarding human service uses
• Section 7.3.105.F.2.a of City Code requires

1,000 feet separation between human
services uses

• Crawford House – CO Veteran’s Resource
Coalition
• Provides housing for 16 military veterans
• Located 273 feet from subject property
• Granted relief in 2001 from subject property

which was operating as a human service use at
the time 18
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Stakeholder Input

• Staff has received notable input
• Positive support from:

• Downtown Partnership
• Chuck Murphy

• Negative input from:
• Neighboring business owners
• Lowell neighborhood residents

• All input included in staff report and prior to the
public hearing

19
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Recommendation

• Approve the conditional use plan, with
technical modifications, based on the fact
that the application substantially complies
with the required criteria and standards.
• Technical Modifications listed in Staff report

20
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Questions?
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Experience

• How many years managing RJ

• How many people are served

• Why a separate shelter – RJ a drug and alcohol

free environment, inadequate space

Program Overview

• 5:00pm line up for dinner meal – served in parking lot

• 6:30pm line up for shelter

• 7:00pm doors open

• 10:00pm lights out

• 6:00am wake up/continental breakfast

• 7:00am shelter closes

EXHIBIT C 
ITEM: 4 

DRB Meeting: October 22, 2014
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Site Control

• All clients must have ID

• 2 staff and one security guard

• Clients will enter from the front of the building

• Families with children will be referred to RJ

Montgomery Center

• If there is an altercation, police will be notified

• What happens at 7am –

Success Stories
One of our current clients,
Paul, writes, “my time here at the R.J. Montgomery Center 
was essential in achieving and maintaining my sobriety and 
allowing me to regain my job and begin to establish stability 
again in my life. The staff is supportive and helpful with 
whatever your needs are to begin a new chapter in life. With 
my case managers help I am now taking the next major step 
in that direction of stability. 
Thank you to all of the staff in helping me with my new 
beginning!”
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Springs Rescue Mission 
Emergency Winter 
Shelter
CPC CU 14-00105
Downtown Review Board Public Hearing
October 22, 2014
Ryan Tefertiller
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Background

• Proposed emergency winter shelter at 25
W. Las Vegas St.

• Property zoned FBZ-COR
• Lot size = 0.39 acres
• Existing 5,300 square foot building
• Located within SRM “campus”

2
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25 W. Las Vegas St.

3

Jobs   Transforming Government   Building Community

Proposal

• Convert existing warehouse to human
service shelter
• Max 60 beds
• Winter use only: Nov. 1 thru Apr. 15

• Accessory uses:
• Meals available off-site (on campus)
• Kenneling of dogs
• Services provided on campus

4
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Need

• A need for additional shelter beds exists
• Loss of prior year beds
• Point in Time survey documents shortfall

• Proposed shelter is a stop-gap prior to long-
term solutions
• Likely to be in use for 1 to 2 years

• Aimee Cox to provide additional information
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Initiative to End Homelessness

• Raise profile of the issue
• Build capacity

• CoC Governance Charter and Governing Board
• Affordable Housing Needs Assessment

• Invest in urgent needs
• Outreach
• Day Center
• Housing

• Ending Veteran Homelessness
• Increase the number of shelter beds

6
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Springs Rescue Mission 

• Brought significant leadership and resources to meet the
priorities of the Initiative to End Homelessness
• Expanding winter shelter from 35 to 57 for 2014/2015
• Providing day center services
• Planning for expansion
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City Role

• The City is not a direct service provider
• Funding
• Administrative support
• Policy Development and Advocacy

• Support for Springs Rescue Mission
• Second year City has provided funding for operations
• Collaborating on a day center white paper
• Additional funding opportunities
• Pathways Home Toolkit

• Springs Rescue Mission is a permanent solution.
8

Exhibit A 
ITEM: 5 

DRB Meeting; October 22, 2014



5

Jobs   Transforming Government   Building Community

Purpose

• Provide safe shelter for the unsheltered during the cold
winter months

• Connect shelter clients to services and case management
• Expand outreach along the creeks and on the street

• The estimated cost to serve a person on the street is
$57,000/year. The cost to house is significantly less.
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Emergency Option

• To protect the safety of unsheltered residents in cold
weather, the City allows shelters to operate on an
emergency basis

• Conditional Use Permit is preferred because it allows for
routine and regular operation – better for clients, better
for the neighborhood

10
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Site Plan
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FBZ Regulations

• FBZ is generally use neutral, emphasizing
building form over internal use
• Most uses are permitted throughout the FBZ
• Exceptions include: industrial, auto repair,

bars/taverns, others

• Human Service Shelter uses require
conditional use approval

• Emergency-only shelters do not require
approval City-wide 12
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Conditional Use Criteria

• Conditional Uses evaluated with 3 criteria:
• That the value and qualities of the

neighborhood are not substantially injured
• Consistent with intent & purpose of zoning

code to promote public health, safety, and
general welfare

• Consistent with the City’s comprehensive plan
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Stakeholder Input

• Staff has received minimal input from
stakeholders
• Letter of support from the Downtown Partnership
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Recommendation

• Approve the conditional use plan, with
technical modifications, based on the fact
that the application substantially complies
with the required criteria and standards.
• Technical Modifications listed in Staff report
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Questions?
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